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FOREWORD 

This document is an unabridged version of the Final Wyandanch Downtown Revitalization Plan 
(Final Plan), accepted as complete by the Town of Babylon Town Board on May 11, 2009. It 
constitutes the Final Urban Renewal Plan, Final NYS Brownfield Opportunity Areas (BOA) 
Program Step 2 Nomination, and the Final GEIS for the proposed project. In contrast to the Final 
Plan document that was distributed publicly, this document presents the compete text and 
associated Appendices that were incorporated into the Final Plan only by reference in the 
document distributed on May 12, 2009. In addition, in response to a request from the New York 
State Department of State, this document includes revisions to Chapter 2, “Community 
Participation,” which provide additional information concerning outreach activities undertaken 
for this effort, but does not change any of the analysis conclusions presented in the Final Plan as 
accepted and circulated by the Town Board. 

This unabridged version of the Final Plan provides, as Chapter 6, a comprehensive Response to 
Comments on the Draft Wyandanch Downtown Revitalization Plan (April 2009), which was 
certified as complete and distributed for public comment. These comments were submitted as 
written comments (as letters or memoranda) during the public comment period that extended 
from April 8, 2009 through May 8, 2009. The text of the Response to Comments chapter 
includes references to the text changes made to the April 2009 Draft Plan, based on the 
comments received. Where changes to the Draft Plan are not indicated, the original text provided 
in the Draft Plan constitutes the Final Plan. The Bibliography for this unabridged version of the 
Final Plan is now Chapter 7. Finally, this Foreword has been modified to reflect the noteworthy 
differences in this unabridged version of the Final Plan, from that distributed by the Town of 
Babylon on May 12, 2009.   
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 Executive Summary 

A. INTRODUCTION 
The Town of Babylon is seeking to facilitate the redevelopment and revitalization of downtown 
Wyandanch. In order to do so, the Town Board of the Town of Babylon proposes multiple actions 
(i.e. the “proposed project”) including the completion and adoption of an Urban Renewal Plan for 
the designated Urban Renewal Area (URA) in downtown Wyandanch (i.e. “the project area”), the 
completion and adoption of a Nomination for the proposed Brownfield Opportunity Area (BOA) 
(the project area) under Step 2 of the State of New York’s Brownfield Opportunity Areas Program 
(i.e. BOA Program), and the preparation and acceptance of a Draft and Final Generic 
Environmental Impact Statement (GEIS). Designation of the BOA by New York State would 
occur subsequent to the proposed project, following successful application to and completion of 
Step 3 of the BOA Program. The proposed project is intended to further the implementation of the 
ongoing community-based redevelopment and revitalization efforts for downtown Wyandanch by 
putting into place the legal mechanisms necessary for local control over the area’s development 
and making financial incentives available to private entities undertaking projects consistent with 
the Urban Renewal Plan and Nomination. The Town is taking action to return contaminated, 
abandoned, underutilized, or vacant properties to active use. 

The BOA Program puts participating communities at the forefront of revitalization and urban 
economic development initiatives, especially in distressed communities. It facilitates the 
delivery of State money for area-wide and individual site redevelopment and reinvestment, and 
acts as a catalyst for an area’s physical, social, and economic revitalization. This program blends 
the New York State Department of State’s expertise in working in partnership with various 
interests on community-based planning projects with the New York State Department of 
Environmental Conservation’s expertise in assessing and cleaning up brownfields. 

The State Environmental Quality Review Act (SEQRA) classifies actions according to their 
scope and potential for adverse impacts. The proposed project is considered a Type I Action 
under SEQRA, requiring approvals from the Town of Babylon Town Board, acting as both the 
lead agency and the urban renewal agency. A Type I Action just means it is more likely to 
require an environmental impact statement than other categories.  

The lead sponsor for the Nomination is the Town of Babylon, in partnership with Sustainable 
Long Island (SLI) and the Wyandanch Community Development Corporation (WCDC). The 
Town of Babylon chose to partner specifically with these two organizations because of their 
ongoing involvement in the Wyandanch community. SLI is a regional non-profit organization 
founded in 1998 whose mission is to facilitate sustainable development on Long Island by 
promoting environmental health, social equity, and economic development. SLI has been active 
in identifying brownfields on Long Island. Another co-sponsor of the Nomination is WCDC. 
WCDC became an independent organization in 1981 and has been a Certified Community 
Housing Development Organization in the Town of Babylon since 1994 and in the State of New 
York since 2002. WCDC staff and its Board of Directors are members of the Wyandanch 
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community and are active in housing initiatives throughout the community. WCDC was a sub-
recipient of the Town of Babylon Community Development Block Grant. 

This document, titled “Wyandanch Downtown Revitalization Plan,” was prepared on behalf of 
the Town Board of the Town of Babylon and serves as the proposed Urban Renewal Plan, 
Nomination under the State’s BOA Program, and Final GEIS to assess the potential 
environmental impacts of the proposed project. Therefore, the document has been prepared in 
accordance with Article 15, “Urban Renewal,” of the New York State General Municipal Law; 
New York State’s Brownfield Opportunity Areas Program Guidance for Applicants (February 
2006); and Article 8 of the New York State Environmental Conservation Law and the 
implementing regulations promulgated in 6 New York Code of Rules and Regulations (NYCRR) 
Part 617 by the New York State Department of Environmental Conservation (NYSDEC). The 
Town Board of the Town of Babylon is the lead agency for the purpose of SEQRA review for 
the proposed project. 

B. PURPOSE AND NEED 
The proposed project, including completion of a BOA Step 2 Nomination, Urban Renewal Plan, 
and GEIS, is intended to further implement the Town’s efforts to redevelop and revitalize 
downtown Wyandanch and the goals of Wyandanch Rising. The proposed project serves to 
guide and expedite redevelopment and revitalization in Wyandanch by providing 
recommendations for future uses in the project area and actions to redevelop strategic locations. 
For example, one of the principal objectives of the project is to take advantage of the TOD 
opportunity presented by the LIRR station in the core of Wyandanch’s downtown. The TOD 
opportunity would not only encourage residential and mixed-use development, but also increase 
the value of property in close proximity to the station. The proposed Urban Renewal Plan and 
Nomination would also serve to return dormant areas to productive use and restore 
environmental quality. 

The need for an Urban Renewal Plan and Nomination for downtown Wyandanch is well 
documented in existing conditions assessments and other reports prepared for all or part of the 
area on behalf of the Town of Babylon, including SLI’s Wyandanch Hamlet Plan (2003), the 
Town’s Pre-Nomination Study, and AKRF’s Wyandanch Blight Study (2007). AKRF’s analysis 
of existing conditions in downtown Wyandanch identified certain tangible and intangible 
conditions of physical blight that demonstrate the need to designate the area as an urban renewal 
area and begin much needed restoration and revitalization of the downtown area. Overall, the 
project area was found to be blighted according to a number of accepted criteria for determining 
blight, including underutilization;  poor to critical building, site, or parking conditions; outdated 
zoning; insufficient sewer capacity; environmental contamination; pedestrian safety issues 
related to traffic infrastructure or sidewalk conditions; multiple ownership; and high crime. 
Taken together, these findings indicate that the portion of the hamlet encompassed by the project 
area, including the core commercial district, is blighted and in need of repair, restoration, 
revitalization, and redevelopment.  

The proposed project would serve to alleviate blighted conditions and provide the basis for 
implementation of revitalization and redevelopment strategies. Creating an urban renewal area 
and adopting an Urban Renewal Plan and Nomination in downtown Wyandanch would provide 
the regulatory capacity to stimulate additional commercial, residential, and mixed-use 
development in the area. State funding could be leveraged to provide public sewer service in 
downtown Wyandanch to accommodate the proposed developments. Brownfields would be 
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remediated and redeveloped. A new zoning code would serve to foster redevelopment and 
resurgence of downtown Wyandanch by allowing for mixed uses and greater density. Property 
assemblage would allow for areas large enough to accommodate commercial and residential 
development and attract developers. Pedestrian safety would be enhanced by public or private 
investment in traffic calming methods and other transportation improvements along Straight 
Path. Greater police presence and an active nightlife would serve to keep eyes on the street and 
stimulate a safer environment for Wyandanch residents, business owners, and visitors. 
Redevelopment and revitalization strategies would translate to new businesses and housing 
options, an increase in both property and non-property related tax dollars, the creation of jobs 
from construction and operation of new businesses, and an overall greater quality of life in the 
community. 

C. STUDY AREA 
The project is regionally located in the hamlet of Wyandanch (i.e. the “study area”), north-central 
Town of Babylon, western Suffolk County, Long Island, New York (see Figures S-1 and S-2).  

This plan assesses a study area to provide a context for evaluating the proposed project’s 
potential effects on the surrounding area, and for describing the relationship of the project area 
to the surrounding community. The study area, which is shown in Figure S-3, is generally 
bounded by Nicolls Road to the north, Cumberbach Street/Wyandanch Avenue to the south, the 
Carlls River to the east, and Little East Neck Road to the west; and includes the project area 
along the Straight Path (County Road 2) corridor. The study area is approximately 961 acres and 
incorporates about 3,450 tax parcels designated on the Suffolk County Tax Map (2006). The 
study area includes those entire tax parcels that are fully within both the Wyandanch/Wheatley 
Heights zip code boundary (11798) and the Wyandanch UFSD boundary, but excludes the 
community known as Wheatley Heights (generally north of Nicolls Road, south of Huntington 
Town Line, east of Little East Neck Road, and west of the Carlls River). 

The project area is defined by a single boundary as both the designated URA and the proposed 
BOA. As shown in Figures S-4 and S-5, the approximately 105-acre project area largely comprises 
the downtown area of Wyandanch hamlet extending approximately 300 feet east and west of 
Straight Path from N. 9th Street on the north to Garrison Avenue on the south, and several lots 
along Long Island Avenue roughly stretching from Elk Street on the east to 22nd Street on the west. 
The project area includes 281 tax lots designated on the Suffolk County Tax Map (2006). 

BROWNFIELDS AND OTHER VACANT, ABANDONED, OR UNDERUTILIZED 
SITES 

Figure S-6 depicts the location of brownfields and other vacant, abandoned, and underutilized 
lots within the project area, which, within the context of this study, are viewed as opportunity 
clusters. As shown in the figure, the project area includes 226 identified brownfields, or 
otherwise vacant, abandoned, or underutilized lots. Most of these are located along the Straight 
Path corridor from N. 9th Street on the north to Garrison Avenue on the south. Most of the 
identified brownfields and other vacant, abandoned, and underutilized lots consist of vacant land 
and both abandoned and occupied blighted buildings, with a history of industrial use (see Photos 
S-1 and S-2). 
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Photo S-1: Barbed wire and graffiti on 
industrial site on north side of Acorn Street  
(Section 40, Block 2, Lot 14). 

 
Photo S-2: View of Weld Built lot from S. 16th 
Street. Deteriorated, rusted buildings and 
rolling gates, as well as broken fence, barbed 
wire, and unkempt landscaping are evident. 

D. COMMUNITY VISION, GOALS, AND OBJECTIVES 
The need for the proposed project is part of a long history of efforts by the Town and community 
to improve the overall condition of downtown Wyandanch.  

WYANDANCH RISING 

The proposed project originated out of a major community-based revitalization effort called 
Wyandanch Rising (see Photo S-3).1 Launched in 2002, Wyandanch Rising is a comprehensive 
and community-based program for economic revitalization. In June 2003, the Town of Babylon 
selected SLI to work with the Town and the Wyandanch community to develop a visioning plan 
that would act as the hamlet’s comprehensive plan (see Photo S-4). 

                                                      
1 Town of Babylon, Town of Babylon Receives Largest LI Brownfields Grant, May 7, 2005, Retrieved on 
November 13, 2006 from the Town of Babylon’s website at www.townofbabylon.com 

 
Photo S-3: Banner hangs on Long Island 
Avenue during community visioning process. 

 
Photo S-4: Rendering presented on the last day 
of the community-based planning event. 
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To help manage the procedural, programmatic, and funding sources that will be required to 
implement the plan, the Town created a new multidisciplinary Office of Downtown 
Revitalization in April 2004. Subsequently, the Wyandanch Hamlet Plan (Wyandanch Rising) 
was adopted by the Town Board in 2004.1 As one of its top priorities, the Office of Downtown 
Revitalization is currently working to implement the goals and initiatives of Wyandanch Rising. 
The goals and objectives of Wyandanch Rising include: 

• Urban Renewal Plan. Adopt an Urban Renewal Plan to leverage state funding for various 
downtown improvement projects. 

• Mixed-Use Buildings. Encourage development of mixed-use buildings, which include both 
a commercial (including retail and office) and residential component, allowing more people 
to live downtown, improving shopping and amenities, and reducing the need for employees 
and business owners to commute to work. 

• Vacant Buildings. Redevelop vacant buildings and develop vacant lots with consistent 
building types, strategically located entrances and parking, and utilizing specific site design 
principles (see Photos S-5 through S-7). 

• Zoning. Evaluate existing zoning codes to determine if they permit the type of development 
envisioned in Wyandanch Rising.  

• Intersections. Implement engineering measures to correct both pedestrian and vehicular 
safety conditions at the intersection of Long Island Avenue and Straight Path, where the 
complexity of the current railroad crossing presents many dilemmas and opportunities, as 
well as at the intersection of Acorn Street and Straight Path (see Photos S-8 and S-9).  

• Crosswalks, Markings, and Signal Heads. Encourage walkers to use designated crossing 
points by marking crosswalks and providing pedestrian signal heads at all signalized 
intersections. Signal timing should automatically provide a walk interval. 

• Landscaping. Prune and care for existing trees and add new trees to create a full canopy and 
provide visual separation between the street and sidewalk. 

• Street Design. Redesign Straight Path to allow for wider sidewalks and bicycle lanes. 

• Sustainability. Incorporate sustainability into all aspects of redevelopment, including 
opportunities for transit-oriented development and smart growth. 

• Housing. Provide for more diverse housing options to accommodate a range of persons and 
incomes.  

• Retail amenities. Provide for a variety of retail uses to support the downtown.  

• Community Facilities. Improve existing community facilities in the area and create a new 
community services hub. 

• Design Improvements. Develop progressive architectural and sustainability design 
guidelines. Incorporate Gateway features at both ends of Straight Path. Institute a façade 
improvement program in connection with the new architectural design guidelines. 

• Public Art. Infuse public art into the redevelopment and revitalization plan. 

                                                      
1 Town of Babylon, Town of Babylon Receives Largest LI Brownfields Grant, May 7, 2005, Accessed on 
November 13, 2006 at www.townofbabylon.com 
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• Jobs. Create job opportunities for local residents to participate in the revitalization process.

 
Photo S-5: Collapsed roof overhang, boarded-
up window, and broken fencing of vacant house 
(Section 40, Block 1, Lot 24). 

 
Photo S-6: Vacant Kentucky Fried Chicken on 
Straight Path in the core commercial district 
(Section 56, Block 3, Lot 69.1). 

 
Photo S-7: Vacant, boarded McDonald’s on east 
side of Straight Path, just south of intersection 
with Long Island Avenue (Section 57, Block 1, 
Lot 33.2). 

 
Photo S-8: Railroad crossing at intersection of 
Straight Path and Long Island Avenue. 

 
Photo S-9: Narrow sidewalks, faded crosswalks, 
and truck traffic at Straight Path and Acorn 
Street make this a dangerous intersection for 
pedestrians in the heart of Wyandanch’s 
downtown. 
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Other components of Wyandanch Rising’s Action Plan and Straight Path Corridor Concepts 
include creating more sitting places; providing bus stop shelters; creating on-street parking and 
buffer zones; building curb extensions or bulb outs; improving lighting; increasing storefront 
visibility; creating gateways or features in or near the street that greet people as they enter the 
community; and encouraging off-street parking to the side or rear of buildings. 

In summer 2005, building on the goals and visions set forth in Wyandanch Rising, the Town 
dedicated newly installed lighting along Straight Path, marking a significant milestone in 
Wyandanch’s downtown revitalization initiative to “foster economic development and beautify 
the hamlet of Wyandanch.”1 Other recent Town-implemented Straight Path improvements 
include traffic medians, tree planting, and new waste receptacles and planters. 

BOA PROGRAM GRANT 

In 2007, as part of the overall revitalization effort for downtown Wyandanch, AKRF, on behalf 
of the Town of Babylon, completed a blight study and an economic and market trends analysis 
for the project area. Those efforts were funded under the BOA Program grant, which also funded 
this Plan that is the subject of this GEIS/Urban Renewal Plan/BOA Nomination document. The 
blight study was conducted to document existing conditions in the project area and to support the 
determination that the project area is indeed blighted and in need of urban renewal. The 
economic and market trends analysis documented residential, retail, industrial, and office market 
trends in the project area and identified strategic opportunity clusters of land areas and 
preliminary redevelopment strategies for those locations. Those recommendations serve as the 
basis for the proposed redevelopment and revitalization strategies being put forth in this Plan as 
part of the proposed Urban Renewal Plan and Nomination. The key findings and 
recommendations associated with each of these important planning documents are summarized 
below. 

BLIGHT STUDY 

An assessment of  physical conditions in the project area was undertaken in 2007 to determine if 
the area was substantially “blighted” based on a generally accepted range of factors and 
indicators, including but not limited to: deteriorated or structurally unsound buildings; 
inadequate, unsafe or unsanitary street conditions; vacant, abandoned and/or underutilized 
buildings; vacant and unsanitary lots; irregularly shaped lots; diversity of land ownership 
making it difficult to assemble properties for redevelopment; incompatibility of existing mixture 
of residential and industrial property; overcrowding in residential structures; high incidence of 
crime; and unhealthy or unsafe environmental conditions.  

The 2007 blight study for downtown Wyandanch concluded that the project area clearly meets 
accepted criteria of a blighted area, due to numerous instances of substandard, unsanitary, 
deteriorated or deteriorating conditions within the boundaries of the area, including: 1) a 
significant number of buildings and sidewalks in poor to critical condition, 2) numerous vacant 
lots and/or vacant buildings, 3) substantial accumulation of trash and debris throughout the study 
area, 4) incompatible or underperforming land uses, 5) known or potential environmental 
contamination, 6) high crime, particularly drug-related crime, 7) inadequate or nonexistent sewer 

                                                      
1 Town of Babylon, Lighting in Wyandanch Sets the Tone for Further Redevelopment, July 12, 2005, 
Accessed on November 13, 2006 at www.townofbabylon.com 
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infrastructure, 8) outdated zoning regulations, 9) diverse property ownership, 8) and hazardous 
traffic conditions, including a high-volume intersection at Straight Path and Acorn Street that 
contributes to a lack of connectivity between the portions of the project area to the north and 
south sides of the LIRR tracks (see Photos S-10 through S-17). 

Taken together, these findings indicate that the project area is generally blighted and in need of 
repair, restoration, revitalization, and redevelopment. 

 

 
Photo S-10: View of industrial buildings and 
extreme flooding conditions on Washington 
Avenue east of Straight Path after several days 
of rain. 

 

 
Photo S-11: Vacant parcel south of Church God 
is Love on Andrews Avenue (Section 40, Block 
1, Lot 98). 
 

 

 

 

 

 

 

 
Photo S-12: The Wyandanch Head Start 
building on the southwest corner of Long Island 
Avenue and Doe Street (Section 57, Block 1, Lot 
4) shows signs of water damage, cracks, graffiti, 
and rust on its exterior walls. 

 

 
Photo S-13: View of unkempt sidewalk in front 
of Sunset Plumbing & Heating Supply on south 
side of Long Island Avenue. Street ponding and 
barbed wire on the fence surrounding the 
property are also shown. 
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Photo S-14: View of garbage and ponding along 
north side of Long Island Avenue between Doe and 
Deer Streets adjacent to the LIRR right-of-way. 

 
Photo S-15: Vacant industrial building on south 
side of Long Island Avenue west of Deer Street 
with severely damaged façade and rusted door 
(Section 57, Block 2, Lot 5.1). Relatively new door 
handle and blinds on upper windows indicate 
possible illegal residence. 

 
Photo S-16: View of weeds and trash on vacant lot 
(Section 58, Block 1, Lot 65) in the middle of a 
commercial strip along Straight Path. 

 
Photo S-17: Residence on the left (Section 79, 
Block 4, Lot 38) is fenced in along with the 
adjacent cement manufacturing plant on 
Booker Avenue (Section 79, Block 4, Lot 36.6).  
The grass strip that runs along these properties 
is poorly maintained and strewn with trash. 

ECONOMIC AND MARKET TRENDS ANALYSIS 

A market analysis was undertaken to test the practicality of implementing the community vision 
and development concepts that were generated during the Wyandanch Rising public outreach 
program. Among the objectives of the market analysis was to identify brownfield sites that were 
strategic to the redevelopment of downtown Wyandanch and to incorporate the mitigation of 
these sites in a plan that would have broader impacts on the revitalization of the project area. 
Concepts such as transit oriented development, mixed-use development, job creation, locally 
owned retail stores, pedestrian friendly streets and sidewalks, and improved public safety were 
all considered in determining strategic sites with the greatest potential to successfully revitalize 
the core of Wyandanch. The key market study findings and recommendations are summarized 
below. 
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Residential Development Concepts 
Several factors point to healthy demand for new residential development in Wyandanch, 
including: (a) projected population growth of 4.2 percent in Babylon by 2015, and 9.0 percent by 
2030 from 2005 levels, (b) a large pool of potential buyers and renters within the Residential 
Trade Area1 with comparable household characteristics, (c) strong demand within existing and 
target market segments for a variety of housing types, (d) the relative affordability of housing in 
Wyandanch compared to other communities in the Residential Trade Area, and (e) easy access 
to New York City and throughout Long Island via the LIRR. It is conservatively estimated that 
between 459 and 1,335 new households would likely move to Wyandanch, particularly if new 
residential development provides a greater variety of housing types, such as townhomes or 
condos and rentals.  

The market analysis indicated that there are several sites in the downtown core that would be 
suitable for residential development and at the same time meet the generally accepted parameters 
for transit oriented development, i.e., about a ½-mile walking distance to and from mass transit. 
As recommended in Wyandanch Rising, combining residential with commercial uses could act 
as a catalyst to revitalize Wyandanch’s stagnant retail sector and provide a mechanism to add 
much needed amenities to support residential development in the Straight Path corridor, such as 
shopping, dining, and parking opportunities. Specific strategic locations for this type of 
development are described in detail below in “Strategic Sites.” 

Commercial Development Concepts 
The potential for retail, office, and industrial development is strong, as demonstrated by a variety 
of indicators:  

• An analysis of consumer spending patterns indicated that retail merchants in Wyandanch 
and Wheatley Heights are capturing about 38 percent of the household spending power for a 
range of shoppers’ goods and convenience goods, as well as restaurant expenditures.2 In 
other words, the majority of households in the retail trade area are shopping and dining 
outside their neighborhood, primarily in shopping centers in Deer Park, Babylon, East 
Farmingdale, and beyond. The underlying reason for this trend is the lack of a diverse 
selection of quality stores and restaurants. A slight increase in local spending in the 
downtown area by local residents could create a demand for about 50,000 square feet of 
additional retail space. Development of new residential units in the downtown area could 
conservatively increase the demand for new retail space to about 67,000 square feet. Unlike 
other nearby shopping centers that are only accessible by car or bus, much of the potential 
retail development in Wyandanch would be conveniently located near the train station, 

                                                      
1 The Residential Trade Area, as described in AKRF’s Town of Babylon – Wyandanch BOA Nomination 
Economic and Market Trends Analysis (2007), is comprised of the geographic area in which existing 
residents are most likely to consider buying or renting in Wyandanch. The Residential Trade Area 
includes Suffolk County’s Towns of Babylon and Islip, as well as Nassau County’s Town of Hempstead 
and southern portions of the Town of Oyster Bay. 
2 Shoppers goods generally include general merchandise found in variety stores and department stores, 
apparel and accessories, furniture and home furnishings, and miscellaneous goods such as sporting goods, 
jewelry, cameras and photographic equipment, computers, TV’s and other electronics, and toys, among 
others. Convenience goods generally include food and beverages sold in supermarkets and grocery stores, 
prescription and over-the-counter drugs, and other personal items. 
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accessible to pedestrians including both residents and commuters. This proximity to transit 
may be an important competitive advantage for Wyandanch’s downtown as the local 
community tries to differentiate its downtown from the large, automobile-centric shopping 
centers that surround the trade area. 

• The office market in Western Suffolk County is performing well, with low vacancy rates, 
particularly for Class B and C office space, and high rents. Although Wyandanch is not 
currently home to any major office buildings, the availability of developable land in close 
proximity to the train station is a key asset. A mixed-use office/residential/retail 
development within walking distance of the station would likely be an attractive product for 
businesses seeking to reduce commutation time and expense for their employees and for 
residents to improve their quality of life by either living or working closer to a railroad 
station.  

• Stores selling convenience and shopping goods, as well as eating and drinking places, are 
found in a variety of store sizes, many of which would be appropriate for Wyandanch’s 
downtown.  

Strategic Sites 
The economic and market trends analysis identified seven potential strategic opportunity clusters 
of land areas that represent Wyandanch’s most immediate revitalization needs and development 
opportunities.  The strategic sites were refined following the existing conditions assessment 
conducted for the proposed project. Overall, there would be two distinct opportunities in the 
Straight Path corridor, with larger TOD-oriented commercial and institutional uses to the north 
of the LIRR tracks, including public open space; and mixed residential and commercial uses 
located south of the tracks, including smaller, more traditional downtown retail and 
neighborhood services on the ground floor with residential above. 

Factors used to identify strategic redevelopment sites include location, size, capacity for 
redevelopment, blighted or underutilized site conditions, potential to spur additional economic 
development, potential to improve the quality of life or to site new public amenities, owner 
willingness, and adequacy of infrastructure, transportation systems, and utilities. Figure S-7 
depicts the strategic brownfield sites. 

Each strategic site is detailed below and is the focus of this Plan. These strategic locations are all 
within the project area, which is the area of Wyandanch that the Town of Babylon is most 
interested in redeveloping. In addition, all of these strategic locations include brownfields, 
making them in particular need of redevelopment and potentially attractive to developers, as 
financial incentives may be made available under the State’s BOA Program. 

The seven strategic sites can be described as follows: 

• Strategic Site A: This is an approximately 19.71-acre site occupying the area at the 
northeastern corner of Straight Path and Acorn Avenue and is viewed as the northern 
gateway into downtown Wyandanch. The site is currently occupied by a mix of blighted or 
underutilized industrial buildings, free surface parking providing roughly 644 spaces, one 
vacant parcel, and a retail shopping center. 

• Strategic Site B: This site, totaling approximately 8.79 acres, includes multiple parcels 
fronting on the west side of Straight Path south of Long Island Avenue, including the Martin 
Luther King Jr. Community Health Center, a vacant Kentucky Fried Chicken, and smaller 
retail uses. Behind those lots between S. 16th and S. 18th Streets is the Weld Built Body Co. 
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Inc.—an industrial use—and several residences owned by Weld Built. On the lots between 
S. 18th and S. 19th Streets are two auto repair lots, a bus storage lot, and several vacant 
parcels, as well as one residence in poor condition. 

• Strategic Site C: This approximately 8.65-acres site is bounded by Grand Boulevard to the 
north, Commonwealth Boulevard to the south, Doe Street to the east, and Straight Path to 
the west. The site is generally occupied by vacant or partially vacant retail uses fronting 
Straight Path, with residential uses and vacant land behind. The site also includes a new U.S. 
Post Office on parcels fronting on Straight Path and Commonwealth Drive. 

• Strategic Site D: This site occupies about 8.63 acres generally along Straight Path between 
Irving Place to the north and S. 22nd Street to the south. The lots on this site are generally 
either vacant or represented by underutilized retail uses.  

• Strategic Site E: This 9.13-acre site is located in the southern portion of the project area and 
represents the southern gateway into downtown Wyandanch. The site includes lots fronting 
on Straight Path and along Booker and Garrison Avenues. The lots are generally associated 
with industrial uses including a cement manufacturing plant and oil tank services. 

• Strategic Site F: This is an approximately 3-acre site fronting on Merritt Avenue, just west 
of Straight Path, occupied by vacant or partially vacant or otherwise underutilized retail uses 
and two vacant residences, adjacent to the Town’s Youth Center. 

• Strategic Site G: This site includes about 3 acres fronting on the south side of Long Island 
Avenue, currently occupied by vacant, partially vacant, or otherwise underutilized 
commercial and industrial uses in blighted condition. 

OTHER PLANNING INITIATIVES 

In addition to the initiatives undertaken previously in the Wyandanch area, or as part of the BOA 
process, a number of other initiatives undertaken by government agencies have recognized the 
obstacles to development in Wyandanch, and are actively complimenting and/or supporting the 
Town’s ongoing efforts, as described in more detail below.  

UNITED STATES ENVIRONMENTAL PROTECTION AGENCY 

The United States Environmental Protection Agency (EPA) recently awarded the Town funding 
for brownfield assessments in Wyandanch. The Town has utilized this grant funding for 
brownfield assessments on Town-owned properties in Wyandanch, to determine any necessary 
site remediation activities that may need to be undertaken at these locations. 

FEDERAL TRANSIT ADMINISTRATION 

The Town also recently received a Federal Transit Administration (FTA) grant to complete a 
feasibility study for an Intermodal Transit Facility in downtown Wyandanch. The study was 
completed in June 2008 and includes recommendations for traffic and transit enhancements, 
consolidated parking, streetscape improvements, pedestrian and bicycle safety features and 
amenities, and the integration of mixed-use development. Subsequently, the Town applied for 
and received a follow-up grant from the FTA to fund the preliminary design of the proposed 
Intermodal Transit Facility, and to conduct the associated required environmental analyses for 
that project. The preliminary design and environmental work is now underway. 
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TOWN OF BABYLON TOWN BOARD 

In addition to the initiatives described above, the Town Board, in coordination with EPA, 
awarded funds for assessing the feasibility of extending the local sewer district infrastructure to 
Wyandanch. Currently, Wyandanch is not served by public sewers. Rather, sewage is handled by 
on-site septic systems, a requirement that can be cost-prohibitive to potential developers and a 
potential source of groundwater contamination and that can limit the density of development 
allowed in an area. The sewer feasibility study was recently completed and one of the most 
important recommendations of this Plan is to implement the recommendations of the feasibility 
study to allow for public sewer connection in downtown Wyandanch in order to accommodate 
the proposed development scenarios. 

SUMMARY OF EXISTING CONDITIONS, ISSUES, AND FINDINGS IN THE 
PROJECT AREA 

The existing conditions analysis supports the findings and recommendations of previous studies 
conducted for the project area, including the 2004 Wyandanch Hamlet Plan (Wyandanch Rising) 
and AKRF’s Wyandanch Blight Study and Economic and Market Trends Analysis.  

Overall, the project area was found to contain a number of substandard or blighted conditions 
including underutilization; inappropriate land uses; poor to critical building, site, or parking 
conditions; outdated zoning; insufficient sewer capacity; environmental contamination; 
pedestrian safety issues related to traffic infrastructure or sidewalk conditions; multiple 
ownership; and high crime. Taken together, these findings indicate that the portion of the hamlet 
encompassed by the project area, including the core commercial district, is blighted and in need 
of repair, restoration, revitalization, and redevelopment. 

Underutilization.  Underutilization of property is one of the standard criteria for identifying 
blighted conditions. The existing conditions assessment found that approximately 14 acres or 13 
percent of the project area consists of vacant land and 22 lots contain vacant or partially vacant 
buildings. Many of these lots are strewn with trash or debris and are possible sites for crime or 
drug use, with some lots being used for inappropriately for parking, thereby undermining the 
Town’s intentions to revitalize and redevelop the area with active, tax-generating uses. Further, 
over 20 vacant parcels front on Straight Path, several of which are located in the core business 
area, and are hampering the economic vitality of Wyandanch’s downtown.  

A 2006 report by the Suffolk County Planning Department found that the retail vacancy rate (the 
number of vacant stores divided by the total number of stores) in downtown Wyandanch was 16 
percent, compared with 7.9 percent in the Town of Babylon overall.1 The report ranked 
Wyandanch as the downtown with the ninth highest retail vacancy rate in Suffolk County overall 
(a total of 51 communities with downtowns were evaluated). The comparatively high retail 
vacancy rate in the project area creates an atmosphere of disinvestment in Wyandanch’s 
downtown. 

A major concentration of free commuter parking in Wyandanch’s downtown is also contributing 
to underutilization of the project area. Suffolk County owns or operates another approximately 
5.6 acres of land in the heart of the downtown area, north of the LIRR Wyandanch station, that 

                                                      
1 Suffolk County Department of Planning, Shopping Centers and Downtowns, Suffolk County, New York, 
May 2006. 
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are currently dedicated to free surface parking largely for commuters, rather than being used as 
resource to meet the housing and commercial needs of the community. At the same time, the 
free and unrestricted nature of the parking deprives the Town of an important source of revenue 
that could be used to eliminate blighted conditions and restore the function of the project area as 
a place to live, work, shop, and recreate. Finally, because a local resident parking permit system 
is not in place, residents must compete with non-residents for parking spaces near the station.  

Adopting an Urban Renewal Plan and Nomination for downtown Wyandanch would provide the 
regulatory capacity to stimulate additional commercial, residential, and mixed-use development 
in the area. The proposed Intermodal Transit Facility would serve to consolidate parking demand 
under one roof, thereby freeing up valuable land for tax-generating, transit-oriented uses.  

Inappropriate Land Uses.  While certain industrial businesses are an important component of 
the local economy, in some cases their proximity to residential properties causes a potentially 
hazardous situation for local residents and, because of their conflicting nature, creates a blighting 
effect on the community as a whole. On Site E, a cement manufacturing plant directly borders a 
residential community. Weld Built on Site B is another example of industrial property abutting 
residential parcels. The Weld Built site is generally unkempt with broken fences, trash, barbed 
wire, and overgrown landscaping along its edges. In addition, the location of certain industrial 
businesses in the downtown core detracts from Wyandanch’s efforts to further develop 
commercial activity and generate much-needed tax revenue for the Town. 

A revised zoning code and property acquisition and redevelopment is necessary to replace or 
phase out inappropriate land uses in the project area with viable, compatible mixed uses 
appropriate to a downtown area.  

Poor to Critical Building, Site, or Parking Conditions.  Consistent with the findings of the 
blight study, the existing conditions assessment found that many properties in the project area 
had exterior building conditions, including steps, walls, door, windows, and roof; and/or site 
conditions such as graffiti or garbage; and/or parking conditions in poor or critical condition. Of 
the 281 parcels in the project area, 117 or approximately 42 percent were given poor to critical 
ratings in the blight study. Most of the properties rated “fair” or “good” were found to have at 
least one critically rated element.  

Adopting an Urban Renewal Plan for the project area will allow the Town to implement urban 
renewal project including rehabilitation and redevelopment of existing buildings and properties.  

Restrictive Zoning.  The small size of certain commercial lots in Wyandanch combined with 
restrictive commercial zoning is preventing redevelopment of the project area and causing lots to 
remain vacant, thereby creating blighted conditions in the area. Because Wyandanch’s street 
structure was platted pre-war, many lots along Straight Path, designed at the time to 
accommodate a traditional downtown, are too small to adhere to Babylon’s current suburban 
zoning that requires at least 50 feet of frontage and 10,000 square feet in area for commercial 
development. As these non-conforming lots have become vacant for various reasons, they lose 
their “grandfathered” status and therefore have not been able to be redeveloped for commercial 
use. For those lots that may meet the above size requirements, on-site parking or building 
setback requirements may prevent commercial development. Further, these small lots, regardless 
of restrictive zoning, are often not as appealing to current developers who typically seek large 
areas of land for redevelopment.  

Property assemblage would allow for areas large enough to accommodate commercial and 
residential development and attract developers. A revised zoning code and reduced parking 
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requirements would also encourage the type of mixed-use, transit-oriented development 
appropriate to the downtown area.  

Insufficient Sewer Capacity.  Wyandanch is not connected to a public sewer system and this is 
a critical factor in the lack of a commercially viable downtown. Rather, the community depends 
on independent on-site wastewater treatment, which is a major issue because of potential 
groundwater contamination and the fact that on-site wastewater treatment systems can be cost-
prohibitive to potential developers and a disincentive for capital investment in Wyandanch. On-
site wastewater treatment also requires compliance with SCDHS regulatory requirements, which 
limit the opportunity to provide the density necessary for economic development.  

Provision of public sewers in Wyandanch would facilitate redevelopment of the area and reduce 
the potential for groundwater contamination from existing septic tank-serviced areas. Recently, 
the Town Board, in coordination with EPA, awarded funds for assessing the feasibility of 
extending the local sewer district infrastructure to Wyandanch. The sewer feasibility study was 
recently completed and one of the most important recommendations of this Plan is to implement 
the recommendations of the feasibility study to allow for public sewer connection in downtown 
Wyandanch. 

However, according to Sustainable Long Island’s Wyandanch Blight Conditions Study (2004), it 
would cost $1,500 per home for sewer connection, an amount that could be cost-prohibitive to 
already economically distressed households in the community. More recently, the Suffolk 
County Department of Public Works estimated the cost of connecting individual homes to sewer 
services in the area at $3,000 per dwelling unit. This impediment may hinder a large expansion 
plan, but the immediate need for sewer service in the area is along the Straight Path corridor, 
which would be most beneficial for redevelopment and protection of groundwater. Therefore, it 
is imperative that the Town of Babylon seek matching federal and state funds to provide public 
sewer service to downtown Wyandanch.  

Brownfields/Environmental Contamination. Properties in the project area where contam-
ination may be present are considered potential brownfield sites. Approximately 76 lots in the 
project area meet this criterion. In general, environmental concerns include industrial land use, 
gasoline stations, automobile repair, current and historical generation of hazardous materials, 
storage of petroleum in underground or aboveground storage tanks, reported spills of petroleum 
and other chemicals, and groundwater and soil contamination at varying sites within the project 
area. Site assessment funding through the BOA Program may be sought to prepare site 
assessments for several sites within the project area. Additional funding may be necessary to 
fully investigate and remediate the extent of environmental contamination in downtown 
Wyandanch. 

Traffic, Transportation, and Pedestrian Safety Issues.  Sidewalk and street conditions were 
also found to be problematic and hazardous throughout the project area. Adverse sidewalk and 
street conditions observed in the project area include cracking or crumbling, inadequate drainage 
or ponding, and incidents of sidewalk parking by heavy trucks. Pedestrian safety in the project 
area is also compromised because of excessive speeds of cars and trucks on major routes in the 
area, especially along Straight Path. A high-volume intersection at Straight Path and Acorn 
Street contributes to a lack of connectivity between the portions of the project area to the north 
and south sides of the LIRR tracks. For this reason, as part of the Intermodal Transit Facility 
planned for Site A, a plaza and pedestrian safety improvements are proposed at this intersection 
to provide a better connection between Site A and the LIRR Wyandanch station. A pedestrian 
bridge is also proposed linking Site A to the proposed retail and office uses on Site G.  
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Multiple Ownership.  Control of underutilized sites by multiple owners can create an 
impediment to needed redevelopment and removal of blighted conditions. Within the project 
area, ownership of the vast majority (i.e., approximately 88 percent of the 281 tax lots) is 
scattered among many different property owners including residents, development corporations, 
and religious institutions. Publicly owned property accounts for only 24 percent of the project 
area (approximately 25 acres). Diverse property ownership suggests that creating sites with areas 
large enough to accommodate commercial and residential development could be time-
consuming and more costly than if the parcels were publicly owned by one or a few institutions.  

Creating and Urban Renewal Plan for the project area will allow the Town of Babylon to 
assemble properties large enough to accommodate commercial and residential development and 
attract developers. 

Crime.  Another standard criterion for identifying blighted conditions is crime. Crime was found 
to be a significant issue in Wyandanch and one that the community has been struggling to 
overcome for decades. Wyandanch as whole was found to have a high incidence of crime, 
especially drug-related, relative to both the Town of Babylon and Suffolk County overall.  

Greater police presence and an active nightlife would serve to keep eyes on the street and 
stimulate a safer environment for Wyandanch residents, business owners, and visitors. 

Lack of sense of place and community gathering spaces and inadequate community 
facilities.  The project area lacks a strong sense of place. There are some buildings that 
contribute to area’s sense of place such as the Town of Babylon Youth Center on Andrews 
Avenue and the new U.S. Post Office on Straight Path; however, these buildings are not 
sufficiently integrated into their surrounding area so as to be considered defining elements of the 
community. The LIRR station acts as a focal point in the community, but does not contribute a 
strong sense of place due to the sea of parking that surrounds it. Portions of Straight Path, 
generally between Long Island Avenue and Lake Drive, exhibit many characteristics of a typical 
“Main Street,” including attached rows of retail shops, newly installed street lighting, flowering 
baskets, and newly planted trees, but these elements are not uniform throughout the project area. 
A brick walkway was also recently installed along Straight Path; however, cracking and 
crumbling was observed, most likely due to sidewalk parking by heavy trucks. Despite recent 
investment in the community, the presence of numerous trash-strewn vacant lots fronting on 
Straight Path creates the sense of disinvestment and economic stagnation in the area and disrupts 
the streetscape. The project area loses its downtown feel south of Lake Drive, where the 
buildings are of various uses, shapes, and sizes, and the streetscape is discontinuous.  

There is tremendous opportunity for improvements in the project area that would contribute to a 
stronger sense of place and a typical “Main Street” feel, including a uniform streetscape all 
along Straight Path, better connectivity between the north and south sides of LIRR tracks, 
consolidated parking areas, and the creation of visual gateways at the northern and southern ends 
of the project area. In addition, mixed-use developments that tie in important community 
buildings are encouraged. Creation of a community facilities hub is recommended that integrates 
the existing youth center. Relocation of the existing Martin Luther King, Jr. Community Health 
Center and LI Head Start to this location would also be appropriate. The plaza proposed as part 
of the Intermodal Transit Facility would also contribute to the area’s overall sense of place while 
providing an additional community gathering space. 

Narrow range of housing options.  Several factors point to healthy demand for new residential 
development in Wyandanch, including: (a) projected population growth of 4.2 percent in 



Executive Summary 

 S-17  

Babylon by 2015, and 9.0 percent by 2030 from 2005 levels, (b) a large pool of potential buyers 
and renters within the Residential Trade Area1 with comparable household characteristics, (c) 
strong demand within existing and target market segments for a variety of housing types, (d) the 
relative affordability of housing in Wyandanch compared to other communities in the 
Residential Trade Area, and (e) easy access to New York City and throughout Long Island via 
the LIRR. It is conservatively estimated that between 459 and 1,335 new households would 
likely move to Wyandanch, particularly if new residential development provides a greater 
variety of housing types, such as townhomes or condos and rentals.  

There are several sites in the downtown core that would be suitable for residential development 
and at the same time meet the generally accepted parameters for transit oriented development, 
i.e., about a ½-mile walking distance to and from mass transit. As recommended in Wyandanch 
Rising, combining residential with commercial uses could act as a catalyst to revitalize 
Wyandanch’s stagnant retail sector and provide a mechanism to add much needed amenities to 
support residential development in the Straight Path corridor, such as shopping, dining, and 
parking opportunities. 

Lack of office and retail uses appropriate to the area.  The potential for retail and office 
development is strong, as demonstrated by a variety of indicators:  

• An analysis of consumer spending patterns indicated that retail merchants in Wyandanch 
and Wheatley Heights are capturing about 38 percent of the household spending power for a 
range of shoppers’ goods and convenience goods, as well as restaurant expenditures.2 In 
other words, the majority of households in the retail trade area are shopping and dining 
outside their neighborhood, primarily in shopping centers in Deer Park, Babylon, East 
Farmingdale, and beyond. The underlying reason for this trend is the lack of a diverse 
selection of quality stores and restaurants. A slight increase in local spending in the 
downtown area by local residents could create a demand for about 50,000 square feet of 
additional retail space. Development of new residential units in the downtown area could 
conservatively increase the demand for new retail space to about 67,000 square feet. Unlike 
other nearby shopping centers that are only accessible by car or bus, much of the potential 
retail development in Wyandanch would be conveniently located near the train station, 
accessible to pedestrians including both residents and commuters. This proximity to transit 
may be an important competitive advantage for Wyandanch’s downtown as the local 
community tries to differentiate its downtown from the large, automobile-centric shopping 
centers that surround the trade area. 

• The office market in Western Suffolk County is performing well, with low vacancy rates, 
particularly for Class B and C office space, and high rents. Although Wyandanch is not 

                                                      
1 The Residential Trade Area, as described in AKRF’s Town of Babylon – Wyandanch BOA Nomination 
Economic and Market Trends Analysis (2007), is comprised of the geographic area in which existing 
residents are most likely to consider buying or renting in Wyandanch. The Residential Trade Area 
includes Suffolk County’s Towns of Babylon and Islip, as well as Nassau County’s Town of Hempstead 
and southern portions of the Town of Oyster Bay. 
2 Shoppers goods generally include general merchandise found in variety stores and department stores, 
apparel and accessories, furniture and home furnishings, and miscellaneous goods such as sporting goods, 
jewelry, cameras and photographic equipment, computers, TV’s and other electronics, and toys, among 
others. Convenience goods generally include food and beverages sold in supermarkets and grocery stores, 
prescription and over-the-counter drugs, and other personal items. 
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currently home to any major office buildings, the availability of developable land in close 
proximity to the train station is a key asset. A mixed-use office/residential/retail 
development within walking distance of the station would likely be an attractive product for 
businesses seeking to reduce commutation time and expense for their employees and for 
residents to improve their quality of life by either living or working closer to a railroad 
station.  

• Stores selling convenience and shopping goods, as well as eating and drinking places, are 
found in a variety of store sizes, many of which would be appropriate for Wyandanch’s 
downtown.  

The proposed project would serve to alleviate blighted conditions and provide the basis for 
implementation of revitalization and redevelopment strategies. Creating an urban renewal area 
and adopting an Urban Renewal Plan and Nomination in downtown Wyandanch would provide 
the regulatory capacity to stimulate additional commercial, residential, and mixed-use 
development in the area. State funding could be leveraged to provide public sewer service in 
downtown Wyandanch to accommodate the proposed developments. Brownfields would be 
remediated and redeveloped. A new zoning code would serve to foster redevelopment and 
resurgence of downtown Wyandanch by allowing for mixed uses and greater density. Property 
assemblage would allow for areas large enough to accommodate commercial and residential 
development and attract developers. Pedestrian safety would be enhanced by public or private 
investment in traffic calming methods and other transportation improvements along Straight 
Path. Greater police presence and an active nightlife would serve to keep eyes on the street and 
stimulate a safer environment for Wyandanch residents, business owners, and visitors. 
Redevelopment and revitalization strategies would translate to new businesses and housing 
options, an increase in both property and non-property related tax dollars, the creation of jobs 
from construction and operation of new businesses, and an overall greater quality of life in the 
community. 

Lack of parks and open space.  The project area could benefit from additional and/or improved 
parks and open space resources to serve the existing and projected residential and worker 
populations of Wyandanch. Open space resources in the project area are limited to George Sims 
Veterans Plaza and a small landscaped area totaling about 1/3 acre. The proposed expansion of 
George Sims Veterans Plaza and the addition of a public plaza on Site A would serve to alleviate 
this shortfall. Significant opportunities also exist for connecting the project area to open space 
resources in the larger study area and beyond. For example, the Town is considering a dedicated 
bike route along Commonwealth Boulevard that would connect to the Town’s Geiger Memorial 
Park on Grand Boulevard just outside the study area and run along the Carlls River south to 
Belmont Lake State Park. 

The Carlls River watershed runs along the easterly portion of Wyandanch. Carlls River is the 
Town of Babylon’s largest watershed extending from the Great South Bay north into the Town 
of Huntington at its northernmost terminus. The watershed contains extensive open space, 
primarily composed of New York State’s Belmont Lake State Park. The County of Suffolk has 
been actively acquiring properties in this watershed to form a continuous green belt throughout 
the system. The watershed encompasses a diverse array of freshwater wetlands, woodlands, 
tributaries, lakes, and ponds. The ability to support trout habitat within segments of the Carlls 
River is notable. This is an indicator of the existing water quality value of the system and how 
the preservation of open space has protected the watershed. Opportunities now exist within the 
river corridor for recreation, fishing, and small scale boating and wildlife appreciation. The 
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Town of Babylon would like to connect the Wyandanch community to this important natural 
resource. Bike and water trails are now being investigated for underutilized portions of this open 
space area. The Town of Babylon Wyandanch Park has a direct connection to this open space 
and may be utilized as an access point. The challenge will be to address manmade and natural 
barriers for bicycle and water trails for this important initiative. 

E. IMPLEMENTATION STRATEGY 
This Plan builds on those findings and recommendations from Wyandanch Rising. Existing 
conditions in the project area were assessed and analyzed, and appropriate land uses and 
implementation strategies, such as zoning amendments, infrastructure improvements, and 
property acquisitions, aimed at redevelopment and revitalization of the area, were identified. 

STATEMENT OF PROPOSED LAND USES 

The recommendations made in this Plan are intended to promote a mix of uses that foster a 
balance between residential, commercial, and community uses; attract residents and visitors to 
the downtown, create a vibrant, 24-hour/7-days-a-week community; improve shopping 
opportunities and amenities; reduce commuting time and distance for local employees and 
business owners; reduce vacancy and blight; reduce criminal activity; provide connectivity 
within the project area; improve both pedestrian and vehicular safety conditions; improve 
aesthetics in the project area; and leverage federal and state funding for various downtown 
improvement projects.  

To meet the Town’s overall goals of rehabilitating and revitalizing downtown Wyandanch, this 
Plan proposes a number of land use recommendations for the overall project area, as follows:  

1. Smart Growth and Transit-Oriented Development. Smart growth principles such as 
TOD; zero lot line buildings; parking in the rear or side of buildings; and mixed residential, 
retail, and office uses are encouraged. Mixed uses, such as multifamily residential units with 
ground floor commercial uses, are proposed to strengthen the tax base while promoting 
smart growth. The zoning code should be revised to allow for mixed uses, greater density, 
and reduced parking requirements appropriate for TOD uses.  

2. Vacant Lots. Vacant lots along Straight Path should be given priority for infill 
development.  

3. Vacant Buildings. Existing vacant buildings are encouraged to be filled and/or 
redeveloped.  

4. Green Buildings. New buildings and the redevelopment and rehabilitation of dilapidated 
and/or vacant buildings should include contemporary and environmentally-friendly design 
and building practices. Buildings should be constructed to provide a long life span and a 
flexible design to accommodate future uses. Green building designs should be promoted in 
conformance with the Leadership in Energy and Environmental Design standards.  

5. Sewer Service. The Town should reach an agreement with the Suffolk County Department 
of Public Works to implement the recommendations of the sewer feasibility study and allow 
for public sewer connection in downtown Wyandanch in order to accommodate the 
proposed development scenarios. 

6. Parking. To improve parking conditions in the project area, construct the proposed 
Intermodal Transit Facility to consolidate existing parking areas in the vicinity of the LIRR 
station and create a garage that is functionally connected to the LIRR Wyandanch station. 
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Implement and enforce on- and off-street parking restrictions, including metered parking or 
parking fees. Improve signage to public parking areas. Re-stripe on- and off-street parking 
spaces so parking spaces are clearly labeled and visible to motorists. 

7. Traffic. To improve traffic operations in the project area, improve traffic signal timings 
(splits and offsets) during AM and PM peak periods at Straight Path and Merritt Avenue, 
and at Straight Path and Long Island Avenue; improve the traffic signal cycle lengths to 
minimize vehicular delay at Straight Path and Merritt Avenue, and at Straight Path and 
Long Island Avenue; and increase the storage length of the left-turn lanes of the eastbound 
and westbound approaches on Long Island Avenue at Straight Path. Close S. 16th Street and 
Garden City and Woodland Avenues to accommodate the proposed site-specific 
developments and improve traffic flow. 

8. Vehicular and Pedestrian Safety. To improve vehicular and pedestrian safety within the 
project area, re-stripe or widen the westbound approach at Long Island Avenue to add a 
right-turn lane; construct bulbouts at critical pedestrian crossing locations to reduce crossing 
widths and times for pedestrians, and improve sight-distances for drivers by preventing 
parking near intersections. Some of the critical pedestrian crossing locations within the 
project area are situated near the Wyandanch LIRR station on Acorn Street and Straight 
Path. Improve signing to and regarding pedestrian crossings; install countdown pedestrian 
signal heads at signalized intersections on Straight Path where there is significant pedestrian 
traffic; install high visibility crosswalks at locations where there is significant pedestrian 
traffic; implement and/or construct traffic calming measures to reduce vehicular speeds 
throughout the corridor; and construct wider sidewalk areas and stripe and/or delineate 
existing bike routes. 

9. Overall Safety. Improve the overall safety of the area by enhancing the design, layout, and 
lighting of alleys, streets, and parking areas as well as by providing safe road crossings. 
Minimize the occurrence of alleyways and hidden spaces that pose a risk to public safety 
(e.g., alleyways could be reused as pedestrian access points to the Straight Path corridor). 
Pedestrian access points should incorporate lighting and signage that better identifies these 
spaces. 

10. Multifamily Housing. Multifamily residential developments should provide units that 
accommodate a mix of incomes, which could be accomplished with incentive or 
inclusionary zoning programs for affordable housing within multifamily developments.  

11. Retail Uses. Retail uses should target a wide range of users, including visitors, employees, 
business owners, and residents.  

12. Sidewalk Cafes. Allow merchants along Straight Path to provide sitting or eating 
opportunities along the sidewalk. Adoption of a proposed zoning amendment for minimum 
sidewalk widths will encourage these activities. Provide sufficient waste receptacles, 
signage, and lighting to allow for these uses.  

13. Uniform Streetscape. A uniform streetscape along Straight Path within the project area 
should be encouraged through the use of streetlights, signs, landscaping, and building 
design. Land use regulations should be revised as appropriate.  

14. Beautification Projects. Implement beautification projects that address façade, landscape, 
and streetscape improvements as well as encourage an aesthetically pleasing and functional 
transition between public spaces and parking areas. 

15. Community Facilities. A community facilities hub should be developed to foster a sense of 
place and encourage community gathering.  
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16. Public Spaces. Uses that promote pedestrian movement and shared public spaces are 
encouraged.  

17. Connectivity. Ensure new development provides connectivity between the northern and 
southern portions of the project area (i.e. north and south of the LIRR tracks) by way of 
walkways, building and site layouts, and/or greenways. This could be achieved with the 
proposed Intermodal Transit Facility, which includes a pedestrian bridge linking the north 
and south sides of the LIRR tracks and a plaza that would be situated so as to provide a 
safer walk from Site A to the LIRR station. 

SITE-SPECIFIC RECOMMENDATIONS 

Based on AKRF’s Town of Babylon – Wyandanch BOA Nomination Economic and Market 
Trends Analysis (2007), the project area can feasibly attract 459 new households in the near 
future. With the addition of these new households, an estimated 67,500 square feet of retail uses 
should be developed simultaneously. In a long-term scenario (2020), it is estimated that 
Wyandanch could attract up to 1,335 households, if the supporting retail uses (99,950 square 
feet) and other uses were in place to support the new residential uses. Table S-1 provides a 
summary of suggested locations for new housing, retail, office, and institutional facilities within 
the project area, identified by strategic site. Projected development indicated in the long-term 
scenario is cumulative, i.e., it includes development that would occur in the short-term scenario. 
Site-specific layouts for the projected redevelopment scenarios are shown on Figures S-8 
through S-14. Strategies to achieve maximum development for each site, along with proposed 
zoning recommendations, are described below in “Proposed Implementation.” 

Table S-1
Projected Redevelopment Scenarios

Site 

Short Term (2013) Long Term (2020) 
Housing 

Units Retail (sf) Office (sf) Institutional (sf) 
Housing 

Units Retail (sf) Office (sf) Institutional (sf) 
A 128 25,310 23,050 0 373 37,500 57,610 0 
B 96 9,480 4,060 0 280 14,040 10,140 0 
C 116 7,140 4,580 0 336 10,550 11,480 0 
D 51 14,270 0 0 149 21,130 0 0 
E 68 0 0 0 197 0 0 0 
F 0 5,060 9,320 42,500 0 7,490 23,300 55,900 
G 0 6,240 18,990 0 0 9,240 47,470 0 

Total 459 67,500 60,000 42,500 1,335 99,950 150,000 55,900 
Notes:         Following calculation of the projections for Site C, a new post office was constructed on-site. Since it is anticipated that the post 

office would be integrated into any new development on Site C, the projections are larger than what could actually be expected 
to be constructed on-site. The impact analyses included in this Plan are therefore conservative.           

Sources: AKRF, Town of Babylon – Wyandanch BOA Nomination Economic and Market Trends Analysis, October 25, 2007; The RBA 
Group, Wyandanch Downtown Rezoning Strategy, July 17, 2008. 

 

Site A: Site A is the proposed location for the Intermodal Transit Facility being studied by the 
Town apart from this Plan. This approximately 20-acre site acts as the northern gateway to 
Wyandanch’s central business district and is therefore crucial to recasting the image of the core 
and creating a more vibrant, successful downtown. With Wyandanch’s train station located at 
the southern edge, this site should be the core of the hamlet’s TOD. The commuters anticipated 
to utilize the Intermodal Transit Facility will bring retail buying power to the area that can lead 
to more retail options for local residents and allow for viable retail uses on-site. Therefore, 
ground-floor retail with office space above should be the dominant use at this site. This site is 
the most likely location for a major convenience goods retailer, such as a drug store or food co-
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Site A Development Scenario Map
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Site B Development Scenario Map
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Site C Development Scenario Map
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Site E Development Scenario Map

N

0 500250
Feet

Project Area

Residential

Short Term
68 New Housing Units

Long Term
197 New Housing Units



RETAIL, OFFICERETAIL, OFFICE

RETAIL, O
FFICE

RETAIL, O
FFICE

INSTITUTIONAL, OFFICEINSTITUTIONAL, OFFICE

INSTITUTIO
NAL, O

FFICE

INSTITUTIO
NAL, O

FFICE

STRAIGHT PATH

STRAIGHT PATH

N. 16TH ST.
N. 16TH ST.

N. 15TH ST.
N. 15TH ST.

N. 14TH ST.
N. 14TH ST.

N. 13TH ST.
N. 13TH ST.

LIRR
LIRR

LO
NG

 ISLAND AVE.

LO
NG

 ISLAND AVE.M
ERRITT AVE.

M
ERRITT AVE.

KEY MAP

A

B
F

C

D

E

G

STRAIGHT PATH

LO
N

G
     ISLAN

D
 AVEN

U
E

2.
26

.0
9

Wyandanch Downtown Revitalization Plan
Figure S-13

Site F Development Scenario Map
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op, because it provides the ground floor space necessary for this type of store, which may be as 
large as 20,000 square feet or more. The proximity of Site A to the proposed intermodal facility 
makes it the best location to capture additional retail expenditures from office workers and 
commuters. Other types of food stores, such as bakeries and specialty foods, gourmet foods, or a 
health food stores would benefit from this location. Site A also provides the necessary space for 
shopping goods stores to cluster, resulting in a broader array of goods in this category. In 
general, retail stores that cater to commuter and office populations, such as coffee shops, cafes, 
restaurants, and book stores or newsstands, are optimal uses in this location. Up to 373 housing 
units are also proposed for Site A, preferably above ground floor retail space and/or set back 
from Straight Path. Overall, the type of mixed-use development proposed for Site A is high-
density (up to four stories).  

Site B: Another crucial site to Wyandanch’s revitalization, Site B can also benefit from its close 
proximity to the train station. With approximately 9 acres, this site has great potential as a 
medium- to high-density mixed-use residential, retail, and office development that acts as a 
buffer to the single-family homes to the west. Retail uses should be focused along Straight Path, 
helping to create the street wall necessary to maintain a traditional downtown feel. As discussed 
above, 16th Street and Garden City Avenue should be closed at this location to maintain the 
street wall. Residential uses, such as condominiums, apartment buildings, or townhomes, should 
be located throughout the site, with residential units above the retail frontage on Straight Path. 
The Wyandanch Fire Department between Garden City Avenue, 18th Street, and Straight Path 
would break the continuity of the street wall; it would therefore be important for the lots fronting 
Straight Path, directly to the south, to continue the street-front retail in order to maintain the 
downtown feel.  

Site C: This approximately 9-acre site is also crucial to creating the traditional downtown 
environment proposed for the project area. Ground-floor retail uses along Straight Path should 
maintain the current street wall, but also allow for residential or office uses above. As discussed 
previously, a post office building was recently developed along Commonwealth Drive in the 
southern portion of Site C. Post offices tend to be significant trip generators and would therefore 
likely attract people to Wyandanch’s downtown. Complimentary neighborhood services uses, 
such as a bank, would therefore be ideally located on this site. Townhomes, apartment or 
condominium buildings should be created on the eastern portion of the site, as a buffer between 
the single-family homes directly to the east of Site C and the commercial activity along Straight 
Path. In general, high-density development is proposed for the area of the site closest to the train 
station, with medium-density development (up to three stories) proposed for the remainder of the 
site.  

Site D: Site D, with over 8 acres, presents an opportunity for continued traditional downtown 
retail development along Straight Path south to Mount Avenue, with residential uses above. 
Low-density mixed-use development (up to two stories) is proposed for this portion of the site. 
Although some viable retail currently exists within the northern portion of Site D, there are 
several vacant lots and a large vacant building that detract from the vitality of the area. Retail 
development should continue the street wall recommended for Site C to the north and Site B on 
the other side of Straight Path which, if all are developed in this manner, should significantly 
add to the feeling of a more traditional, pedestrian-oriented downtown and thriving central 
business district. This type of development would also make use of the streetscape 
improvements, such as street lamps and planters, already in place along Straight Path.  
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Residential development should also be encouraged within Site D. For the northern portion of 
the site along Straight Path north of Mount Avenue, residential units above ground-floor retail 
would be an ideal option because they would help to increase the downtown population within ½ 
mile (walking distance) from the train station and within ¼ mile from many of the downtown 
retail stores clustered near the Intermodal Transit Facility.  

The portion of the site to the south of Mount Avenue may not be realistic walking distance to the 
train station for many residents. Low-density residential uses (up to two stories), such as 
condominiums, apartment buildings, or townhomes, would be suitable in this area, as a buffer to 
single-family homes to the east. Along Jackson Street, to the rear of the recommended retail or 
mixed-use development on Straight Path, low-density townhomes or other residential uses 
would be appropriate infill development. The presence of institutional anchors, including a 
church and the Wyandanch Public Library, on western side of Straight Path across from Site C, 
would compliment these residential and retail uses, especially if traffic calming efforts made 
crossing Straight Path as a pedestrian more appealing.  

Site E: Site E is the gateway to the Wyandanch core from the south, and so its redevelopment is 
crucial to the revitalization of the downtown area. With over 9 acres, Site E provides ample 
space for major low-density residential redevelopment and the opportunity to create a more 
attractive southern gateway into the Straight Path corridor. Currently, a large concrete plant 
occupies much of the site, an industrial use incompatible with the adjacent residential 
neighborhood. The highly visible plant detracts from this southern entryway to Wyandanch and 
the Straight Path retail corridor. 

Site E is too far from the train station to be considered part of the TOD efforts, and is not likely 
to attract pedestrians from downtown Wyandanch. However, residential uses, such as 
condominiums, apartment buildings, or townhomes, would be suitable in this area, as a buffer to 
single-family homes in the surrounding area. 

Site F: This approximately 3-acre site has tremendous potential to act as Wyandanch’s 
community services hub. Currently, there are some vacant lots within this site and the existing 
retail along Acorn Street appears to be struggling; however, the Town has expressed interest in 
moving the Martin Luther King Jr. Health Center to this site, next to the existing youth center to 
the north of the Acorn Street retail strip. The relocation of the existing Wyandanch Head Start 
facility (currently south of the LIRR tracks within the project area) coupled with the 
development of a satellite college campus or skill-development training center, a YMCA, or 
other health and recreation facility, should also be considered. This busy operation with 
numerous visitors per day would help breath life into Site F and create greater potential for retail 
activity in this area.  

The site’s proximity to the train station and to commuter parking on the south side of Acorn 
Street should also help provide a strong retail base, particularly if the retail stores are attractive 
to commuters, such as a coffee shop, newspaper store, or dry cleaner. If office development 
occurs across the street on Site A, this retail strip also has the potential to benefit from this 
increased daytime activity. High-density mixed-use development is proposed for this site.  

Site G: Retail and office development could be encouraged at Site G after the recommended 
relocation of the Head Start educational center on Long Island Avenue to the proposed 
community services cluster on Site F. The redevelopment potential of Site G would be 
strengthened by construction of a pedestrian bridge linking the north and south sides of the 
tracks in association with the proposed Intermodal Transit Facility. The westernmost tip of Site 
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G, which currently includes a taxi depot, could be redeveloped as a sit-down restaurant with off-
street parking since such a use would benefit from its location adjacent to the train station as 
well as good visibility from Straight Path. In general, high-density mixed-use development is 
proposed for the westernmost tip of the site, with medium-density development encouraged on 
the remainder of the site.  

PROPOSED IMPLEMENTATION 

To achieve the objectives of the Plan, a number of activities would be undertaken either by or on 
behalf of the Town Board, in accordance with applicable federal, state, and county laws, 
policies, and procedures. The Town Board, as the Town’s designated urban renewal agency, 
may fund these activities in full or in part, or may seek other sources of funding for 
implementation.  

PROPOSED LAND ACQUISITION 

The Town Board plans to acquire properties within the strategic sites by eminent domain, where 
necessary, to revitalize and redevelop the project area for the purposes of improving overall 
public safety, welfare, and the economy of the urban renewal area.  

PROPOSED DEMOLITION AND REMOVAL OF STRUCTURES 

Demolition of structures on properties designated for acquisition will occur as necessary and 
appropriate for redevelopment. Deteriorated and blighted properties, whether acquired publicly 
or privately, deemed not appropriate for rehabilitation and reuse, may be cleared to advance one 
or more of the goals set forth in this Plan.  

PROPOSED REDEVELOPMENT AND REHABILITATION 

All property acquired in accordance with the Plan will be made available for redevelopment or 
public improvement. The Plan proposes a mixed-use, multi-family residential and community 
facility development for these sites.  

The Town, as part of its disposition of property for residential use, may incorporate into its 
approval any or all of the following: (1) the number of residential units; (2) whether units are 
ownership, rental, condominium or cooperative units; (3) the estimated initial rents or selling 
prices for such units; (4) income restrictions, if any; (5) restrictions on future rents or resale 
prices, if any; and (6) the basis on which consideration for the sale or lease of the property is to 
be determined.  

Buildings that are not designated for acquisition will be eligible for rehabilitation assistance 
through programs administered by the Town.  

PROPOSED ACQUISITION OF AIR RIGHTS AND EASEMENTS 

Air rights could be purchased, either publicly or privately or by eminent domain, where necessary, to 
increase density in portions of the project area that do not conflict with important views in the project 
area. Easements should be secured for perpetual pedestrian access in the form of a cross access 
between uses on the north and south sides of the LIRR tracks. Connections should be well lit and 
maintained as part of the landscape design. To serve this purpose, a pedestrian bridge is proposed in 
connection with the Intermodal Transit Facility planned for Site A, linking the north and south sides of 
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the LIRR tracks, which would support retail development, such as convenience goods and a sit-down 
restaurant, at Site G. 

PROPOSED METHODS OF URBAN RENEWAL 

By initiating and sponsoring urban renewal programs and projects, such as the development of new 
public and private buildings and facilities and the maintenance and improvement of interior and 
exterior conditions of existing buildings within the project area, the Town Board would foster the 
goals and objectives of the overall redevelopment and revitalization effort for downtown 
Wyandanch. Additional urban renewal efforts could include the creation or improvement of public 
spaces, reuse of vacant buildings, and beautification projects, either by public and/or private 
property owners, with or without financial assistance by the Town, County, State or federal 
government. Coordinated review of projects, particularly redevelopment projects, should be carried 
out. A developer or entity that makes an application for a use that conforms with this Plan would 
not have to go through a lengthy SEQRA process because a GEIS has been prepared as part of this 
Plan. Therefore, such applications will go through an especially streamlined review process, which 
will be a substantial incentive to encourage developer participation.  

PROPOSED PUBLIC, SEMI-PUBLIC, OR PRIVATE INFRASTRUCTURE, COMMUNITY 
FACILITIES, OR UTILITIES 

Future development may necessitate additional public improvements within the project area. 
Improvements such as new sewer infrastructure, placing overhead utility lines underground, 
street and sidewalk construction and circulation improvements, the relocation of certain existing 
community facilities to a new “community facilities district” within the project area on Site F, 
and the creation of public spaces, including a public plaza as part of the Intermodal Transit 
Facility planned for Site A (see Figure S-15), are to be implemented as funds become available. 
Improvements of this kind may be sponsored, initiated, or implemented by the Town Board or 
project applicant, depending on the nature and scope of the project. Project-specific 
infrastructure improvements would be provided by potential developers. 

The lack of a public sewer system in downtown Wyandanch is a severe impediment to 
redevelopment and revitalization of the project area. The community currently depends on 
independent on-site wastewater treatment, which is a major issue because of potential 
groundwater and drinking water supply well contamination and the fact that on-site wastewater 
treatment systems can be cost-prohibitive to potential developers and a disincentive for capital 
investment in Wyandanch. On-site wastewater treatment also requires compliance with Suffolk 
County Department of Health Services regulatory requirements, which limit the opportunity to 
provide the density necessary for economic development. The nearest public sewer system is the 
Suffolk County Southwest Sewer District #3, operated by the Suffolk County Department of 
Public Works (SCDPW). The provision of public sewer service to downtown Wyandanch is 
critical for implementing the proposed Plan. Funds must be secured to allow for the development 
of public sewer infrastructure in downtown Wyandanch in order to implement the development 
recommendations set forth in this Plan.  

PROPOSED CODES, ORDINANCES, AND AMENDMENTS 

In order to achieve the goals and objectives set forth in the Plan, the Town may adopt new 
zoning districts and rezone the project area to encourage mixed-use and increased density and to 
allow for TOD. Rezoning portions of downtown Wyandanch would facilitate redevelopment and 



2.24.09

Wyandanch Downtown Revitalization Plan
Figure S-15

Intermodal Transit Facility Conceptual Site Plan

N

0 500250
Feet

Vehicle Circulation to Garage
Truck Route
Taxi, Kiss-N-Ride & Shared Parking
Vehicular Garage Access

Public Open Space/Amenities

Mixed Use Development
with Ground Floor Retail



Wyandanch Downtown Revitalization Plan 

 S-26  

revitalization in the core commercial area around the LIRR Wyandanch station and south along 
Straight Path. Encouraging medium and high-density mixed-use development within walking 
distance of the LIRR Wyandanch station is consistent with typical TOD practice. Typical TOD 
strategies place higher density uses closest to the train station, allowing density to decrease 
farther from the station. The proposed rezoning plan is designed to facilitate the redevelopment 
of the project area and, in particular, the strategic sites. The proposed rezoning is intended to 
implement the overall project goals and allow for the proposed land uses described above. 
Building and parking restrictions specific to each proposed zoning district are shown in Table S-
2. 

Table S-2
Building and Parking Restrictions for Proposed Zoning Districts

 

Low- 
Density 

Residential 

Low- 
Density  

Mixed Use 

Medium-
Density  

Mixed Use 

High- 
Density  

Mixed Use Special District 
Sidewalk (min ft) 5 10 10 10 10
Sidewalk (max ft) 15 20 20 20 20
Building height (max ft) 25 25 40 60 60
Lot width (min ft) 18 18  
Area (min sf) 1,700 1,700  
FAR residential (max) 0.5 0.9 2.0 4.0 4.0
FAR commercial (max) - 1.0 2.0 2.0 2.0
Commercial overlay depth1 (ft) - 100-200 100-200 100-200 100-200
Lot coverage (max %) 35 55 60 65 65
Front yard (min ft) 15 5  
Side yard (min ft) 5 8  
# Side yards 2 2  
Total side yard area (min sf) 13 16  
Rear yard (min ft) 30 30  
Off-street parking (per dwelling) 2 1 0.75 0.5 
Off-street parking (per 500 sf retail) - 1 1 1 1
Off-street parking (per 500 sf office) - 1 1 1 1
Off-street parking (per 500 sf institutional) - - - - 1
Notes:     1Commerical overlay depth is defined to avoid intrusion of commercial uses onto residential blocks.  

                   Depth refers to offset from lot line fronting the street.  

 

Following is a summary of the proposed zoning districts designed to achieve the overall project 
goals. The proposed locations of these zoning districts are shown on Figure S-16. 

High-Density Mixed-Use 
(Four-story: Retail, Office, Residential) 

• Allows structures up to four stories plus the potential for limited roof-top development 
(health club, bar, restaurant, nightclub, etc.). 

• Prohibits single-family detached homes. 
• Permits multifamily buildings, including townhomes, condos, and apartments; retail uses; 

office uses; and mixed-use buildings with ground-floor retail uses or service-oriented office 
space, and residential or office uses on the upper floor(s). Retail uses serving both 
commuters and residents are encouraged. Certain qualifying food service and/or 
entertainment uses may be permitted as well. 

• Structures built at or close to lot lines with a high percentage of lot coverage. 
• Maximum height for buildings is 60 feet above grade. 
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• Minimum sidewalk width of 10 feet. Sidewalks may be up to 20 feet wide and may 
accommodate café seating and/or sidewalk vending by permit only. 

• Maximum individual retail/office establishment size permitted is 10,000 square feet, unless 
authorized by special permit. 

High-density mixed-use zoning is proposed for the majority of Site A as well as the portions of 
Sites B, C, and G that are directly adjacent to the railroad tracks.  

Medium-Density Mixed-Use 
(Three-story: Retail, Residential, Office) 

• Building requirements are the same as for the High-Density Mixed-Use District, except as 
follows: 
- Allows structures up to three stories and permitted rooftop uses. 

- Maximum height for buildings is 40 feet above grade.  

The area proposed for medium-density mixed-use zoning is still in close proximity to the LIRR 
station (portions of Site A, B, C, and G). Buildings in this zoning district will front on principal 
arterial streets that are already commercial in nature and are also within easy walking distance of 
the train station. Medium-density mixed-use development at the northern end of Site A will 
serve as an appropriate transition from the residential neighborhood north of the project area to 
the proposed high-density mixed-use zone. Similarly, the medium-density mixed-use zoning 
proposed for portions of the Straight Path corridor south of the LIRR tracks will provide an 
appropriate transition from the high-density mixed-use zone to the north and the low-density 
mixed-use development proposed in the southern portion of the project area. 

Low-Density Mixed-Use 
(Two-story: Retail, Residential) 

• Building requirements are the same as for the High-Density Mixed-Use District, except as 
follows: 
- Allows structures up to two stories and permitted rooftop uses. 

- Maximum height for buildings 25 feet above grade.  

Further from the transit station, this zoning district would comprise portions of the Straight Path 
corridor south of Irving Avenue on Site D, providing a transition from the high- and medium-
density mixed and transportation uses to the north and nearby low-density residential 
development to the south. 

Low-Density Residential 
(Two-story: Residential) 

• Allows residential structures up to two stories. 
• Prohibits single-family detached homes. 
• Permits multifamily buildings, including townhomes, condos, and apartments. 
• Structures built at or close to lot lines with a moderate percentage of lot coverage. 
• Maximum height for buildings 25 feet above grade.  
• Minimum sidewalk width of 5 feet. Maximum sidewalk width of 15 feet.  
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• Retail/office is not permitted under this zoning designation. 
Furthest from the TOD zone, this zoning district is intended to preserve the residential character 
of the existing residential community in and surrounding the southern portion of the project area 
and will support commercial development and economic revitalization downtown. Low-density 
residential development is proposed for the portion of Site D south of Mount Avenue and for 
Site E.  

Special District: Mixed-Use Institutional 
(Four-story: Retail, Office, Institutional) 

• Building requirements are the same as for the High-Density Mixed-Use District, except as 
follows: 
- Permits retail, office, or institutional uses or mixed-use development consisting of 

ground floor retail or institutional use or service-oriented office with institutional or 
office uses on the upper floors. Retail serving both commuters and residents is 
encouraged. Certain qualifying food service uses may be permitted as well. 

Site F, located north of the LIRR tracks at the northwest corner of Straight Path and Merritt 
Avenue, is proposed to be zoned as a Special District. To encourage a concentration of 
institutional uses, it is recommended that the area immediately north of Site F, encompassing the 
existing Town of Babylon Youth Center, be designated as part of the Special District as well.  

Parking 
The provision of an appropriate amount of parking is an essential component of a TOD district.  
In many instances, standard parking requirements result in an oversupply, and may also result in 
a significant increase in the cost to develop TOD sites. Because typical TOD projects have 
shown lower automobile ownership rates, it is possible to reduce the number of parking spaces 
required.  

General Recommendations 

• The Town of Babylon should modify the parking requirements in its existing zoning code to 
encourage and enable the type of development consistent with the intended goals of the 
revitalization plan. 

• The Town should restrict all off-street parking lots or structures to the side or rear of the 
development parcel. None shall front on a public street. 

• The sharing of parking spaces by different land uses, at different times of the day or night 
based on alternate peak demand, should be allowed to count toward fulfillment of parking 
requirements as specified in the zoning code. 

• The issuance or sale of parking credits should be explored as a means of reducing or 
eliminating a developer’s on-site parking requirement. 

• Any changes to the current parking requirements should be revisited after an appropriate 
testing period, in order to see if the new standards meet the intended goals, or require 
modification. 

Following are the recommended parking space requirements for residential, commercial, and 
commuter parking on the sites within the project area. 
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Residential Parking 

It is recommended that the residential parking space requirement remain at two spaces per low-
density, single-family unit, and be reduced to one space per dwelling unit in low-density, mixed-
use zones. In medium-density, mixed-use zones, 0.75 spaces per dwelling unit are 
recommended, and in high-density, mixed-use zones, 0.50 spaces per dwelling unit are 
recommended. Further, it is recommended that the number of total parking spaces per dwelling 
unit in high- and medium-density mixed-use zones be capped at 1.0 when adding additional 
parking capacity based on additional bedrooms. For example, 0.50 parking spaces would be 
required for each one-bedroom apartment in a high-density mixed-use building and only 1.0 
parking space would be required for each two-, three- or four-bedroom apartment constructed in 
a high-density mixed-use building within the TOD core. 

Commercial Parking 

If a 60 percent parking ratio reduction were applied to downtown Wyandanch for commercial 
uses, the parking ratio would be one space for every 375-625 square feet of commercial space. 
Considering Wyandanch’s current parking surplus, this reduced parking requirement may be 
successful, particularly if the Town is successful in encouraging shared parking strategies as 
described above. 

Commuter Parking 

The Town is currently exploring the feasibility of accommodating commuter parking at the 
LIRR Wyandanch station in a new parking garage with a capacity of up to 2,000 vehicles, as 
part of the proposed Intermodal Transit Facility. The LIRR anticipates a future demand of 1,447 
(current demand is estimated at approximately 900). The parking surplus in the new garage 
could allow for the issuance of parking credits for new mixed-use developments elsewhere 
within the project area. Also, because park-and-ride commuters will use the garage during very 
predictable periods of time (Monday-Friday, approximately 7 AM to 6 PM), the garage may be 
used as a shared parking resource for certain specific proposed land uses nearby. For example, 
the developer of a new movie theatre across the street from the parking garage could be deemed 
exempt from having to build new parking for his theatre because of the proximity of the parking 
garage based on the knowledge that the theater will be busy and need parking when the garage is 
devoid of commuters (Friday and Saturday nights).  

PROPOSED PROGRAM OF CODE ENFORCEMENT 

The use and development of land within the project area shall be in accordance with the 
regulations set forth in the Town’s zoning ordinance, and any other applicable local, federal, 
State, or County laws regulating the use and development of property in an urban renewal area. 

The Town’s Building Division within the Planning Department issues building permits and 
enforces the Town’s zoning and buildings codes and other local laws and ordinances. In 
addition, other divisions enforce Town codes dealing with the use and development of land. 
These efforts will be continued and intensified where appropriate and possible.  

PROPOSED TIME SCHEDULE 

Table S-3 below is an approximate time schedule for the implementation of this Plan. 
Implementation of the Plan would not commence until completion of the SEQRA process and 
adoption of this Plan by the Town Board. Start and completion dates for all actions, including 
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land acquisition, clearance, disposition of property, redevelopment and rehabilitation, are 
contingent on the availability of state and federal funding sources and of properties sought for 
acquisition and redevelopment. 

It is anticipated that the implementation of this Plan would be carried out in consecutive phases 
or stages, immediately following its adoption. Those phases could be as follows: short term 
(2013) and long term (2020). Moreover, the strategic sites should be prioritized for 
redevelopment, with Site A being the most important, due to its proximity to the train station, 
location at the northern gateway to downtown Wyandanch, and potential to be partially funded 
with FTA grant monies. By focusing redevelopment and urban renewal efforts into separate and 
consecutive phases, the Town Board would be able to ensure that the recommendations put forth 
in this plan are implemented in a manner that is not disruptive to the environment, protects and 
promotes the safety, health, and welfare of the public, and promotes the sound growth and 
development of the project area.  

It is intended that the implementation of recommendations put forth in this Plan will be carried 
out in phases or stages extending over a 12-year period from the adoption of this Plan and will 
be subject to modification or amendment thereto by the Babylon Town Board. 

Table S-3
Recommended Time Schedule

Action  Start Date 
Date of 

Completion 
SEQRA Process November 2008 May 2009 
Notice of Completion of Draft Plan and Submission of Draft Plan to the 
Town Planning Board April 2009 

Planning Board Hearing and Determination  April 2009 May 2009 
Public Comment Period on Draft Plan April 2009 May 2009 
Notice of Completion of Final Plan and Public Comment Period May 2009 
Adoption of Findings Statement on Final Plan May 2009 
Adoption of the Wyandanch Downtown Revitalization Plan June 2009 
Town Board’s Advisory Role to the Building Department as per Section 
503(h) of New York State Article 15 (Urban Renewal Law) June 2009 36 months 

Reuse of Vacant Structures June 2009 2013 
Rehabilitation of Identified Deteriorated Structures June 2009 2013 
Disposition of Land June 2009 2013 
Acquisition of Land June 2009 2013 
Infrastructure and Public Space Improvements June 2009 2020 
Approval of Development Applications June 2009 2020 
Private Development of Underdeveloped or Undeveloped Properties June 2009 2020 

  

F. POTENTIAL IMPACTS OF THE PROPOSED PROJECT 
This Plan analyzes the potential environmental impacts of the proposed project on a range of 
technical analysis areas include land use, zoning, and public policy; infrastructure and energy; 
hazardous materials (brownfield, abandoned, and vacant sites); traffic and transportation; 
socioeconomic conditions; visual character; community and emergency services; cultural 
resources; geology, soils, and topography; water and natural resources; air quality; noise; 
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stormwater; and construction impacts. In order to assess the potential impacts of the proposed 
project, this Plan analyzes a conservative estimated projected redevelopment scenario, which 
was calculated based on market conditions and other conditions expected to be in place by the 
time the proposed Plan would be fully implemented in 2020, should it be approved and 
implemented (see Table S-1, above). 

In addition, this Plan considers the No Action Alternative, as required by law, and one as-of-
right alternative, which would redevelop the area in the absence of zoning changes and the 
implementation of the preliminary site layouts for the project area. Summaries of unavoidable 
adverse impacts, growth inducing aspects of the proposed project, and irreversible and 
irretrievable commitments of resources are also included.  

The proposed project would not be expected to result in significant adverse environmental 
impacts. Site specific review could be performed for planning board or Town Board review for 
any developer proposals that may have the potential for significant adverse environmental 
impacts and that may require additional studies of potential impacts. 

Implementation of the proposed project would be expected to result in numerous beneficial 
impacts for the Town of Babylon and the Wyandanch community, as summarized below.  

LAND USE, ZONING, AND PUBLIC POLICY 

LAND USE 

The proposed project would redevelop vacant and underutilized land and buildings on the 
strategic sites with active, tax-generating uses, such as mixed housing, retail, and commercial 
uses, or community-oriented uses. The proposed land uses area compatible with the existing 
surrounding uses in the project and study areas, such that no significant adverse impacts are 
expected. The proposed project would also serve to eliminate underperforming or inappropriate 
land uses.  

Parks and Open Space  
Overall, there is a dearth of open space resources in the project area; however, the project area is 
primarily non-residential (approximately 85 percent). With the addition of the proposed housing 
units, the project area’s existing and future residents would benefit from an increase in open 
space resources within a radius of ½-mile from the project area. A focus of this project is to 
explore opportunities for creating new open space in the study area. To that end, the Town is 
proposing an expansion of George Sims Veterans Plaza and a new plaza on Site A as part of the 
overall redevelopment and revitalization plan. In addition, the Town is actively researching 
possible connections to other open space areas and parks in the vicinity of the project area for 
the community. For example, the Town of Babylon would like to connect the Wyandanch 
community to the Carlls River watershed, an important local natural resource. Bike and water 
trails are now being investigated for underutilized portions of this open space area. The Town of 
Babylon Wyandanch Park has a direct connection to this open space and may be utilized as an 
access point. The challenge will be to address manmade and natural barriers for bicycle and 
water trails for this important initiative. Additionally, the Town is considering a dedicated bike 
route along Commonwealth Boulevard that would connect to the Town’s Geiger Memorial Park 
on Grand Boulevard just outside the study area and run along the Carlls River south to Belmont 
Lake State Park. With these proposed improvements, it is not expected that the proposed project 
would result in any significant adverse impacts on open space. 
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ZONING 

A revised zoning code including the proposed new zoning districts would allow for mixed-use 
development that is compatible with existing platted lots in Wyandanch, encourages higher 
density and TOD, which is typical of a downtown area. Rezoning portions of downtown 
Wyandanch would facilitate the redevelopment and revitalization in the project area, consistent 
with the intent of the proposed Plan. The proposed rezoning would be expected to result in 
positive impacts including increased local community use of the train station and the resulting 
decreased auto dependence and traffic congestion; create a pleasant, safe, pedestrian-friendly 
environment in the project area that encourages walking and cycling, in addition to transit use; 
concentrate institutional uses in the vicinity of the existing Youth Center, which would promote 
neighborhood pride and identity; create more economically viable retail footprints downtown; 
increase commuter spending in downtown Wyandanch; and provide a range a housing options 
not currently offered in Wyandanch for people of different income levels and at different stages 
of life, thereby accommodating existing residents while attracting new residents to the area. The 
proposed locations of the new zoning districts were chosen specifically to encourage 
development that is compatible with the existing surrounding uses in the project and study areas, 
such that no significant adverse impacts would occur.  

PUBLIC POLICY AFFECTING REDEVELOPMENT OF THE AREA 

The proposed Plan is intended to further the goals and objectives of Wyandanch Rising, such 
that it would be consistent with public policy affecting redevelopment of the area. Consistent 
with the goals and objectives of Wyandanch Rising, the proposed project includes: the adoption 
of an Urban Renewal Plan; encourages the development of mixed-use buildings and the 
redevelopment of vacant buildings; includes a rezoning plan to permit the type of mixed-use 
development proposed; includes measures for improving pedestrian and vehicular safety 
conditions; includes recommendations for landscaping, beautification, and improved street 
design.  

The proposed Plan was also developed alongside other ongoing government-sponsored 
initiatives for downtown Wyandanch, to ensure compatibility with public policy affecting 
redevelopment of the area, including the FTA grant-related Intermodal Transit Facility 
Feasibility Study and the EPA grant-related sewer feasibility study for downtown Wyandanch.  

Finally, the proposed project would offer enhanced community benefits under the Empire Zone 
and HUB Zone programs. Potential new businesses and developers would be informed of these 
programs and the appropriate contacts and would be made aware of federal contract 
announcements. 

INFRASTRUCTURE AND ENERGY 

WATER SUPPLY 

The proposed project is expected to create a demand for potable water that amounts to 
approximately 0.02 percent of the SCWA’s average annual withdrawal (approximately 164 
million gallons per day).1 This relatively small increase is not considered significant and would 
not be expected to have adverse effects on the water supply system.  

                                                      
1  Suffolk County Water Authority, Annual Drinking Water Quality Report, 2006. 
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SCWA indicated in a letter dated September 15, 2008 that the daily domestic demand resulting 
from the proposed project should not be a problem for the utility’s existing facilities. SCWA 
added that four-story buildings may require the installation of internal booster pumps to be 
adequately served. In addition, given the proposed density, SCWA expects that there would need 
to be some improvements to or elimination of dead-end mains to adequately serve the proposed 
project. SCWA also recommends consideration of a public sewer system to treat and better 
control the sanitary waste from the project. With these improvements, no significant adverse 
impacts to the water supply system would be expected to result from the proposed project.  

SANITARY SEWAGE 

The estimated sewage generation is approximately 350,000 gpd, according to information 
received from SCDPW and based on Suffolk County Health Department standards.  

Wyandanch is not connected to a public sewer system. This is a critical factor in the lack of a 
commercially viable downtown and why this issue was being examined in another recently 
completed study while this project progresses. At present, the community depends on 
independent on-site wastewater treatment systems. This raises major issues of potential 
groundwater contamination, and that such on-site systems can be cost-prohibitive to potential 
developers; a disincentive for capital investment in Wyandanch. On-site wastewater treatment 
also requires compliance with Suffolk County Department of Health Services regulatory 
requirements, which limit the opportunity to provide the density necessary for economic 
development.  

The nearest public sewer system is the Suffolk County Southwest Sewer District #3, operated by 
the SCDPW. A 2002 report prepared by SCDPW indicated that four hamlets could be connected 
to the district at a cost of $273 million. Provision of public sewers in Wyandanch would 
facilitate redevelopment of the area and reduce the potential for groundwater contamination 
from existing septic tank-serviced areas. However, according to the same report, it would cost 
$1,500 per home for sewer connection, an amount that could be cost-prohibitive to many 
households, which may hinder a large expansion plan. A letter from SCDPW to the Town 
Supervisor dated August 25, 2008 indicated that the cost estimated in the 2002 report is outdated 
and projected that cost upwards to $3,000 per home per year. This project cost was specific to a 
smaller area that was evaluated using a limited amount of information to develop an 
approximate cost. The immediate need identified for sewer service in the area is along the 
Straight Path corridor, which would be most beneficial for redevelopment and protection of 
groundwater; matching federal funds will be sought for the project. A feasibility study of 
extending the local sewer district infrastructure to Wyandanch was recently completed. One of 
the most important recommendations of this Plan is to implement the recommendations of the 
feasibility study, to allow for public sewer connection in downtown Wyandanch in order to 
accommodate the proposed development scenarios.  

According to Wyandanch Rising, 95 percent of the housing units in Wyandanch use on-site 
systems composed of a septic tank with either a leach field or cesspool to provide wastewater 
treatment. Many small businesses also use septic systems to treat wastewater. According to 
EPA, the functioning life of septic systems is typically 20 years or less. Eighty-five percent of 
the homes in Wyandanch were built before 1980, with over 2000 housing units in Wyandanch 
potentially using sewage treatment systems that have outlived their useful life. Many of the 
original septic systems and cesspools are likely to require rehabilitation or replacement. Failing 
septic systems are a common source of water pollution and a potential public health issue. To 
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avoid pollution, allow greater density, and stimulate economic development, the provision of 
public sewer service along the Straight Path corridor or the installation of modern, efficient on-
site wastewater treatment systems will be necessary. It is noted that connecting to a public sewer 
system is likely to be the least costly option for new construction. 

The mainland portion of the Town of Babylon south of Southern State Parkway1 is located 
within Southwest Sewer District #3 and sanitary wastewater is conveyed to the Bergen Point 
Sewage Treatment Plant (STP) located in West Babylon. This plant has a permitted capacity of 
30.5 million gallons per day (mgd) of wastewater influent. According to the Hamlet Plan, the 
plant is at or near capacity. 

It is assumed that public sewer service would be extended to downtown Wyandanch by 2020 to 
accommodate the proposed development scenario such the proposed project would not result in 
any significant adverse impacts associated with on-site septic systems. With the installation of a 
public sewer system in downtown Wyandanch, there would be a disruption in traffic due to the 
construction, which would most likely involve dewatering activities as well as open trenches and 
also lead to short-term nuisance conditions of noise and dust. However, a Maintenance and 
Protection of Traffic Plan will be prepared for these construction activities. This will include 
temporary changes to traffic flow and control to ensure safe conditions for workers and 
motorists. In terms of construction activities, a Stormwater Pollution Prevention Plan will be 
prepared as well as dust and noise control measures to minimize the impacts of the construction 
activities. Dewatering will be undertaken in accordance with Town of Babylon, New York State 
Department of Environmental Conservation and, if any, County of Suffolk requirements. The 
upgrade of the Bergen Point Wastewater Treatment facility is the subject of a capital project that 
is currently in the engineer report phase and does have funding in 2010 for an expansion. 

SOLID WASTE 

Based on industry standards, the proposed project is expected to generate an estimated 16,602 
pounds (8.3 tons) of solid waste per day.2 Solid waste generated from the proposed project 
would be managed by the Town of Babylon Sanitation Department. Non-putrescible waste 
materials would be recycled in accordance with local recycling ordinances. The relatively small 
amount of waste generated from the proposed action (about 1 percent of the approximately 750 
tons per day of solid waste processed at the Covanta facility that serves the Town of Babylon) is 
not expected to result in any significant adverse impacts to solid waste handling and disposal 
services. 

ENERGY 

Energy service would be obtained from LIPA and National Grid. The proposed project would 
require an extension of existing utility services in the area to provide new electric and gas 
service to the vacant subject sites. Projected energy demand for the proposed developments is 

                                                      
1 Segments of the Southwest Sewer District in Babylon include two areas north of Southern State 
Parkway. One segment runs north along NYS Route 110 into the Town of Huntington for the purpose of 
serving a major business corridor. The other location is a small area just north of the Southern State 
Parkway along NYS Route 231 at North Babylon. 
2 Tcholbanoglous, George, McGraw-Hill Series in Water Resources and Environmental Engineering, 
Integrated Solid Waste Management, 1993. 
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based on loads for heating, ventilation, air conditioning, lighting, and auxiliary equipment, such 
as elevators and pumps. It is estimated that the proposed project would result in an annual 
energy demand of 215,155 million British Thermal Units, equivalent to about 63 million 
kilowatt hours. A letter was sent to LIPA to inquire about the potential for any impacts, but a 
response was not received in time for publication of this Plan. However, it is not expected that 
this additional load would be a problem for LIPA’s existing facilities and any necessary service 
connections would be made. In addition, all applicable proposed projects under the Plan would 
meet the U.S. Green Building Council’s Leadership in Energy and Environmental Design 
(LEED) certification and ENERGY STAR standards, to ensure the development of 
environmentally responsible, energy-efficient buildings. Therefore, no significant adverse 
impacts on infrastructure and energy systems are expected to result from the proposed project. 

BROWNFIELD, ABANDONED, AND VACANT SITES 

Potential impacts from hazardous materials during construction on brownfield, abandoned, and 
vacant sites would be avoided by performing investigation and construction activities in 
accordance with the following protocols:   

• A comprehensive asbestos survey of the areas to be renovated/demolished would be 
conducted that included the sampling of all suspect materials to confirm the presence or 
absence of asbestos. Based on the findings of the survey, any ACMs identified would be 
removed and disposed of in accordance with all federal, state, and local regulations. 
Appropriate engineering controls (e.g., wetting and other dust control measures) to minimize 
asbestos exposure are required to be implemented prior to and throughout 
demolition/renovation. 

• Any renovation or demolition activities with the potential to disturb LBP would be 
performed in accordance with the applicable Occupational Safety and Health Administration 
(OSHA) regulations. If lead-coated surfaces are present, an exposure assessment may be 
needed to determine whether lead exposure would occur during the demolition. If the 
exposure assessment were to indicate the potential to generate airborne dust or fumes with 
lead levels exceeding health-based standards, a higher personal protection equipment 
standard would be employed to counteract the exposure. In all cases, appropriate methods to 
control dust and air monitoring, as required by the appropriate OSHA regulations, would be 
implemented during demolition activities. 

• If disposal of electrical or hydraulic equipment is required, all federal and state requirements 
relating to PCBs would be followed. Suspected PCB-containing equipment (e.g., 
transformers, electrical feeder cables, hydraulic equipment, and fluorescent light ballasts) 
may need to be surveyed and evaluated prior to building demolition or utility relocation. 
PCB-containing equipment that would be disturbed by the work would be removed and 
disposed of in accordance with applicable federal, state, and local regulations. Unless 
suspected PCB-containing equipment is labeled to be “non-PCB,” it must be tested or 
assumed to be PCB-containing and disposed of at properly licensed facilities. 

• A subsurface investigation (Phase II Environmental Site Assessment) may be performed at 
the strategic brownfield sites for which site assessment funding is granted. Based on the 
findings of the subsurface investigations, appropriate design measures, such as vapor 
intrusion mitigation, contaminated materials management (to include excavation, hauling, 
and disposal), storage tank closure, and worker and community health and safety 
monitoring, would be implemented to address any contamination identified. Detailed 
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procedures would be incorporated into the proposed project’s construction documents 
specific to the proposed development to govern testing and development of and adherence to 
appropriate procedures for petroleum tank removal, excavation, stockpiling, loading, and 
other activities that would entail subsurface disturbance. Preventive measures would be 
undertaken to protect the safety of the public, community residents, and construction 
workers, as well as the larger environment.  

These measures to mitigate impact would be conducted in compliance with all applicable laws 
and regulations and would conform to appropriate engineering practices. 

TRAFFIC 

The results of the traffic analysis indicate that modifications associated with the proposed project 
would enhance multimodal travel opportunities, while accommodating increased traffic volumes 
and allowing additional retail, office, residential, and improved economic development in the 
area. 

PARKING 

The proposed Intermodal Transit Facility, which is being studied alongside the proposed project, 
would have 2,023 parking spaces, which would provide more than enough capacity to 
accommodate the projected commuter demand of 1,447 vehicles in the future with the proposed 
project. 

TRANSIT 

To enhance the experience of utilizing public transportation, the Intermodal Transit Facility 
would improve passenger ease and convenience by: 

• Coordinating a new comprehensive system of wayfinding signage that would create clear 
paths to and from nearby train station and parking garage 

• Implementing an enhancement program that would create distinctive and attractive bus 
passenger waiting shelters at the new bus stops on Straight Path 

• Creating a link for pedestrians and bicycles over the railroad tracks to the new Intermodal 
Transit Facility.  

SOCIOECONOMIC CONDITIONS 

The proposed project would to spur positive trends in the study area and to attract investment to 
the area, which would bring increased tax revenue, job and shopping opportunities, housing 
options, improved aesthetics, and enhanced pedestrian and traffic safety.  

The proposed project would result in the investment of significant private capital into the local 
and regional economy. It is estimated that the proposed project would introduce up to 962 
employees to the project area, including retail/commercial, office, and institutional workers, in 
addition to any construction-related jobs. The proposed project would also indirectly result in 
additional employment opportunities for local tradesmen and service companies. 

During construction, the proposed project would result in positive economic effects including 
new employment within the region. Constructing the project would also create tax revenues for 
Suffolk County, the Metropolitan Transportation Authority (MTA), and New York State. These 
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taxes include sales tax, personal income tax, corporate and business taxes, and numerous 
miscellaneous taxes.  

During operation, the proposed project would result in positive tax benefits for the State, 
County, Town, and local taxing jurisdictions. Future property tax revenues generated by the 
proposed project would be determined by the local tax assessor. Moreover, new 
retail/commercial uses would generate sales tax revenue, allocated to Suffolk County (4.25 
percent), MTA (0.375 percent), and New York State (4 percent). The proposed project would 
also result in increased revenue for the Town from the introduction of metered parking or parking 
fees.  

ADDITIONAL FISCAL AND SOCIAL BENEFITS 

The proposed project would result in new ownership and improved use of the strategic sites, 
which would increase diversity and stimulate growth in the local economy. The new 
developments would attract business from within the community and encourage Wyandanch 
residents to spend their dollars in their own community, rather than shopping outside the 
community as they currently do. 

In addition to benefiting the local economy, the proposed project could potentially enhance 
quality of life in the local community. The proposed project is expected to encourage the 
development of aesthetically pleasing, safe, community- and transit-oriented uses. The proposed 
development scenarios include a central location for community resources including youth and 
health services. The proposed project would also include a range of housing options not 
currently offered in Wyandanch and could offer an alternative to those currently living in 
overcrowded or unaffordable homes. The proposed project’s TOD component could potentially 
reduce the need for some residents to commute by car, thus resulting in reduced traffic 
congestion in the area. Mixed-use development also creates walkable communities. As explained 
above, the proposed project would create positive employment opportunities for residents of 
various socioeconomic strata. Therefore, the proposed project is expected to have positive 
impacts on the local economy and community in terms of fiscal and social benefits, and no 
potentially significant adverse effects are expected.  

VISUAL CHARACTER 

The proposed project would serve to alleviate adverse visual conditions while strengthening 
some of the area’s positive visual aspects, such as uniform lampposts and planters and a brick 
walkway along portions of Straight Path that contribute to a sense of place and give the area a 
“Main Street” feel. The planted island at the corner of Straight Path and S. 21st Street would 
remain, which acts as a visual gateway to the core of the downtown area around the LIRR 
station. At the same time, the proposed project would create new visual gateways at the northern 
and southern ends of the project area. The high-density mixed-use TOD core around the LIRR 
station, including the proposed Intermodal Transit Facility, would mark the entrance to the 
downtown core from the north. At the southern end of the project area, new low-density 
residential uses would replace the existing unsightly industrial uses on Site E and be more 
compatible with the existing surrounding residential uses. Moreover, the proposed project 
includes a number of recommendations to improve visual conditions in the project area 
including recommendations for condensed parking areas; redevelopment of vacant lots and 
vacant or deteriorating buildings; uniform streetscape elements including zero lot line buildings, 
streetlights and signs, sufficient waste receptacles, minimum sidewalk widths, and facades; 
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design standards that address line of sight issues and encourage building clarity, unity, and 
coherence; improved aesthetics and connectivity; new public open space; and beautification 
projects. Therefore, the proposed project is not expected to result in any significant adverse 
visual impacts. 

COMMUNITY AND EMERGENCY SERVICES 

The proposed project is not expected to create an adverse burden on community and emergency 
services, including schools. The determination of no potential significant adverse impacts was 
based on information contained in the responses received from relevant agencies providing 
services in the project area, as well as a review of state and national standards regarding police, 
fire, and emergency medical services.  

New tax dollars from the proposed project would add much needed revenue to the school 
district. Overall, the proposed project is expected to have positive benefits on the school district 
and no significant adverse impacts would be expected.  

The proposed project’s potential direct effects on community services include the potential 
relocation of the Martin Luther King, Jr. Community Health Center and Wyandanch Head Start 
facilities to Site F, adjacent to the existing Youth Center, thereby creating a centralized, safe, 
location for community facilities that could serve to establish pride and a sense of place in the 
community. Such relocation is considered a positive impact and the Town would work with 
these institutions to facilitate their relocation to Site F.  

CULTURAL RESOURCES 

HISTORIC RESOURCES 

Since there are no known or eligible historic resources within the Area of Potential Effect 
(APE), no significant adverse impacts to historic resources are expected to result from the 
proposed project. 

ARCHAEOLOGICAL RESOURCES 

Although a portion of the project area is located within an archeo-sensitive area, SHPO has 
determined that the proposed project will have no impact on cultural resources, including 
archaeological resources. 

GEOLOGY, SOILS, AND TOPOGRAPHY 

The proposed project would not result in significant adverse impacts to geology, soils, and 
topography. To minimize erosion during construction, developers would adhere to the New York 
State Standards and Specifications for Erosion and Sediment Control (August 2005), to control 
erosion and stabilize the soil. An erosion and sediment control plan would need to be prepared 
by individual developers as part of a Stormwater Pollution Prevention Plan (SWPPP) prior to 
construction on sites greater than 1 acre, as required by the NYSDEC. Post-construction 
measures to control stormwater runoff from the strategic sites would also be employed. 

WATER AND NATURAL RESOURCES 

With the extension of public sewer service to the project area, the potential for groundwater 
contamination from failing septic systems would be eliminated. 
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As discussed above, during construction, developers would adhere to the New York State 
Standards and Specification for Erosion and Sediment Control. The SWPPP would also be 
subject to review by the Town of Babylon’s Planning and Development Department. During 
operation, stormwater management practices would be selected and implemented in accordance 
with New York State regulations. As such, no significant adverse impacts to water resources 
would be expected to result from the proposed project.  

The proposed project will seek to identify ways to increase and improve the quality and quantity 
of vegetative plantings in the project area and will preserve or improve any existing substantial 
manicured areas on parcels within the project area, including the Town of Babylon Youth Center 
on Andrews Avenue, the Wyandanch Fire Department on Straight Path, and the traffic island at 
the northeast corner of Straight Path and S. 21st Street. Trees will continue to line the east and 
west sides of Straight Path. Trees, parks, wetlands, and other examples of natural resources and 
open space in the surrounding study area would be unaffected by the proposed project.  

Because of the area’s developed nature, mammals likely to utilize the project area are those 
more tolerant of habitat disturbance and would continue to be present in the project area once the 
proposed project is fully operational. Reptiles and amphibians requiring wetlands and aquatic 
resources for a large percentage of their life cycle are unlikely to occur in the project area. Birds 
potentially known to occur within the project area would be unlikely to be affected by the 
proposed project since the project area provides little if any avian habitat. Most of the 
endangered and threatened species found to occur in Suffolk County do not occur in the hamlet 
of Wyandanch because of the area’s highly developed or built nature and lack of saltwater or 
coastal water bodies. Moreover, rare species and ecological communities known to occur in the 
Town of Babylon or the larger study area are highly unlikely to nearly impossible to be found in 
the project area, because of its developed nature. Therefore, the proposed project would not be 
expected to result in significant adverse impacts to natural resources.  

AIR QUALITY 

MOBILE SOURCES 

The area roadway intersections were reviewed based on NYSDOT’s Environmental Procedures 
Manual (January 2001) criteria for determining locations that may warrant a carbon monoxide 
(CO) microscale air quality analysis. The screening analysis examined the level-of-service 
(LOS) and projected volume increases by intersection approach based on the traffic analysis. As 
described below, the results of the screening analysis show that none of the two project-affected 
signalized intersections would require a detailed microscale air quality analysis. 

CONSISTENCY WITH THE NEW YORK STATE AIR QUALITY IMPLEMENTATION PLAN 

The proposed project is not expected to cause any new violations of air quality standards or 
exacerbate any existing violations for the projected 2027 Build condition. Therefore, the 
proposed project would not have a significant adverse impact on local air quality and would be 
considered consistent with the requirements of the New York State Implementation Plan. 

NOISE 

The noise analysis concluded that redevelopment of Strategic Sites A through G would not be 
expected to result in any significant noise impacts. 



Wyandanch Downtown Revitalization Plan 

 S-40  

BUILDING ATTENUATION ANALYSIS FOR PROJECT BUILDINGS 

A building attenuation analysis was performed for the new buildings that are to be constructed as 
part of the proposed actions to determine the appropriate level of building attenuation required to 
provide interior noise levels that would be considered acceptable for each building’s intended 
use.  

Newly constructed buildings in Strategic Sites A through G would be required to include both 
double-glazed windows and some type of an alternate means of ventilation (e.g., central air-
conditioning, window air-conditioning units, etc.). For building façades where 25 dBA or less of 
attenuation is recommended, well sealed and properly fitted double-glazed windows in 
conjunction with at least window air-conditioning units would be expected to provide sufficient 
attenuation. In general, for all façades in the project area a minimum of 20 to 25 dBA of 
attenuation is recommended.  

With these design measures, the window/wall attenuation at newly constructed buildings on 
Strategic Sites A through G would be expected to be sufficient to achieve acceptable interior 
noise levels for each building’s intended use. 

MECHANICAL SYSTEMS 

Design and specifications for mechanical equipment, such as heating, ventilation, and air 
conditioning, and elevator motors have not yet been developed. This equipment would be 
designed to incorporate sufficient noise reduction devices to comply with applicable noise 
regulations and standards, and to ensure that this equipment does not result in any significant 
increases in noise levels by itself or cumulatively with other project noise sources.  

STORMWATER 

As discussed above, developers would be required to adhere to a SWPPP developed pursuant to 
NYSDEC regulations. Stormwater management practices would be selected and implemented in 
accordance with the applicable New York State standards and regulations, during and post-
construction. The SWPPP would also be subject to review by the Town of Babylon’s Planning 
and Development Department. 

Maintenance of permanent stormwater management controls and drainage structures would be 
performed by the owner/operator upon completion of construction activities.  

In addition, the proposed project would comply with all local, state, and federal requirements 
related to stormwater management. Therefore, no significant adverse impacts related to 
stormwater runoff are expected to result from the proposed project.  

CONSTRUCTION IMPACTS 

It is not expected that the Wyandanch Downtown Revitalization Plan would result in any 
significant construction impacts in the study area. Construction impacts are temporary, are not 
considered significant, and would end once construction is complete. Moreover, certain 
construction techniques (such as erosion and sediment control practices) would be employed to 
minimize the adverse effects of construction.  

As discussed above, construction of the project would create direct construction employment 
opportunities, and resulting wages and salaries. In addition to direct employment, construction of 
the project would create additional jobs off-site in Suffolk County and in the broader New York 
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State economy. Constructing the project would also create additional non-property related tax 
revenues for Suffolk County, the MTA, and New York State. In addition, the Town, County, and 
local taxing jurisdictions would receive additional property taxes, once construction is complete.   

PROJECT ALTERNATIVES 

NO ACTION ALTERNATIVE 

The No Action Alternative assumes no actions are taken by the Town and that the proposed plan 
would not be implemented. The No Action Alternative represents a projected future condition in 
2020, or the year that the proposed plan would be expected to be implemented, should it be 
adopted. With the No Action Alternative, existing conditions in the project area in terms of a 
relatively high number of vacant parcels, limited new development, economic stagnation, 
pedestrian and traffic safety concerns, and the presence of brownfields would continue. 
Conversely, many the benefits anticipated to result from the proposed project including new tax-
generating uses, a more diverse housing stock, new retail opportunities, improved visual 
character, opportunities for community gathering, traffic and pedestrian safety improvements, 
and significant public investment would not be realized.  

AS-OF-RIGHT ALTERNATIVE 

The As-of-Right Alternative assumes that the proposed plan would not be implemented and that 
future development, including but not limited to development of existing vacant lots and/or 
reuse of existing buildings, would occur in a manner that is consistent with current zoning. The 
As-of-Right Alternative assumes full build-out of the project area.  

Environmental Impact Analysis 
Where potential impacts from the As-of-Right Alternative would differ from those of the 
proposed project, they are summarized below.  

Land Use, Zoning, and Public Policy 

It is expected that development would occur in a manner that does not encourage high- and 
medium-density mixed uses; does not create a uniform streetscape; does not create a local 
resident permit parking system; does not address transportation concerns and infrastructure-
related issues; does not promote the revitalization of brownfields; and that is not consistent with 
the public goals outlined in Wyandanch Rising. It is expected that under the As-of-Right 
Alternative, development would occur in a haphazard manner, and therefore potentially have a 
significant adverse impact on land use in the project area.  

In the As-of-Right Alternative, it is expected that the existing zoning districts would remain. 
Nonconforming uses, such as nonconforming churches and certain industrial uses, would not be 
phased out. The small size of certain commercial lots in Wyandanch combined with restrictive 
commercial zoning would continue to limit the types of uses that could be developed in the 
project area, thereby limiting the full reuse and tax-generating potential of these lots.     

Socioeconomic Conditions 

In the As-of-Right Alternative, similar to the No Action Alternative, there would be relatively 
little change in demographics or housing types for the area, although the population and number 
of housing units would be expected to increase. Single-family homes would continue to make up 
the bulk of the housing stock in Wyandanch; home-ownership rates would remain relatively low; 
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and while home prices would remain relatively inexpensive, it is expected that home ownership 
would remain out of reach for many of the Wyandanch’s residents, given that the community’s 
median household income would be expected to remain relatively low and the unemployment 
rate would be expected to remain relatively high. 

Retail Trade Area stores would continue to capture a relatively low percentage of the existing 
expenditure potential, and Wyandanch residents would continue to shop primarily outside of the 
project area. The composition of retail stores in the area would also not be expected to change 
drastically. 

Wyandanch’s industrial market would be expected to remain strong; the office market would 
remain relatively nonexistent.  

Property taxes generated in the As-of-Right Alternative would be expected to increase 
substantially over those currently collected; however, the expected increase in tax revenue would 
not be as much as with the proposed plan because the current restrictive commercial zoning and 
small, irregularly shaped tax lots would remain, which are unappealing to developers who 
typically seek large areas for redevelopment with high tax-generating uses.  

Water and Natural Resources 

In the As-of-Right Alternative, as compared with the proposed plan, there would be no locally 
adopted plan for encouraging the expansion of public sewer services to downtown Wyandanch, 
and potential funding under the BOA Program to provide for such services would not be 
possible. 

Visual Character 

The As-of-Right Alternative could have a significant adverse impact on the existing visual 
character of the community, since improvements to visual character in the community 
anticipated with implementation of the proposed plan would not be realized with the As-of-Right 
Alternative. For example, development would occur absent any enforced policies to establish 
uniform façade design or zero lot line setbacks. The absence of the required vegetative buffers 
between industrial areas and adjacent residential uses would continue to create unsightly views 
for neighbors and the general public.  

Community and Emergency Services 

The As-of-Right Alternative could significantly affect community facilities or emergency 
services within the study area. Constraints to development would prevent the project area from 
realizing on its full potential tax base, including school taxes. Although property tax revenue 
would increase, the increase in revenues would be expected to be less than with the proposed 
plan, given that land assembly would be unlikely and commercial zoning would remain 
restrictive given the existing size and configuration of vacant parcels. The Wyandanch UFSD’s 
negative fiscal trend would be expected to continue, and the school district would not receive the 
additional tax revenue that would be expected from the proposed plan, for which there is a 
demonstrated need.     

Traffic 

In the As-of-Right Alternative, build out under current zoning would occur without 
improvements to parking, roadways, public transportation, and pedestrian amenities. The 
projected new development would be expected to have a significant adverse impact on traffic 
conditions in the study area, since an area-wide plan to improve traffic conditions and mitigate 



Executive Summary 

 S-43  

the adverse effects of new development would not be in place. Without improvements necessary 
to accommodate new development, the transportation and parking conditions in the project area 
would decline and the existing congestion, deficiencies, and safety concerns would continue. 
Moreover, the existing high concentration of free, unrestricted parking in downtown Wyandanch 
would continue, impeding any potential for increased tax revenue for the Town from the 
provision of public parking services. The new development would also be expected to create 
competition for parking between area residents, visitors, business owners, and employees with 
out-of-town commuters, potentially creating a significant adverse impact on parking in the area. 

Air Quality and Noise 

The As-of-Right Alternative could result in increase air and noise emissions from the increase 
traffic expected with new development, although these changes to air quality and noise 
conditions would not be expected to be significant given the already high levels of traffic in the 
area. 

Hazardous Materials 

In the As-of-Right Alternative, the Town would not receive the appropriate funding under the 
BOA Program to conduct Site Assessments for potentially contaminated properties on the 
Strategic Sites. Potential new development would continue to be limited by the real or perceived 
environmental contamination on the Strategic Sites.  

Stormwater 

The As-of-Right Alternative could result in significant adverse impacts related to stormwater. 
Significant drainage issues observed in the project area would be expected to continue, which 
has implications for potential groundwater contamination, since there would be no area-wide 
plan in place to limit stormwater runoff in the project area from new development. New 
development would be subject to applicable federal and local stormwater regulations designed to 
manage stormwater. 

Infrastructure and Energy 

In the As-of-Right Alternative it is expected that demands on infrastructure, including water 
supply, sewer/sanitary systems, and solid waste services, and energy would increase over the 
existing condition such that there could be significant impacts. As discussed above, there would 
be a strong need for sewers in downtown Wyandanch in the future with or without the proposed 
project. 

UNAVOIDABLE ADVERSE IMPACTS 

The proposed project would not result in unavoidable significant adverse environmental impacts.  

GROWTH INDUCING ASPECTS 

The proposed plan would encourage the redevelopment and revitalization of downtown 
Wyandanch that would not otherwise be expected in the absence of the proposed project. As 
such, the proposed project could induce new growth in the study area by attracting new 
businesses and residents once the market is able to accommodate new growth. However, the 
proposed project and any potential secondary development would also be dependent upon new 
infrastructure capacity to support it. Without the expansion of public sewer service to downtown 
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Wyandanch, secondary growth may not be possible. Moreover, the level of future development 
in the study area is controlled by the Town of Babylon under the current and any future zoning. 

ENERGY USE AND CONSERVATION 

As discussed below, the proposed plan would require energy in the form of gas and electricity 
consumed during construction and operation of the proposed developments. However, the 
proposed plan would not have an adverse effect on the distribution, generation, and maintenance 
of existing energy facilities. 

IRREVERSIBLE AND IRRETRIEVABLE COMMITMENT OF RESOURCES 

There are a number of resources, both natural and built, that would be expended in the 
construction and operation of the proposed developments. These resources include the materials 
used in construction (e.g. glass, wood, metal, plastics, etc.); energy in the form of gas and 
electricity consumed during construction and operation of the proposed developments; and the 
human effort (time and labor) required to develop, construct, and operate various components of 
the proposed plan. They are considered irretrievably committed because their reuse for some 
purpose other than the proposed project would be highly unlikely. 

The project would not require a significant commitment of existing natural resources on the 
potential development sites in the form of vegetative cover, since the project area is composed of 
over 80 percent impervious coverage. The vegetative community featured within the project area 
is not of special concern for the ecological well-being of this area of the hamlet or the region, 
and it is not expected that the proposed project would pose a significant adverse impact to the 
natural flora or fauna resources on or in close proximity to the project area. 

These commitments of land and human resources and materials should be weighed against the 
public purpose and need for the proposed project to promote redevelopment and revitalization in 
downtown Wyandanch to stimulate the economy and provide a better quality of life for existing 
and future residents. 

MITIGATION 

When significant impacts are disclosed, SEQRA requires an analysis of mitigation. For each 
significant impact, feasible mitigation (e.g. measures to mitigate potential impacts on rare or 
endangered plant or animal species, water quality protection measures, etc.) should be examined. 
When there is no reasonable feasible mitigation, these impacts are disclosed as unavoidable 
adverse impacts.  

As discussed above, the proposed project would not be expected to result in significant adverse 
environmental impacts. In addition, site specific review could be performed for planning board 
or Town Board review for any developer proposals that may have the potential for significant 
adverse environmental impacts and that may require additional studies of groundwater or surface 
water impacts and natural resources, for example. 
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G. REGULATORY FRAMEWORK 

DISCRETIONARY ACTIONS, PERMITS, AND APPROVALS 

Since the proposed project involves multiple actions, many levels of review, comment, and 
approvals are required before the actions can take place. As previously discussed, the proposed 
project involves adoption of an Urban Renewal Plan and Nomination and preparation and 
acceptance of a Draft and Final GEIS by the Town Board of The Town of Babylon, acting as lead 
agency under SEQRA. Other discretionary actions, permits, and approvals are discussed below. 

The proposed project includes recommended changes to the Town’s current zoning code 
(Chapter 213, “Zoning,” of the Code of the Town of Babylon) and a preliminary site layout with 
design standards. Such zoning changes would require approval by the Town Board and are 
subject to review by the Planning Board and the Architectural Review Board, pursuant to Article 
IV of the zoning code. Further, any proposed changes to land use regulations, whether included 
in the Town’s zoning code or otherwise, must be approved by the Town Board through adoption 
of local law in accordance with Chapter 215, “Adoption of Land Use Regulations.” Any 
proposed variances or permissive uses would require approval by the Board of Appeals in 
accordance with Article II of the zoning code. New or modified buildings require a permit 
and/or certificate of occupancy from the Town’s Building Inspector pursuant to Article III of the 
zoning code. Prior to the issuance of building permits, proposed site plans are subject to review 
and must be approved by the Planning Board, in accordance with Chapter 186, “Site Plan 
Review,” of the Town Code. New or substantially modified residential buildings are subject to 
architectural review by the Planning Board in accordance with Article II of Chapter 186. 
Moreover, the entire action is subject to the Town of Babylon Environmental Quality Review 
Act in accordance with Chapter 114, “Environmental Quality Review.” To this end, the 
requirements under Chapter 114 have been satisfied by the proposed project’s environmental 
review under SEQRA. In addition, all land development activities, other than those expressly 
exempt, are subject to the requirements set forth in Chapter 198, “Stormwater Management and 
Erosion and Sediment Control,” which includes review by the Planning and Development 
Department of all stormwater pollution prevention plans (SWPPP) to ensure compliance with 
the requirements set forth in the chapter.  

Actions, permits, and approvals required for the proposed project from agencies outside of the 
Town include a State Pollutant Discharge Elimination System (SPDES) General Permit for 
Stormwater Discharges from Construction Activity (Permit No. GP-02-01) from NYSDEC, and 
authorization from the Suffolk County Water Authority (SCWA) to connect to the water supply 
system. A permit would also be required from the Suffolk County Department of Public Works 
(SCDPW) to allow for sewer connections, assuming that the Southwest Sewer District No. 3 
would be extended to downtown Wyandanch to accommodate the proposed development. The 
proposed project is also subject to review by SCDPW under Section 239-F of the General 
Municipal Law since many of the development parcels front on County Road 2 (Straight Path). 
In addition, the proposed project warrants review and comment by the New York State Historic 
Preservation Office (SHPO) under the New York State Historic Preservation Act of 1980. 

INVOLVED AGENCIES/PARTIES 

• Town of Babylon Office of Downtown Revitalization 
• Town of Babylon Planning Board 
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• Town of Babylon Board of Appeals 
• Town of Babylon Building Inspector 
• Suffolk County Department of Public Works  
• Suffolk County Water Authority 
• Suffolk County Department of Health 
• New York State Department of Environmental Conservation 
• New York State Department of State 
• New York State Office of Parks, Recreation and Historic Preservation 
• Metropolitan Transportation Authority/Long Island Rail Road 
• Federal Transit Administration 
• U.S. Environmental Protection Agency 

H. METHODOLOGY AND FORMAT 
This document serves as the proposed Urban Renewal Plan, BOA Nomination, and GEIS for the 
proposed project and is intended to comply with all applicable regulations governing the 
preparation of these three elements. In addition to the Executive Summary, this Plan includes 
Chapter 1, “Project Description,” which functions as Section 1, “Project Description and 
Boundary,” of the Nomination and incorporates the requirements of an Urban Renewal Plan 
under Article 15 as well as SEQRA requirements for a concise description of the proposed 
action, its purpose, public need, and benefits, as well as Chapter 2, “Community Participation,” 
Chapter 3, “Existing Conditions and Analysis,” Chapter 4, “Implementation Strategy,” and 
Chapter 5, “Impact Analyses.” Chapter 2 functions as Section 2 of the Nomination, “Public 
Participation Plan and Techniques to Enlist Partners,” by describing the public outreach methods 
and techniques used to ensure public participation throughout the course of preparing the 
Nomination. This chapter also explains how the public participation requirements under SEQRA 
and Article 15 have been met. Chapter 3 provides a thorough description and analysis of existing 
conditions (2007) in the project and study areas, thereby functioning as Section 3 of the 
Nomination, “Analysis of the Proposed Brownfield Opportunity Area.” Chapter 3 considers a 
full range of physical, environmental, and socioeconomic concerns pursuant to 6 NYCRR Part 
617. A summary analysis, findings, and recommendations are provided at the end of Chapter 3 
to provide a segue into Chapter 4, which builds on those findings and recommendations and 
presents specific proposed land uses for the project area, as well as implementation strategies, 
such as zoning amendments, infrastructure improvements, and property acquisitions. Chapter 4 
also outlines a conservative estimated projected redevelopment scenario, which was calculated 
based on market conditions and other conditions expected to be in place by the time the 
proposed Plan would be fully implemented in 2020, should it be approved and implemented. 
Chapter 4 includes a statement of proposed land uses; proposed land acquisition, demolition, and 
removal of structures; proposed acquisition of air rights and concomitant easements or other 
rights of user necessary for the use and development of such air rights; proposed methods or 
techniques of urban renewal; proposed public, semi-public, private, or community facilities or 
utilities; a statement as to proposed new codes and ordinances and amendments to existing codes 
and ordinances as are required or necessary to effectuate the plan; proposed program of code 
enforcement; and a proposed time schedule for the effectuation of such plan. 
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To identify potential impacts, conditions in the future without the project (2020) are compared to 
conditions in the future with the project (2020), or conditions in the future when the project 
would be fully operational were it to be approved and implemented. For this project, conditions 
in the future without the project were assumed to be generally the same as existing conditions, 
except for a few known development projects expected to be in place by 2020. Because of 
ongoing economic stagnation in downtown Wyandanch for at least the last 10 years, it is 
expected that in the absence of the proposed project, vacant parcels in the project area would 
remain undeveloped and vacant or partially vacant buildings would remain unoccupied or 
partially unoccupied and the project area’s substandard or blighted conditions would continue.  

The proposed project’s potential impacts are documented in Chapter 5 pursuant to 6 NYCRR 
Part 617. Mitigation is proposed, as necessary, to reduce or eliminate identified potential 
significant adverse environmental impacts. In addition, Chapter 5 considers the No Action 
Alternative, as required by law, and one as-of-right alternative, which would redevelop the area 
in the absence of zoning changes and the implementation of the preliminary site layouts for the 
project area. Chapter 5 also includes sections that summarize the issues identified in the analyses 
pursuant to section 617.9 (b) (5) of the SEQRA regulations, including unavoidable adverse 
impacts, growth inducing aspects of the proposed project, and irreversible and irretrievable 
commitments of resources. Chapter 6 includes the Response to Comments on the Draft Plan. 
Lastly, a bibliography is included as Chapter 7.  
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Chapter 1:  Project Description 

A. INTRODUCTION 
The Town of Babylon is seeking to facilitate the redevelopment and revitalization of downtown 
Wyandanch. In order to do so, the Town Board of the Town of Babylon proposes multiple 
actions (i.e. the “proposed project”) including the completion and adoption of an Urban Renewal 
Plan for the designated Urban Renewal Area (URA) in downtown Wyandanch (i.e. “the project 
area”), the completion and adoption of a Nomination for the proposed Brownfield Opportunity 
Area (BOA) (the project area) under Step 2 of the State of New York’s Brownfield Opportunity 
Areas Program (i.e. BOA Program), and the preparation and acceptance of a Draft and Final 
Generic Environmental Impact Statement (GEIS). Designation of the BOA by New York State 
would occur subsequent to the proposed project, following successful application to and 
completion of Step 3 of the BOA Program. The proposed project is intended to further the 
implementation of the ongoing community-based redevelopment and revitalization efforts for 
downtown Wyandanch by putting into place the legal mechanisms necessary for local control 
over the area’s development and making financial incentives available to private entities 
undertaking projects consistent with the Urban Renewal Plan and Nomination. The Town is 
taking action to return contaminated, abandoned, underutilized, or vacant properties to active 
use. 

The BOA Program puts participating communities at the forefront of revitalization and urban 
economic development initiatives, especially in distressed communities. It facilitates the 
delivery of State money for area-wide and individual site redevelopment and reinvestment, and 
acts as a catalyst for an area’s physical, social, and economic revitalization. This program blends 
the New York State Department of State’s expertise in working in partnership with various 
interests on community-based planning projects with the New York State Department of 
Environmental Conservation’s expertise in assessing and cleaning up brownfields. 

The State Environmental Quality Review Act (SEQRA) classifies actions according to their 
scope and potential for adverse impacts. The proposed project is considered a Type I Action 
under SEQRA, requiring approvals from the Town of Babylon Town Board, acting as both the 
lead agency and the urban renewal agency. A Type I Action just means it is more likely to 
require an environmental impact statement than other categories.  

The lead sponsor for the Nomination is the Town of Babylon, in partnership with Sustainable 
Long Island (SLI) and the Wyandanch Community Development Corporation (WCDC). The 
Town of Babylon chose to partner specifically with these two organizations because of their 
ongoing involvement in the Wyandanch community. SLI is a regional non-profit organization 
founded in 1998 whose mission is to facilitate sustainable development on Long Island by 
promoting environmental health, social equity, and economic development. SLI was hired by the 
Town of Babylon in 2003 to facilitate a community based planning process which came to be 
known as Wyandanch Rising.  SLI has been active in identifying brownfields on Long Island. 
Another co-sponsor of the Nomination is WCDC. WCDC became an independent organization 
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in 1981 and has been a Certified Community Housing Development Organization (CHDO) in 
the Town of Babylon since 1994 and in the State of New York since 2002. WCDC staff and its 
Board of Directors are members of the Wyandanch community and are active in housing 
initiatives throughout the community. WCDC was a sub-recipient of the Town of Babylon 
Community Development Block Grant. 

This document, entitled “Wyandanch Downtown Revitalization Plan,” was prepared on behalf of 
the Town Board of the Town of Babylon and serves as the proposed Urban Renewal Plan (see 
Appendix J for a complete description of the Urban Renewal Plan), Nomination under the 
State’s BOA Program, and Final GEIS to assess the potential environmental impacts of the 
proposed project. Therefore, the document has been prepared in accordance with Article 15, 
“Urban Renewal,” of the New York State General Municipal Law; New York State’s Brownfield 
Opportunity Areas Program Guidance for Applicants (February 2006); and Article 8 of the New 
York State Environmental Conservation Law and the implementing regulations promulgated in 6 
New York Code of Rules and Regulations (NYCRR) Part 617 by the New York State 
Department of Environmental Conservation (NYSDEC). The Town Board of the Town of 
Babylon is the lead agency for the purpose of SEQRA review for the proposed project. This 
chapter describes the proposed project and establishes the historical, environmental, and 
regulatory context in which it takes place. 

B. STUDY AREA 
The project is regionally located in the hamlet of Wyandanch (i.e. the “study area”), north-
central Town of Babylon, western Suffolk County, Long Island, New York (see Figures S-1 and 
S-2 in the Executive Summary).  

This plan assesses a study area to provide a context for evaluating the proposed project’s 
potential effects on the surrounding area, and for describing the relationship of the project area 
to the surrounding community. The study area, which is shown in Figure S-3 in the Executive 
Summary, is generally bounded by Nicolls Road to the north, Cumberbach Street/Wyandanch 
Avenue to the south, the Carlls River to the east, and Little East Neck Road to the west; and 
includes the project area along the Straight Path (County Road 2) corridor. The study area is 
approximately 961 acres and incorporates about 3,450 tax parcels designated on the Suffolk 
County Tax Map (2006). The study area includes those entire tax parcels that are fully within 
both the Wyandanch/Wheatley Heights zip code boundary (11798) and the Wyandanch UFSD 
boundary, but excludes the community known as Wheatley Heights (generally north of Nicolls 
Road, south of Huntington Town Line, east of Little East Neck Road, and west of the Carlls 
River). 

The project area is defined by a single boundary as both the designated URA and the proposed 
BOA. As shown in Figures S-4 and S-5 in the Executive Summary, the approximately 105-acre 
project area largely comprises the downtown area of Wyandanch hamlet extending 
approximately 300 feet east and west of Straight Path from N. 9th Street on the north to Garrison 
Avenue on the south, and several lots along Long Island Avenue roughly stretching from Elk 
Street on the east to 22nd Street on the west. The project area includes 281 tax lots designated on 
the Suffolk County Tax Map (2006) (see Appendix A). The project area was selected because it 
contains the majority of the hamlet’s potential brownfields and encompasses the central business 
corridor along Straight Path (CR2) and Long Island Avenue, which were the focus of the Hamlet 
Plan and the Wyandanch Rising visioning process.  
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BROWNFIELDS AND OTHER VACANT, ABANDONED, OR UNDERUTILIZED 
SITES 

Figure S-6 in the Executive Summary depicts the location of brownfields and other vacant, 
abandoned, and underutilized lots within the project area, which, within the context of this study, 
are viewed as opportunity clusters. As shown in the figure, the project area includes 226 
identified brownfields, or otherwise vacant, abandoned, or underutilized lots. Most of these are 
located along the Straight Path corridor from N. 9th Street on the north to Garrison Avenue on 
the south. Most of the identified brownfields and other vacant, abandoned, and underutilized lots 
consist of vacant land and both abandoned and occupied blighted buildings, with a history of 
industrial use. 

C. COMMUNITY VISION, GOALS, AND OBJECTIVES 
The need for the proposed project is part of a long history of efforts by the Town and community 
to improve the overall condition of downtown Wyandanch.  

WYANDANCH RISING 

The proposed project originated out of a major community-based revitalization effort called 
Wyandanch Rising.1 Launched in 2002, Wyandanch Rising is a comprehensive and community-
based program for economic revitalization. In June 2003, the Town of Babylon selected SLI to 
work with the Town and the Wyandanch community to develop a visioning plan that would act 
as the hamlet’s comprehensive plan. The process, discussed in more detail in Chapter 2, was 
designed to garner community input through a range of exercises. Over a series of months, 
community stakeholders that represented homeowners, business owners, civic organizations, and 
religious institutions participated in interactive exercises to prepare them for a design weekend 
held June 6-9, 2003 when they would develop their goals for future redevelopment of 
Wyandanch’s downtown. The weekend began with an exercise to identify the community’s 
shared values and priorities. The community identified family and community as its top values, 
followed by safety/security and unity/leadership, among others. As its top priorities, the 
community identified housing upgrades and better schools, followed by economic and sewer 
service improvements, among others.  

From that exercise, the community was guided through an activity to identify the goals and 
objectives for downtown redevelopment. The goals and objectives identified through 
Wyandanch Rising include: 

• Urban Renewal Plan. Adopt an Urban Renewal Plan to leverage state funding for various 
downtown improvement projects. 

• Mixed-Use Buildings. Encourage development of mixed-use buildings, which include both 
a commercial (including retail and office) and residential component, allowing more people 
to live downtown, improving shopping and amenities, and reducing the need for employees 
and business owners to commute to work. 

                                                      
1 Town of Babylon, Town of Babylon Receives Largest LI Brownfields Grant, May 7, 2005, Retrieved on 
November 13, 2006 from the Town of Babylon’s website at www.townofbabylon.com 
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• Vacant Buildings. Redevelop vacant buildings and develop vacant lots with consistent 
building types, strategically located entrances and parking, and utilizing specific site design 
principles. 

• Zoning. Evaluate existing zoning codes to determine if they permit the type of development 
envisioned in Wyandanch Rising.  

• Intersections. Implement engineering measures to correct both pedestrian and vehicular 
safety conditions at the intersection of Long Island Avenue and Straight Path, where the 
complexity of the current railroad crossing presents many dilemmas and opportunities.  

• Crosswalks, Markings, and Signal Heads. Encourage walkers to use designated crossing 
points by marking crosswalks and providing pedestrian signal heads at all signalized 
intersections. Signal timing should automatically provide a walk interval. 

• Landscaping. Prune and care for existing trees and add new trees to create a full canopy and 
provide visual separation between the street and sidewalk. 

• Street Design. Redesign Straight Path to allow for wider sidewalks and bicycle lanes. 

• Sustainability. Incorporate sustainability into all aspects of redevelopment, including 
opportunities for transit-oriented development and smart growth. 

• Housing. Provide for more diverse housing options to accommodate a range of persons and 
incomes.  

• Retail amenities. Provide for a variety of retail uses to support the downtown.  

• Community Facilities. Improve existing community facilities in the area and create a new 
community services hub. 

• Design Improvements. Develop progressive architectural and sustainability design 
guidelines. Incorporate Gateway features at both ends of Straight Path. Institute a façade 
improvement program in connection with the new architectural design guidelines. 

• Public Art. Infuse public art into the redevelopment and revitalization plan. 

• Jobs. Create job opportunities for local residents to participate in the revitalization process. 
During the Design Day, community members used these goals to make specific 
recommendations for improvements along the downtown corridor as well as strategies for 
implementation of those recommendations. The community was unified in its desire for a new 
mix of businesses including a pharmacy and restaurants. Additional recommendations included 
redesign of Straight Path to reduce traffic along the street and enhance the character of the 
community along the street; gateways located at both ends of Straight Path and at the Straight 
Path intersections at Mount and Long Island Avenues; façade improvements; and the need to 
refurbish and revive the vacant properties along Straight Path. 

Other components of Wyandanch Rising’s Action Plan and Straight Path Corridor Concepts 
include creating more sitting places; providing bus stop shelters; creating on-street parking and 
buffer zones; building curb extensions or bulb outs; improving lighting; increasing storefront 
visibility; creating gateways or features in or near the street that greet people as they enter the 
community; and encouraging off-street parking to the side or rear of buildings.  

To help manage the procedural, programmatic, and funding sources that will be required to 
implement the plan, the Town created a new multidisciplinary Office of Downtown 
Revitalization in April 2004 (see Chapter 2 for more information). Subsequently, the 
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Wyandanch Hamlet Plan (Wyandanch Rising) was adopted by the Town Board in 2004.1 As one 
of its top priorities, the Office of Downtown Revitalization is currently working to implement 
the goals and initiatives of Wyandanch Rising.  

In summer 2005, building on the goals and visions set forth in Wyandanch Rising, the Town 
dedicated newly installed lighting along Straight Path, marking a significant milestone in 
Wyandanch’s downtown revitalization initiative to “foster economic development and beautify 
the hamlet of Wyandanch.”2 Other recent Town-implemented Straight Path improvements 
include traffic medians, tree planting, and new waste receptacles and planters. 

BOA PROGRAM GRANT 

In 2007, as part of the overall revitalization effort for downtown Wyandanch, AKRF, on behalf 
of the Town of Babylon, completed a blight study (see Appendix B) and an economic and 
market trends analysis (see Appendix C) for the project area. Those efforts were funded under 
the BOA Program grant, which also funded this Plan that is the subject of this GEIS/Urban 
Renewal Plan/BOA Nomination document. The blight study was conducted to document 
existing conditions in the project area and to support the determination that the project area is 
indeed blighted and in need of urban renewal. The economic and market trends analysis 
documented residential, retail, industrial, and office market trends in the project area and 
identified strategic opportunity clusters of land areas and preliminary redevelopment strategies 
for those locations. Those recommendations serve as the basis for the proposed redevelopment 
and revitalization strategies being put forth in this Plan as part of the proposed Urban Renewal 
Plan and Nomination. The key findings and recommendations associated with each of these 
important planning documents are summarized below. 

BLIGHT STUDY 

An assessment of physical conditions in the project area was undertaken in 2007 to determine if 
the area was substantially “blighted” based on a generally accepted range of factors and 
indicators, including but not limited to: deteriorated or structurally unsound buildings; 
inadequate, unsafe, or unsanitary street conditions; vacant and unsanitary lots; irregularly shaped 
lots; diversity of land ownership making it difficult to assemble properties for redevelopment; 
incompatibility of existing mixture of residential and industrial property; overcrowding in 
residential structures; high incidence of crime; and unhealthy or unsafe environmental 
conditions.  

The 2007 blight study for downtown Wyandanch concluded that the project area clearly meets 
accepted criteria of a blighted area, due to numerous instances of substandard, unsanitary, 
deteriorated or deteriorating conditions within the boundaries of the area, including: 1) a 
significant number of buildings and sidewalks in poor to critical condition, 2) numerous vacant 
lots and/or vacant buildings, 3) substantial accumulation of trash and debris throughout the study 
area, 4) incompatible or underperforming land uses, 5) known or potential environmental 
contamination, 6) high crime, particularly drug-related crime, 7) inadequate or nonexistent sewer 

                                                      
1 Town of Babylon, Town of Babylon Receives Largest LI Brownfields Grant, May 7, 2005, Accessed on 
November 13, 2006 at www.townofbabylon.com 
2 Town of Babylon, Lighting in Wyandanch Sets the Tone for Further Redevelopment, July 12, 2005, 
Accessed on November 13, 2006 at www.townofbabylon.com 
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infrastructure, 8) outdated zoning regulations, 9) diverse property ownership, 8) and hazardous 
traffic conditions, including a high-volume intersection at Straight Path and Acorn Street that 
contributes to a lack of connectivity between the portions of the project area to the north and 
south sides of the LIRR tracks.  

Taken together, these findings indicate that the project area is generally blighted and in need of 
repair, restoration, revitalization, and redevelopment.  

ECONOMIC AND MARKET TRENDS ANALYSIS 

A market analysis was undertaken to test the practicality of implementing the community vision 
and development concepts that were generated during the Wyandanch Rising public outreach 
program. Among the objectives of the market analysis was to identify brownfield sites that were 
strategic to the redevelopment of downtown Wyandanch and to incorporate the mitigation of 
these sites in a plan that would have broader impacts on the revitalization of the project area. 
Concepts such as transit oriented development, mixed-use development, job creation, locally 
owned retail stores, pedestrian friendly streets and sidewalks, and improved public safety were 
all considered in determining strategic sites with the greatest potential to successfully revitalize 
the core of Wyandanch. The key market study findings and recommendations are summarized 
below. 

Residential Development Concepts 
Several factors point to healthy demand for new residential development in Wyandanch, 
including: (a) projected population growth of 4.2 percent in Babylon by 2015, and 9.0 percent by 
2030 from 2005 levels, (b) a large pool of potential buyers and renters within the Residential 
Trade Area1 with comparable household characteristics, (c) strong demand within existing and 
target market segments for a variety of housing types, (d) the relative affordability of housing in 
Wyandanch compared to other communities in the Residential Trade Area, and (e) easy access 
to New York City and throughout Long Island via the LIRR. It is conservatively estimated that 
between 459 and 1,335 new households would likely move to Wyandanch, particularly if new 
residential development provides a greater variety of housing types, such as townhomes or 
condos and rentals.  

The market analysis indicated that there are several sites in the downtown core that would be 
suitable for residential development and at the same time meet the generally accepted parameters 
for transit oriented development, i.e., about a ½-mile walking distance to and from mass transit. 
As recommended in Wyandanch Rising, combining residential with commercial uses could act 
as a catalyst to revitalize Wyandanch’s stagnant retail sector and provide a mechanism to add 
much needed amenities to support residential development in the Straight Path corridor, such as 
shopping, dining, and parking opportunities. Specific strategic locations for this type of 
development are described in detail below in “Strategic Sites.” 

                                                      
1 The Residential Trade Area, as described in AKRF’s Town of Babylon – Wyandanch BOA Nomination 
Economic and Market Trends Analysis (2007), is comprised of the geographic area in which existing 
residents are most likely to consider buying or renting in Wyandanch. The Residential Trade Area 
includes Suffolk County’s Towns of Babylon and Islip, as well as Nassau County’s Town of Hempstead 
and southern portions of the Town of Oyster Bay. 
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Commercial Development Concepts 
The potential for retail, office, and industrial development is strong, as demonstrated by a variety 
of indicators:  

• An analysis of consumer spending patterns indicated that retail merchants in Wyandanch 
and Wheatley Heights are capturing about 38 percent of the household spending power for a 
range of shoppers’ goods and convenience goods, as well as restaurant expenditures.1 In 
other words, the majority of households in the retail trade area are shopping and dining 
outside their neighborhood, primarily in shopping centers in Deer Park, Babylon, East 
Farmingdale, and beyond. The underlying reason for this trend is the lack of a diverse 
selection of quality stores and restaurants. A slight increase in local spending in the 
downtown area by local residents could create a demand for about 50,000 square feet of 
additional retail space. Development of new residential units in the downtown area could 
conservatively increase the demand for new retail space to about 67,000 square feet. Unlike 
other nearby shopping centers that are only accessible by car or bus, much of the potential 
retail development in Wyandanch would be conveniently located near the train station, 
accessible to pedestrians including both residents and commuters. This proximity to transit 
may be an important competitive advantage for Wyandanch’s downtown as the local 
community tries to differentiate its downtown from the large, automobile-centric shopping 
centers that surround the trade area. 

• The office market in Western Suffolk County is performing well, with low vacancy rates, 
particularly for Class B and C office space, and high rents. Although Wyandanch is not 
currently home to any major office buildings, the availability of developable land in close 
proximity to the train station is a key asset. A mixed-use office/residential/retail 
development within walking distance of the station would likely be an attractive product for 
businesses seeking to reduce commutation time and expense for their employees and for 
residents to improve their quality of life by either living or working closer to a railroad 
station.  

• Stores selling convenience and shopping goods, as well as eating and drinking places, are 
found in a variety of store sizes, many of which would be appropriate for Wyandanch’s 
downtown.  

Strategic Sites 
The economic and market trends analysis identified seven potential strategic opportunity clusters 
of land areas that represent Wyandanch’s most immediate revitalization needs and development 
opportunities. The strategic sites were refined following the existing conditions assessment 
conducted for the proposed project. Overall, there would be two distinct opportunities in the 
Straight Path corridor, with larger TOD-oriented commercial and institutional uses to the north 
of the LIRR tracks, including public open space; and mixed residential and commercial uses 
located south of the tracks, including smaller, more traditional downtown retail and 
neighborhood services on the ground floor with residential above. 

                                                      
1 Shoppers goods generally include general merchandise found in variety stores and department stores, 
apparel and accessories, furniture and home furnishings, and miscellaneous goods such as sporting goods, 
jewelry, cameras and photographic equipment, computers, TV’s and other electronics, and toys, among 
others. Convenience goods generally include food and beverages sold in supermarkets and grocery stores, 
prescription and over-the-counter drugs, and other personal items. 
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Factors used to identify strategic redevelopment sites include location, size, capacity for 
redevelopment, blighted or underutilized site conditions, potential to spur additional economic 
development, potential to improve the quality of life or to site new public amenities, owner 
willingness, and adequacy of infrastructure, transportation systems, and utilities. Figure S-7 in 
the Executive Summary depicts the strategic brownfield sites and profiles of each of the sites are 
located in Appendix D. 

Each strategic site is detailed below and is the focus of this Plan. These strategic locations are all 
within the project area, which is the area of Wyandanch that the Town of Babylon is most 
interested in redeveloping. In addition, all of these strategic locations include brownfields, 
making them in particular need of redevelopment and potentially attractive to developers, as 
financial incentives may be made available under the State’s BOA Program. 

The seven strategic sites can be described as follows: 

• Strategic Site A: This is an approximately 19.71-acre site occupying the area at the 
northeastern corner of Straight Path and Acorn Avenue and is viewed as the northern 
gateway into downtown Wyandanch. The site is currently occupied by a mix of blighted or 
underutilized industrial buildings, free surface parking providing roughly 644 spaces, one 
vacant parcel, and a retail shopping center. 

• Strategic Site B: This site, totaling approximately 8.79 acres, includes multiple parcels 
fronting on the west side of Straight Path south of Long Island Avenue, including the Martin 
Luther King Jr. Community Health Center, a vacant Kentucky Fried Chicken, and smaller 
retail uses. Behind those lots between S. 16th and S. 18th Streets is the Weld Built Body Co. 
Inc.—an industrial use—and several residences owned by Weld Built. On the lots between 
S. 18th and S. 19th Streets are two auto repair lots, a bus storage lot, and several vacant 
parcels, as well as one residence in poor condition. 

• Strategic Site C: This approximately 8.65-acres site is bounded by Grand Boulevard to the 
north, Commonwealth Boulevard to the south, Doe Street to the east, and Straight Path to 
the west. The site is generally occupied by vacant or partially vacant retail uses fronting 
Straight Path, with residential uses and vacant land behind. The site also includes a new U.S. 
Post Office on parcels fronting on Straight Path and Commonwealth Drive. 

• Strategic Site D: This site occupies about 8.63 acres generally along Straight Path between 
Irving Place to the north and S. 22nd Street to the south. The lots on this site are generally 
either vacant or represented by underutilized retail uses.  

• Strategic Site E: This 9.13-acre site is located in the southern portion of the project area and 
represents the southern gateway into downtown Wyandanch. The site includes lots fronting 
on Straight Path and along Booker and Garrison Avenues. The lots are generally associated 
with industrial uses including a cement manufacturing plant and oil tank services. 

• Strategic Site F: This is an approximately 3-acre site fronting on Merritt Avenue, just west 
of Straight Path, occupied by vacant or partially vacant or otherwise underutilized retail uses 
and two vacant residences, adjacent to the Town’s Youth Center.  

• Strategic Site G: This site includes about 3 acres fronting on the south side of Long Island 
Avenue, currently occupied by vacant, partially vacant, or otherwise underutilized 
commercial and industrial uses in blighted condition. 
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OTHER PLANNING AND ECONOMIC DEVELOPMENT INITIATIVES 

Several other government agencies have recognized the obstacles to development in Wyandanch 
and are actively supporting the Town’s efforts. For example, the United States Environmental 
Protection Agency (EPA) recently awarded the Town funding for brownfield assessments in 
Wyandanch. The Town also recently received a Federal Transit Administration grant to 
complete a feasibility study for an Intermodal Transit Facility in downtown Wyandanch. The 
study was completed in June 2008 and includes recommendations for traffic and transit 
enhancements, consolidated parking, streetscape improvements, pedestrian and bicycle safety 
features and amenities, and the integration of mixed-use development. In addition, the Town 
Board, in coordination with EPA, awarded funds for assessing the feasibility of extending the 
local sewer district infrastructure to Wyandanch. Currently, Wyandanch is not served by public 
sewers. Rather, sewage is handled by on-site septic systems, a requirement that can be cost-
prohibitive to potential developers and a potential source of groundwater contamination and that 
can limit the density of development allowed in an area. The sewer feasibility study was recently 
completed and one of the most important recommendations of this Plan is to implement the 
recommendations of the feasibility study to allow for public sewer connection in downtown 
Wyandanch in order to accommodate the proposed development scenarios.  

D. PURPOSE AND NEED 
The proposed project, including completion of a BOA Step 2 Nomination, Urban Renewal Plan, 
and GEIS, is intended to further implement the Town’s efforts to redevelop and revitalize 
downtown Wyandanch and the goals of Wyandanch Rising. The proposed project serves to 
guide and expedite redevelopment and revitalization in Wyandanch by providing 
recommendations for future uses in the project area and actions to redevelop strategic locations. 
For example, one of the principal objectives of the project is to take advantage of the TOD 
opportunity presented by the LIRR station in the core of Wyandanch’s downtown. The TOD 
opportunity would not only encourage residential and mixed-use development, but also increase 
the value of property in close proximity to the station. The proposed Urban Renewal Plan and 
Nomination would also serve to return dormant areas to productive use and restore 
environmental quality. 

The need for an Urban Renewal Plan and Nomination for downtown Wyandanch is well 
documented in existing conditions assessments and other reports prepared for all or part of the 
area on behalf of the Town of Babylon, including SLI’s Wyandanch Hamlet Plan (2003), the 
Town’s Pre-Nomination Study, and AKRF’s Wyandanch Blight Study (2007). AKRF’s analysis 
of existing conditions in downtown Wyandanch identified certain tangible and intangible 
conditions of physical blight that demonstrate the need to designate the area as an urban renewal 
area and begin much needed restoration and revitalization of the downtown area. Overall, the 
project area was found to be blighted according to a number of accepted criteria for determining 
blight, including underutilization; poor to critical building, site, or parking conditions; outdated 
zoning; insufficient sewer capacity; environmental contamination; pedestrian safety issues 
related to traffic infrastructure or sidewalk conditions; multiple ownership; and high crime. 
Taken together, these findings indicate that the portion of the hamlet encompassed by the project 
area, including the core commercial district, is blighted and in need of repair, restoration, 
revitalization, and redevelopment.  

The proposed project would serve to alleviate blighted conditions and provide the basis for 
implementation of revitalization and redevelopment strategies. Creating an urban renewal area 
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and adopting an Urban Renewal Plan and Nomination in downtown Wyandanch would provide 
the regulatory capacity to stimulate additional commercial, residential, and mixed-use 
development in the area. State funding could be leveraged to provide public sewer service in 
downtown Wyandanch to accommodate the proposed developments. Brownfields would be 
remediated and redeveloped. A new zoning code would serve to foster redevelopment and 
resurgence of downtown Wyandanch by allowing for mixed uses and greater density. Property 
assemblage would allow for areas large enough to accommodate commercial and residential 
development and attract developers. Pedestrian safety would be enhanced by public or private 
investment in traffic calming methods and other transportation improvements along Straight 
Path. Greater police presence and an active nightlife would serve to keep eyes on the street and 
stimulate a safer environment for Wyandanch residents, business owners, and visitors. 
Redevelopment and revitalization strategies would translate to new businesses and housing 
options, an increase in both property and non-property related tax dollars, the creation of jobs 
from construction and operation of new businesses, and an overall greater quality of life in the 
community. 

E. COMMUNITY AND REGIONAL SETTING 
In this section, information related to land use, socioeconomics, and historical development is 
presented for Wyandanch (i.e. the study area), and compared with data for three reference areas: 
the Town of Babylon, Suffolk County, and Long Island (Nassau and Suffolk Counties 
combined), as appropriate. This section is provided to establish the environmental and historical 
context in which the proposed project takes place. Much of the information provided in this 
section is reinforced in subsequent chapters of this document. All figures depicting existing 
conditions in the study area are included in Chapter 3, “Existing Conditions and Analysis.” 

HISTORICAL DEVELOPMENT 

The hamlet of Wyandanch became an identifiable community in 1842 when the LIRR extended 
its reach into Babylon and Huntington. At the time, the area’s ideal brick-making, sand, and clay 
were found in abundance in the Half Hollow hills and two firms were established that sent their 
products to New York City. The economic ties to the City were established early, but the area 
did not grow substantially until the population and wealth of the metro region shifted towards 
the east after World War II.1  

Historically, Wyandanch has been a center for African-American life on Long Island. The first 
lots in Wyandanch were sold to black families as early as the late 1920s. The original location of 
these lots was near Little East Neck Road and Straight Path south of Patton Avenue. After World 
War II, Wyandanch became an established black community, where African-Americans looking 
to move to Long Island were welcomed in the face of emerging new racially-segregated 
communities.2   

The community grew substantially in the 1950s and 1960s along with the rest of Long Island.3 
However, with the lack of significant commercial or industrial businesses and a relatively poor 

                                                      
1  Sustainable Long Island, Wyandanch Blight Conditions Study, 2004. 
2  Sustainable Long Island, Wyandanch Blight Conditions Study, 2004. 
3  Sustainable Long Island, Wyandanch Blight Conditions Study, 2004. 
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population, there was little property value to be taxed and Wyandanch UFSD became one of the 
poorest on Long Island.1 In the late 1960s, the Wyandanch UFSD was reported to be 
“considerably below state norms.”2 By the mid-1970s the district had nearly $700,000 in debts.3  

Home ownership in Wyandanch has generally been unaffordable for community residents and 
renting has been the norm for several decades. According to SLI’s Wyandanch Blight 
Conditions Study (2004), 47 percent of Wyandanch’s population comprises renters and 50 
percent of homes in Wyandanch are unaffordable to the families that occupy them. As a result of 
unaffordable prices, people living on low incomes often overcrowd residences. The U.S. Census 
Bureau defines severe overcrowding as more than 1.5 persons per room. Based on 2000 Census 
data, roughly 4.1 percent of the homes in the project area and 5.2 percent of homes in 
Wyandanch as a whole had more than 1.5 persons per room, compared with just 1.2 percent in 
Suffolk County and 1.3 percent in the Town of Babylon.  

During the 1970s, the Urban Development Corporation (UDC) fought for affordable housing in 
Wyandanch, but the opposition was too great by those who did not want to grant the UDC the 
power to override local zoning ordinances, and the proposal was defeated.4 During the 1980s, 
increasing numbers of homes in Wyandanch were abandoned by owners who were unemployed 
or unable to afford the costs of maintaining the homes. Some of the houses were boarded up, 
while many became shelter for squatters or crack dealers.5  

Drugs became a serious problem in Wyandanch during the 1980s, as crack dealing occurred on 
the streets or in “crack houses,” which are homes known as places where crack is bought, sold, 
and used in large quantities.6 Suffolk County began demolishing vacant, non-repairable 
buildings identified as crack houses in the late 1980s after several buildings were acquired by the 
County for nonpayment of taxes. Because crack houses are often rented by dealers or their 
associates from private owners who either do not know or do not care how their property is 
being used, the County attempted to compel landlords to evict drug dealers or face fines and 
sanctions. Vacant housing was turned over to the County’s Department of Social Services for 
use by welfare clients, or given to community groups for repair and resale as affordable 
housing.7  

In the late 1980s, the Town of Babylon sponsored a program to build 35 houses, 27 of which 
were in Wyandanch, for first-time homeowners with low and moderate incomes. However, 15 of 
the 35 “lottery” winners surprisingly turned down their chance to buy a three-bedroom home for 
$56,000, citing the area’s reputation for crime, drugs, and poor schools. A New York Times 
article stated that these refusals “illustrate how difficult it can be for a blighted community to 
overcome its reputation and rebuild its neighborhoods,” also mentioning that Wyandanch’s 

                                                      
1 David A. Andelman, Wyandanch Seeks Aid to End School Debt, The New York Times, March 24, 1974. 
2 M.A. Farber, Suburban Schools Face Big-City Problems, The New York Times, September 3, 1968; 
David A. Andelman, Wyandanch Seeks Aid to End School Debt, The New York Times, March 24, 1974. 
3 David A. Andelman, Wyandanch Seeks Aid to End School Debt, The New York Times, March 24, 1974. 
4 Michael Bux, Lobbying for the Land, The New York Times, April 10, 1977. 
5 Stephen Kleege, Homeowners Fight Welfare ‘Dumping,’ The New York Times, December 26, 1982. 
6 Phillip Lutz, Crack Use on Rise in Suburbs, The New York Times, November 13, 1988. 
7 John Rather, Suffolk Seeks to Level Crack Houses, The New York Times, January 22, 1989. 
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students have “some of the lowest test scores in the state.”1 Prostitution was also a problem in 
Wyandanch during the 1980s and 1990s.2 In 1993, a New York Times article highlighted efforts 
to fight the war on the drugs and prostitution in Wyandanch, including condemnation of crack 
houses and increased police presence, but these efforts were slow to stop the problems.3  

In 1994, the Town received a $1.2 million loan commitment under a federal loan guarantee 
program known as Section 108 of the Community Development Block Grant program. With this 
public funding and other private funding sources, the Town was able to renovate buildings and 
turn them over to nonprofit groups to own and manage. Rents were used to pay off loans, with 
surplus income to acquire and renovate other projects.4  

Despite these efforts, in 2000 Wyandanch was ranked by the Suffolk County Planning 
Department as Long Island’s most economically distressed community.5 According to the 
Town’s Pre-Nomination Study, prepared as part of its BOA Program Application to New York 
State in 2005, Wyandanch includes the two poorest census tracts on Long Island and nearly 20 
percent of its residents subsist below the poverty level. The average unemployment rate is 
approximately 10 percent and approximately 14 percent of its residents receive public 
assistance.6 

COMMUNITY SIZE, POPULATION, AND LOCATION 

As discussed above, the study area encompasses nearly the entire hamlet of Wyandanch. 
Wyandanch is located in the north-central portion of the Town of Babylon in western Suffolk 
County, Long Island, New York. Wyandanch is also a census-designated place (CDP). 
According to the U.S. Census Bureau, the CDP has a total area of 4.4 square miles—all land. 
The most recent population for Wyandanch was estimated at 11,269 in 2005, or approximately 5 
percent of the Town of Babylon‘s population and less than 1 percent of the total population of 
Suffolk County and Long Island. 

Wyandanch, the Town of Babylon, and Long Island have all experienced population growth in 
the last 15 years—a trend that is expected to continue until at least 2030. The population in 
Wyandanch experienced a significant jump between 1990 and 2000, when the number of 
residents grew from 8,950 to 10,546—an increase of 17.8 percent. During this period the 
population in Babylon, Suffolk County, and Long Island grew as well, but at more modest rates 
of 4.4, 7.4, and 5.5 percent, respectively. Growth on Long Island has been attributed to net-
international immigration and a leveling out of previously declining household sizes that 
occurred as local residents aged and their children moved away. The number of foreign born 
residents has increased on Long Island since 1970, accounting for 14.4 percent of its residents in 
                                                      
1 Eric Schmitt, Ruin vs. Renewal: When $56,000 Houses Go Begging, The New York Times, January 31, 
1989. 
2 Sarah Lyall, Stung by Prostitution, Town Shames Customers, The New York Times, July 18, 1991. 
3 Peter Marks, Wyandanch Seeks U.S. Help in Fighting Crime, The New York Times, October 7, 1993. 
4 Diana Shaman, Addressing Wyandanch and North Amityville Blight, The New York Times, July 10, 
1994. 
5 Town of Babylon, Town of Babylon Receives Largest LI Brownfields Grant, May 7, 2005, Retrieved on 
on November 13, 2006 from the Town of Babylon’s website at www.townofbabylon.com 
6 Town of Babylon, BOA Pre-Nomination Study, 2005. 
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2000, revealing immigration’s contribution to population growth. The total number of residents 
who moved to Long Island from abroad between 1995 and 2000 is 53,316 or roughly 2 percent 
of the population.  

AGE DISTRIBUTION 

In 2000, the residents of Wyandanch were notably younger than those in the Town of Babylon, 
Suffolk County, and on Long Island as a whole. In fact, in 2000, 36 percent of Wyandanch 
residents were younger than 18 years old, at least 10 percent more than residents in the same age 
bracket in the Town of Babylon and Long Island as a whole. The percentage of the population 
under 18 in Wyandanch was also significantly higher in 2000 than in 1990. Correspondingly, 
Wyandanch had a relatively small elderly (65+) population in 2000 compared with the reference 
areas, with only 6 percent of its population over 65 years of age, compared to about 12 percent 
for the reference areas. Moreover, Wyandanch residents ages 18 to 34, 35 to 49, and 50 to 64 
made up approximately 25, 20, and 13 percent, respectively, of the population of Wyandanch in 
2000. These percentages are not markedly different from the respective proportions of 
individuals in these same age brackets for the reference areas in 2000. 

HOUSEHOLDS 

Reflecting the recent population growth discussed above, the number of households in 
Wyandanch, the Town of Babylon, Suffolk County, and Long Island all increased between 1990 
and 2000. The number of households in Wyandanch increased the most dramatically at 13.8 
percent, while the Town of Babylon and Long Island increased by a more modest 7.1 to 10.5 
percent during the same period. 

At 4.14, the average household size in Wyandanch remained higher than in the reference areas in 
2000. While household size increased in Wyandanch from 4.00 in 1990, the average household 
size in the other areas declined slightly between 1990 and 2000. For example, Babylon’s average 
household size decreased from 3.10 persons per household in 1990 to 3.03 in 2000. The Long 
Island Regional Planning Board reported that, after declines for three decades, household sizes 
are now holding steady, in part due to the influx of young minority groups with their 
accompanying larger household sizes.  

HOUSING UNITS AND TENURE 

Wyandanch, the Town of Babylon, Suffolk County, and Long Island all experienced an increase 
in the number of housing units between 1990 and 2000. Wyandanch had the most growth (17.5 
percent) from 2,362 housing units in 1990 to 2,776 housing units in 2000. The comparable 
reference areas had between 5.7 percent and 8.5 percent growth in the number of housing units 
during the same period. 

Home ownership is less prevalent in Wyandanch compared to the reference areas. While over 
three-quarters of housing units were owner-occupied in 2000 in the Town of Babylon, Suffolk 
County, and Long Island as a whole, just 57.8 percent of units in Wyandanch were owner-
occupied. While the distribution between owner-occupied and renter-occupied units remained 
fairly stable in the reference areas between 1990 and 2000, Wyandanch experienced a 7.2 
percent increase in renter-occupied units. 
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HOUSING UNIT TYPES 

Single-family homes represented the vast majority of housing units in all areas in 1990 and 
2000. In 2000, 87.8 percent of homes in Wyandanch were single-family homes—an increase of 
5.3 percentage points from 82.5 percent in 1990. Between 77.3 and 81.6 percent of homes in the 
other reference areas were single-family homes in 2000. According to the Wyandanch Hamlet 
Plan (Wyandanch Rising) (2003), the median year of construction for homes in Wyandanch is 
1963. The prevalence of Wyandanch’s older homes mimics Nassau County neighborhoods, 
which were largely built in the 1950s and 1960s. However, the report states that 305 single-
family homes were built in Wyandanch from 1990 to 2003 (11 percent of the housing stock) 
because “developers have been purchasing the relative bargains to be found in Wyandanch, 
demolishing existing run-down structures and building new homes.”  

Townhouses are considerably less common in Wyandanch than single-family homes and 
decreased as a percentage of total housing units between 1990 and 2000, from 14.0 to 9.8 
percent. This type of housing was slightly more common in the Town of Babylon as a whole, 
representing 11.5 percent of housing units. Townhouses comprised 8.1 percent of Suffolk 
County’s housing units and 8.8 percent of all units on Long Island. 

Units in medium-scale multifamily buildings (3 to 29 units) are rare in Wyandanch and 
comprised just 2 percent of total housing units in 2000. At roughly 6 percent, the Town of 
Babylon, Suffolk County, and Long Island contained a slightly higher percentage of these types 
of units. Finally, large-scale multifamily buildings are nonexistent in Wyandanch and are also 
uncommon in the other reference areas. Mobile homes, boats, RVs, etc., account for 1 percent or 
less of total housing units in all areas. 

The type of housing unit and the lack of diversity is an extremely important issue when trying to 
stabilize and revitalize an area. The lack of multifamily units places a burden on both the young 
and the old in their search for housing. This project is intended to address this issue. 

BEDROOMS 

The majority of the housing units in all areas have three or more bedrooms. Wyandanch’s share 
of three or more bedroom units in 2000 was the highest (82.6 percent), followed by Long Island 
(73.0 percent), Suffolk County (72.4 percent), and the Town of Babylon (69.9 percent). Between 
1990 and 2000, the share of this type of housing unit in Wyandanch increased by 11.4 
percentage points from 71.2 percent in 1990 to 82.6 percent in 2000, while it remained relatively 
constant in the reference areas. Wyandanch had a notable drop in its share of two-bedroom units 
from 1990 to 2000 (20.9 in 1990 to 10.3 percent in 2000), while the reference areas’ shares 
dropped only slightly. 

HOUSING VALUE 

The majority of owner-occupied housing units in Wyandanch had a value between $100,000 and 
$199,999 (67.0 percent), which was comparable to the Town of Babylon’s share of units in the 
same value range (71.0 percent), though significantly higher than that of Long Island as a whole 
(40.7 percent) and somewhat higher than Suffolk County’s percentage of similar units (52.0 
percent). Wyandanch was notable for its high share of housing units with a value less than 
$100,000 (29.6 percent), while the reference areas had only 4.5 to 6.4 percent of units in this 
range. Conversely, only a small portion of all housing units in Wyandanch was valued above 
$200,000 (3.5 percent), while the share of $200,000+ homes in the Town of Babylon, Suffolk 
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County, and on Long Island as a whole was drastically higher (23.5, 41.6, and 54.8 percent, 
respectively). 

Similarly, at $150,318, the median housing value in Wyandanch was significantly lower than in 
the reference areas where median housing values were all above $200,000.  

MEDIAN CONTRACT RENTS 

In contrast to the wide range of housing values across the geographic areas in 2000, median 
contract rents varied by only $36 from $1,041 in Suffolk County to $1,077 in Wyandanch. After 
adjusting for inflation, rents in all areas decreased between 1990 and 2000. The Town of 
Babylon’s median contract rent had the greatest decrease of 7.4 percent from $1,135 in 1990 to 
$1,051 in 2000, while the median contract rent in Long Island decreased by only 2.9 percent 
from $1,095 in 1990 to $1,063 in 2000. 

INCOME 

At 34.5 percent, the percentage of households earning less than $30,000 is significantly higher in 
Wyandanch than the Town of Babylon, Suffolk County, or Long Island. The prevalence of 
middle income households ($30,000 to $74,999) was more comparable across the geographic 
areas (ranging from 36.5 to 41.5 of residents); however, households in the top two income 
categories were underrepresented in Wyandanch. For example, over a quarter of households in 
the Town of Babylon, Suffolk County, and Long Island had incomes between $75,000 and 
$124,999, while 17.7 percent of households in the Wyandanch had incomes at this level. Further, 
only 6.3 percent of households in Wyandanch had incomes over $125,000, compared with 10.7 
to 18.0 percent in the reference areas. 

Between 1989 and 1999, the median household income decreased in all geographic areas after 
adjusting for inflation. Wyandanch’s median household income had the greatest decrease (12.8 
percent) from $58,168 in 1989 to $50,704 in 1999 (in constant 2006 dollars). In comparison, the 
median household income decreased by 5.9 percent in the Town of Babylon, 1.9 percent in 
Suffolk County, and by 2.2 percent in Long Island as a whole. At $50,704, 1999 median 
household income (in constant 2006 dollars) is lower in Wyandanch compared to the reference 
areas by a considerable margin—32.3 percent lower than the Town of Babylon ($74,893), 37.7 
percent lower than Suffolk County ($81,407), and 40.7 percent lower than the median household 
income on Long Island ($85,511).  

EMPLOYMENT 

According to data provided by the New York State Department of Labor for ZIP code 11798, 
which includes the eastern portion of Wyandanch (east of Little East Neck Road) and Wheatley 
Heights, businesses in “industrial” sectors, such as wholesale trade, construction, and waste 
remediation, have a strong presence in Wyandanch. Between 2000 and 2006, the share of total 
employment from the wholesale trade sector grew from 7.8 to 14.8 percent and the number of 
employees more than tripled. Construction employment also increased from 37 to 59 employees, 
while waste remediation employment increased from 40 to 55 employees. The Other Services 
sector grew from 189 employees in 2000 to 221 employees in 2006, 206 of which were 
employed in the repair and maintenance subsector, likely representing many of the auto-related 
businesses in Wyandanch. During the same period, employment in the Accommodation and 
Food Services sector dropped by over 50 percent and retail employment dropped from 114 to 81 
employees.  
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UNEMPLOYMENT AND LABOR FORCE 

In 1990, unemployment as a percentage of the total number of persons 16 years and over was 
higher in the hamlet of Wyandanch (4.6 percent) than in the Town of Babylon (3.7 percent), 
Suffolk County (3.2 percent), and Long Island (2.9 percent). The percentage of the 16 years and 
over population in the labor force1 ranged from 66 to 68 percent in the four areas, with 
Wyandanch having the lowest rate (66 percent). In 1990, unemployment as a percentage of the 
labor force was higher in the hamlet of Wyandanch (6.9 percent) than in the Town of Babylon 
(5.3 percent), Suffolk County (4.8 percent) and Long Island (4.5 percent).  

In 2000, unemployment as a percentage of the total number of persons 16 years and over was 
also higher in the hamlet of Wyandanch (5.7 percent) than in the Town of Babylon (2.8 percent), 
Suffolk County (2.5 percent), and Long Island (2.8 percent). The percentage of the 16 years and 
over population in the labor force ranged from 64 to 87 percent in the four areas, with 
Wyandanch having the lowest rate (64 percent). In 2000, unemployment as a percentage of the 
labor force was higher in the hamlet of Wyandanch (9.2 percent) than in the Town of Babylon 
(4.4 percent), Suffolk County (3.9 percent), and Long Island (2.8 percent).  

In comparison to the other areas, the hamlet of Wyandanch was the only community that had a 
growth in its unemployment rate, both as a percentage of the labor force as well as a percentage 
of the total population 16 years and older.  

ECONOMIC PROGRAMS 

New York State has awarded an Empire Zone to Suffolk County—25 acres of which is 
designated in Wyandanch. New York State’s Empire Zone program was created to stimulate 
economic growth and create jobs in New York State. Empire Zones are geographically defined 
areas where businesses have access to vacant land, existing industrial and commercial 
infrastructure, skilled labor, and power and water resources. The Empire Zones are particularly 
attractive in that they offer numerous tax incentives for qualifying businesses located within the 
zone. Projects that are regionally important and located within the general vicinity of the Empire 
Zone are also eligible for benefits. The Suffolk County/Town of Riverhead Empire Zone 
received approval in 1998 and was expanded in 2003 to include 25 acres in downtown 
Wyandanch. The Wyandanch “sub zone” includes the retail and light industrial center of the 
community located along the Straight Path corridor near the intersection with Long Island 
Avenue. The entire Wyandanch sub zone is located within the project area.2 (See Chapter 3, 
“Existing Conditions and Analysis,” for a map depicting this zone.) 

Wyandanch (Census Tracts 1224.06 and 1225.01) hamlet is in a historically underutilized 
business zone (HUBZone), an economically distressed area as determined by the U.S. Small 

                                                      
1 As defined by the U.S. Census Bureau, the labor force includes all people classified in the civilian labor 
force, plus members of the U.S. Armed Forces (people on active duty with the United States Army, Air 
Force, Navy, Marine Corps, or Coast Guard). The Civilian Labor Force consists of people classified as 
employed or unemployed. 
2 Sources include: New York State, “Empire Zones,” Retrieved on January 9, 2007 from 
http://www.empire.state.ny.us/Tax_and_Financial_Incentives/Empire_Zones/default.asp; Long Island 
Power Authority, “NY State Empire Zone Benefits,” Retrieved on January 9, 2007 from 
http://www.lipower.org/ecodev/programs.zones.html; Town of Riverhead Empire Zone website at 
http://www.riverheadzone.com/index.html. 
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Business Administration (SBA) using income data from census inputs and unemployment 
information. To qualify for the HUBZone program, a business must be a small business (by SBA 
Standards), be owned and controlled by U.S. Citizens, have its principal office located in a 
HUBZone, and have at least 35 percent of its employees residing in a HUBZone. Qualifying 
small businesses may be eligible for competitive awards, sole source awards, and awards 
through “full and open” competition, after application of a price preference in favor of the 
HUBZone small business. The federal HUBZone program helps to facilitate economic 
revitalization by providing contracting assistance to qualified small businesses located in 
HUBZones, increasing employment opportunities, stimulating capital investment in those areas, 
and creating a “multiplier effect” within the economically distressed area. (See Chapter 3, 
“Existing Conditions and Analysis,” for a map depicting this zone.) 

CURRENT LAND USE (AND PAST TRENDS) 

The earliest settlements on Long Island date back to the 17th century, when European settlers 
began to colonize the region and displace the Native American population. The early settlers 
established whaling and farming communities on the eastern coast of Long Island and by the 
19th century, Long Island became a recognized whaling and farming region. Settlements, in the 
form of towns and villages, formed distinctly and independently of one another. However, by the 
beginning of the 20th century, whaling as a trade disappeared and farming and agriculture began 
to diminish, especially as changes in infrastructure attracted new residents. 

The development of rail lines, an increase in migration, and increasing rates of automobile 
ownership during the early 20th century started Long Island’s transformation from a rural area to 
suburban region, as it exists today. In the 1930s, a Babylon resident and New York State 
Commissioner of Parks, Robert Moses, administered the development of several public 
improvement and infrastructure projects, including the development of parks and parkways 
throughout Long Island. The demand for housing sparked several subdivision projects such as 
the one led by the family-owned building firm Levitt and Sons, in present-day Levittown. These 
types of housing developments replaced open space and farmland.  

The development of Long Island continues to occur in the 21st century, although with less 
intensity, due to the declining amount of undeveloped land. Open space and farmland have, as a 
result of development, become increasingly important commodities to the area’s environmental 
and scenic health. As a result of growing concern and efforts, the amount of land devoted to 
protected parkland and open space has increased, and currently makes up approximately 89,000 
acres throughout the island. Open space, remaining farms, beaches, and historic towns have 
become the focus of local and regional preservation efforts.  

Long Island is currently the most developed suburban area in the New York region. There is 
very little undeveloped land left on Long Island, with the exception of protected open space and 
parkland. The first tract of rural undeveloped land east of New York City is found on the 
William Floyd Parkway, approximately 60 miles from Manhattan. The East End of Long Island 
remains largely undeveloped, relative to the other regions of the island, with an estimated 90,000 
acres of undeveloped land. However, much of this land is unpreserved and therefore subject to 
possible development in the future.  

The Town of Babylon, located in the southwestern most corner of Suffolk County, includes parts 
of the Great South Bay and barrier islands, and is bordered on the south by the Atlantic Ocean. 
The waterfront town was established largely as a residential area with some commercial 
development, a trend that continues today. Industry in the town was historically located in the 
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northern communities including Deer Park, East Farmingdale, and Wyandanch. Today, three 
industrial centers are also located in the northern areas of the Town. The state-operated, 527-acre 
Republic Airport, the State University of New York at Farmingdale, and the Brunswick Hospital 
in Amityville are other major uses located within the Town of Babylon. The barrier islands and 
coastline historically were and continue to be home to resort communities and recreational uses. 

Currently, the hamlet of Wyandanch is characteristic of a bedroom community, with primarily 
residential uses. Residential uses occupy about half of the land area in Wyandanch, of which 
almost all are single-family detached homes. Vacant land makes up the second most common 
use in the area, accounting for approximately ¼ of the total land area. Community facilities, 
including schools, places of worship, emergency services, and other uses also have a strong 
presence in the hamlet. Industrial and commercial uses each occupy less than 10 percent of 
Wyandanch’s total land area. Commercial uses are generally limited to the lots along Straight 
Path, as well as Merritt and Long Island Avenues. Wyandanch’s downtown has a relatively high 
commercial vacancy rate, in comparison to other downtown communities in Suffolk County. 
According to the 2007 Long Island Index, Wyandanch has a commercial vacancy rate of 16 
percent, compared with a 7 percent average commercial vacancy rate for all downtown 
communities in Suffolk County. Industrial uses are present along Wyandanch Avenue, and in the 
area between Patton and Edison Avenues, west of Little East Neck Road. Open space and 
recreation is limited in Wyandanch, and is generally confined to two public parks—Wyandanch 
Town Park on Mount Avenue and Geiger Memorial Park on Grand Boulevard, proximate to the 
Carlls River. 

TRANSPORTATION SYSTEMS 

Long Island is made up of a complicated road network designed to serve travel within as well as 
into and out of the region. During the beginning stages of Long Island’s development, the 
transportation system was built primarily for east-west travel and commutation to and from New 
York City. Since its origination, the transportation infrastructure has evolved to include north-
south travel routes. Significantly greater volumes and more complex travel flows have created 
instances where design capacity is exceeded on major highways such as the Long Island 
Expressway (LIE) and the New York State Parkways, as well as major connector roads, 
particularly during peak hours of use.  

Long Islanders are heavily reliant on automobiles. An assessment of current demand found that 
83 percent of Long Island residents drive to work and, on average, make 3 ½ car trips per day. 
Additionally, two out of every three households own two or more cars. From 1980 through 
2000, the number of motor vehicles registered grew by 19 percent.  

Traffic congestion on Long Island can be attributed to low public transportation ridership as well 
as an inefficient transit system generally geared toward east-west travel needs. Although the 
actual number of people using the public transportation system on Long Island (Metropolitan 
Transit Authority [MTA] Long Island Bus, Suffolk County Transit, and the LIRR) overall has 
risen, the proportion of people who ride to work has not increased significantly from 1990.  

The Town of Babylon is served by public transportation and contains several major state and 
county roads and highways. Private vehicle or automobile usage is the major method of 
transportation used in the Town. Collector roads, which run throughout the Town, link Babylon 
to major arterial roads.  
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The existing road network in the hamlet of Wyandanch provides for easy access to the region’s 
major east-west arterial roads such as the LIE, New York State Southern Parkway, and New 
York State Route 27 (Sunrise Highway). Major north-south roads are also easily accessible, 
including New York State Sagtikos Parkway, Deer Park Avenue, and Broad Hollow Road. 
Within the project area, there are a few major roadways, including: 

• Straight Path, which serves as a major north-south collector road and the hamlet’s primary 
commercial corridor; 

• Long Island Avenue, which intersects with Straight Path and traverses east-west; 

• Grand Boulevard, which stems from Straight Path and extends into the community of Deer 
Park; and 

• Mount Avenue, which traverses north and south, connecting Wyandanch to the community 
of West Babylon. 

Public transportation in the project area is provided by MTA Long Island Bus, Suffolk County 
Transit, and the LIRR. In fact, the LIRR Wyandanch station is located in the downtown 
commercial area. The hamlet is considered to be well served by regular bus and rail service. In 
fact, this creates an opportunity for revitalization by using the transportation hub as a key 
component of the effort. 

Parking lots are mainly located near the intersection of Straight Path and Long Island Avenue, in 
the vicinity of the train station. The lots primarily serve out-of-town LIRR commuters. The 
separate commuter parking lots total almost nine acres combined and provide approximately 980 
spaces.  

INFRASTRUCTURE 

Long Island is generally well served by existing infrastructure and utilities including water 
supply, sewer and stormwater systems, and energy. 

For most of Long Island, electric power and natural gas service are provided by the Long Island 
Power Authority (LIPA) and National Grid.1 Some communities, including the Villages of 
Freeport, Rockville Centre, and Greenport, operate their own electric systems. LIPA and 
National Grid service the Town of Babylon, including the project area. National Grid is the 
largest electric generator in New York State, with approximately 6,650 megawatts of generating 
capacity that provides power to LIPA’s over 1 million customers on Long Island and supplies 
approximately 25 percent of New York City's capacity needs. In addition, National Grid 
provides natural gas service to 3.4 million customers in New York, Massachusetts, New 
Hampshire, and Rhode Island.2 LIPA’s Western Suffolk Division, which includes the project 
area, delivers electricity to nearly 321,000 customers and encompasses 305 square miles of 
service territory. The service territory includes 2,718 miles of overhead wire, 1,486 miles of 
underground cable, and 152,644 utility poles.3 

                                                      
1 As of May 1, 2008, KeySpan Energy Delivery changed its name to National Grid. 
2 National Grid website at http://www.nationalgrid.com/corporate/about+us/, accessed on August 20, 
2008. 
3 LIPA website at http://www.lipower.org/company/stats.html, accessed on August 20, 2008. 
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Long Island relies on groundwater as a source of drinking water and the groundwater system is 
classified as a Sole Source Aquifer. In Nassau and Suffolk Counties, there are over 500 public 
water systems that rely on more than 1,500 different groundwater source wells. Some areas of 
Suffolk County are still served by private wells. The Suffolk County Water Authority (SCWA) 
maintains the largest public water system on Long Island, and serves the project area. Water 
production for the system currently exceeds 73 billion gallons per year with peak daily 
production in excess of 460 million gallons and peak monthly production in excess of 12 billion 
gallons. The SCWA’s average annual withdrawal is approximately 164 million gallons per day 
(mgd). According to the SCWA’s 2006 Annual Drinking Water Quality Report, local water is 
naturally well-purified and of high quality. Water quality monitoring of all public supply wells 
and treated water in the distribution system is performed routinely in accordance with 
requirements set forth by New York State Department of Health. Water samples are analyzed for 
the presence of bacteria, inorganic chemicals, heavy metals, volatile organic chemicals, synthetic 
organic chemicals, pesticides, and herbicides.  

Prior to the development of public sewer systems, Long Islanders relied on cesspools. The 
installation of public sewer systems throughout Long Island, and especially in Nassau County, 
began in the 1960s and this effort is ongoing. Currently, up to 70 percent of Suffolk County’s 
households have septic tanks or cesspools as their primary method of wastewater treatment and 
removal, compared with about 20 percent in Nassau County. Public sewer systems operate as 
service districts and are regulated by the respective county health departments and the New York 
State Department of Environmental Conservation.  

The Suffolk County Department of Public Works (SCDPW) operates a public sewer system that 
serves only about 30 percent of Suffolk County. The system includes 21 sewage treatment plants 
and sewer districts, over 70 pumping stations, and over 1,250 miles of sewers. The plants range 
in size from 35,000 gallons per day (gpd) up to 30.5 million gpd. 

The project area is currently not served by a public sewer system, and this is a critical factor in 
the lack of a commercially viable downtown and why this issue is being looked at in another 
study while this project is progressing. Rather, the community depends on independent on-site 
wastewater treatment, which is a major issue due to potential groundwater contamination and the 
fact that on-site wastewater treatment systems can be cost-prohibitive to potential developers 
and a disincentive for capital investment in Wyandanch. According to Wyandanch Rising, 95 
percent of the housing units in Wyandanch use on-site systems composed of a septic tank with 
either a leach field or cesspool to provide wastewater treatment. Many small businesses also use 
septic systems to treat wastewater. According to the U.S. Environmental Protection Agency 
(EPA), the functioning life of septic systems is typically 20 years or less. Eighty-five percent of 
the homes in Wyandanch were built before 1980, with over 2000 housing units in Wyandanch 
potentially using sewage treatment systems that have outlived their useful life. Many of the 
original septic systems and cesspools are likely to require rehabilitation or replacement. Failing 
septic systems are a common source of water pollution and a potential public health issue. To 
avoid pollution and stimulate economic development, the provision of public sewer service 
along the Straight Path corridor, or the installation of modern, efficient on-site wastewater 
treatment systems will be necessary, and also because of Suffolk County Department of Health 
regulations limiting density in areas without sewers. It is noted that connecting to a public sewer 
system is likely to be the least costly option for new construction. 

The nearest public sewer system is the Suffolk County Southwest Sewer District #3, operated by 
the SCDPW, which serves most of the Towns of Babylon and Islip. The Southwest Sewer 
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District generally includes the area south of the Southern State Parkway and east of the County 
line to Heckscher Spur Parkway in the Town of Islip. Meanwhile, the Town Board, in 
coordination with EPA, has awarded funds for assessing the feasibility of extending the local 
sewer district infrastructure to Wyandanch. As noted above, a feasibility study is currently 
underway. 

Most of the Town of Babylon sends its sewage to the Bergen Point Sewage Treatment Plant 
located just to the southwest of the Village of Babylon, just south of the Bergen Point Golf 
Course. The plant has a permitted capacity of 30.5 mgd of wastewater influent. According to the 
Hamlet Plan, the plant is at or near capacity. Therefore, sewer line extension to Wyandanch 
would have to be coupled with aggressive measures to reduce inflow and infiltration to the sewer 
system and/or create water conservation programs.  

On Long Island, stormwater is generally collected in municipal separate storm sewer systems 
(MS4s) that drain into surface waters or groundwater. Since stormwater is generally not treated, 
the everyday pollutants found in stormwater have a direct impact on local groundwater quality. 
All operators of MS4s that are located in urbanized areas (as determined by the Census Bureau) 
must comply with Federal Phase II Stormwater Regulations, including Suffolk County and the 
Town of Babylon. The only towns in Suffolk County that do not have to institute a stormwater 
management program are East Hampton, Shelter Island, and Southold. In addition, all 
construction sites in New York State that disturb greater than or equal to one acre of land are 
regulated under the small construction activity portion of Phase II. 

The majority of stormwater runoff in the project area is collected in recharge basins, where it is 
returned to groundwater. Because the groundwater table is relatively high in the project area, 
groundwater is subject to contaminants from roads and failing septic systems. Further, 
significant drainage issues have been observed in the project area. 

NATURAL FEATURES 

Long Island supports a variety of unique ecological features, including maritime grasslands and 
shrublands, vast pine barrens and associated coastal plain ponds, coastal dunes, and wide ocean 
beaches. Located east of New York City in the southeastern corner of New York State, this 120-
mile-long island lies between the Long Island Sound to the north and the Atlantic Ocean to the 
south and east. The coastline and beaches are considered to be very valuable and are major 
contributors to Long Island’s overall sense of place.  

In addition to an abundance of surface water features, Long Island contains underground water 
held in aquifers. In 1978, the aquifers of Long Island were designated by EPA as a Sole Source 
Aquifer. Three major and one minor aquifer make up the Long Island aquifer system. In 
sequence from shallowest to deepest, the Long Island aquifers are: the Upper Glacial, the 
Magothy, and the Lloyd Aquifers. Due to contamination associated with development, the 
concern over preserving the quality of Long Island's groundwater has become the single most 
important factor limiting the region's growth. Areas that are deemed critical to the preservation 
of groundwater quality, such as the Central Pine Barrens, have been preserved and are strictly 
regulated.  

Open space preservation overall is a major concern to the people of Long Island. Currently, there 
are 0.06 acres of open space per capita on Long Island. This rate is low but comparable to other 
suburbs in the New York metropolitan region. According to the Nature Conservancy of Long 
Island, major threats to the integrity of Long Island’s natural environment include incompatible 
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development, overdevelopment, water quality degradation, shoreline manipulation, fire 
suppression, and the presence of invasive species.1 

Suffolk County, in the eastern portion of Long Island, is less developed and less populous than 
neighboring Nassau County, and therefore consists of more natural amenities. Suffolk County 
contains five main watershed river valleys (Carlls, Nissequogue, Connetquot, Carman's and 
Peconic); numerous ponds, lakes, and creeks; extensive bays, and frontages on the Long Island 
Sound and the Atlantic Ocean. In total, there are 986 miles of saltwater shoreline in the County. 
The north shore is characterized by headlands that have been steeply eroded into nearly vertical 
bluffs that reach almost 100 feet high in some places. Along the south shore, waves and ocean 
currents reworked the deposits to form offshore bars (barrier beaches) that enclose shallow 
embayments. Suffolk County has had a large decline in the amount of farmland over the last 
several decades and this trend is ongoing. From 1950 to 1996, the acreage of farmland in the 
County declined from 123,346 acres to only 31,000 acres. During the last five decades, Suffolk 
County has purchased more than 45,000 acres of land to preserve important environmental 
resources and significant ecological areas including wetlands, drinking water supplies, river 
corridors, and upland habitat such as the Central Pine Barrens, in addition to land for active 
recreation and historic and/or cultural park uses. The County has also acquired the development 
rights to more than 7,500 acres of productive farmland.2 

The Town of Babylon has many important natural features and amenities including coastal 
resources, freshwater and tidal wetlands, stream corridors, and large open spaces, including 
Belmont Lake State Park. However, these valuable resources are threatened by the continued 
development of the Town and are the subject of ongoing preservation efforts. 

The hamlet of Wyandanch is highly developed and includes limited natural features other than 
the Carlls River and associated wetlands to the east. The groundwater table in Wyandanch is 
generally high and subject to contamination from stormwater runoff and failing septic systems. 
Open space in Wyandanch is generally limited to two public parks—Wyandanch Town Park on 
Mount Avenue and Geiger Memorial Park on Grand Boulevard, proximate to the Carlls River. A 
focus of this project is to look at opportunities for creating public spaces.  

F. REGULATORY FRAMEWORK 

NEW YORK STATE URBAN RENEWAL LAW 

Article 15 of the New York State General Municipal Law grants all New York State 
municipalities the authority to plan and undertake urban renewal projects in order to correct 
“substandard, unsanitary, blighted, deteriorated, or deteriorating conditions.” Urban renewal, as 
defined in Section 502, involves “a program established, conducted, and planned by a 
municipality for the redevelopment, through clearance, replanning, reconstruction, rehabilitation, 
and concentrated code enforcement, or a combination of these and other methods, of substandard 
and unsanitary areas of such municipalities.”  

                                                      
1The Nature Conservancy website, posted on 
http://www.nature.org/wherewework/northamerica/states/newyork/preserves/art13653.html, accessed on 
April  20, 2007 
2 Suffolk County Department of Planning, March 2004 
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This document, which serves among other things as the proposed Urban Renewal Plan, has been 
prepared pursuant to the State’s Urban Renewal Law. According to Section 502, subpart 7, an 
urban renewal plan is “a plan for an urban renewal project, which shall conform to the 
comprehensive community plan for the development of a municipality as a whole and which 
shall be consistent with local objectives.” An urban renewal plan addresses such things as 
proposed land uses; proposed land acquisition, demolition, and removal of structures; proposed 
public and private community facilities and utilities; proposed new codes and ordinances and 
amendments to existing codes and ordinances as required effectuating the plan; and a proposed 
timeline for implementation of the plan.  

Article 15, Section 503 grants powers to municipalities “necessary or convenient” to carry out 
and effectuate an urban renewal project, including the ability to apply for and accept financial 
assistance from federal, state, local, or private sources; to provide local grants-in-aid; to borrow 
money and issue bonds for the acquisition of property; to provide for the demolition and 
clearance, improvement, or development of property; to carry out demonstration and other 
activities relating to the arrest and prevention of deteriorated or blighted conditions; to prepare 
an urban renewal plan; to prepare an urban renewal program; and to appropriate the necessary 
funds for and authorize the payment of moving and related expenses to individuals, families, 
businesses, or not-for-profits displaced by reason of urban renewal. Article 15 also allows for 
cooperation of the municipality with the designated urban renewal agency, as established under 
Article 15-A, in order to effectuate the urban renewal project.  

Under Article 15, Section 504, sites may be designated as urban renewal areas if they are found 
to be substandard or unsanitary. Following designation of an urban renewal area, the urban 
renewal agency may prepare an urban renewal plan, which may be approved or disapproved by 
the Commissioner of New York State, following a public hearing on the plan. Once the plan is 
approved by the state, the municipality may adopt the plan. 

Under Article 15, Section 503(h), the urban renewal agency must consent to the issuance of a 
building or alteration permit, or certificate of occupancy for a structure or use within the urban 
renewal area for which an urban renewal plan has been approved, for a period of three years 
after the approval of such plan. The purpose of this provision is to allow the urban renewal 
agency to preserve the integrity of the newly adopted urban renewal plan. 

Article 15-A provides for the creation of urban renewal agencies by municipalities to undertake 
urban renewal programs, and grants rights and powers “necessary or convenient” for carrying 
out such programs. Such powers under Section 554 include the power to prepare urban renewal 
plans; to sue and be sued; to use municipal employees and facilities with the municipality’s 
permission; to enter contracts; to borrow money; to issue bonds, notes, and mortgages; to 
acquire and transfer property; to provide for demolition, clearance, and improvement of 
property; and to accept financial assistance from public and private sources. 

Pursuant to Title 116 of Article 15-B of the General Municipal Law (Section 680-c), the Town 
Board of the Town of Babylon was designated as the Urban Renewal Agency on June 25, 2008 
by Resolution No. 424, which also designated the project area as the urban renewal area and 
adopted the blight study for the project area prepared by AKRF (May 2007).  

NEW YORK STATE BROWNFIELD OPPORTUNITY AREAS PROGRAM 

The BOA Program originated out of the Superfund/Brownfield Law in October 2003. The 
Superfund/Brownfield legislation amended the General Municipal Law (Article 18-C), which 
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authorizes municipalities to pursue redevelopment and revitalization of economically distressed 
areas, by addition of Section 970-r, to create the BOA Program. The Superfund/Brownfield Law 
provides assistance to communities to undertake activities resulting in area-wide revitalization 
plans for brownfields and site assessments to determine the nature and extent of contamination 
on priority brownfield sites.  

The BOA program provides municipalities and community-based organizations with assistance 
to complete revitalization plans and implementation strategies for areas affected by brownfield 
sites. The BOA Program is intended to enable communities to return dormant sites and areas 
back to productive use and simultaneously restore environmental quality. The BOA Program 
allows local governments and community-based organizations to address a range of problems 
posed by multiple brownfield sites; build consensus on the future uses of strategic or priority 
brownfield sites; and establish the multi-agency and private sector partnerships necessary to 
leverage assistance and investments to revitalize communities.  

The Superfund/Brownfield Law directs the program’s funding to areas having one or more of 
the following characteristics: 

• Established partnerships or expressed support between municipalities and community-based 
organizations to pursue an area-wide plan; 

• Areas with concentrations of brownfield sites; 
• Areas with indicators of economic distress including low resident incomes, high 

unemployment, high commercial vacancy rates; and depressed property values; and/or 
• Areas with brownfield sites presenting strategic opportunities to stimulate economic 

development, community revitalization, or to site new public amenities.  

Eligible applicants include New York State municipalities and community-based organizations, 
including joint applicants. 

Application to the State’s BOA Program involves a series of steps, which are briefly described 
as follows: 

• Step 1: Pre Nomination Study. The Pre-Nomination Study provides a preliminary 
description and analysis of the proposed BOA. The Pre-Nomination Study is reviewed by 
NYSDEC and NYSDOS to determine if a community should proceed with the Nomination 
and Implementation Strategy to designate a BOA. The Town of Babylon completed Step 1 
for the proposed BOA in 2005. 

• Step 2: Nomination. The Nomination provides an in-depth and thorough description and 
analysis, including an economic and market trends analysis, of existing conditions, 
opportunities, and reuse potential for properties within the proposed BOA, with an emphasis 
on the identification and reuse of potential strategic brownfield sites that are catalysts for 
revitalization. The Nomination must include a description of the project and boundary; a 
public participation plan and techniques to enlist partners; and an inventory and analysis of 
the proposed BOA, including recommendations for the proposed BOA and strategic 
brownfield sites. The Nomination must be circulated for review and comment by area 
residents and local, state, and federal agencies for a comment period of at least 30 days. 
Upon receipt and acceptance by NYSDEC and NYSDOS of a satisfactory Nomination, the 
applicant may proceed to Step 3. This document serves, in part, as the Nomination. In 
accordance with the program, this document will be circulated for review and comment.  
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• Step 3: Implementation Strategy and/or Site Assessments. The Implementation Strategy 
provides a description of the techniques and actions to implement the area-wide plan and 
describes how the requirements of SEQRA have been met. Site assessments are completed 
for strategic brownfield sites that are identified in the Nomination, concurrent with the 
progress on the Implementation Strategy. Key findings from the site assessment reports are 
factored into the Implementation Strategy. Remedial investigations are used to design a 
conceptual level remediation strategy for priority brownfield sites. Following successful 
completion of Step 2 of the BOA Program, the Implementation Strategy will be prepared by 
the Town. In accordance with the program, the BOA Plan (Nomination and Implementation 
Strategy) will be circulated for review and comment by area residents and local, state, and 
federal agencies for a period of 60 days. The Commissioner of NYSDEC, in consultation 
with the NYS Secretary of State, will review the BOA Plan and determine consistency with 
the General Municipal Law, Section 970-r. If the BOA Plan is determined to be consistent 
with Section 970-r, the BOA shall be designated by the Commissioner of NYSDEC. If the 
BOA Plan is determined not to be consistent with Section 970-r, the applicant may revise 
and resubmit the BOA Plan to the Commissioner.  

NEW YORK STATE ENVIRONMENTAL QUALITY REVIEW ACT 

This document, which also serves as the Final GEIS for the proposed project, has been prepared 
pursuant to SEQRA and its implementing regulations. The environmental review process 
provides a means for decision-makers to systematically consider both the beneficial and adverse 
environmental effects of their actions; to evaluate reasonable alternatives; and to identify and, 
when practicable, mitigate significant adverse environmental impacts. Any action that requires a 
discretionary decision is subject to review under SEQRA. An Environmental Assessment Form 
(EAF) must be prepared for all Type I and Unlisted actions. The remaining SEQRA steps are 
outlined below.  

• Establishment of a Lead Agency. Under SEQRA, the “Lead Agency” is the public entity 
responsible for conducting an environmental review. Usually, the lead agency is also the 
entity primarily responsible for carrying out, funding, or approving the proposed project. 
The lead agency for this project is the Town Board of the Town of Babylon. 

• Determination of Significance. The Lead Agency’s first charge is to determine whether the 
proposed project might have a significant impact on the environment. If the lead agency 
issues a Negative Declaration, no further environmental review of the proposed project is 
required. If the lead agency determines that the proposed project could have a significant 
adverse impact on the environment, it will issue a Positive Declaration and an environmental 
impact statement (EIS) must be prepared. 

• Scoping. In the case of this project, a public scoping meeting was deemed unnecessary. 
Rather, the lengthy visioning process that occurred with Wyandanch Rising resulted in the 
identification of goals and issues that were important to the community, and which became 
the focus of this Plan. 

• Draft Environmental Impact Statement. A draft EIS must be prepared for any project 
which could have a significant adverse impact on the environment. The lead agency will 
review the draft EIS for adequacy and completeness in relation to the adopted scope for the 
purpose of public review and issue a Notice of Completion. The lead agency will issue the 
draft EIS for public review. The draft EIS for the proposed project was incorporated into the 
Draft Plan, which was accepted on April 8, 2009. 
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• Public Review. Publication of the draft EIS and issuance of a Notice of Completion signals 
the start of the formal public review period. Other agencies, elected officials, and the public 
may review and comment on the draft EIS either in writing or at the public hearing. The 
Lead Agency will accept written comments for at least 30 days from the date of issuance of 
a Notice of Completion. All substantive comments received became part of the SEQRA 
record and were included in the Final Plan, which was accepted on May 8, 2009. 

• Final Environmental Impact Statement. After the close of the public comment period for 
the draft EIS, a final EIS was prepared and incorporated into this Final Plan. This document 
includes a summary restatement of each substantive comment made on the draft EIS. A 
response to those comments and revisions, including further studies as necessary, was set 
forth. On determining that the final EIS is complete, the lead agency will issue a Notice of 
Completion and circulate the report. There is a 10-day consideration period for the final EIS. 

• Findings. To demonstrate that the responsible public decision-maker has taken a hard look 
at the environmental consequences of the proposed project, state and local agencies 
responsible for a discretionary action regarding a project must adopt a formal set of written 
findings, reflecting their conclusions about the significant adverse environmental impacts of 
the proposed project, potential alternatives, and potential mitigation measures. The Findings 
may not be adopted until 10 days after the Notice of Completion has been issued for the 
final EIS. Once Findings are adopted, the lead agency and involved agencies may take their 
actions (or take “no action”).  

DISCRETIONARY ACTIONS, PERMITS, AND APPROVALS 

Since the proposed project involves multiple actions, many levels of review, comment, and 
approvals are required before the actions can take place. As previously discussed, the proposed 
project involves adoption of an Urban Renewal Plan and Nomination and preparation and 
acceptance of a Draft and Final GEIS by the Town Board of The Town of Babylon, acting as 
lead agency under SEQRA. Other discretionary actions, permits, and approvals are discussed 
below. 

The proposed project includes recommended changes to the Town’s current zoning code 
(Chapter 213, “Zoning,” of the Code of the Town of Babylon) and a preliminary site layout with 
design standards. Such zoning changes would require approval by the Town Board and are 
subject to review by the Planning Board and the Architectural Review Board, pursuant to Article 
IV of the zoning code. Further, any proposed changes to land use regulations, whether included 
in the Town’s zoning code or otherwise, must be approved by the Town Board through adoption 
of local law in accordance with Chapter 215, “Adoption of Land Use Regulations.” Any 
proposed variances or permissive uses would require approval by the Board of Appeals in 
accordance with Article II of the zoning code. New or modified buildings require a permit 
and/or certificate of occupancy from the Town’s Building Inspector pursuant to Article III of the 
zoning code. Prior to the issuance of building permits, proposed site plans are subject to review 
and must be approved by the Planning Board, in accordance with Chapter 186, “Site Plan 
Review,” of the Town Code. New or substantially modified residential buildings are subject to 
architectural review by the Planning Board in accordance with Article II of Chapter 186. 
Moreover, the entire action is subject to the Town of Babylon Environmental Quality Review 
Act in accordance with Chapter 114, “Environmental Quality Review.” To this end, the 
requirements under Chapter 114 have been satisfied by the proposed project’s environmental 
review under SEQRA. In addition, all land development activities, other than those expressly 
exempt, are subject to the requirements set forth in Chapter 198, “Stormwater Management and 
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Erosion and Sediment Control,” which includes review by the Planning and Development 
Department of all stormwater pollution prevention plans to ensure compliance with the 
requirements set forth in the chapter.  

Actions, permits, and approvals required for the proposed project from agencies outside of the 
Town include a State Pollutant Discharge Elimination System General Permit for Stormwater 
Discharges from Construction Activity (Permit No. GP-02-01) from NYSDEC, and 
authorization from the Suffolk County Water Authority to connect to the water supply system. A 
permit would also be required from the SCDPW to allow for sewer connections, assuming that 
the Southwest Sewer District No. 3 would be extended to downtown Wyandanch to 
accommodate the proposed development. The proposed project is also subject to review by 
SCDPW under Section 239-F of the General Municipal Law since many of the development 
parcels front on County Road 2 (Straight Path). In addition, the proposed project warrants 
review and comment by the New York State Historic Preservation Office under the New York 
State Historic Preservation Act of 1980. 

INVOLVED AGENCIES/PARTIES 

• Town of Babylon Office of Downtown Revitalization 
• Town of Babylon Planning Board 
• Town of Babylon Board of Appeals 
• Town of Babylon Building Inspector 
• Suffolk County Department of Public Works  
• Suffolk County Water Authority 
• Suffolk County Department of Health 
• New York State Department of Environmental Conservation 
• New York State Department of State 
• New York State Office of Parks, Recreation and Historic Preservation 
• Metropolitan Transportation Authority/Long Island Rail Road 
• Federal Transit Administration 
• U.S. Environmental Protection Agency 

G. METHODOLOGY AND FORMAT 
This document serves as the proposed Urban Renewal Plan, Nomination, and Final GEIS for the 
proposed project and is intended to comply with all applicable regulations governing the 
preparation of these three elements. In addition to the Executive Summary and this chapter, 
which functions as Section 1, “Project Description and Boundary,” of the Nomination and 
incorporates the requirements of an Urban Renewal Plan under Article 15 as well as SEQRA 
requirements for a concise description of the proposed action, its purpose, public need, and 
benefits, this Plan includes Chapter 2, “Community Participation,” Chapter 3, “Existing 
Conditions and Analysis,” Chapter 4, “Implementation Strategy,” and Chapter 5, “Impact 
Analyses.” Chapter 2 functions as Section 2 of the Nomination, “Public Participation Plan and 
Techniques to Enlist Partners,” by describing the public outreach methods and techniques used 
to ensure public participation throughout the course of preparing the Nomination. This chapter 
also explains how the public participation requirements under SEQRA and Article 15 have been 
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met. Chapter 3 provides a thorough description and analysis of existing conditions (2007) in the 
project and study areas, thereby functioning as Section 3 of the Nomination, “Analysis of the 
Proposed Brownfield Opportunity Area.” Chapter 3 considers a full range of physical, 
environmental, and socioeconomic concerns pursuant to 6 NYCRR Part 617. A summary 
analysis, findings, and recommendations are provided at the end of Chapter 3 to provide a segue 
into Chapter 4, which builds on those findings and recommendations and presents specific 
proposed land uses for the project area, as well as implementation strategies, such as zoning 
amendments, infrastructure improvements, and property acquisitions. Chapter 4 also outlines a 
conservative estimated projected redevelopment scenario, which was calculated based on market 
conditions and other conditions expected to be in place by the time the proposed Plan would be 
fully implemented in 2020, should it be approved and implemented. Chapter 4 includes a 
statement of proposed land uses; proposed land acquisition, demolition, and removal of 
structures; proposed acquisition of air rights and concomitant easements or other rights of user 
necessary for the use and development of such air rights; proposed methods or techniques of 
urban renewal; proposed public, semi-public, private, or community facilities or utilities; a 
statement as to proposed new codes and ordinances and amendments to existing codes and 
ordinances as are required or necessary to effectuate the plan; proposed program of code 
enforcement; and a proposed time schedule for the effectuation of such plan. 

To identify potential impacts, conditions in the future without the project (2020) are compared to 
conditions in the future with the project (2020), or conditions in the future when the project 
would be fully operational were it to be approved and implemented.1 For this project, conditions 
in the future without the project were assumed to be generally the same as existing conditions, 
except for a few known development projects expected to be in place by 2020 (see Chapter 3, 
Section B, “Land Use, Zoning, and Public Policy”). Because of ongoing economic stagnation in 
downtown Wyandanch for at least the last 10 years, it is expected that in the absence of the 
proposed project, vacant parcels in the project area would remain undeveloped and vacant or 
partially vacant buildings would remain unoccupied or partially unoccupied and the project 
area’s substandard or blighted conditions would continue.  

The proposed project’s potential impacts are documented in Chapter 5 pursuant to 6 NYCRR 
Part 617. Mitigation is proposed, as necessary, to reduce or eliminate identified potential 
significant adverse environmental impacts. In addition, Chapter 5 considers the No Action 
Alternative, as required by law, and one as-of-right alternative, which would redevelop the area 
in the absence of zoning changes and the implementation of the preliminary site layouts for the 
project area. Chapter 5 also includes sections that summarize the issues identified in the analyses 
pursuant to section 617.9 (b) (5) of the SEQRA regulations, including unavoidable adverse 
impacts, growth inducing aspects of the proposed project, and irreversible and irretrievable 
commitments of resources. Chapter 6 includes the Response to Comments on the Draft Plan. 
Lastly, a bibliography is included as Chapter 7.  

                                                      
1 Although the proposed project would be expected to be fully operational by 2020, a 2027 Build year was 
selected for the traffic analysis because it is more conservative and represents conditions 20 years into the 
future, which is a typical scenario for evaluating the potential impacts of federal transportation projects. 
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Chapter 2:  Community Participation 

A. INTRODUCTION  
Over the past five years, the Town of Babylon has embarked on an unprecedented demonstration 
of their commitment to the Wyandanch community. The process began in 2002 when the Town 
initiated the community-based revitalization process known as “Wyandanch Rising,” and 
continued through the implementation of the plan through a committee of community members. 
The Town of Babylon’s efforts in Wyandanch has set the bar for community involvement in 
planning processes across the country. The quality of public input has sustained redevelopment 
efforts over the past five years by building a lasting relationship based on trust between the 
Town of Babylon and the community. Through the leadership of Supervisor Steven C. Bellone, 
the Town of Babylon has demonstrated its commitment to including Wyandanch stakeholders in 
the decision-making process for their community. Public participation continues to play a major 
role in the implementation of the proposed project. This chapter outlines the project’s exemplary 
public participation plan and techniques to enlist partners in implementing the Wyandanch 
Downtown Revitalization Plan. 

Since the beginning of the process, the Town has engaged thousands of residents, partnered with 
dozens of federal, state, and local agencies, and has received tens of millions of dollars towards 
the revitalization of Straight Path. These dramatic results have been recognized by the New York 
State Department of State (NYSDOS) as a model for other communities to follow and 
Wyandanch has been distinguished as a “BOA Spotlight Community,” one of only three 
statewide to receive this honor and the only community on Long Island. The timeline below 
illustrates all of the important steps that have occurred in this project. 

As noted in Chapter 1, “Project Description,” the Town of Babylon hired Sustainable Long 
Island (SLI) to facilitate a community based planning process that was transparent, informative, 
and inclusive. In order to assist in this effort, SLI organized a design team of architects, 
landscape architects, transportation analysts, and nationally recognized smart growth 
professionals that would work to complete a community based plan that met the needs identified 
by the community and was designed for implementation. 
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B.  A COMMUNITY VISION: WYANDANCH RISING 2002-2004 

Traditionally land use planning efforts across the country have taken a top-down approach, with 
minimal community input. The Wyandanch Rising process was designed as a bottom up 
approach where community stakeholders determined values, priorities, goals, and 
recommendations for the redevelopment of their downtown.  

In 2002, under Supervisor Steven C. Bellone’s leadership, the Town of Babylon initiated a 
community-based planning event called "Wyandanch Rising.” Wyandanch Rising brought 
together over 800 homeowners, renters, business and property owners, civic groups, clergy, 
planners, architects, and government officials from June 5-9, 2003 and was the impetus for the 
unique and highly effective partnership between the community and the Town of Babylon to 
revitalize Straight Path. Over the course of those five days, participants crafted the first 
comprehensive plan for the Wyandanch community in over a generation. 

The process achieved workable visions and solutions for specific neighborhood issues by 
engaging a wide cross-section of local community members. In September 2004, the Town of 
Babylon adopted the Wyandanch Rising Vision Plan and immediately began moving forward 
with the plan's implementation. Goals set forth by the vision plan include a family-style 
restaurant, bicycle lanes, on-street parking, wider and better-lit sidewalks, safer crosswalks, 
mixed-use buildings, and community clean-up initiatives. Longer-term goals included the 
development of civic groups, public art, community festivals, and the beautification of building 
facades.  

COMMUNITY ORGANIZING 

In order to ensure a representative and grassroots effort, SLI brought together various 
community leaders: residents, business and property owners, civic groups, labor, clergy, seniors, 
homeowners, renters, government officials and youth to work together to create the vision for a 
revitalized downtown corridor in Wyandanch. Outreach strategies, education topics, meeting 
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locations and existing conditions were further determined through various informal and formal 
meetings with community leaders.  

OUTREACH 

Successful and effective community involvement requires a coordinated effort to inform 
community stakeholders of the expected process and results. The Wyandanch Rising process was 
designed to promote the inclusion of all stakeholders in Wyandanch and maximize stakeholder 
input. Outreach during the Wyandanch Rising process was extensive and sought to reach every 
community member in at least seven different ways. Tailored to the highest impact, outreach 
efforts included: presentations, posters, mailings, flyers, lawn signs, road signs, banners, church 
fans, television and radio announcements, newspaper/magazine articles and advertisements, and 
word of mouth.  

In addition to the methods of outreach, distribution strategies included: scheduling meeting times 
and locations to meet the individual needs of different groups of Wyandanch stakeholders. For 
example, clergy stakeholders meetings were scheduled in the early morning at the Wyandanch 
Public Library. Civic leaders preferred evening meetings. The general community meetings and 
presentations were held in the evening at the Wyandanch Public Library, School Administration 
Building, or the Wyandanch Youth Center. The purpose of the monthly and sometimes weekly 
stakeholder meetings was to educate, update, and solicit input from stakeholders and 
shareholders. 

Outreach for these meetings was conducted via e-mail, telephone, and person to person contact. 
Information was supplied to local churches, community publications, posted in community 
businesses and distributed throughout the School District to ensure the broadest possible 
stakeholder participation. Additionally, community institutions were encouraged to host 
meetings for their specific constituencies, i.e. churches, childcare facilities, business 
organizations, etc. All were welcomed to attend the public workshops and translation was 
provided in Spanish and French/Haitian Creole for residents who speak English as a second 
language.  

SLI conducted community outreach on behalf of the Town of Babylon. In order to raise the 
visibility of the process, SLI rented space across the street from the train station from local 
owners to open a satellite office in the Wyandanch community. The satellite office was used to 
coordinate an extensive outreach effort that would ensure the participation of all stakeholders in 
the community. This office provided a central location for community volunteers to gather in 
preparation of visioning activities, obtain information for distribution, and also served as a 
location for residents to seek information on the planning process.  

COMMUNITY ACTIVITIES LEADING UP TO THE PLANNING WEEKEND 

A community meeting was held on May 5, 2003 at the Wyandanch Youth Services to 
introduce the community to the upcoming visioning activities and the overall goal of the 
project. Additionally, three 2-hour education workshop sessions were designed to 
provide community members with a baseline of information that would help them make 
informed decisions during the design day (charrette). The first education workshop was held on 
May 14, 2003 at Our Lady of Miraculous Medal. Craig Whitaker, a member of the design team 
presented on Planning & Public Participation 101. The next evening, May 15, 2003, at the 
Wyandanch Public Library, the education workshop focused on community map reading. Both 
education workshops were staffed with bi-lingual workers (Haitian/Creole and Spanish) who 
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could translate the information to Wyandanch residents who needed it. These education events 
led to the Wyandanch Rising vision weekend held on June 5-9, 2003. 

VISION WEEKEND 

Wyandanch residents became community planners for a day. Residents sat around tables, 
engaged one another in a discussion of solutions to the problems their community faced, and 
identified collective solutions visually on community maps and through table presentations. SLI 
had design experts on hand and emphasis was placed on the essential physical components that 
met the community’s identified goals. Information generated at this workshop was the basis of 
the Wyandanch Downtown Revitalization Plan. 

A press conference was held in the hamlet of Wyandanch officially launching a weekend of 
community planning. Elected and appointed officials (Town of Babylon Supervisor, Town 
Council Members, the Presiding Officer of the Suffolk County Legislature and the 
Congressman), members from the Weed and Seed Steering Committee, business owners, and 
residents were present. The entire process was then recorded on video to serve as an outreach 
tool to inform additional residents and elected officials about the process and to document the 
community’s overwhelming support for the Town of Babylon to move forward on the 
implementation of the community plan.  

As noted in Chapter 1, during the vision weekend there were a variety of activities conducted to 
solicit community input, analyze the input, and obtain community confirmations of the 
preliminary development strategies that resulted from the community’s input. The weekend was 
kicked off on June 5th with a community meeting to revisit the goals of the vision weekend and 
to outline in detail the upcoming activities.  

June 6th began a historic planning process for the community of Wyandanch as 200 people 
witnessed the culmination of many months of organizing and began a full weekend of 
community planning. Elected and appointed officials present included Steven C. Bellone, Town 
of Babylon Supervisor. The consultants facilitated a series of focus group meetings with 
government officials, clergy, education/youth service providers, business and property owners, 
and civics and not for profits. The Town of Babylon hosted a press conference to launch the 
Wyandanch Downtown Revitalization Plan activities and to encourage the residents of 
Wyandanch to participate. That evening the first visioning activity was held during which time 
the Wyandanch community identified their values and priorities.  

On June 7th, the community came out for the design day, which was held at the Wyandanch Fire 
Department. In the morning, the community went on walking tours along the Straight Path 
corridor to experience their community in a different way. Afterwards, the community members 
conducted a charrette, during which they sat around tables with maps and were able to combine 
the priorities they identified the previous evening with the concepts learned during education 
workshops to develop specific recommendations for improvement along the corridor where they 
walked earlier that morning. They also discussed additional elements essential for the 
revitalization of their community including street safety, public safety, beautification, and 
business investment. At the end of the day, nine groups of adults eagerly shared their ideas with 
the audience of residents, business owners, youth, clergy, and Town officials. The Design Team 
noted all suggestions and interpreted them into professional renderings that were presented 
Monday evening. 

The historic weekend culminated when 250 people gathered to see the visual results of their 
weekend of brainstorming, cooperation, and envisioning creative ways to revitalize Wyandanch 



Chapter 2: Community Participation 

 2-5  

on Monday, June 9th. At Wyandanch Youth Services, the consultants presented concepts and 
sketches that would be the basis of transforming the community’s ideas into a formal vision plan 
that the Town of Babylon could adopt and implement. The presentation highlighted the 
community’s involvement, the community’s stated values and priorities, recommendations that 
the community identified throughout the design day, renderings of how the community could 
look once the recommendations were implemented, and best practices from around the country 
and region on how to implement the suggestions. Many voiced the need for a youth/community 
center and a general community-wide clean-up. Architectural renderings included facade 
improvements that would enhance the community visually. In order to ensure that the 
community had full access to the information and ideas being developed out of this process, the 
studio was open and welcomed stakeholders to view the consultants at work. Stakeholders were 
encouraged to ask questions and share their institutional and cultural knowledge of their 
community. The community approved the preliminary results and the consultants used this 
information to complete the Wyandanch Rising Vision Plan. This vision plan was formally 
adopted by the Town of Babylon in 2004.  

YOUTH CHARRETTE  

Children and youth, like adults, must have a voice in planning. In emerging or financially 
disadvantaged communities like Wyandanch with real and perceived barriers to meaningful civic 
engagement, youth participation in community-based planning cultivates civic responsibility and 
community stewardship.  

The Town of Babylon and its partners; Weed & Seed, SLI, and the Suffolk County Department 
of Health helped educate Wyandanch children about their neighborhood and the environment. 
Using community-based planning, students examined ways to improve their built and natural 
environment through proactive community participation and environmentally friendly planning. 
The activities were designed to meet the New York State Department of Education’s curriculum 
guidelines and engaged the students throughout the Wyandanch Rising charrette. This included a 
youth charrette designed and facilitated specifically for young children. 

The youth charrette introduced the children to the basic elements of community design, and 
provided an opportunity for the children to express their goals and dreams for the future of their 
community. The participants also discussed additional elements essential for the revitalization of 
their community including street safety, public safety, beautification, and business investment. 
The youth charrette also increased the children’s awareness and knowledge of environmental 
issues; taught children to solve problems and use their ideas to improve their neighborhood; and 
included children in an empowerment process that allowed them to work with trained landscape 
architects and planners to articulate their needs for a safe and healthy environment during the 
charrette. Each educational activity featured hands-on assignments for students to examine and 
assess their neighborhood environment.  

PREPARING FOR IMPLEMENTATION 

Once a vision plan is completed it does not lead to direct implementation. Actions need to be 
taken by the stakeholders to create a structure to oversee and advance the implementation of the 
plan. In addition, the plan must be adopted by the governing municipality. The Town of Babylon 
quickly adopted the community’s vision as the roadmap for future redevelopment of 
Wyandanch’s Straight Path, and they committed to implementation through the development of 
two essential structures: 1) the creation of a municipal department, the Office of Downtown 
Revitalization, which reports directly to the Town Supervisor and 2) the creation of the 
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Wyandanch Implementation Committee, a group composed of community and business leaders 
who are actively involved in the Wyandanch Downtown Revitalization Plan efforts and that 
work cooperatively with the Town to ensure that the community has a voice in implementation 
decisions. Through these two structures, consistent implementation projects have been and 
continue to be achieved.  

OFFICE OF DOWNTOWN REVITALIZATION 

The Town of Babylon created the Town’s Office of Downtown Revitalization to implement the 
goals and initiatives of the Wyandanch Downtown Revitalization Plan, the only office of its type 
on Long Island. The Office of Downtown Revitalization works directly with the community and 
provides a conduit of communication between the Town and the greater Wyandanch community, 
which ensures that future changes in the community are consistent with the community’s wishes. 
In addition, the Office of Downtown Revitalization oversees implementation projects, manages 
the grant applications, and coordinates the efforts of various Town Departments that have a role 
in implementation projects.  

IMPLEMENTATION COMMITTEE 

The Wyandanch Implementation Committee was started under Wyandanch Rising and continued 
throughout development of the Wyandanch Downtown Revitalization Plan. The Committee is a 
cross section of leaders within the community who have organized for the purpose of advancing 
Wyandanch Rising and supporting the overall revitalization of Wyandanch. The Committee has 
been an active partner with the Town of Babylon’s Office of Downtown Revitalization, through 
regular meetings and by having an active seat at the decision-making table in determining future 
developments within the hamlet. The entire Wyandanch Implementation Committee reviewed 
the responses to the Town’s Request for Proposals (RFP) for Brownfield Opportunity Areas 
(BOA) Program Grant consulting services, and several members participated on the RFP review 
committee and advised the Town on the selection of the consultant for the BOA Grant services. 
The Wyandanch Implementation Committee has met regularly since September 2004 and is kept 
up to date as to the progress of the implementation efforts. Members and their affiliations are 
listed in Table 2-1.  

TECHNIQUES TO ENLIST PARTNERS  

The community’s vision contained a robust set of solutions, and the implementation of those 
solutions required partnerships and coordination between the Town, County, State, federal 
government, and the community. After completion of Wyandanch Rising, the Town of 
Babylon’s Office of Downtown Revitalization served as the lead contact with the various 
partners. 
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Table 2-1
Members of the Wyandanch Implementation Committee

Members Affiliation 
Bishop Michael Talbert First Church Ministries 
Rev. David Solomon Church of the Nazarene 
Mrs. Anne Stewart, Director  Wyandanch Weed & Seed 
Mrs. Edna Newton, Chairperson  Wyandanch Beautification 
Mr. James Wallace1   Wyandanch Community Development Corp. 
Mr. Peter Barnett, Executive Director Wyandanch Homes & Property Development Corporation 
Mr. Hilary Marquis  AdPlus Associates 
Mrs. Patti Bullard2   Wyandanch Youth Services 
Ms. Stephanie Williams, Trustee Wyandanch Library Board 
Denise M. Gibbs Wyandanch School District 
Mr. Peter Wong3 MLK Jr. Health Center 
Mrs. Adrianne Epps  Wyandanch Fashions  
Ms. Sondra Cochran New Shiloh CDC 
Mrs. Phyllis Henry MLK Jr. Health Center 
Ms. Celia Best1 Community member 
Notes: 
1Deceased.  
2Replaced by new Executive Director.  
3Replaced by new Administrator.  
Source: Sustainable Long Island, 2007.

 
FEDERAL PARTNERSHIPS 

The federal government has played a key role in providing funding for environmental 
assessments and for transportation planning and improvements. After the vision process, the 
Town of Babylon was awarded a U.S. Environmental Protection Agency (EPA) Assessment 
Grant, the first in Suffolk County, for $200,000 to investigate petroleum contamination on 
brownfield sites in the community. The Town was then able to investigate several properties in 
the Wyandanch community (the details of those findings can be found in Chapter 3, “Existing 
Conditions and Analysis”). As part of the 2001 Budget appropriations, Congress allocated 
monies to study a creation of an intermodal facility that would promote transit oriented 
development in the community. The results of the feasibility study were presented as part of the 
community meeting of the BOA Program process held in September 2007. 

In 2007, when the community heard about the plans to bring a new post office to downtown 
Wyandanch that would be contrary to the community’s vision, the Town reached out to the 
Senate to help encourage the U.S. Postal Service to change their designs to include a walkable 
design that promoted crime prevention through environmental design. Supervisor Bellone 
brought members of the Wyandanch Implementation Committee to a meeting in Washington 
D.C. The successful result of the meeting was a redesign of the post office that was aligned with 
the community’s vision. 

NEW YORK STATE STATE PARTNERSHIPS 

New York State has played a critical role in advancing revitalization efforts in Wyandanch. Prior 
to the award of the BOA grant, the New York State Department of Transportation (NYSDOT) 
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provided funding for the redesign and streetscape along Straight Path. In addition, the Town 
received a New York State Department of Environmental Conservation (NYSDEC) urban 
forestry grant in 2005 to plant new trees along Straight Path, which would compliment the 
streetscape improvements through NYSDOT.  

Once the vision plan was complete, the Town was able to partner with NYSDEC to identify 
assessment money made available through the EPA. This money was used to assess the 
environmental contamination of 8 Andrews Avenue. The State then provided additional funding 
through Restore NY, a program administer through the Empire State Development Corporation. 
The funding was used to demolish 8 Andrews Avenue—a derelict building that was an eyesore 
of the community for years. 

In November 2008, NYSDOS named Wyandanch a BOA Spotlight Community. This 
designation coordinates the efforts of the various State agencies and departments that are 
required to move a project of this magnitude forward. 

SUFFOLK COUNTY PARTNERSHIPS 

Suffolk County has been a critical partner in advancing the redevelopment efforts in 
Wyandanch. In 2004, Suffolk County extended the Riverhead/Suffolk County Empire Zone to 
include an area of downtown Wyandanch. Suffolk County has also been playing a critical role in 
providing the funding and technical expertise needed to expand the Southwest Sewer District 
along Straight Path to allow for the implementation of the vision plan. 

COMMUNITY EMPOWERMENT EFFORTS 

The core of the Town of Babylon’s efforts in Wyandanch are rooted in community 
empowerment; grassroots organizing to solve social problems and improve economic conditions 
in distressed neighborhoods; and assuring that the population directly impacted by community 
blight and economic distress derive direct benefit from community revitalization.  

The Town’s activities to date as a partner with the community to advance a community 
empowerment agenda include: hiring a full time Neighborhood Economic Development 
Specialist responsible for establishing a green jobs training program and planning for the 
opening of the Wyandanch Help Center and a small business development strategy.  

Other Town efforts include: creating an enhanced first time homebuyer down-payment 
assistance program, providing community development training opportunities, and making 
resources available to Implementation Committee members regarding similar revitalization 
efforts in the region (including a Best Practices Tour).  

C. BROWNFIELD OPPORTUNITY AREA GRANT 
COMMUNITY INVOLVEMENT: WYANDANCH STEERING COMMITTEE 

An integral part of the BOA project was the creation of a Steering Committee that helps guide 
the process. The Wyandanch Steering Committee was composed of representatives from the 
Office of Downtown Revitalization; the Wyandanch Implementation Committee; federal, State, 
County, and local municipal departments; Wyandanch Community Development Corporation 
(WCDC); SLI; and the consultant team, and provided an opportunity to formally bring together 
the many stakeholders and groups that have been working separately to implement Wyandanch 
Rising (see Table 2-2). 
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Table 2-2
Members of the Wyandanch BOA Steering Committee

Members Affiliation 
Hon. Steve Bellone Town of Babylon 
Ann Marie Jones Town of Babylon 
Vanessa Pugh Town of Babylon 
David Ashton New York State Department of State 
Walter Parish New York State Department of Environmental Conservation 
Richard Groh Town of Babylon 
Hon. Elie Mystal1 Suffolk County Legislature 
Carrie Meek Gallagher Suffolk County Energy and Environment 
Thomas Isles Suffolk County Planning Commission 
Chelsea Albucher EPA Region 2 
Sondra Cochran2 Wyandanch Community Development Corporation 
Sarah Lansdale Sustainable Long Island 
Bishop Michael Talbert First Church Ministries 
Rev. David Solomon Church of the Nazarene 
Mrs. Anne Stewart, Director Wyandanch Weed & Seed 
Mrs. Edna Newton, Chairperson Wyandanch Beautification 
Mr. James Wallace3 Wyandanch Community Development Corp. 
Mr. Peter Barnett, Executive Director Wyandanch Homes & Property Development Corporation 
Mr. Hilary Marquis AdPlus Associates 
Mrs. Patti Bullard4 Wyandanch Youth Services 
Ms. Stephanie Williams, Trustee Wyandanch Library Board 
Denise M. Gibbs Wyandanch School District 
Mr. Peter Wong5 MLK Jr. Health Center 
Mrs. Adrianne Epps Wyandanch Fashions 
Ms. Sondra Cochran New Shiloh CDC 
Mrs. Phyllis Henry MLK Jr. Health Center 
Ms. Celia Best6 Community member 
Notes: 
1Replaced by new Legislator. 
2Currently holds Executive Director position. 
3Deceased; replaced by Sondra Cochran. 
4Replaced by new Executive Director. 
5Replaced by new Administrator. 
6Deceased. 
 

The makeup of the Steering Committee has allowed the BOA process to compliment and further 
expand on other revitalization efforts currently being undertaken in the Wyandanch community 
as identified in Chapter 1, “Project Description.” Among other things, the Steering Committee 
was charged with communicating with the Implementation Committee about what information 
to present and the best way to present the information gathered as a result of the BOA process to 
the community. The Wyandanch Implementation Committee assisted the Town in the selection 
of the consultant for the BOA Grant services.  
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OUTREACH AND EDUCATION 

OUTREACH STRATEGY 

An essential component of the BOA process is community participation. As noted above, the 
Steering Committee assisted in ensuring that the Wyandanch community was engaged in the 
continued implementation efforts. The visioning and ultimate revitalization processes are long-
term and continuous; therefore, the Steering Committee recognized that the promotion of the 
BOA process should focus on explaining how this study would be a continuation of Wyandanch 
Rising and specifically, how it would help advance implementation of the Wyandanch 
Downtown Revitalization Plan. There were four specific strategies for outreach and engagement. 
The assumption was that increased opportunities to hear about the BOA project would ensure 
that more community members would be reached. As with Wyandanch Rising, all outreach 
materials were prepared in English, Haitian/Creole, and Spanish to accommodate the needs of 
the community. Outreach efforts included a mailing to the general community, a mailing to 
community leaders, community flyers, a youth-focused initiative, and a clergy-focused initiative.  

General Community Mailing 
A mailer was sent to the 11798 ZIP code announcing the September 2007 meeting to the 
community. This was a simple post card that announced the date and time of the community 
meeting and what would be covered at the meeting.  

Community Flyers 
During one of the Wyandanch Implementation Committee meetings, the Town of Babylon and 
WCDC asked committee members representing local businesses to volunteer to distribute flyers 
encouraging people to come to the community meeting throughout the commercial center. The 
committee members agreed to distribute the flyers to businesses located within a ¼ mile of the 
Wyandanch train station. The flyer that was distributed included the same information that was 
included in the community mailing. Business owners were asked to hang flyers in windows and 
have additional copies accessible for customers to take.  

Community Leader Mailing 
Traditionally community members will go to their civic leaders and neighbors before contacting 
the local municipality. Letters, flyers and a frequently asked question sheet (FAQ) about the 
BOA program were sent to civic leaders in Wyandanch and neighboring communities. The 
Steering Committee determined that the FAQ was an important component of the mailing to the 
community leaders so that they would be equipped with the answers to commonly asked 
questions they might receive from their neighbors. The flyer included in this mailing replicated 
the one distributed in the commercial center so that there would be a uniform message presented. 
If the leaders wanted additional copies of the flyers for their meetings, it was possible to request 
more copies. A copy of the FAQ is included in Appendix K. 

Youth 
As was utilized in the Wyandanch Rising outreach, youth were also included in BOA visioning 
processes for various reasons: they are typically the pedestrians of a community, they desire 
recreation and after school options and benefit from or bear the burden of long term plans. As 
such, the Steering Committee identified the need to engage the youth in the Wyandanch 
community as part of the BOA process. WCDC and SLI coordinated with the Wyandanch Youth 
Council of the Wyandanch Memorial High School (WMHS) and New Shiloh Community 
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Development Corporation (NSCDC). A meeting was held with the WMHS participants on 
March 3, 2007 to provide an overview of the process and how it related to community 
revitalization, and present volunteer opportunities. As a result of this outreach, seven students 
committed to participate in the Wyandanch Rising efforts. After the meeting, updates were 
provided to the WMHS participants via email. WCDC met with the youth of NSCDC on 
September 15, 2007 to provide the same information. This meeting produced four new members, 
all of whom volunteered and participated in the September 18, 2007 community meeting. 

Clergy 
The clergy played a significant role during the Wyandanch Rising process. It was essential to 
involve the clergy in this stage of implementation so that they could be informed, provide 
needed input, and encourage their congregants to continue their participation. On March 7, 2007, 
Supervisor Bellone hosted members of the clergy at Old Town Hall in Babylon to provide them 
with an update on Wyandanch Rising. 

The breakfast included a formal power point presentation that included a review of the BOA 
process to date and highlights of the accomplishments of Wyandanch Rising. Following the 
presentation there was a dialogue between the members of the clergy and the Supervisor to 
confirm that all questions and concerns about the revitalization efforts as well as the BOA work 
were addressed. The Supervisor ended the meeting with a request of the clergy to inform their 
congregants about the progress of Wyandanch Downtown Revitalization Plan, the goals of the 
BOA project, and encourage their participation in upcoming redevelopment initiatives. Clergy 
were supportive. 

Education 
As noted above, community education about the different elements of community revitalization 
and planning occurred during the initial Wyandanch Rising vision weekend. The Wyandanch 
Implementation Committee suggested that there should be an educational component included in 
the first community meeting. The suggested topics to be addressed included providing a broad 
explanation of brownfields and the goals of this BOA initiative, debunking the myths about 
brownfield redevelopment and other components of community revitalization, and explaining 
how this initiative would help advance the community’s revitalization goals as stated in 
Wyandanch Rising. As noted above, SLI and WCDC selected translators proficient in Spanish 
and Haitian/Creole to assist during the meeting and with the creation of informational materials. 
These translators were identified by networking with local service providers, including, but not 
limited to, the Wyandanch Youth Center, local churches, and the coordinator’s department of the 
Town of Babylon. 

PUBLIC MEETINGS 

IMPLEMENTATION COMMITTEE PRESENTATION 

In preparation for the community-wide meeting, the Town of Babylon presented a draft of the 
community presentation to the implementation committee on March 8, 2007. This meeting 
served as a dry run of the presentation and identified additional information that needed to be 
included or further clarified before presenting the information to the general community. At this 
meeting, the implementation committee noted that there would need to be an introduction at the 
public meeting by members of the implementation committee to provide continuity between the 
visioning process and the BOA process. 
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GENERAL COMMUNITY MEETING  

The Public Information Meeting was held at Wyandanch Youth Services, Inc. on September 18, 
2007. The meeting included two components in order to engage as many members in the 
community as possible. An open house information session was held from 5-7 PM where 
members of the community could review boards showing design scenarios for the proposed 
Intermodal Transit Facility and slides from the PowerPoint presentation. This first part of the 
meeting also allowed community members to see the results of some components of the BOA 
project, such as the market study, and the preliminary findings of the Federal Transit 
Administration (FTA) Intermodal Transit Facility Feasibility Study and to have an opportunity 
for one-on-one dialogue with the consultants and the other members of the Steering Committee. 
The open house was a request of the implementation committee to allow members of the 
community who would be unable to attend the formal presentation to be able to learn and ask 
questions about the project. 

Following the open house, a formal presentation was made from 7-9 PM, to accommodate 
community members who would only be able to attend a presentation during the evening hours.  

The meeting was designed to provide an update to the community about current initiatives in 
Wyandanch, present preliminary findings and proposed development scenarios from the 
Economic and Market Trends Analysis component of the Nomination (see Appendix C), and 
present preliminary proposed development scenarios for the related FTA Intermodal Transit 
Facility Feasibility Study. A PowerPoint presentation was used to provide these updates and 
study results. 

In order to ensure that all of the community’s questions and concerns were addressed, questions 
were submitted on note cards so that similar questions could be combined to provide complete 
answers. 

Over 75 community residents participated in the meeting. In addition, members of the New York 
State Assembly, NYSDEC, NYSDOS, Suffolk County Legislature, and the Metropolitan 
Transportation Authority Long Island Rail Road attended the meeting. 

In conclusion, the community participation process utilized by the Town of Babylon for 
Wyandanch Downtown Revitalization Plan serves as a model of a municipality’s commitment to 
outreach and ongoing community participation.   
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Chapter 3:  Existing Conditions and Analysis 

A. INTRODUCTION 
This chapter documents existing conditions in and around the proposed Brownfield Opportunity 
Area (BOA) and the designated Urban Renewal Area (URA) (together herein referred to as “the 
project area”), in order to establish a baseline against which conditions in the future with or 
without the proposed project can be measured or assessed. Existing conditions assessments are 
provided for a range of analysis areas, including land use, zoning and public policy, 
socioeconomic conditions, and the potential for hazardous materials on brownfield, abandoned, 
and vacant sites. An assessment of existing conditions in and around the project area was also 
used to identify strategic locations for redevelopment and key recommendations to achieve the 
proposed redevelopment strategies (see Section P, “Summary of Issues and Findings,” at the end 
of this chapter). 

B. LAND USE, ZONING, AND PUBLIC POLICY 
Figures 3-1 and 3-2 depict land uses in the study area and project area, respectively.  

INTRODUCTION 

This section addresses existing land use and zoning in the project area and in the larger study 
area. Existing land uses, as well as known future development projects, are described to establish 
the setting in which the proposed project would occur. A description of zoning in the project 
area is provided to reflect current building regulations for new development. Public policies 
related to the redevelopment and revitalization of Wyandanch are also reviewed.  

Information relative to existing land use, zoning, and public policy was obtained through several 
sources, including Digital Orthoimagery for the Town of Babylon from New York State 
Geographic Information Systems (GIS) Clearinghouse (2004); GIS data from the Suffolk 
County Real Property Tax Service Agency (December 2006); field surveys conducted by AKRF 
in October, November, and December 2006; the Code of the Town of Babylon; the Town of 
Babylon Building Zone Map (May 20, 1986); and public reports and plans prepared by or for the 
Town of Babylon with respect to the redevelopment and revitalization of Wyandanch. 

EXISTING CONDITIONS 

LAND USE 

Project Area 
The approximately 105-acre project area encompasses downtown Wyandanch, or the area of the 
hamlet that contains the business core, and roughly includes the parcels along Straight Path from 
9th Street on the north to Garrison Avenue on the south, as well as adjacent parcels extending 
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approximately 300 feet east and west of Straight Path. The project area includes 281 tax lots 
designated on the Suffolk County Tax Map (2006). The size of the lots varies greatly, ranging 
from 1,730 to 247,217 square feet. The project area exhibits a generally even distribution of land 
uses among residential, commercial, community facility, industrial, and transportation uses, as 
well as vacant lots. Open space and recreation is negligible in the project area. 

Commercial uses comprise the largest portion of the project area (more than 23 acres or 
approximately 22 percent of the total land area), which mostly include retail stores and personal 
service shops, auto repair shops, and gas stations. Additional commercial uses in the project area 
include a small shopping center on the east side of Straight Path just north of Acorn Street and 
Compare Foods on the east side of Straight Path between Commonwealth Drive and Arlington 
Avenue.  

Industrial uses make up the next largest land use cohort, accounting for over 20 acres of the 
project area (approximately 19 percent), and include manufacturing and warehousing facilities, 
such as Arrow Scrap Corp, Weld Built Truck Repair, Sunset Plumbing and Heating Supply, and 
a concrete mixing plant.  

Community facilities in the project area make up approximately 18 acres or 17 percent of the 
project area and include the Town of Babylon Youth Center, the Martin Luther King, Jr. 
Community Health Center, the Wyandanch Volunteer Fire Department, the Wyandanch Public 
Library, the U.S. Post Office on Straight Path, as well as several religious institutions.  

Residential uses comprise 15 percent of the project area. Residential uses consist almost entirely 
of single-family homes except for one apartment building on the east side of Straight Path south 
of Lake Drive.  

Transportation uses also comprise 15 percent of the project area and include the Metropolitan 
Transportation Authority (MTA) Long Island Rail Road (LIRR) tracks, the LIRR Wyandanch 
station, and several parking areas.  

Vacant land comprises about 13 acres or 12 percent of the project area and is composed of a 
mixture of abandoned lots and undeveloped land. Over 20 vacant parcels front on Straight Path. 

Major vehicular corridors in the project area include Straight Path (a four-lane north-south road), 
Long Island Avenue, which runs east-west along the south side of the LIRR tracks, and Grand 
Boulevard, which also runs east-west in the northern portion of the project area south of the 
LIRR tracks. On the north side of the LIRR tracks, east of Straight Path, is Acorn Street, which 
becomes Merritt Avenue on the west side of Straight Path. Roadways were not accounted for in 
the calculation of total land area or land area dedicated to each use. 

Parks and Open Space 
Within the immediate project area, open space resources are limited to the approximately 0.15-
acre George Sims Veterans Plaza, which includes a small sitting area on Straight Path at the 
intersection with Garden City Avenue, just south of the Martin Luther King Jr. Community 
Health Center, and a landscaped parcel (0.16 acres) at the northwest corner of Straight Path and 
S. 21st Street. The landscaped parcel, which was developed as part of the Town’s Adopt-a-Spot 
Program, is the site of a “Welcome to Wyandanch” sign. These open spaces are depicted on 
Figure 3-2a. Overall, there is a dearth of open space resources in the project area; however, the 
project area is primarily non-residential (approximately 85 percent). With the addition of the 
proposed housing units, the project area’s existing and future residents would benefit from an 
increase in open space resources within a radius of ½-mile from the project area. A focus of this 
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project is to explore opportunities for creating new open space in the study area. To that end, the 
Town is proposing an expansion of George Sims Veterans Plaza and a new plaza on Site A as 
part of the overall redevelopment and revitalization plan. In addition, the Town is actively 
researching possible connections to other open space areas and parks in the vicinity of the 
project area for the community. With these proposed improvements, it is not expected that the 
proposed project would result in any significant adverse impacts on open space.  

The Carlls River watershed runs along the easterly portion of Wyandanch. Carlls River is the 
Town of Babylon’s largest watershed extending from the Great South Bay north into the Town 
of Huntington at its northernmost terminus. The watershed contains extensive open space, 
primarily composed of New York State’s Belmont Lake State Park. The County of Suffolk has 
been actively acquiring properties in this watershed to form a continuous green belt throughout 
the system. The watershed encompasses a diverse array of freshwater wetlands, woodlands, 
tributaries, lakes, and ponds. The ability to support trout habitat within segments of the Carlls 
River is notable. This is an indicator of the existing water quality value of the system and how 
the preservation of open space has protected the watershed. Opportunities now exist within the 
river corridor for recreation, fishing, and small scale boating and wildlife appreciation. The 
Town of Babylon would like to connect the Wyandanch community to this important natural 
resource. Bike and water trails are now being investigated for underutilized portions of this open 
space area. The Town of Babylon Wyandanch Park has a direct connection to this open space 
and may be utilized as an access point. The challenge will be to address manmade and natural 
barriers for bicycle and water trails for this important initiative. 

Tax Lot Inventory 
To organize and facilitate the preparation of the inventory and analysis and for a more detailed 
assessment of the area’s current conditions, the project area was broken up into five logical 
analysis sectors. Appendix A includes profiles and exhibits describing the tax lots in the project 
area, organized by sector. Each sector may be delineated, generally, as follows:  

• Sector I – the approximately 35-acre area north of Long Island Avenue in the northern 
portion of the project area, which includes 43 tax parcels (see Exhibit A-1); 

• Sector II – the approximately 12-acre area including 33 tax lots south of Long Island 
Avenue and west of Straight Path, in the northwest portion of the project area (see Exhibit 
A-2); 

• Sector III – the area totaling approximately 15 acres that includes 59 tax parcels south of 
Long Island Avenue and east of Straight Path in the northeast portion of the project area (see 
Exhibit A-3); 

• Sector IV – the approximately 16-acre area, including 64 tax lots along Straight Path from 
Commonwealth Drive on the north to S. 22nd Street on the south, in the central portion of 
the project area (see Exhibit A-4); and 

• Sector V – the area totaling approximately 28 acres that includes 82 tax parcels along 
Straight Path from Brooklyn Avenue on the north to Garrison Avenue on the south, in the 
southern portion of the project area (see Exhibit A-5). 

Sector I. As shown in Figure 3-3, Sector I contains primarily transportation and utility (40 
percent), industrial (23 percent), and commercial uses (20 percent), but also includes some 
residential and community facility uses, as well as a few vacant parcels. Transportation and 
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utility uses include the LIRR Wyandanch station and tracks along the north side of Long Island 
Avenue and several open parking lots. An approximately 3.8-acre parking lot, owned by Suffolk 
County, and an adjacent 1.8-acre lot, privately owned but operated by Suffolk County, are 
located on the north side of Acorn Street adjacent to the LIRR Wyandanch station, just east of 
Straight Path. These sites—in the heart of the hamlet’s business district—provide roughly 644 
long-term, free parking spaces that are largely used by LIRR commuters. MTA owns 
approximately 2 acres of parking directly north of the LIRR tracks to the east and west of 
Straight Path (186 spaces), while the Town of Babylon owns an approximately 1-acre parking 
lot (148 spaces) directly north of the LIRR tracks to the west of Straight Path.  

Notable industrial uses include Arrow Scrap on Straight Path at the northern end of the project 
area and Huntington Honda, a large building on the north side of Acorn Street, used for vehicle 
storage, not sales. Commercial uses include a shopping center on the east side of Straight Path 
just north of the intersection with Merritt Avenue, Good Humor at the northwest corner of N. 
15th Street and Merritt Avenue, and a gas station at the northeast corner of Straight Path and 
Andrews Avenue. In addition, a partially vacant retail strip is situated on the north side of 
Merritt Avenue between Andrews Avenue and N. 15th Street.  

Community facilities in Sector I include two churches on Andrews Avenue and the Town of 
Babylon Youth Center on the southwest corner of Washington and Andrews Avenue. Single-
family residences are predominantly located along N. 13th Street, with two vacant residences on 
the east and west sides of N. 15th Street. Vacant land is found on a few lots between Andrews 
Avenue and N.13th Street. 

Sector II. As shown in Figure 3-4, the majority of Sector II is devoted to community facility, 
commercial, and industrial uses, each occupying approximately 27 to 28 percent of the sector’s 
total acreage. There is also a mix of residential and transportation uses, and a few vacant parcels. 
Notable properties include the Martin Luther King, Jr. Community Health Center on the 
southwest corner of Straight Path and Long Island Avenue, the Wyandanch Volunteer Fire 
Company on Straight Path just south of Garden City Avenue, Weld Built Body Co. Inc.—a 
partially vacant industrial site on the south side of Long Island Avenue—and a vacant Kentucky 
Fried Chicken on the southwest corner of Straight Path and Garden City Avenue.  

Sector III. The majority of Sector III is made up of commercial uses, which occupy 
approximately 29 percent of the sector’s total acreage (see Figure 3-5). Commercial uses 
generally front on Straight Path and Long Island Avenue and include a vacant McDonalds and 
other retail establishments on Straight Path, a taxi depot and auto repair on the south side of 
Long Island Avenue at the intersection with Grand Boulevard, and Sunset Plumbing and Heating 
Supply on the southwest corner of Long Island Avenue and Deer Street. Vacant land is also 
prominent in Sector III, accounting for 3.14 acres or 23 percent. Residential uses, which make 
up the next largest land use category at approximately 22 percent, include single-family 
residences primarily along Woodland Road, Grand Boulevard, and Doe Street. Additional uses 
in Sector III include Wyandanch Head Start on the southwest corner of Long Island Avenue and 
Doe Street and several manufacturing and warehousing facilities on the south side of Long 
Island Avenue. Also, on Straight Path, just north of Commonwealth Drive, the U.S. Postal 
Service (USPS) recently constructed a new post office. The Town of Babylon worked closely 
with USPS to ensure that the new building is consistent with the vision for this sector and the 
entire project area. The post office as originally proposed would have been a freestanding 
facility with curb cuts on Straight Path, in complete conflict with the vision for the 
redevelopment of downtown Wyandanch and the planning principles that will guide 
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implementation. However, working closely with the Town of Babylon and the community of 
Wyandanch, the USPS redesigned the post office to conform to the plans being formulated for 
redevelopment of the adjacent parcels and the entire downtown. The post office can now be a 
catalyst for the redevelopment and revitalization of the downtown in a manner that will support a 
mixed-use community. 

Sector IV. As shown in Figure 3-6, land use in Sector IV predominantly consists of commercial 
properties along Straight Path, which comprise approximately 5.52 acres or 35 percent of the 
total acreage. Such commercial uses include retail and personal service shops and a couple of 
professional offices. Vacant land accounts for the next largest proportion of total land area at 
approximately 23 percent and is found all along Straight Path as well as on the block behind 
Straight Path to the east. In fact, the presence of vacant land within Sector IV was found to be 
significant, such that many of the vacant parcels front on Straight Path in the midst of a 
commercial corridor, which is detrimental to the economic vitality of the community. 
Residential uses and community facilities each account for approximately 20 percent of the 
sector’s total acreage. Residential lots are generally found on the streets behind Straight Path to 
the east, and include single-family homes, with the exception of one apartment complex on the 
east side of Straight Path between S. 20th and S. 21st Streets. Notable community facilities 
within the Sector IV include a Suffolk County Police Department (SCPD) First Precinct 
substation at the southeast corner of Straight Path and Commonwealth Drive, the Wyandanch 
Public Library on lots between S. 20th and S. 21st Streets, and several churches. Transportation 
uses in Sector IV are limited to a few parking areas comprising about 2 percent of the total area. 
Finally, open space is limited to one parcel (0.16 acres) at the northwest corner of Straight Path 
and S. 21st Street. The parcel, which was developed as part of the Town’s Adopt-a-Spot 
Program, is the site of a “Welcome to Wyandanch” sign. 

Sector V. As shown in Figure 3-7, Sector V contains mostly residential and community facility 
uses (each occupying approximately 25 percent of the total acreage). Residential uses generally 
include single-family residences on lots behind Straight Path to the west. Community facilities 
in Sector V include several churches and the Suffolk County Department of Social Services on 
the southeast corner of Straight Path and Wyandanch Avenue. Also significant in the sector are 
industrial uses, which make up about 22 percent of the sector’s acreage and are limited to a large 
cement manufacturing plant at the northwest corner of Straight Path and Booker Avenue and a 
vacant industrial building and auto-related uses fronting on the east side of Straight Path 
between New and Wyandanch Avenues. Vacant land makes up the next largest proportion of the 
sector area at approximately 14 percent, and is found on a number of lots fronting on Straight 
Path, especially between Patton and Lincoln Avenues and just north of and along Garrison 
Avenue. Commercial uses account for about 13 percent of the sector’s acreage and include a few 
retail uses along Straight Path. Transportation uses in the sector are limited to a few parking 
areas totaling less than ½ acre. 

Underperforming or Inappropriate Land Uses. The project area contains several clusters where 
land uses are either incompatible, underperforming, or both. These include: 1) a major 
concentration of free commuter parking in Wyandanch’s downtown, 2) close proximity of 
residential and industrial uses, 3) the location of industrial businesses in Wyandanch’s downtown 
commercial core, and 4) nonconforming churches. 

An approximately 3.8-acre parking lot, owned by Suffolk County, and an adjacent 1.8-acre lot, 
privately owned but operated by Suffolk County, are located on the north side of Acorn Street 
adjacent to the LIRR Wyandanch station, just east of Straight Path. These sites, in the heart of 
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the hamlet’s business district, provide roughly 644 long-term, free parking spaces that are 
largely used by LIRR commuters. Adjacent to the County-operated lots, MTA owns 
approximately 2 acres of parking directly north of the LIRR tracks to the east and west of 
Straight Path (186 spaces), while the Town of Babylon owns an approximately 1-acre parking 
lot (148 spaces) directly north of the LIRR tracks to the west of Straight Path. Though parking is 
an appropriate land use in close proximity to a railroad station, these large, open fields of 
commuter parking interrupt the continuity of commercial and pedestrian activity at a location 
that should naturally function as the core of the downtown. At the same time, the free and 
unrestricted nature of the parking deprives the Town of an important source of revenue that 
could be used to eliminate blighted conditions and restore the function of the project area as a 
place to live, work, shop, and recreate. Further, based on field observations and information 
from the Town, the parking lots are used primarily by commuters who take advantage of the free 
parking offered at this location, but who are not residents of Wyandanch. These non-residents do 
not appear to patronize Wyandanch’s downtown shops, thus limiting the potential to generate 
sales for local commercial establishments (with the additional benefits of generating sales taxes 
for the County and increasing property tax assessments for the Town), while at the same time 
increasing vehicular traffic levels in Wyandanch. Finally, because a local resident parking 
permit system is not in place, residents must compete with non-residents for parking spaces near 
the station.  

The substantial amount of acreage devoted to commuter parking in the heart of Wyandanch’s 
downtown deprives the community of using these large parcels to accommodate transit-oriented, 
mixed-use development that would add commercial (perhaps including retail and office) and 
residential uses to the downtown area, in accordance with the goals of Wyandanch Rising. 

While certain industrial businesses are an important component of the local economy, in some 
cases their proximity to residential properties causes a potentially hazardous situation for local 
residents and, because of their conflicting nature, creates a blighting effect on the community as 
a whole. In Sector V, a cement manufacturing plant directly borders a residential community. 
Based on field observations in November 2006, two lots occupied by the cement plant with 
mounds of dirt and heavy machinery appear to be in violation of Section 177 of Chapter 213, 
“Zoning,” of the Code of the Town of Babylon, which requires G Industrial zoned properties 
abutting on residential zoned properties or properties used for residential purposes to maintain a 
5-foot wide vegetative buffer along the dividing property line. The subject parcels are designated 
as Section 79, Block 4, Lots 25 and 36.6. Failure to provide the required vegetative buffers 
results in a potential safety hazard for adjacent residences and creates unsightly views for 
neighbors and the general public. In addition, a parcel at 1461 Straight Path is occupied by 
Midland Motors, an auto maintenance and repair shop; however, it is a nonconforming use in a 
residentially zoned area. Weld Built on Section 56, Block 3, Lot 73 is another example of 
industrial property abutting residential parcels. The Weld Built site is generally unkempt with 
broken fences, trash, barbed wire, and overgrown landscaping along its edges. 

In addition, as mentioned above, industrial businesses may be an appropriate activity within 
Wyandanch; however, the location of certain industrial businesses in the downtown core detracts 
from Wyandanch’s efforts to further develop commercial activity and generate much-needed tax 
revenue for the Town. For example, Section 78, Block 2, Lot 42 fronts on Straight Path adjacent 
to a retail strip and is currently used for materials storage. In another example, the parcels 
fronting on Straight Path between New and Wyandanch Avenues are located in the midst of 
active commercial uses yet include auto and tire manufacturing facilities as well as a vacant 



Chapter 3: Existing Conditions and Analysis 

 3-7  

industrial building. These types of industrial uses in downtown Wyandanch are incompatible 
with the mixed-use redevelopment efforts detailed in the Wyandanch Rising plan.  

Finally, nonconforming churches have also been identified as a problem in Wyandanch. The 
churches may either be in nonconformance with existing zoning or in violation of the Town’s 
building code. They range from structures originally built as houses of worship to storefronts to 
converted houses in residential areas. As places of public assembly, churches fall under specific 
building and fire safety codes, which, when ignored, pose a significant safety hazard.1 

Vacant Lots and Buildings. As illustrated in Figure 3-2, vacant lots are scattered throughout the 
project area, contributing to a sense of disinvestment and creating blighted conditions. 
Approximately 14 acres, or 13 percent of the project area, consists of vacant land. Many of these 
lots are strewn with trash or debris and are possible sites for crime or drug use, with some lots 
being used for inappropriately for parking, thereby undermining the Town’s intentions to revitalize 
and redevelop the area with active, tax-generating uses. Further, over 20 vacant parcels front on 
Straight Path, several of which are located in the core business area, and are hampering the 
economic vitality of Wyandanch’s downtown.  

In addition to vacant lots, parcels with vacant buildings are also contributors to Wyandanch’s 
blighted condition. There are currently 22 lots in the project area containing vacant or partially 
vacant buildings. Fifteen lots have buildings that are completely vacant, while seven lots have 
partially vacant buildings. Information about the specific structures on the vacant lots and recent 
occupancy status of some of the buildings is discussed below, based on field observations and 
information provided by the Town. The greatest number of vacancies are located on commercial 
retail properties (13 vacant or partially vacant buildings), followed by residential (6 vacant or 
partially vacant buildings). Three vacant or partially vacant industrial properties were observed in 
the study area. No vacancies were identified for office or community and municipal services 
within the project area.  

A 2006 report by the Suffolk County Planning Department found that the retail vacancy rate (the 
number of vacant stores divided by the total number of stores) in downtown Wyandanch was 16 
percent, compared with 7.9 percent in the Town of Babylon overall.2 The report ranked 
Wyandanch as the downtown with the ninth highest retail vacancy rate in Suffolk County overall 
(a total of 51 communities with downtowns were evaluated). The comparatively high retail 
vacancy rate in the project area creates an atmosphere of disinvestment in Wyandanch’s 
downtown. 

Sector I. Sector I includes eight vacant lots totaling approximately 1.4 acres, as shown in Figure 
3-3. Three of these lots are located on Andrews Avenue. The parcel designated as Section 40, 
Block 1, Lot 98 exhibits a broken fence surrounding the property, weeds, and some trash along the 
property line. In addition, the vacant parcel at the northeast corner of Straight Path and N. 11th 
Street is being used inappropriately as a free parking area, thereby undermining the Town’s 
intentions to revitalize and redevelop the area with active, tax-generating uses.  

                                                      
1 Alice Sparberg Alexiou, Safety and Zoning vs. Freedom of Religion, The New York Times, November 

19, 2000. 
2 Suffolk County Department of Planning, Shopping Centers and Downtowns, Suffolk County, New York, 

May 2006. 
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Overall, building vacancy in Sector I was found to be significant. The area contains several 
vacant or partially vacant buildings fronting on major corridors in the heart of downtown 
Wyandanch, close to the LIRR Wyandanch station. The presence of vacant properties in the 
heart of downtown Wyandanch shows a lack of investment and activity in the area and sends the 
message that these properties are likely problematic to lease or sell. A partially vacant storefront 
exists along Merritt Avenue within a retail strip between N. 14th and N. 15th Streets. Retail 
strips such as this one are quite vital to the area, as the businesses cater to LIRR commuters and 
local residents. Specifically, Sector I includes two vacant residences, and three vacant or 
partially vacant commercial buildings or storefronts, as follows: 

• Section 40, Block 1, Lot 24: This lot includes a small, vacant, boarded residence on the west 
side of N. 15th Street across from the Youth Center. 

• Section 40, Block 1, Lot 59.1: This lot contains a vacant single-family residence just south 
of the Youth Center on N. 15th Street.  

• Section 40, Block 1, Lot 60: This building at the northeast corner of N. 15th Street and 
Merritt Avenue contains a vacant bookstore, as well as an active deli and catering facility, 
and is part of a retail strip fronting on Merritt Avenue between N. 15th Street and Andrews 
Avenue.  

• Section 40, Block 2, Lot 10.4: A partially vacant commercial building is situated at the 
southeast corner of Straight Path and Washington Avenue. Signs on the building indicate 
“Coming Soon – Retail Stores” and “Space for Lease.” 

• Section 40, Block 2, Lot 11: A partially vacant shopping center fronting on Straight Path just 
north of Acorn Street. 

Sector II. Approximately 0.75 acres, or seven lots, in Sector II comprise vacant land, as shown in 
Figure 3-4. Three of these lots are strewn with garbage and were given overall poor-critical 
ratings in the Town’s 2003 lot rating survey for downtown Wyandanch.1 

While building vacancy in Sector II overall is not a significant issue, the area includes vacant 
buildings on two relatively large lots that front on major corridors within the study area—
Straight Path and Long Island Avenue—in the core downtown area. The presence of vacant 
properties in the heart of downtown Wyandanch contributes to the blighted condition of the 
downtown area by indicating a lack of investment and economic activity. Sector II includes two 
lots with vacant or partially vacant buildings, as follows: 

• Section 56, Block 3, Lot 69.1: The defunct Kentucky Fried Chicken on the southwest corner 
of Straight Path and Garden City Avenue, in the heart of downtown Wyandanch, has been a 
vacant building for approximately 10 years. 

• Section 56, Block 3, Lot 73: The parcel that contains Weld Built Truck Repair includes a 
partially vacant building, based on information supplied by the Town. 

Sector III. Sector III includes 13 vacant lots totaling approximately 3.1 acres, as shown in 
Figure 3-5—the majority of which were found to be strewn with trash. Fifteen vacant lots were 
given overall poor-critical ratings by the Town during the 2003 lot survey, due to the presence of 
garbage (some of these lots are now developed).2 

                                                      
1 AKRF, Wyandanch Blight Study (2007). 
2 AKRF, Wyandanch Blight Study (2007). 
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Overall, building vacancy within Sector III is significant and problematic for the economic 
vitality of the area. Several vacant or semi-vacant commercial buildings front on Straight Path in 
Wyandanch’s core business area, creating a perception of disinvestment indicating that these 
properties are likely difficult to lease. Sector III includes two vacant residences, five vacant or 
partially vacant commercial buildings, and one partially vacant industrial building, as follows: 

• Section 57, Block 1, Lot 31: This site is a vacant, boarded residence on the south side of 
Woodland Road, just east of the intersection with Grand Boulevard. 

• Section 57, Block 1, Lot 32: This parcel contains a vacant commercial building that appears 
to have been burned in a fire. The parcel is located on the south side of Woodland Road just 
before the intersection with Grand Boulevard. 

• Section 57, Block 1, Lot 33.2: This lot contains a vacant McDonalds on the east side of 
Straight Path just south of its intersection with Long Island Avenue. 

• Section 57, Block 1, Lot 35: This lot includes a vacant retail storefront within a retail strip 
fronting on the east side of Straight Path just south of Long Island Avenue.  

• Section 57, Block 1, Lot 36: This lot includes a vacant storefront as well as an active grocery 
and is located just south of Section 57, Block 1, Lot 35.  

• Section 57, Block 2, Lot 1: This lot contains a vacant industrial building on the southeast 
corner of Long Island Avenue and Doe Street, as well as an active auto repair shop and 
furniture warehouse. 

• Section 57, Block 2, Lot 5.1: A vacant commercial building with severe signs of façade 
damage, graffiti, and cracked exterior structures is located at this site on the south side of 
Long Island Avenue between Doe and Deer Streets. 

• Section 57, Block 2, Lot 17: This is the site of a vacant, boarded residence on the north side 
of Lakewood Street between Doe and Deer Streets. 

Sector IV. Sector IV includes approximately 4.0 acres of vacant land on 24 lots, as shown in 
Figure 3-6. Substantial amounts of trash and litter were observed on the vacant lots fronting 
Straight Path. Severe ponding was seen on one vacant lot. Twenty-two vacant parcels in Sector 
IV were rated critically in the Town’s 2003 lot survey due to the presence of garbage.1 

Sector IV includes two vacant residences and a vacant commercial building, as follows: 

• Section 55, Block 3, Lot 8: A vacant house is situated on this parcel on the east side of 
Straight Path just south of the intersection with Brooklyn Avenue. 

• Section 55, Block 3, Lot 21: This parcel includes a vacant house in critical condition. 
• Section 58, Block 4, Lot 17: This lot includes a vacant commercial building on the east side 

of Straight Path just north of the intersection with Lake Drive. 

Sector V. Sector V comprises nearly 20 vacant lots on approximately 3.87 acres, as shown on 
Figure 3-7. Many vacant parcels, especially those fronting on Straight Path, are strewn with 
trash and debris. In the Town’s 2003 lot survey, 18 vacant parcels were rated critically because 
they were found to be strewn with trash. Several of these lots have since been developed with 
single-family residences.2 

                                                      
1 AKRF, Wyandanch Blight Study (2007). 
2 AKRF, Wyandanch Blight Study (2007). 
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Sector V includes two vacant or partially vacant commercial buildings and one vacant industrial 
building, as listed below: 

• Section 78, Block 2, Lot 41: This is the site of a vacant commercial building at the 
southwest corner of Straight Path and Booker Avenue. 

• Section 78, Block 2, Lot 43: This lot contains a partially vacant building including a vacant 
commercial storefront as well as an active deli and clothing store. 

• Section 80, Block 2, Lot 1.1: This vacant industrial building at the southeast corner of 
Straight Path and New Avenue is currently on the rental market. 

Building Inventory. Key buildings in the area were identified and described in terms of name, 
levels, gross square footage, original use, current use, condition, and ownership (see Table A-8 
in Appendix A). Key buildings were identified based on their significance related to the project 
area’s overall sense of place. These buildings are considered assets to the community and should 
be integrated into new developments in the project area. Figure 3-8 shows the locations of the 
key buildings identified in the project area. Table 3-1 identifies each building by Map ID 
Number (see Figure 3-8) and provides a brief description. 

Table 3-1
Key Building Assets in Project Area 

Map ID No.1 Key Building Assets 
1 Town of Babylon Youth Center 
2 Wyandanch Post Office 
3 Compare Foods; Chase Bank; County Police Substation 
4 Wyandanch Volunteer Fire Co. 
5 Wyandanch Library 
6 Suffolk County Social Services 

Note:     1Map ID Nos. correspond  to Figure 3-8. 
Source: AKRF (2009). 

 

Study Area  
The study area is approximately 961 acres and comprises nearly 3,450 tax lots designated on the 
Suffolk County Tax Map (2006). Land use within the study area generally consists of residential 
uses interspersed with vacant land, with a few commercial and industrial parcels, community 
facilities, transportation and utility uses, and open space (see Figure 3-1). The majority of the 
study area consists of residential uses (approximately 46 percent or 446 acres). The residential 
uses mainly consist of single-family detached homes on lots ranging from approximately 5,000 
to 15,000 square feet. Several two-story homes were recently built on Mount Avenue opposite 
the elementary schools. Some new residential development is also underway on the north side of 
Merritt Avenue between N. 22nd and N. 23rd Streets. Vacant land accounts for the next largest 
proportion of the proposed BOA at approximately 24 percent or 227 acres. Vacant lots are 
dispersed throughout the project area and are prominent at the eastern edge of the study area, 
along the Carlls River, and on the western edge, on properties abutting the cemeteries just 
outside of the study area to the west. 

Community facilities make up approximately 12 percent of the study area and include the 
Wyandanch-Wheatley Heights Ambulance Corps. (WWHAC) at 295 Merritt Avenue, one public 
park (Wyandanch Town Park on Mount Avenue), four public schools (Martin Luther King, Jr. 
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Elementary School and La Francis Hardiman Elementary School, both at 792 Mount Avenue, 
and Wyandanch Memorial High School and Milton L. Olive Middle School on the large lots 
fronting on the east side of Little East Neck Road in the western portion of the study area), the 
Wyandanch Senior Nutrition Center at 28 Wyandanch Avenue, and 13 religious institutions, in 
addition to those found in the project area (see Section H, “Community and Emergency 
Services,” for more information).1 Industrial uses, accounting for approximately 9 percent of the 
study area, are generally found along Merritt Avenue/Acorn Street and Long Island Avenue in 
the northern portion of the study area and along Wyandanch Avenue in the southern portion of 
the study area. Industrial uses include Manhattan Beer Distributors at 2 Washington Avenue and 
Frito Lay at 12 Richbern Court in the northeastern area, the industrial area along Wyandanch 
Avenue, and the parcels generally bounded by Washington Avenue to the north, Merritt Avenue 
to the south, N. 19th Street to the east, and N. 21st Street to the west, which are occupied by 
Island Container Corp. Commercial uses, which compose just over 3 percent of the study area, 
include mainly retail uses and are found along Straight Path and along Long Island and Merritt 
Avenues, near the intersection with Straight Path. Transportation and utility uses in the study 
area, which also account for approximately 3 percent of the total proposed BOA, include the 
LIRR tracks, LIRR Wyandanch station, and municipal parking along Long Island Avenue; 
several additional municipal or private open parking lots; a few scattered parcels associated with 
water supply or flood control; and one public telephone facility (see Section C, “Infrastructure 
and Energy,” for more information). 

Parks and Open Space 
Open space and recreation in the study area is limited to one public park, as discussed above, 
Suffolk County-owned preserved wetlands along the Carlls River, and two tax lots owned by 
Wyandanch Day Care Center, Inc. for use as a private playground, which are located at the 
southwest corner of Arlington Avenue and Doe Street, in addition to the one parcel dedicated to 
open space in Sector IV (described above). Total open space in the study area equals 30.80 
acres, or approximately 3 percent of the study area’s total acreage. Wyandanch Town Park totals 
9.35 acres, is used for active recreation, and includes playing fields, a comfort station, a picnic 
area, and a playground. The County-owned preserved wetlands comprise 21.02 acres and the 
day care playground includes 0.28 acres. Just outside the study area is the massive Belmont Lake 
State Park to the southeast. As noted above, a focus of this project is to look at opportunities for 
creating public spaces. 

The larger study area could also benefit from additional open space to serve the existing and 
projected residential and worker population in Wyandanch. To address any potential deficiency 
in the study area’s public open space resources as a result of the proposed project, the Town 
proposes to prepare an area-wide open space plan to identify opportunities for regional open 
space connections in the project and study areas. For example, the Town is considering a 
dedicated bike route along Commonwealth Boulevard that would connect to the Town’s Geiger 
Memorial Park (which includes a comfort station, fishing, food service, picnic area, playground, 
and swimming pool) on Grand Boulevard just outside the study area and run along the Carlls 
River south to Belmont Lake State Park. These open space resources are depicted in Figure 3-
2a. With the Town’s proposed open space improvements, no significant adverse impacts on the 
study area’s open spaces are expected to result from the proposed project. 
                                                      
1 Wyandanch Town Park was categorized as “open space” and therefore was not included in the 

calculation of actual and percent of total land area dedicated to community facilities. 
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ZONING 

Project Area 
As shown in Figure 3-9, the project area is relatively evenly divided amongst residential, 
commercial, and industrial zoning districts. Table 3-2 details the building requirements in the 
project area’s zoning districts. The majority of the project area is zoned E Business 
(approximately 32 percent), then C Residence (approximately 29 percent), followed by G 
Industry (approximately 27 percent). Generally, the residential zoning is found Sector V, in the 
southern portion of the project area along Straight Path, and in the southern portions of Sectors 
III and IV to the north, with select residentially zoned parcels in Sectors I and II. C Residence 
zoning permits single-family dwellings, community facilities, agricultural uses, and golf courses. 
The vacant parcel at the northern end of the project area is zoned B Residence, which generally 
permits the same uses as the C Residence district, but with less stringent minimum lot size and 
maximum building area requirements. Wyandanch’s commercial zoning, which allows retail and 
personal service shops, banks, theaters, and offices, is found along or near Straight Path, north of 
Mount Avenue, and along Long Island and Merritt Avenues near their intersection with Straight 
Path. Industrial zoning is mainly found in the northeast corner of the project area in Sectors I and 
III, with a few select parcels in Sectors II and V. The industrial zoning districts allow any use 
permitted in the E Business zoning district as well as other uses when permitted by the Town of 
Babylon Board of Appeals and/or the Planning Board. The industrial zoning districts include G 
Industrial, Ga Industrial, and Gb Industrial, which only differ in their minimum lot area and 
maximum building area requirements. A few parcels in the project area, which include those 
owned by the MTA, are not subject to zoning. 

Table 3-2
Zoning Districts in Project Area

Zoning District Permitted Uses Lot and Bulk Limitations1 

B Residence 

One-family dwellings; religious institutions; public parks, 
libraries, or museums; colleges and universities; schools; 
hospitals; agricultural uses; professional offices associated 
with a residence; golf courses and country clubs; and 
customary accessory uses and buildings. 

Maximum Height: 30 feet or 
2 ½ stories 
Minimum Lot Area: 10,000 sf 
Maximum Building Area: 20 
percent 

C Residence 

One-family dwellings; religious institutions; public parks, 
libraries, or museums; colleges and universities; schools; 
hospitals; agricultural uses; professional offices associated 
with a residence; golf courses and country clubs; and 
customary accessory uses and buildings. 

Maximum Height: 30 feet or 
2 ½ stories 
Minimum Lot Area: 7,500 sf 
Maximum Building Area: 30 
percent 

SC Senior Citizen 
MR Multiple residences for persons over the age of 55. 

Maximum Height: 2 ½ stories 
Minimum Lot Area: 2 acres 
Maximum Density: 25 units 
per acre 
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Table 3-2 continued
Zoning Districts in Project Area

Zoning District Permitted Uses Lot and Bulk Limitations1 

E Business 

Retail shops; personal service shops; banks, theaters, and 
offices; undertaking establishments; other uses when 
permitted by the Board of Appeals and/or the Planning 
Board. 

Maximum Height: 35 feet or 
3 stories 
Minimum Lot Area: 10,000 sf 
Maximum Building Area: 60 
percent 

G Industrial 
Any use permitted in the E Business District; other uses 
when permitted by the Board of Appeals and/or the 
Planning Board. 

Maximum Height: 35 feet 
Minimum Lot Area: 15,000 sf 
Maximum Building Area: 40 
percent 

Ga Industrial Any use permitted in the G Industrial District and E 
Business District, except for dwellings of all types. 

Maximum Building Height: 35 
feet 
Minimum Lot Area: 40,000 sf 
Maximum Building Area: 45 
percent 

Gb Industrial Any use permitted in the G Industrial District and E 
Business District, except for dwellings of all types. 

Maximum Building Height: 35 
feet 
Minimum Lot Area: 20,000 sf 
Maximum Building Area: 40 
percent 

Note: 1Additional zoning restrictions may apply as set forth in Chapter 213, “Zoning,” of the Code of the Town of Babylon. 
Source: Chapter 213, “Zoning,” of the Code of the Town of Babylon, retrieved on November 14, 2006 from 

http://www.generalcode.com/webcode2.html 

 

Sector I. Sector I is generally zoned G Industry on the east side of Straight Path and E Business 
on the west side of Straight Path. A few parcels on the outskirts of the section are zoned 
residential. 

Sector II. Sector II is generally zoned E Business along Straight Path and a few parcels, 
including the Weld Built site, are zoned G Industry. In addition, a few parcels on the east side of 
S. 18th Street and one on the south side of Garden City Avenue are zoned C Residence. 

Sector III. The core of Sector III is generally zoned C Residence, while the parcels lining 
Straight Path and Long Island Avenue are zoned E Business or are industrially zoned. 

Sector IV. Sector IV is generally zoned E Business, though a few parcels, especially in the 
southern portion of the sector, are zoned for residential uses (C Residence).  

Sector V. Sector V is largely zoned for residential uses (C Residence), with the exception of 
several commercially and industrially zoned parcels generally located in the southern portion of 
the sector along Straight Path.  

Study Area 
Zoning in the study area is predominantly residential (approximately 80 percent of the total 
acreage), with a few industrially zoned areas and select commercially zoned parcels. The C 
Residence Zoning District is most prevalent of the residential districts (56 percent of the total 
proposed BOA acreage) and generally surrounds the project area (see Figure 3-9). The study 
area also includes two additional residential zoning districts—the B Residence and the SC 
Senior Citizen MR Zoning Districts. The B Residence Zoning District is found on the outskirts 
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of the study area, generally in the northern and western portions, and occupies about 22 percent 
of the total land area. In the B Residence Zoning District, building heights are restricted to 30 
feet or 2 ½ stories; the minimum lot area permitted is 10,000 square feet; and the building area 
shall not exceed 20 percent. The SC Senior Citizen MR Zoning District is found at the 
southeastern tip of the study area in the vicinity of the recently constructed Belmont Villas, 
comprising just about 2 percent of the study area, and generally permits multiple residences for 
persons over the age of 55.  

Industrial zoning districts comprise nearly 14 percent of the study area. The G Industry Zoning 
District generally includes the area north of Acorn Street, south of Washington Avenue, and east 
of Straight Path, including Manhattan Beer Distributors. A few parcels on the north side of 
Merritt Avenue and the south side of Long Island Avenue, as well as one parcel in the southern 
portion of the project area (occupied by Island Block Manufacturing) are also zoned G Industry. 
The Ga Industry Zoning District generally includes the industrial parcels fronting on Wyandanch 
Avenue east of Straight Path, and the Gb Industry Zoning District includes a few select parcels 
on the south side of Long Island Avenue between Deer Street and Lake Drive.  

The E Business Zoning District, composing about 5 percent of the study area, is the only 
commercial zoning district in the project area. The commercial zoning district is generally found 
along Straight Path from N. 12th Street on the north to Mount Avenue on the south, and along 
Merritt Avenue/Acorn Street and Long Island Avenue, forming a cross in the northern portion of 
the project area. In addition, a few parcels along Straight Path in the southern portion of the 
study area as well as a few parcels on Mount Avenue and Grand Boulevard are zoned E 
Business.  

Finally, about 1 percent of the parcels in the study area is not subject to local zoning and is 
generally owned by the MTA. 

PUBLIC POLICY AFFECTING REDEVELOPMENT OF THE AREA 

Wyandanch Rising 
In 2000, Wyandanch was ranked by the Suffolk County Planning Department as the most 
economically distressed community on Long Island. Wyandanch has a long history of blighted 
conditions and obstacles to revitalization, including brownfield sites, poor physical conditions, 
trash and debris, high crime rates, sewerage limitations, and restrictive zoning.  

As a result, Wyandanch Rising, a comprehensive and community-based program for economic 
revitalization, was launched in 2002. In June 2003, the Town of Babylon selected Sustainable 
Long Island (SLI) to work with the Town and the Wyandanch community to develop a visioning 
plan that would act as the hamlet’s comprehensive plan. To help manage the procedural, 
programmatic, and funding sources that will be required to implement the plan, the Town 
created a new multidisciplinary Office of Downtown Revitalization in April 2004. Subsequently, 
the Wyandanch Hamlet Plan (Wyandanch Rising) was adopted by the Town Board in 2004. As 
one of its top priorities, the Office of Downtown Revitalization is currently working to 
implement the goals and initiatives of Wyandanch Rising. The goals of objectives of Wyandanch 
Rising include:  

• Urban Renewal Plan. Adopt an Urban Renewal Plan to leverage state funding for various 
downtown improvement projects. 
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• Mixed-Use Buildings. Encourage development of mixed-use buildings, which include both 
a commercial (including retail and office) and residential component, allowing more people 
to live downtown, improving shopping and amenities, and reducing the need for employees 
and business owners to commute to work. 

• Vacant Buildings. Redevelop vacant buildings and develop vacant lots with consistent 
building types, strategically located entrances and parking, and utilizing specific site design 
principles. 

• Zoning. Evaluate existing zoning codes to determine if they permit the type of development 
envisioned in Wyandanch Rising.  

• Intersections. Implement engineering measures to correct both pedestrian and vehicular 
safety conditions at the intersection of Long Island Avenue and Straight Path, where the 
complexity of the current railroad crossing presents many dilemmas and opportunities.  

• Crosswalks, Markings, and Signal Heads. Encourage walkers to use designated crossing 
points by marking crosswalks and providing pedestrian signal heads at all signalized 
intersections. Signal timing should automatically provide a walk interval. 

• Landscaping. Prune and care for existing trees and add new trees to create a full canopy and 
provide visual separation between the street and sidewalk. 

• Street Design. Redesign Straight Path to allow for wider sidewalks and bicycle lanes. 

Other components of Wyandanch Rising’s Action Plan and Straight Path Corridor Concepts 
include creating more sitting places; providing bus stop shelters; creating on-street parking and 
buffer zones; building curb extensions or bulb outs; improving lighting; increasing storefront 
visibility; creating gateways or features in or near the street that greet people as they enter the 
community; and encouraging off-street parking to the side or rear of buildings.  

In summer 2005, building on the goals and visions set forth in Wyandanch Rising, the Town 
dedicated newly installed lighting along Straight Path, marking a significant milestone in 
Wyandanch’s downtown revitalization initiative to “foster economic development and beautify 
the hamlet of Wyandanch.”1 Other recent Town-implemented Straight Path improvements 
include traffic medians, tree planting, and new waste receptacles and planters. 

BOA Program Grant 
In 2007, as part of the overall revitalization effort for downtown Wyandanch, AKRF, on behalf 
of the Town of Babylon, completed a blight study (see Appendix B) and an economic and 
market trends analysis (see Appendix C) for the project area. The blight study was conducted to 
document existing conditions in the project area and to support the determination that the project 
area is indeed blighted and in need of urban renewal (see Chapter 1, “Project Description,” for 
more information). The economic and market trends analysis documented residential, retail, 
industrial, and office market trends in the project area and identified strategic development sites 
and preliminary redevelopment strategies for those sites. Those recommendations served as the 
basis for the proposed redevelopment and revitalization strategies being put forth in this Plan as 
part of the proposed Urban Renewal Plan and Nomination. The economic and market trends 
analysis is summarized in Section F, “Socioeconomic Conditions,” and included as Appendix C. 

                                                      
1 Town of Babylon, Lighting in Wyandanch Sets the Tone for Further Redevelopment, July 12, 2005, 

Accessed on November 13, 2006 at www.townofbabylon.com 
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Other Planning and Economic Development Initiatives 
Several other government agencies have recognized the obstacles to development in Wyandanch 
and are actively supporting the Town’s efforts. For example, the United States Environmental 
Protection Agency (EPA) recently awarded the Town funding for brownfield assessments in 
Wyandanch. The Town also recently received a Federal Transit Administration (FTA) grant to 
complete a feasibility study for an Intermodal Transit Facility in downtown Wyandanch. The 
study was completed in June 2008 and includes recommendations for traffic and transit 
enhancements, consolidated parking, streetscape improvements, pedestrian and bicycle safety 
features and amenities, and the integration of mixed-use development. As discussed in Chapter 
1, “Project Description,” the Town Board, in conjunction with EPA, awarded funds for assessing 
the feasibility of extending the local sewer district infrastructure to Wyandanch. Currently, 
Wyandanch is not served by public sewers. Rather, sewage is handled by on-site septic systems, 
a requirement that can be cost-prohibitive to potential developers and a potential source of 
groundwater contamination (see Section C, “Infrastructure and Energy,” for more information). 
The sewer feasibility study was recently completed and one of the most important 
recommendations of this Plan is to implement the recommendations of the feasibility study to 
allow for public sewer connection in downtown Wyandanch in order to accommodate the 
proposed development scenarios. 

In addition, New York State has awarded an Empire Zone to Suffolk County, 25 acres of which 
is designated in Wyandanch (see Figure 3-10). New York State’s Empire Zone program was 
created to stimulate economic growth and create jobs in New York State. Empire Zones are 
geographically defined areas where businesses have access to vacant land, existing industrial and 
commercial infrastructure, skilled labor, and power and water resources. The Empire Zones are 
particularly attractive in that they offer numerous tax incentives for qualifying businesses 
located within the zone. Projects that are regionally important and located within the general 
vicinity of the Empire Zone are also eligible for benefits. The Suffolk County/Town of 
Riverhead Empire Zone received approval in 1998 and was expanded in 2003 to include 25 
acres in downtown Wyandanch. The Wyandanch “sub zone” includes the retail and light 
industrial center of the community located along the Straight Path corridor near the intersection 
with Long Island Avenue. The entire Wyandanch sub zone is located within the project area.1 
Thus, the BOA designation is just one layer of programmatic funding and support for the 
revitalization of Wyandanch. 

Wyandanch (Census Tracts 1224.06 and 1225.01) is in a historically underutilized business zone 
(HUBZone), an economically distressed area as determined by the U.S. Small Business 
Administration (SBA) using income data from census inputs and unemployment information 
(see Figure 3-11). To qualify for the HUBZone program, a business must be a small business 
(by SBA Standards), be owned and controlled by U.S. Citizens, have its principal office located 
in a HUBZone, and have at least 35 percent of its employees residing in a HUBZone. Qualifying 
small businesses may be eligible for competitive awards, sole source awards, and awards 
through “full and open” competition, after application of a price preference in favor of the 

                                                      
1Sources include: New York State, “Empire Zones,” retrieved on January 9, 2007 from 

http://www.empire.state.ny.us/Tax_and_Financial_Incentives/Empire_Zones/default.asp; Long Island 
Power Authority, “NY State Empire Zone Benefits,” retrieved on January 9, 2007 from 
http://www.lipower.org/ecodev/programs.zones.html; Town of Riverhead Empire Zone website at 
http://www.riverheadzone.com/index.html. 
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HUBZone small business. The federal HUBZone program helps to facilitate economic 
revitalization by providing contracting assistance to qualified small businesses located in 
HUBZones, increasing employment opportunities, stimulating capital investment in those areas, 
and creating a “multiplier effect” within the economically distressed area. 

PLANNED FUTURE DEVELOPMENT PROJECTS 

As discussed previously, the Town recently received an FTA grant to complete a feasibility 
study for an Intermodal Transit Facility in downtown Wyandanch. The study was completed in 
June 2008 and includes recommendations for traffic and transit enhancements, consolidated 
parking, streetscape improvements, pedestrian and bicycle safety features and amenities, and the 
integration of mixed-use development. The study is expected to lead to design and construction 
of an Intermodal Transit Facility in downtown Wyandanch. For this project, it is also assumed 
that public sewer service would be extended to downtown Wyandanch by time the proposed 
Plan is fully implemented in 2020. 

In the future without the proposed project (2020), Wyandanch would continue to face many 
obstacles to revitalization, including brownfield sites, poor physical conditions, trash and debris, 
high crime rates, insufficient sewer capacity, and restrictive zoning. Vacant land, vacant 
buildings, and underperforming properties would continue to persist in the project area, 
impeding economic growth in Wyandanch and undermining the Town’s intentions to redevelop 
the area with active tax-generating uses. Commercial development would continue to be 
hindered by an outdated zoning code. Overall, land use in the project area would not be expected 
to change significantly, but instances of vacancies and deterioration could actually worsen due to 
lack of investment in the area. 

C. INFRASTRUCTURE AND ENERGY 

INTRODUCTION 

This section describes the existing water supply, sanitary sewer, solid waste, and electric and gas 
services in the project area.  

EXISTING CONDITIONS 

WATER SUPPLY 

The project area is served by the Suffolk County Water Authority (SCWA) water distribution 
system. The SCWA is the largest groundwater purveyor in the nation. The SCWA has about 521 
active wells that feed 62 water storage tanks. The system also includes approximately 5,600 
miles of water mains. The SCWA has divided the system into 41 pressure zones in order to 
provide reasonable water pressure to every customer. Each pressure zone is made up of pump 
stations, storage tanks, and/or booster stations, which are designed to provide adequate water 
pressure to the elevations they serve. These facilities are connected by underground water pipes 
of various sizes. This piping network is called a distribution system. A pump station consists of 
at least one well and associated treatment facilities. The well provides access to the underground 
aquifer. A submersible pump powered by an electric motor is used to bring the water out of the 
ground, through the treatment facility, and into the distribution system. The water can then be 
delivered to homes, fire hydrants, schools, etc. Any excess water goes into the storage tank 
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where it is stored for later use. The wells are turned on and off as required to satisfy the water 
demand in the distribution system. 

Distribution areas may encompass more than one pressure zone. There are 23 distribution areas. 
The project area north of the LIRR is served by Distribution Area 12 (93 active wells), while the 
area south of the LIRR is serviced by Distribution Area 1A (112 active wells in combination 
with Distribution Area 1B). The distribution areas are interconnected with booster pumps and/or 
automatic control valves. In the event of very high water demands during peak summer usage or 
an emergency, the booster pump or automatic valve will operate and supply additional water to 
the impacted area.  

Water production for the system currently exceeds 73 billion gallons per year with peak daily 
production in excess of 460 million gallons and peak monthly production in excess of 12 billion 
gallons. The SCWA’s average annual withdrawal is approximately 164 million gallons per day 
(mgd).  

According to the SCWA’s 2006 Annual Drinking Water Quality Report, local water is naturally 
well-purified and is of high quality. As required by the New York State Department of Health, 
chlorination may be necessary, at times, to ensure that the water is bacteria-free. Local well 
water is characteristically acidic and requires some chemical “buffering” to prevent damage to 
piping. Also, certain wells have higher naturally occurring iron levels that require the addition of 
polyphosphates. Overall, the water is of high quality and is subject to testing to ensure that it 
satisfies all local, county, state, and federal guidelines and standards for potable water. 

SANITARY SEWER 

Wyandanch is not connected to a public sewer system and this is a critical factor in the lack of a 
commercially viable downtown. Rather, the community depends on independent on-site 
wastewater treatment, which is a major issue because of potential groundwater contamination 
and the fact that on-site wastewater treatment systems can be cost-prohibitive to potential 
developers and a disincentive for capital investment in Wyandanch. On-site wastewater 
treatment also requires compliance with SCDHS regulatory requirements, which limit the 
opportunity to provide the density necessary for economic development. According to 
Wyandanch Rising, 95 percent of the housing units in Wyandanch use on-site systems composed 
of a septic tank with either a leach field or cesspool to provide wastewater treatment. Many 
small businesses also use septic systems to treat wastewater. According to the EPA, the 
functioning life of septic systems is typically 20 years or less. Eighty-five percent of the homes 
in Wyandanch were built before 1980, with over 2,000 housing units in Wyandanch potentially 
using sewage treatment systems that have outlived their useful life. Many of the original septic 
systems and cesspools are likely to require rehabilitation or replacement. Failing septic systems 
are a common source of water pollution and a potential public health issue.  

To avoid pollution, allow greater density, and stimulate economic development, the provision of 
public sewer service along the Straight Path corridor or the installation of modern, efficient on-
site wastewater treatment systems will be necessary. The nearest public sewer system is the 
Suffolk County Southwest Sewer District #3, operated by the Suffolk County Department of 
Public Works (SCDPW). The Southwest Sewer District generally includes the area south of the 
Southern State Parkway and east of the County line to Heckscher Spur Parkway in the Town of 
Islip. Provision of public sewers in Wyandanch would facilitate redevelopment of the area and 
reduce the potential for groundwater contamination from existing septic tank-serviced areas. 
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A 2002 report prepared by SCDPW indicated that four hamlets could be connected to the district 
at a cost of $273 million. According to the same report, it would cost $1,500 per home for sewer 
connection, an amount that could be cost-prohibitive to already economically distressed 
households in the community. A letter from SCDPW to the Town Supervisor dated August 25, 
2008 indicated that the cost estimated in the 2002 report is outdated and projected that cost 
upwards to $3,000 per home per year. This projected cost was specific to a smaller area that was 
evaluated using a limited amount of information to develop an approximate cost. The projected 
cost impediment may hinder a large expansion plan, but the immediate need for sewer service in 
the area is along the Straight Path corridor, which would be most beneficial for redevelopment 
and protection of groundwater. It is noted that connecting to an existing public sewer system is 
likely to be the least costly and an acceptable option to the community for new construction. 

The Town Board, in coordination with EPA, has awarded funds for assessing the feasibility of 
extending the local sewer district infrastructure to Wyandanch. The sewer feasibility study was 
recently completed and one of the most important recommendations of this Plan is to implement 
the recommendations of the feasibility study to allow for public sewer connection in downtown 
Wyandanch. Funds must be secured to allow for the development of public sewer infrastructure 
in downtown Wyandanch in order to implement the development recommendations set forth in 
this Plan. 

The mainland portion of the Town of Babylon south of Southern State Parkway1 is located 
within the Southwest Sewer District #3 and sanitary wastewater is conveyed to the Bergen Point 
Sewage Treatment Plant (STP) located in West Babylon, just south of the Bergen Point Golf 
Course. This plant has a permitted capacity of 30.5 mgd of wastewater influent. According to the 
Hamlet Plan, the plant is at or near capacity. 

SOLID WASTE 

Solid waste services in the project area are managed by the Town of Babylon Sanitation 
Department, located within the Department of Environmental Control. The Sanitation 
Department is responsible for overseeing operations with the Town’s contracted private carters 
for both the Residential and Commercial Waste Districts. The Sanitation Department is 
instrumental in working daily with these entities as well as the Resource Recovery Facility, and 
waste flow in general. 

The Town's Commercial Waste District Department (also under the auspices of Environmental 
Control) is located in the Town Annex, 281 Phelps Lane, North Babylon, New York, and is 
responsible for the customer service and billing of the approximately 5,000 commercial entities 
that comprise the district. 

The Town’s Residential Recycling Center located on Field Street off Edison Avenue in West 
Babylon is open for drop-off of recyclable materials such as plastics/glass, waste oil, car 
batteries, computer paper, telephone books, rocks/bricks, household batteries, junk mail, oil 
filters, metal/aluminum cans, polystyrene, newspapers, cardboard, concrete, and tires. Also 
accepted are bicycles for the adopt-a-bike program. 

                                                      
1 Segments of the Southwest Sewer District in Babylon include two areas north of Southern State 

Parkway. One segment runs north along NYS Route 110 into the Town of Huntington for the purpose of 
serving a major business corridor. The other location is a small area just north of the Southern State 
Parkway along NYS Route 231 at North Babylon. 
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West of the study area boundary between Patton and Edison Avenues is the Town’s solid waste 
management complex. The Town’s solid waste management complex includes a capped landfill 
and an active ash monofill. The Town of Babylon Recycling Center is also located in this 
vicinity. In addition, this area includes the Covanta waste-to-energy facility located on 
approximately 9.9 acres on Gleam Street. The Covanta facility began commercial operation in 
1989 and serves the Town of Babylon. The facility processes approximately 750 tons per day of 
solid waste and generates up to 17 MW of energy. The Covanta facility has one exhaust stack 
approximately 170 feet above grade. Additionally, the facility has several buildings, two cooling 
tower cells, and a transmission line that interconnects with the LIPA Pinelawn Substation.  

ENERGY 

LIPA and National Grid1 provide energy to Long Island. National Grid is the largest electric 
generator in New York State, with approximately 6,650 megawatts of generating capacity that 
provides power to LIPA’s over 1 million customers on Long Island and supplies approximately 
25 percent of New York City's electricity needs. In addition, National Grid provides natural gas 
service to 3.4 million customers in New York, Massachusetts, New Hampshire, and Rhode 
Island.2 LIPA’s Western Suffolk Division, which includes the project area, delivers electricity to 
nearly 321,000 customers and encompasses 305 square miles of service territory. The service 
territory includes 2,718 miles of overhead wire, 1,486 miles of underground cable, and 152,644 
utility poles.3 

INFRASTRUCTURE AND UTILITIES IN PROJECT AREA 

Approximately 15.87 acres, or 15 percent of the project area, is dedicated to infrastructure and 
utilities, not including roadways (unless they are designated tax lots on the 2006 Suffolk County 
Tax Map). Infrastructure and utilities in the project area include commercial open parking lots 
(2.5 acres), municipal open parking lots (5.1 acres), flood control facilities (0.7 acres), access 
roads/driveways (1.4 acres), and non-ceiling railroad uses (6.3 acres) (see Figure 3-12). 
(Transportation infrastructure is assessed in more detail in Section E, “Traffic and 
Transportation”). 

D. BROWNFIELD, ABANDONED, AND VACANT SITES 

INTRODUCTION 

This section describes the regulatory requirements and overall processes that guide the 
redevelopment of brownfield sites in New York State. New York State defines brownfields as 
sites where there is confirmed contamination (or a reasonable basis to believe that contamination 
is likely to be present) which may be complicating the site’s development or re-use. A 
discussion of the site conditions on identified brownfields and other vacant, abandoned, and 
underutilized lots is also included. In addition, a summary of relevant environmental 
investigations prepared to date for parcels within the project area is provided. The purpose of 
                                                      
1 As of May 1, 2008, KeySpan Energy Delivery changed its name to National Grid.  
2 National Grid website at http://www.nationalgrid.com/corporate/about+us/, accessed on August 20, 

2008. 
3 LIPA website at http://www.lipower.org/company/stats.html, accessed on August 20, 2008. 
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this section is to identify existing and historic conditions to assess the potential for the presence 
of hazardous materials in the project site; this information was in turn used to identify potential 
brownfield sites. 

REGULATORY FRAMEWORK 

The proposed project may be subject to federal and state regulatory requirements and guidelines, 
including the following: 

• U.S. EPA Brownfield grant program; 
• 6 NYCRR Part 375 - NYSDEC Brownfield Cleanup Program; 
• 6 NYCRR Parts 595-599, 6 NYCRR Parts 612-614, NYSDEC STARS Memo #1 - chemical 

and petroleum bulk storage management and removal of aboveground or underground 
storage tanks; 

• Article 71 of the New York State Environmental Conservation Law, 17 NYCRR Part 32, 
Article 12 of the Navigation Law - petroleum and chemical spill reporting; 

• 6 NYCRR Part 360 and Part 364 - solid waste management requirements. 

EXISTING CONDITIONS 

BROWNFIELDS AND OTHER VACANT, ABANDONED, OR UNDERUTILIZED SITES 

Figure S-6 in the Executive Summary depicts the location of the project area’s 226 identified 
brownfields and other vacant, abandoned, and underutilized lots, most of which are located 
along the Straight Path corridor from N. 9th Street on the north to Garrison Avenue on the south 
(see Chapter 1, “Project Description,” for more information). The brownfields and other vacant, 
abandoned, or underutilized sites were identified based on visual inspections performed by 
AKRF in September 2007, a review of US EPA and NYSDEC and local databases regarding 
hazardous materials, and a review of past environmental reports prepared by or for the Town of 
Babylon (see “Summary of Current Investigation,” below). Most of the identified brownfields 
and other vacant, abandoned, and underutilized lots consist of vacant land and both abandoned 
and occupied blighted buildings, with a history of industrial use. Table A-7 in Appendix A 
identifies by tax map number (based on the 2006 Suffolk County Tax Map) and briefly describes 
each brownfield or otherwise vacant, abandoned, or underutilized lot. The site uses were 
identified based on street level inspections conducted by AKRF in 2007.  

SUMMARY OF CURRENT INVESTIGATION 

AKRF conducted a review of past reports and regulatory records and performed limited street-
level site inspections to assess the potential presence of hazardous materials in soil and/or 
groundwater and in existing buildings. These properties where contamination may be present are 
considered potential brownfield sites. 

Methodology 
For each tax lot within the project area, the following was conducted: 

• A visual inspection (from sidewalks and public rights of way) to identify uses and assess 
existing conditions, such as the presence of fill pipes, vent caps, transformer vaults, 
dumping, abandoned drums, or other evidence of petroleum usage or hazardous materials. 
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• A review of US EPA and NYSDEC and local databases regarding hazardous materials. 
These records assisted in identifying the use, generation, storage, treatment, disposal, or 
release of hazardous materials.  The following federal regulatory databases were reviewed: 
National Priority List (NPL); Comprehensive Environmental Response, Compensation, and 
Liability Information System (CERCLIS); Emergency Response Notification System 
(ERNS); Toxic Chemical Release Inventory System (TRIS); the Permit Compliance System 
of Toxic Wastewater Discharges (WWD); USEPA Civil Enforcement Docket and the Air 
Discharge Facilities (ADF) Index.  The following state regulatory databases were reviewed: 
petroleum spills; Resource Conservation and Recovery Act (RCRA) notifiers (includes 
treatment, storage and disposal sites; hazardous waste generators and transporters; and 
corrective action sites); Chemical Bulk Storage (CBS); Solid Waste Facilities (SWF); 
Petroleum Bulk Storage (PBS); State Inactive Hazardous Waste Disposal Sites (SHWS); 
State Hazardous Substance Waste Disposal Sites (SHSWDS); Major Oil Storage Facilities 
(MOSF); Historic Utility Sites; Environmental Restoration Program (ERP); Voluntary 
Cleanup Program (VCP) and Brownfield Cleanup Program (BCP). 

• Past reports prepared by or for the Town of Babylon were reviewed as part of the project.  
These reports included SLI’s Wyandanch Blight Conditions Study (2004), the Town’s Pre-
Nomination Study prepared as part of its BOA Program Application to New York State in 
2005, and site-specific Phase I and Phase II Environmental Site Assessments (ESAs) 
performed by O’Brien & Gere Engineers, Inc. (O’Brien & Gere), Gannett Fleming 
Engineers, P.C. (Gannett Fleming), and Kost Environmental Services, Inc. (Kost). Phase I 
ESAs have been conducted for Section 40, Block 1, Lots 59.1, 59.2, and 64; Section 56, 
Block 3, Lots 55, 56, 57, 58, 69.1, 70, 71, 72 and 73; Section 57, Block 1, Lots 16, 17, 19.1, 
32, 33.1, 33.2, 34, 36, 40.5, 41 and 45; Section 58, Block 4, Lots 17 and 18; and Section 80, 
Block 2, Lot 1.1.  To the extent information was available, the Phase I ESAs included a site 
reconnaissance, review of site-specific records from local agencies, interviews with site 
owners/operators and review of historic aerial photographs and historical topographic maps. 
Phase II ESAs, including soil and groundwater sampling, have been conducted for Section 
56, Block 3, Lots 56, 57, 72 and 73 and Section 57, Block 1, Lots 33.1 and 45.  

Tax lots were assessed to determine whether (and how) future development activities would 
disturb the area, whether there are existing data on site conditions, and whether remediation had 
already occurred (such as spill closure). Historical fire insurance maps were not available for the 
project area. Table E-1 in Appendix E identifies each of the 226 brownfields or otherwise 
vacant, abandoned, or underutilized lots in the project area by tax map number and provides a 
summary of the regulatory database review, visual inspection findings, and previous 
environmental report findings. In general, environmental concerns include industrial land use, 
gasoline stations, automobile repair, current and historical generation of hazardous materials, 
storage of petroleum in underground or aboveground storage tanks, reported spills of petroleum 
and other chemicals, and known groundwater and soil contamination. In addition, Appendix D 
includes descriptive profiles of the strategic sites and relevant information related to land use 
and zoning, ownership, infrastructure and utilities, proximity to transportation networks, 
environmental history, and use potential. 

Potential Contaminants of Concern 
Soil and groundwater can become contaminated as a result of past or current activities on the site 
itself or on adjacent or nearby properties. Many past and current industrial activities use, store, 
or generate contaminated materials that can be spilled, dumped, or buried nearby. Other 
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activities common in mixed-use neighborhoods—such as gas stations and auto repair shops—
can also result in contamination due to improper management of their products and/or waste 
materials. 

Fill material of unknown origin is also a source of potential contamination; however, because the 
nature and extent of fill material on individual lots is not known, the potential presence of fill 
material was not a sole condition which was used to identify a site as a potential brownfield. In 
the past, waste materials, including coal and incinerator ash, demolition debris, and industrial 
wastes, were sometimes used as fill in urban areas. Even fill material consisting primarily of soil 
may exhibit elevated levels of contaminants.  

Subsurface soil and groundwater contamination can remain undetected for many years, 
unexposed, and posing no threat to site workers or the community. Excavation, earthmoving, 
dewatering, and other construction activities associated with redevelopment can, however, 
expose the contaminants, providing a pathway of exposure and introducing potential risk to 
construction workers and others nearby if such contaminants are not properly managed.  

Demolition of existing structures that have asbestos-containing materials, lead-based paints or 
PCB-containing electrical equipment also has the potential to release contaminants, if these 
materials are not properly managed. 

Based on the types of contaminants that are typically found in urban areas, some of the potential 
contaminants of concern are described below. The list provides a summary description and 
potential sources of the categories of contaminants and is not a comprehensive list of all 
contaminants that may be encountered:  

• Volatile organic compounds (VOCs). These include aromatic compounds—such as 
benzene, toluene, ethylbenzene, xylene (BTEX), and methyl tertiary butyl ether (MTBE), 
which are found in petroleum products (especially gasoline)—and chlorinated compounds, 
such as tetrachloroethene (also known as perchloroethylene or “perc”) and tricholoroethene, 
which are common ingredients in solvents, degreasers, and cleansers. VOCs represent the 
greatest potential for contamination issues since, in addition to soil and groundwater 
contamination, they can generate organic vapors. Former or current gasoline stations, dry 
cleaners, auto body shops, and other industrial land uses are the most likely sources for 
substantial VOC contamination.  

• Semivolatile organic compounds (SVOCs). The most common SVOCs encountered are 
polycyclic aromatic hydrocarbons (PAHs), which are constituents of partially combusted 
coal or petroleum-derived products, such as coal ash and fuel oil. PAHs are common in fill 
material and associated with spilled fuel oil. 

• Polychlorinated biphenyls (PCBs). Commonly used as a dielectric fluid in transformers, 
some underground high-voltage electric pipelines, and some hydraulically-operated 
machinery, PCBs are of special concern at electrical transformer and rail yard/train 
maintenance locations where leakage into soil may have occurred. PCBs and/or PCB-
containing materials were once widely used in manufacturing and industrial applications 
(e.g., hydraulic lifts, transformers, and plastic manufacturing.).  

• Pesticides, herbicides, and rodenticides. These are commonly used to control rodents 
and/or insects, and vegetation in vacant structures or in unpaved areas.  

• Metals (including lead, arsenic, cadmium, chromium, and mercury). Metals are often 
used in smelters, foundries, and metal works and are found as components in paint, ink, 
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petroleum products, and coal ash. These metals tend not to travel far in soil; therefore, they 
would be of greatest concern at the site where they were generated. Metals, at levels above 
natural background levels, are frequently present in fill material. 

• Asbestos. In addition to asbestos used for fireproofing or other purposes within existing 
structures, utility lines beneath some streets may be coated with asbestos or encased in 
“transite.” There are well-defined regulatory programs to manage asbestos during 
demolition and construction work.  

• Fuel oil and gasoline storage tanks. Numerous residences and businesses within the 
project area likely have, or once had, both known and undocumented above-ground storage 
tanks (ASTs) or underground storage tanks (USTs) for fuels, including heating oil and 
gasoline. Some of these tanks may have been removed, and others, although no longer in 
use, may remain buried in place. Some of the tanks are known to have leaked, and others 
have possibly leaked with no evidence of a spill to date. Some of the spills have been 
cleaned up in accordance with state regulations, but others have not because they have not 
yet been discovered or because cleanup, which can take several years, is ongoing. However, 
both the regulatory process and technologies are in place to address removal of tanks and 
cleanup of any associated releases. 

E. TRAFFIC AND TRANSPORTATION 

INTRODUCTION 

This section, which was derived from a traffic study prepared by The RBA Group, analyzes 
current vehicular and pedestrian traffic and parking conditions in downtown Wyandanch, and 
identifies existing congestion, deficiencies and safety concerns. The transportation network for 
this area is shown on Figure 3-12a. A general characterization of the transportation system in 
this area is provided at the end of this section. It should be noted that although the project area 
encompasses the Straight Path (County Road 2) corridor from Nicolls Road on the north to 
Garrison Avenue on the south, traffic data collection and analyses targeted areas with the highest 
traffic volumes, traffic congestion, accident history, and pedestrian activity. In general, the 
segment of the corridor from Nicolls Road south to Mount Avenue is the primary focus of this 
study since it exhibits significant congestion, traffic volumes, and safety concerns. Based on 
field observations and traffic volume data, the segment of the corridor from Mount Avenue 
south to Garrison Avenue does not exhibit significant traffic congestion and safety concerns. 

VEHICULAR AND PEDESTRIAN TRAFFIC  

To assess existing vehicular and pedestrian operations in the study area, it was necessary to 
collect and verify field data and to perform traffic, parking, and accident analyses. Data 
Collection 

INTERSECTION INVENTORIES 

A field survey of physical characteristics was performed for two signalized intersections along 
Straight Path between Mount Avenue and Nicolls Road. The data collected included lane 
designations, widths and storage lengths, and traffic signal timings at the following locations: 

• Merritt Avenue/Acorn Street 
• Long Island Avenue 
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Official traffic signal timing information was requested and obtained from Suffolk County for 
these signalized intersections. The data was field-verified to ensure its accuracy for input into 
traffic analyses. 

TRAFFIC COUNTS  

Traffic volume data, including automatic traffic recorder (ATR) and manual turning movement 
counts, were collected to assess existing vehicular conditions in the downtown study area. The 
data was obtained in April 2007.  

ATR Counts  

ATRs were installed for a 1-week period to collect 24-hour, bi-directional traffic volume, speed 
and classification data at nine strategic sites in the study area. Data was collected along Straight 
Path and on other roadways in the area that provide access to and from Straight Path (see 
Appendix F, Figure 1). A summary of Average Daily Traffic (ADT) volumes obtained from the 
ATRs at all locations is provided in Table 3-4.  

In the study area, the maximum ADT (over 21,000 vehicles combined for both directions) is 
recorded on Straight Path between Jamaica Avenue and Mount Avenue. At this location, the 
weekday AM peak period two-way volumes exceed 1,300 vehicles per hour, and the weekday 
PM peak period two-way volumes exceed 1,600 vehicles per hour. 

The ADT volumes recorded on the other counted roadways are significantly less than the 
volumes recorded on Straight Path. Heavy vehicle (truck) percentages are also greater on 
Straight Path when compared to the other counted roadways. 

Table 3-4
ATR Count Locations and ADT Volumes

Location   
# Roadway Location Directions 

ADT      
(vehicles) 

1 Straight Path Between Jamaica Avenue & 
Mount Avenue NB & SB 21,188 

2 Straight Path Between Arlington Avenue & 
Commonwealth Dr NB only 9,959 

3 Straight Path Between Mc Cue Street & 
N. 13th Street NB & SB 8,877 

4 Straight Path Between N. 10th Street & 
N. 9th Street NB & SB 13,145 

6 Merritt Avenue Between N. 16th Street & 
N. 17th Street EB & WB 3,353 

7 Long Island 
Avenue 

Between S. 16th Street & S. 18th 
Street EB & WB 7,844 

8 Long Island 
Avenue 

Between Grand Boulevard & 
Doe Street EB & WB 6,182 

9 Grand Boulevard Between Doe Street & Deer Street EB & WB 4,483 
Source: The RBA Group, September 27, 2007. 

 

Eighty-fifth percentile speeds as high as 49 miles per hour (mph) were recorded on Straight 
Path. The highest 85th percentile speeds within the study area were recorded on Acorn Street (54 
mph). 
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Manual Turning Movement Counts 

Manual turning movement counts were conducted at the following two signalized intersections 
on Straight Path (see Appendix F, Figure 1): 

• Long Island Avenue 
• Merritt Avenue/Acorn Street 

Counts were performed by classification on a typical weekday from 7 to 9 AM., from 12 to 3 
PM, and from 4 to 6 PM. Vehicles were classified as passenger cars or heavy trucks. 

Manual turning movement counts were also conducted at the two entrances/exits for the Suffolk 
County-owned commuter parking lot, which are located on Straight Path and Acorn Street. The 
counts at these two locations were performed on a typical weekday from 7 to 9 AM and from 4 
to 6 PM. It was determined that the vast majority of vehicular traffic that utilizes the parking lot 
originates from points north (from Straight Path) and east (from Acorn Street). 

Manual turning movement counts were used in conjunction with ATR counts to determine the 
weekday AM (7:30 to 8:30), weekday midday (2 to 3), weekday PM (5 to 6) peak hours in the 
study area. Raw data for these time periods were adjusted to create the balanced 2007 existing 
condition weekday AM, mid-day, and PM traffic volume diagrams (see Appendix F, Figures 2-
4).  

Pedestrian Counts 
Pedestrian counts were conducted simultaneously to turning movement counts at the following 
four locations in the study area (see Appendix F, Figure 4): 

1. Straight Path at Long Island Avenue 

2. Straight Path at Merritt Avenue/Acorn Street 

3. Straight Path at entrance to Suffolk County commuter parking lot 

4. Acorn Street at entrance to Suffolk County commuter parking lot     

Since pedestrian traffic is expected to be highest near the train station during the weekday AM 
and PM peak periods, counts were collected at these times to determine maximum crossing 
volumes in the study area. The crosswalk counts were then adjusted to quantify pedestrian 
conditions at other locations. Significant pedestrian volumes were identified crossing Acorn 
Street at the parking lot entrance and at the Straight Path/Acorn Street intersection.  

Manual LIRR Commuter Drop-off/Pick-up Counts 
Manual counts were conducted on a typical weekday at the LIRR Wyandanch station of the 
number of LIRR commuters who were dropped off or picked up in front of the station. The 
drop-off counts were conducted from 7 to 9 AM and the pick-up counts were conducted from 
4:00 to 6:30 p.m. The counts were divided into the following two types: 

1. Commuters who were dropped-off/picked-up by passenger vehicles 

2. Commuters who were dropped-off/picked-up by taxis 

Summaries of the counts are shown in Tables 3-5 and 3-6 respectively. 
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Table 3-5
LIRR Commuter Drop-off Counts

Time Passenger Cars Taxis 
6:00 - 6:30 AM 17 5 
6:30 - 7:00 AM 19 1 
7:00 - 7:30 AM 30 0 
7:30 - 8:00 AM 15 7 

Source: The RBA Group, September 27, 2007. 

 

TRAFFIC ANALYSIS METHODOLOGIES AND MEASURES OF EFFECTIVENESS 

To evaluate existing traffic operations, capacity analyses were conducted for the two signalized 
intersections closest to the LIRR Wyandanch Station. Synchro 7 traffic signal coordination 
software was used to perform the capacity analyses at the following two intersections: 

1. Straight Path at Long Island Avenue 

2. Straight Path at Merritt Avenue/Acorn Street 

The typical measures of effectiveness for intersection capacity analyses are volume-to-capacity 
ratio, delay, and level-of-service (LOS). Due to the proximity of these intersections and other 
affected intersections, queue lengths in the area were also examined. 

Table 3-6
LIRR Commuter Pick-Up Counts

Time Passenger Cars Taxis 
4:00 - 4:30 PM 12 3 
4:30 - 5:00 PM 12 5 
5:00 - 5:30 PM 9 4 
5:30 - 6:00 PM 16 4 
6:00 - 6:30 PM 22 4 

Source: The RBA Group, September 27, 2007. 

 

Volume-to-Capacity Ratio 
Volume-to-capacity ratio (v/c) is an indicator of the amount of congestion that occurs at a 
particular location. A v/c equal to or greater than 1 indicates traffic operations at or above 
capacity (high levels of congestion); a v/c less than 1 indicates traffic operations below capacity 
(lower levels of congestion).  

Delay 
Delay is an indicator of how much travel time, in addition to that which would be incurred for 
base conditions, is experienced on a transportation facility. Total delay, measured in seconds per 
vehicle (sec/veh), is comprised of control delay and queue delay. Control delay is additional 
time experienced due to downstream signalized or unsignalized traffic control, while queue 
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delay is additional time incurred on short links and left-turn bays due to spillback, starvation, 
and storage blocking.  

Level-of-Service 
LOS, defined in terms of control delay, is an indicator of how efficient traffic operations are at a 
particular location. LOS designations range from excellent LOS A (conditions with extremely 
favorable traffic signal progression and/or short cycle lengths such that most vehicles arrive on 
green) to failing LOS F (possibly over-saturated conditions with poor signal progression and/or 
long cycle lengths such that most vehicles arrive on red). The LOS thresholds are provided in 
Table 3-7. 

Table 3-7
Signalized Intersection Analysis LOS Designations

LOS Delay (sec/veh) 
A ≤10 
B >10 to 20 
C >20 to 35 
D >35 to 55 
E >55 to 80 
F >80 

Source: The RBA Group, September 27, 2007. 

Queue Length 
Queue length, dependent on arrival patterns and service times, is an indicator of congestion at a 
particular location. Extensive queues may result from high traffic volumes, inadequate traffic 
control, and/or insufficient lane or roadway capacities. Queues that exceed available storage at a 
location may block other movements at the location and may interfere with traffic operations at 
upstream locations. Since the 95th percentile queue (i.e., the maximum back of queue in feet for 
95th percentile traffic volumes) is the only percentile queue in Synchro that accounts for the 
metered effects of upstream signals, it is this queue that was examined in analyses. 

SIGNALIZED INTERSECTION CAPACITY ANALYSIS 

Capacity analysis models were developed, using Synchro software, for the weekday AM and PM 
peak hours to determine 2007 existing conditions at the Straight Path and Long Island Avenue 
intersection and at the Straight Path and Merritt Avenue/Acorn Street intersection. Data inputs 
for the models included: 

• Link distances 

• Posted speed limits 

• Balanced peak-hour traffic volumes 

• Peak-hour pedestrian volumes 

• Existing traffic signal timings and phasings 

• Presence and number of on-street parking maneuvers.  

The results of these analyses are presented in Appendix F, Table 5.  
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As indicated in the table, most of the movements within both intersections operate at acceptable 
levels or better, except for certain westbound movements at both intersections, which have levels 
of service ranging from C to F. In addition, the AM eastbound left turning movement at Straight 
Path and Long Island Avenue exhibits a failing grade of LOS F. It should also be noted that 
since these intersections are in close proximity to the railroad tracks, trains that are passing 
through or stopping at the Wyandanch train station cause additional delay at these intersections, 
thereby lowering the LOS for the various movements during the times when traffic is stopped by 
a train. 

IMPACT ANALYSIS OF POTENTIAL ROAD CLOSURES 

Traffic volume data was collected at specific locations in the Wyandanch downtown area to 
determine the traffic impacts of potentially closing off certain roads as part of the Wyandanch 
Downtown Revitalization Plan. The two locations of interest are S. 16th Street and Woodland 
Road. The traffic data collected was compared to data collected from similar roads in the area. 

The peak hour weekday traffic volume for S. 16th Street consists of 69 vehicles, which occurred 
between 8 and 9 AM. Most of the traffic volume on S. 16th Street is attributed to or generated by 
the existing Martin Luther King Jr. Community Health Center. Most of the vehicles traveling on 
S. 16th Street are coming from, or heading to, the Martin Luther King Jr. Community Health 
Center. The majority of these vehicles access S. 16th Street from Garden City Avenue since S. 
16th Street converts from a two-way to a one-way operation just north of the Community Health 
Center parking lot entrance. This prohibits southbound traffic from Long Island Avenue and 
allows only northbound traffic to Long Island Avenue. It should be noted that traffic volume 
data was collected on the two-way segment of S. 16th Street between Garden City Avenue and 
the Community Health Center parking lot entrance. Significantly less traffic was observed on the 
one-way section of S. 16th Street. Also, substantially less traffic was observed on weekends 
when the Community Health Center is closed. 

Closing off S. 16th Street at Long Island Avenue would have a minimal impact on traffic in the 
area, since most of the traffic volumes recorded on S. 16th Street are vehicles heading to or from 
the Martin Luther King Jr. Community Health Center. The majority of these vehicles access or 
leave S. 16th Street via Garden City Avenue. In addition, S. 16th Street currently serves as a 
one-way street between the Community Health Center parking lot entrance and Long Island 
Avenue, thereby not permitting any vehicular access from Long Island Avenue. 

The traffic volume data collected on Woodland Road indicated very low traffic volumes when 
compared to other similar roads in the area. The peak hour weekday volume consists of only 18 
vehicles, which was recorded at 2 PM, with most of the other non-peak hours recording volumes 
of only single digits. From field observations and the traffic data collected, closing off 
Woodland Road at the Long Island Avenue intersection should have a minimal impact on traffic 
in the area. 

ACCIDENT ANALYSIS 

The most recent available accident records, January 2000 to December 2003, were obtained 
from the Suffolk County Department for Traffic Safety. A review of the records indicates that a 
total of 437 accidents occurred within the study area during the 4-year-period analyzed. 
Approximately 26 percent of the accidents occurred at the intersection of Straight Path and Long 
Island Avenue followed by 15 percent at Acorn Street, 14 percent at 18th Street, and 12 percent 
at Mount Avenue. Rear-end collisions were the most frequent type of accidents followed by 
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collisions occurring during overtaking. A breakdown of accidents by type and location for the 
entire study area segment is provided in Appendix F, Figure 5. 

PARKING 

A study of the existing parking supply and demand was conducted within the study area in April 
2007. The study, comprising both on-street parking and off-street parking facilities, involved: 

• An inventory of the existing parking facilities 
• The collection of parking accumulation data at representative on- and off-street locations on 

a typical weekday  
• An analysis of existing parking demand. 

The following discusses the findings of this study. 

DATA COLLECTION 

An inventory of existing parking facilities within the study limits was conducted on Thursday, 
April 19, 2007 to identify and determine the existing demand and capacities of major on- and 
off-street public and private facilities.  

Off-Street Parking  
A total of seven existing off-street (public and private) parking facilities were selected for 
analysis. These major facilities were considered representative of their location, capacities and 
usages. These individual off-street lots were numbered one through seven (see Appendix F, 
Figure 6). The following data was collected at each off-street lot: 

• Location 
• Type of ownership (private/public) 
• Times of operation 
• Parking fees, if applicable 
• Number of legal spaces 

A summary of the off-street inventory is provided in Appendix F, Table 6.  

The parking facilities serve commuters, shoppers, employees, and visitors. They vary in size 
from 10 to 652 stalls. A total of 1,152 off-street spaces were recorded at the seven facilities 
surveyed. Approximately 86 percent of these spaces are public spaces for general parking. 
Approximately two-thirds of these public parking facilities are operated by Suffolk County. The 
Town of Babylon operates the remaining one-third of public spaces. Approximately 14 percent 
of the total off-street parking spaces are for private parking, restricted to employees, shoppers or 
customers of the establishments near where the lots are located. Most of the lots do not have any 
restrictions on the parking duration, except a small section of lot #7 where there is a two-hour 
parking time limit. 

On-Street Parking 
On-street parking within the project area was also surveyed. The survey covered the on-street 
parking spaces in the downtown Wyandanch area located around the LIRR station. Focus was 
placed on the on-street parking spaces in front of, or close to, retail and office buildings and the 
LIRR station. Curbside parallel parking is permitted on some sections of Straight Path, Merritt 
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Avenue, N. 14th Street, and N. 15th Street. The survey included the following on-street parking 
locations: 

• The east side of Straight Path between Long Island Avenue and Irving Avenue 
• Both sides of Merritt Avenue between Straight Path and N. 17th Street 
• Both sides of N. 14th Street between Merritt Avenue and up to approximately 300 feet north 

of Merritt Avenue 
• Both sides of N. 15th Street between Merritt Avenue and up to approximately 300 feet north 

of Merritt Avenue.  

These parking spaces are typically public, non-metered and generally without restrictions on 
parking duration. A limited number of the spaces, however, have a two-hour parking restriction 
from 6 AM to 6 PM, Monday through Friday. This parking restriction is posted on Merritt 
Avenue (both sides) between Straight Path and N. 17th Street and also on the east side of N. 
15th Street directly north of Merritt Avenue. On Straight Path and N. 14th Street there are no 
parking restrictions posted in the areas that were surveyed. Throughout the survey area parking 
is generally prohibited within approximately 25 feet of an intersecting roadway. A summary of 
on-street parking is provided in Appendix F, Table 7. 

Commuter Survey 
In April 2007 on a typical weekday, RBA performed a commuter survey at the LIRR 
Wyandanch station to determine from where commuters utilizing the parking facilities at the 
LIRR Wyandanch station reside or commute. A total of 92 commuters were surveyed. The 
survey revealed that about 32 percent of the commuters parking at the LIRR Wyandanch station 
reside or commute from Deer Park, followed by about 28 percent from Dix Hills. Table 3-8 
shows a summary of the survey. 

Table 3-8
LIRR Wyandanch Parking Lot Commuter Survey Summary

Area From Where Commuters 
Live or Commute 

Number of Commuters 
Surveyed Percentage 

Deer Park 29 31.5% 
Dix Hills 26 28.3% 
Wyandanch 13 14.1% 
North Babylon 10 10.9% 
Melville 4 4.3% 
Wheatley Heights 4 4.3% 
West Babylon 3 3.3% 
Babylon 1 1.1% 
Huntington 1 1.1% 
Plainview 1 1.1% 
Total 92 100.0% 
Source: The RBA Group, September 27, 2007. 
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PARKING ANALYSIS METHODOLOGIES AND MEASURES 

To determine existing parking conditions within the study area, parking accumulation surveys 
were conducted for one typical weekday at on- and off-street study locations. The surveys were 
performed in accordance with the Institute of Transportation Engineers Manual of 
Transportation Engineering Studies. 

Parking accumulation data was collected on an hourly basis at on- and off-street parking study 
locations for a seven hour period on a typical weekday. The data was obtained by noting the 
number of parked vehicles or vacant stalls (whichever was most convenient) at each facility 
throughout the period.  

Descriptions of parking utilization, turnover, and duration are provided below. 

Parking Utilization 
Parking utilization is the percentage of legal parking spaces that are occupied in an area at any 
given time. A parking utilization of 100 percent indicates that a lot is full or at capacity (i.e., the 
number of parked vehicles equals the number of legal spaces). A parking utilization greater than 
100 percent indicates that a lot is over capacity (i.e., the number of parked vehicles exceeds the 
number of legal spaces). 

Parking Turnover 
Parking turnover is the rate of use of a parking facility. It is calculated for a specific time period 
as the number of different vehicles parked in an area divided by the number of spaces in the 
area. If parking turnover is high, then the length of time that vehicles are parked is typically 
short. 

Parking Duration 
Parking duration is the length of time that a specific vehicle is parked in a space. It indicates how 
frequently the space becomes available. Short-term parking is generally defined as parking for 
less than three hours, while long-term parking is defined as parking for three or more hours. 

PARKING ANALYSIS 

On- and off-street parking analyses were conducted in April 2007 on a typical weekday. 

Off-Street Parking Analysis 
The maximum parking utilization in each off-street lot and the time at which it occurs is 
provided for the weekday existing conditions in the Appendix F, Table 9.  

The maximum utilization varies from 70 percent in Lot #5 to a 110 percent in Lot #2, the 
Suffolk County-owned commuter lot. Peak demand exceeds capacity in Lot #2, which is the 
largest lot, consisting of 57 percent of the total off-street parking spaces. Also, the demand in 
Lot #2 exceeds the capacity before 9:30 AM. Typically, most of the lots are close to or have 
already reached their full capacity by 11:30 AM.  

When a lot is full beyond its capacity, as is the case with Lot #2, it indicates that some vehicles 
are parked inappropriately within the lot. Although all the lots may not be full beyond their 
capacity, the total demand of vehicles (1,167 vehicles) parked in all seven lots during the peak 
period exceeds the total capacity (1,152 spaces) available from all the lots combined. The 
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turnover rate for majority of these spaces was low since the majority of the vehicles were parked 
for long-term (all day) parking. 

On-Street Parking Analysis 
Summaries of weekday on-street parking utilizations are provided in Table 3-9. The maximum 
utilization rates vary from 12 percent on Straight Path to 35 percent on N. 14th Street. Therefore, 
on-street parking does not reach half of the maximum capacity available during weekdays. The 
turnover rate, which is the number of different vehicles parked, divided by the number of spaces 
in a given area during a specific time, is very low for all locations. Retail and office use in the 
downtown Wyandanch area would have a positive impact on the maximum utilization and 
turnover rates. A greater number of shopping and business locations would draw more 
customers, shoppers and visitors, thereby, resulting in a higher utilization and turnover rate of 
parking spaces. 

Table 3-9
2007 Existing Condition Weekday On-Street Parking Utilizations

Location 
Available 
Spaces 

Maximum 
Accumulation 

Maximum 
Utilization 

(%) 
Start 
Time 

Parking 
Turnover 

Rate 

Average 
Parking 
Duration 

(hrs) 
East side of Straight 
Path between Long 
Island Avenue & Irving 
Avenue 

33 6 18 10:30 
AM 0.5 1.4 

Both sides of Merritt 
Ave between Straight 
Path & N. 17th Street    

60 7 12 7:30 
AM 0.3 1.7 

Both sides of N. 14th 
St between Merritt 
Avenue & up to 
approximately 300 feet 
north of Merritt Avenue 

20 7 35 9:30 
AM 0.4 3.3 

Both sides of N. 15th 
St between Merritt 
Avenue & up to 
approximately 300 feet 
north of Merritt Avenue 

25 5 20 10:30 
AM 0.2 3.2 

Source: The RBA Group, September 27, 2007. 

 

TRANSPORTATION SYSTEMS 

TRANSIT FACILITIES 

The LIRR, with a station located in the center of the downtown Wyandanch, provides service to 
Ronkonkoma in the east and to New York City in the west. In addition to LIRR, Suffolk Transit 
bus service connects Wyandanch to adjacent Towns, large commercial malls, and colleges 
including the hamlet of Deer Park, the Babylon train station, Walt Whitman Mall, Suffolk 
County Community College, and Brentwood Campus. Local bus routes provide service 
throughout Wyandanch via the 2A, 2B, 23, and 33 Suffolk Transit bus lines, which operate 
along Straight Path, Bagatelle Road, Colonial Springs Road, and Grand Boulevard (see Figure 
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3-12a). Overall, Wyandanch is well served by regular bus and rail service and this creates an 
important opportunity for revitalization by using the transportation hub as a key component of 
the effort.  

PEDESTRIAN AND BICYCLE FACILITIES 

Visual assessments were conducted throughout the downtown area to review existing pedestrian 
conditions, and included observations of the presence and condition of sidewalks, crosswalks, 
curb ramps, visibility, circulation, signalization, crossing distance, obstructions, and patterns and 
behaviors of vehicular and pedestrian traffic. This identified gaps in the sidewalk network, 
including pedestrian barriers, and identified locations where opportunities exist to improve 
pedestrian safety and accessibility.  

Visual assessments were also conducted throughout the downtown area to evaluate existing 
conditions for area bicyclists, including observations of the presence and condition of existing 
bicycle facilities, parking conditions, posted speed limits, observed speeds, land uses, and 
patterns and behaviors of vehicular and bicycle traffic.  

In general, the downtown corridor currently lacks bicycle transportation facilities and provides 
minimal pedestrian accommodations. Field observations revealed inconsistent treatment of 
sidewalks, streetlights, and landscaping along the corridor, and street crossings that are 
inconvenient for pedestrians. Bicycle amenities/facilities are limited in Wyandanch to a 
designated bicycle route that generally runs east-west on Grand Boulevard and Long Island 
Avenue. A continuous network for non-motorized transportation is lacking throughout the 
downtown, particularly because of heavy truck traffic and irregular traffic patterns on Straight 
Path, which isolates the southern downtown corridor from the railroad.  

VEHICULAR USE 

The downtown area is currently dominated by automobiles with a relatively heavy volume (3 to 
7 percent) of truck traffic. A designated truck route currently exists that generally runs east-west 
on Acorn Street and Long Island Avenue. Straight Path varies from two to four lanes in the 
northbound and southbound directions. Gas stations, parking lots, and other auto-related 
facilities nearby contribute to the significant volume of vehicles in the area. 

FUTURE TRAFFIC AND PARKING CONDITIONS 

Weekday AM and PM peak hour analyses were conducted for the 2027 condition, or 20 years 
into the future—the time period during which traffic and parking improvements could be 
developed, implemented, and installed in the project area. The 2027 No Build conditions (i.e., 
conditions in the future without the proposed project) incorporate anticipated background growth 
in the area.  

TRAFFIC AND PARKING VOLUMES 

Based on the Long Island Transportation Plan 2000, the New York State Department of 
Transportation recommends a linear traffic growth rate of 1.1 percent per year in the Town of 
Babylon. This results in a 24 percent increase in traffic and parking volumes in the Wyandanch 
downtown area between 2007 and 2027. Existing condition weekday AM and PM peak hour 
traffic volumes were increased by this growth factor to develop 2027 volumes. 
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TRAFFIC AND PARKING ANALYSES 

Similar to those conducted for existing conditions, traffic signalized intersection and parking 
analyses were conducted for 2027 conditions.  

Signalized Intersection Capacity Analysis 
Weekday AM and PM peak hour analyses were conducted in Synchro for 2027 conditions on 
Straight Path at the Long Island Avenue and Acorn Street/Merritt Avenue intersections. Detailed 
results of the 2027 intersection analysis are presented in Appendix F, Table 11.  

As indicated in the table, if there are no changes to the current roadway conditions, with the 
increase in traffic volume both intersections can be expected to operate poorly by the year 2027. 
Neither intersection obtained an overall LOS greater than D during the AM or PM peak hour for 
the 2027 condition.  

The intersection signal delay is as high as 244 seconds per vehicle (sec/veh) at the Long Island 
Avenue and Straight Path intersection during the PM peak hour. The analysis shows a very poor 
LOS for several of the individual approaches on Straight Path (the northbound and southbound 
approaches), thereby indicating long delays on these approaches. These analyses were conducted 
with normal operation conditions considered; however, due to the close proximity of both these 
intersections to the railroad tracks, trains passing through during the peak hours would most 
likely increase the overall delay at both intersections. This would cause a negative impact, at 
both intersections, on the already poor results shown in the table for the overall intersection 
LOS. 

Parking Analysis 
Weekday on- and off-street parking analyses were conducted for 2027 conditions in the project 
area. Results indicate that there would be a deficit of off-street parking spaces in six of the seven 
lots surveyed in the project area for 2027 conditions. Combined together, all off-street parking 
spaces would have a deficit of about 325 spaces for the 2027 design year. On-street parking, 
under the same conditions, does not show any deficit in parking spaces in the area surveyed. 
This may be due to the current lack of substantial retail and office business in the area, since 
some of the curbside street parking is restricted to short-term parking only. 

The commuter parking lot, the largest off-street parking lot, had by far the largest deficit for the 
year 2027, at almost 37 percent. This lot, which is operated by Suffolk County, serves mainly 
LIRR commuters. Since all of the remaining six lots that were surveyed will be either near 
capacity or in excess of their capacity, more off-street parking spaces would be required in the 
2027 design year. Since the majority of the off-street parking spaces are used for long-term 
parking, any future, proposed off-street parking facilities should satisfy this long-term parking 
need.  

CONCLUSIONS AND RECOMMENDATIONS 

CONCLUSIONS 

Based on the results of the traffic data collection, accident analyses, field observations, and 
existing and future traffic capacity and parking utilization analyses, the following conclusions 
were made for the project area: 
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• The ADT volumes throughout the Straight Path corridor range from approximately 13,000 
to 21,000 vehicles. 

• 85th percentile speeds as high as 49 mph were recorded on Straight Path. The highest 85th 
percentile speeds within the project area were recorded on Acorn Street (54 mph). 

• Significant pedestrian volumes were identified crossing Acorn Street at the parking lot 
entrance and at the Straight Path/Acorn Street intersection. 

• Traffic capacity analyses of the existing signalized intersections of Straight Path and Long 
Island Avenue and Acorn Street/Merritt Avenue indicate that most of the movements within 
both intersections operate at acceptable levels or better, except for certain westbound 
movements at both intersections, which have LOS ranging from C to F. In addition, the AM 
eastbound left-turning movement at Straight Path and Long Island Avenue exhibits a failing 
grade of LOS F. 

• Traffic capacity analyses of the future (year 2027) conditions for the intersections of Straight 
Path with Long Island Avenue and Acorn Street/Merritt Avenue indicate that both 
intersections are expected to operate poorly by the year 2027. Neither intersection obtained 
an overall LOS better than D during the AM or PM peak hour for the 2027 condition.  

• Parking lot utilization analyses indicate that the majority of the existing off-street parking 
lots in the vicinity of the Wyandanch railroad station are near or at full capacity by 11:30 
AM on a typical weekday. 

• Parking lot utilization analyses for future (year 2027) conditions indicate there would be a 
deficit of off-street parking spaces in six of the seven lots surveyed in the project area. 
Combined together, all off-street parking spaces would have a deficit of approximately 325 
spaces for the 2027 design year.  

• Accident analyses have identified high accident locations at the following Straight Path 
intersections: Long Island Avenue, Acorn Street, and Mount Avenue.  

RECOMMENDATIONS 

Based on the traffic analysis, improvements can be made in the project area in the following 
areas: 

• Traffic operations 
• Vehicular and pedestrian safety 
• Parking conditions 

To improve traffic operations in the project area, the following modifications are recommended: 

• Improve traffic signal timings (splits and offsets) during AM and PM peak periods at 
Straight Path and Merritt Avenue, and at Straight Path and Long Island Avenue. 

• Improve the traffic signal cycle lengths to minimize vehicular delay at Straight Path and 
Merritt Avenue, and at Straight Path and Long Island Avenue. 

• Increase the storage length of the left-turn lanes of the eastbound and westbound approaches 
on Long Island Avenue at Straight Path. 

To improve vehicular and pedestrian safety within the project area, the following could be 
implemented: 

• Re-stripe or widen the westbound approach at Long Island Avenue to add a right-turn lane. 
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• Construct bulbouts at critical pedestrian crossing locations to reduce crossing widths and 
times for pedestrians, and improve sight-distances for drivers by preventing parking near 
intersections. Some of the critical pedestrian crossing locations within the project area are 
situated near the LIRR Wyandanch station on Acorn Street and Straight Path. 

• Improve signing to and regarding pedestrian crossings. 
• Install countdown pedestrian signal heads at signalized intersections on Straight Path where 

there is significant pedestrian traffic. 
• Install high visibility crosswalks at locations where there is significant pedestrian traffic. 
• Implement and/or construct traffic calming measures to reduce vehicular speeds throughout 

the corridor. 
• Construct wider sidewalk areas and stripe and/or delineate existing bike routes. 

To improve parking conditions in the project area, the following could be implemented: 

• Implement and enforce on- and off-street parking restrictions. Such restrictions and/or policy 
changes may include metered parking or parking fees. 

• Improve signage to public parking areas. 
• Re-stripe on- and off-street parking spaces so parking spaces are clearly labeled and visible 

to motorists. 
Construct a multilevel parking garage to accommodate the high demand for off-street parking. 

F. SOCIOECONOMIC CONDITIONS 

INTRODUCTION 

This section assesses socioeconomic conditions in the vicinity of the proposed project area, 
including demographics and housing trends and needs, employment and income, ownership, and 
tax revenue, in order to establish a baseline from which to measure potential effects of the 
proposed project. An overview of the retail, industrial, and office markets within the hamlet of 
Wyandanch is also provided. This section also includes an overview of public versus private 
ownership in the project area as well as a summary of taxes generated. Such information is 
useful for identifying strategic redevelopment sites in the project area and for assessing the 
potential impacts of the proposed project on socioeconomic trends.  

EXISTING CONDITIONS 

DEMOGRAPHICS AND HOUSING 

In this section, information related to demographics and housing is presented for Wyandanch 
(i.e., the study area), and compared with data for three reference areas: the Town of Babylon, 
Suffolk County, and Long Island (Nassau and Suffolk Counties combined), as appropriate. This 
data was collected from various sources including the U.S. Census Bureau, the Long Island 
Power Authority (LIPA), and the New York State Department of Labor. 

Community Size, Population, and Location 
The study area encompasses nearly the entire hamlet of Wyandanch. Wyandanch is located in 
the north-central portion of the Town of Babylon in western Suffolk County, Long Island, New 
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York. Wyandanch is also a census-designated place (CDP). According to the U.S. Census 
Bureau, the CDP has a total area of 4.4 square miles—all land. Table 3-10 compares the 
population of Wyandanch with that of the Town of Babylon, Suffolk County, and Long Island 
(Nassau and Suffolk Counties) for the years 1990, 2000, and 2005, as well as the percent change 
in population over the years. As shown in the table, the most recent population for Wyandanch 
was estimated at 11,269 in 2005, or approximately 5 percent of the Town of Babylon’s 
population and less than 1 percent of the population of Suffolk County and Long Island. Based 
on the observed number of households in the project area (65) and the average household size 
for Wyandanch in 2000 (4.14), the population in the project area (i.e., proposed URA/BOA) is 
estimated at 269. 

The hamlet of Wyandanch and all of the reference areas have experienced population growth in 
the last 15 years—a trend that is expected to continue until at least 2030. As shown in Table 3-
10, the population in Wyandanch experienced a significant jump between 1990 and 2000, when 
the number of residents grew from 8,950 to 10,546—an increase of 17.8 percent. During this 
period the population in Babylon, Suffolk County, and Long Island grew as well, but at more 
modest rates of 4.4, 7.4, and 5.5 percent, respectively. Growth on Long Island has been 
attributed to net-international immigration and a leveling out of previously declining household 
sizes that occurred as local residents aged and their children moved away. The number of 
foreign-born residents has increased on Long Island since 1970, accounting for 14.4 percent of 
its residents in 2000, revealing immigration’s contribution to population growth. The total 
number of residents who moved to Long Island from abroad between 1995 and 2000 is 53,316 
or roughly 2 percent of the population.  

 Table 3-10
Comparative Population and Percent Change 1990-2005: 

Hamlet of Wyandanch, Town of Babylon, Suffolk County, and Long Island

 Geographic Area 19901 20001 20052 

Percent 
Change: 1990-

2000 

Percent 
Change: 

2000-2005 
Hamlet of Wyandanch 8,950 10,546 11,269 17.8% 6.9% 
Town of Babylon 202,889 211,792 215,723 4.4% 1.9% 
Suffolk County 1,321,864 1,419,369 1,483,396 7.4% 4.5% 
Long Island 2,609,883 2,753,145 2,831,753 5.5% 2.9% 
Sources: 1U.S. Census Bureau, Census 1990 and 2000, Summary File 1. 
                                 2LIPA, 2005 Long Island Population Survey.

 

Age Distribution 
Table 3-11 shows the age distribution measured as a percentage for each age bracket for 
Wyandanch, the Town of Babylon, and Long Island as a whole for the years 1990 and 2000. As 
shown in the table, in 2000, the residents of Wyandanch were notably younger than those in the 
Town of Babylon, Suffolk County, and on Long Island as a whole. In fact, in 2000, 36 percent of 
Wyandanch residents were younger than 18 years old, at least 10 percent more than residents in 
the same age bracket in the reference areas. The percentage of the population under 18 in 
Wyandanch was also significantly higher in 2000 than in 1990. Correspondingly, Wyandanch 
had a relatively small elderly (65+) population in 2000 compared with the geographic reference 
areas, with only 6 percent of its population over 65 years of age, compared to about 12 percent 
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for the reference areas. Moreover, Wyandanch residents ages 18 to 34, 35 to 49, and 50 to 64 
made up approximately 25, 20, and 13 percent, respectively, of the population of Wyandanch in 
2000. These percentages are not markedly different from the respective proportions of 
individuals in these same age brackets for the reference areas in 2000. 

Table 3-11
Age Distribution: 1990, 2000

Geographic Area 

0-17 Years 18-34 Years 35-49 Years 50-64 Years 65+ Years 

1990 2000 1990 2000 1990 2000 1990 2000 1990 2000 
Hamlet of Wyandanch 24% 36% 30% 25% 20% 20% 15% 13% 11% 6% 
Town of Babylon 25% 26% 28% 22% 22% 25% 14% 15% 11% 12% 
Suffolk County 25% 26% 28% 21% 22% 25% 14% 16% 11% 12% 
Long Island 23% 25% 27% 20% 22% 25% 16% 16% 12% 13% 
Sources:  U.S. Census Bureau, Census 1990 and 2000, Summary File 1. 

 

Households 
Reflecting the recent population growth discussed above, the number of households in 
Wyandanch, the Town of Babylon, Suffolk County, and Long Island all increased between 1990 
and 2000, as shown in Table 3-12. The number of households in Wyandanch increased the most 
dramatically at 13.8 percent, while the Town of Babylon, Suffolk County, and Long Island 
increased by a more modest 7.1 to 10.5 percent during the same period. 

At 4.14, the average household size in Wyandanch remained higher than in the reference areas in 
2000. While household size increased in Wyandanch from 4.00 in 1990, the average household 
size in the other areas declined slightly between 1990 and 2000. For example, Babylon’s average 
household size decreased from 3.10 persons per household in 1990 to 3.03 in 2000. The Long 
Island Regional Planning Board (LIRPB) reported that, after declines for three decades, 
household sizes are now holding steady, in part due to the influx of young minority groups with 
their accompanying larger household sizes.  

Table 3-12
Number of Households and Average Household Size: 1990, 2000

Geographic Area 
Total Households Average Household Size 

1990 2000 % Change 1990 2000 % Change 
Hamlet of Wyandanch 2,219 2,525 13.8% 4.00 4.14 3.5% 
Town of Babylon 64,437 69,048 7.2% 3.10 3.03 -2.3% 
Suffolk County 424,719 469,299 10.5% 3.04 2.96 -2.6% 
Long Island 856,234 916,686 7.1% 2.99 2.95 -1.3% 
Sources:  U.S. Census Bureau, Census 1990 and 2000, Summary File 1. 

 

Housing Units and Tenure 
As shown in Table 3-13, all areas experienced an increase in the number of housing units 
between 1990 and 2000. Wyandanch had the most growth (17.5 percent) from 2,362 housing 
units in 1990 to 2,776 housing units in 2000. The comparable reference areas had between 5.7 
percent and 8.5 percent growth in the number of housing units during the same period. 
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As shown in Table 3-13, home ownership is less prevalent in Wyandanch compared to the 
reference areas. While over three-quarters of housing units were owner-occupied in 2000 in the 
Town of Babylon, Suffolk County, and Long Island as a whole, just 57.8 percent of units in 
Wyandanch were owner-occupied. While the distribution between owner-occupied and renter-
occupied units remained fairly stable in the reference areas between 1990 and 2000, Wyandanch 
experienced a 7.2 percent increase in renter-occupied units. 

Table 3-13
Housing Tenure: 1990, 2000

Geographic Area 
Housing Units Owner Occupied Renter Occupied 

1990 2000  Change 1990 2000 1990 2000 
Hamlet of Wyandanch 2,362 2,776 17.5% 65.0% 57.8% 35.0% 42.2% 
Town of Babylon 66,819 71,186 6.5% 77.3% 75.5% 22.7% 24.5% 
Suffolk County 481,317 522,323 8.5% 80.1% 79.8% 19.9% 20.2% 
Long Island 927,609 980,474 5.7% 80.3% 80.0% 19.7% 20.0% 
Note: Owner-occupied and renter-occupied percentages are based on the universe of occupied housing units. 
Sources: U.S. Census Bureau, Census 1990 & 2000, Summary File 1.

 

Housing Unit Types 
Single family homes represent the vast majority of housing units in all areas in 1990 and 2000, 
as shown in Table 3-14. In 2000, 87.8 percent of homes in Wyandanch were single-family 
homes—an increase of 5.3 percentage points from 82.5 percent in 1990. Between 77.3 and 81.6 
percent of homes in the other reference areas were single-family homes in 2000. According to 
Wyandanch Rising, the median year of construction for homes in Wyandanch is 1963. The 
prevalence of Wyandanch’s older homes mimics Nassau County neighborhoods, which were 
largely built in the 1950s and 1960s. However, the report states that 305 single-family homes 
were built in Wyandanch from 1990 to 2003 (11 percent of the housing stock) because 
“developers have been purchasing the relative bargains to be found in Wyandanch, demolishing 
existing run-down structures and building new homes.”  

As shown in Table 3-14, townhouses are considerably less common in Wyandanch than single-
family homes and decreased as a percentage of total housing units between 1990 and 2000 from 
14.0 to 9.8 percent. This type of housing was slightly more common in the Town of Babylon as 
a whole, representing 11.5 percent of housing units. Townhouses comprised 8.1 percent of 
Suffolk County’s housing units 8.8 percent of all units on Long Island. 

Units in medium-scale multifamily buildings (3 to 29 units) are rare in Wyandanch and 
comprised just 2 percent of total housing units in 2000. At roughly 6 percent, the Town of 
Babylon, Suffolk County, and Long Island contained a slightly higher percentage of these types 
of units. Finally, large-scale multifamily buildings are nonexistent in Wyandanch and are also 
uncommon in the other reference areas. Mobile homes, boats, RVs, etc., account for 1 percent or 
less of total housing units in all areas. The type of housing unit and the lack of diversity is an 
extremely important issue when trying to stabilize and revitalize an area. The lack of multifamily 
units places a burden on both the young and the old in their search for housing. This project is 
intended to address this issue. 
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Table 3-14
Housing Unit Size

Geographic 
Area 

Total Units 

Single 
Family 
Homes 

(Percent) 
Townhouses 

(Percent) 

Medium-
Scale Multi 

Family 
Building 
(Percent) 

Large Scale 
Multi 

Family 
Building 
(Percent) 

Other 
(Percent) 

1, detached 1 or 2 units 
3 to 19 
units 

20 or more 
units 

Mobile 
Home, 

Boat, RV, 
etc. 

1990 2000 1990 2000 1990 2000 1990 2000 1990 2000 1990 2000 
Hamlet of 
Wyandanch 2,362 2,799 82.5 87.8 14.0 9.8 1.6 2.0 0.0 0.0 1.9 0.5 

Town of 
Babylon 66,826 71,129 74.2 77.3 13.5 11.5 6.4 5.8 3.0 4.4 2.8 1.0 

Suffolk 
County 481,317 522,323 80.8 81.6 8.3 8.1 6.3 6.4 2.3 2.9 2.2 1.0 

Long Island 927,609 980,474 78.8 79.7 8.9 8.8 6.0 6.0 4.6 5.0 1.7 0.6 
Sources: U.S. Census Bureau, Census 1990 and 2000, Summary File 3. 

 

Bedrooms 
The majority of the housing units in all areas had three or more bedrooms. As shown in Table 3-
15, Wyandanch’s share of three or more bedroom units in 2000 was the highest (82.6 percent), 
followed by Long Island (73.0 percent), Suffolk County (72.4 percent), and the Town of 
Babylon (69.9 percent). Between 1990 and 2000, the share of this type of housing unit in 
Wyandanch increased by 11.4 percentage points from 71.2 percent in 1990 to 82.6 percent in 
2000, while it remained relatively constant in the reference areas. Wyandanch had a notable drop 
in its share of two-bedroom units from 1990 to 2000 (20.9 in 1990 to 10.3 percent in 2000), 
while the reference areas’ shares dropped only slightly. 

Table 3-15
Number of Bedrooms: 1990, 2000

Geographic 
Area 

No Bedrooms 1 Bedroom 2 Bedrooms 3 Bedrooms 
4 or more 
Bedrooms 

1990 2000 1990 2000 1990 2000 1990 2000 1990 2000 
Hamlet of 
Wyandanch 0.4% 0.9% 7.5% 6.3% 20.9% 10.3% 39.1% 42.8% 32.1% 39.8% 

Town of 
Babylon 0.6% 1.0% 12.5% 12.9% 18.0% 16.2% 38.4% 38.3% 30.5% 31.6% 

Suffolk 
County 0.9% 1.1% 9.6% 9.4% 17.5% 17.1% 40.0% 39.5% 24.5% 32.9% 

Long Island 1.4% 1.5% 9.8% 9.7% 16.1% 15.9% 39.4% 39.0% 33.4% 34.0% 
Sources:  U.S. Census Bureau, Census 1990 and 2000, Summary File 3. 
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Housing Value 
Table 3-16 displays the housing value for all owner-occupied units as reported in the 2000 U.S. 
Census. The majority of owner-occupied housing units in Wyandanch had a value between 
$100,000 and $199,999 (67.0 percent), which was comparable to the Town of Babylon’s share 
of units in the same value range (71.0 percent), though significantly higher than that of Long 
Island as a whole (40.7 percent) and somewhat higher than Suffolk County’s percentage of 
similar units (52.0 percent). Wyandanch was notable for its high share of housing units with a 
value less than $100,000 (29.6 percent), while the reference areas had only 4.5 to 6.4 percent of 
units in this range. Conversely, only a small portion of all housing units in Wyandanch was 
valued above $200,000 (3.5 percent), while the share of $200,000+ homes in the Town of 
Babylon, Suffolk County, and on Long Island as a whole was drastically higher (23.5, 41.6, and 
54.8 percent, respectively). Similarly, at $150,318, the median housing value in Wyandanch was 
significantly lower than in the reference areas where median housing values were all above 
$200,000.  

Data on recent sales listings for Wyandanch properties were obtained from Newsday.com as 
well as CarolloRentals.com. The most expensive listing in Wyandanch was a six-bedroom, two-
bathroom home for $399,000. Interviews with five local real estate brokers confirmed these 
findings, stating that homes tend to start at about $250,000, while at the upper end of the market 
a home might sell for $450,000. Realtors indicated that Wyandanch’s relatively inexpensive 
home prices and central location with excellent road and rail access are Wyandanch’s strengths 
as a residential market; however, the hamlet’s reputation for crime and poor schools still deter 
many buyers from the area.  

 Table 3-16
Housing Value for All Owner-Occupied Units: 2000

Geographic Area 
Less than 
$100,000 

$100,000 to 
$199,999 

More than 
$200,000 

Median Housing 
Value* 

Hamlet of Wyandanch 29.6% 67.0% 3.5% $150,318 
Town of Babylon 5.4% 71.1% 23.5% $202,318 
Suffolk County 6.4% 52.0% 41.6% $221,909 
Long Island 4.5% 40.7% 54.8% $255,487 
Notes: *2000 Median Housing Values are presented in 2006 dollars and were derived using a weighted average.  
                     The 1990 housing values are not reported because the 1990 value is based on “specific owner occupied 

housing units,” while the 2000 values were based on all owner-occupied housing units. The two data sets 
are not comparable. 

Source: U.S. Census Bureau, Census 2000, Summary File 3.

 

Median Contract Rents 
As shown in Table 3-17, in contrast to the wide range of housing values across the geographic 
areas in 2000, median contract rents varied by only $36 from $1,041 in Suffolk County to 
$1,077 in Wyandanch. After adjusting for inflation, rents in all areas decreased between 1990 
and 2000. The Town of Babylon’s median contract rent had the greatest decrease of 7.4 percent 
from $1,135 in 1990 to $1,051 in 2000, while the median contract rent in Long Island decreased 
by only 2.9 percent from $1,095 in 1990 to $1,063 in 2000. 
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Table 3-17
Median Contract Rents: 1990, 2000

Geographic Area 1990 2000 % Change 
Hamlet of Wyandanch $1,122 $1,077 -4.0% 
Town of Babylon $1,135 $1,051 -7.4% 

Suffolk County $1,109 $1,041 -6.1% 

Long Island $1,095 $1,063 -2.9% 
Note: All values are presented in 2006 dollars. 
Sources: U.S. Census Bureau, Census 1990, Summary File 1, and Census 2000, Summary File 3. 

 

In Wyandanch, rental units are typically either entire single-family homes or portions of these 
homes that have been subdivided by its landlord. Garage apartments are also common. Four 
listings were found at CarolloRentals.com ranging from $1,450 to $1,700 for a three- or four- 
bedroom house.  

According to local realtors rental rates in Wyandanch have been increasing over the past few 
years, which they attribute to rising home sales prices. Realtors also stated that Wyandanch 
attracts renters because of its affordability and because of its proximity to Manhattan. 
Affordability is a main draw as many of the renters are on programs such as Section 8 and other 
Department of Social Services programs. One realtor stated that another reason for locating in 
Wyandanch is residents’ familiarity with the hamlet (i.e., they have lived or worked there 
before). The underperforming school district was cited as a primary reason why potential renters 
are deterred from moving to Wyandanch. 

Income 
At 34.5 percent, the percentage of households earning less than $30,000 is significantly higher in 
Wyandanch than the Town of Babylon, Suffolk County, or Long Island, as shown in Table 3-18. 
The prevalence of middle income households ($30,000 to $74,999) was more comparable across 
the geographic areas (ranging from 36.5 to 41.5 of residents); however, households in the top 
two income categories were underrepresented in Wyandanch. For example, over a quarter of 
households in the Town of Babylon, Suffolk County, and Long Island had incomes between 
$75,000 and $124,999, while 17.7 percent of households in the Wyandanch had incomes at this 
level. Further, only 6.3 percent of households in Wyandanch had incomes over $125,000, 
compared with 10.7 to 18.0 percent in the reference areas. 

Table 3-18
1999 Household Income Distribution

Geographic Area 
Less than 
$30,000 

$30,000 to 
$74,999 

$75,000 to 
$124,999 

$125,000 and 
over 

Hamlet of Wyandanch 34.5% 41.5% 17.7% 6.3% 
Town of Babylon 21.9% 41.5% 25.9% 10.7% 
Suffolk County 19.3% 38.6% 27.0% 15.0% 
Long Island 18.5% 36.5% 26.9% 18.0% 
Source: U.S. Census Bureau, Census 2000, Summary File 3. 
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Between 1989 and 1999, the median household income decreased in all geographic areas after 
adjusting for inflation (see Table 3-19). Wyandanch’s median household income had the 
greatest decrease (12.8 percent) from $58,168 in 1989 to $50,704 in 1999 (in constant 2006 
dollars). In comparison, the median household income decreased by 5.9 percent in the Town of 
Babylon, 1.9 percent in Suffolk County, and by 2.2 percent in Long Island as a whole. At 
$50,704, 1999 median household income (in constant 2006 dollars) is lower in Wyandanch 
compared to the reference areas by a considerable margin—32.3 percent lower than the Town of 
Babylon ($74,893), 37.7 percent lower than Suffolk County ($81,407), and 40.7 percent lower 
than the median household income on Long Island ($85,511).  

Table 3-19
Median Household Income: 1989, 1999

Geographic 
Area 

1989 Median 
Household 

Income 
(in 1989 dollars) 

1999 Median 
Household 

Income 
(in 1999 dollars) 

1989 Median 
Household 

Income 
(in 2006 dollars) 

1999 Median 
Household 

Income 
(in 2006 dollars) 

Hamlet of 
Wyandanch $34,421 $40,664 $58,168 $50,704 

Town of 
Babylon $47,074 $60,064 $79,550 $74,893 

Suffolk County $49,128 $65,288 $83,021 $81,407 
Long Island $51,725 $68,579 $87,410 $85,511 
 Sources: U.S. Census Bureau, Census 1990 & 2000, Summary File 3. 

 

Employment 
According to data provided by the New York State Department of Labor for ZIP code 11798, 
which includes the eastern portion of Wyandanch (east of Little East Neck Road) and Wheatley 
Heights, businesses in “industrial” sectors, such as wholesale trade, construction, and waste 
remediation, have a strong presence in Wyandanch (see Table 3-20), representing about 20 
percent of the total number of jobs in Wyandanch in 2006. The industrial sector likely includes 
such businesses as Weld Built Body Co. Inc., which occupies nearly the entire block bounded by 
Long Island Avenue to the north, Garden City Avenue to the south, S. 16th Street to the east, 
and S. 18th Street to the west; Arrow Scrap Corp. fronting on Straight Path at the northern end 
of the project area; and Island Block Manufacturing, which occupies a number of lots in the 
southern portion of the project area along Straight Path and Lincoln and Booker Avenues. 
Wyandanch’s industrial employment sector also likely includes the industrial businesses along 
Wyandanch Avenue, and on the south side of Long Island Avenue, in the eastern portion of the 
project area. Businesses in this area include Sunset Plumbing and Heating Supply, Maxwell Turf 
and Horticulture Supplies, and James Furniture and Frames. Between 2000 and 2006 the share 
of total employment from the wholesale trade sector grew from 7.8 to 14.8 percent and the 
number of employees more than tripled. Construction employment also increased from 37 to 59 
employees, while waste remediation employment increased from 40 to 55 employees.  
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Table 3-20
Wyandanch Employment, Q2 2000 and Q2 2006

Sectors 
Q2 2000 Employment Q2 2006 Employment Percent 

Change Number Percent Number Percent 
Total 1,325 N/A 2,255 N/A 70.2 
Construction 37 2.8 59 2.6 59.5 
Manufacturing 15 1.1 6 0.3 -60.0 
Wholesale Trade 104 7.8 334 14.8 221.2 
Retail Trade 114 8.6 81 3.6 -28.9 
Transportation & Warehousing 9 0.7 0 0.0 -100.0 
Fire 7 0.5 19 0.8 171.4 
Professional, Scientific, and Technical 
Services 9 0.7 2 0.1 -77.8 

Administrative and Support of Waste 
Management and Remediation Services 40 3.0 55 2.4 37.5 

Educational Services N/A 0.0 53 2.4  
Health Care and Social Assistance 258 19.5 264 11.7 2.3 
Accommodation & Food Services 82 6.2 40 1.8 -51.2 
Other Services 189 14.3 221 9.8 16.9 
Unclassified N/A 0.0 16 0.7 N/A 
Notes: The totals for both time periods include all employees within Wyandanch. 

Sector-level data does not capture total employment and the percentages do not equal 100% as several sectors 
and/or subsectors had only 1 or 2 establishments and thus had insufficient data. 

Source: New York State Department of Labor.

 

The Health Care and Social Assistance sector is also significant in Wyandanch/Wheatley 
Heights, with approximately 264 jobs in 2006, accounting for nearly 12 percent of the total. 
Employees of the Martin Luther King, Jr. Community Health Center at 1570 Straight Path and 
of the Suffolk County Department of Social Services building at 1345 Straight Path are likely 
included in this sector. 

The Other Services sector grew from 189 employees in 2000 to 221 employees in 2006, 206 of 
which were employed in the repair and maintenance subsector, likely representing many of the 
auto-related businesses in Wyandanch.  

During the same period, retail employment dropped from 114 to 81 employees, though retail 
jobs remain relatively significant in Wyandanch/Wheatley Heights, representing nearly 4 percent 
of the total. Active retail businesses in Wyandanch include Wyandanch Beer House at the 
northeast corner and Compare Foods supermarket at the southeast corner of Straight Path and 
Commonwealth Boulevard, respectively; Wyandanch Fashion fronting on Straight Path in the 
southern portion of the study area; barber shops; and small retail strips or shopping centers 
throughout the project area.  

Employment in the Accommodation and Food Services sector also declined from 2000 to 2006, 
dropping by over 50 percent. This decline could be attributed to the closure of a former 
McDonald’s fronting on Straight Path just south of the LIRR tracks.  
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Unemployment and Labor Force 
As shown in Table 3-21, in 1990, unemployment as a percentage of the total number of persons 
16 years and over was higher in the hamlet of Wyandanch (4.6 percent) than in the Town of 
Babylon (3.7 percent), Suffolk County (3.2 percent), and Long Island (2.9 percent). The 
percentage of the 16 years and over population in the labor force1 ranged from 66 to 68 percent 
in the four areas, with Wyandanch having the lowest rate (66 percent). In 1990, unemployment 
as a percentage of the labor force was higher in the hamlet of Wyandanch (6.9 percent) than in 
the Town of Babylon (5.3 percent), Suffolk County (4.8 percent) and Long Island (4.5 percent).  

Table 3-21
Unemployment

Area 

Population over 16 
years of age 

Population in labor 
force 

Percentage of 
population 

(16+) in labor 
force  

Unemployed 
persons 

Unemployed persons 
Percent of 

total 
population 

(16+) 
Percent of 
labor force 

1990 2000 1990 2000 1990 2000 1990 2000 1990 2000 1990 2000 
Hamlet of 
Wyandanch 6,121 7,174 4,065 4,379 66.4% 61.0% 282 407 4.6% 5.7% 6.9% 9.3% 

Town of 
Babylon 160,428 162,054 109,979 104,408 68.5% 64.4% 5,931 4,589 3.7% 2.8% 5.3% 4.4% 

Suffolk 
County 1,033,464 1,086,848 699,754 711,625 67.7% 65.5% 33,534 27,964 3.2% 2.5% 4.8% 3.9% 

Long Island 2,073,238 2,128,264 1,390,870 1,851,357 67.0% 87.0% 62,114 52,139 3.0% 2.8% 4.5% 2.8% 
Source: U.S. Census Bureau, Census 1990 and 2000.  

 

In 2000, unemployment as a percentage of the total number of persons 16 years and over was 
also higher in the hamlet of Wyandanch (5.7 percent) than in the Town of Babylon (2.8 percent), 
Suffolk County (2.5 percent), and Long Island (2.8 percent). The percentage of the 16 years and 
over population in the labor force ranged from 64 to 87 percent in the four areas, with 
Wyandanch having the lowest rate (64 percent). In 2000, unemployment as a percentage of the 
labor force was higher in the hamlet of Wyandanch (9.2 percent) than in the Town of Babylon 
(4.4 percent), Suffolk County (3.9 percent), and Long Island (2.8 percent).  

In comparison to the other areas, the hamlet of Wyandanch was the only community that had a 
growth in its unemployment rate, both as a percentage of the labor force as well as a percentage 
of the total population 16 years and older. 

RETAIL BUSINESSES AND TRENDS 

Retail conditions were assessed for a Retail Trade Area from which the bulk of the project area’s 
sales are likely to be derived. As defined by the Shopping Center Development Handbook, 
published by the Urban Land Institute, trade areas for neighborhood retail centers generally 
extend 1.5 miles from a retail concentration, and typically can be reached within a 5- to 10-
minute drive. Neighborhood retail centers expect to draw 70 to 80 percent of their regular 
                                                      
1 As defined by the U.S. Census Bureau, the labor force includes all people classified in the civilian labor 

force, plus members of the U.S. Armed Forces (people on active duty with the United States Army, Air 
Force, Navy, Marine Corps, or Coast Guard). The Civilian Labor Force consists of people classified as 
employed or unemployed. 
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customers from this trade area. Several factors are considered in delineating a reasonable trade 
area, including the size and mix of retail offerings, travel distance from residential 
concentrations, and the proximity of competitive retail centers within the area—a consumer is 
unlikely to walk or drive past a center with similar retail offerings to purchase retail products or 
services along Straight Path, for example.  

For purposes of this analysis, the Retail Trade Area is defined as the hamlets of Wyandanch and 
Wheatley Heights, in addition to a small portion of West Babylon north of the Southern State 
Parkway (see Figure 3-13). Although some portions of Deer Park are within a 1.5-mile 
perimeter of Straight Path, these residents were more likely to do the majority of their shopping 
along Deer Park Avenue, therefore, Deer Park was not included in the trade area.  

Retail sales and establishments data for the Retail Trade Area were obtained from ESRI, Inc., a 
national provider of geographic planning data, which combines data from a variety of 
commercial and government sources, including the U.S. Census Bureau’s Census of Retail 
Trade, infoUSA business database, the Bureau of Economic Analysis, Current Population 
Survey, and NPA Data Services. The sales data were reported for a variety of goods that 
correspond to the types of retail stores within the project area, including shopping goods, 
convenience goods, and eating and drinking places. The sales data were then compared to 
household expenditure data to determine current retail capture rates for the Retail Trade Area. 
The household expenditure data was obtained from ESRI, which uses statistical models 
estimated from the Bureau of Labor Statistics’ annual Consumer Expenditure Survey (CEX) 
data, the Census of Retail Trade, and ESRI’s Community Tapestry segmentation system. Data 
on competitive retail strips within and outside of the Retail Trade Area were obtained from the 
Suffolk County Planning Department’s “Shopping Centers and Downtowns, Suffolk County, 
New York,” published in May 2006. 

Capture Rates 
Capture rates are measures of business activity in a Retail Trade Area, indicating the percentage 
of consumer expenditures for retail goods that are being “captured” by retailers in the trade area. 
Typically, a Retail Trade Area generates 70 to 80 percent of the sales in a shopping center or 
major retail concentration. If the total sales in the trade area are much lower than the area’s 
expenditure potential, then residents are spending a large portion of their available dollars 
outside of the trade area, and the capture rate is low. If sales are closer in value to expenditure 
potential, then area residents are likely spending a higher proportion of their available resources 
within the area, and the capture rate is high. However, capture rates are also affected by money 
flowing into an area from people who do not live in that area, such as employees or visitors. 
Some of the sales in the Retail Trade Area, for example, are from commuters using the 
Wyandanch train station, local workers, or those visiting the Martin Luther King, Jr., 
Community Health Center from neighboring communities. It is not possible to know exactly 
who is spending money in the area; however, despite these uncertainties about the origin of sales 
in any particular trade area, comparing expenditure and sales data provides a good indication of 
how much of a trade area’s household expenditure potential is being captured by trade area 
retailers. Capture rates for the Retail Trade Area are presented in Table 3-22 below.  
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Table 3-22
Estimated Capture Rates for Retail Stores in Trade Area

Retail Store Categories 

Trade Area 
Expenditure 

Potential 
(Demand) 

Trade Area 
Retail Sales 

(Supply) 
Capture 

Rate 
Shopping Goods $20,143,915 $44,613,269 45% 
Convenience Goods $20,538,516 $44,900,557 46% 
Eating and Drinking Places $3,708,246 $27,056,336 14% 
Total $40,682,431 $89,513,826 45% 
Sources: ESRI Business Analyst (2006) and AKRF. 

 

As shown in Table 3-22, total retail sales for the categories analyzed in the Retail Trade Area 
were estimated to be $40.7 million. Retail expenditures for those categories, on the other hand, 
were roughly $89.5 million, implying that Retail Trade Area stores are capturing about 45 
percent of the existing expenditure potential. This indicates that Retail Trade Area residents are 
making retail purchases within the Retail Trade Area at a rate below what is typically expected 
(i.e., 70 to 80 percent).  

The capture rate for shopping goods (e.g., clothing, books, and sporting goods) in the Retail 
Trade Area is approximately 45 percent, indicating that Retail Trade Area residents are making a 
substantial proportion of their shopping goods purchases outside of the area. This outflow of 
consumer expenditures is likely due to the presence of major retail concentrations immediately 
outside of the Retail Trade Area, including Walt Whitman Mall in South Huntington, the 
Melville Mall in Melville, several shopping centers in Deer Park on Commack Road and Deer 
Park Avenue, as well as numerous big-box retailers such as Target, Wal-Mart, BJ’s, Home 
Depot, and Lowe’s on Broad Hollow Road in East Farmingdale. 

At 46 percent, the overall capture rate for convenience goods in the Retail Trade Area was also 
lower than what is typically expected from area residents. A high capture rate (about 80 percent) 
for convenience goods is generally expected, since residents are likely to buy a large proportion 
of their groceries, personal care items, housekeeping supplies, and over-the-counter prescription 
drugs at stores close to home; however, it is clear that the Retail Trade Area residents must leave 
their local area to purchase a majority of their convenience goods. This low capture rate is due to 
the presence of several large supermarket and drugstore chain stores just outside the Retail Trade 
Area, including Stop and Shop and Rite Aid on Commack Road in Deer Park; Stop and Shop, 
Waldbaums, Eckerd, CVS, and ShopRite in West Babylon; Pathmark, CVS, Eckerd, and 
Waldbaums on Deer Park Avenue; and several big box retailers on Broad Hollow Road, as 
mentioned earlier. 

Finally, the capture rate for eating and drinking places is just 14 percent, indicating that 
Wyandanch is capturing very little of the market for dining outside the home. As discussed 
below, the Retail Trade Area contains some take-out restaurants, just one sit-down restaurant 
located in the Colonial Springs Golf Course, and no bars. Therefore, limited options for local 
residents are keeping the capture rate at this low level. 

Retail Profile 
This section provides an overview of the retail environment in the trade area. In the fall of 2006 
and January 2007, AKRF conducted field surveys of commercial businesses within the trade 
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area. These surveys revealed that the majority of the 129 commercial businesses are located 
along Straight Path and that over 55 percent of the stores provide neighborhood services and 
convenience goods. 

As shown in Table 3-23, 28.7 percent of the commercial businesses in the trade area provide 
neighborhood services. Of the 37 stores in this category, 35 percent (or 13 stores) provide hair 
and nail care services. Medical offices and other professional offices are also common, making 
up 24.3 percent of the neighborhood services (or 9 stores). The remaining 15 stores provide a 
variety of services including communication centers, money transfer, car service, laundry, travel 
agency, video rental, and a bank. 

Convenience goods follow, making up 27.1 percent of the commercial businesses (or 35 stores). 
A large portion of the convenience goods (40 percent or 14 stores) are small grocery stores and 
delis. Florists are also common, with seven stores; however, they are located along Wellwood 
Avenue at the periphery of the trade area and primarily serve visitors to nearby cemeteries, not 
necessarily the local population. The remainder of the convenience goods category includes the 
Compare Foods supermarket, two Italian specialty retail/wholesale food stores; two liquor 
stores; and one pet store. 

Shopping goods represent a smaller portion (12.4 percent) of retail in the trade area. Memorial 
stores which, like the florists, are located near the cemetery, make up 31.3 percent of this 
category. These five stores sell memorial plaques and serve a much broader base than the local 
population. Accounting for 25 percent of shopping goods stores, the apparel and accessory 
category includes four stores: Discount Fashions, Wyandanch Fashion, Jackie’s Midnight Lace 
Lingerie, and Tunnel Men’s and Boy’s Clothing. Finally, this category also includes two music 
stores, one book store, and a stationery store. 

Over 10 percent of the retail in the trade area is an eating or drinking establishment. This 
category is dominated by take-out restaurants, which account for 14 of the 15 businesses. There 
is only one sit-down restaurant in the Retail Trade Area—the Colonial Springs Golf Course 
restaurant, which is only open to the public at lunch.  

There are four stores selling building material, hardware, or garden supplies: True Value 
Hardware, Kings Hardware, Wyandanch Mower, and Maxwell Turf and Horticultural supplies. 
Finally, auto-related businesses are common in this area, representing 17 percent of Retail Trade 
Area businesses. The 22 stores in this category include 18 gasoline/service stations and four auto 
supply stores.  

Table 3-23
Retail Survey: Retail Trade Area

Category 
Establishments 

Category 
Establishments

No. Percent No. Percent 
SHOPPING GOODS 16 12.4% CONVENIENCE GOODS 35 27.1% 
General Merchandise Stores 2 1.6% Food Stores 19 14.7% 
Department stores, conventional national chains     Grocery stores, delis, bodegas 14   
Department stores, discount national chains     Supermarkets 1   
Miscellaneous general merchandise stores 2   Meat and fish markets     
Apparel and Accessory Stores 4 3.1% Retail bakeries     
Men’s and boy’s clothing 1   Fruit and vegetable markets     
Women’s and girl’s clothing 3   Candy, nut, and confectionary 2   
Family clothing     Miscellaneous/specialty foods 2   
Children’s clothing     Miscellaneous Convenience Goods 16 12.4% 
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Table 3-23 continued
Retail Survey: Retail Trade Area

Category 
Establishments 

Category 
Establishments

No. Percent No. Percent 
Shoes     Drug and proprietary stores 7   
Other apparel and accessories (Bridal Shop)     Liquor stores 2   
Furniture, Home Furnishings, and Equipment 
Stores 2 1.6% Florists 7   
Furniture stores     Cigar stores and stands     
Floor covering stores     Newsdealers and newsstands     
Drapery, curtain, and upholstery stores     Pet shops 1   
Miscellaneous home furnishing stores     Photocopy stores     
Household appliance stores     Photo developing     

Audio and video electronics (beepers, cell phones)     
Other miscellaneous convenience 
goods     

Records and musical instruments 2   EATING AND DRINKING PLACES 15 11.6% 
Computer     Restaurants/Luncheonettes 1   
Miscellaneous Shopping Goods Stores 8 6.2% Refreshments/”Fast-food” places 14   

Sporting goods and bicycle     
Other eating places—caterers, catering 
halls     

Books 1   Drinking places (alcohol)     
Stationery 1   NEIGHBORHOOD SERVICES 37 28.7% 
Jewelry     Video rentals 1   
Hobby, toy, and games     Banks 1   
Camera and photographic supplies     Cleaners and tailors 1   
Gifts, novelties, and souvenirs     Hair and nail care 13   
Luggage and leather goods     Laundry 2   
Sewing, needlework, and piece goods     Travel agencies 1   
Religious articles     TV/Audio/Appliance repair     
Optical goods     Shoe repair     
Used merchandise     Medical offices 4   
Other misc. shopping goods 5   Other professional offices 5   
BLDING MTR’LS, HARDWARE, & GARDEN 
SUPPLY 4 3.1% Home improvement services     
Paint, glass, and wallpaper     Funeral services     
Hardware 2   Health/Fitness club     
Retail nurseries, lawn, and garden supply stores 2   Car service 1   
Lumber and other building materials     Money Transfer 2   
AUTO-RELATED TRADE 22 17.1% Communication Centers 3   
Motor vehicle dealers     Other neighborhood services 3   
Auto supplies 4         
Gasoline and service stations 18         
Car rental           
STOREFRONTS SUMMARY  
Total Storefronts 129 100.0% Convenience Goods 35 27.1% 
Shopping Goods 16 12.4% Eating and Drinking Places 15 11.6% 
Building Mtr’ls, Hardware, & Garden Supply 4 3.1% Neighborhood Services 37 28.7% 
Auto-Related Trade 22 17.1%    
Source: AKRF, Fall 2006 and January 2007. 
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Straight Path Corridor. Straight Path (Country Route 2) is Wyandanch’s primary retail corridor 
with approximately 62 businesses providing a mixture of shopping and convenience goods, 
neighborhood services, eating and drinking establishments, and auto-related services to the local 
community. Commercial storefronts include apparel stores, a pharmacy, grocery stores, take-out 
food restaurants, beauty supply stores, hair salons, medical/dental offices, laundromats, and 
auto-related businesses. An additional 10 vacant commercial properties were identified within 
the corridor. 

Summary of Retail Market Conditions 
Overall, the retail mix in the Retail Trade Area is not sufficiently serving the retail needs of the 
population, as demonstrated by its 45 percent combined capture rate for shopping goods, 
convenience goods (46 percent), and eating and drinking places (14 percent). Instead, residents 
are traveling to nearby retail concentrations in East Farmingdale, Deer Park, West Babylon, 
Melville, and South Huntington for shopping and convenience goods. This leakage of retail 
activity represents a gap of about $54 million between actual retail sales and the amount that the 
Retail Trade Area could expect to capture from local residents. This leakage presents an 
opportunity for potential retail developers in Wyandanch, discussed in more detail in the next 
section. 

AKRF’s field surveys confirmed the capture rate analysis, as the Retail Trade Area’s retail 
offering showed relatively high concentrations of certain types of businesses (e.g., beauty salons, 
beauty supply stores, and auto repair businesses), while shopping and convenience retailers, such 
as full-size grocery stores, drug stores, book stores, and sporting goods stores, were largely 
absent. Additionally, while take-out food places were common, there are no full-service 
restaurants in the trade area, with the exception of the Colonial Springs Golf Course restaurant 
that is only open to the public at lunchtime. 

According to Wyandanch Rising, local residents stated that the project area is in particular need 
of restaurants, a pharmacy, and specialty goods stores. The plan also suggested that a coffee 
stand, dry cleaner, and specialty mailing service might be included in a mixed-use (residential 
and retail) development.  

Future Retail Demand. As discussed above, the population in the Town of Babylon is expected 
to continue to increase until at least 2030 according to the LIRPB. If these estimates prove true, 
by 2010 about 1,612 new households would be added to the Town from 2005 levels, thereby 
increasing household expenditure potential in and outside the trade area and furthering demand 
for retail goods. Between 2010 and 2030, another 4,903 new households may become residents 
of the Town of Babylon, further increasing retail demand. 

Projected Suffolk and Nassau County-wide population growth is expected to fuel increased 
ridership and parking demand at LIRR stations throughout Long Island, including Wyandanch. 
Local parking occupancy rates are already very high according to LIRR data from 2006. For 
example, off-street parking utilization on the LIRR Ronkonkoma line (Electric Territory), which 
includes Wyandanch and surrounding communities, was 102.6 percent; while at Wyandanch, 
utilization was 103 percent. In addition, on-street parking at the Wyandanch station was 100 
percent for 50 spaces, and 84 percent for the LIRR Ronkonkoma line as a whole. According to 
MTA Long Island Rail Road’s East Side Access Final Environmental Impact Statement (2001), 
which would create LIRR access to Grand Central Station, parking utilization at stations along 
the LIRR Ronkonkoma line is expected to increase substantially, whether or not the project is 
implemented. For example, without implementation of the proposed project, off-street parking 
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utilization in Wyandanch is expected to increase to 134.6 percent (1,361 spaces) by 2010, while 
parking utilization along the LIRR Ronkonkoma line as a whole is expected to increase to 131.3 
percent. If the project is implemented, by 2010 off-street parking utilization is estimated to be 
151.6 percent in Wyandanch and 147.8 percent for the LIRR Ronkonkoma line as a whole. 
Currently, Wyandanch is one of only a few stations that provides free commuter parking, 
without restrictions based on time or residency status. However, even if these types of 
restrictions are implemented in Wyandanch, it is unlikely to affect the parking demand such that 
retail sales would fall below existing levels. In fact, retail demand by commuters would still 
likely increase in the future, as off-peak ridership, carpooling, or the number of commuter 
parking spaces increases. 

INDUSTRIAL MARKET 

Industrial activity in Wyandanch has been a difficult issue for the community, particularly since 
many of Wyandanch’s industrial uses are located in the heart of its downtown. As stated in 
Wyandanch Rising, “while community members don’t wish to see this industrial base dry up or 
dissipate, many observed that some of the businesses reduce their quality of life and potential 
growth in other economic sectors.” So while industrial businesses may be unwelcome neighbors 
at times, the tax revenue and jobs created for the local community are valuable to Wyandanch’s 
revitalization effort.  

Suffolk County has a strong industrial market, contributing nearly two-thirds of the industrial 
space on Long Island.1 As of 2000, there were 11 major industrial parks in Suffolk County with 
a total of 22.1 million square feet.2 Most significant is the 14.0 million square foot Hauppauge 
Industrial Park—the second largest industrial park in the country—which employs more than 
30,000 workers.3 It is in Islip’s hamlet of Hauppauge, which is northeast of Wyandanch. A key 
indicator of the sector’s strength is its high average rental rate and low vacancy rate. As of the 
fourth quarter of 2004, the average asking rental rate in Suffolk County for industrial space was 
$6.50. Although this rental rate was lower than Nassau County’s rate ($6.75), it was among the 
highest in the nation.4 Also, the vacancy rate at year end 2004 for Suffolk County was 5.4 
percent, among the lowest vacancy rates in the nation. Continued growth in this sector is 
expected in Suffolk County. In order to prepare for this growth, Suffolk County and the New 
York Metropolitan Transportation Council have identified five growth and development areas. 
Two of these growth areas are located in close proximity to Wyandanch and currently have an 
estimated 26.1 million square feet of industrial space: the Route 110 Office-Industrial Corridor 
to the west of the hamlet and Sagtikos Regional Development Zone to the east of the hamlet.5 

                                                      
1 Suffolk County Planning Department, Demographic, Economic, and Development Trends (April 7, 

2005), 7. 
2 Suffolk County, “Industrial Parks,” October 6, 2000, posted on 

http://www.co.suffolk.ny.us/webtemp3.cfm?dept=4&id=973, accessed February 23, 2007. 
3 Suffolk County Department of Planning, A Review of Selected Growth and Development Areas (August 

2006), 30. 
4 Suffolk County Department of Planning, Demographic, Economic, and Development Trends (April 7, 

2005), 7. 
5 The other identified growth areas include: Yaphank, Town of Riverhead, and Stony Brook High Tech 

Campus. 
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In additional to significant employment, Wyandanch’s industrial businesses provide tax revenue 
to the Town of Babylon, Suffolk County, and the local school district. For tax year 2006-2007, 
the tax contribution for industrial properties in Wyandanch and Wheatley Heights will be 
$887,328 and $342,282, respectively. In contrast to the relatively stagnant growth in the retail 
sector in recent years, the industrial sector has flourished. According to the Wyandanch Hamlet 
Plan, 29 industrial business expansion projects have been approved and have begun to be 
implemented since 1997. Clearly, this sector provides significant benefits to the hamlet and to 
the town as a whole, and is an important component of the hamlet’s economy. 

Wyandanch has had success attracting industrial businesses to the hamlet. Robert Stricoff, 
Executive Director, Town of Babylon Industrial Development Agency (IDA) stated in a recent 
interview with AKRF that the industrial sector has been successful in Wyandanch due to the 
following factors: a good labor force; stable taxes; IDA tax incentives to industrial businesses; 
and Wyandanch’s accessible location in the center of Long Island. He also stated that there is 
“tremendous potential” to attract new light industrial uses to the area. This belief was supported 
by several real estate brokers in Wyandanch who indicated that there is a demand for new 
industrial office park space in Wyandanch.  

OFFICE MARKET 

Offices are virtually non-existent in Wyandanch. However, information about the local office 
market in the surrounding is useful for assessing whether there is a potential for an office market 
to thrive in Wyandanch. 
The CoStar Office Report provides an analysis of the office market in Long Island at the county 
level and at the submarket level. The Western Suffolk County submarket includes the trade area 
and can be compared to Suffolk County. 
As seen in Table 3-24 below, Western Suffolk County has a significant portion of the office 
buildings within the county. Specifically, over 80 percent of the Class A buildings in Suffolk 
County are in Western Suffolk County. Also, nearly all of the Class A buildings under 
construction are in Western Suffolk County. Of the 367,308 square feet of office space under 
construction in the county, 96.7 percent was in the western submarket. The rental rate for Class 
A space in the submarket was $28.30, which was slightly higher than the county’s rental rate of 
$27.53.  
Approximately half of Suffolk County’s Class B office space is located in the western submarket 
(48.4 percent). The vacancy rate in Western Suffolk County was 25.7 percent lower than Suffolk 
County’s at the end of the third quarter 2006. Higher demand for Class B office space in the 
submarket relative to the county as a whole was also evident by the higher net absorption 
(130,147 square feet in Western Suffolk County compared to 125,386 square feet in Suffolk 
County). Finally, the rental rates in Western Suffolk County were $21.57—4.2 percent higher 
than the rental rates in Suffolk County. 
Similar trends were evident in Class C office space. The vacancy rate in Western Suffolk County 
was lower at 3.9 percent compared to 5.7 percent in Suffolk County. Also, the rental rate was 8.8 
percent higher in the submarket. 
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Table 3-24
Office Market Statistics

Class 
No. of 

Buildings 

Rentable 
Building 

Area Vacancy 
YTD Net 

Absorption 
YTD 

Deliveries 
Under 

Construction 
Quoted 
Rates 

Western Suffolk County 
Class 
A 68 9,892,161 11.9% (9,793) 0 355,308 $28.30 

Class 
B 177 5,829,600 8.4% 130,147 28,700 26,000 $21.57 

Class 
C 209 2,449,402 3.9% 20,888 0 0 $19.37 

Suffolk County 
Class 
A 84 11,314,243 12.0% 133,182 68,000 367,308 $27.53 

Class 
B 366 9,737,067 11.3% 125,386 94,700 76,020 $20.71 

Class 
C 526 5,972,849 5.7% 58,581 7,400 5,000 $17.81 

Source: CoStar Office Report, Long Island Market, Third Quarter 2006. 

 
The Suffolk County Planning Department published a list of Major Non-Governmental Office 
Buildings in January 2006. Based on this list, the office market within the Town of Babylon 
includes 24 office buildings with a total square footage of 1,128,000. These buildings are 
concentrated in three areas. East Farmingdale has 611,000 square feet of office space (eight 
buildings)—a third of the inventory in the Town. West Babylon follows with 238,000 square 
feet of space (five buildings), representing 21 percent of the Town’s inventory. The remaining 
office buildings are in Babylon (4 buildings), Amityville (2 buildings), and one building in North 
Amityville, North Babylon, and North Lindenhurst. No office buildings are located in the hamlet 
of Wyandanch. 
The buildings in the Town of Babylon are generally older—46 percent of the buildings were 
built between 1955 and 1975. Babylon’s office development peaked in the 1980s with the 
construction of eight buildings. Only three buildings were constructed in the 1990s. Two 
buildings were constructed between 2000 and 2005. In 2001, a two-story, 169,000 square foot 
office building was constructed in East Farmingdale. It is occupied by Arrow Electronics. In 
2005, a two-story, 16,000 square foot building was constructed at 150 East Sunrise Highway in 
North Babylon.  
A large concentration of Suffolk County’s office market is to the west of the trade area on the 
Route 110 corridor. Although the Sagtikos Regional Development Zone has been identified as 
one of five growth areas for Suffolk County, it does not have a strong office market. 

OWNERSHIP 

Project Area 
The project area comprises 281 tax lots, approximately 88 percent of which are owned by 
different, private property owners, including residents, real estate and development corporations, 
and religious institutions. The remaining 35 lots (approximately 25 acres or 24 percent of the 
project area) are publicly owned by the Town of Babylon, Suffolk County, the MTA, the U.S. 
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Postal Service, the Wyandanch Union Free School District (UFSD), or Long Island Head Start 
(a federal program). The greatest share of public land in the project area is owned by Suffolk 
County (approximately 8.4 acres), followed by the Town of Babylon (approximately 7.1 acres), 
the MTA (about 6.3 acres), the federal government (approximately 2.2 acres), and the 
Wyandanch UFSD, which owns approximately 1 acre of land occupied by the Wyandanch 
Public Library (see Figure 3-14). Notable Town-owned parcels include the Youth Center on 
Andrews Avenue, Compare Foods Supermarket at the southeast corner of Straight Path and 
Commonwealth Drive, and a large vacant parcel on the north side of Commonwealth Drive 
between Straight Path and Doe Street. The largest County-owned properties include a public 
parking lot and a partially vacant commercial building north of Acorn Street and east of Straight 
Path. The MTA owns an additional two lots where the LIRR tracks, Wyandanch station, and a 
commuter parking lot are located. Federal land consists of properties owned by the U.S. Postal 
Service and Long Island Head Start, within Sector III. 

Study Area 
Total public land in the study area amounts to approximately 279 acres or approximately 29 
percent of the total land area (see Figure 3-14). Suffolk County owns the largest share of public 
land in the study area—approximately 112 acres or 12 percent of the total land area. The next 
largest proportion of public land is owned by the Wyandanch UFSD, with about 93 acres or 
approximately 10 percent of the total acreage in the study area, followed by the Town of 
Babylon, which owns about 50 acres or approximately 5 percent of the study area. The MTA, 
federal government, and public utility sector each own about 1 percent of the study area’s total 
acreage. 

The high percentage of individual private ownership in the study area makes the elimination of 
blighted conditions and redevelopment problematic, particularly in Wyandanch’s downtown. 
The recommendations for transit-oriented uses outlined in Wyandanch Rising, which include 
residential and commercial uses in close proximity to the LIRR station, require the assemblage 
of large lots for development; however, the existing diversity in property ownership in 
downtown Wyandanch would make property assemblage difficult.  

TAXES 

Information related to the total taxes generated from each lot within the project area is provided 
in Appendix A. Table 3-25 summarizes the total tax revenue, land value, and full value for the 
project area and the larger study area, as well as the Town of Babylon as a whole, for the 2006-
2007 tax year. In 2006-2007, the project area generated a total of approximately $1,891,137 in 
property tax revenue, or about 0.5 percent of the total taxes generated in the Town of Babylon. 
The study area generated approximately $15,434,425 in property tax revenue, or approximately 
4 percent of the total taxes generated in the Town of Babylon. 

Table 3-25
Property Values and Taxes

Area Assessed Land Value Assessed Full Value Total Taxes 
Project Area $248,560.00 $1,033,705.00 $1,891,137.35 
Study Area $1,301,945.00 $8,430,195.00 $15,434,425.11 
Town of Babylon1 $47,719,672.00 $232,606,535.00 $396,203,694.82 
Note: 1Does not include incorporated villages. 
Source: Suffolk County Real Property Tax Service Agency, 2007. 
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G. VISUAL CHARACTER 

INTRODUCTION 

This section describes the existing visual character of the project area. Photographs of the project 
area are referenced in this section and included at the end of this chapter. The visual analysis 
includes a discussion of the project area’s physical design (height, bulk, orientation, and façade 
materials), lighting system, and landscaping plan to determine whether the proposed project 
would be compatible with the area’s urban design and existing visual resources. 

EXISTING CONDITIONS 

PROJECT AREA 

For a detailed and comprehensive analysis, the project area was broken down by sector. This 
section describes the visual character of the project area by sector.  

Sector I 
Sector I is a conglomerate of buildings of various shapes, sizes, and textures with some vacant 
land and open uses including parking lots and a drainage basin. Sector I includes one of the 
largest buildings in the project area—an active industrial building associated with auto detailing 
on Acorn Street east of Straight Path (approximately 250,000 square feet) (see Photograph 1). A 
couple of smaller industrial parcels are found north of Washington Avenue, as shown in 
Photographs 2-5. The area east of Straight Path also includes several one-story commercial 
buildings, including an L-shaped shopping center at the northeast corner of Straight Path and 
Acorn Street in the heart of downtown Wyandanch (see Photograph 6). This shopping center is 
typical of suburban-style development with asphalt parking in the front of the building, catering 
to automobiles and weakening the downtown streetscape. At-grade parking lots in this area 
comprise approximately 5.6 acres fronting on both Straight Path and Acorn Street, as shown in 
Photographs 7-8. Many of the parcels in this area are surrounded by barbed wire fencing, 
sending an unwelcoming message and a sense that the area is unsafe.  

West of Straight Path within Sector I is a mix of relatively small-scale commercial, residential, 
and community facilities, with the exception of the large (approximately 100,000 square feet) 
Town of Babylon Youth Center which fronts on Washington Avenue to the north, N. 14th Street 
(Andrews Avenue) to the east, and N. 15th Street to the west (see Photographs 9-10). Across 
from the Youth Center on the east side of Andrews Avenue are two small churches that appear 
to be converted residences, interspersed with vacant land, as shown in Photographs 11-14. South 
of the Youth Center on the west side of Andrews Avenue is a vacant lot— formerly a long-
standing vacant men’s referral center, which became rusted and was boarded up, and was 
recently demolished (see Photograph 15). South of the Youth Center on the east and west sides 
of Andrews Avenue are two vacant, one-story residences with boarded windows and façade 
damage, as shown in Photographs 16-17. Fronting on the west side of Straight Path are a gas 
station, two-story residence, drainage basin, and auto repair shop. A retail strip of one- and two-
story buildings approximately 35 feet in height fronts on Merritt Avenue (see Photograph 18). 

The buildings in Sector I are made of masonry with a variety of textures and patterns. The 
buildings do not exhibit any distinguishing characteristic connected to the place. 
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The lots between Acorn Street/Merritt Avenue to the north and Long Island Avenue to the south 
are occupied by the LIRR tracks, LIRR Wyandanch station, and commuter surface parking lots 
totaling approximately 3 acres (see Photographs 19-21). The LIRR station acts as a focal point in 
the community, but does not contribute a strong sense of place due to the sea of parking that 
surrounds it. 

Sector II 
Sector II generally consists of large- and small-scale commercial, industrial, and community 
service buildings, with smaller mostly two-story residences. Commercial uses fronting on 
Straight Path include an auto repair shop (see Photograph 22), a small liquor store, a fast food 
restaurant, and a vacant Kentucky Fried Chicken, which is enclosed by a chain-link fence 
creating an unfriendly space and sending the message that the area is unsafe (see Photograph 
23). Also fronting on Straight Path are larger community facilities including the two-story 
Wyandanch Volunteer Fire Company, Inc. headquarters (approximately 80,000 square feet) (see 
Photograph 24) and the one-story brick Martin Luther King Jr. Community Health Center 
(approximately 50,000 square feet) (see Photograph 25). The Fire Company lot exhibits 
attractive landscaping in the front of the building and notable, tinted glass windows on the 
building façade. The front of the Health Center is generally occupied by surface parking. Weld 
Built Body Co., Inc. occupies an approximately 3.1-acre site bounded by Long Island Avenue to 
the north, Garden City Avenue to the south, S. 16th Street to the east, and S. 18th Street to the 
west. The site is enclosed by a broken, barbed wire fence with overgrown landscaping and trash 
along its edges, as shown in Photographs 26-27. The site, abutting residential properties, may be 
considered an unsightly view from adjacent residences. Residential uses in Sector II are limited 
to a few single-family homes (see Photograph 28).  

New street lighting was recently installed along Straight Path south of Long Island Avenue as 
part of the Town’s downtown Wyandanch revitalization effort. The lampposts and brick 
walkway along Straight Path give the area a “Main Street” feel (see Photograph 29). Trees in 
Sector II are sparse. 

Sector III 
Sector III consists of a variety of uses in distinct areas, such as commercial uses along Straight 
Path, industrial-type uses along Long Island Avenue, and residential uses and vacant lots in the 
remainder of the sector. Sector III also includes one community facility—a one-story, 
approximately 21,000 square-foot Wyandanch Head Start at the southwest corner of Long Island 
Avenue and Doe Street (see Photographs 30-32). The area along Straight Path, with its attached 
row of retail shops, newly installed street lighting, flowering baskets, and newly planted trees, 
exhibits a typical downtown feel, as depicted in Photographs 33-34. However, the presence of 
several vacant or partially vacant buildings and a rather large vacant lot (approximately ½ acre) 
fronting on Straight Path create a sense of disinvestment in the area (see Photographs 35-37). 
The U.S. Postal Service recently constructed a new post office on several formerly vacant 
parcels. The facility was constructed to conform to the proposed plans being formulated for 
redevelopment of the adjacent parcels and the entire downtown. Buildings in this area are 
generally one story and approximately 35 feet high. A lack of sidewalks along Woodland 
Avenue in the downtown core was also noted (see Photograph 38). 

With the exception of Wyandanch Head Start, the parcels along Long Island Avenue consist of 
auto-related uses and industrial buildings made of masonry with a variety of textures. The lots 
are generally unkempt with barbed wire fencing and trash along the edges. Many of the 
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buildings are deteriorating and exhibit graffiti on their façades. Buildings are generally 35 feet in 
height (see Photographs 39-57). 

The remainder of Sector III consists of relatively new residential development or vacant land, as 
shown in Photographs 58-62. The residential uses consist of two-story, single-family detached 
homes. Much of the vacant land is strewn with trash and brush.  

Sector IV 
As in Sector III, Sector IV exhibits many characteristics of a typical “Main Street,” including 
attached rows of retail shops, newly installed street lighting, flowering baskets, and newly 
planted trees, as depicted in Photographs 63-64. A brick walkway was also recently installed 
along Straight Path; however, cracking and crumbling was observed, most likely due to sidewalk 
parking by heavy trucks (see Photograph 65). Despite recent investment in the community, the 
presence of numerous trash-strewn vacant lots fronting on Straight Path, as shown in 
Photographs 66-73, creates the sense of disinvestment and economic stagnation in the area and 
disrupts the streetscape. The retail shops along Straight Path in Sector IV are similar in height 
and structure to those in Sector III. Brick is the dominant building material. Sector IV also 
includes a storefront church. It is noted that Sector IV loses its downtown feel south of Lake 
Drive, where the buildings are of various uses, shapes, and sizes, and the streetscape is 
discontinuous.  

Sector IV also includes a large shopping center at the southeast corner of Straight Path and 
Commonwealth Drive, which contains Compare Foods Supermarket, one of the larger structures 
in the sector (see Photograph 74).  

Other notable, large-scale buildings in Sector IV include the Wyandanch Public Library at 14 S. 
20th Street, Trinity Evangelical Lutheran Church at 17 S. 20th Street, and Salvation and 
Deliverance Church at 15 S. 20th Street.  

The planted island at Straight Path and S. 21st Street exhibits a “Welcome to Wyandanch” sign 
and attractive landscaping, as shown in Photograph 75. This area acts a visual gateway to the 
community. 

Sector IV is also occupied by a few residential uses, mostly consisting of relatively new single-
family detached homes behind the lots fronting on Straight Path, with the exception of one 
apartment building fronting on the east side of Straight Path.  

Sector V 
Sector V is located in the transitional area between downtown Wyandanch and West Babylon 
hamlet. It does not include the typical “Main Street” elements characteristic of the other sectors 
and lacks a sense of place. Sector V is a hodgepodge of various uses scattered throughout the 
area. Several large community facilities are included in Sector V such as Our Lady of 
Miraculous Medal Church, with typical Catholic Church architecture and stained glass windows, 
at the northwest corner of Straight Path and Levy Boulevard, and the Suffolk County 
Department of Social Services, a one-story brick building at the southeast corner of Straight Path 
and Wyandanch Avenue. Sector V contains limited commercial uses relative to most of the other 
sectors, but there are two prominent retail strips on the east side of Straight Path just north and 
south of Davidson Street and a typical suburban supermarket fronting on Straight Path between 
Cumberbach and Centerwood Streets. In addition, a Hess gas station fronts on Straight Path 
between State and New Avenues and an auto body shop is located on Garrison Avenue (see 
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Photograph 76). In general, the buildings lack common design elements that could otherwise 
contribute to a successful commercial area.  

The few industrial parcels in Sector V can be considered visual blight on the community. The 
massive cement manufacturing plant on Booker Avenue and fronting on Straight Path consists of 
mounds of dirt and heavy machinery and is in close proximity to a residential area. Two lots 
occupied by the cement plant with mounds of dirt and heavy machinery appear to be in violation 
of Section 177 of Chapter 213, “Zoning,” of the Code of the Town of Babylon, which requires G 
Industrial zoned properties abutting residential zoned properties or properties used for residential 
purposes to maintain a 5-foot wide vegetative buffer along the dividing property line. The 
subject parcels are designated as Section 79, Block 4, Lots 25 and 36.6. Photograph 77 depicts 
the industrial property on Section 79, Block 4, Lot 36.6 and the adjacent residence on Booker 
Avenue. Failure to provide the required vegetative buffers results in a potential safety hazard for 
adjacent residences and creates unsightly views for neighbors and the general public. In addition, 
a vacant industrial building is situated at the southeast corner of Straight Path and New Avenue.  

The remainder of Sector V is occupied by numerous vacant parcels fronting on Straight Path, as 
well as single-family detached residences (see Photograph 78). The vacant lots create openings 
in the streetscape and are repositories for trash and debris.  

STUDY AREA 

The vast majority of the study area consists of single-family detached residences on lots ranging 
from approximately 5,000 to 15,000 square feet, interspersed with vacant, undeveloped parcels. 
Important view corridors in the study area include Mount Avenue in the vicinity of Wyandanch 
Town Park, and Long Island Avenue, Elk Street, and Grand Boulevard near Geiger Memorial 
Park/Pool. 

H. COMMUNITY AND EMERGENCY SERVICES 

INTRODUCTION 

This section describes the existing community and emergency services serving the project area 
and estimates future conditions so that the need for additional services to accommodate the 
proposed project can be assessed in Chapter 5, “Impact Analyses.”  

EXISTING CONDITIONS 

COMMUNITY AND MUNICIPAL SERVICES 

A total of 39 community facilities were identified within the project area and the larger study 
area, as shown on Figure 3-15. 

Project Area 
Nineteen community facilities are located within the project area.  

Sector I includes Church God is Love at 19 Andrews Avenue; Church of God and True Holiness 
of the Apostolic Church at 13 Andrews Avenue; and the Town of Babylon Youth Center at 20 
Andrews Avenue.  
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Map ID No. Community Facility Address
1 Church of God is Love 19 Andrews Avenue

2
Church of God and True Holiness of the Apostolic 
Church 13 Andrews Avenue

3 Town of Babylon Youth Center 20 N. 14th Street
4 U.S. Post Office Straight Path and Commonwealth Dr.
5 Martin Luther King, Jr. Community Health Center 1556 Straight Path
6 Wyandanch Volunteer Fire Company 1528 Straight Path
7 Wyandanch Head Start 350 Long Island Ave.

8 Suffolk County Police Dept. First Precinct Substation SE corner Straight Path and Commonwealth Dr.
9 Eglise de Dieu de la Doctrine de Jesus Christ 1525 Straight Path
10 Full Gospel Outreach Ministry 1521 Straight Path
11 Trinity Evangelical Lutheran Church 17 S. 20th Street
12 Salvation and Deliverance Church 15 S. 20th Street
13 Wyandanch Public Library 14 S. 20th Street
14 Wyandanch Church of God 1477 Straight Path
15 House of Prayer Church of God in Christ 1449 Straight Path
16 Our Lady of Miraculous Medal Church 1434 Straight Path
17 Suffolk County Dept. of Social Services 1345 Straight Path
18 Soul Savings Church 20 W. Booker Ave./1304 Straight Path
19 Al-Jamiyat Islamic Center 1305 Straight Path
20 Wyandanch-Wheatley Heights Ambulance Corps. 295 Merritt Ave.
21 Kingdom Hall of Jehovah’s Witnesses 83 Grand Blvd.
22 Martin Luther King, Jr. Elementary School 792 Mount Ave.
23 La Francis Hardiman Elementary School 792 Mount Ave.
24 Wyandanch Town Park Mount Ave.

25
First Church of Wyandanch Ministries/ First Baptist 
Church of Wyandanch 85 Parkway Blvd.

26 Mt. Zion of the Pentecostal Faith Church 49/53 State St.
27 Laodicea Seven Churches of God 6/10 Parkway Blvd.
28 Revelation Church of God in Christ 61 W. Booker Ave.
29 Wyandanch Senior Nutrition Center 28 Wyandanch Ave.
30 Bridges Outreach Ministries & Community Center Gordon Plaza, 301 Merritt Ave.
31 Eglise Envangelique de la Nouvelle Decision Gordon Plaza, 301 Merritt Ave.
32 New Shiloh Baptist Church 221 Merritt Ave.
33 Church of God by Faith 118 Long Island Ave.
34 Milton L. Olive Middle School 140 Garden City Ave.
35 Wyandanch Memorial High School 54 S. 32nd St.
36 Mount Moriah Church 76 S. 28th St.
37 Fellowship Baptist Church of Wyandanch 98 Levey Blvd.
38 House of Prayer Church of God in Christ 744 Mount Ave.
39 Mount Calvary Holiness Church House of Praise 359 New Ave.
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Sector II includes the Martin Luther King, Jr. (MLK) Community Health Center at the northwest 
corner of Straight Path and S. 16th Street, and the Wyandanch Volunteer Fire Company at 1528 
Straight Path between Garden City Avenue and S. 18th Street. 

The Wyandanch Head Start at the southwest corner of Long Island Avenue and Doe Street and 
the U.S. Post Office on Straight Path and Commonwealth Drive make up the community 
facilities within Sector III.  

Sector IV contains five churches, as follows: Eglise de Dieu de la Doctrine de Jesus Christ 
(storefront church) at 1525 Straight Path and Full Gospel Outreach Ministry at 1521 Straight 
Path between Irving Avenue and Lake Drive; Trinity Evangelical Lutheran Church at 17 S. 20th 
Street on the south side of Jamaica Avenue; Salvation and Deliverance Church at 15 S. 20th 
Street; Wyandanch Church of God at 1477 Straight Path; and another church (House of Prayer 
Church of God in Christ) at 1449 Straight Path on the southern edge of the sector boundary. In 
addition, Sector IV includes the SCPD First Precinct substation at the southeast corner of 
Commonwealth Drive and Straight Path and Wyandanch Public Library at 14 S. 20th Street.  

Lastly, Sector V includes Our Lady of Miraculous Medal Church at 1434 Straight Path, bounded 
by Brooklyn Avenue to the north, Levey Boulevard to the south, S. 22nd Street to the east, and 
S. 24th Street to the west; Suffolk County Department of Social Services at 1345 Straight Path; 
Soul Savings Church at 20 W Booker Avenue/1304 Straight Path; and Al-Jamiyat Islamic 
Center at 1305 Straight Path. It is unclear whether the Islamic Center is currently in operation. 

Study Area 
Outside of the project area boundary, the study area includes 20 additional community facilities, 
including 13 religious facilities, one public park, two public elementary schools, one public 
middle school, one public high school, the WWHAC, and the Town-sponsored Wyandanch 
Senior Nutrition Center (see Map ID Nos. 20-39 on Figure 3-15). (Schools are discussed in 
more detail below). 

SCHOOLS 

The project area is served by the Wyandanch UFSD, which includes two elementary schools 
(Martin Luther King and La Francis Hardiman Elementary Schools), Milton L. Olive Middle 
School, and Wyandanch Memorial High School. Table 3-26 shows the grades served by each 
school and district as well as the enrollment for the latest four school years for which enrollment 
data is available. As shown in the table, district-wide enrollment decreased by approximately 8 
percent from 2002-03 to 2005-06. Meanwhile, enrollment at Wyandanch Memorial High School 
increased by approximately 7 percent and enrollment at Milton L. Olive Middle School 
decreased by approximately 8 percent. In 2005-06, La Francis Hardiman Elementary School 
opened to accommodate students in grades PK-2, and to relieve overcrowding that was 
occurring at the Martin Luther King Elementary School. Until 2005-2006, the Martin Luther 
King Elementary School accommodated students in grades PK-5; currently, the school enrolls 
students in grades 3-5. The overall decline in school district enrollment over the four-year period 
analyzed was primarily due to a decline in the number of elementary students enrolled in grades 
PK-5. Student enrollment in this grade cohort declined by approximately 14 percent from 2002-
2003 to 2005-2006. 
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Table 3-26
Wyandanch UFSD Enrollment Data by School

School Grades 
Enrollment 

2002-2003 2003-2004 2004-2005 2005-2006 
Wyandanch Memorial 
HS 

9-12 5072 559 562 5403 

Milton L. Olive MS 6-8 5184 518 530 480 
Martin Luther King ES PK-5 1,1845 1,135 1,099 4666 
La Francis Hardiman 
ES1 

PK-2 N/A N/A N/A 550 

District-wide PK-12 & ungraded 2,2097 2,212 2,191 2,0368 
Notes: 1School opened in 2005-06 
                     2Includes 91 ungraded secondary students. 
                     3Includes 85 ungraded secondary students. 
                     4Includes 19 ungraded elementary and 61 ungraded secondary students. 
                                  5Includes 74 ungraded elementary students. 
                     6Includes 59 ungraded elementary students. Beginning in 2005-06, the Martin Luther King ES serves only   

grades 3 through 5. Students in grades PK-2 attend La Francis Hardiman ES, which opened in 2005-06. 
                     7Includes 93 ungraded elementary and 152 ungraded secondary students. 
                     8Includes 59 ungraded elementary and 85 ungraded secondary students. 
Source: New York State Education Department, posted on http://www.emsc.nysed.gov/irts/reportcard/, accessed on 

03/27/07. 

 

Table 3-27 shows fiscal data for Wyandanch UFSD for the past four school years, for which 
data is available. The data is based on fiscal reports published by the New York State 
Department of Education, which are based on data from the Annual Financial Report (Form ST-
3). The ST-3 is an unaudited document that displays a district’s reported expenditures and 
revenues, and its intention is to provide fiscal accountability.  

As shown, total and per pupil expenditures have generally been increasing over the years, 
indicating that public education in Wyandanch has been becoming more costly. While revenues 
have also been increasing, expenditures have been increasing at a faster pace such that in 2004-
2005, expenditures were greater than revenues, indicating a negative fiscal trend. However, in 
2005-2006, revenues once again exceeded expenditures, resulting in a relatively small profit 
margin. 

Table 3-27
Wyandanch UFSD Fiscal Data

School Year Per Pupil Expenditure Total Expenditure Per Pupil Revenue Total Revenue 
2002-2003 $17,075 $41,133,980 $17,645 $42,505,947 
2003-2004 $17,370 $42,191,730 $18,379 $44,642,560 
2004-2005 $21,939 $49,099,412 $20,370 $45,588,260 
2005-2006 $22,787 $49,288,421 $22,888 $49,506,210 

Source: New York State Education Department, posted on http://www.oms.nysed.gov/faru/Profiles/profiles_cover.htm 
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EMERGENCY SERVICES 

Police 
The project area is served by the SCPD First Precinct with headquarters at 555 Route 109, West 
Babylon. A police substation is also located within the project area at the southeast corner of 
Straight Path and Commonwealth Drive. The SCPD became operational on January 1, 1960 with 
619 sworn officers. Currently, SCPD includes over 2,500 sworn members, more than 500 
civilian members, and nearly 400 school crossing guards. The Department provides all police 
services for the Suffolk County Police District, which comprises the five western towns of 
Babylon, Brookhaven, Huntington, Islip, and Smithtown. SCPD also provides various police 
services as necessary for eight incorporated villages within the five western towns, which 
maintain their own police forces, and for the eleven town and village police forces located in 
Suffolk County’s East End. 

Fire 
Wyandanch Volunteer Fire Company, Inc., with headquarters at 1528 Straight Path and a north 
house on Main Avenue between N. 21st and N. 22nd Streets, serves the project area. The Fire 
Company was established in 1925. Both firehouses have had additions and modifications since 
their original construction, to accommodate new larger apparatus, educational facilities, and 
administration offices. The current Fire Company consists of OSHA-compliant volunteer 
firefighters and specialized equipment.  

Ambulance 
Emergency medical service (EMS) in the project area is provided by the WWHAC, with 
headquarters at 295 Merritt Avenue, within the larger study area. WWHAC is a non-profit 
agency contracted to the Town of Babylon to provide EMS within the Wyandanch-Wheatley 
Heights Ambulance Improvement District. The Corps became a New York State Certified 
Ambulance Service in 1983, the first in the Town of Babylon and one of the first on Long 
Island. It became the first in the Town of Babylon to offer Semi-Automated Defibrillation in 
1984. Also in 1984, the Corps began to provide Advanced Life Support (ALS) to the 
community. It was the first in New York to provide an ALS First Responder Car, and the first to 
utilize Supervisors’ vehicles to further facilitate operations. The organization, established in 
1979, consists of a Board of Directors, their employees, and the ambulance squad, which is 
made up of volunteer community members. The squad responds to about 2,500 calls for 
assistance per year in an area that encompasses 4 square miles. The Corps operates under the 
auspices of the Suffolk County Department of Health, Emergency Medical Services Division. 

I. CULTURAL RESOURCES 

INTRODUCTION 

This section provides information regarding architectural and archaeological resources within 
the project area. An overview of the development history of Wyandanch hamlet is also 
presented. 

This section was prepared in accordance with the New York State Historic Preservation Act of 
1980 (SHPA), as set forth in Section 14.09 of the New York State Parks, Recreation and Historic 
Preservation Law. This law requires that state agencies consider the effects of their actions on 
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any properties listed on or determined eligible for listing on the State and National Registers of 
Historic Places (S/NR) and affords the Commissioner of the New York State Department of 
Parks, Recreation and Historic Preservation (i.e., the New York State Historic Preservation 
Office [SHPO]) and the State Board for Historic Preservation the opportunity to comment.  

METHODOLOGY 

The first step in the evaluation of historic resources was to establish a historic resource study 
area, or the area in which any historic resources present might be affected by the project. The 
historic resources study area was defined to account for possible visual and contextual effects, as 
well as possible construction-related structural damage, to historic resources. The study area for 
historic resources is defined as the area within ¼ mile of the project area. The study area for 
archaeological resources is limited to the proposed strategic sites or the area where grading or 
excavation could occur, since this is where any buried archaeological artifacts or features could 
be disturbed. As summarized in a letter dated February 12, 2007 (see Appendix G), SHPO has 
reviewed the study areas for historic and archaeological resources and determined that the 
proposed project will have no impact on cultural resources in or eligible for inclusion in the 
S/NR.  

EXISTING CONDITIONS 

ARCHITECTURAL RESOURCES 

There are three tiers of recognition and regulatory protection for historic resources—the 
National Register of Historic Places (NRHP) and National Historic Landmarks, the State 
Register of Historic Places held by SHPO, and local recognition.  

Resources eligible for listing on the S/NR are also afforded protection under the SHPA. The 
National Register Criteria for Evaluation are found in 36 CFR Part 60. Following these criteria, 
districts, sites, buildings, structures, and objects are eligible for the S/NR if they possess 
integrity of location, design, setting, materials workmanship, feeling, and association, and: 

A. Are associated with events that have made a significant contribution to the broad patterns of 
history; or 

B. Are associated with the lives of significant persons; or 

C. Embody the distinctive characteristics of a type, period, or method of construction; represent 
the work of a master; possess high artistic values; or represent a significant and 
distinguishable entity whose components may lack individual distinction; or 

D. Have yielded, or may be likely to yield, information important in history or prehistory. 

Properties that have been constructed within the last 50 years are ordinarily not eligible. 
Determinations of eligibility are made by SHPO. Generally, all properties that are listed on the 
National Register are listed on the State Register, which has the same criteria for evaluation as 
the National Register. 

Based on field surveys of the APE and, where available, information from historical societies or 
preservation organizations with knowledge of the area, no potential historic resources were 
identified in the APE. Further, based on information provided, SHPO did not identify any 
potential resources eligible for the S/NR. 
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State and National Register of Historic Places and National Historic Landmarks 
A review of the State Preservation Historical Information Network Exchange at 
http://nysparks.state.ny.us/shpo/resources/index.htm on January 31, 2007 indicated that no 
historic properties listed on or determined eligible for listing on the NRHP within the project 
area or Wyandanch as a whole, were identified for a ¼-mile radius surrounding the project area. 

National Historic Landmarks are nationally significant historic places designated by the 
Secretary of the Interior because they possess exceptional value or quality in illustrating or 
interpreting the heritage of the United States. There are no National Historic Landmarks located 
within the APE for this project. 

Babylon Old Town Hall, located outside of the project area at 47 W. Main Street in Babylon, is 
the only resource within the Town of Babylon listed on the State and National Registers.  

Local Landmarks and Historic Districts 
In 1987, the Babylon Town Board adopted a historic preservation ordinance for the “protection, 
enhancement and perpetuation of landmarks and planned historic districts…to promote the 
economic, cultural, educational and general welfare of the general public.” This ordinance, 
Chapter 137 of the Code of the Town of Babylon, established the Historic Preservation 
Commission and enabled the designation of landmark sites and structures and historic districts. 

The Historic Preservation Commission has the authority to nominate potential historic 
landmarks or districts for designation and make recommendations to the Planning Board and, in 
turn, the Town Board. The Town Board officially declares both individual landmarks and 
historic districts, after appropriate notifications and public hearings. A certificate of 
appropriateness is required to be recommended by the Historic Preservation Commission and, in 
turn, the Planning Board, and approved by the Town Board before any changes may be made to 
a designated landmark or property within a historic district which may affect the appearance and 
cohesiveness of the landmark or historic district. Additionally, the Historic Preservation 
Commission is required to work in conjunction with the Town Historian in carrying out its 
duties.  

According to the Town’s Step 1 BOA Program Pre-Nomination Study, completed as part of its 
BOA Grant Application to New York State in 2005, an investigation by the Town of Babylon 
Department of Environmental Control revealed no historic or archaeologically significant areas 
within the project area. 

Further, a telephone conversation with the Town Historian, Tom Smith, on February 9, 2007, 
confirmed that no designated or potential historic resources are located within the APE. To date, 
Babylon has designated several landmarks, of which one is listed on the S/NR (Old Town Hall), 
but all are located outside of the study area for historic resources. The nearest historically 
significant or potential local landmarks are located in the northwest section of the Town in the 
area known as Wheatley Heights, just northwest of the project area, but outside of the area that 
could be potentially affected by the proposed project. Potential landmarks in this area include a 
remaining portion of historic Long Island Motor Parkway just west of Conklin Avenue near 
Colonial Springs Road. Also off of Colonial Springs Road is the site of the former Colonial 
Mineral Springs Co., founded in the 1860s due to the prized water springs of the Wheatley 
Heights area. In addition, this area hosts the site of the first home erected in the Wyandanch 
area—that of the late Jacob Conklin. The hilltop residence, reported to be “the finest” among the 
early farm homes of the Half Way Hollow Hills, was built by Jacob in 1710 and destroyed by 



Chapter 3: Existing Conditions and Analysis 

 3-65  

fire in 1918. This property is marked "Goshen Purchase 1706" on a map drawn by Silas Wood 
(1769-1847), the noted historian. On a nearby hill is the Conklin cemetery wherein rest the 
remains of Jacob Conklin and many of his descendants.  

ARCHAEOLOGICAL RESOURCES 

SHPO was contacted on February 5, 2007 to inquire as to the proposed project’s potential effects 
on archeological resources (see Appendix G). As summarized in a letter dated February 12, 2007 
(see Appendix G), SHPO has reviewed the study area for archaeological resources and 
determined that the proposed project will have no impact on cultural resources in or eligible for 
inclusion in the S/NR. 

J. GEOLOGY, SOILS, AND TOPOGRAPHY 

INTRODUCTION 

This section describes underlying bedrock and soil conditions and topographic features (slopes) 
in the project area in order to assess their capacity to support the proposed project. 

EXISTING CONDITIONS 

REGIONAL GEOLOGIC CONDITIONS 

Most of Long Island’s geology is defined by two terminal moraines—low, hill-like formations 
that are remnants of the advances of glaciers during the last ice age (the Pleistocene epoch). The 
two morainal ridges—the Harbor Hill Moraine and Ronkonkoma Moraine—run the length of 
Long Island and diverge to the east to form the North Fork and South Fork, respectively. The 
moraines are made of poorly sorted glacial till deposited at the glacial terminus. South of the 
moraines are outwash plain deposits of sands and gravel. The proposed project lies south of the 
Ronkonkoma Moraine in an area made up of outwash sand and gravel. 

Long Island is composed of many layers of sand, clay, and gravel, with southeasterly sloping 
bedrock below. These layers of subsurface geologic deposits are important in defining the 
groundwater aquifers that underlie Long Island. The interrelationships of the various geologic 
deposits dictate how the aquifer is recharged by rainfall, and also determine how activities on the 
land surface might affect the quantity and quality of the groundwater. As shown schematically in 
Figure 3-16, the geologic composition of most of Long Island consists of three distinct 
formations that lie atop bedrock.1 The thickness of these unconsolidated glacial and deltaic 
deposits ranges from a few hundred feet in the northwestern sections of Nassau County to more 
than 2,000 feet along Suffolk’s south shore barrier beaches. Beginning at the surface and 
extending down to bedrock, these formations include: 

• Glacial Aquifer (Upper Pleistocene)—The Glacial Aquifer is the youngest of the formations 
and the closest to the surface. It was created 15,000 years ago from glacial deposits of sand 
and gravel from the retreating glaciers. In the project area, these deposits extend from 
ground level (approximately 60-65 feet above mean sea level) to about 200 feet down below 
the surface to the top of the Magothy Formation.  

                                                      
1 Smolensky et al. 1989. 



Wyandanch Downtown Revitalization Plan
Figure 3-16

Approximate Site Geologic Cross-Section

Source: U.S. Geological Survey Hydrogeologic Framework of Long Island, NY

Gc Gardiners Clay

Mg      Monmouth greensand

UG      Upper Glacial

M        Magothy aquifer      

Rc Raritan confining unit

L         Lloyd aquifer

Br       Bedrock

Approximate Site 
Location



Wyandanch Downtown Revitalization Plan 

 3-66  

• Magothy Aquifer—Just below the Upper Pleistocene, the Magothy Formation was formed in 
the Cretaceous Age (70-140 million years ago). This formation consists of fluvial and deltaic 
deposits and is composed mainly of mixed layers of sand, silt, and clay. The Magothy 
contains some discontinuous clay layers (“lenses”). Gravel is also present, but limited 
primarily to the lower strata of the formation. Minerals (e.g., muscovite and pyrite) 
distinguish this formation from the upper glacial deposits, as does lignite, which is a 
signature feature of the Magothy. This formation is approximately 850 feet thick below the 
project area. The Magothy Aquifer is the primary drinking water source for most of Long 
Island. 

• Raritan Formation and the Lloyd Aquifer—Beneath the Magothy is a layer of clay, which 
comprises the upper strata of the Raritan Formation. This formation is 175 feet thick in the 
vicinity of the project area. Below the clay is the Lloyd Aquifer. The Lloyd is approximately 
350 feet thick beneath the project area. It consists primarily of fine- to coarse-grained sand 
and gravel, intermixed with clay. The Raritan Formation’s confining unit of clay is quite 
thick and restricts the water flow between the Lloyd Aquifer and the Magothy Aquifer. 

• Bedrock—Bedrock dates from the Precambrian and Paleozoic eras (more than 500 million 
years old). It begins about 1,600 feet below the proposed project site, and is composed of 
impermeable schist and gneiss.  

SOILS 

Project Area 
The soil types of the project area were reviewed based on the Soil Survey of Suffolk County, New 
York (United States Department of Agriculture [USDA] Soil Conservation Service, April 1975). 
The soils mapped on the project area are indicated in Table 3-28 and Figure 3-17. Soil types are 
characterized by their composition (i.e., sands, clays, etc.), slope, erodability, permeability, and 
typical depth to groundwater. Based on this characterization, the soil survey provides a three-
part measure of constraints on development divided into Slight, Moderate, or Severe for 
different potential site uses (paved surfaces, home construction, septic disposal). Moderate and 
Severe limitations do not in themselves create significant adverse environmental impacts but 
reflect the likelihood of additional site preparation and site engineering, ongoing maintenance 
requirements, and costs necessary to utilize the land for an intended purpose. 

The project area consists of one soil association type—Haven-Riverhead, which includes deep, 
nearly level to gently sloping, well-drained, medium textured, and moderately coarse textured 
soils on outwash plains. The Haven-Riverhead Association mostly comprises Haven soils (40 
percent) and Riverhead soils (30 percent). Minor soils, including steeper Carver and Plymouth 
soils on the sides of drainage ways and kettle holes, make up the remaining 30 percent. Haven 
soils are deep, well drained, and medium textured. Their surface layer is loam, and their subsoil 
is loam or silt loam. The substratum is sand and gravel. Riverhead soils are deep, well drained, 
and moderately coarse textured. Their surface layer and subsoil are sandy loam and the 
substratum is sand and gravel. Because of their moderate to high available moisture capacities 
and good drainage properties, soils in the Haven-Riverhead Association are well-suited for 
housing developments and similar uses, especially where septic systems are necessary because 
they are well drained. This presents a dilemma because as the soil does drain well, it carries 
contaminants to the groundwater. 

 



¤
RhB

HaA

RdA

HaA

RdA

RhB

Ur

RhB

RdA

Wd

RhB

HaA

CuB

PlA

RdA
CuB

Su

RdA

Bd

CuB

RhB

RhB

RdB

HaA

Mu

PlA

RhB

PlA

HaA

RhB

RhB

RdA

Wd

CuB

RdA

PlC

RdA

CpE

RdA

CuB

PlB

CuB

PlA

HaA

CuB

HaA

RdB

Gp

Ur

HaA

RdB
PlA

RdC

RhB

RdB

W

PlA

HaA

Ma

PlA

CuB

RdA

CuB

RhB

RdA

HaA

PlA

HaB

Gp

PlB

RhB

Ra

PlA

Ur

HaA

RdA

CuB

Fs

PlA

RdA

PlA

CuB

RhB

Wd

PlA

Rc

RhB

CuB

RdA

RdA

Wd

Rc

Rc
MkB

We

HaA

He

PlA

PlB

Wd

PlA

CpE

RdA

PlB

HaA

PlB

CuB

HaA

RhB

RdA

Gp

CuB

CuB

Bd

RdA

CuB

RdA

PlAHaA

Rc

Wd

HaB

Rc

PlB

Ur

Bd

PlB

HaA

HaB

CuC

RdA

PlB CpE

RdA

HaAMa

Wyandanch Downtown Revitalization Plan
Figure 3-17

Soils

0 2,0001,000
Feet

¯
Project Area
Study Area
LIRR

¤ LIRR Wyandanch Station
Note: Refer to Table 3-19 for a desciption of soil mapping units.



Chapter 3: Existing Conditions and Analysis 

 3-67  

 

The project area comprises soils of various soil series, including the Carver, Haven, Plymouth, 
Riverhead, Urban Land, and Walpole Series. Urban Land makes up a large portion of the project 

Table 3-28
Summary of Soil Properties

Mapping 
Unit 

Soil Name 
and Gradient 

Erosion 
Hazard 

Permeability 
(Depth1 — 

Rate2) 

Depth3 to 
Seasonal 

High Water 
Table 

Limitations of Soils 
Streets 

and 
Parking 

Lots Homesites4 

Sewage 
Disposal 

Fields 

Bd Berryland 
mucky sand Slight 0-30—>6.3 0-½ Severe5 Severe5 Severe5 

CuB 
Cut and fill 
land, gently 
sloping 

N/A N/A N/A Moderate: 
slopes6 Slight Slight 

HaA Haven loam, 0 
to 2 percent Slight 0-19—0.63-2.0 >4 Slight Slight Slight7 

PlA 

Plymouth 
loamy sand, 0 
to 3 percent 
slopes 

Slight 0-27—>6.3 >4 Slight Slight Slight7 

PIB 
Plymouth 
loamy sand, 3 
to 8 percent 

Slight 0-27—>6.3 >4 Moderate: 
slopes6 Slight Slight7 

PIC 

Plymouth 
loamy sand, 8 
to 15 percent 
slopes 

Moderate 
to Severe 0-27—>6.3 >4 Severe: 

slopes8 
Moderate: 

slopes 
Moderate: 

slopes7 

RdA 

Riverhead 
sandy loam, 0 
to 3 percent 
slopes 

Slight 0-32—2.0-6.3 >4 Slight Slight Slight7 

RdB 

Riverhead 
sandy loam, 3 
to 8 percent 
slopes 

Moderate 
to Slight 0-32—2.9-6.3 >4 Moderate: 

slopes6 Slight Slight7 

RhB 

Riverhead and 
Haven soils, 
graded, 0 to 8 
percent slopes 

N/A N/A N/A Moderate: 
slopes6 Slight Slight7 

Su Sudbury 
sandy loam Slight 0-24—0.63-6.3 1½-2 Moderate9 Moderate9 Moderate9 

Ur Urban land N/A N/A N/A Variable Variable Variable 

Wd 

Walpole sandy 
loam, 3 
percent or less 
slopes 

Slight 0-26—2.0-6.3 ½-1½ Moderate9 Severe9 Severe9 

We Wareham 
sandy loam Slight 0-29—2.0-6.3 ½-1½ Moderate9 Severe9 Severe9 

Notes: 1 Inches 
2 Inches per hour 
3 Feet 
4 Three stories or less 
5Prolonged high water table above a depth of ½ foot 
6 Slight for town or county roads 
7 Possible pollution hazard to lakes, springs, or shallow wells in these rapidly permeable soils 
8Moderate for town or county roads 
9 Seasonal high water table at depth of ½ to 1 ½ feet 

Source: USDA Soil Conservation Service, Soil Survey of Suffolk County, New York, April 1975 
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area, particularly along Long Island Avenue near the intersection with Straight Path. The 
Walpole Series accounts for only a small portion of the project area along Commonwealth 
Drive. The remaining soils are relatively evenly distributed throughout the rest of the project 
area. The general soil properties associated with each soil series in the project area, as presented 
in the Soil Survey of Suffolk County, are as follows: 

• Carver Series—deep, excessively drained, coarse-textured soils that are nearly level to steep. 
Slopes range from 0 to 35 percent. Permeability is rapid throughout. 

• Cut and Fill Land—areas that have been altered in grading operations for housing 
developments, shopping centers, and similar non-farm uses.  

• Haven Series—deep, well-drained, medium-textured soils that formed in a loamy or silty 
mantle over stratified coarse sand and gravel. Slopes range from 0 to 12 percent, but 
generally range from 1 to 6 percent. Permeability is moderate in the surface layer and 
subsoil and rapid or very rapid in the substratum. 

• Plymouth Series—deep, excessively drained, coarse-textured soils that formed in a mantle 
of loamy sand or sand over thick layers of stratified coarse sand and gravel. Slopes range 
from 0 to 15 percent. These soils are primarily found on broad, gently sloping to level 
outwash plains and on undulation to steep moraines. Permeability is rapid in these soils, 
except in those of the silty substratum phase, where permeability is moderate. 

• Riverhead Series—deep, well-drained, moderately coarse textured soils that formed in a 
mantle of sandy loam or fine sandy loam over thick layers of coarse sand and gravel. 
Generally nearly level to gently sloping, these soils range from nearly level to steep slopes. 
Permeability is moderately rapid in the surface layer and in the subsoil and very rapid in the 
substratum. 

• Urban Land—areas that are more than 80 percent covered by buildings and pavements. 
Examination and identification of the soils in these areas are impractical.  

• Walpole Series—deep, somewhat poorly drained, moderately coarse textured soils that 
formed in a mantle of sandy loam or fine sandy loam over coarse sand or sand and gravel. 
Slopes are less than 3 percent. Permeability is moderately rapid in the surface layer and 
subsoil and rapid in the substratum. 

The soils can be further broken down into soil mapping units. Ten soil types are mapped on the 
project area (see Table 3-28 and Figure 3-17). The soil mapping units by sector are as follows: 

• Sector I: Riverhead and Haven soils, graded, 0 to 8 percent slopes (RhB); Urban Land (Ur).  
• Sector II: Cut and fill land, gently sloping (CuB), Plymouth loamy sand, 0 to 3 percent 

slopes (PIA); Ur. 
• Sector III: Haven loam, 0 to 2 percent slopes (HaA); Riverhead sandy loam, 3 to 8 percent 

slopes (RdB); RhB, Ur, Walpole sandy loam (Wd). 
• Sector IV: CuB; PIA; Plymouth loamy sand, 3 to 8 percent slopes (PIB); RhB; Ur; Wd. 
• Sector V: CuB; HaA; PIA; Riverhead sandy loam, 0 to 3 percent slopes (RdA); RhB. 

Study Area 
In addition to the soil types described above, the study area includes Berryland mucky sand (Bd) 
(along the Carlls River); Plymouth loamy sand, 8 to 15 percent slopes (PIC) (a small area in the 
northwestern corner); Sudbury sandy loam (Su) (a small area in the eastern portion); and 
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Wareham sandy loam (We) (a very small area adjacent to the Su mapping unit) (see Table 3-28 
and Figure 3-17). 

TOPOGRAPHY 

The overall topography for the project area is generally flat with an approximate elevation of 
about 60-65 feet above mean sea level (MSL) (see Figure 3-18). Mapped wetlands are located 
in the vicinity of the Carlls River in the eastern portion of the project area (see Section K, 
“Water and Natural Resources,” for more information). 

SITE COVERAGES 

The project area includes approximately 13 acres of vacant land or open space (or 12 percent of 
the total land area), which is mostly cleared, with the exception of several wooded parcels, 
particularly along Straight Path in Sector V. The remainder of the project area generally consists 
of buildings, parking lots, sidewalks, and other paved areas. 

The study area includes approximately 31 acres of open space (or 3 percent of the total land 
area), in addition to about 226 acres of vacant land or 24 percent of the total land area. The 
remainder of the study area (approximately 73 percent) is composed of impervious coverage. 



¤

¯
0 2,0001,000

Feet

Wyandanch Downtown Revitalization Plan
Figure 3-18

Natural Features Map

Project Area
Study Area
LIRR

¤ LIRR Wyandanch Station



Wyandanch Downtown Revitalization Plan 

 3-70  

K. WATER AND NATURAL RESOURCES 

INTRODUCTION 

This section reviews general groundwater and surface water conditions for the project area. In 
addition, this section describes the existing natural resources including flora and fauna featured 
within the project area.  

EXISTING CONDITIONS 

WATER RESOURCES 

Groundwater Conditions 
Overview. In 1978, the aquifers of Long Island were designated by EPA as a Sole Source 
Aquifer (Federal Register, 43, June 21, 1978), with the finding that the system is the “principal 
source of drinking water” to the people of Long Island and “if contaminated, would create a 
significant hazard to public health.”  

The three main aquifers supply both Nassau and Suffolk Counties with potable water. The Upper 
Glacial Aquifer is used widely for water supply in areas of central and eastern Suffolk County. 
Because the Upper Glacial Aquifer in Nassau County is generally of degraded quality because of 
past sanitary and industrial waste disposal practices, the majority of Nassau County obtains its 
water supply from the deeper Magothy Aquifer. While the Magothy Aquifer also supplies the 
majority of Suffolk County with potable water, the Lloyd Aquifer supplies water to the south 
shore barrier beach communities. In the project area, potable water is primarily drawn from both 
the Glacial and the Magothy Aquifers. (See Section J, “Geology, Soils, and Topography,” for 
more information).  

Groundwater Supply, Flow, and Depth to Groundwater. The only source of water supply for the 
project area is groundwater. Groundwater supply is determined by the hydrologic cycle, which 
consists of precipitation, evapotranspiration, runoff, and recharge. Average rainfall on Long 
Island is approximately 44 inches per year, roughly half of which goes to evaporation or 
evapotranspiration. The remaining 22 inches recharge the aquifers, primarily during the months 
of October through April. Recharge is the amount of precipitation entering groundwater by 
draining down through the soil. Water will percolate downward until it reaches a zone of 
saturation where all of the openings and pores in the soil are filled with water. The upper 
boundary of this zone is known as the water table.  

Elevation of the water table is generally equivalent to sea level at the north and south shorelines 
of Long Island and, following the topography, rises in elevation towards the center of the Island. 
These elevation changes form a parabola in the groundwater levels. The high point of the 
parabola is referred to as the groundwater divide that creates a hydraulic gradient causing 
groundwater to generally flow to the north (into Long Island Sound), or to the south (into the 
Atlantic Ocean). The dividing line for northward or southward flow roughly follows Route 25. 
The project area is located south of the regional east-west groundwater divide. The groundwater 
flow at the project site is therefore southerly. As discussed in detail below, the project area is 
located within Hydrogeologic Zone VII as defined by the Long Island Comprehensive Waste 
Treatment Management Plan (208 Study), and characterized as a shallow recharge zone. 
Specifically, Hydrogeologic Zone VII is located on the south shore and discharges to Nassau and 
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western Suffolk south shore bays, where greater tidal exchange facilitates the dilution and 
dispersion of contaminants.  

The depth to groundwater on Long Island ranges from a few feet along the shorelines and 
stream/lake margins to more than 200 feet in the center of the Island, depending on the surface 
topography. Based on a review of the 1997 Suffolk County Water Table Elevation Map, the top 
of the Upper Glacial aquifer in the vicinity of the project area occurs at approximately 60 feet 
above mean sea level (MSL). Therefore, the approximate depth to groundwater in the project 
area is 5 feet. This shallow depth to groundwater creates problems with flooding and failed 
septic systems in certain areas, and demonstrates a strong need for sewers. 

Groundwater Quality. Groundwater for all of Long Island is recharged solely through 
precipitation and surface water seepage. The seepage of recharge through surface soils, and any 
present dissolved contaminants, will ultimately reach the water table and therefore affect the 
quality of groundwater. As groundwater is the only potable water source for the area, the 
protection of this resource is essential to Long Island. 

The Source Water Assessment Program (SWAP) for Long Island was completed by the New 
York State Department of Health (NYSDOH) and the Suffolk County Department of Health 
Services (SCDHS) in 2003. Results of the 2003 assessment showed that almost 60 percent of 
drinking water supply wells in Suffolk County have a low susceptibility to contamination by 
microbials including protozoa, enteric bacteria, and enteric viruses, while over 20 percent of the 
wells have a medium to high susceptibility. Specifically, shallow wells are more vulnerable to 
the presence of microbial source in unsewered areas that have relatively short travel times from 
the water table to the well, particularly in central and eastern parts of the county. Further, almost 
70 percent of the public wells in Suffolk County rated medium to high for nitrate susceptibility. 
The high susceptibility rating is likely due to the slow degradation of nitrates in groundwater. 
About 10 percent of Suffolk County wells were rated as medium to high for susceptibility to 
pesticides and almost 65 percent of wells in the county were also rated medium to high for 
volatile organic compounds (VOCs).1  

According to the Suffolk County Water Authority’s 2006 Annual Drinking Water Quality 
Report, local water is naturally well-purified and is of high quality. Local well water is 
characteristically acidic and requires some chemical “buffering” to prevent damage to piping. 
Also, certain wells have higher naturally occurring iron levels that require the addition of 
polyphosphates. Overall, the water is of high quality and is subject to testing to ensure that it 
satisfies all local, county, state, and federal guidelines and standards for potable water. 

However, because the groundwater table is relatively high in the project area, groundwater is 
subject to contamination from stormwater runoff from roads and failing septic systems. 

Groundwater Discharges. Groundwater discharges can occur from on-site septic systems or 
from stormwater runoff.  

According to the Wyandanch Rising, 95 percent of the housing units in Wyandanch use on-site 
systems composed of a septic tank with either a leach field or cesspool to provide wastewater 
treatment. Many small businesses also use septic systems to treat wastewater. According to the 
EPA, the functioning life of septic systems is typically 20 years or less. Eighty-five percent of 
the homes in Wyandanch were built before 1980, with over 2000 housing units in Wyandanch 

                                                      
1 Suffolk County Water Authority, 2006 Annual Drinking Water Quality Report.  
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potentially using sewage treatment systems that have outlived their useful life. Many of the 
original septic systems and cesspools are likely to require rehabilitation or replacement. Failing 
septic systems are a common source of water pollution and a potential public health issue. 

The quality of stormwater runoff is determined by the amount of contamination by impervious 
surfaces, herbicides, and other pollutants found on-site. The most important contaminant to be 
discussed is typically nitrogen. Nitrogen in excessive quantities not only severely affects the 
environment, but when found excessively in drinking water supplies, the effects can have 
significant adverse impacts on the population.  

Not only the quality, but the quantity of stormwater runoff can be significantly affected by land 
development. The project area is approximately 80 percent developed with impervious surfaces, 
resulting in a large amount of potentially contaminated stormwater runoff. Similarly, about 70 
percent of the larger study area is covered with impervious surfaces. Stormwater from the 
project area eventually discharges to western Suffolk south shore bays, where greater tidal 
exchange facilitates the dilution and dispersion of contaminants. 

Groundwater Protection and Programs.  

Safe Drinking Water Act. The Safe Drinking Water Act of 1974 (SDWA) authorized EPA to 
regulate public water systems to protect the public’s health. The EPA set standards for chemicals 
that might be found in water that could potentially have adverse effects. EPA has 25 drinking 
water standards, 10 of which are for synthetic organics. These drinking water protection 
measures are also written into the State and County regulations (see the discussion below).  

Special Groundwater Protection Areas. Article 55 of the New York State Conservation Law 
(known as the Sole Source Aquifer Protection Act) designates areas on Long Island that are 
Special Groundwater Protection Areas (SGPAs). Prepared under the direction of the LIRPB and 
released in 1992, The Long Island Comprehensive Special Groundwater Protection Area Plan 
identifies nine SGPAs in the Nassau and Suffolk County regions. The SGPAs are watershed 
recharge areas important for the maintenance of large volumes of high-quality groundwater. 
SGPAs are usually located in largely undeveloped or sparsely developed areas of Long Island 
that provide recharge to portions of the deep flow aquifer system. The existing water supply 
policy is to ensure the future quantity and quality of groundwater recharge by controlling 
development and pumpage in these SGPAs. All SGPAs are designated Critical Environmental 
Areas (CEAs), which are areas of exceptional or unique natural settings which have an inherent 
ecological, geological, or hydrological sensitivity. The project area is not located within a 
SGPA.  

The Long Island Pine Barrens Maritime Reserve Act. Article 57 of the Environmental 
Conservation Law, the Long Island Pine Barrens Maritime Reserve Act of 1990 as amended by 
the Long Island Pine Barrens Protection Act of 1993 and further amended in subsequent years, 
was designed to protect and manage the Pine Barrens-Peconic Bay system, in Suffolk County, 
by establishing a Long Island Pine Barrens maritime reserve and to establish a council to oversee 
and participate in the implementation of a comprehensive land use plan for the Central Pine 
Barrens area to guide development therein in a manner that preserves the core preservation area 
and fosters compatible growth and development in the compatible growth area. The Long Island 
Pine Barrens, an area encompassing over one hundred thousand acres, is of critical importance 
to the state because it overlies the largest source of pure groundwater in New York. The Pine 
Barrens are interconnected to the Peconic Bay system by the Peconic River, the longest 
groundwater river in New York, and the ecologic and hydrologic integrity of this system should 
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be protected in a comprehensive plan adopted by the state and individual local governments. The 
project area is not located within the Pine Barrens. 

New York State Department of Health Source Water Assessment Program. A mission of the 
NYSDOH is to protect and promote the health of the citizens of New York State. Within the 
NYSDOH, the Bureau of Public Water Supply Protection has the primary responsibility of 
administering the Public Water System Supervision (PWSS) program and for assuring that safe, 
potable water, in adequate quantities, is provided throughout the State. This is accomplished 
through: 

• Oversight of local water supply regulatory programs; 
• Training and certification of water supply operators; 
• Maintenance of a statewide database on individual public water systems; 
• Development and initiation of enforcement policies; 
• Plan review; 
• Maintenance of a water quality surveillance program; and 
• Providing technical assistance to both regulatory units and water suppliers. 
The regulatory agency that oversees New York’s PWSS is the EPA. The primary federal 
legislation governing public drinking water systems is the SDWA, including the 1986 and 1996 
amendments. 

The 1996 amendment of the SDWA places a strong emphasis on the protection of surface and 
groundwater sources used for public drinking water. As a result of these amendments, states 
must develop a SWAP and complete assessments of the sources of drinking water used by public 
water systems. Each source water assessment must include: 

• A delineation of the source water assessment areas; 
• An inventory of potential significant contaminant sources within the source water 

assessment area; and  
• An evaluation of the source water’s susceptibility to contamination. 
The SWAP for Long Island has been performed by the DOH and Nassau and Suffolk County 
health departments (see “Groundwater Quality” above for more information). 

National and State Pollutant Discharge Elimination System Programs. In 1987, the Clean Water 
Act (CWA) was amended to specifically identify the types of storm water discharges requiring 
permit authorization and to establish deadlines for their achievement. New York State 
administers the State Pollutant Discharge Elimination System (SPDES) program which serves as 
the authorizing mechanism for activities in the State to comply with the National Pollution 
Discharge Elimination System (NPDES) program.  

Whenever there are discharges to State waters, authorization is required through a SPDES 
permit from the New York State Department of Environmental Conservation (NYSDEC). A 
SPDES permit also satisfies the federal NPDES process, since the NYSDEC has an approved 
NPDES program which is administered in lieu of the EPA issuing discharge permits in New 
York State.  

Since 1975, SPDES permits have been issued mostly on a site-specific basis and have been 
tailored to an individual activity which often has been either a sewage or wastewater treatment 
facility. These individual, site-specific SPDES permits contain limits on the quantity and quality 
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of the discharge. Permits often require monitoring in order to facilitate and enable the permittee 
to gauge compliance with effluent limits. Individual SPDES permits also contain other 
appropriate provisions for safeguarding the receiving waters. More recently, SPDES permits are 
required for non-point stormwater discharges to surface waters. 

Long Island Comprehensive Waste Treatment Plan (208 Study). The 208 Study issued in 1978 
by the LIRPB identified eight Hydrogeologic Zones in Nassau and Suffolk Counties with the 
objective of protecting groundwater quality. These eight zones were differentiated based on 
differences in underlying groundwater flow patterns and groundwater quality. Zones I through 
III occupy geographic areas that are primarily characterized by a deep flow system (or large 
vertical component of groundwater flow recharging the aquifer). The remaining five zones are 
characterized by a larger horizontal component of groundwater flow, which contributes to 
shallow recharge or transmits flows to surface waters. The project area is located in 
Hydrogeologic Zone VII, which is located on the south shore of Nassau County and parts of 
western Suffolk County. Zone VII is a shallow recharge zone that contributes water to the south 
shore bays of Nassau County and western Suffolk County. Some instances of salt water intrusion 
exist in Zone VII, particularly in the Long Beach area of Nassau County. In some cases, both the 
Glacial and Magothy aquifers are affected. 

Suffolk County Comprehensive Water Resources Management Plan (1987). This plan recognized 
the link between land use and groundwater contamination and thus recommended limiting 
residential densities, in key areas, through local zoning.  

Suffolk County Sanitary Code, Article 4: Water Supply. Article 4 requires that private water 
systems conform to standards issued by the SCDHS, as well as to minimum New York State 
requirements.  

Suffolk County Sanitary Code, Article 6: Realty Subdivisions. Article 6 applies to subdivisions 
and their review by SCDHS with respect to sanitary and waste disposal techniques. This 
includes the review of individual sewerage systems as well as community water supply systems.  

Suffolk County Sanitary Code, Article 7: Water Pollution Control. Charged with safeguarding all 
water resources of the County, this article regulates the discharge of sewage, industrial wastes, 
offensive materials, toxic or hazardous materials or other wastes to surface or groundwater.  

Surface Water Conditions 
There are no surface waters or mapped wetlands within the project area. However, just outside 
the study area is the Carlls River to the east, which originates just south of Old Country Road in 
Wyandanch and empties into Great South Bay. The Carlls River runs through Geiger Memorial 
Park on Grand Boulevard. NYSDEC mapped and federally regulated freshwater wetlands are 
located in the vicinity of the Carlls River (see Figure 3-19). Within the study area, the wetlands 
are located primarily along the Carlls River and in the Suffolk County-owned preserved area 
between Wyandanch Park and the Carlls River, just north of Parkway Boulevard. A few small 
spot wetlands are also located at the edges of the study area. 

New York's freshwater wetlands are protected under Article 24 of the Environmental 
Conservation Law (the Freshwater Wetlands Act). The Act directs the NYSDEC to regulate land 
use in and around certain freshwater wetlands with a protective buffer area extending 100 feet 
upland of the wetland boundary. In general, to be protected under the Freshwater Wetlands Act, 
a wetland must be 12.4 acres or larger. Smaller wetlands may be protected by the Commissioner 
if they are deemed to have unusual local importance as defined by NYSDEC. The Act requires 
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NYSDEC to map all protected wetlands so as to identify those wetlands that meet the criteria set 
forth in the law, and to provide a mechanism by which affected property owners can be notified 
that a particular wetland in their area is protected. Examples of activities that require a 
freshwater wetlands permit include: construction of buildings, roadways, septic systems, 
bulkheads, dikes or dams; placement of fill, excavation, or grading; modification, expansion, or 
extensive restoration of existing structures; drainage; and application of pesticides. The Town of 
Babylon regulates activities in and near (within 100 feet of) freshwater wetlands through 
Chapter 128 of the Town Code. 

The federal government, through the U.S. Army Corps of Engineers (ACOE), regulates 
activities in freshwater wetlands; specifically the dredging, construction, and/or placement of 
any dredged or fill material in any fresh or marine waters of the United States; or any work 
affecting the course, location, condition, or capacity of such areas. These wetland activities are 
regulated in accordance with Title 33 of the Code of Federal Regulations, Parts 320-330, which 
are implemented pursuant to Section 404 of the 1977 CWA amendments. Under the regulations 
of the nationwide permitting program, the review of permits for federally regulated wetlands 
generally addresses projects that impact headwater (freshwater) wetlands of 1 acre or more. The 
U.S. Fish and Wildlife Service, the EPA Marine Wetlands Protection Branch, and the National 
Oceanic and Atmospheric Administration's National Marine Fisheries Service, by interagency 
agreement, are each active in the review of applications for federal wetlands permits. There are 
no regulated setbacks under the federal program. 

According to NYSDEC’s Bureau of Freshwater Fisheries, the Carlls River is classified as a 
Class C stream subject to C(T) quality standards. The symbol (T) appearing after any class 
designation means that the designated waters are trout waters and that the dissolved oxygen 
specification for trout waters apply. According to Part 701 of Title 6 of the New York Code of 
Rules and Regulations (6 NYCRR Part 701), the best usage of Class C waters is fishing. The 
regulations indicate that these waters shall be suitable for fish propagation and survival and that 
water quality shall be suitable for primary and secondary contact recreation. It is noted in the 
regulations that other factors may limit the use for these purposes. The regulations specify 
general conditions that apply to all water classifications. Specifically, the discharge of sewage, 
industrial waste, or other wastes shall not cause impairment of the best usages of the receiving 
water as specified by the water classifications at the location of discharge and at other locations 
that may be affected by such discharge. It is also noted that a Class C stream with a standard of 
(T) or (TS), indicating that it may support a trout population or trout spawning, respectively, is 
protected under the stream protection provisions of the Use and Protection of Waters regulations 
(6 NYCRR Part 608). In addition, the tributaries and subtributaries to the Carlls River are Class 
C streams subject to C or C(T) quality standards. 

Surface Water Quality. In accordance with the CWA, New York State has published a 2004 
Water Quality report pursuant to Section 305(b) and Section 303(d) of this act.1 This publication 
identifies Carlls River as a water body with no known impacts. Similarly, EPA reports no 
impairments to this water body in its 2002 National Assessment Database. 

The U.S. Geological Survey (USGS) conducted an analysis of geographic, seasonal, and long-
term trends in nitrogen concentration for the 13 major south shore streams in Nassau and Suffolk 

                                                      
1 New York State Water Quality Section 305b Report, 2004. Retrieved on January 26, 2007 from 

http://www.dec.state.ny.us/website/dow/bwam/305b.html. 



Wyandanch Downtown Revitalization Plan 

 3-76  

Counties with adequate long-term (1971-97) water quality records, and 192 south shore wells 
with sufficient water quality data.1 According to the report, the Carlls River contributes one of 
the three largest annual discharges to the South Shore Estuary Reserve—a 326-square-mile 
watershed that stretches 75 miles from the western Nassau County border to the Village of 
Southampton including the waters between the barrier beach and the mainland. The greatest 
seasonal difference in median total nitrogen concentration was at the Carlls River, with values of 
3.4 and 4.2 milligrams per liter (mg/L) during summer and winter, respectively. The surface 
water quality standard for nitrogen is 10 mg/L; thus, these concentrations are well within the 
standard. The largest long-term average annual nitrogen load from Carlls River was 104 ton/year 
(ton/yr) or 94,300 kilograms/year (kg/yr)—about twice that of Connetquot River (54 ton/yr or 
48,900 kg/yr) and over three times that of Carmans River (33 ton/yr or 29,900 kg/yr). It is noted 
that more than 90 percent the Carlls River watershed comprises urban land uses. 

NATURAL RESOURCES 

Flora 
The project area largely consists of impervious surfaces. Of the approximately 105 acres, about 
86 percent are impervious surfaces, with most of the remaining acreage (14 acres or 14 percent) 
composed of vacant land. Landscaped areas and vegetative habitat comprise a negligible portion 
of the project area. The proposed project will seek to identify ways to increase and improve the 
quality and quantity of vegetative plantings in the project area. However, sporadic patches of 
manicured areas exist on several parcels, including the Town of Babylon Youth Center on 
Andrews Avenue, the Wyandanch Fire Department on Straight Path, and the traffic island at the 
northeast corner of Straight Path and S. 21st Street. The predominance of trees within the project 
area is found along the outskirts, amidst residential areas. Trees also line the east and west sides 
of Straight Path.  

The larger study area is also primarily composed of impervious surfaces (about 70 percent) with 
few trees or other flora. The study area includes approximately 31 acres of open space (or 3 
percent of the total land area), in addition to about 226 acres of vacant land or 24 percent of the 
total land area. Open space and recreation in the study area is limited to one public park, as 
discussed above, Suffolk County-owned preserved wetlands along the Carlls River, and two tax 
lots owned by Wyandanch Day Care Center, Inc. for use as a private playground, which are 
located at the southwest corner of Arlington Avenue and Doe Street, in addition to the planted 
traffic island in Sector IV. Wyandanch Town Park totals 9.35 acres, is used for active recreation, 
and includes playing fields, a comfort station, a picnic area, and a playground. The County-
owned preserved wetlands comprise 21.02 acres and the day care playground includes 0.28 
acres. The County-owned preserved wetlands are the likely areas where wetland species could 
occur. 

Fauna 
Wildlife, as defined for the purposes of this study, includes mammals, reptiles, amphibians, and 
birds.  
                                                      
1 Jack Monti, Jr. and Michael P. Scorca, Trends in Nitrogen Concentration and Nitrogen Loads Entering 

the South Shore Estuary Reserve from Streams and Groundwater Discharge in Nassau and Suffolk 
Counties, Long Island, New York, 1952-97, U.S. Geological Survey, Water Resources-Investigations 
Report 02-4255, Retrieved on January 26, 2007 from http://ny.water.usgs.gov/pubs/wri/wri024255/. 
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Mammals. Because of the area’s developed nature, mammals likely to utilize the project area are 
those more tolerant of habitat disturbance. A list of mammals likely to frequent the project area 
is provided in Table 3-29. 

Table 3-29
Mammals Likely to Utilize the Project Area

Common Name Scientific Name 
Grey squirrel Sciurus carolinensis 
Eastern chipmunk  Tamias striatus 
White-footed mouse  Peromyscus laucopus 
Pine mouse  Pitymys pinetorum 
Raccoon  Procyon lotor 
Opossum  Didlphis marsupialis 
Masked shrew  Sorex cinereus 
Eastern Cottontail  Sylvilagus floridanus 
Eastern mole  Scalopus aquaticus 
Source: The Mammals of Long Island, New York, July 1971. 

 

Reptiles and Amphibians. A list of reptiles and amphibians known to occur in the larger study 
area, but not expected in the project area, is provided in Table 3-30. This list was compiled 
based on NYSDEC’s Amphibian and Reptile Atlas Project, a 10-year survey (1990-1999) that 
documents the geographic distribution of New York State’s amphibians and reptiles. Like the 
Breeding Bird Atlas (described below), this survey divided the state into large blocks, and used 
volunteers to survey those blocks for amphibians and reptiles. The data compiled in the Reptile 
Atlas Project was organized by USGS quadrangle. Since the project area falls within both the 
Bay Shore West and Greenlawn quadrangles, the area was reviewed for potential occurrence of 
amphibians and reptiles. Various water habitats, including the Great South Bay, Carlls River, 
Southards Pond, and Belmont Lake, and vast preserved lands, are also present within these 
quadrangles and are the likely habitats for these species. Of the 70 species of amphibians and 
reptiles identified by the survey, 15 (or 21 percent) are expected to utilize the area of Western 
Suffolk County that includes the project area. Of those, two are listed as threatened, endangered, 
or special concern species. 

Those species of reptiles and amphibians requiring wetlands and aquatic resources for a large 
percentage of their life cycle are unlikely to occur in the project area. Since the project area 
comprises a built environment with scarce natural features, these species would not likely occur 
within the boundaries of the project area, but they could occur on the County-owned wetlands in 
the larger study area and in the vicinity of the Carlls River. 
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Table 3-30
Amphibians and Reptiles Known to Occur in the Project Vicinity

Common Name Scientific Name Status 
Salamanders 

Spotted Salamander Ambystoma maculatum  
Frogs and Toads 

Fowler’s Toad Bufo fowleri  
Gray Treefrog Hyla versicolor  
Northern Spring Peeper Pseudacris c. crucifer  
Bullfrog Rana catesbeiana  
Green Frog Rana clamitans melanota  

Turtles 
Common Snapping Turtle Chelydra s. serpentine  
Spotted Turtle Clemmys guttata Special Concern 
Eastern Box Turtle Terrapene c. carolina Special Concern 
Red-Eared Slider Trachemys scripta elegans  

Painted Turtle Chrysemys picta  
Snakes 

Northern Water Snake Nerodia s. sipedon  
Northern Brown Snake Storeria d. dekayi  
Common Garter Snake Thamnophis sirtalis  
Eastern Milk Snake Lampropeltis t. triangulum  
Sources:  New York State Amphibian and Reptile Atlas (1990 – 1999). 
                     Amphibians and Reptiles of Long Island, Staten Island and Manhattan, Hofstra University, Department 

of Biology (http://people.hofstra.edu/faculty/Russell_L_Burke/HerpKey/list_regional-species.htm). 

 

Avian Habitat and Species. The New York State Breeding Bird Atlas is a comprehensive, 
statewide survey that will show the current distribution of breeding birds in New York. The 
Atlas 2000 Project began in January 2000. Fieldwork was completed in 2005 and work on the 
publication is now underway. 

The 1988 publication, The Atlas of Breeding Birds in New York State, edited by Robert F. 
Andrle and Janet R. Carroll, was the result of the first Breeding Bird Atlas Project in New York, 
conducted from 1980 to 1985. The current Atlas is the second generation of Breeding Bird 
Atlases in New York. The survey methods, survey blocks, and breeding codes are the same for 
Atlas 2000 as they were in the first Atlas project. The Atlas was developed by covering the 
entire state with a grid made up of 5 kilometer (km) by 5 km blocks. Currently, interim data has 
been posted to the NYSDEC website. It is expected that the final Atlas will be available in 2008. 
Based on the data collected between 2000 and 2005, a total of 66 possible, probable, or 
confirmed breeders are in block 6351C, which includes the project area, including 36 confirmed, 
20 probable, and 10 possible breeders. A list of these species is provided in Appendix H. 

Endangered and Threatened Species and other Species of Concern 
According to Steve Papa, a Senior Fish and Wildlife Biologist in the U.S. Department of 
Interior, Fish and Wildlife Service, there are 11 endangered and threatened species in Suffolk 
County. A published list, entitled “Federally Listed Endangered and Threatened Species and 
Candidate Species in New York (by County),” provides a current list of all such species found in 
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each county within New York State. Those species found in the County of Suffolk are provided 
in Table 3-31.  

Table 3-31
Endangered and Threatened Species in Suffolk County, NY

Common Name Scientific Name Status 
Kemp’s ridley turtle Lepidochelys kempi Endangered 
Green turtle Chelonia mydas Threatened 
Hawksbill turtle Eretmochelys imbricate Endangered 
Leatherback turtle Dermochelys coriacea Endangered 
Loggerhead turtle Caretta caretta Threatened 
Piping plover Charadrius melodus Threatened 
Roseate tern Sterna dougallii dougallii Endangered 
Sandplain gerardia Agalinis acuta Endangered 

Seabeach amaranth Amaranthus pumilus Threatened 
Shortnose sturgeon Acipenser brevirostrum Endangered 
Small whorled pogonia Isotria medeoloides Threatened 
Sources:  “Federally Listed Endangered and Threatened Species and Candidate Species in New York (by 

County)” last revised on January 31, 2007. 
                     U.S. Department of Interior, Fish and Wildlife Service 

http://www.fws.gov/northeast/nyfo/es/ColistCurrent.pdf). 

 

Species that occur in Suffolk County include the kemp’s ridley turtle, green turtle, hawksbill 
turtle, leatherback turtle, loggerhead turtle, piping plover, roseate tern, sandplain gerradia, 
seabeach amaranth, shortnose sturgeon, and the small whorled pogonia. Most of these species do 
not occur in the hamlet of Wyandanch because of the area’s highly developed or built nature and 
lack of saltwater or coastal water bodies.  

On March 26, 2007, AKRF sent a letter of correspondence to the Informational Services division 
of the New York State Natural Heritage Program (NHP), to request information regarding the 
presence of any rare species and their habitats. A photocopy of the letter has been included in 
Appendix G. According to the response from NHP dated April 9, 2007 (see Appendix G), 
several rare species and ecological communities are known to occur in the vicinity of the project 
area, as shown in Table 3-32. While these species of flora and fauna can be expected to be 
found in the Town of Babylon or perhaps the larger study area, because of the developed nature 
of the project area, these species are highly unlikely to nearly impossible to be found. 
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Table 3-32
Rare Species and Ecological Communites in Vicinity of Project Area

Common Name Scientific Name Status 
Edwards’ Hairstreak1 Satyrium edwardsii Unlisted 
Pitch pine-scrub oak barrens1 (Ecological community) Unlisted 
Red maple-blackgum swamp2 (Ecological community) Unlisted 
Coastal Barrens Buckmoth1 Hemileuca maia ssp. 5 Special Concern 

St. Andrew’s Cross3 Hypericum hypericoides ssp. 
Multicaule Endangered 

Sweetbay Magnolia2 Magnolia virginiana Endangered 
Notes: 1Primarily located in Pinelawn Cemetery, northwest of project area. 
            2Primarily located in vicinity of Belmont Lake, southeast of project area. 
            3Primarily located near Colonial Springs Road, north of project area. 
Source: New York State Natural Heritage Program, April 2007. 

 

L. AIR QUALITY  

INTRODUCTION 

This section qualitatively discusses air quality regulations, standards, and benchmarks pertinent 
to the project area as well as existing ambient air quality conditions within the project area. 

AIR QUALITY REGULATIONS, STANDARDS, AND BENCHMARKS 

NATIONAL AND STATE AIR QUALITY STANDARDS 

As required by the Clean Air Act (CAA), EPA has established primary and secondary National 
Ambient Air Quality Standards (NAAQS) for six major air pollutants: carbon monoxide (CO), 
nitrogen dioxide (NO2), ozone, respirable particulate matter (PM), sulfur dioxide (SO2), and 
lead. The primary standards represent levels that are requisite to protect the public health, 
allowing an adequate margin of safety. The secondary standards are intended to protect the 
nation’s welfare, and account for air pollutant effects on soil, water, visibility, materials, 
vegetation, and other aspects of the environment. For NO2, ozone, lead, and PM, the primary and 
secondary standards are the same; there is no secondary standard for CO. The NAAQS are 
presented in Table 3-33. The NAAQS for CO, NO2, and SO2 have also been adopted as the 
ambient air quality standards for New York State, but are defined on a running 12-month basis 
rather than for calendar years only. New York State also has standards for total suspended 
particulate matter (TSP), settleable particles, non-methane hydrocarbons (NMHC), and ozone, 
which correspond to federal standards that have since been revoked or replaced, and for 
beryllium, fluoride, and hydrogen sulfide (H2S). 
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Table 3-33
National Ambient Air Quality Standards (NAAQS)

Pollutant 

Primary Secondary

ppm µg/m3 ppm µg/m3

Carbon Monoxide (CO) 
8–Hour Average(1) 9 10,000 

None 
1–Hour Average(1) 35 40,000 

Lead  
3-Month Average(5) N/A 1.5 N/A 1.5

Nitrogen Dioxide (NO2) 
Annual Average 0.053 100 0.053 100

Ozone (O3) 
8–Hour Average(2) 0.075 150 0.075 150

Respirable Particulate Matter (PM10)
24–Hour Average(1) N/A 150 N/A 150

Fine Respirable Particulate Matter (PM2.5)
 Average of 3 Annual Means N/A 15 N/A 15
24–Hour Average(3,4) N/A 35 N/A 35

Sulfur Dioxide (SO2) 
Annual Arithmetic Mean 0.03 80 N/A N/A
Maximum 24–Hour Average(1) 0.14 365 N/A N/A
Maximum 3–Hour Average(1) N/A N/A 0.50 1,300

Notes:  ppm – parts per million 
µg/m3 – micrograms per cubic meter 
N/A – not applicable 

            Particulate matter concentrations are in μg/m3. Concentrations of all gaseous pollutants are             
defined in ppm –– approximately equivalent concentrations in μg/m3 are presented.  

           (1)Not to be exceeded more than once a year. 
                     (2)Three–year average of the annual fourth highest daily maximum 8–hr average concentration.        

EPA has reduced these standards down from 0.08 ppm, effective May 27, 2008. 
                     (3)Not to be exceeded by the 98th percentile averaged over 3 years. 
                     (4)EPA has reduced these standards down from 65 μg/m3, effective December 18, 2006. 

   (5)EPA has lowered the NAAQS down from 1.5 μg/m3, effective 60 days after being published in   
the Federal Register. 

Source: 40 CFR Part 50: National Primary and Secondary Ambient Air Quality Standards. 

 

EPA has revised the NAAQS for PM, effective December 18, 2006. The revision included 
lowering the level of the 24-hour PM2.5 standard from 65 µg/m3 to 35 µg/m3 and retaining the 
level of the annual standard at 15 µg/m3. The PM10 24-hour average standard was retained and 
the annual average PM10 standard was revoked. EPA has also revised the 8-hour ozone standard, 
lowering it from 0.08 to 0.075 parts per million (ppm), effective in May 2008. 

On October 15, 2008, EPA lowered the primary and secondary standards for lead to 0.15 μg/m3. 
EPA revised the averaging time to a calendar month and the form of the standard to the second-
highest monthly average across a 3-year span. The current lead NAAQS will remain in place for 
1 year following the effective date of attainment designations for any new or revised NAAQS 



Wyandanch Downtown Revitalization Plan 

 3-82  

before being revoked, except in current non-attainment areas, where the existing NAAQS will 
not be revoked until the affected area submits, and EPA approves, an attainment demonstration 
for the revised lead NAAQS. 

NAAQS ATTAINMENT STATUS AND STATE IMPLEMENTATION PLANS 

The CAA, as amended in 1990, defines non–attainment areas (NAA) as geographic regions that 
have been designated as not meeting one or more of the NAAQS. When an area is designated as 
non-attainment by EPA, the state is required to develop and implement a State Implementation 
Plan (SIP), which delineates how a state plans to achieve air quality that meets the NAAQS 
under the deadlines established by the CAA. EPA has designated Suffolk County as in 
attainment for CO, NO2, SO2, PM10 and lead. The CAA requires that a maintenance plan ensure 
continued compliance with the CO NAAQS for former non–attainment areas. 

On December 17, 2004, EPA took final action designating Suffolk County, among other 
counties, as a PM2.5 non-attainment area under the CAA. New York State has submitted a draft 
SIP to EPA, dated April 2008, designed to meet the annual average standard by April 8, 2010, 
which will be finalized after public review. 

As described above, EPA has revised the 24-hour average PM2.5 standard. According to a 
preliminary analysis of monitoring data, there will be nonattainment areas for the revised 
standards. New York’s recommendations for nonattainment areas for the revised standard were 
submitted to EPA in December 2007. The State recommended that the New York City 
Metropolitan Area be designated as nonattainment with the 2006 24-hour PM2.5 NAAQS and the 
boundary of the nonattainment area be the same 10-county area EPA designated as 
nonattainment with the 1997 annual PM2.5 NAAQS. After EPA’s designation of the 
nonattainment areas is finalized, expected in December 2008, a three-year time period will begin 
within which New York will be required to submit a SIP for those areas that are not in 
attainment with the 2006 24-hour standard. 

Suffolk County had been designated as severe non-attainment for the ozone 1-hour standard. 
Ozone results from the chemical reaction between sunlight and nitrogen oxide, which forms with 
the partial combustion of fossil fuels and emissions from chemicals and certain solvents. In 
Suffolk County, the non-attainment status is caused for the most part by proximity to ozone-
producing areas. Suffolk County is downwind of New York City and New Jersey, which are 
primary sources of emissions of hydrocarbons and oxides of nitrogen. Together, in the presence 
of sunlight and high temperatures, ozone is created, which then blows over Suffolk County. 

In November 1998, New York State submitted its Phase II Alternative Attainment 
Demonstration for Ozone, which was finalized and approved by EPA effective March 6, 2002, 
addressing attainment of the 1-hour ozone NAAQS by 2007. New York State has recently 
submitted revisions to the SIP. These SIP revisions included additional emission reductions that 
EPA requested to demonstrate attainment of the standard, and an update of the SIP estimates 
using the latest versions of the mobile source emissions model, MOBILE6.2, and the non-road 
emissions model, NONROAD—which have been updated to reflect current knowledge of 
engine emissions—and the latest mobile and non-road engine emissions regulations.  

On April 15, 2004, EPA designated Suffolk County, among other counties, as moderate non-
attainment for the new 8–hour ozone standard which became effective as of June 15, 2004. EPA 
revoked the 1-hour standard on June 15, 2005; however, the specific control measures for the 1-
hour standard included in the SIP will be required to stay in place until the 8-hour standard is 



Chapter 3: Existing Conditions and Analysis 

 3-83  

attained. The discretionary emissions reductions in the SIP will also remain but could be revised 
or dropped based on modeling. On February 8, 2008, NYSDEC submitted final revisions to a 
new SIP for ozone to EPA. NYSDEC has determined that achieving attainment for ozone before 
2012 is unlikely, and has therefore made a request for a voluntary reclassification of the New 
York nonattainment area as “serious.” 

In March 2008, EPA strengthened the 8–hour ozone standards. EPA expects designations to take 
effect no later than March 2010 unless there is insufficient information to make these 
designation decisions. In that case, EPA will issue designations no later than March 2011. SIPs 
would be due 3 years after the final designations are made. 

DETERMINING THE SIGNIFICANCE OF AIR QUALITY IMPACTS 

The State Environmental Quality Review Act regulations state that the significance of a likely 
consequence (i.e., whether it is material, substantial, large, or important) should be assessed in 
connection with its setting (e.g., urban or rural), its probability of occurrence, its duration, its 
irreversibility, its geographic scope, its magnitude, and the number of people affected.1 In terms 
of the magnitude of air quality impacts, any action predicted to increase the concentration of a 
criteria air pollutant to a level that would exceed the concentrations defined by the NAAQS (see 
Table 3-33) would be deemed to have a potential significant adverse impact. In addition, to 
maintain concentrations lower than the NAAQS in attainment areas, or to ensure that 
concentrations will not be significantly increased in non-attainment areas, threshold levels have 
been defined for certain pollutants. Any action predicted to increase the concentrations of these 
pollutants above the thresholds would be deemed to have a potential significant adverse impact, 
even in cases where violations of the NAAQS are not predicted.  

EXISTING MONITORED CONCENTRATIONS 

Monitored ambient concentrations of SO2, CO, NO2, particulate matter (PM10 and PM2.5), ozone, 
and lead for the area are shown in Table 3-34. These values represent the most recent monitored 
data available that have been published by NYSDEC for these locations. Values of SO2, PM10, 
PM2.5 and ozone were monitored in Suffolk County while SO2 and NO2 were monitored in 
Nassau County. No PM10 and lead monitoring is performed in the area; the nearest monitoring 
stations are at IS 52 in the Bronx (PM10) and JHS 126 (lead) located in Brooklyn. 

There were no monitored violations of the NAAQS for the pollutants at these sites or any other 
in the region in 2007.  

 

 

 

 

 

 

 

                                                      
1 State Environmental Quality Review Act § 617.7 
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Table 3-34
Representative Monitored Ambient Air Quality Data

Pollutants Location Units Period 

Concentrations 

Number of 
Exceedances of Federal 

Standard 

Mean Highest 
Second 
Highest Primary Secondary 

CO 
Holtsville, 
Suffolk 
County 

ppm 
8-hour - 2.1 1.8 0 - 

1-hour - 1.2 1.0 0 - 

SO2 

Eisenhower 
Park, 
Nassau 
County 

ppm  

Annual 0.004 - - 0 - 
24-hour - 0.016 0.015 0 - 

3-hour - 0.039 0.032 - 0 

Respirable 
Particulates 
(PM10) (1) 

IS 52, 
Bronx μg/m3 

Annual 22 - - 0 0 

24-hour - 48 48 0 0 

Respirable 
Particulates 
(PM2.5) 

Babylon, 
Suffolk 
County 

μg/m3 
Annual 10.9 - - - - 

24-hour - 32.4 31.1 - - 

NO2 

Eisenhower 
Park, 
Nassau 
County 

ppm Annual 0.018 - - 0 0 

Lead JHS 126, 
Brooklyn μg/m3 3-month - 0.02 0.01 0 - 

O3 
Babylon, 
Suffolk 
County 

ppm 1-hour - 0.106 0.105 0 0 

Source: 2007 Annual New York State Air Quality Report, NYSDEC 2008, 
http://www.epa.gov/air/data/monvals.html?co~36103~Suffolk%20Co%2C%20New%20York 

 

M. NOISE 

INTRODUCTION 

This section describes noise fundamentals and existing noise sources and noise levels in the 
project area in order to establish a baseline against which potential projects impacts may be 
assessed. 

NOISE FUNDAMENTALS  

GENERAL EFFECTS 

Quantitative information on the effects of airborne noise on humans is well documented. If 
sufficiently loud, noise may adversely affect humans in several ways. For example, noise may 
interfere with human activities, such as sleep, speech communication, and tasks requiring 
concentration or coordination. It may also cause annoyance, hearing damage, and other 
physiological problems. Although it is possible to study these effects on humans on an average 
or statistical basis, it must be remembered that all the stated effects of noise vary greatly with the 
individual. Several noise scales and rating methods are used to quantify the effects of noise on 
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humans. These scales and methods consider such factors as loudness, duration, time of 
occurrence, and changes in noise level with time.  

“A”-WEIGHTED SOUND LEVEL (DBA) 

Noise is typically measured in units called decibels (dB), which are 10 times the logarithm of the 
ratio of the sound pressure squared to a standard reference pressure squared. Because loudness is 
important in the assessment of the effects of noise on humans, the dependence of loudness on 
frequency must be taken into account in the noise scale used in environmental assessments. 
Frequency is the rate at which sound pressures fluctuate in a cycle over a given quantity of time, 
and is measured in Hertz (Hz), where 1 Hz equals 1 cycle per second. Frequency defines sound in 
terms of pitch components. In the measurement system, one of the simplified scales that accounts 
for the dependence of perceived loudness on frequency is the use of a weighting network—
known as A-weighting—that simulates response of the human ear. For most noise assessments, 
the A-weighted sound pressure level in dBA units is used in view of its widespread recognition 
and its close correlation with perception. In this analysis, all measured noise levels are reported in 
dBA or A-weighted decibels. Common noise levels in dBA are shown in Table 3-35. 

Table 3-35 
Common Noise Levels 

Sound Source (dBA) 
   
Military jet, air raid siren 130 
   
Amplified rock music 110 
   
Jet takeoff at 500 meters 100 
Freight train at 30 meters 95 
Train horn at 30 meters 90 
Heavy truck at 15 meters   
Busy city street, loud shout 80 
Busy traffic intersection   
   
Highway traffic at 15 meters, train 70 
   
Predominantly industrial area 60 
Light car traffic at 15 meters, city or commercial areas or 
residential areas close to industry 

  

Background noise in an office 50 
Suburban areas with medium density transportation   
Public library 40 
   
Soft whisper at 5 meters 30 
   
Threshold of hearing 0 
   
Note: A 10 dBA increase in level appears to double the loudness, and a 

10 dBA decrease halves the apparent loudness. 
Source: Cowan, James P. Handbook of Environmental Acoustics. Van 

Nostrand Reinhold. New York. 1994.  
Egan, M. David. Architectural Acoustics. McGraw-Hill Book 
Company. 1988. 
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COMMUNITY RESPONSE TO CHANGES IN NOISE LEVELS 

The average ability of an individual to perceive changes in noise levels is well documented (see 
Table 3-36). Generally, changes in noise levels less than three dBA are barely perceptible to 
most listeners, whereas ten dBA changes are normally perceived as doublings (or halvings) of 
noise levels. These guidelines permit direct estimation of an individual's probable perception of 
changes in noise levels.  

Table 3-36 
Average Ability to Perceive Changes in Noise Levels 

Change 
(dBA) Human Perception of Sound 

2-3 Barely perceptible 
5 Readily noticeable 

10 A doubling or halving of the loudness of sound 
20 A dramatic change 
40 Difference between a faintly audible sound and a very loud sound 

Source: Bolt, Beranek and Newman, Inc. Fundamentals and Abatement of Highway 
Traffic Noise, Report No. PB-222-703. Prepared for Federal Highway 
Administration. June 1973.

 

NOISE DESCRIPTORS USED IN IMPACT ASSESSMENT 

Because the sound pressure level unit of dBA describes a noise level at just one moment and 
very few noises are constant, other ways of describing noise over extended periods have been 
developed. One way of describing fluctuating sound is to describe the fluctuating noise heard 
over a specific time period as if it had been a steady, unchanging sound. For this condition, a 
descriptor called the “equivalent sound level,” Leq, can be computed. Leq is the constant sound 
level that, in a given situation and time period (e.g., 1 hour, denoted by Leq(1), or 24 hours, 
denoted as Leq(24)), conveys the same sound energy as the actual time-varying sound. Statistical 
sound level descriptors such as L1, L10, L50, L90, and Lx, are sometimes used to indicate noise 
levels that are exceeded 1, 10, 50, 90 and x percent of the time, respectively. Discrete event peak 
levels are given as L1 levels. Leq is used in the prediction of future noise levels, by adding the 
contributions from new sources of noise (i.e., increases in traffic volumes) to the existing levels 
and in relating annoyance to increases in noise levels. 

The relationship between Leq and levels of exceedance is worth noting. Because Leq is defined in 
energy rather than straight numerical terms, it is not simply related to the levels of exceedance. 
If the noise fluctuates very little, Leq will approximate L50 or the median level. If the noise 
fluctuates broadly, the Leq will be approximately equal to the L10 value. If extreme fluctuations 
are present, the Leq will exceed L90 or the background level by 10 or more decibels. Thus the 
relationship between Leq and the levels of exceedance will depend on the character of the noise. 
In community noise measurements, it has been observed that the Leq is generally between L10 
and L50. The relationship between Leq and exceedance levels has been used in this analysis to 
characterize the noise sources and to determine the nature and extent of their impact at all 
receptor locations. 

For the purposes of this analysis, the maximum one-hour equivalent sound level (Leq(1)) has 
been selected as the noise descriptor to be used in the noise impact evaluation. Leq(1) is the noise 
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descriptor used by most governmental agencies for noise impact evaluation, and is used to 
provide an indication of highest expected sound levels. 

EXISTING CONDITIONS 

NOISE SOURCES 

Vehicular traffic is the dominant source of noise at all locations in the project area. At locations 
that are close to the LIRR station, associated LIRR activities (e.g., trains, horns, and crossing 
signals) contribute to the ambient noise levels. 

SELECTION OF NOISE RECEPTOR LOCATIONS 

Noise receptor locations were selected for impact evaluation and/or building attenuation 
purposes. Locations selected for impact evaluation were sites which had the greatest potential 
for traffic increases due to the proposed actions. Locations selected for building attenuation 
purposes were representative sites near Strategic Sites A through G. Table 3-37 summarizes the 
details of each noise monitoring location. 

NOISE MONITORING 

At all of the receptor locations listed in Table 3-37, measurements were performed on a typical 
weekday during the AM, midday (MD), and PM peak hours with the exception of Sites 1 and 2 
where measurements were performed for the weekday AM and PM peak hours only.1 The 
measurements were performed on July 9, 10, 14, 15, 16 and September 11 and 17, 2008. 

Table 3-37
Noise Monitoring Locations

Site Location Land Use Represented 
Strategic Site 
Represented 

1 Long Island Avenue between Doe Street and 
Grand Boulevard Institutional (Daycare) G 

2 
LIRR Parking Lot near the corner of Straight 
Path and Acorn Street (adjacent to future park / 
public plaza) 

Future Park / Public Plaza A 

3 
LIRR Parking Lot across from N. 12th Street 
and the Entrance/Exit to/from Straight Path 
(adjacent to future residential) 

Future Residential A 

4 
LIRR Parking Lot adjacent to Straight Path 
between N. 13th and N. 12th Streets (adjacent 
to future residential) 

Residential / Future Residential A 

5 N. 9th Street approximately 50 feet south of 
Straight Path Residential A 

6 Straight Path between West Booker and 
Garrison Avenues Residential / Community Facility E 

                                                      
1 While vehicular traffic is the dominant noise source at most locations within the study area, vehicular 

traffic combined with a combination of activity at both the LIRR station and the associated adjacent 
commuter parking lots contributed to the noise levels at Sites 1 and 2. Consequently, noise levels at Sites 
1 and 2 would be expected to be the highest during the peak LIRR station utilization (i.e., the weekday 
AM and PM peak hours) and noise measurements were made only during the AM and PM peak period 
at these two sites. 
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Table 3-37 continued
Noise Monitoring Locations

Site Location Land Use Represented 
Strategic Site 
Represented 

7 Lincoln Avenue between Little E Neck 
Road North and Straight Path Residential E 

8 Straight Path between S. 18th Street and 
Irving Avenue Residential / Community Facility B, D 

9 Garden City Avenue between S. 18th and 
S. 17th Streets Residential / Community Facility B 

10 Merritt Avenue between N. 15th Street 
and Andrews Avenue Future Residential F 

11 N. 15th Street between Washington and 
Merritt Avenues Residential / Community Facility F 

12 Commonwealth Drive between Straight 
Path and Doe Street Community Facility C 

13 Grand Boulevard between Long Island 
Avenue and Doe Street Residential C, G 

Note: Measurements were performed on a typical weekday during the AM, midday (MD), and PM peak hours except 
for Sites 1 and 2 (weekday AM and PM peak hours only). 

Source: AKRF, Inc. 

 

EQUIPMENT USED DURING NOISE MONITORING 

Measurements were performed using Brüel & Kjær Noise Level Meters Type 2260, Brüel & 
Kjær Sound Level Calibrators Type 4231, and Brüel & Kjær ½-inch microphones Type 4189. 
The Brüel & Kjær meters are Type 1 noise meters. The instruments were mounted on a tripod at 
a height of 5 feet above the ground. The meters were calibrated before and after readings using 
Brüel & Kjær Type 4231 sound level calibrators with the appropriate adaptors. The data were 
digitally recorded by the sound meters and displayed at the end of the measurement period in 
units of dBA. Measured quantities included Leq, L1, L10, L50, and L90. Windscreens were used 
during all sound measurements except for calibration. All measurement procedures conformed 
to the requirements of ANSI Standard S1.13-2005. 

RESULTS OF MEASUREMENTS 

Table 3-38 summarizes the results of the noise monitoring program described above. Values are 
shown for the specific monitored weekday time period. Noise measurements were performed 
during the weekday AM (7:00 to 9:00 AM), midday (1:30 to 3:30 PM), and PM (4:30 to 6:30 
PM) peak time periods. In general, noise levels are directly related to the volume of traffic on the 
immediately adjacent streets. 

Existing noise levels at Sites 1, 4, 6, 8, and 10 are relatively high and reflect the levels of 
vehicular activity on adjacent and nearby streets. Existing noise levels at Sites 2, 3, 5, 7, 9, 11, 
12, and 13 are moderate and reflect the levels of vehicular activity on adjacent and nearby 
streets. 
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Table 3-38
Noise Monitoring Results (in dBA)

Site Day Time Leq L1 L10 L50 L90

1 Weekday 
AM 70.5 78.9 74.1 67.6 57.5 
MD N/A N/A N/A N/A N/A 
PM 71.2 82.0 74.4 66.5 55.8 

2 Weekday 
AM 63.8 73.7 66.2 61.0 55.6 
MD N/A N/A N/A N/A N/A 
PM 63.1 71.7 65.2 61.4 58.9 

3 Weekday 
AM 64.0 73.9 64.6 58.4 52.4 
MD 60.4 72.5 63.3 54.1 49.5 
PM 58.3 69.0 60.8 54.7 50.0 

4 Weekday 
AM 69.2 78.4 72.7 66.2 57.0 
MD 71.6 81.3 75.2 67.5 56.0 
PM 70.9 79.3 74.5 68.0 57.5 

5 Weekday 
AM 66.1 72.9 67.6 62.9 53.3 
MD 62.5 69.9 65.8 60.8 51.3 
PM 63.9 71.0 66.8 62.7 54.7 

6 Weekday 
AM 74.3 81.6 78.0 72.4 63.1 
MD 73.8 81.0 76.6 71.6 63.3 
PM 73.6 80.8 76.7 72.3 64.5 

7 Weekday 
AM 64.2 75.2 69.0 54.7 50.8 
MD 64.8 77.8 67.1 52.2 48.2 
PM 64.4 74.0 69.9 54.8 49.3 

8 Weekday 
AM 73.6 81.0 76.9 72.1 64.7 
MD 73.1 80.7 76.5 70.9 65.2 
PM* 70.2 78.1 73.3 68.6 61.3 

9 Weekday 
AM 62.1 70.0 65.7 59.9 54.7 
MD 59.8 69.1 62.0 57.0 54.3 
PM 60.8 70.0 62.5 56.9 53.8 

10 Weekday 
AM 70.2 83.2 70.4 62.3 56.8 
MD 66.7 77.8 68.1 61.4 56.0 
PM 68.9 80.9 71.0 63.6 57.8 

11 Weekday 
AM 56.5 68.0 58.6 52.1 50.1 
MD 56.3 57.8 59.1 51.2 47.7 
PM 57.1 67.5 60.6 52.7 50.6 

12 Weekday 
AM 66.2 77.4 69.0 55.3 50.6 
MD 61.1 73.2 65.2 51.1 47.9 
PM 64.1 75.4 68.4 53.9 49.2 

13 Weekday 
AM 58.0 68.0 61.5 53.3 50.8 
MD 57.7 67.3 61.5 53.3 50.0 
PM 61.1 69.5 65.3 56.2 50.9 

Notes: Noise measurements were performed by AKRF, Inc. on July 9, 10, 14, 15, 16 and September 11 and 17, 
2008. 
*Noise monitoring in the PM was performed on Straight Path between S. 20th Street and Mount Avenue due to 
safety issues. 
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N. STORMWATER 

INTRODUCTION 

This section describes existing stormwater runoff characteristics in the project area, including 
quantity and quality. In addition, an overview of the regulations governing stormwater 
management in the project area is provided.  

EXISTING CONDITIONS 

The project area is comprised of approximately 105 acres and is predominantly developed and 
covered with impervious surfaces. Approximately 14 percent of the project area includes vacant, 
grassy parcels. The majority of stormwater runoff is collected in recharge basins where it is 
returned to groundwater. However, significant drainage issues were observed in the project area, 
including severe ponding on Washington Avenue after several days of rain (see Photographs at 
end of this chapter and referenced in Section G, “Visual Character”).  

Stormwater runoff is generated by rainwater that collects upon the surface of the land or built 
structures. The runoff generated by these surfaces varies depending upon the type of land cover, 
which is defined as pervious (pervious surfaces allow more percolation to the ground below and 
generate less runoff), or impervious (impervious surfaces impede percolation and generate 
greater runoff). For example, runoff from a suburban yard will percolate into the ground with 
less runoff to a local street or swale. The runoff coefficient from this type of land surface is 
typically about 0.30 (20 percent runoff). In contrast, a building roof has no percolation and, 
therefore, has a runoff coefficient of 1.00 (all runoff). Paved areas (e.g., streets and sidewalks) 
primarily generate runoff, with some percolation to the ground below (a runoff coefficient of 
0.85). Considering that the project area is mostly developed, the runoff coefficient is estimated 
to be about 0.80. 

The rational formula for calculating runoff is Q = C x I x A where: 

“Q” is runoff in cubic feet per second (cfs); 

“C” is the runoff coefficient; 

“I” is the rainfall intensity in inches per hour; and 

“A” is the area in acres.  

The project area, where all of the proposed development is expected to occur, is approximately 
105 acres. Using a rainfall intensity of 0.25 inches per hour, based on a ten-year design storm, 
and using runoff coefficients of 0.30 for pervious surfaces and 1.00 for impervious surfaces, the 
flow from the project area during the design storm is about 23.5 cfs. 

STORMWATER REGULATIONS 

Chapter 189, “Stormwater Management and Erosion and Sediment Control,” of the Code of the 
Town of Babylon imposes stormwater regulations for land development activities within the 
town. In addition, the federal Phase II stormwater regulations require that all new construction 
and redevelopment projects that disturb greater than or equal to 1 acre of soil obtain a State 
Pollutant Discharge Elimination System (SPDES) General Permit for Stormwater Discharges 
from Construction Activity (Permit No. GP-02-01) from NYSDEC. Under the Permit, applicable 
projects are required to adhere to a Storm Water Pollution Prevention Plan (SWPPP). 
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Stormwater management practices must be selected and implemented in accordance with the 
New York State Stormwater Management Design Manual (post-construction measures), and the 
New York State Standards and Specification for Erosion and Sediment Control (construction 
measures). In accordance with Chapter 189 of the Town Code, SWPPPs for land development 
activities are subject to review by the Town of Babylon’s Planning and Development 
Department. 

O. STRATEGIC SITES 
Strategic brownfield sites for redevelopment were identified based on the existing conditions 
assessment for the project area. Factors used to identify such strategic redevelopment sites 
include location, size, capacity for redevelopment, potential to spur additional economic 
development, potential to improve the quality of life or to site new public amenities, ownership, 
and adequacy of infrastructure, transportation systems, and utilities. Figure S-7 in the Executive 
Summary depicts the strategic brownfield sites and profiles of each of the sites are located in 
Appendix D. Specifically, in terms of location, the strategic sites were identified as a result of 
one or more of the following factors: 

• their proximity to the train station—which presents an opportunity for transit-oriented 
development, higher density, and mixed uses in the project area; 

• their location along the central business corridor—which is strategic for spurring economic 
development on adjacent properties; or 

• their location at the northern or southern gateways to the project area—which present 
opportunities to create visual gateways that would attract visitors to the downtown.  

In addition to the location factors, other considerations were also taken into account in selecting 
strategic sites. For example, because of the small size of certain commercial lots in downtown 
Wyandanch combined with restrictive zoning, it was necessary to assemble large developable 
parcels to allow for appropriate commercial and residential development and to attract 
developers. Alternatively, certain strategic sites were selected based on their proximity to 
existing amenities. For example, Site F was chosen in part due to the proximity of the existing 
Town Youth Center, which would serve as an anchor to the proposed community facilities hub 
on that site. Moreover, all of the strategic sites front on Straight Path, the hamlet’s primary 
commercial corridor, and include abandoned, vacant, underutilized, or potential brownfield 
parcels. 

The seven strategic locations can be described as follows: 

• Strategic Site A: An approximately 19.71-acre site occupying the area at the northeastern 
corner of Straight Path and Acorn Avenue. The site is currently occupied by a mix of 
blighted or underutilized industrial buildings, free surface parking providing roughly 644 
spaces, one vacant parcel, and a retail shopping center. 

• Strategic Site B: This site, totaling approximately 8.79 acres, includes multiple parcels 
fronting on the west side of Straight Path south of Long Island Avenue, including the Martin 
Luther King Jr. Community Health Center, a vacant Kentucky Fried Chicken, and smaller 
retail uses. Behind those lots between S. 16th and S. 18th Streets is the Weld Built Body Co. 
Inc. and several residences owned by Weld Built. On the lots between S. 18th and S. 19th 
Streets are two auto repair lots, a bus storage lot, and several vacant parcels, as well as one 
residence in poor condition. 
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• Strategic Site C: This approximately 8.65-acres site is bounded by Grand Boulevard to the 
north, Commonwealth Boulevard to the south, Doe Street to the east, and Straight Path to 
the west. The site is generally occupied by vacant or partially vacant retail uses fronting 
Straight Path, with residential uses and vacant land behind those. 

• Strategic Site D: This site occupies about 8.63 acres generally along Straight Path between 
Irving Place to the north and S. 22nd Street to the south. The lots on this site are generally 
either vacant or represented by underutilized retail uses.  

• Strategic Site E: This 9.13-acre site is located in the southern portion of the project area and 
includes lots fronting on Straight Path and along Booker and Garrison Avenues. The lots are 
generally associated with a cement manufacturing plant or oil tank services. 

• Strategic Site F: This is an approximately 2.84-acre site fronting on Merritt Avenue, just 
west of Straight Path, and is occupied by vacant or partially vacant or otherwise 
underutilized retail uses and two vacant residences; adjacent to the Town’s Youth Center.  

• Strategic Site G: This is also a 2.84-acre site, along the south side of Long Island Avenue, 
currently occupied by vacant, partially vacant, or otherwise underutilized commercial and 
industrial uses in blighted condition. 
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P. SUMMARY OF ISSUES AND FINDINGS 
The existing conditions analysis supports the findings and recommendations of previous studies 
conducted for the project area, including the 2004 Wyandanch Hamlet Plan (Wyandanch Rising) 
and AKRF’s Wyandanch Blight Study (see Appendix B) and Economic and Market Trends 
Analysis (see Appendix C).  

Overall, the project area was found to contain a number of substandard or blighted conditions 
including underutilization; inappropriate land uses; poor to critical building, site, or parking 
conditions; outdated zoning; insufficient sewer capacity; environmental contamination; 
pedestrian safety issues related to traffic infrastructure or sidewalk conditions; multiple 
ownership; and high crime. Taken together, these findings indicate that the portion of the hamlet 
encompassed by the project area, including the core commercial district, is blighted and in need 
of repair, restoration, revitalization, and redevelopment. 

Underutilization. Underutilization of property is one of the standard criteria for identifying 
blighted conditions. The existing conditions assessment found that approximately 14 acres or 13 
percent of the project area consists of vacant land and 22 lots contain vacant or partially vacant 
buildings. Many of these lots are strewn with trash or debris and are possible sites for crime or 
drug use, with some lots being used for inappropriately for parking, thereby undermining the 
Town’s intentions to revitalize and redevelop the area with active, tax-generating uses. Further, 
over 20 vacant parcels front on Straight Path, several of which are located in the core business 
area, and are hampering the economic vitality of Wyandanch’s downtown.  

A 2006 report by the Suffolk County Planning Department found that the retail vacancy rate (the 
number of vacant stores divided by the total number of stores) in downtown Wyandanch was 16 
percent, compared with 7.9 percent in the Town of Babylon overall.1 The report ranked 
Wyandanch as the downtown with the ninth highest retail vacancy rate in Suffolk County overall 
(a total of 51 communities with downtowns were evaluated). The comparatively high retail 
vacancy rate in the project area creates an atmosphere of disinvestment in Wyandanch’s 
downtown. 

A major concentration of free commuter parking in Wyandanch’s downtown is also contributing 
to underutilization of the project area. Suffolk County owns or operates another approximately 
5.6 acres of land in the heart of the downtown area, north of the LIRR Wyandanch station, that 
are currently dedicated to free surface parking largely for commuters, rather than being used as 
resource to meet the housing and commercial needs of the community. At the same time, the 
free and unrestricted nature of the parking deprives the Town of an important source of revenue 
that could be used to eliminate blighted conditions and restore the function of the project area as 
a place to live, work, shop, and recreate. Finally, because a local resident parking permit system 
is not in place, residents must compete with non-residents for parking spaces near the station.  

Adopting an Urban Renewal Plan and Nomination for downtown Wyandanch would provide the 
regulatory capacity to stimulate additional commercial, residential, and mixed-use development 
in the area. The proposed Intermodal Transit Facility would serve to consolidate parking demand 
under one roof, thereby freeing up valuable land for tax-generating, transit-oriented uses.  

                                                      
1 Suffolk County Department of Planning, Shopping Centers and Downtowns, Suffolk County, New York, 

May 2006. 
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Inappropriate Land Uses. While certain industrial businesses are an important component of 
the local economy, in some cases their proximity to residential properties causes a potentially 
hazardous situation for local residents and, because of their conflicting nature, creates a blighting 
effect on the community as a whole. On Site E, a cement manufacturing plant directly borders a 
residential community. Weld Built on Site B is another example of industrial property abutting 
residential parcels. The Weld Built site is generally unkempt with broken fences, trash, barbed 
wire, and overgrown landscaping along its edges. In addition, the location of certain industrial 
businesses in the downtown core detracts from Wyandanch’s efforts to further develop 
commercial activity and generate much-needed tax revenue for the Town. Finally, 
nonconforming churches have also been identified as a problem in Wyandanch. The churches 
may either be in nonconformance with existing zoning or in violation of the Town’s building 
code. They range from structures originally built as houses of worship to storefronts to converted 
houses in residential areas. As places of public assembly, churches fall under specific building 
and fire safety codes, which, when ignored, pose a significant safety hazard.1 

A revised zoning code and property acquisition and redevelopment is necessary to replace or 
phase out inappropriate land uses in the project area with viable, compatible mixed uses 
appropriate to a downtown area.  

Poor to Critical Building, Site, or Parking Conditions. Consistent with the findings of the 
blight study, the existing conditions assessment found that many properties in the project area 
had exterior building conditions, including steps, walls, door, windows, and roof; and/or site 
conditions such as graffiti or garbage; and/or parking conditions in poor or critical condition. Of 
the 281 parcels in the project area, 117 or approximately 42 percent were given poor to critical 
ratings in the blight study. Most of the properties rated “fair” or “good” were found to have at 
least one critically rated element.  

Adopting an Urban Renewal Plan for the project area will allow the Town to implement urban 
renewal project including rehabilitation and redevelopment of existing buildings and properties.  

Restrictive Zoning. The small size of certain commercial lots in Wyandanch combined with 
restrictive commercial zoning is preventing redevelopment of the project area and causing lots to 
remain vacant, thereby creating blighted conditions in the area. Because Wyandanch’s street 
structure was platted pre-war, many lots along Straight Path, designed at the time to 
accommodate a traditional downtown, are too small to adhere to Babylon’s current suburban 
zoning that requires at least 50 feet of frontage and 10,000 square feet in area for commercial 
development. As these non-conforming lots have become vacant for various reasons, they lose 
their “grandfathered” status and therefore have not been able to be redeveloped for commercial 
use. For those lots that may meet the above size requirements, on-site parking or building 
setback requirements may prevent commercial development. Further, these small lots, regardless 
of restrictive zoning, are often not as appealing to current developers who typically seek large 
areas of land for redevelopment.  

Property assemblage would allow for areas large enough to accommodate commercial and 
residential development and attract developers. A revised zoning code and reduced parking 
requirements would also encourage the type of mixed-use, transit-oriented development 
appropriate to the downtown area.  

                                                      
1 Alice Sparberg Alexiou, Safety and Zoning vs. Freedom of Religion, The New York Times, November 

19, 2000. 
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Insufficient Sewer Capacity. Wyandanch is not connected to a public sewer system and this is 
a critical factor in the lack of a commercially viable downtown. Rather, the community depends 
on independent on-site wastewater treatment, which is a major issue because of potential 
groundwater contamination and the fact that on-site wastewater treatment systems can be cost-
prohibitive to potential developers and a disincentive for capital investment in Wyandanch. On-
site wastewater treatment also requires compliance with SCDHS regulatory requirements, which 
limit the opportunity to provide the density necessary for economic development.  

Provision of public sewers in Wyandanch would facilitate redevelopment of the area and reduce 
the potential for groundwater contamination from existing septic tank-serviced areas. Recently, 
the Town Board, in coordination with EPA, awarded funds for assessing the feasibility of 
extending the local sewer district infrastructure to Wyandanch. The sewer feasibility study was 
recently completed and one of the most important recommendations of this Plan is to implement 
the recommendations of the feasibility study to allow for public sewer connection in downtown 
Wyandanch. Sewer line extension to Wyandanch would have to be coupled with aggressive 
measures to reduce inflow and infiltration to the sewer system and/or create water conservation 
programs. 

However, according to Sustainable Long Island’s Wyandanch Blight Conditions Study (2004), it 
would cost $1,500 per home for sewer connection, an amount that could be cost-prohibitive to 
already economically distressed households in the community. More recently, SCDPW 
estimated the cost of connecting individual homes to sewer services in the area at $3,000 per 
dwelling unit. This impediment may hinder a large expansion plan, but the immediate need for 
sewer service in the area is along the Straight Path corridor, which would be most beneficial for 
redevelopment and protection of groundwater. Therefore, it is imperative that the Town of 
Babylon seek matching federal and state funds to provide public sewer service to downtown 
Wyandanch.  

Brownfields/Environmental Contamination. Properties in the project area where 
contamination may be present are considered potential brownfield sites. Approximately 76 lots 
in the project area meet this criterion. In general, environmental concerns include industrial land 
use, gasoline stations, automobile repair, current and historical generation of hazardous 
materials, storage of petroleum in underground or aboveground storage tanks, reported spills of 
petroleum and other chemicals, and groundwater and soil contamination at varying sites within 
the project area. Site assessment funding through the BOA Program will be sought to prepare 
site assessments for several sites within the project area. Additional funding will be necessary to 
fully investigate and remediate the extent of environmental contamination in downtown 
Wyandanch. 

Traffic, Transportation, and Pedestrian Safety Issues. Sidewalk and street conditions were 
also found to be problematic and hazardous throughout the project area. Adverse sidewalk and 
street conditions observed in the project area include cracking or crumbling, inadequate drainage 
or ponding, and incidents of sidewalk parking by heavy trucks. Pedestrian safety in the project 
area is also compromised because of excessive speeds of cars and trucks on major routes in the 
area, especially along Straight Path. A high-volume intersection at Straight Path and Acorn 
Street contributes to a lack of connectivity between the portions of the project area to the north 
and south sides of the LIRR tracks. For this reason, as part of the Intermodal Transit Facility 
planned for Site A, a plaza and pedestrian safety improvements are proposed at this intersection 
to provide a better connection between Site A and the LIRR Wyandanch station. A pedestrian 
bridge is also proposed linking Site A to the proposed retail and office uses on Site G.  
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Multiple Ownership. Control of underutilized sites by multiple owners can create an 
impediment to needed redevelopment and removal of blighted conditions. Within the project 
area, ownership of the vast majority (i.e., approximately 88 percent of the 281 tax lots) is 
scattered among many different property owners including residents, development corporations, 
and religious institutions. Publicly owned property accounts for only 24 percent of the project 
area (approximately 25 acres). Diverse property ownership suggests that creating sites with areas 
large enough to accommodate commercial and residential development could be time-
consuming and more costly than if the parcels were publicly owned by one or a few institutions.  

Creating and Urban Renewal Plan for the project area will allow the Town of Babylon to 
assemble properties large enough to accommodate commercial and residential development and 
attract developers. 

Crime. Another standard criterion for identifying blighted conditions is crime. Crime was found 
to be a significant issue in Wyandanch and one that the community has been struggling to 
overcome for decades. Wyandanch as whole was found to have a high incidence of crime, 
especially drug-related, relative to both the Town of Babylon and Suffolk County overall.  

Greater police presence and an active nightlife would serve to keep eyes on the street and 
stimulate a safer environment for Wyandanch residents, business owners, and visitors. 

Lack of sense of place and community gathering spaces and inadequate community 
facilities. The project area lacks a strong sense of place. There are some buildings that contribute 
to area’s sense of place such as the Town of Babylon Youth Center on Andrews Avenue and the 
new U.S. Post Office on Straight Path; however, these buildings are not sufficiently integrated 
into their surrounding area so as to be considered defining elements of the community. The 
LIRR station acts as a focal point in the community, but does not contribute a strong sense of 
place due to the sea of parking that surrounds it. Portions of Straight Path, generally between 
Long Island Avenue and Lake Drive, exhibit many characteristics of a typical “Main Street,” 
including attached rows of retail shops, newly installed street lighting, flowering baskets, and 
newly planted trees, but these elements are not uniform throughout the project area. A brick 
walkway was also recently installed along Straight Path; however, cracking and crumbling was 
observed, most likely due to sidewalk parking by heavy trucks. Despite recent investment in the 
community, the presence of numerous trash-strewn vacant lots fronting on Straight Path creates 
the sense of disinvestment and economic stagnation in the area and disrupts the streetscape. The 
project area loses its downtown feel south of Lake Drive, where the buildings are of various 
uses, shapes, and sizes, and the streetscape is discontinuous.  

There is tremendous opportunity for improvements in the project area that would contribute to a 
stronger sense of place and a typical “Main Street” feel, including a uniform streetscape all 
along Straight Path, better connectivity between the north and south sides of LIRR tracks, 
consolidated parking areas, and the creation of visual gateways at the northern and southern ends 
of the project area. In addition, mixed-use developments that tie in important community 
buildings are encouraged. Creation of a community facilities hub is recommended that integrates 
the existing youth center. Relocation of the existing Martin Luther King, Jr. Community Health 
Center and LI Head Start to this location would also be appropriate. The plaza proposed as part 
of the Intermodal Transit Facility would also contribute to the area’s overall sense of place while 
providing an additional community gathering space. 

Lack of parks and open space. The project area could benefit from additional and/or improved 
parks and open space resources to serve the existing and projected residential and worker 
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populations of Wyandanch. Open space resources in the project area are limited to George Sims 
Veterans Plaza and a small landscaped area totaling about 1/3 acre. The proposed expansion of 
George Sims Veterans Plaza and the addition of a public plaza on Site A would serve to alleviate 
this shortfall. Significant opportunities also exist for connecting the project area to open space 
resources in the larger study area and beyond. For example, the Town is considering a dedicated 
bike route along Commonwealth Boulevard that would connect to the Town’s Geiger Memorial 
Park on Grand Boulevard just outside the study area and run along the Carlls River south to 
Belmont Lake State Park. 

Narrow range of housing options. Several factors point to healthy demand for new residential 
development in Wyandanch, including: (a) projected population growth of 4.2 percent in 
Babylon by 2015, and 9.0 percent by 2030 from 2005 levels, (b) a large pool of potential buyers 
and renters within the Residential Trade Area1 with comparable household characteristics, (c) 
strong demand within existing and target market segments for a variety of housing types, (d) the 
relative affordability of housing in Wyandanch compared to other communities in the 
Residential Trade Area, and (e) easy access to New York City and throughout Long Island via 
the LIRR. It is conservatively estimated that between 459 and 1,335 new households would 
likely move to Wyandanch, particularly if new residential development provides a greater 
variety of housing types, such as townhomes or condos and rentals.  

There are several sites in the downtown core that would be suitable for residential development 
and at the same time meet the generally accepted parameters for transit oriented development, 
i.e., about a ½-mile walking distance to and from mass transit. As recommended in Wyandanch 
Rising, combining residential with commercial uses could act as a catalyst to revitalize 
Wyandanch’s stagnant retail sector and provide a mechanism to add much needed amenities to 
support residential development in the Straight Path corridor, such as shopping, dining, and 
parking opportunities. 

Lack of office and retail uses appropriate to the area. The potential for retail and office 
development is strong, as demonstrated by a variety of indicators:  

• An analysis of consumer spending patterns indicated that retail merchants in Wyandanch 
and Wheatley Heights are capturing about 38 percent of the household spending power for a 
range of shoppers’ goods and convenience goods, as well as restaurant expenditures.2 In 
other words, the majority of households in the retail trade area are shopping and dining 
outside their neighborhood, primarily in shopping centers in Deer Park, Babylon, East 
Farmingdale, and beyond. The underlying reason for this trend is the lack of a diverse 
selection of quality stores and restaurants. A slight increase in local spending in the 
downtown area by local residents could create a demand for about 50,000 square feet of 

                                                      
1 The Residential Trade Area, as described in AKRF’s Town of Babylon – Wyandanch BOA Nomination 

Economic and Market Trends Analysis (2007), is comprised of the geographic area in which existing 
residents are most likely to consider buying or renting in Wyandanch. The Residential Trade Area 
includes Suffolk County’s Towns of Babylon and Islip, as well as Nassau County’s Town of Hempstead 
and southern portions of the Town of Oyster Bay. 

2 Shoppers goods generally include general merchandise found in variety stores and department stores, 
apparel and accessories, furniture and home furnishings, and miscellaneous goods such as sporting 
goods, jewelry, cameras and photographic equipment, computers, TV’s and other electronics, and toys, 
among others. Convenience goods generally include food and beverages sold in supermarkets and 
grocery stores, prescription and over-the-counter drugs, and other personal items. 
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additional retail space. Development of new residential units in the downtown area could 
conservatively increase the demand for new retail space to about 67,000 square feet. Unlike 
other nearby shopping centers that are only accessible by car or bus, much of the potential 
retail development in Wyandanch would be conveniently located near the train station, 
accessible to pedestrians including both residents and commuters. This proximity to transit 
may be an important competitive advantage for Wyandanch’s downtown as the local 
community tries to differentiate its downtown from the large, automobile-centric shopping 
centers that surround the trade area. 

• The office market in Western Suffolk County is performing well, with low vacancy rates, 
particularly for Class B and C office space, and high rents. Although Wyandanch is not 
currently home to any major office buildings, the availability of developable land in close 
proximity to the train station is a key asset. A mixed-use office/residential/retail 
development within walking distance of the station would likely be an attractive product for 
businesses seeking to reduce commutation time and expense for their employees and for 
residents to improve their quality of life by either living or working closer to a railroad 
station.  

• Stores selling convenience and shopping goods, as well as eating and drinking places, are 
found in a variety of store sizes, many of which would be appropriate for Wyandanch’s 
downtown.  

The proposed project would serve to alleviate blighted conditions and provide the basis for 
implementation of revitalization and redevelopment strategies. Creating an urban renewal area 
and adopting an Urban Renewal Plan and Nomination in downtown Wyandanch would provide 
the regulatory capacity to stimulate additional commercial, residential, and mixed-use 
development in the area. State funding could be leveraged to provide public sewer service in 
downtown Wyandanch to accommodate the proposed developments. Brownfields would be 
remediated and redeveloped. A new zoning code would serve to foster redevelopment and 
resurgence of downtown Wyandanch by allowing for mixed uses and greater density. Property 
assemblage would allow for areas large enough to accommodate commercial and residential 
development and attract developers. Pedestrian safety would be enhanced by public or private 
investment in traffic calming methods and other transportation improvements along Straight 
Path. Greater police presence and an active nightlife would serve to keep eyes on the street and 
stimulate a safer environment for Wyandanch residents, business owners, and visitors. 
Redevelopment and revitalization strategies would translate to new businesses and housing 
options, an increase in both property and non-property related tax dollars, the creation of jobs 
from construction and operation of new businesses, and an overall greater quality of life in the 
community. 

Following on these recommendations, Chapter 4, “Implementation Strategy,” lays out specific 
design guidelines, potential future uses, and land use implementation techniques for the project 
area as a whole and for each strategic site set forth in this Plan.  

 



Chapter 4 
 

Implementation Strategy 



 4-1  

Chapter 4:  Implementation Strategy 

A. INTRODUCTION 
As stated in previous chapters, the proposed project involves multiple actions, including the 
adoption of an Urban Renewal Plan and a New York State Brownfield Opportunity Areas 
Program (i.e., BOA Program) Step 2 Nomination for the project area. Designation of the 
Brownfield Opportunity Area (BOA) by New York State would occur subsequent to the 
proposed project, following successful application to and completion of Step 3 of the BOA 
Program. This document, which was prepared on behalf of the Town of Babylon, serves as the 
proposed Urban Renewal Plan and Nomination, and Final Generic Environmental Impact 
Statement (GEIS) to assess the potential effects of the proposed project. For the purposes of this 
project, the proposed Urban Renewal Plan, Nomination, and GEIS are essentially the same and 
include key recommendations for the project area in terms of land use, zoning, community 
facilities, transportation, infrastructure and utilities, and environmental remediation. 
Implementation strategies, including property acquisition, are also proposed to achieve the key 
recommendations. The proposed project includes the identification of seven strategic sites that 
are catalysts for revitalization (see Figure S-7 in the Executive Summary). Key 
recommendations specific to those sites are also proposed. The recommendations included in 
this chapter are intended to implement the overall goals for the redevelopment and revitalization 
of Wyandanch that originated out of Wyandanch Rising.  

This chapter builds on those findings and recommendations included in Chapter 3, “Existing 
Conditions and Analysis,” and presents specific proposed land uses for the project area, as well 
as implementation strategies, such as zoning amendments, infrastructure improvements, and 
property acquisitions. In addition, this chapter outlines a conservative estimated projected 
redevelopment scenario, which was calculated based on market conditions and other conditions 
expected to be in place by the time the proposed Plan would be fully implemented in 2020, 
should it be approved and implemented. This chapter also includes a statement of proposed land 
uses; proposed land acquisition, demolition, and removal of structures; proposed acquisition of 
air rights and concomitant easements or other rights of user necessary for the use and 
development of such air rights; proposed methods or techniques of urban renewal; proposed 
public, semi-public, private, or community facilities or utilities; a statement as to proposed new 
codes and ordinances and amendments to existing codes and ordinances as are required or 
necessary to effectuate the plan; proposed program of code enforcement; and a proposed time 
schedule for the effectuation of such plan. This chapter also includes proposed design 
illustrations for strategic brownfield sites. Local, regional, state, and federal actions and 
programs for implementation are discussed in Chapter 1, Section F, “Regulatory Framework.” 

B. STATEMENT OF PROPOSED LAND USES 
The recommendations made in this Plan are intended to promote a mix of uses that foster a 
balance between residential, commercial, and community uses; attract residents and visitors to 
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the downtown, create a vibrant, 24-hour/7 days-a-week community; improve shopping 
opportunities and amenities; reduce commuting time and distance for local employees and 
business owners; reduce vacancy and blight; reduce criminal activity; provide connectivity 
within the project area; improve both pedestrian and vehicular safety conditions; improve 
aesthetics in the project area; and leverage federal and state funding for various downtown 
improvement projects.  

The proposed Plan conforms to the comprehensive community plan for the development of the 
Town as a whole and is consistent with local objectives. To meet the Town’s overall goals of 
rehabilitating and revitalizing downtown Wyandanch, this Plan proposes a number of land use 
recommendations for the overall project area, as follows:  

1. Smart Growth and Transit-Oriented Development. Smart growth principles such as 
TOD; zero lot line buildings; parking in the rear or side of buildings; and mixed residential, 
retail, and office uses are encouraged. Mixed uses, such as multifamily residential units with 
ground floor commercial uses, are proposed to strengthen the tax base while promoting 
smart growth. The zoning code should be revised to allow for mixed uses, greater density, 
and reduced parking requirements appropriate for TOD uses.  

2. Vacant Lots. Vacant lots along Straight Path should be given priority for infill 
development.  

3. Vacant Buildings. Existing vacant buildings are encouraged to be filled and/or 
redeveloped.  

4. Green Buildings. New buildings and the redevelopment and rehabilitation of dilapidated 
and/or vacant buildings should include contemporary and environmentally-friendly design 
and building practices. Buildings should be constructed to provide a long life span and a 
flexible design to accommodate future uses. Green building designs should be promoted in 
conformance with the Leadership in Energy and Environmental Design standards.  

5. Sewer Service. The Town should reach an agreement with the Suffolk County Department 
of Public Works to implement the recommendations of the sewer feasibility study and allow 
for public sewer connection in downtown Wyandanch in order to accommodate the 
proposed development scenarios. 

6. Parking. To improve parking conditions in the project area, construct the proposed 
Intermodal Transit Facility to consolidate existing parking areas in the vicinity of the LIRR 
station and create a garage that is functionally connected to the LIRR Wyandanch station. 
Implement and enforce on- and off-street parking restrictions, including metered parking or 
parking fees. Improve signage to public parking areas. Re-stripe on- and off-street parking 
spaces so parking spaces are clearly labeled and visible to motorists. 

7. Traffic. To improve traffic operations in the project area, improve traffic signal timings 
(splits and offsets) during AM and PM peak periods at Straight Path and Merritt Avenue, 
and at Straight Path and Long Island Avenue; improve the traffic signal cycle lengths to 
minimize vehicular delay at Straight Path and Merritt Avenue, and at Straight Path and 
Long Island Avenue; and increase the storage length of the left-turn lanes of the eastbound 
and westbound approaches on Long Island Avenue at Straight Path. Close S. 16th Street and 
Garden City and Woodland Avenues to accommodate the proposed site-specific 
developments and improve traffic flow. 

8. Vehicular and Pedestrian Safety. To improve vehicular and pedestrian safety within the 
project area, re-stripe or widen the westbound approach at Long Island Avenue to add a 
right-turn lane; construct bulbouts at critical pedestrian crossing locations to reduce crossing 
widths and times for pedestrians, and improve sight-distances for drivers by preventing 
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parking near intersections. Some of the critical pedestrian crossing locations within the 
project area are situated near the Wyandanch LIRR station on Acorn Street and Straight 
Path. Improve signing to and regarding pedestrian crossings; install countdown pedestrian 
signal heads at signalized intersections on Straight Path where there is significant pedestrian 
traffic; install high visibility crosswalks at locations where there is significant pedestrian 
traffic; implement and/or construct traffic calming measures to reduce vehicular speeds 
throughout the corridor; and construct wider sidewalk areas and stripe and/or delineate 
existing bike routes. 

9. Overall Safety. Improve the overall safety of the area by enhancing the design, layout, and 
lighting of alleys, streets, and parking areas as well as by providing safe road crossings. 
Minimize the occurrence of alleyways and hidden spaces that pose a risk to public safety 
(e.g., alleyways could be reused as pedestrian access points to the Straight Path corridor). 
Pedestrian access points should incorporate lighting and signage that better identifies these 
spaces. 

10. Multifamily Housing. Multifamily residential developments should provide units that 
accommodate a mix of incomes, which could be accomplished with incentive or 
inclusionary zoning programs for affordable housing within multifamily developments.  

11. Retail Uses. Retail uses should target a wide range of users, including visitors, employees, 
business owners, and residents.  

12. Sidewalk Cafes. Allow merchants along Straight Path to provide sitting or eating 
opportunities along the sidewalk. Adoption of a proposed zoning amendment for minimum 
sidewalk widths will encourage these activities. Provide sufficient waste receptacles, 
signage, and lighting to allow for these uses.  

13. Uniform Streetscape. A uniform streetscape along Straight Path within the project area 
should be encouraged through the use of streetlights, signs, landscaping, and building 
design. Land use regulations should be revised as appropriate.  

14. Beautification Projects. Implement beautification projects that address façade, landscape, 
and streetscape improvements as well as encourage an aesthetically pleasing and functional 
transition between public spaces and parking areas. 

15. Community Facilities. A community facilities hub should be developed to foster a sense of 
place and encourage community gathering.  

16. Public Spaces. Uses that promote pedestrian movement and shared public spaces are 
encouraged.  

17. Connectivity. Ensure new development provides connectivity between the northern and 
southern portions of the project area (i.e. north and south of the LIRR tracks) by way of 
walkways, building and site layouts, and/or greenways. This could be achieved with the 
proposed Intermodal Transit Facility, which includes a pedestrian bridge linking the north 
and south sides of the LIRR tracks and a plaza that would be situated so as to provide a 
safer walk from Site A to the LIRR station. 
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C. SITE-SPECIFIC RECOMMENDATIONS 
Based on AKRF’s Town of Babylon – Wyandanch BOA Nomination Economic and Market 
Trends Analysis (2007), the project area can feasibly attract 459 new households in the near 
future. With the addition of these new households, an estimated 67,500 square feet of retail uses 
should be developed simultaneously. In a long-term scenario (2020), it is estimated that 
Wyandanch could attract up to 1,335 households, if the supporting retail uses (99,950 square 
feet) and other uses were in place to support the new residential uses. Table 4-1 provides a 
summary of suggested locations for new housing, retail, office, and institutional facilities within 
the project area, identified by strategic site. Projected development indicated in the long-term 
scenario is cumulative, i.e., it includes development that would occur in the short-term scenario. 
Site-specific layouts for the projected redevelopment scenarios are shown on Figures S-8 
through S-14 in the Executive Summary. Strategies to achieve maximum development for each 
site, along with proposed zoning recommendations, are described below in “Proposed 
Implementation.”  

Table 4-1
Projected Redevelopment Scenarios

Site 

Short Term (2013) Long Term (2020) 
Housing 

Units 
Retail 

(sf) 
Office 

(sf) 
Institutional 

(sf) 
Housing 

Units 
Retail 

(sf) 
Office 

(sf) 
Institutional 

(sf) 
A 128 25,310 23,050 0 373 37,500 57,610 0 
B 96 9,480 4,060 0 280 14,040 10,140 0 
C 116 7,140 4,580 0 336 10,550 11,480 0 
D 51 14,270 0 0 149 21,130 0 0 
E 68 0 0 0 197 0 0 0 
F 0 5,060 9,320 42,500 0 7,490 23,300 55,900 
G 0 6,240 18,990 0 0 9,240 47,470 0 

Total 459 67,500 60,000 42,500 1,335 99,950 150,000 55,900 
Notes: Following calculation of the projections for Site C, a new post office was constructed on-site. Since it is anticipated that the post  

office would be integrated into any new development on Site C, the projections are larger than what could actually be expected 
to be constructed on-site. The impact analyses included in Chapter 5 are therefore conservative.           

Sources: AKRF, Economic and Market Trends Analysis, October 25, 2007 (see Appendix C); The RBA Group, Wyandanch Downtown 
Rezoning Strategy, July 17, 2008. 

 

Site A: Site A is the proposed location for the Intermodal Transit Facility being studied by the 
Town apart from this Plan. This approximately 20-acre site acts as the northern gateway to 
Wyandanch’s central business district and is therefore crucial to recasting the image of the core 
and creating a more vibrant, successful downtown. With Wyandanch’s train station located at 
the southern edge, this site should be the core of the hamlet’s TOD. The commuters anticipated 
to utilize the Intermodal Transit Facility will bring retail buying power to the area that can lead 
to more retail options for local residents and allow for viable retail uses on-site. Therefore, 
ground-floor retail with office space above should be the dominant use at this site. This site is 
the most likely location for a major convenience goods retailer, such as a drug store or food co-
op because it provides the necessary space for this type of store, which may be as large as 
20,000 square feet or more. Other types of food stores, such as bakeries and specialty foods, 
gourmet foods, or a health food store would benefit from this location. Site A also provides the 
necessary space for shopping goods stores to cluster, resulting in a broader array of goods in this 
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category. In general, retail stores that cater to commuter and office populations, such as coffee 
shops, cafes, restaurants, and book stores or newsstands, are optimal uses in this location. Up to 
373 housing units are also proposed for Site A, preferably above ground floor retail space and/or 
set back from Straight Path. Overall, the type of mixed-use development proposed for Site A is 
high-density (up to four stories).  

Site B: Another crucial site to Wyandanch’s revitalization, Site B can also benefit from its close 
proximity to the train station. With approximately 9 acres, this site has great potential as a 
medium- to high-density mixed-use residential, retail, and office development that acts as a 
buffer to the single-family homes to the west. Retail uses should be focused along Straight Path, 
helping to create the street wall necessary to maintain a traditional downtown feel. As discussed 
above, 16th Street and Garden City Avenue should be closed at this location to maintain the 
street wall. Residential uses, such as condominiums, apartment buildings, or townhomes, should 
be located throughout the site, with residential units above the retail frontage on Straight Path. 
The Wyandanch Fire Department between Garden City Avenue, 18th Street, and Straight Path 
would break the continuity of the street wall; it would therefore be important for the lots fronting 
Straight Path, directly to the south, to continue the street-front retail in order to maintain the 
downtown feel.  

Site C: This approximately 9-acre site is also crucial to creating the traditional downtown 
environment proposed for the project area. Ground-floor retail uses along Straight Path should 
maintain the current street wall, but also allow for residential or office uses above. As discussed 
previously, a post office building was recently developed along Commonwealth Drive in the 
southern portion of Site C. Post offices tend to be significant trip generators and would therefore 
likely attract people to Wyandanch’s downtown. Complimentary neighborhood services uses, 
such as a bank, would therefore be ideally located on this site. Townhomes, apartment or 
condominium buildings should be created on the eastern portion of the site, as a buffer between 
the single-family homes directly to the east of Site C and the commercial activity along Straight 
Path. In general, high-density development is proposed for the area of the site closest to the train 
station, with medium-density development (up to three stories) proposed for the remainder of the 
site.  

Site D: Site D, with over 8 acres, presents an opportunity for continued traditional downtown 
retail development along Straight Path south to Mount Avenue, with residential uses above. 
Low-density mixed-use development (up to two stories) is proposed for this portion of the site. 
Although some viable retail currently exists within the northern portion of Site D, there are 
several vacant lots and a large vacant building that detract from the vitality of the area. Retail 
development should continue the street wall recommended for Site C to the north and Site B on 
the other side of Straight Path which, if all are developed in this manner, should significantly 
add to the feeling of a more traditional, pedestrian-oriented downtown and thriving central 
business district. This type of development would also make use of the streetscape 
improvements, such as street lamps and planters, already in place along Straight Path.  

Residential development should also be encouraged within Site D. For the northern portion of 
the site along Straight Path north of Mount Avenue, residential units above ground-floor retail 
would be an ideal option because they would help to increase the downtown population within ½ 
mile (walking distance) from the train station and within ¼ mile from many of the downtown 
retail stores clustered near the Intermodal Transit Facility.  

The portion of the site to the south of Mount Avenue may not be realistic walking distance to the 
train station for many residents. Low-density residential uses (up to two stories), such as 
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condominiums, apartment buildings, or townhomes, would be suitable in this area, as a buffer to 
single-family homes to the east. Along Jackson Street, to the rear of the recommended retail or 
mixed-use development on Straight Path, low-density townhomes or other residential uses 
would be appropriate infill development. The presence of institutional anchors, including a 
church and the Wyandanch Public Library, on western side of Straight Path across from Site C, 
would compliment these residential and retail uses, especially if traffic calming efforts made 
crossing Straight Path as a pedestrian more appealing.  

Site E: Site E is the gateway to the Wyandanch core from the south, and so its redevelopment is 
crucial to the revitalization of the downtown area. With over 9 acres, Site E provides ample 
space for major low-density residential redevelopment and the opportunity to create a more 
attractive southern gateway into the Straight Path corridor. Currently, a large concrete plant 
occupies much of the site, and industrial use incompatible with the adjacent residential 
neighborhood. The highly visible plant detracts from this southern entryway to Wyandanch and 
the Straight Path retail corridor. 

Site E is too far from the train station to be considered part of the TOD efforts, and is not likely 
to attract pedestrians from downtown Wyandanch. However, residential uses, such as 
condominiums, apartment buildings, or townhomes, would be suitable in this area, as a buffer to 
single-family homes in the surrounding area. 

Site F: This approximately 3-acre site has tremendous potential to act as Wyandanch’s 
community services hub. Currently, there are some vacant lots within this site and the existing 
retail along Acorn Street appears to be struggling; however, the Town has expressed interest in 
moving the Martin Luther King Jr. Health Center to this site, next to the existing youth center to 
the north of the Acorn Street retail strip. The relocation of the existing Wyandanch Head Start 
facility (currently south of the LIRR tracks within the project area) coupled with the 
development of a satellite college campus or skill-development training center, a YMCA, or 
other health and recreation facility, should also be considered. This busy operation with 
numerous visitors per day would help breath life into Site F and create greater potential for retail 
activity in this area.  

The site’s proximity to the train station and to commuter parking on the south side of Acorn 
Street should also help provide a strong retail base, particularly if the retail stores are attractive 
to commuters, such as a coffee shop, newspaper store, or dry cleaner. If office development 
occurs across the street on Site A, this retail strip also has the potential to benefit from this 
increased daytime activity. High-density mixed-use development is proposed for this site.  

Site G: Retail and office development could be encouraged at Site G after the recommended 
relocation of the Head Start educational center on Long Island Avenue. The redevelopment of 
Site G would be strengthened by construction of a pedestrian bridge, linking the north and south 
sides of the tracks in association with the proposed Intermodal Transit Facility, retail and office 
development could be encouraged at Site G. The westernmost tip of Site G, which currently 
includes a taxi depot, could be redeveloped as a sit-down restaurant with off-street parking since 
such a use would benefit from its location adjacent to the train station as well as good visibility 
from Straight Path. In general, high-density mixed-use development is proposed for the 
westernmost tip of the site, with medium-density development encouraged on the remainder of 
the site. 
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D. PROPOSED IMPLEMENTATION 
To achieve the objectives of the Wyandanch Downtown Revitalization Plan, the activities 
described below would be undertaken either by or on behalf of the Town Board, in accordance 
with applicable Federal, State, and County laws, policies, and procedures. The Town Board, as 
the Town’s designated urban renewal agency, may fund these activities in full or in part, or may 
seek other sources of funding for implementation. The description of projects herein provides 
general authority to undertake these activities. These projects may be modified or expanded 
upon as needed to meet the plan objectives. 

PROPOSED LAND ACQUISITION 

The Town Board plans to acquire properties within the strategic sites, by eminent domain, where 
necessary, to revitalize and redevelop the project area for the purposes of improving overall 
public safety, welfare, and the economy of the urban renewal area (see Appendix J). Public 
acquisition of additional lands, where warranted, may be necessary to foster the overall goals of 
this Plan. Public land within the project area, such as areas utilized for parking, should be 
reviewed periodically and a determination rendered as to whether parking is the appropriate use. 
If not, public/private funding for reuse of parking with acceptable development or conversion to 
parkland should be considered. 

PROPOSED DEMOLITION AND REMOVAL OF STRUCTURES 

Demolition of structures on properties designated for acquisition will occur as necessary and 
appropriate for redevelopment. Deteriorated and blighted properties, whether acquired publicly 
or privately, deemed not appropriate for rehabilitation and reuse, may be cleared to advance one 
or more of the goals set forth in this Plan.  

PROPOSED REDEVELOPMENT AND REHABILITATION 

All property acquired in accordance with the Plan will be made available for redevelopment or 
public improvement. The Plan proposes a mixed-use, multi-family residential and community 
facility development for these sites.  

The Town, as part of its disposition of property for residential use, may incorporate into its 
approval any or all of the following: (1) the number of residential units; (2) whether units are 
ownership, rental, condominium or cooperative units; (3) the estimated initial rents or selling 
prices for such units; (4) income restrictions, if any; (5) restrictions on future rents or resale 
prices, if any; and (6) the basis on which consideration for the sale or lease of the property is to 
be determined.  

Buildings that are not designated for acquisition will be eligible for rehabilitation assistance 
through programs administered by the Town. 

PROPOSED ACQUISITION OF AIR RIGHTS AND EASEMENTS 

Air rights could be purchased, either publicly or privately or by eminent domain, where 
necessary, to increase density in portions of the project area that do not conflict with important 
views in the project area. 

Easements should be secured for perpetual pedestrian access in the form of a cross access 
between uses on the north and south sides of the LIRR tracks. Connections should be well lit and 
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maintained as part of the landscape design. To serve this purpose, a pedestrian bridge is 
proposed in connection with the Intermodal Transit Facility planned for Site A, linking the north 
and south sides of the LIRR tracks, which would support retail development, such as 
convenience goods and a sit-down restaurant, at Site G. 

PROPOSED METHODS OF URBAN RENEWAL 

By initiating and sponsoring urban renewal programs and projects, such as the development of 
new public and private buildings and facilities and maintenance and improvement of interior and 
exterior conditions of existing buildings in the project area, the Town Board would foster the 
goals and objectives of the overall redevelopment and revitalization effort for downtown 
Wyandanch. Additional urban renewal efforts could include the creation or improvement of 
public spaces, reuse of vacant buildings, and beautification projects, either by public and/or 
private property owners, with or without financial assistance by the Town, County, State or 
federal government. The Town Board is authorized to set financial guidelines, establish loan 
programs and provide other forms of financial assistance to property owners and those that wish 
to acquire and redevelop property, as it may deem appropriate to achieve the objectives of this 
Plan. The Town Board may also acquire property within the project area by any legal means 
necessary (including condemnation) to achieve the objectives of this Plan.  

Redevelopment activities should be encouraged for the deteriorated and vacant structures 
identified throughout this Plan, and particularly for the strategic sites set forth in this Plan, in 
accordance with the projected redevelopment scenario outlined in Table 4-1, above. In addition 
to redevelopment activities, the Town Board may create programs, incentives, and other 
measures pursuant to the Urban Renewal Law of New York State to occupy, either fully or 
partially, vacant structures within the project area. 

Coordinated review of projects, particularly redevelopment projects, should be carried out. A 
developer or entity that makes an application for a use that conforms with this Plan would not 
have to go through a lengthy New York State Environmental Quality Review Act (SEQRA) 
process because a GEIS has been prepared as part of this Plan. Therefore, such applications will 
go through an especially streamlined review process, which will be a substantial incentive to 
encourage developer participation.  

PROPOSED PUBLIC, SEMI-PUBLIC, OR PRIVATE INFRASTRUCTURE, 
COMMUNITY FACILITIES, OR UTILITIES 

Future development may necessitate additional public improvements within the project area. 
Improvements such as new sewer infrastructure, placing overhead utility lines underground, 
street and sidewalk construction and circulation improvements, and the relocation of certain 
existing community facilities to a new “community facilities district” within the project area on 
Site F, and the creation of public spaces, including a public plaza as part of the Intermodal 
Transit Facility planned for Site A, are to be implemented as funds become available (see also 
“Proposed Codes, Ordinances, and Amendments,” below). Improvements of this kind may be 
sponsored, initiated, or implemented by the Town Board or project applicant, depending on the 
nature and scope of the project. Project-specific infrastructure improvements would be provided 
by potential developers. 
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SEWER AND OTHER INFRASTRUCTURE AND PUBLIC UTILITIES 

The Town Board may initiate, seek funding, or sponsor projects that include construction, 
reconstruction, repair, upgrading, and replacement of electric, water, sanitary sewer, and storm 
drainage facilities; relocation of overhead lines to underground locations; and acquisition of 
land, right-of-ways, easements, and other land rights as may be necessary to support 
redevelopment of the project area. As stated, the Town Board could require applicants to 
undertake infrastructure improvements as part of the approval process. 

The lack of a public sewer system in downtown Wyandanch is a severe impediment to 
redevelopment and revitalization of the project area. The community currently depends on 
independent on-site wastewater treatment, which is a major issue because of potential 
groundwater and drinking water supply well contamination and the fact that on-site wastewater 
treatment systems can be cost-prohibitive to potential developers and a disincentive for capital 
investment in Wyandanch. On-site wastewater treatment also requires compliance with Suffolk 
County Department of Health Services regulatory requirements, which limit the opportunity to 
provide the density necessary for economic development. The nearest public sewer system is the 
Suffolk County Southwest Sewer District #3, operated by the SCDPW. The provision of public 
sewer service to downtown Wyandanch is critical for implementing the proposed Plan. Funds 
must be secured to allow for the development of public sewer infrastructure in downtown 
Wyandanch in order to implement the development recommendations set forth in this Plan. 

STREET AND SIDEWALK CONSTRUCTION AND CIRCULATION IMPROVEMENTS 

The Town Board may construct or require project applicants to improve streets throughout the 
project area. These projects would include landscaping, construction, reconstruction, repair or 
replacement of streets, closure of streets, sidewalks, bike and pedestrian amenities, and public 
transit facilities; and acquisition of land, right-of-ways, easements, and other land rights for 
street and access improvements. Specific recommendations for parking, traffic, and pedestrian 
and vehicular safety improvements were described in Section B, “Statement of Proposed Land 
Uses.” 

COMMUNITY FACILITIES 

The Town Board may initiate or seek funding opportunities for the purposes of the acquisition, 
construction or rehabilitation of public facilities within the project area. Public facilities may 
include public parking facilities, police facilities, recreation centers, conference facilities, 
community centers, and performing arts facilities. As stated previously, an Intermodal Transit 
Facility, including a public parking garage and plaza, are proposed for Site A (see Figure S-15 in 
the Executive Summary). Also, as previously discussed, a community facilities hub is proposed 
for Site F, in proximity to the existing youth center on Andrews Avenue (see also “Proposed 
Codes, Ordinances, and Amendments,” below). 

The Town Board may also initiate or sponsor the development of parks and recreation facilities, 
in addition to improvements to pedestrian and bicycle facilities and other civic-type spaces. In 
doing so, the Town Board may acquire and improve land or buildings for public parks, open 
space, bicycle and pedestrian uses, as well as construct facilities for public use. 
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PROPOSED CODES, ORDINANCES, AND AMENDMENTS 

In order to achieve the goals and objectives set forth in the Plan, the Town may adopt new 
zoning districts and rezone the project area to encourage mixed-use and increased density and to 
allow for TOD. Rezoning portions of downtown Wyandanch would facilitate redevelopment and 
revitalization in the core commercial area around the LIRR Wyandanch station and south along 
Straight Path. Encouraging medium and high-density mixed-use development within walking 
distance of the LIRR Wyandanch station is consistent with typical TOD practice. Typical TOD 
strategies place higher density uses closest to the train station, allowing density to decrease 
farther from the station. The proposed rezoning plan is designed to facilitate the redevelopment 
of the project area and, in particular, the strategic sites. The proposed rezoning is intended to 
implement the overall project goals and allow for the proposed land uses described above. 
Building and parking restrictions specific to each proposed zoning district are shown in Table 4-
2. 

Table 4-2
Building and Parking Restrictions for Proposed Zoning Districts

 

Low- 
Density 

Residential 

Low- 
Density  
Mixed  
Use 

Medium-
Density  
Mixed  
Use 

High- 
Density  
Mixed 
Use 

Special 
District 

Sidewalk (min ft) 5 10 10 10 10 
Sidewalk (max ft) 15 20 20 20 20 
Building height (max ft) 25 25 40 60 60 
Lot width (min ft) 18 18    
Area (min sf) 1,700 1,700    
FAR residential (max) 0.5 0.9 2.0 4.0 4.0 
FAR commercial (max) - 1.0 2.0 2.0 2.0 
Commercial overlay depth1 (ft) - 100-200 100-200 100-200 100-200 
Lot coverage (max %) 35 55 60 65 65 
Front yard (min ft) 15 5    
Side yard (min ft) 5 8    
# Side yards 2 2    
Total side yard area (min sf) 13 16    
Rear yard (min ft) 30 30    
Off-street parking (per dwelling) 2 1 0.75 0.5  
Off-street parking  
(per 500 sf retail) 

- 1 1 1 1 

Off-street parking 
(per 500 sf office) 

- 1 1 1 1 

Off-street parking 
(per 500 sf institutional) 

- - - - 1 

Notes:     1Commerical overlay depth is defined to avoid intrusion of commercial uses onto residential blocks.  
                   Depth refers to offset from lot line fronting the street.  

Source:      The RBA Group, Wyandanch Downtown Rezoning Strategy, July 17, 2008. 

 

Following is a summary of the proposed zoning districts designed to achieve the overall project 
goals. The proposed locations of these zoning districts are shown on Figure S-16 in the 
Executive Summary. 
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HIGH-DENSITY MIXED USE 

(Four-story: Retail, Office, Residential) 

• Allows structures up to four stories plus the potential for limited roof-top development 
(health club, bar, restaurant, nightclub, etc.). 

• Prohibits single-family detached homes. 
• Permits multifamily buildings, including townhomes, condos, and apartments; retail uses; 

office uses; and mixed-use buildings with ground-floor retail uses or service-oriented office 
space, and residential or office uses on the upper floor(s). Retail uses serving both 
commuters and residents are encouraged. Certain qualifying food service and/or 
entertainment uses may be permitted as well. 

• Structures built at or close to lot lines with a high percentage of lot coverage. 
• Maximum height for buildings is 60 feet above grade. 
• Minimum sidewalk width of 10 feet. Sidewalks may be up to 20 feet wide and may 

accommodate café seating and/or sidewalk vending by permit only. 
• Maximum individual retail/office establishment size permitted is 10,000 square feet, unless 

authorized by special permit. 
High-density mixed-use zoning is proposed for the majority of Site A as well as the portions of 
Sites B, C, and G that are directly adjacent to the railroad tracks.  

MEDIUM-DENSITY MIXED USE 

(Three-story: Retail, Residential, Office) 

• Building requirements are the same as for the High-Density Mixed-Use District, except as 
follows: 
- Allows structures up to three stories and permitted rooftop uses. 

- Maximum height for buildings is 40 feet above grade.  

The area proposed for medium-density mixed-use zoning is still in close proximity to the LIRR 
station (portions of Site A, B, C, and G). Buildings in this zoning district will front on principal 
arterial streets that are already commercial in nature and are also within easy walking distance of 
the train station. Medium-density mixed-use development at the northern end of Site A will 
serve as an appropriate transition from the residential neighborhood north of the project area to 
the proposed high-density mixed-use zone. Similarly, the medium-density mixed-use zoning 
proposed for portions of the Straight Path corridor south of the LIRR tracks will provide an 
appropriate transition from the high-density mixed-use zone to the north and the low-density 
mixed-use development proposed in the southern portion of the project area. 

LOW-DENSITY MIXED USE 

(Two-story: Retail, Residential) 

• Building requirements are the same as for the High-Density Mixed-Use District, except as 
follows: 
- Allows structures up to two stories and permitted rooftop uses. 

- Maximum height for buildings 25 feet above grade.  
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Further from the transit station, this zoning district would comprise portions of the Straight Path 
corridor south of Irving Avenue on Site D, providing a transition from the high- and medium-
density mixed and transportation uses to the north and nearby low-density residential 
development to the south. 

LOW-DENSITY RESIDENTIAL 

(Two-story: Residential) 

• Allows residential structures up to two stories. 
• Prohibits single-family detached homes. 
• Permits multifamily buildings, including townhomes, condos, and apartments. 
• Structures built at or close to lot lines with a moderate percentage of lot coverage. 
• Maximum height for buildings 25 feet above grade.  
• Minimum sidewalk width of 5 feet. Maximum sidewalk width of 15 feet.  
• Retail/office is not permitted under this zoning designation. 
Furthest from the TOD zone, this zoning district is intended to preserve the residential character 
of the existing residential community in and surrounding the southern portion of the project area 
and will support commercial development and economic revitalization downtown. Low-density 
residential development is proposed for the portion of Site D south of Mount Avenue and for 
Site E.  

SPECIAL DISTRICT: MIXED-USE INSTITUTIONAL 

(Four-story: Retail, Office, Institutional) 

• Building requirements are the same as for the High-Density Mixed-Use District, except as 
follows: 
- Permits retail, office, or institutional uses or mixed-use development consisting of 

ground floor retail or institutional use or service-oriented office with institutional or 
office uses on the upper floors. Retail serving both commuters and residents is 
encouraged. Certain qualifying food service uses may be permitted as well. 

Site F, located north of the LIRR tracks at the northwest corner of Straight Path and Merritt 
Avenue, is proposed to be zoned as a Special District. To encourage a concentration of 
institutional uses, it is recommended that the area immediately north of Site F, encompassing the 
existing Town of Babylon Youth Center, be designated as part of the Special District as well.  

PARKING 

The provision of an appropriate amount of parking is an essential component of a TOD district.  
In many instances, standard parking requirements result in an oversupply, and may also result in 
a significant increase in the cost to develop TOD sites. Because typical TOD projects have 
shown lower automobile ownership rates, it is possible to reduce the number of parking spaces 
required.  
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General Recommendations 

• The Town of Babylon should modify the parking requirements in its existing zoning code to 
encourage and enable the type of development consistent with the intended goals of the 
revitalization plan. 

• The Town should restrict all off-street parking lots or structures to the side or rear of the 
development parcel. None shall front on a public street. 

• The sharing of parking spaces by different land uses, at different times of the day or night 
based on alternate peak demand, should be allowed to count toward fulfillment of parking 
requirements as specified in the zoning code. 

• The issuance or sale of parking credits should be explored as a means of reducing or 
eliminating a developer’s on-site parking requirement. 

• Any changes to the current parking requirements should be revisited after an appropriate 
testing period, in order to see if the new standards meet the intended goals, or require 
modification. 

Following are the recommended parking space requirements for residential, commercial, and 
commuter parking on the sites within the project area. 

Residential Parking 
It is recommended that the residential parking space requirement remain at two spaces per low-
density, single-family unit, and be reduced to one space per dwelling unit in low-density, mixed-
use zones. In medium-density, mixed-use zones, 0.75 spaces per dwelling unit are 
recommended, and in high-density, mixed-use zones, 0.50 spaces per dwelling unit are 
recommended. Further, it is recommended that the number of total parking spaces per dwelling 
unit in high- and medium-density mixed-use zones be capped at 1.0 when adding additional 
parking capacity based on additional bedrooms. For example, 0.50 parking spaces would be 
required for each one-bedroom apartment in a high-density mixed-use building and only 1.0 
parking space would be required for each two-, three- or four-bedroom apartment constructed in 
a high-density mixed-use building within the TOD core. 

Commercial Parking 
If a 60 percent parking ratio reduction were applied to downtown Wyandanch for commercial 
uses, the parking ratio would be one space for every 375-625 square feet of commercial space. 
Considering Wyandanch’s current parking surplus, this reduced parking requirement may be 
successful, particularly if the Town is successful in encouraging shared parking strategies as 
described above. 

Commuter Parking 
The Town is currently exploring the feasibility of accommodating commuter parking at the 
LIRR Wyandanch station in a new parking garage with a capacity of up to 2,000 vehicles, as 
part of the proposed Intermodal Transit Facility. The LIRR anticipates a future demand of 1,447 
(current demand is estimated at approximately 900). The parking surplus in the new garage 
could allow for the issuance of parking credits for new mixed-use developments elsewhere 
within the project area. Also, because park-and-ride commuters will use the garage during very 
predictable periods of time (Monday-Friday, approximately 7 AM to 6 PM), the garage may be 
used as a shared parking resource for certain specific proposed land uses nearby. For example, 
the developer of a new movie theatre across the street from the parking garage could be deemed 
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exempt from having to build new parking for his theatre because of the proximity of the parking 
garage based on the knowledge that the theater will be busy and need parking when the garage is 
devoid of commuters (Friday and Saturday nights).   

PROPOSED PROGRAM OF CODE ENFORCEMENT 

The use and development of land within the project area shall be in accordance with the 
regulations set forth in the Town’s zoning ordinance, and any other applicable local, federal, 
State, or County laws regulating the use and development of property in an urban renewal area. 

The Town’s Building Division within the Planning Department issues building permits and 
enforces the Town’s zoning and buildings codes and other local laws and ordinances. No 
building can be constructed or altered on any lot, plot, or premises until a Town building permit 
authorizing the work has been issued. The Building Division requires that copies of plans and 
specifications, and such other information that is necessary, be filed with every permit 
application. In addition, other divisions enforce Town codes dealing with the use and 
development of land including the Engineering Division, which is responsible for site plan 
review and on-site inspections; the Planning Division which administers zoning, subdivision, 
and other applications and the Planning Board and Zoning Board of Appeals, which consider 
applications for subdivisions and zoning variances, respectively; Fire Marshals, which enforce 
the Town’s codes related to fire safety and have the power to issue summons and make arrests 
for violations of the law; Ordinance Enforcement, which patrols and inspects the Town’s 
garbage districts for violations of the codes and issues summons where necessary; and Parking 
Violations, which patrols and issues summons for all parking violations within the Town. These 
efforts will be continued and intensified where appropriate and possible.   

PROPOSED TIME SCHEDULE 

Table 4-3 below is an approximate time schedule for the implementation of this Plan. 
Implementation of the Plan would not commence until completion of the SEQRA process and 
adoption of this Plan by the Town Board. Start and completion dates for all actions, including 
land acquisition, clearance, disposition of property, redevelopment and rehabilitation, are 
contingent on the availability of state and federal funding sources and of properties sought for 
acquisition and redevelopment. 

It is anticipated that the implementation of this Plan would be carried out in consecutive phases 
or stages, immediately following its adoption. Those phases could be as follows: short term 
(2013) and long term (2020). Moreover, the strategic sites should be prioritized for 
redevelopment, with Site A being the most important, because of its proximity to the train 
station, location at the northern gateway to downtown Wyandanch, and potential for its 
redevelopment to be partially funded with FTA grant monies. By focusing redevelopment and 
urban renewal efforts into separate and consecutive phases, the Town Board would be able to 
ensure that the recommendations put forth in this plan are implemented in a manner that is not 
disruptive to the environment, protects and promotes the safety, health, and welfare of the 
public, and promotes the sound growth and development of the project area.  
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Table 4-3
Recommended Time Schedule

Action  Start Date 
Date of 

Completion 
SEQRA Process November 2008 May 2009 
Notice of Completion of Draft Plan and Submission of Draft Plan to 
the Town Planning Board 

April 2009 

Planning Board Hearing and Determination  April 2009 May 2009 
Public Comment Period on Draft Plan April 2009 May 2009 
Notice of Completion of Final Plan and Public Comment Period May 2009 
Adoption of Findings Statement on Final Plan May 2009 
Adoption of the Wyandanch Downtown Revitalization Plan June 2009 
Town Board’s Advisory Role to the Building Department as per 
Section 503(h) of New York State Article 15 (Urban Renewal Law) June 2009 36 months 

Reuse of Vacant Structures June 2009 2013 
Rehabilitation of Identified Deteriorated Structures June 2009 2013 
Disposition of Land June 2009 2013 
Acquisition of Land June 2009 2013 
Infrastructure and Public Space Improvements June 2009 2020 
Approval of Development Applications June 2009 2020 
Private Development of Underdeveloped or Undeveloped Properties June 2009 2020 
  

It is intended that the implementation of recommendations put forth in this Plan will be carried 
out in phases or stages extending over a 12 year period from the adoption of this Plan and will be 
subject to modification or amendment thereto by the Babylon Town Board. 

DURATION OF PLAN CONTROLS 

The regulations and controls contained in this Plan shall be binding and effective by deed or 
lease upon all purchasers or lessees of land and their heirs or assigns in the Urban Renewal Area 
covered by this Plan, from the date of approval of this Plan by the Town Board for 40 years, 
unless amended as provided herein. 

PROCEDURES FOR CHANGES IN APPROVED PLAN  

The provisions of the Plan may be modified or amended at any time by the Town Board in 
accordance with the provisions of Article 15 and Article 15A of the New York General 
Municipal Law.  

PROVISIONS TO PRESERVE THE INTEGRITY OF THE PLAN 

In order to preserve the integrity of the Plan, the Town of Babylon Department of Planning and 
Development (the “Planning Department) will notify the Town Board upon receipt of any 
applications for a permit for building construction or alteration, or for a certificate of occupancy 
for a structure within the Urban Renewal Area. Pursuant to Section 503(h) of the General 
Municipal Law, for a period of three years from the approval of this Plan by the Town Board or 
of any amendments or modifications thereto, the Planning Department shall not issue a building 
construction or alteration permit, or a certificate of occupancy for a structure or use within the 
Urban Renewal Area, without having first obtained the consent of the Town, unless the 



Wyandanch Downtown Revitalization Plan 

 4-16  

construction, alteration, or use is necessary for the immediate protection of public health and 
safety. The Town shall consent to the issuance of certificates and permits upon the determination 
that the proposed construction, alteration, or use is not inconsistent with the Plan or any 
amendments or modifications thereto. The Town shall have the power to reject any proposals 
which are inconsistent with the Plan in order to preserve the integrity of the Plan.  

 

 



Chapter 5 
 

Impact Analyses 
  



 5-1  

Chapter 5:  Impact Analyses 

A. INTRODUCTION 
As described in detail in Chapter 1, “Project Description,” the proposed project involves 
multiple actions including the completion and adoption of an Urban Renewal Plan for the 
designated Urban Renewal Area (URA) in downtown Wyandanch (i.e. “the project area”); the 
completion and adoption of a Nomination for the proposed Brownfield Opportunity Area (BOA) 
(the project area) under Step 2 of the State of New York’s Brownfield Opportunity Areas 
Program (i.e. BOA Program); and the preparation and acceptance of a Draft and Final Generic 
Environmental Impact Statement (GEIS). Designation of the BOA by New York State would 
occur subsequent to the proposed project, following successful application to and completion of 
Step 3 of the BOA Program. This chapter assesses the potential impacts of the proposed project 
on the environment as well as in the context of socioeconomic conditions. 

To identify potential impacts, conditions in the future without the project (2020) are compared to 
conditions in the future with the project (2020). For this project, conditions in the future without 
the project were assumed to be generally the same as existing conditions, except for a few 
known development projects expected to be in place by 2020 (see Chapter 3, Section B, “Land 
Use, Zoning, and Public Policy”). Because of ongoing economic stagnation in downtown 
Wyandanch for at least the last 10 years, it is expected that in the absence of the proposed 
project, vacant parcels in the project area would remain undeveloped and vacant or partially 
vacant buildings would remain unoccupied or partially unoccupied. The future with the project 
scenario conservatively assumes that the projected redevelopment scenario for 2020 outlined in 
Chapter 4, “Implementation Strategy,” would be in place and that the recommendations set forth 
in this Plan would be implemented. In addition, this chapter considers the No Action Alternative, 
as required by law, and one as-of-right alternative, which would redevelop the area in the 
absence of the proposed implementation strategy for the project area (see Chapter 4, 
“Implementation Strategy”). This chapter also includes a section that summarizes the issues 
identified in the analyses pursuant to section 617.9 (b)(5) of the New York State Environmental 
Quality Review Act (SEQRA) regulations, including unavoidable adverse impacts, growth 
inducing aspects of the proposed project, and irreversible and irretrievable commitments of 
resources. 

B. LAND USE, ZONING, AND PUBLIC POLICY 

INTRODUCTION 

This section assesses the potential effects of the proposed project on land use and zoning in the 
project area and in Wyandanch as a whole (i.e., “the study area”). The proposed project is also 
examined in the context of broader public policy initiatives.  



Wyandanch Downtown Revitalization Plan 

 5-2  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

LAND USE 

The proposed project is intended to redevelop vacant and underutilized land and buildings on the 
strategic sites with active, tax-generating uses, such as mixed housing, retail, and commercial 
uses, or community-oriented uses. The proposed locations of the new zoning districts were 
chosen specifically to encourage development that is compatible with the existing surrounding 
uses in the project and study areas, such that no significant adverse impacts are expected. For 
example, higher density mixed residential, retail, and commercial uses would be encouraged 
close to the train station, consistent with standard transit-oriented development (TOD) practices, 
while low-density residential use would be encouraged at the southern gateway to downtown 
Wyandanch, closer to existing single-family residential uses. Medium- and low-density mixed 
uses would be concentrated along the Straight Path corridor, providing a transition from the 
higher density uses at the northern gateway to downtown Wyandanch and the low-density 
residential uses at the southern end of the project area. In addition, community-oriented 
institutional uses would be concentrated near the existing Youth Center on Andrews Avenue, 
creating a safe, centralized location for such uses. This area could support the relocation of the 
existing Martin Luther King, Jr. Community Health Center and Wyandanch Head Start facilities 
(currently south of the LIRR tracks within the project area), and/or a satellite college campus, 
skill-development training center, or similar use.  

The proposed project would also serve to eliminate underperforming or inappropriate land uses. 
For example, the proposed rezoning would enable the development of a parking garage being 
proposed on Site A as part of a separate but related Town-initiated project. Currently, there is a 
substantial amount of acreage devoted to free commuter surface parking lots in the heart of 
Wyandanch’s downtown, which deprives the community of using these large parcels to 
accommodate transit-oriented, mixed-use development and is inconsistent with the goals of 
Wyandanch Rising. Development of the Site A garage would consolidate commuter parking into 
one central location and could include metered parking or parking fees to generate increased 
revenue. In addition, industrial uses, while recognized to be an important part of the local 
economy, would be phased out, allowing for their replacement by mixed residential, retail, and 
commercial uses, which would be more compatible with the existing surrounding land uses in the 
area and would generate much-need tax revenue for the Town. 

Parks and Open Space  
Overall, there is a dearth of open space resources in the project area; however, the project area is 
primarily non-residential (approximately 85 percent). With the addition of the proposed housing 
units, the project area’s existing and future residents would benefit from an increase in open 
space resources within a radius of ½-mile from the project area. A focus of this project is to 
explore opportunities for creating new open space in the study area. To that end, the Town is 
proposing an expansion of George Sims Veterans Plaza and a new plaza on Site A as part of the 
overall redevelopment and revitalization plan. In addition, the Town is actively researching 
possible connections to other open space areas and parks in the vicinity of the project area for 
the community. For example, the Town of Babylon would like to connect the Wyandanch 
community to the Carlls River watershed, an important local natural resource. Bike and water 
trails are now being investigated for underutilized portions of this open space area. The Town of 
Babylon Wyandanch Park has a direct connection to this open space and may be utilized as an 
access point. The challenge will be to address manmade and natural barriers for bicycle and 
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water trails for this important initiative. Additionally, the Town is considering a dedicated bike 
route along Commonwealth Boulevard that would connect to the Town’s Geiger Memorial Park 
on Grand Boulevard just outside the study area and run along the Carlls River south to Belmont 
Lake State Park. With these proposed improvements, it is not expected that the proposed project 
would result in any significant adverse impacts on open space. 

ZONING 

A revised zoning code, including the proposed new zoning districts, would allow for mixed-use 
development that is compatible with existing platted lots in Wyandanch, and would encourage 
higher density, transit-oriented development (TOD), and that is typical of a downtown area. 
Rezoning portions of downtown Wyandanch would facilitate the redevelopment and 
revitalization in the project area, consistent with the intent of the proposed Plan. The proposed 
rezoning would be expected to result in positive impacts including increased local community 
use of the train station and the resulting decreased auto dependence and traffic congestion; create 
a pleasant, safe, pedestrian-friendly environment in the project area that encourages walking and 
cycling, in addition to transit use; concentrate institutional uses in the vicinity of the existing 
Youth Center, which would promote neighborhood pride and identity; create more economically 
viable retail footprints downtown; increase commuter spending in downtown Wyandanch; and 
provide a range a housing options not currently offered in Wyandanch for people of different 
income levels and at different stages of life, thereby accommodating existing residents while 
attracting new residents to the area. The proposed locations of the new zoning districts were 
chosen specifically to encourage development that is compatible with the existing surrounding 
uses in the project and study areas, such that no significant adverse impacts would occur.  

PUBLIC POLICY 

The proposed Wyandanch Downtown Revitalization Plan would serve to guide and expedite 
redevelopment and revitalization in Wyandanch. The Plan was substantially based on the goals 
and objectives of Wyandanch Rising, recognizing the extent to which the Town of Babylon, 
Sustainable Long Island (SLI), and the Wyandanch Community Development Corporation 
(WCDC) have proceeded with the development of a vision and a concept plan for downtown 
Wyandanch. For example, consistent with the goals and objectives of Wyandanch Rising, the 
proposed project includes the adoption of an Urban Renewal Plan; encourages the development 
of mixed-use buildings; encourages the redevelopment of vacant buildings; includes a rezoning 
plan to permit the type of mixed-use development proposed; includes measures for improving 
pedestrian and vehicular safety conditions; includes recommendations for landscaping and 
beautification; and includes recommendations for improved street design.  

In addition, the proposed project is entirely consistent with the Town’s overall goals and 
objectives for downtown Wyandanch. By satisfying the Nomination requirements of the State’s 
BOA Program, the proposed Plan will serve to return vacant, underutilized, deteriorated or 
environmentally challenged areas to productive use and restore environmental quality. Also, 
because the proposed Plan serves as a GEIS, a developer or entity that makes an application for 
a use that conforms with this Plan would not have to go through a lengthy SEQRA process. 
Therefore, such applications will go through an especially streamlined review process, which 
will be a substantial incentive to encourage developer participation in the redevelopment and 
revitalization process. 
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The proposed Plan was also developed alongside other ongoing government-sponsored 
initiatives for downtown Wyandanch, to ensure compatibility with public policy for the area, 
including the Federal Transit Administration (FTA) grant-related Intermodal Study and the 
Environmental Protection Agency (EPA) grant-related sewer feasibility study for downtown 
Wyandanch.  

Finally, the proposed project would offer enhanced community benefits under the Empire Zone 
and HUBZone programs. Potential new businesses and developers would be informed of these 
programs and the appropriate contacts and would be made aware of federal contract 
announcements. 

C. INFRASTRUCTURE AND ENERGY 

INTRODUCTION 

This section assesses the additional demand for water, sanitary sewer, solid waste, and electric 
and gas services expected to result from the proposed project and the needs that it would place 
on the existing infrastructure and utilities serving the project area. The provision of sanitary 
sewer service would be vital to the area in order to accommodate the redevelopment expected 
from the proposed project and, for the purpose of assessing potential project impacts, is assumed 
to be in place by the 2020 Build year. 

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

WATER SUPPLY 

As discussed in Chapter 3, “Existing Conditions and Analysis,” the project area is served by the 
Suffolk County Water Authority (SCWA) water distribution system. The proposed 
developments would collectively use an approximate 340,492 gallons per day (gpd), based on 
industry standards.1 This estimate includes water use for residents and businesses.  

The proposed project is expected to create a demand for potable water that amounts to 
approximately 0.2 percent of the SCWA’s average annual withdrawal (approximately 164 
million gallons per day).2 This relatively small increase is not considered significant and would 
not be expected to have adverse effects on the water supply system.  

Moreover, a letter was sent to the SCWA on August 19, 2008 inquiring about water availability 
to accommodate the proposed project. SCWA determined that, based on the information 
provided (i.e. anticipated water demand), the daily domestic demand should not be a problem for 
the utility’s existing facilities, as indicated in its letter dated September 15, 2008. SCWA added 
that four-story buildings may require the installation of internal booster pumps to be adequately 
served. In addition, given the proposed density, SCWA expects that there would need to be some 
improvements to or elimination of dead-end mains to adequately serve the proposed project. 
SCWA also recommends consideration of a public sewer system to treat and better control the 
sanitary waste from the project. With these improvements, no significant adverse impacts to the 
water supply system would be expected to result from the proposed project.  

                                                      
1 Nathanson, Jerry A. Basic Environmental Technology, Fourth Edition, 2003. 
2 Suffolk County Water Authority, Annual Drinking Water Quality Report, 2006. 
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SANITARY SEWAGE 

The estimated sewage generation is approximately 350,000 gpd, according to information 
received from the Suffolk County Department of Public Works (SCDPW) and based on Suffolk 
County Heath Department standards.   

As discussed in Chapter 3, “Existing Conditions,” Wyandanch is not connected to a public sewer 
system and this is a critical factor in the lack of a commercially viable downtown. Rather, the 
community depends on independent on-site wastewater treatment, which is a major issue 
because of potential groundwater contamination and the fact that on-site wastewater treatment 
systems can be cost-prohibitive to potential developers and a disincentive for capital investment 
in Wyandanch. On-site wastewater treatment also requires compliance with SCDHS regulatory 
requirements, which limit the opportunity to provide the density necessary for economic 
development. According to Wyandanch Rising, 95 percent of the housing units in Wyandanch 
use on-site systems composed of a septic tank with either a leach field or cesspool to provide 
wastewater treatment. Many small businesses also use septic systems to treat wastewater. 
According to the EPA, the functioning life of septic systems is typically 20 years or less. Eighty-
five percent of the homes in Wyandanch were built before 1980, with over 2,000 housing units 
in Wyandanch potentially using sewage treatment systems that have outlived their useful life. 
Many of the original septic systems and cesspools are likely to require rehabilitation or 
replacement. Failing septic systems are a common source of water pollution and a potential 
public health issue.  

To avoid pollution, allow greater density, and stimulate economic development, the provision of 
public sewer service along the Straight Path corridor or the installation of modern, efficient on-
site wastewater treatment systems will be necessary. The nearest public sewer system is the 
Suffolk County Southwest Sewer District #3, operated by SCDPW. The Southwest Sewer 
District generally includes the area south of the Southern State Parkway and east of the County 
line to Heckscher Spur Parkway in the Town of Islip. Provision of public sewers in Wyandanch 
would facilitate redevelopment of the area and reduce the potential for groundwater 
contamination from existing septic tank-serviced areas. 

A 2002 report prepared by SCDPW indicated that four hamlets could be connected to the district 
at a cost of $273 million. According to the same report, it would cost $1,500 per home for sewer 
connection, an amount that could be cost-prohibitive to already economically distressed 
households in the community. A letter from SCDPW to the Town Supervisor dated August 25, 
2008 indicated that the cost estimated in the 2002 report is outdated and projected that cost 
upwards to $3,000 per home per year. This project cost was specific to a smaller area that was 
evaluated using a limited amount of information to develop an approximate cost. The project 
cost impediment may hinder a large expansion plan, but the immediate need for sewer service in 
the area is along the Straight Path corridor, which would be most beneficial for redevelopment 
and protection of groundwater. It is noted that connecting to a public sewer system is likely to be 
the least costly option for new construction. 

The Town Board, in coordination with EPA, has awarded funds for assessing the feasibility of 
extending the local sewer district infrastructure to Wyandanch. The sewer feasibility study was 
recently completed and one of the most important recommendations of this Plan is to implement 
the recommendations of the feasibility study to allow for public sewer connection in downtown 
Wyandanch. Funds must be secured to allow for the development of public sewer infrastructure 
in downtown Wyandanch in order to implement the development recommendations set forth in 
this Plan. 
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The mainland portion of the Town of Babylon south of Southern State Parkway1 is located 
within the Southwest Sewer District #3 and sanitary wastewater is conveyed to the Bergen Point 
Sewage Treatment Plant located in West Babylon, just south of the Bergen Point Golf Course. 
This plant has a permitted capacity of 30.5 mgd of wastewater influent. According to the Hamlet 
Plan, the plant is at or near capacity. However, there is sufficient capacity to accommodate the 
Wyandanch Downtown Revitalization Plan’s anticipated wastewater flows. 

It is assumed that public sewer service would be extended to downtown Wyandanch by 2020 to 
accommodate the proposed development scenario such that the proposed project would not 
result in any significant adverse impacts associated with on-site septic systems (e.g. groundwater 
contamination). With the installation of a public sewer system in downtown Wyandanch, there 
would be a disruption in traffic due to the construction, which would most likely involve 
dewatering activities as well as open trenches and also lead to short-term nuisance conditions of 
noise and dust. However, a Maintenance and Protection of Traffic Plan would be prepared for 
these construction activities. This would include temporary changes to traffic flow and control to 
ensure safe conditions for workers and motorists. In terms of construction activities, a 
Stormwater Pollution Prevention Plan would be prepared as well as dust and noise control 
measures to minimize the impacts of construction activities. Dewatering would be undertaken in 
accordance with Town of Babylon, New York State Department of Environmental Conservation 
(NYSDEC), and, if any, County of Suffolk requirements. The upgrade of the Bergen Point 
Sewage Treatment Plant is the subject of a capital project that is currently in the engineer report 
phase and does have funding in 2010 for an expansion.  

SOLID WASTE 

Solid waste generated at the proposed development sites would consist primarily of paper, 
cardboard, food items, and other miscellaneous refuse. Based on industry standards, the 
proposed project is expected to generate an estimated 16,602 pounds (8.3 tons) of solid waste 
per day.2 Solid waste generated from the proposed project would be managed by the Town of 
Babylon Sanitation Department, located within the Department of Environmental Control, as 
discussed in Chapter 3, “Existing Conditions.” Non-putrescible waste materials would be 
recycled in accordance with local recycling ordinances. A letter was sent to the Town’s 
Sanitation Department to ensure that no significant impacts to sanitation services would result 
from the proposed project (see Appendix G). The relatively small amount of waste generated 
from the proposed action (about 1 percent of the approximately 750 tons per day of solid waste 
processed at the Covanta facility that serves the Town of Babylon) is not expected to result in 
any significant adverse impacts to solid waste handling and disposal services. The Town’s 
Department of Environmental Control has indicated that the Town can handle the solid waste 
that would be generated from the proposed project and there would be an opportunity to recycle 
through the Town’s programs and the proposed activities would be consistent with the Town’s 
solid waste management plan.  

                                                      
1 Segments of the Southwest Sewer District in Babylon include two areas north of Southern State 
Parkway. One segment runs north along NYS Route 110 into the Town of Huntington for the purpose of 
serving a major business corridor. The other location is a small area just north of the Southern State 
Parkway along NYS Route 231 at North Babylon.  
2 Tcholbanoglous, George, McGraw-Hill Series in Water Resources and Environmental Engineering, 
Integrated Solid Waste Management, 1993.         . 
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ENERGY 

Energy service would be obtained from LIPA and National Grid. The proposed project would 
require an extension of existing utility services in the area to provide new electric and gas 
service to the vacant subject sites. Projected energy demand for the proposed developments is 
based on loads for heating, ventilation, air conditioning, lighting, and auxiliary equipment, such 
as elevators and pumps. The annual energy consumption is calculated by applying factors from 
the Association of Energy Engineers, 1997.1 It is estimated that the proposed project would 
result in an energy demand of 215,155 million British Thermal Units (BTUs) annually. This is 
equivalent to about 63 million kilowatt hours (kWh). A letter was sent to LIPA to inquire about 
the potential for any impacts (see Appendix G), but a response was not received in time for 
publication of this Plan. However, it is not expected that this additional load would be a problem 
for LIPA’s existing facilities and any necessary service connections would be made. In addition, 
all applicable proposed projects under the Plan would meet the U.S. Green Building Council’s 
Leadership in Energy and Environmental Design (LEED) certification and ENERGY STAR 
standards, to ensure the development of environmentally responsible, energy-efficient buildings.  

Therefore, no significant adverse impacts on infrastructure and energy systems are expected to 
result from the proposed project. 

D. BROWNFIELD, ABANDONED, AND VACANT SITES 

INTRODUCTION 

The purpose of this section is to assess the proposed project’s potential impacts on brownfields 
and other vacant, abandoned, and underutilized lots sites within the project area as they relate to 
potential reuse and redevelopment. 

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

Construction of the proposed project would involve demolition of existing structures (some of 
which may contain lead-based paint (LBP), asbestos-containing materials (ACMs), and 
polychlorinated biphenyl (PCB)-containing electrical components). Construction would also 
involve a variety of earthmoving/excavating activities that may encounter subsurface 
contamination in soil and/or groundwater. Potential subsurface contaminants of concern include 
volatile organic compounds (VOCs), semivolatile organic compounds (SVOCs), PCBs, 
peticides, herbicides and rodenticides, and metals (such as lead, arsenic, cadmium, chromium 
and mercury). The presence of hazardous materials threatens human health only when exposure 
to those materials occurs; even then, a health risk requires both an exposure pathway to the 
contaminants and sufficient exposure to produce adverse health effects. Impacts would be 
avoided by performing investigation and construction activities in accordance with the following 
protocols:   

• A comprehensive asbestos survey of the areas to be renovated/demolished would be 
conducted that included the sampling of all suspect materials to confirm the presence or 
absence of asbestos. Based on the findings of the survey, the identified ACMs would be 
removed and disposed of in accordance with all federal, state, and local regulations. Proper 

                                                      
1 The City of New York, City Environmental Quality Review (CEQR) Technical Manual, 2001. 
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handling, removal, and disposal of ACM is governed by federal requirements (U.S. 
Occupational Safety and Health Administration [OSHA] 29 CFR 1926.1101, Department of 
Transportation 49 CFR 171-173, and EPA 40 CFR 61) and New York State requirements 
(Labor Law Article 30 - Asbestos or Products Containing Asbestos Licensing and 12 
NYCRR Part 56 Asbestos Regulations). Appropriate engineering controls (e.g., wetting and 
other dust control measures) to minimize asbestos exposure are required to be implemented 
prior to and throughout demolition/renovation. 

• Any renovation or demolition activities with the potential to disturb lead-based paint would 
be performed in accordance with the applicable Occupational Safety and Health 
Administration regulation (OSHA 29 CFR 1926.62 - Lead Exposure in Construction). If 
lead-coated surfaces are present, and depending upon the type and method for removing and 
demolishing existing structures, an exposure assessment may be needed to determine 
whether lead exposure would occur during the demolition. If the exposure assessment were 
to indicate the potential to generate airborne dust or fumes with lead levels exceeding health-
based standards, a higher personal protection equipment standard would be employed to 
counteract the exposure. In all cases, appropriate methods to control dust and air monitoring, 
as required by the appropriate OSHA regulations, would be implemented during demolition 
activities. 

• If disposal of electrical or hydraulic equipment is required, all federal and state requirements 
relating to PCBs would be followed. Suspected PCB-containing equipment (e.g., 
transformers, electrical feeder cables, hydraulic equipment, and fluorescent light ballasts) 
may need to be surveyed and evaluated prior to building demolition or utility relocation. 
PCB-containing equipment that would be disturbed by the work would be removed and 
disposed of in accordance with applicable federal (40 CFR Part 761), state (6 NYCRR Parts 
360 – 376), and local regulations. Unless suspected PCB-containing equipment is labeled to 
be “non-PCB,” it must be tested or assumed to be PCB-containing and disposed of at 
properly licensed facilities. 

• A subsurface investigation (Phase II ESA) will be performed at the strategic brownfield sites 
for which site assessment funding is granted. Based on the findings of the subsurface 
investigations, appropriate design measures, such as vapor intrusion mitigation, 
contaminated materials management (to include excavation, hauling, and disposal), storage 
tank closure, and worker and community health and safety monitoring, would be 
implemented to address any contamination identified. Detailed procedures would be 
incorporated into the proposed project’s construction documents specific to the proposed 
development to govern testing and development of and adherence to appropriate procedures 
for petroleum tank removal, excavation, stockpiling, loading, and other activities that would 
entail subsurface disturbance. Preventive measures would be undertaken to protect the safety 
of the public, community residents, and construction workers, as well as the larger 
environment.  

These measures to avoid potential impacts would be conducted in compliance with all applicable 
laws and regulations and would conform to appropriate engineering practices.  
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E. TRAFFIC AND TRANSPORTATION 

INTRODUCTION 

This section examines the proposed project’s potential to affect the surrounding transportation 
system and is based on a traffic analysis prepared by The RBA Group. It describes the future 
traffic, parking, and transit conditions for the year 2027 (existing baseline 2007 + 20 years) for 
both No Build and Build conditions.1 The 2027 No Build condition (i.e., conditions in the future 
without the proposed project) incorporates anticipated background growth in the area. The 2027 
Build condition (i.e., conditions in the future with the proposed project) assumes the full build 
out of the strategic sites, including the development of an Intermodal Transit Facility on Site A, 
at the northeast corner of Straight Path and Acorn Street adjacent to the LIRR tracks. The 
Intermodal Transit Facility is being proposed under an FTA-sponsored project and is being 
analyzed for potential environmental impacts separate from the proposed project. While the 
intermodal center could be developed on Site A independent of the proposed project, it was not 
included in the No Build traffic condition to provide for a more conservative analysis of the 
proposed project’s potential traffic impacts. The Intermodal Transit Facility would accommodate 
a bus stop, a “kiss-and-ride” drop-off/pick-up area, taxi stand, and a structured parking garage 
that would provide approximately 2,000 ADA-compliant parking spaces for commuters and 
patrons of downtown Wyandanch. The consolidation of commuter parking in the garage would 
make space available for the new retail, office, and residential development proposed for the 
site. 

The traffic study area for 2027 future conditions was selected to include the intersections most 
likely to be used by concentrations of additional vehicular traffic generated by the proposed 
project. This is expected to be the area immediately adjacent to the Intermodal Transit Facility 
site, where the major east-west roadways meet with Straight Path. As shown in Figure 1-1 in 
Appendix I, Site A is generally bounded by Straight Path to the north and west, Long Island 
Avenue to the south, and N. 9th Street to the east. The primary focus of the traffic study is the 
Straight Path corridor from Long Island Avenue to Nicolls Road.  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

The section is separated into three major subheadings: Traffic, Parking, and Transit, in order to 
more clearly illustrate the proposed action’s potential impacts on each aspect of the 
transportation system. 

TRAFFIC 

The following sections describe 2027 future No Build and Build traffic conditions. Weekday 
AM and PM peak-hour traffic analyses were conducted, using Synchro software, for 2027 future 
No Build and Build conditions. The typical measures of effectiveness for intersection traffic 
analyses are volume-to-capacity ratio, delay, and level-of-service. Because of the proximity of 
the traffic study area’s intersections to each other and to the congestion that occurs at these 
intersections, vehicle queue lengths were also examined.  

                                                      
1 Although the proposed project would be expected to be fully operational by 2020, a 2027 Build year was 
selected for the traffic analysis because it is more conservative and represents conditions 20 years into the 
future, which is a typical scenario for evaluating the potential impacts of federal transportation projects.  
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Volume-to-Capacity Ratio 
Volume-to-capacity ratio (v/c) is an indicator of the amount of congestion that occurs at a 
particular location. A v/c equal to or greater than 1 indicates traffic operations at or above 
capacity (high levels of congestion); a v/c less than 1 indicates traffic operations below capacity 
(lower levels of congestion).  

Delay 
Delay is an indicator of how much travel time, in addition to that which would be incurred for 
base conditions, is experienced on a transportation facility. Total delay, measured in seconds per 
vehicle (sec/veh), comprises control delay and queue delay. Control delay is additional time 
experienced because of downstream signalized or unsignalized traffic control, while queue delay 
is additional time incurred on short links and left-turn bays resulting from spillback, starvation, 
and storage blocking. 

Level-of-Service 
Level-of-service (LOS), defined in terms of control delay, is an indicator of how efficient traffic 
operations are at a particular location. Level-of-service designations range from excellent LOS A 
(conditions with extremely favorable traffic signal progression and/or short cycle lengths such 
that most vehicles arrive on green) to failing LOS F (possibly over-saturated conditions with 
poor signal progression and/or long cycle lengths such that most vehicles arrive on red). The 
LOS thresholds are provided in Table 5-1. 

Table 5-1  
Signalized Intersection Analysis LOS Designations

LOS Delay (sec/veh) 
A ≤10 
B >10 to 20 
C >20 to 35 
D >35 to 55 
E >55 to 80 
F >80 

Source: Transportation Research Board, Highway Capacity Manual. 

 

Queue Length 
Queue length, dependent on arrival patterns and service times, is an indicator of congestion at a 
particular location. Extensive queues may result from high traffic volumes, inadequate traffic 
control, and/or insufficient lane or roadway capacities. Queues that exceed available storage at a 
location may block other movements at the location and may interfere with traffic operations at 
upstream locations. Since the 95th-percentile queue (i.e., the maximum back of queue in feet for 
95th-percentile traffic volumes) is the only percentile queue in Synchro that accounts for the 
metered effects of upstream signals, it is this queue that was examined in this analysis.  

Future No Build Condition 
The 2027 No Build condition traffic analysis identifies how the traffic study area’s roadway 
system is projected to operate in the future with anticipated background growth, but without 
implementation of the proposed project. 
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Traffic Volumes 

Based on the Long Island Transportation Plan 2000 (LITP 2000), the New York State 
Department of Transportation (NYSDOT) recommends that a linear traffic growth rate of 1.1 
percent per year be applied in the Town of Babylon. This would result in a 24 percent increase in 
background traffic volumes in the Wyandanch downtown area between 2007 and 2027. Existing 
condition weekday AM and PM peak-hour traffic volumes were increased by this growth factor 
to develop projected 2027 No Build background volumes. The resulting 2027 weekday AM and 
PM peak-hour No-Build condition traffic volumes are provided in Figures 1-2 and 1-3, 
respectively, in Appendix I.  

Traffic Analysis 

Weekday AM and PM peak-hour analyses were conducted using Synchro software for 2027 No 
Build conditions for the Straight Path at Long Island Avenue and Acorn Street/Merritt Avenue 
intersections. Detailed results of the 2027 intersection analysis are presented in Table 1-2, 
Appendix I.  

As indicated in the table, if there are no changes to the current roadway conditions, both 
intersections can be expected to operate at unacceptable levels by the year 2027. Although the 
overall intersections would operate acceptably, individual movements would operate poorly with 
the increase in background traffic. The southbound left-turn at Acorn Street and the northbound 
through/right-turn at Long Island Avenue would operate at poor LOS E, incurring over 65 
sec/veh of delay during the peak hours. Multiple side-street approaches would also operate 
poorly. In fact, both the eastbound and westbound left-turn movements at Long Island Avenue 
are expected to fail by 2027, incurring over 2 minutes of delay and requiring drivers to sit 
through more than one traffic signal cycle length.  

These analyses were conducted for “normal” traffic operations (i.e., assuming that a train does 
not cross Straight Path during the analysis period). However, because of the proximity of both 
intersections to the LIRR tracks, it is possible that trains will pass, impeding progression along 
Straight Path and resulting in delays at both analysis intersections in excess of those presented in 
Table 1-2. 

Future Build Condition 
The Build condition traffic analysis identifies how the traffic study area’s roadway system is 
projected to operate in the future with the proposed project, including development of the 
strategic sites. 

Proposed Development Plans 

As noted at the beginning of this “Traffic” section, the 2027 Build condition (i.e., conditions in 
the future with the proposed project) assumes the full build out of the strategic sites, including 
the development of an Intermodal Transit Facility on Site A, at the northeast corner of Straight 
Path and Acorn Street adjacent to the LIRR tracks. The Intermodal Transit Facility is being 
proposed under an FTA-sponsored project and is being analyzed for potential environmental 
impacts separate from the proposed BOA project. While the Intermodal Transit Facility 
(including its various components described above) could be developed on Site A independent 
of the proposed BOA project, it was not included in the No Build traffic condition to provide for 
a more conservative analysis of the proposed project’s potential traffic impacts. To fully achieve 
the proposed development of Site A and the Intermodal Transit Facility, it would be necessary to 
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construct internal site roadways and make modifications at existing Straight Path intersections 
north of Long Island Avenue, as shown in Figure S-15 in the Executive Summary. 

Trip Generation  

Trip generation for the Wyandanch downtown area was developed using industry-accepted rates 
published in the latest versions of the Institute of Transportation Engineers (ITE) Trip 
Generation Manual and Trip Generation Handbook. 

As discussed in Chapter 4, the projected redevelopment scenario includes approximately 56,000 
square of institutional space, 250,000 square feet of retail/office space, and 1,350 dwelling units. 
Most of this development would be located adjacent to Straight Path and accessed from Long 
Island Avenue or roadways farther north. Site A alone would include 37,500 square feet of retail 
space, 57,610 square feet of office space, 373 households, and, while independent of the 
proposed project, a 115,000-square foot public plaza and a parking garage with a 237,300-square 
foot footprint and 2,023 parking spaces as part of the Intermodal Transit Facility planned for the 
site. 

Trip generation for these planned uses, as well as for existing land uses, in the project area were 
calculated using the weekday AM and PM peak-hour of adjacent roadway rates in the Trip 
Generation Manual. Existing land uses included Land Use: 150 Warehousing, Land Use: 630 
Clinic, Land Use: 820 Shopping Center, and Land Use: 945 Gasoline/Service Station with 
Convenience Market. Trip generation for the existing land uses were subtracted from projected 
2027 peak-hour background volumes to reflect that these would be eliminated with 
implementation of the proposed project. Build condition land uses included Land Use: 210 
Single-Family Detached Housing, Land Use: 220 Apartment, Land Use: 495 Recreational 
Community Center, and Land Use: 820 Shopping Center. Trip generation for the proposed land 
uses were added to the modified 2027 peak-hour background volumes to reflect full build out of 
the strategic sites under the projected redevelopment scenario. 

It was assumed that construction of the Town’s proposed parking garage would not in and of 
itself create new traffic volumes; therefore, the number of drop-offs, pick-ups, and parked 
vehicles would be the same for future Build condition as for future No Build condition. 

Based on information provided in the ITE Trip Generation Handbook, a 15 percent reduction in 
all trips generated within ¼-mile of the train station was made to account for the proximity of 
development to the Wyandanch LIRR station. An additional 34 percent reduction in retail trips 
was made to account for pass-by traffic in the area.  

Trip Distribution 

As part of the proposed Intermodal Transit Facility, four access points would be provided from 
Straight Path to the site of the new parking garage. The main access would be at Straight Path 
and Washington Avenue, where additional lanes and a traffic signal would be installed to better 
accommodate future traffic volumes. The second access would be an unsignalized intersection at 
Straight Path and N. 9th Street—the south N. 9th Street leg of which would be extended into Site 
A to Acorn Street. The third access point would be constructed near the intersection of N. 13th 
Street and would be an unsignalized entrance/exit for pick-ups and drop-offs to the LIRR station 
only. The fourth access would be located near the intersection of McCue Street and would serve 
as the primary but unsignalized passenger car access to the new parking facility.  

At Straight Path and Merritt Avenue/Acorn Street, the existing westbound approach would be 
eliminated, and left turns to and from Merritt Avenue would be prohibited. Traffic volumes for 
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2027 conditions were re-distributed to reflect the above modifications. The resulting 2027 
weekday AM and PM peak-hour Build condition traffic volumes are provided in Figures 1-5 and 
1-6, respectively, in Appendix I. The new trips were assigned to the internal roadways based on 
projected development within Site A and were assigned throughout the traffic study area based 
on existing or slightly modified travel patterns in the area. 

Traffic Analysis 

Synchro traffic signal coordination models were developed for weekday AM and PM peak-hour 
2027 Build conditions along Straight Path between Washington and Long Island Avenues. As 
discussed previously, the existing traffic signal at Straight Path and Merritt Avenue would be 
removed and a new traffic signal at Straight Path and Washington Avenue installed; therefore, 
future Build condition analyses along Straight Path address operations at Long Island Avenue 
and Washington Avenue, rather than at Long Island Avenue and Merritt Avenue. The results of 
the Build condition intersection capacity analysis are shown in Table 1-3 in Appendix I. 

As indicated in the table, traffic conditions at the signalized intersections would be acceptable 
with proposed modifications. The newly signalized intersection of Straight Path at Washington 
Avenue would operate well during both peak hours. The overall intersection would operate at 
LOS C, and the side-street approaches would typically operate at LOS D or E, which is to be 
expected for the actuated, lower volume approaches. Overall traffic operations at Straight Path 
and Long Island Avenue would deteriorate slightly during the weekday AM peak hour. 
However, individual lane movements would operate better during both peak periods. No driver 
would have to wait at an intersection for more than one cycle length. All movement delays 
would be less than 90 sec/veh during the AM peak hour or 60 sec/veh during the PM peak hour. 
The critical eastbound and westbound left-turn delays at Long Island Avenue would be 
decreased by 45 sec/veh and 95 sec/veh, respectively.   

The traffic signal and roadway changes that were implemented in the future Build condition 
analysis and that are recommended as part of the Intermodal Transit Facility are shown in Figure 
1-7 in Appendix I and discussed below. 

• At Straight Path and Washington Avenue, a new and semi-actuated traffic signal would be 
installed and coordinated with the existing traffic signal at Long Island Avenue. The signal 
would operate with a 120-second cycle during the weekday AM peak period and a 90-
second cycle during the weekday PM peak period. Geometric changes would also be made 
at the intersection. Both Straight Path and Washington Avenue would likely need to be 
widened to accommodate additional lanes. The northbound and southbound approaches of 
Straight Path would be modified to provide an exclusive left-turn lane, one through lane, and 
one through/right-turn lane. The eastbound Washington Avenue approach would provide an 
exclusive left-turn lane and one shared through/right-turn lane. The westbound approach 
away from the site would provide two exclusive left-turn lanes and one shared through/right-
turn lane. Truck traffic on Washington Avenue west of Straight Path would be prohibited to 
prevent heavy-vehicle traffic through the residential neighborhood.  

• At Straight Path and Merritt Avenue/Acorn Street, the current traffic signal would be 
removed. The eastbound Merritt Avenue approach would become stop-controlled, and left 
turns in and out of the roadway would be prohibited. Acorn Street would be closed off so 
that it no longer connects to Straight Path; however, traffic to and from Acorn Street would 
still be able to access Straight Path via Washington Avenue or N. 9th Street. 
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• At Straight Path and Long Island Avenue, a protected left-turn phase would be provided to 
eastbound and westbound Long Island Avenue. This phase would likely reduce right-angle 
and overtake accidents and would be actuated so that it would only be called when 
necessary. The phase would only be used when needed and would significantly improve 
traffic safety by reducing the likelihood of right angle and overtaking collisions. As 
discussed previously, the signal at this intersection would be coordinated with the proposed 
signal at Straight Path and Washington Avenue. The AM peak-period traffic signal cycle 
length would be increased from the existing 90 seconds to the proposed 120 seconds, and the 
PM peak-period cycle length would be decreased from 95 seconds to 90 seconds. 

Conclusions 
This section analyzes the effects of future traffic demand on the traffic study area street system 
during the AM and PM peak hours with and without the proposed project.  

Based on the results of the future traffic capacity analyses, the following 
observations/conclusions were made: 

• Traffic capacity analyses for the future 2027 No Build condition at Straight Path at Long 
Island Avenue and Straight Path at Merritt Avenue/Acorn Street indicate that multiple 
movements at both intersections would operate poorly or at failing levels.   

• Traffic capacity analyses for the future 2027 Build condition at Straight Path and Long 
Island Avenue and the proposed signalized location of Straight Path and Washington 
Avenue indicate that future operations, even with additional development from the 
Intermodal Transit Facility, would be acceptable with the recommended traffic signal and 
roadway modifications. 

The results of these analyses indicate that modifications associated with the proposed project 
would enhance multi-modal travel opportunities, while accommodating increased traffic 
volumes and allowing additional retail, office, residential, and improved economic development 
in the area. 

PARKING 

This section examines the potential future parking conditions associated without and with the 
proposed project. Weekday on- and off-street parking analyses were conducted for the 2027 No 
Build and Build conditions in the vicinity of the Intermodal Transit Facility site (Site A). 
Parking analyses were not conducted in other areas because it is expected that on-site parking in 
the other areas would be provided according to Town code. 

Future No Build Condition 
The No Build condition parking analysis identifies projected parking conditions in downtown 
Wyandanch in the future without the proposed project. 

Based on LITP 2000, NYSDOT recommends a linear traffic growth rate of 1.1 percent per year 
in the Town of Babylon. This increase in traffic is generally reflected in an increase in parking. 
This would, therefore, result in a 24 percent increase in parking volumes in the Wyandanch 
downtown area between 2007 and 2027.  

Parking Analysis 

Weekday on- and off-street parking analyses conducted for the 2027 No Build condition in the 
traffic study area indicate that there would be a deficit of off-street parking supply in six of the 
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seven lots surveyed. Altogether, this would result in a deficit of 325 off-street spaces by the 
2027 Build year. Lot #2, the Suffolk County-owned commuter parking lot and the largest of the 
off-street parking lots, had by far the largest deficit (37 percent) for the 2027 No Build 
condition.  

On-street parking conditions would be better. The existing on-street parking supply in the 
vicinity of the LIRR station would be sufficient to accommodate future 2027 No Build on-street 
parking demand.  

Future Build Condition 
The Build condition parking analysis identifies projected parking conditions in downtown 
Wyandanch in the future with the proposed project, including redevelopment of the strategic 
sites and development of the Intermodal Transit Facility being proposed under a separate FTA-
sponsored project. 

Proposed Development Plans 

As noted at the beginning of this “Traffic” section, the 2027 Build condition includes the 
development of an Intermodal Transit Facility at the northeast corner of Straight Path and Acorn 
Street adjacent to the LIRR tracks. The Intermodal Transit Facility would accommodate a 
structured parking garage that would provide 2,023 striped, ADA-compliant parking spaces.  

Parking Analysis 

It was assumed that the construction of the parking garage would not in and of itself create new 
traffic volumes; therefore, the number of parked vehicles for the future Build condition would be 
the same as those for the No Build condition. The existing number of off-street parking spaces is 
1,122, but the projected parking demand for 2027 would be 1,447 vehicles. For the No Build 
condition, this would result in a deficit of 325 parking spaces. However, for the Build condition 
with the new parking garage, there would be enough parking spaces to accommodate the 
projected parking demand of 1,447 plus an additional 576 spaces for commuters and adjacent 
retail and office facilities. 

Conclusions 
Existing parking demand in downtown Wyandanch currently exceeds the existing parking 
supply during peak periods. Parking data indicate that the majority of the existing off-street 
parking lots in the vicinity of the Wyandanch LIRR station are near or at full capacity by 11:30 
AM on a typical weekday.  

Parking analyses for the future 2027 No Build condition therefore indicate that there would be a 
deficit of off-street parking spaces in six of the seven lots surveyed. Altogether, there would be a 
deficit of approximately 325 off-street spaces.  

In the Build condition, a new parking garage would be constructed on Site A. The new garage 
would have 2,023 parking spaces, which would provide more than enough capacity to 
accommodate the projected commuter demand of 1,447 vehicles. 

TRANSIT 

Implementation of the proposed project, particularly the construction of an Intermodal Transit 
Facility in downtown Wyandanch, has implications for the transit services operating in the 
vicinity. Specifically, the question arises as to which transit services would be able to utilize 
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such a facility. This section describes the various public transportation services operating in the 
vicinity of downtown Wyandanch and how they may be affected by the proposed Intermodal 
Transit Facility. 

Future No Build Condition 
Recent years have shown an increase in bus ridership on the Suffolk County Transit routes that 
serve the Wyandanch LIRR station and an increase in LIRR ridership using the Wyandanch 
station. The increasing trend in bus ridership and train commuting is expected to continue into 
the future; LIRR noted the popularity of the Ronkonkoma Branch overall and of the Wyandanch 
station in particular, which should result in an increase in service in the near future.  

It is also anticipated that transit usage at the station would further increase as a result of the 
mixed-use development proposed in close proximity. Additionally, LIRR plans to add a second 
track along the Ronkonkoma Branch around 2014 after the completion of the East Side Access 
Project, which will connect the LIRR to Grand Central Terminal and expand to a third track 
through Nassau County. LIRR also has a proposal for a new rail yard on the Ronkonkoma 
Branch, as well as electrification of the line east of Ronkonkoma, which would increase the 
overall ridership on the line.  

Future Build Condition 
As discussed previously, the Build condition includes the redevelopment of the Strategic Sites, 
including development of an Intermodal Transit Facility on the site of the existing surface 
parking area located at the northeast corner of Straight Path and Acorn Street (Site A). The 
redevelopment proposed would result in new transit system riders in the study area. The effects 
of the proposed redevelopment on certain portions of the local transit system are described 
below. 

Suffolk County Transit Bus 

The proposed bus stops would be located on Straight Path just north of the LIRR tracks and 
would include bus shelters to protect riders from the elements. The new bus stops would link 
directly to the proposed Intermodal Transit Facility and would provide access to the LIRR 
station and public plaza via new high visibility crosswalks and sidewalks. 

Long Island Rail Road (LIRR) 

Additional transit enhancements would include upgrades to the LIRR Wyandanch station and 
platform with weather protection for customers. Pedestrians would also be able to access the 
new Intermodal Transit Facility via a new footbridge proposed from Doe Street over the LIRR 
tracks, linking directly to the proposed Intermodal Transit Facility. 

Intermodal Coordination 

The LIRR anticipates that ridership on the railroad would continue to grow, particularly with the 
addition of a second track in 2014. An opportunity would present itself to increase Suffolk 
County Transit bus service to accommodate future commuter volumes and better coordinate bus 
schedules with train schedules. 

Wayfinding 

Adequate wayfinding information, guiding, and supporting pedestrian and vehicular access, 
would ensure that visitors would feel both welcomed and confident as they navigate new 
environments, which would be essential to encouraging return trips. 
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Wayfinding information from mass transit would give pedestrians clear directions from the bus 
stops and LIRR station to nearby destinations and parking facilities.  

Goals for vehicular access include: 

• Guidance for truck traffic to minimize street congestion 
• Balancing of traffic flow to the new, larger capacity parking structure 
• Guiding exiting traffic to major arteries to minimize street congestion. 

Conclusions 
To enhance the experience of utilizing public transportation, the Intermodal Transit Facility 
would improve passenger ease and convenience by: 

• Coordinating a new comprehensive system of wayfinding signage that would be extensive 
and create clear paths to and from nearby train station and parking garage 

• Implementing an enhancement program that would create distinctive and attractive bus 
passenger waiting shelters at the new bus stops on Straight Path 

• Creating a link for pedestrians and bicycles over the railroad tracks to the new Intermodal 
Transit Facility.  

At this time, Suffolk County Transit Bus does not anticipate altering the bus schedules to serve 
the new Intermodal Transit Facility or the overall project area; however, the opportunity for 
increased service at some point in the future would be taken under consideration and examined 
further by the agency, particularly once the second track is built for the LIRR. 

F. SOCIOECONOMIC CONDITIONS 

INTRODUCTION 

This section describes the anticipated socioeconomic impacts of the proposed project. These 
impacts are primarily associated with newly created jobs, increased tax revenues, and other 
resulting expenditures, which are considered beneficial. The proposed project could also result 
in greater ownership of the project area by public entities, which would facilitate the 
redevelopment and revitalization of downtown Wyandanch. In addition, the proposed project 
could potentially displace residents and businesses from the project site, but this displacement 
would not constitute a significant adverse socioeconomic impact. 

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

RESIDENTIAL DISPLACEMENT 

Direct Displacement 
The proposed project would introduce up to 1,335 new housing units to the project area by 2020. 
Based on the average household size for Wyandanch in 2000 (4.14), the proposed number of 
new housing units could translate to up to 5,527 new residents. However, this is a very 
conservative estimate since the average household size in the new housing units, which are 
expected to be a mix of housing unit types, including one-, two-, and three-bedroom townhomes, 
apartments, or condominiums, would be expected to be lower than the current household size in 
an area where the predominant housing type is relatively large three- and four-bedroom single-
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family homes. Moreover, some of the occupants of the new housing units would be expected to 
come from the current pool of Wyandanch residents, many of whom are currently living in 
overcrowded residences.1 A more appropriate estimate of the number of new residents that could 
be introduced by the proposed project was calculated based on demographic multipliers from 
Rutgers University, Center for Urban Policy Research, Residential Demographic Multipliers, 
June 2006. This resource contains residential demographic multipliers for New York derived 
from the 2000 U.S. Census 5-Percent Public Use Microdata Sample (PUMS) and based on unit 
type, number of bedrooms, housing values, and gross rents. While the specific breakdown of the 
proposed units would depend on developer interest and market demand, the economic and 
market trends analysis (see Appendix C) estimates that of the proposed one-, two-, and three-
bedroom townhomes, apartments, or condominiums, approximately 77 percent would be owner-
occupied and 23 percent would be renter-occupied. Assuming that the mix of one-, two-, and 
three-bedroom units would be evenly distributed and that approximately 77 percent would be 
owner-occupied and 23 percent would be renter-occupied, a weighted average residential 
demographic multiplier was calculated (2.61) and the number of residents that could be 
generated from the proposed project was estimated at 3,490.2 

The primary concern in an analysis of direct residential displacement is whether a proposed 
project would displace a population large enough to substantially alter the socioeconomic profile 
and neighborhood character of an area. The proposed project could displace up to 23 housing 
units on the strategic sites, which consist of single-family homes and one eight-family affordable 
apartment building at 1471 Straight Path owned by Shelter Plus. Based on the average household 
size for Wyandanch in 2000 (4.14), up to 95 residents could be displaced from the strategic sites. 
In this case, the 95 residents that could potentially be displaced by the proposed project represent 
only 0.8 percent of the existing study area population (11,269). The displacement of such a small 
number of residents would not have the potential to substantially alter the socioeconomic profile 
or neighborhood character of the area. In addition, the proposed project would continue the 
presence of residential uses in the study area by introducing up to 1,335 new housing units by 
2020. These new housing units could accommodate a portion of the potentially displaced 
residents. 

It is likely that this estimate overstates the number of residents that could be displaced by the 
proposed project. This estimate conservatively assumes that all housing units on the strategic 
sites are occupied, when in actuality some may be vacant. In addition, willing seller acquisition 
would always be the first choice for the acquisition of properties located on the strategic sites. 
Willing seller acquisition would not generally be considered displacement because owners who 
sell their properties to the project sponsor enter into a voluntary agreement.  

Overall, the proposed project would not result in any significant adverse impacts due to direct 
residential displacement. The proposed project would not displace a substantial portion of the 
study area population, and it is possible that some displaced residents could find new housing in 
the units developed by the proposed project.  

                                                      
1 AKRF, Inc., Wyandanch Blight Study, May 2007 (see Appendix B). 
2 The weighted average demographic multiplier was calculated based on the residential demographic 
multipliers for one-, two-, and three-bedroom units of all values in single-family attached buildings, multi-
family buildings with five or more owner-occupied units, multi-family buildings with five or more renter-
occupied units, and multi-family buildings with two to four units.  
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In addition, relocation benefits would be made available to residents that would be directly 
displaced by the proposed project.  Any residents displaced through public acquisition of lands 
through eminent domain would be entitled to compensation and relocation benefits pursuant to 
the requirements of the New York State Eminent Domain Procedure Law. In addition, the Town 
of Babylon could also work with willing sellers to find suitable relocation options. 

Indirect Displacement 
If a project would increase property values and thus rents throughout an area, making it difficult 
for some residents to afford their homes, indirect displacement could occur.  

In some cases, indirect residential displacement can occur as a result of a project that introduces 
a substantial new population with different socioeconomic characteristics compared with the size 
and character of the existing population in the study area. The proposed project would introduce 
up to 1,335 new market-rate housing units or nearly 50 percent of the existing number of units in 
Wyandanch (2,776) and would increase the study area population by approximately 30 percent. 
While the projected increases in population and housing are substantial, the population expected 
to be introduced by the proposed project would not be expected to have socioeconomic 
characteristics that are substantially different from the existing pool of Wyandanch residents 
such that indirect displacement would occur. The economic and market trends analysis (see 
Appendix C) suggests that the potential market for residential housing in Wyandanch would 
come from a Residential Trade Area where median contract rents are lower than in Wyandanch 
and that the primary target market has lifestyle characteristics and consumption preferences 
similar to existing Wyandanch residents. In addition, since many Wyandanch residents receive 
public assistance, they may be covered should their rents increase, depending on the voucher 
they receive. 

Indirect displacement could also occur as a result of some of the proposed project’s other direct 
effects, including the displacement of uses or properties that have had a blighting effect on 
property values in the area (see Appendix B) and the introduction of a critical mass of non-
residential uses such that the surrounding area could become more attractive as a residential 
neighborhood. However, as stated in Chapter 1, “Project Description,” the purpose of the 
proposed project is to alleviate blighted conditions and provide the basis for implementation of 
revitalization and redevelopment strategies. As such, the displacement of blighted properties and 
the development of retail, office, and institutional uses is necessary to achieve the goals of the 
proposed project. Moreover, any potential for indirect residential displacement would be offset 
by the proposed project’s potential to spur positive trends in the study area and to attract 
investment to the area, which would bring increased tax revenue, job and shopping 
opportunities, housing options, improved aesthetics, and enhanced pedestrian and traffic safety. 

BUSINESS AND INSTITUTIONAL DISPLACEMENT 

Direct Displacement 
The proposed project would introduce up to 962 employees to the project area, including 
retail/commercial, office, and institutional workers. Businesses that could be displaced by the 
proposed project are those on the strategic sites, which are listed in the profiles of strategic sites 
included in Appendix D. The strategic sites were specifically chosen because they include 
vacant land or vacant or underutilized buildings and overall do not contain businesses with 
substantial economic value and do not contribute substantially to the character of the 
neighborhood. The uses on the strategic sites currently generate approximately $1.26 million in 
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total property taxes, representing about 8.1 percent of total property taxes generated in 
Wyandanch and less than 1 percent of the total property taxes generated in the Town of Babylon. 
Thus, the property taxes generated from the strategic sites are not substantial and are anticipated 
to be greater with completion of the proposed project, as underutilized and vacant properties are 
replaced with active, tax-generating uses from public and private investment in the area. It is 
anticipated that the Town would work with any institutions located on the strategic sites, 
including the Martin Luther King, Jr. Community Health Center and Wyandanch Head Start 
facilities, to facilitate their relocation to Site F. Any businesses displaced through public 
acquisition of lands through eminent domain would be entitled to compensation and relocation 
benefits pursuant to the requirements of the New York State Eminent Domain Procedure Law. 
However, willing seller acquisition would always be the first choice. The Town of Babylon 
could also work with willing sellers to find suitable relocation options, such that no significant 
adverse impacts would be anticipated. Moreover, the new retail/commercial and office space 
introduced by the proposed project could accommodate some of these potentially displaced 
businesses. 

Indirect Displacement 
Indirect displacement of businesses could result from competition with new uses, especially 
larger chain stores. However, the retail capture rate analysis included in the Market Study 
demonstrated that most Wyandanch residents spend their money outside of the Retail Trade 
Area. Also, the proposed new retail square footage was determined by assuming that new 
shoppers would come from the pool of residents who shop outside of Wyandanch. Thus, the 
capture rate is conservative; it is not expected that new retail uses would detract from existing 
stores. Further, increased competition could actually increase sales at existing stores by 
attracting new shoppers to the area and causing the local retailers to provide more goods than 
they did previously.  

Indirect displacement could also occur as a result of some of the proposed project’s other direct 
effects, including the introduction of a substantial new use to the study area, and the 
displacement of uses or properties that have had a blighting effect on property values in the area 
(see Appendix B), which would lead to rises in commercial rents. While the amount of new 
office space to the study area (150,000 square feet) is substantial and a relatively new use, it is 
proposed in a manner that is compatible with surrounding uses. The only exception to this could 
be on Site A, where 57, 610 square feet is proposed in close proximity to industrial uses located 
just outside of the project area, including Manhattan Beer Distributors and Frito Lay. It is 
possible that these uses could be phased out over time and replaced with office uses, which 
would be more compatible with the proposed development.  

The proposed project would also directly displace some uses, including some residential uses, 
that directly support businesses in the area, as well as some uses that may bring people to the 
area that form a customer base for local businesses, such as the cement manufacturing plant on 
Site E. However, as discussed above, the number of residents that could potentially be displaced 
is insignificant compared with the number of existing residents in the study and the number of 
residents that could be introduced by the proposed project. In addition, as discussed above, the 
Town could work with willing sellers to find suitable relocation options, such that no significant 
adverse impacts would be anticipated. Moreover, the number of new businesses anticipated to be 
created by the proposed project, including 150,000 square feet of new office space and 99,950 
square feet of new retail/commercial space, would also bring in people to the area that would 
form a customer base for local businesses.  
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Moreover, any potential for indirect business and institutional displacement would be offset by 
the proposed project’s potential to spur positive trends in the study area and to attract investment 
to the area. Therefore, the proposed project is not expected to result in significant adverse 
impacts related to indirect business and institutional displacement.  

CONDEMNATION 

The Town Board may acquire property within the project area by any legal means necessary, 
(including condemnation) to achieve the objectives of the Urban Renewal Plan. The New York 
State Office of Parks, Recreation and Historic Preservation has determined that there would be 
no effect upon cultural resources or structures eligible for inclusion in the National or State 
Registers of Historic Places as a result of this project. Therefore the loss of existing structures 
within the project area is not anticipated to have any significant environmental impacts. This 
Urban Renewal Plan and GEIS anticipate redevelopment within the project area. The act of 
condemnation of land in itself would not have immediate environmental impacts. However, the 
Lead Agency, the Town Board of the Town of Babylon, recognizes that it will eventually result 
in the demolition of structures in accordance with local, State, and any other applicable 
regulations and future redevelopment of sites in conformance with the Plan. Secondary 
environmental impacts in the form of redevelopment are fully discussed in this GEIS and 
anticipated. New development in the project area is an anticipated outcome in connection with 
any condemnations by the Town of Babylon or other agencies that may occur. Beneficial 
impacts as a result of redevelopment will occur in the areas of sanitary wastewater disposal, 
stormwater management, and cleanup of sites that may have existing environmental problems. 
Land in the project area will redevelop under much more stringent modern environmental 
standards than were required for older structures in many cases decades ago. These standards 
will mitigate potential adverse impacts as a result of redevelopment. Many properties have had 
environmental issues for long periods of time that have not been properly addressed. 
Redevelopment will help facilitate addressing these environmental issues and the redevelopment 
will have positive overall environmental impacts on the Wyandanch community.   

EMPLOYMENT AND TAX REVENUE 

The proposed project would result in the investment of significant private capital into the local 
and regional economy. As stated above, the proposed project would introduce up to 962 
employees to the project area, including retail/commercial, office, and institutional workers, in 
addition to any construction-related jobs. The proposed project would also indirectly result in 
additional employment opportunities for local tradesmen and service companies. 

During construction, the proposed project would result in positive economic effects including 
direct benefits, usually measured by specific construction-related expenditures for labor, 
services, and materials; and indirect or generated benefits, representing expenditures made by 
material suppliers, construction workers, and other employees involved in the direct activity for 
the purchase of other goods and services within the region. The “secondary” expenditures 
support economic activity that, in turn, generates new employment within the region. 
Constructing the project would also create tax revenues for Suffolk County, the Metropolitan 
Transportation Authority (MTA), and New York State. These taxes include sales tax, personal 
income tax, corporate and business taxes, and numerous miscellaneous taxes.  

The proposed project is intended to redevelop vacant and underutilized land and buildings on the 
strategic sites with active, tax-generating uses, such as mixed housing, retail, and commercial 
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uses, or community-oriented uses. Therefore, the proposed project would result in positive tax 
benefits for the State, County, Town, and local taxing jurisdictions. Future property tax revenues 
generated by the proposed project would be determined by the local tax assessor. Moreover, new 
retail/commercial uses would generate sales tax revenue, allocated to Suffolk County (4.25 
percent), MTA (0.375 percent), and New York State (4 percent). The proposed project would 
also result in increased revenue for the Town from development of a garage on Site A, which 
would consolidate commuter parking into one central location and could include metered parking 
or parking fees.  

ADDITIONAL FISCAL AND SOCIAL BENEFITS 

The proposed project would result in new ownership and improved use of the strategic sites, 
which would increase diversity and stimulate growth in the local economy. The new 
developments would attract business from within the community and encourage Wyandanch 
residents to spend their dollars in their own community, rather than shopping outside the 
community as they currently do. 

In addition to benefiting the local economy, the proposed project could potentially enhance 
quality of life in the local community. The proposed project is expected to encourage the 
development of aesthetically pleasing, safe, community- and transit-oriented uses. The proposed 
development scenarios include a central location for community resources including youth and 
health services. The proposed project would also include a range of housing options not 
currently offered in Wyandanch and could offer an alternative to those currently living in 
overcrowded or unaffordable homes. The proposed project’s TOD component could potentially 
reduce the need for some residents to commute by car, thus resulting in reduced traffic 
congestion in the area. Mixed-use development also creates walkable communities. As explained 
above, the proposed project would create positive employment opportunities for residents of 
various socioeconomic strata. Therefore, the proposed project is expected to have positive 
impacts on the local economy and community in terms of fiscal and social benefits, and no 
potentially significant adverse effects are expected.  

G. VISUAL CHARACTER 

INTRODUCTION 

This section assesses whether the proposed development scenario would be compatible with the 
area’s urban design and existing visual resources. 

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

As discussed in Chapter 3, “Existing Conditions and Analysis,” the project area generally lacks a 
sense of place, with little to no distinguishing character or uniform building or street design 
elements. There is also an abundance of vacant lots, deteriorating buildings, and the presence of 
graffiti, trash and debris, and barbed wire. The project area also lacks trees and landscaping; 
rather, a significant portion of the project area is dominated by asphalt surface parking.  

The proposed project would serve to alleviate these adverse visual conditions while 
strengthening some of the area’s positive visual aspects, such as uniform lampposts and planters 
and a brick walkway along portions of Straight Path that contribute to a sense of place and give 
the area a “Main Street” feel. The planted island at the corner of Straight Path and S. 21st Street 
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would remain, which acts as a visual gateway to the core of the downtown area around the LIRR 
station. At the same time, the proposed project would create new visual gateways at the northern 
and southern ends of the project area. The high-density mixed-use TOD core around the LIRR 
station, including the plaza proposed as part of the Intermodal Transit Facility, would mark the 
entrance to the downtown core from the north. At the southern end of the project area, new low-
density residential uses would replace the existing unsightly industrial uses on Site E and be 
more compatible with the existing surrounding residential uses. Moreover, as described in more 
detail in Chapter 4, “Implementation Strategy,” the proposed project includes a number of 
recommendations to improve visual conditions in the project area including recommendations 
for: condensed parking areas; redevelopment of vacant lots and vacant or deteriorating 
buildings; uniform streetscape elements including zero lot line buildings, streetlights and signs, 
sufficient waste receptacles, minimum sidewalk widths, and facades; design standards that 
address line of sight issues and encourage building clarity, unity, and coherence; improved 
aesthetics and connectivity; new public open space; and beautification projects. Therefore, the 
proposed project is not expected to result in any significant adverse visual impacts. 

H. COMMUNITY AND EMERGENCY SERVICES 

INTRODUCTION 

The redevelopment of the project area would generate additional demand for community and 
emergency services, including police and fire protection and emergency medical services, as 
well as schools. This section estimates future conditions to assess whether additional services 
would be needed to satisfy the increase in demand expected to result from the proposed project.  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

SCHOOLS 

The proposed project would introduce a number of new residents and workers to the project 
area, thus creating additional demand for community and municipal services, including schools.  

The number of public school children that could be generated by the proposed project by 2020 
was calculated based on demographic multipliers from Rutgers University, Center for Urban 
Policy Research, Residential Demographic Multipliers, June 2006 (see Section C, 
“Socioeconomic Conditions,” for more information). Assuming that of the proposed townhomes, 
apartments, or condominiums, approximately 77 percent would be owner-occupied and 23 
percent would be renter-occupied and that the mix of one-, two-, and three-bedroom units would 
be evenly distributed, a weighted average multiplier was calculated (0.41) and the number of 
public school children that could be generated from the proposed project was estimated at 548.1 

This is a projected increase of approximately 27 percent over the existing district-wide 
enrollment. As discussed above in Section C, “Socioeconomic Conditions,” some of the 
occupants of the new housing units, including public school age children, would be expected to 

                                                      
1 The weighted average demographic multiplier was calculated based on the residential demographic 
multipliers for one-, two-, and three-bedroom units of all values in single-family attached buildings, multi-
family buildings with five or more owner-occupied units, multi-family buildings with five or more renter-
occupied units, and multi-family buildings with two to four units.  
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come from the current pool of Wyandanch residents, including school age children, many of 
whom are currently living in overcrowded residences.1 A letter was sent to the Wyandanch 
School District on August 19, 2008 inquiring about any potential impacts from the proposed 
project (see Appendix G), but a response was not received in time for publication of this Plan. 

As discussed previously, the intent of the proposed project is to redevelop vacant and 
underutilized brownfields and other properties within the project area with active tax-generating 
uses. Tax dollars from the proposed project would add much needed revenue to the school 
district. The school district’s history of poor schools, low test scores, and budget deficits are well 
documented.2 Overall, the proposed project is expected to have positive benefits on the school 
district and no significant adverse impacts would be expected.  

EMERGENCY SERVICES 

The proposed project would create added demand for emergency services, but would not be 
expected to have an adverse effect on such services. Letters were sent to the police, fire, and 
ambulance departments serving the project area to ensure that no adverse impacts on emergency 
services would result from the proposed project (see Appendix G). The determination of no 
potential significant adverse impacts was based on information contained in the responses 
received (see Appendix G) as well as a review of state and national standards regarding police, 
fire, and emergency medical services.  

It is anticipated that new residents from the proposed development scenario would not pose a 
significant burden on police services serving the site. As discussed in Chapter 3, “Existing 
Conditions and Analysis,” the Suffolk County Police Department (SCPD) is well established and 
equipped to respond to incidents in the study area and the location of the police substation within 
the project area is a valuable asset. In addition, SCPD has shown great adaptability and 
responsiveness to an ever increasing population and development pressure within Suffolk 
County for some time. Growth and development will continue to occur within Suffolk County 
independent of the proposed project and the SCPD will continue to assign manpower as needed 
based on their internal annual assessments. The proposed project, through redevelopment and 
revitalization of the downtown, is also expected to reduce instances of crime in Wyandanch, by 
adding more pedestrian activity, recreational resources, well-lit streets, a concentration of 
community services, etc. 

Similarly, the Wyandanch Volunteer Fire Company, Inc has adequate resources to support the 
proposed project. The Fire Company, with headquarters at 1528 Straight Path and a north house 
on Main Avenue between N. 21st and N. 22nd Streets, is well established and the fire houses 
have had additions and modifications since their original construction, to accommodate new 
larger apparatus, educational facilities, and administration offices. The current Fire Company 
consists of OSHA-compliant volunteer firefighters and specialized equipment. 

The Wyandanch-Wheatley Heights Ambulance Corps (WWHAC), with headquarters just 
outside the project area, is also well established and equipped to provide emergency medical 
service to the study area. As discussed in Chapter 3, “Existing Conditions and Analysis,” 
WWHAC became a New York State Certified Ambulance Service in 1983, the first in the Town 

                                                      
1 AKRF, Inc., Wyandanch Blight Study, May 2007 (see Appendix B). 
2 AKRF, Inc., Wyandanch Blight Study, May 2007 (see Appendix B). 
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of Babylon and one of the first on Long Island. It became the first in the Town of Babylon to 
offer Semi-Automated Defibrillation in 1984. Also in 1984, the Corps began to provide 
Advanced Life Support (ALS) to the community. It was the first in New York to provide an 
ALS First Responder Car, and the first to utilize Supervisors’ vehicles to further facilitate 
operations. 

In general, the National Fire Protection Association (NFPA) provides that fire departments and 
emergency medical services be organized to ensure that they include sufficient personnel, 
equipment, and other resources to deploy fire suppression and medical resources efficiently, 
effectively, and safely (1720, Sections 4.1 and 4.8.1.1). In other words, it is the responsibility of 
the department to identify minimum staffing requirements and suitable types of apparatus to 
meet these objectives. Considering the location of the Fire Company within the project area and 
the proximity of WWHAC, and the advanced emergency medical care that the paramedics 
provide, it is expected that the fire and ambulance departments are well positioned to handle the 
potential added demand from the proposed developments.  

Therefore, the proposed project is not expected to result in any potential significant adverse 
impacts on emergency services.  

OTHER COMMUNITY AND MUNICIPAL SERVICES 

The proposed project’s potential direct effects on community services include the potential 
relocation of the Martin Luther King, Jr. Community Health Center and Wyandanch Head Start 
facilities to Site F, adjacent to the existing Youth Center, thereby creating a centralized, safe, 
location for community facilities that could serve to establish pride and a sense of place in the 
community. Such a relocation is considered a positive impact and the Town would work with 
these institutions to facilitate their relocation to Site F (see Section C, “Socioeconomic 
Conditions”). Additional, up to five churches or places of worship would be displaced with the 
proposed project. As discussed in Chapter 3, “Existing Conditions and Analysis,” illegal 
churches have been identified as a problem in Wyandanch. The churches may either be in 
nonconformance with existing zoning or in violation of the Town’s building code. They range 
from structures originally built as houses of worship to storefronts to converted houses in 
residential areas. As places of public assembly, churches fall under specific building and fire 
safety codes, which, when ignored, pose a significant safety hazard.1 Nonetheless, as discussed 
above in Section C, “Socioeconomic Conditions,” any institutions displaced through public 
acquisition of lands through eminent domain would be entitled to compensation and relocation 
benefits pursuant to the requirements of the New York State Eminent Domain Procedure Law. 
However, willing seller acquisition would always be the first choice. The Town of Babylon 
could also work with willing sellers to find suitable relocation options, such that no significant 
adverse impacts would be anticipated.  

                                                      
1 Alice Sparberg Alexiou, Safety and Zoning vs. Freedom of Religion, The New York Times, November 
19, 2000. 
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I. CULTURAL RESOURCES 

INTRODUCTION 

The purpose of this section is to assess the potential impacts of the proposed project on cultural 
resources, including archaeological resources and standing historic structures. 

This section was prepared in accordance with the New York State Historic Preservation Act of 
1980 (SHPA), as set forth in Section 14.09 of the New York State Parks, Recreation and Historic 
Preservation Law. This law requires that state agencies consider the effects of their actions on 
any properties listed on or determined eligible for listing on the State and National Registers of 
Historic Places (S/NR) and affords the Commissioner of the New York State Department of 
Parks, Recreation and Historic Preservation (i.e. the New York State Historic Preservation 
Office [SHPO]) the opportunity to comment.  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

ARCHITECTURAL RESOURCES 

Since there are no known or eligible historic resources within the ¼-mile study area for historic 
resources (see Chapter 3, Section I, “Cultural Resources”), no significant adverse impacts to 
historic resources are expected to result from the proposed project. In a letter dated February 12, 
2007, SHPO determined there will be no impact on Architectural Resources. 

ARCHAEOLOGICAL RESOURCES 

In a letter dated February 12, 2007, SHPO determined that the proposed project will have no 
impact on archaeological resources (see Appendix G). 

J. GEOLOGY, SOILS, AND TOPOGRAPHY 

INTRODUCTION 

The proposed project would alter the existing landscape, with structures, associated parking 
areas, landscaping, and other development features. This section assesses the project’s potential 
impacts on geology, soils, and topography, and describes the capacity of underlying bedrock and 
soil conditions and topographic features (slopes) in the project area to support the proposed 
developments. 

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

The Soil Survey of Suffolk County provides a generalized assessment of soil suitability for 
potential uses on sites. Any limitations for construction can be overcome through site 
engineering. The construction activities necessary for development of the proposed strategic 
sites are described in detail in Section O, “Construction Impacts,” and the following analysis 
summarizes the general limitations associated with site development based on soil suitability.  

Since the project area is relatively flat, extensive grading and filling would not be necessary to 
accommodate the proposed developments. Sewage from the proposed developments would be 
expected to be handled by Suffolk County’s sewer system, thereby avoiding any potential 
impacts from sewage disposal on-site. 
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The project area has slight to moderate soil erosion potential. To minimize erosion, developers 
would adhere to the New York State Standards and Specifications for Erosion and Sediment 
Control (August 2005), to control erosion and stabilize the soil. During and after construction, 
erosion and sediment control measures would be implemented to stabilize exposed soil and to 
provide a final cover of vegetation on post-construction slopes. Prior to the onset of construction 
activities, a wide range of temporary erosion and sediment control measures would be utilized to 
ensure soil stabilization and protection of exposed areas throughout the construction period to 
the maximum extent practicable. An erosion and sediment control plan would need to be 
prepared by individual developers as part of a Storm Water Pollution Prevention Plan (SWPPP) 
prior to construction on sites greater than 1 acre, as required by NYSDEC State Pollution 
Discharge Elimination System (SPDES) General Permit for Stormwater Discharges from 
Construction Activity (GP-02-01).  

The erosion and sediment control plan would include measures to control erosion and 
sedimentation in accordance with the New York State Standards and Specification for Erosion 
and Sediment Control. Such measures could include a silt fence around the perimeter of all 
localized construction activities in a necessary effort to minimize/prevent sediment from leaving 
the project area. Permanent drainage facilities could be installed in lieu of temporary structures. 
Hay bale barriers could be provided to trap sediment in stormwater runoff from impervious 
surfaces at all grated inlet structures. Establishment of future groundcover would be 
implemented as rapidly as is practicable to stabilize and minimize loss of soils after the bulk of 
the site grading and excavation activities have been completed. Additional sediment barriers or 
temporary diversion dikes may be utilized as required by field conditions during construction to 
ensure stormwater runoff is contained on-site. A construction entrance would be installed and 
maintained to prevent soil and loose debris from being tracked onto local roads. Section O, 
“Construction Impacts,” provides additional information on measures proposed for erosion and 
sediment control during site construction. 

All erosion and sediment controls described in the SWPPP would be installed prior to 
construction activities and would remain until final stabilization as defined in Part III.D.4 of the 
General Permit GP-02-01, unless specifically noted.  

Post-construction measures to control stormwater runoff from the strategic sites are described in 
Section L, “Stormwater.” 

K. WATER AND NATURAL RESOURCES 

INTRODUCTION 

The proposed project has the potential to affect water and natural resources in the project area 
and vicinity. As such, this section presents the changes in land use that would affect groundwater 
and surface water and discusses the potential for impacts to these resources. In addition, this 
section assesses the potential impacts of the proposed project on natural resources within the 
project area, including flora and fauna.  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

With the extension of public sewer service to the project area, the potential for groundwater 
contamination from failing septic systems would be eliminated. Also, as discussed in Chapter 3, 
“Existing Conditions and Analysis,” the project area is not located within a Special Groundwater 
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Protection Area or within the Pine Barrens, areas of ecological importance protected by Articles 
55 and 57, respectively, of the Environmental Conservation Law.  

As discussed above in Section D, “Geology, Soils, and Topography,” individual developers 
would have to prepare a SWPPP prior to construction on sites greater than 1 acre, as required by 
the NYSDEC State Pollution Discharge Elimination System (SPDES) General Permit for 
Stormwater Discharges from Construction Activity (GP-02-01). Stormwater management 
practices would be selected and implemented in accordance with the New York State Stormwater 
Management Design Manual (post-construction measures), and the New York State Standards 
and Specification for Erosion and Sediment Control (construction measures). (Construction 
impacts from the proposed project are assessed in Section O, “Construction Impacts.”) The 
SWPPP would also be subject to review by the Town of Babylon’s Planning and Development 
Department in accordance with Chapter 189 of the Town Code. As such, no significant adverse 
impacts to water resources would be expected to result from the proposed project.  

As discussed in Chapter 3, “Existing Conditions and Analysis,” the project area largely consists 
of impervious surfaces, with landscaped areas and vegetative habitat comprising a negligible 
portion of the project area. The proposed project will seek to identify ways to increase and 
improve the quality and quantity of vegetative plantings in the project area and will preserve or 
improve any existing substantial patches of manicured areas on parcels within the project area, 
including the Town of Babylon Youth Center on Andrews Avenue, the Wyandanch Fire 
Department on Straight Path, and the traffic island at the northeast corner of Straight Path and S. 
21st Street. Trees will continue to line the east and west sides of Straight Path. Trees, parks, 
wetlands, and other examples of natural resources and open space in the surrounding study area 
would be unaffected by the proposed project.  

Due to the area’s developed nature, mammals likely to utilize the project area are those more 
tolerant of habitat disturbance and would continue to be present in the project area once the 
proposed project is fully operational. Reptiles and amphibians requiring wetlands and aquatic 
resources for a large percentage of their life cycle are unlikely to occur in the project area. Birds 
potentially known to occur within the project area would be unlikely to be affected by the 
proposed project since the project area provides little if any avian habitat. Most of the 
endangered and threatened species found to occur in Suffolk County do not occur in the hamlet 
of Wyandanch because of the area’s highly developed or built nature and lack of saltwater or 
coastal water bodies. Moreover, rare species and ecological communities known to occur in the 
Town of Babylon or the larger study area are highly unlikely to nearly impossible to be found in 
the project area, because of its developed nature. Therefore, the proposed project would not be 
expected to result in significant adverse impacts to natural resources.  

L. AIR QUALITY 

INTRODUCTION 

This section examines the potential for air quality impacts associated with the proposed project. 
Air quality impacts can be either direct or indirect. Direct impacts stem from emissions 
generated by stationary sources at a development site, such as emissions from fuel burned on site 
for heating, ventilation, and air conditioning (HVAC) systems. The proposed project would not 
result in any significant adverse air quality impacts from stationary sources. Indirect impacts are 
caused by potential emissions from mobile sources/vehicles generated by the proposed project. 
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This section presents the results of the air quality screening analyses that were performed for the 
proposed project. 

POLLUTANTS FOR ANALYSIS 

Ambient air quality is affected by air pollutants produced by both motor vehicles and stationary 
sources. Emissions from motor vehicles are referred to as mobile source emissions, while 
emissions from fixed facilities are referred to as stationary source emissions. Ambient 
concentrations of carbon monoxide (CO) are predominantly influenced by mobile source 
emissions. Particulate matter (PM), volatile organic compounds (VOCs), and nitrogen oxides 
(NO and NO2, collectively referred to as NOx) are emitted from both mobile and stationary 
sources. Fine PM is also formed when emissions of NOx, sulfur oxides (SOx), ammonia, organic 
compounds, and other gases react or condense in the atmosphere. Emissions of sulfur dioxide 
(SO2) are associated mainly with stationary sources, and sources utilizing non-road diesel such 
as diesel trains, marine engines, and non-road vehicles (e.g., construction engines). On-road 
diesel vehicles currently contribute very little to SO2 emissions since the sulfur content of on-
road diesel fuel, which is federally regulated, is extremely low. Ozone is formed in the 
atmosphere by complex photochemical processes that include NOx and VOCs. 

CARBON MONOXIDE 

CO, a colorless and odorless gas, is produced in the urban environment primarily by the 
incomplete combustion of gasoline and other fossil fuels. In urban areas, approximately 80 to 90 
percent of CO emissions are from motor vehicles. Since CO is a reactive gas which does not 
persist in the atmosphere, CO concentrations can vary greatly over relatively short distances; 
elevated concentrations are usually limited to locations near crowded intersections, heavily 
traveled and congested roadways, parking lots, and garages. Consequently, CO concentrations 
must be predicted on a local, or microscale, basis. 

The proposed project would increase traffic volumes on streets within the project area and would 
result in local increases in CO levels. Therefore, a mobile source screening analysis was 
performed to determine the locations where a full mobile source analysis would be required. 
Based on the screening analysis, no detailed analysis was required. A parking garage analysis 
was also conducted to evaluate future CO concentrations with the operation of the proposed 
parking garage. 

NITROGEN OXIDES, VOCS, AND OZONE 

NOx are of principal concern because of their role, together with VOCs, as precursors in the 
formation of ozone. Ozone is formed through a series of reactions that take place in the 
atmosphere in the presence of sunlight. Because the reactions are slow, and occur as the 
pollutants are advected downwind, elevated ozone levels are often found many miles from 
sources of the precursor pollutants. The effects of NOx and VOC emissions from all sources are 
therefore generally examined on a regional basis. The contribution of any action or project to 
regional emissions of these pollutants would include any added stationary or mobile source 
emissions; the change in regional mobile source emissions of these pollutants would be related 
to the total vehicle miles traveled added or subtracted on various roadway types throughout the 
New York metropolitan area, which is designated as a moderate non-attainment area for ozone 
by the U.S. Environmental Protection Agency (EPA). 
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The proposed project would not have a significant effect on the overall volume of vehicular 
travel in the metropolitan area; therefore, no measurable impact on regional NOx emissions or on 
ozone levels is predicted. An analysis of project-related emissions of these pollutants from 
mobile sources was therefore not warranted.  

LEAD 

Airborne lead emissions are principally associated with industrial sources and motor vehicles 
that use gasoline containing lead additives. Most U.S. vehicles produced since 1975, and all 
produced after 1980, are designed to use unleaded fuel. As these newer vehicles have replaced 
the older ones, motor vehicle related lead emissions have decreased. As a result, ambient 
concentrations of lead have declined significantly. Nationally, the average measured 
atmospheric lead level in 1985 was only about one quarter the level in 1975. 

In 1985, EPA announced new rules that drastically reduced the amount of lead permitted in 
leaded gasoline. The maximum allowable lead level in leaded gasoline was reduced from the 
previous limit of 1.1 to 0.5 grams per gallon effective July 1, 1985, and to 0.1 grams per gallon 
effective January 1, 1986. Monitoring results indicate that this action has been effective in 
significantly reducing atmospheric lead concentrations. Effective January 1, 1996, the Clean Air 
Act (CAA) banned the sale of the small amount of leaded fuel that was still available in some 
parts of the country for use in on-road vehicles, concluding the 25-year effort to phase out lead 
in gasoline. Even at locations in the New York City area where traffic volumes are very high, 
atmospheric lead concentrations are far below the 3-month average national standard of 0.15 
micrograms per cubic meter (µg/m3). 

No significant sources of lead are associated with the proposed project and, therefore, analysis 
was not warranted. 

RESPIRABLE PARTICULATE MATTER—PM10 AND PM2.5 

PM is a broad class of air pollutants that includes discrete particles of a wide range of sizes and 
chemical compositions, as either liquid droplets (aerosols) or solids suspended in the 
atmosphere. The constituents of PM are both numerous and varied, and they are emitted from a 
wide variety of sources (both natural and anthropogenic). Natural sources include the condensed 
and reacted forms of naturally occurring VOC; salt particles resulting from the evaporation of 
sea spray; wind-borne pollen, fungi, molds, algae, yeasts, rusts, bacteria, and material from live 
and decaying plant and animal life; particles eroded from beaches, soil, and rock; and particles 
emitted from volcanic and geothermal eruptions and from forest fires. Naturally occurring PM is 
generally greater than 2.5 micrometers in diameter. Major anthropogenic sources include the 
combustion of fossil fuels (e.g., vehicular exhaust, power generation, boilers, engines, and home 
heating), chemical and manufacturing processes, all types of construction, agricultural activities, 
as well as wood-burning stoves and fireplaces. PM also acts as a substrate for the adsorption of 
other pollutants, often toxic and some likely carcinogenic compounds.  

As described below, PM is regulated in two size categories: particles with an aerodynamic 
diameter of less than or equal to 2.5 micrometers (PM2.5), and particles with an aerodynamic 
diameter of less than or equal to 10 micrometers (PM10, which includes PM2.5). PM2.5 has the 
ability to reach the lower regions of the respiratory tract, delivering with it other compounds that 
adsorb to the surfaces of the particles, and is also extremely persistent in the atmosphere. PM2.5 
is mainly derived from combustion material that has volatilized and then condensed to form 
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primary PM (often soon after the release from an exhaust pipe or stack) or from precursor gases 
reacting in the atmosphere to form secondary PM.  

Diesel-powered vehicles, especially heavy duty trucks and buses, are a significant source of 
respirable PM, most of which is PM2.5; PM concentrations may, consequently, be locally 
elevated near roadways with high volumes of heavy diesel powered vehicles. The proposed 
project would not result in any significant increases in truck traffic near the project area or in the 
region, and therefore, an analysis of potential impacts from PM was not warranted.  

SO2 emissions are primarily associated with the combustion of sulfur-containing fuels (oil and 
coal). Monitored SO2 concentrations in Long Island are lower than the national standards. Due to 
the federal restrictions on the sulfur content in diesel fuel for on-road vehicles, no significant 
quantities are emitted from vehicular sources. Vehicular sources of SO2 are not significant and 
therefore, an analysis of SO2 from mobile sources was not warranted.  

The proposed project would not involve the addition of any new stationary emission sources. 
Therefore, an analysis of potential increases in SO2 emissions was not warranted. 

METHODOLOGY FOR PREDICTING POLLUTANT CONCENTRATIONS 

MOBILE SOURCE AIR QUALITY SCREENING ANALYSIS 

An assessment of the potential air quality effects of the proposed project on CO concentrations 
that would result from vehicles coming to and departing from the project area was performed 
following the procedures outlined in the NYSDOT Environmental Procedures Manual (EPM), 
January 2001. The air quality study area corresponds to that of the traffic analysis, described in 
Section E. The screening criteria described below were applied to the traffic analysis results for 
the 2027 analysis year. 

CO SCREENING CRITERIA 

Screening criteria described in the EPM were employed to determine whether the proposed 
project requires a detailed air quality analysis at the intersections in the traffic study area. Before 
undertaking a detailed microscale modeling analysis of CO concentrations at the traffic study 
area intersections, the screening criteria first determines whether the information from the traffic 
capacity analysis (see Section E) demonstrates that there is the potential for either significant 
adverse impacts from incremental traffic or from elevated air quality concentrations. The 
following multi-step procedure is suggested in the EPM to determine if there is the potential for 
CO impacts from the proposed project: 

• Level-of-Service (LOS) Screening: If the Build condition LOS is at A, B, or C, no air 
quality analysis is required. For intersections operating at LOS D or worse, proceed to 
Capture Criteria. 

• Capture Criteria: If the Build condition LOS is at D, E, or F, then the following Capture 
Criteria should be applied at each intersection or corridor to determine if an air quality 
analysis may be warranted: 
- A 10 percent or more reduction in the source-to-receptor distance (e.g., street or 

highway widening); or 

- A 10 percent or more increase in traffic volume on affected roadways for the Build year; 
or 
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- A 10 percent or more increase in vehicle emissions for the Build year using emission 
factors provided in the EPM; or 

- Any increase in the number of queued lanes for the Build year (this applies to 
intersections). It is not expected that intersections in the Build condition controlled by 
stop signs would require an air quality analysis; or 

- A 20 percent reduction in speed when Build average speeds are below 30 miles per hour 
(mph). 

If the project does not meet any of the above criteria, a microscale analysis is not required. 
Should any one of the above Capture Criteria be met in addition to the LOS screening, then a 
Volume Threshold Screening is performed, using traffic volume and emission factor data to 
compare with specific volume thresholds established in the EPM. 

Both the above Capture Criteria and Volume Threshold Screening were developed by the 
NYSDOT to be very conservative air quality estimates based on worst-case assumptions. The 
EPM states that if the project-related traffic volumes are below the volume threshold criteria, 
then a microscale air quality analysis is unnecessary even if the other Capture Criteria are met 
for a LOS D or worse location, since a violation of the National Ambient Air Quality Standards 
(NAAQS) would be extremely unlikely (see Chapter 3, Section L, “Air Quality,” for more 
information on the NAAQS). 

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

MOBILE SOURCES 

The area roadway intersections were reviewed based on NYSDOT’s EPM criteria for 
determining locations that may warrant a CO microscale air quality analysis. The screening 
analysis examined the LOS and projected volume increases by intersection approach. As 
described below, the results of the screening analysis show that none of the two project-affected 
signalized intersections would require a detailed microscale air quality analysis. 

LOS Screening Analysis 
Results of the traffic capacity analysis performed for the 2027 Build year condition, for the AM 
and PM peak periods, were reviewed at each of the study area intersections to determine the 
potential need for a microscale air quality analysis. The LOS screening criteria were first applied 
to identify those signalized intersections with approach LOS D or worse. Based on the review of 
the two signalized intersections analyzed (Washington Avenue and Straight Path, Long Island 
Avenue and Straight Path), each were projected to operate at a LOS D or worse on approaches 
during any of the peak traffic periods analyzed. Therefore, a Capture Criteria screening analysis 
was performed. 

Capture Criteria Screening Analysis 
Further screening on the intersections identified in the LOS Screening Analysis was conducted 
using the Capture Criteria outlined above. Based on the review of the two signalized 
intersections for the Build condition, an increase in the number of queued lanes would occur in 
the Build year at Washington Avenue and Straight Path, and a 10 percent or more increase in 
traffic volume for the Build year would occur at Long Island Avenue and Straight Path. 
Therefore, a volume threshold screening analysis was performed for each of these intersections. 
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Volume Threshold Screening Analysis 
Since at least one of the Capture Criteria would be met for each of the two intersections analyzed 
for the Build year, a Volume Threshold Screening analysis was conducted to further determine 
the need for a microscale air quality analysis. Project area-specific emissions data was used to 
determine corresponding vehicle volume thresholds provided in the EPM. This screening 
indicated that project-related traffic volumes at both intersections would be below the volume 
threshold criteria. Therefore, a detailed CO microscale air quality analysis was not warranted at 
these intersections. 

As discussed above, the results of the screening analysis were based on NYSDOT’s EPM 
employed to determine whether the proposed project requires an air quality analysis. None of the 
two project-affected intersections would require a detailed microscale air quality analysis. 
Therefore, no significant adverse air quality impacts would be expected to occur as a result of 
the proposed project’s mobile sources. 

CONSISTENCY WITH THE NEW YORK STATE AIR QUALITY IMPLEMENTATION PLAN 

The proposed project is not expected to cause any new violations of air quality standards or 
exacerbate any existing violations for the projected 2027 Build condition. Therefore, the 
proposed project would not have a significant adverse impact on local air quality and would be 
considered consistent with the requirements of the New York SIP. 

M. NOISE 

INTRODUCTION  

The noise analysis for the proposed project considers the noise levels that would be produced by 
traffic generated by the proposed developments that would occur on Strategic Sites A through G, 
and whether that noise could result in significant adverse noise impacts on the surrounding area. 
The noise impact assessment examines noise generated by traffic associated with Strategic Sites 
A through G. 

The noise analysis for the proposed project consists of three parts: 

• A screening analysis to determine whether there are any locations where traffic generated by 
the proposed project would have the potential to cause significant noise impacts; 

• A detailed analysis at any location where traffic generated by the proposed project would 
have the potential to result in significant adverse noise impacts, and to determine the 
magnitude of the increase in noise level; and 

• The required level of building attenuation to achieve acceptable interior noise levels for each 
of the Strategic Sites was determined. 

BACKGROUND AND METHODOLOGY 

NOISE STANDARDS AND IMPACT CRITERIA 

There are a variety of noise standards and guidelines that have been promulgated by various 
local, state, and federal agencies. Most criteria are not directly applicable to the proposed 
project. The criterion that has applicability to the proposed project is the impact criteria of the 
NYSDEC. This is discussed below.  
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New York State Department of Environmental Conservation 
NYSDEC published a guidance document titled Assessing and Mitigating Noise Impacts 
(October 6, 2000). This document states that increases from zero to three dBA should have no 
appreciable effect on receptors, increases of three to six dBA may have the potential for adverse 
impacts only in cases where the most sensitive of receptors are present, and increases of more 
than six dBA may require a closer analysis of impact potential depending on existing noise 
levels and the character of surrounding land use and receptors. The guidance document also 
states that in terms of threshold values, the addition of any noise source in a non-industrial 
setting should not raise the ambient noise level above a maximum of 65 dBA, and ambient noise 
levels in industrial or commercial areas may exceed 65 dBA with a high end of approximately 
79 dBA. Projects that exceed these guidance levels should explore the feasibility of 
implementing mitigation.  

PROJECT IMPACT CRITERIA 

For purposes of this impact assessment, consistent with NYSDEC guidance, operations that 
would result in an increase of more than 6.0 dBA in ambient Leq(1) noise levels at receptor sites 
and produce ambient noise levels of more than 65 dBA at residences or 79 dBA at an industrial 
or commercial area will be considered to be a significant project impact. These criteria are based 
on the NYSDEC guidance document. 

METHODOLOGY 

The noise impact assessment examines noise generated by traffic associated with Strategic Sites 
A through G. As a first step a screening analysis was performed. When the screening analysis 
indicated a significant increase in vehicular volumes, when comparing the future with the 
proposed project to the existing condition, noise due to vehicular sources was determined using 
the Federal Highway Administration’s [FHWA] Traffic Noise Model (TNM) version 2.5. 

Screening Analysis 
A screening analysis was performed to determine locations with the potential for having 
significant noise impacts. Project generated traffic volumes associated with Strategic Sites A 
through G were examined and compared to existing traffic volumes.  

Sound levels are measured in decibels and therefore increase logarithmically with sound source 
strength. In this case, the sound source is traffic volumes. For example, assume that traffic is the 
dominant noise source at a particular location. In order for an approximate 3.0 dBA increase to 
occur (the lowest perceptible change in noise levels), a doubling of traffic volumes would be 
required. 

At locations where substantial increases in traffic volumes (i.e., where traffic volumes with the 
proposed actions would result in more than a doubling in traffic volumes) are expected to occur, 
a detailed analysis was performed using the TNM. 

Based on the results of traffic analysis, the screening analysis indicated that one of the 
Wyandanch BOA Strategic Sites, Site A, was identified as having the potential for a significant 
noise impact. Similarly, a screening analysis was performed to examine the potential for 
significant impacts at Wyandanch BOA Strategic Sites B through G. That analysis showed that 
project-generated traffic would not be sufficiently large enough to result in significant noise 
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impacts at Wyandanch BOA Strategic Sites B through G. At Strategic Site A, a detailed analysis 
was performed using the TNM as described below. 

Traffic Noise Model 
The TNM is a computerized model developed for the FHWA that takes into account various 
factors due to traffic flow, including traffic volumes, speed, vehicle mix (i.e., percentage of 
autos, light duty trucks, heavy duty trucks, buses, etc.), sources/receptor geometry, and shielding 
(including barriers and terrain, ground attenuation, etc.). It is the current state-of-the-art model 
for traffic noise analysis. 

The detailed analysis involved using the TNM to model the Existing and Build scenarios during 
the typical weekday AM and PM peak hour. This model can be used to more precisely determine 
the magnitude of noise level increases due to project-generated vehicular traffic and to determine 
whether there would be a significant adverse noise impact due to development that would occur 
at Strategic Site A.  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

RECEPTOR SITES NEAR STRATEGIC SITES B THROUGH G 

As discussed in the methodology section, a screening analysis based on the results of the traffic 
analysis was performed for receptor sites near Strategic Sites B through G. The results of the 
screening analysis showed that project-generated traffic would not be large enough to result in 
significant noise impacts at receptor sites near Strategic Sites B through G. Maximum noise 
increases at these locations would be expected to be less than 3 dBA. Consequently, at receptor 
sites near Strategic Sites B through G, no significant noise impact would be expected to occur. 

RECEPTOR SITES NEAR STRATEGIC SITE A 

The screening analysis indicated that at receptor sites near Strategic Site A there was the 
potential for a significant noise impact to occur. Consequently, a detailed analysis was 
performed using the TNM and the results are presented in Table 5-2. 

The maximum increase in noise level at Site 1 would be 0.7 dBA during the AM peak hour. 
Noise levels at Site 1 during the PM peak hour would be expected to decrease due to the 
demapping of Acorn Street between Straight Path and the N. 9th Street Extension combined with 
a decrease in traffic on Long Island Avenue. The increase in noise levels at Site 1 would not be 
considered perceptible. Based on the project impact criteria, development due to the Strategic 
Sites A through G would not be expected to result in a significant noise impact at Site 1. 

Site 4 would be representative of noise sensitive locations located along Straight Path between 
Merritt Avenue and N. 9th Street. The maximum increase in noise level at Site 4 would be 2.3 
dBA during the PM peak hour. The proposed development at Strategic Sites A through G, 
primarily the development at Strategic Site A, would result in an increase in vehicular traffic on 
the segment of Straight Path that is adjacent to Strategic Site A. The increase in noise levels at 
Site 4 would be considered barely perceptible. Based on the project impact criteria, development 
due to the Strategic Sites A through G would not be expected to result in a significant noise 
impact at Site 4. 
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Table 5-2
2027 Noise Levels in the Future with the Proposed Project at Strategic Site A 

(in dBA)

Site Day Time Existing Leq 
Future with the Proposed 

Project Leq Increase Impact 

1 Weekday 
AM 70.5 71.2 0.7 No Impact 
PM 71.2 71.1 -0.1* No Impact 

4 Weekday 
AM 69.2 70.9 1.7 No Impact 
PM 70.9 73.2 2.3 No Impact 

4a Weekday 
AM 66.8 68.6 1.8 No Impact 
PM 68.5 72.2 3.7 No Impact 

5 Weekday 
AM 66.1 67.7 1.6 No Impact 
PM 63.9 66.0 2.1 No Impact 

Note: * Noise levels at Site 1 during the PM peak hour would be expected to decrease due to the demapping of 
Acorn Street between Straight Path and the N. 9th Street Extension combined with a decrease in traffic on 
Long Island Avenue.  

Source: AKRF, Inc. 

 

Site 4a represents a church and would be representative of noise sensitive locations located 
along Straight Path between Merritt Avenue and N. 9th Street. The maximum increase in noise 
level at Site 4a would be 3.7 dBA during the PM peak hour. The proposed development at 
Strategic Sites A through G, primarily the development at Strategic Site A, would result in an 
increase in vehicular traffic on the segment of Straight Path that is adjacent to Strategic Site A. 
The increase in noise levels at Site 4a during the PM peak hour would be perceptible. Although, 
based on the project impact criteria, development due to the Strategic Sites A through G would 
not be expected to result in a significant noise impact at Site 4a. 

The maximum increase in noise level at Site 5 would be 2.1 dBA during the PM peak hour. The 
proposed development at Strategic Site A would result in an increase in vehicular traffic on N. 
9th Street, which currently receives little to no vehicular traffic on the dead end segment south of 
Straight Path, due to the extension of N. 9th Street from Straight Path to Acorn Street. The 
increase in noise levels at Site 5 would be considered barely perceptible. Based on the project 
impact criteria, development due to Strategic Sites A through G would not be expected to result 
in a significant noise impact at Site 5. 

In conclusion, based upon the project impact criteria, development due to the Strategic Sites A 
through G would not be expected to result in a significant noise impact at any of the receptor 
sites. 

BUILDING ATTENUATION ANALYSIS FOR PROJECT BUILDINGS 

A building attenuation analysis was performed for the new buildings that are to be constructed as 
part of the proposed actions. The building attenuation recommendations for the new buildings 
are based on exterior noise levels. For residential uses an interior noise level of 45 dBA Leq(1-hour) 
is recommended, and for non-residential (i.e., commercial) uses an interior noise level of 50 
dBA Leq(1-hour) is recommended. In general, for Strategic Sites B through G that were not adjacent 
to an impact analysis location, the results of the noise monitoring program were used to 
determine the appropriate level of building attenuation required to provide interior noise levels 
that would be considered acceptable for each building’s intended use. (A 2.0 dBA factor of 
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safety was included in the building attenuation recommendations for these locations to account 
for No Build background traffic growth and the Build’s project-generated vehicles). For 
Strategic Site A and other portions of Strategic Sites B through G that were adjacent to an 
impact analysis location, the results of the noise monitoring and the detailed impact analysis 
using the TNM were used to determine the appropriate level of building attenuation required to 
provide interior noise levels that would be considered acceptable for each building’s intended 
use. 

The project area includes a mix of uses: residential, commercial, industrial, transportation 
related, etc. Currently, the ambient noise levels are primarily a function of traffic on the adjacent 
streets and activity at the LIRR station (only for locations adjacent to the station). In the future 
with the proposed project, vehicular traffic would be expected to be the dominant noise source at 
Strategic Sites A through G. The results of the building attenuation analysis are presented in 
Table 5-3. 

Newly constructed buildings in Strategic Sites A through G would be required to include both 
double-glazed windows and some type of an alternate means of ventilation (e.g., central air-
conditioning, Package Terminal Air-Conditioning (PTAC) units, window air-conditioning units, 
etc.). For building façades where 25 dBA or less of attenuation is recommended, well sealed and 
properly fitted double-glazed windows in conjunction with at least window air-conditioning 
units would be expected to provide sufficient attenuation. For building façades where 25 to 30 
dBA of attenuation is recommended, well sealed and properly fitted double-glazed windows in 
conjunction with at least through-the-wall air-conditioning or PTAC units would be expected to 
provide sufficient attenuation. For all facades located on streets that are not listed in Table 5-3 a 
minimum of 20 to 25 dBA of attenuation is recommended.  

Table 5-3
Building Attenuation Recommendations to Achieve Acceptable Interior Noise 

Levels (in dBA)
Strategic 

Site Building Façade 
Leq(1) Value Used for 

Analysis 
Acceptable Interior 

Leq(1) 
Building Attenuation 

Required* 

A 
Acorn Street 61 45 16 
Straight Path 73 45 28 
N. 9th Street 68 45 23 

B 
Straight Path 74 45 31 
Long Island Avenue 71 45 26 
Garden City Avenue 62 45 19 

C 
Straight Path 74 45 31 
Commonwealth Drive 66 45 23 
Grand Boulevard 61 45 18 

D Straight Path 74 45 31 

E 
Straight Path 74 45 31 
Lincoln Avenue 64 45 21 

F 
Merritt Avenue 69 45 26 
N. 15th Street 57 45 14 
Straight Path 73 45 28 

G 
Long Island Avenue 71 45 26 
Grand Boulevard 61 45 18 

Note:     *Non-residential use would require 5 dBA less of building attenuation. 
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With these design measures specified above, the window/wall attenuation at newly constructed 
buildings in Strategic Sites A through G would be expected to be sufficient to achieve acceptable 
interior noise levels for each building’s intended use. 

MECHANICAL SYSTEMS 

Design and specifications for mechanical equipment, such as heating, ventilation, and air 
conditioning, and elevator motors have not yet been developed. This equipment would be 
designed to incorporate sufficient noise reduction devices to comply with applicable noise 
regulations and standards, and to ensure that this equipment does not result in any significant 
increases in noise levels by itself or cumulatively with other project noise sources. 

N. STORMWATER 

INTRODUCTION 

The proposed project could affect stormwater flow patterns. This section assesses the proposed 
project’s potential to result in changes to stormwater runoff characteristics, quantity, and quality. 
The proposed project’s conformance with local, state, and federal stormwater management 
requirements is also assessed. For example, the proposed stormwater management system is 
subject to the requirements of Chapter 189, “Stormwater Management and Erosion and 
Sediment Control,” of the Code of the Town of Babylon. In addition, potential developers would 
be required to comply with the federal Phase II stormwater regulations, which require that all 
new construction and redevelopment projects that disturb greater than or equal to 1 acre of soil 
obtain a State Pollutant Discharge Elimination System (SPDES) General Permit for Stormwater 
Discharges from Construction Activity (Permit No. GP-02-01) from the New York State 
Department of Environmental Conservation (NYSDEC).  

POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

Land development can affect both the quantity and quality of stormwater runoff. The proposed 
project would transform vacant land into active residential, commercial, and institutional uses. 
As a result, the quantity of stormwater runoff from the proposed development sites would 
increase over the existing condition. Moreover, the quality of stormwater runoff could be 
affected by an increase in impervious surfaces. At the proposed development sites, the quantity 
of stormwater infiltration would be maintained and recharged on-site, consistent with Phase II of 
federal stormwater regulations. In addition, as explained below, the quality of stormwater runoff 
from the project area would not be expected to result in adverse impacts to water resources. 

With the proposed project, approximately 5 percent of the project area would be covered by 
pervious surfaces, compared with about 14 percent in the existing condition. As a result of this 
decrease in pervious surfaces, the amount of stormwater runoff generated from the project area 
would increase slightly.  

Potential developers of sites greater than or equal to 1 acre would be required to adhere to a 
SWPPP pursuant to the NYSDEC State Pollution Discharge Elimination System (SPDES) 
General Permit for Stormwater Discharges from Construction Activity (GP-02-01). Stormwater 
management practices would be selected and implemented in accordance with the New York 
State Stormwater Management Design Manual (post-construction measures), and the New York 
State Standards and Specification for Erosion and Sediment Control (construction measures). 
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(Construction impacts from the proposed project are assessed in Section O, “Construction 
Impacts.”) The SWPPP would also be subject to review by the Town of Babylon’s Planning and 
Development Department in accordance with Chapter 189 of the Town Code. 

The New York State Stormwater Management Design Manual provides guidance for a unified 
approach to sizing permanent stormwater management practices (SMP’s) to ensure adequate 
containment and conveyance of stormwater resulting from proposed development. The criterion 
outlined in the above referenced design manual specifies that SMP’s should be designed to 
capture and treat 90 percent of the average annual stormwater runoff volume, known as the 
Water Quality Volume. Each potential developer within the proposed project area would be 
required to comply with the required storage volume, and other requirements, where applicable. 
For example, the drainage from the strategic sites could be recharged on-site through a series of 
drywells. 

While the quality of stormwater runoff can be affected by contamination from impervious 
surfaces, herbicides, and other pollutants, most soils are particularly effective in filtering 
particulates, such as sediments including phosphorus and most heavy metals. Insight into the 
effectiveness of soil in removing contaminants can be found in studies of the accumulation of 
these contaminants in soil beneath recharge/infiltration basins. For example, a 1987 study was 
prepared by the U.S. Geological Survey in cooperation with the Long Island Regional Planning 
Board entitled, The Effect of Urban Stormwater Runoff on Ground Water Beneath Recharge 
Basins on Long Island, New York. The study addresses urban runoff in the context of monitoring 
the source, type, quantity, and rate of contaminants routed to recharge basins on Long Island to 
determine whether this runoff might be a significant source of contamination to the groundwater. 
This study is anticipated to represent a worst-case example of urban runoff contamination, since 
the drainage areas are extremely large and all runoff and contaminants are concentrated in a 
single location.   

In the study, samples were analyzed for standard constituents, priority pollutants, heavy metals, 
organic compounds, and bacteria. The study results indicate that soil is a highly effective filter 
for removing most, but not all, pollutants found in urban runoff. Removal mechanisms include 
adsorption, trapping, straining, and bacterial transformation. The sample analyses determined 
that the contaminants were found to be accumulating in the first few centimeters of soil in the 
floor of the basins, with little significant downward movement over a period of seven years. Soil 
can also be quite effective in filtering and breaking bacteria down into a non-injurious form. The 
Long Island Nationwide Urban Runoff Program (NURP) indicated that bacterial contamination 
of groundwater from infiltration basins is insignificant. 

The study also indicated that inorganic and organic pollutants when present in stormwater runoff 
are effectively minimized by filtration through soils. The concentration of selected trace 
elements in groundwater samples beneath the infiltration basins was similar to the level reported 
in the regional groundwater. 

MAINTENANCE OF STORMWATER CONTROLS POST-CONSTRUCTION 

Maintenance of permanent stormwater management controls and drainage structures would be 
performed by the owner/operator upon completion of construction activities. Routine 
maintenance responsibilities for the permanent drainage facilities would include the following: 
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