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of the most effective tools for open space preser-
vation at no acquisition cost to the community.
Through clustering of adpining developments and
the dedication of contiguous acreage, alert com-
munities can acquire extensive open space systems
Linear parks, which can be created by judicious

Clustering also allows for the combining of
town-houses and apartments with single-family de-
tached houses while maintaining the overall original
permitted density. This is important because apart.
ments will help to ease the critical housing shortage
in the two counties and to slow the rapid rise in

for example, suppose that instead of placing 50
homes on 15,000 square foot lots, they were placed
on 10,000 square foot lots at a saving of 5,000
square feet per parcel. The 250,000 square feet
thus saved throughout the development could then

forks, where agriculture, fishing, and recreation
are of paramount importance.

Inland, adjacent to the green areas, are two
broad residential corridors, one along the north
shore, one along the south shore. These bands,

Three concepts — corridors, Not every new development will conform fully |

clusters, and centers — are to the corridors, clusters, and centers concepts. In

the essence of the Plan. These fact, even if starting today, these concepts were Consider the geography of Nassau and Suffolk
concepts are the guideposts rigorously and absolutely followed, they would not Counties — long, narrow, attached at one end to

against which individual substantially change the appearance of the western one of the world's major cities, surrounded every-
r the

projects should be judged. In third of the Island over the next fifteen years. where else by water. Clearly, the most valuable each fairly well served by its own highways and be used for playgrounds, greenways, and other com-

deciding on the merits of a except in the heart of some of the larger centers recreation land is at the waterfront; the best loca- rail, are within easy reach of both the cantral em- munity open space. Both the original house pur- the cost of housing. Single-family homes in estab- planning of adjoining cluster developments, can be

specific proposal, each Nassau County and the westernmost pcortion of tion for housing is adjacent to the recreation areas oloyment - transportation spine and of the parks and chase price and the annual taxes might be less, lished neighborhoods may become more readily valuable for watershed protection, hiking, horseback
Equally clearly, the most logicat location for indus- available where nearby apartments provide for the riding, cycling, passive recreation, preservation of

yet the value of the house might be greater due
to the enhanced quality of its environment, Of
course, if the original 1ot were one acre or larger,
clustering to one-quarter acre would save a greater public services, because the cost of public utilities,
amount of open space without increasing the overall fire and police protection, and roads is lower per

effects of industry — noise, traffic — will be lines, can provide rapid transportation to work, to density unit for apartments than for single family dwellings.
Ing the needs of the people and their environment, minimized. shopping, and to other activities Clustering should apply to entire neighbor- In addition, new apartments on Long Island are a

Jﬂd t"'[” "rl.'_"_-'d".u' '?r‘_' U:o"‘ C‘ ma’;'; tfaﬂﬁif by on 'h‘_' ab‘)'{f_' map, thn "','Jrld IS OUt'inr_‘d in clus][ns hf,fn“l l(, .‘1 '.‘H't"‘\ |‘l“ll|t’ enrve (')n'y "“')ﬂﬂ ‘.tr[lc- t."l. At 1.‘\‘ tn '\C'\Ml‘; ng "1[‘V R(‘n(‘[a"\’ p.\v mOf(‘ ‘han
f

seashore. Residential densities are lower along the
shore, increasing towards the central employment -

community should be guided suffolk are already almost fully developed. About

by the goals, the three hall of the new housing in Nassau will be single.
concepts, and the locational family homes on scattered lots. This in-filling wll
criteria derived from them, merely accentuate the present development pattern

But, over time, the concepts of this Plan, if followed

wll .-!_'r_’_]rTlfT|--rJ_]fi- r'_':‘_"_'_.,-lf’ ,’tfr’J".?h f'r”!‘.. 'pc)w.cf

spots of particular scenic beauty or ecological signif-
icance, and the articulation and delineation of com-
munities. The Smithtown-Islip greenbelt is an ex.
ample of such a linear park

GENTERS

The centers concepl is an extension of the
concept of clustering. Centers are accessible con.
centrations of activity

The centers depicted on the map above are

try and other employment is along the center spine
of the Island, close to its major transportation facili-
ties. In this location, equi-distant from both the
north and the south shores, jobs will be most
accessible to residents, yet the inevitable harmful

changed needs of the present occupants of these
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cess highways, together with rapid and efficient rall
service coordinated with a network of feeder bus

placing greater densities of housing, jobs, and pale green, indicating shorefront recreation, con- tures within the neighborhood. Collector streets three times as much in taxes as the cost of educa-

shopping within walking distance of mass transit servation areas, and low-density residential devel- would delineate neighborhoods while linking them ting the children from these units,

{ew development should be clustered wher. _
facilities opment. The green border thickens at the eastern with the community center or downtown. The proper use of clustering techniques is one

ever possible. The concept of clustering is simple

of two types: the single use center, exemplified by
an educational institution such as Stony Brook, a
government center as at Hauppauge, or a grouping
of industnal establishments such as that along the
Long Island Expressway in Plainview: and the mult-
use center containing a vanety of land uses and
actmities, such as those proposed for Mitchel Field
and for the revitalized downtowns along the major
cast-west transportation routes. These multi-use
centers can be large or small (those proposed range
from a regional center at Mitchel Field o a local
center in Southold) but in every instance they in.
clude housing and shopping. and in the case of all
but the local centers, they also include other activ-
ties and facilitres employment, educaton, trans.
portation, special services and recreation all
placed in an accessible locaton

Activity centers can be formed through the
revitalization and expansion of an existing nucieus

such as an oider central business district or a small
business district, or through the creation of an en-
tirely new center as the focus of a planned new Com-
munity

Every effort should be made to transform those
older central business districts situated near the
major transportation routes into activily centers
Many of these business districts have deteroratec
because of their mability to compete with the new
outlying shopping and office centers. Ease of access
and ample pariung space have lured customers from
the oider trafficClogged downtowns (0 new Conven-
ient shopping centers along the maor roads Lower
incCome residents have moved into the agng and
decaying housing bordering the business district
The tremendous existing investment in railroads and
public utilithes is underutilized even while roads,
water mains. sewers., and power lines are extended
0 serve new commercial and residential growth in

densibies,

inCrease
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The central of the

generators serve thes

ville, East Farmingdale

of the railroa

mtoor - .
tegration. jected for the central s

s nOt possidle to ex-

three

will

other areas. Better access to the downtown areas routes. The north and south shore
and improved parking, together with a substantial
in perrmitted

M

De improved

provision of

tion of the projected population

comdors
should contain as little industry as possible,
stimulate the commercial and office centers within
needed housing, and
promote economic and socal

New actinity centers should be planned only
in the portions of the Island that are presently
undeveloped, and where |
pand existing small concentrations of non-resi-
entirely now
activity centers are proposed for eastern Brook-
haven. at Middle Island. Yaphank, and Manornille
Island should
contain the major employment centers and other
traffic, trans.
portation centers are planned for Mineola, Hicks-
Ronkonkoma, Yaphank,
and Calverton, at the points where the main line
crosses major north-south highway

L] - . - a i ermalla
outer comdors should be smalier than those pro-
‘ﬂ
-

Activity centers will encourage the use of
pudlic mass transportation by providing concen-
trations of commercial actity, employment, and
housing. The central line of the railroad

10 provide high speed transportation:

such a system would encourage
greater gensity of uses near the railroad stations
which would, in turmn, reinforce the economic
justification for the original creation of the A
speed line. The concentration of a large
"‘C".-‘J‘\{.
Centers would permit the retention of the open

Character of the remainder of the Island
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LAND USE PLAN

PARKS - CONSERVATION AND AGRICULTURE

Proposed Areas for Public Acquisition. The additional parklands pro-
posed for Nassau County include a large new park at Woodbury:
smaller ones at Woodmere, at Bayville, and at the Naval Devices site
at Sands Point; extensions of an existing park at Lido Beach; harbor
reclamations at Manhasset Bay, Hempstead Harbor and Cold Spring
Harbor; wetlands preservations at Mitchell's Creek and Udall's Cowe
in the Great Neck area, Centre Island, and others: and lands gained
through development at Mitchel Field and through clustering in the
North Shore area. Acquitition of some North Shore estates. and of
the Mott, Lattingtown, and Stililwell Lane Woods is recommended
These proposals fall short of the 15,000 acres needed, but there s
no other suitable land available in Nassau County
In Suffolk County, three state park acquisitions are recom-
mended, amounting to approximately 3,000 acres. The first, and
largest, 1s for 2 new park with camping {acilities at Flanders: the sac
ond and third are for additions 1o existing parks at Montauk Point
and Wildwood
New county parks are proposed at Wading River, lron Pler, and
Fresh Pond on the North Shore: al Resves Bay, Robins 1sland, Nichols
Point, Gardiners Island, and Napeague in the Peconic Bay - Gardiners
Bay area. Two Atlantic shorefront areas are also recommended for
county acquisition: an eastward extension of the county holdings at
Shinnecock Inlet and a westward extension of county lands along the
barrier beach near Hampton Bavs., A minor addition to Blvdenburgh
Park: extension of the Smithtown-Islip greenbelt: and several additions
to Peconic County Park, including the Bald Hill acreage, are also rec-
ommended. These proposals, greatly augmented bv an open space
=vstemn obtained through clustering, will provide for all pre<ently an-
ticipated needs in Suffolk County and will help to offset the shortage
of open space in Nassau County
Both counties should obtain first options for the purcha<e of golf
courzes and other large semi-oublic or private (racts that are par-
ticularlv well suited for recreational vee. In southern Nas<au. where
the polf courses represent virtuallv the onlv potential public park
sites, the countv «hould exercise this option immediately whenever 2
golf course is offered for sale or development

Wetlands, Waterways, and the Seashore. The ecological balance of the
Island must be protected: an equilibrium must be maintained if man
15 to live in harmony with his environment

Threatened by dredging and filling, and by the discharge of par-
tially treated effluent and other poliutants, the wetlands require pro-
tection. All major shorefront wetlands and the remaining unprotected
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The North Shore. The North Shore area of eastern Nassau and westemn

Suffolk thould continue (o be developed at low demsities to preserve IS
present open appearance Egqually important, all future development should
De Clusiersed 0 pressrye ODDEN SD2CE, WOOOS, N0 SCENC NEWS The Land
Ute Plan therefore shows thes area as intended for low-density clustered
resxential gevelopment, with an overa rverage dermsuty of one house Or

less per acre

HOUSING

Residential Densities. Several residential densities are shown on the
Land Use Plan. Different dwelling types can be provided in each of these

rategores. Thus, In any rescdential area shown on the map. New deyelop-
ment could combine clustered single-family homes, town-houses and apart-
ments, as long as the overall densdy remamned within the range for each
category These ranges are 23 1ollows Rura pne Owellimg unil o less
per acre n pianned unit development. Low pne dwelling unit Of less

p®er acre Intermediale two o four units per acre. Medium five to
ten per acre; and High eleven Or more Der Jcre

Single-Family Mousing. Halt of the new housing in Nassau County will
De single-family houses as a result of in-filling on scattered parcels. In
Suffolk County, single family development wiill continue to predominate,
but thould be clustered and served by sewers

Muiti-Family Housing. Multi-family housing should not be scattered
ihe opimum location for apartments s near public transportation and
shopping. The site must be served by water and sewers. |deally, apartments
should be located m an accessible activity center, preferably an older cen-
tral Dusiness disinct. Locations near recreation are Zesirable, such as
those near a large park or near the seashore.

Within the older central business districts, elevator apartments are
suggested rather than gardesn apartments The FCCOMPANTYyINE INCrease In
density is particularly important to encourage private renewal of blighted
areas and to provide support for an improved public transportation system

In Nassau County, the Plan proposes apartments in the fifteen older
business districts: m the new center at Mitchel Field: in the area of the
New York State University, C. W. Post College, and New York Institute of
Technology at Old Westbury and Brookville: and elsewhere in the county
on parcels that are usable, well-located, and presently roned for apart
ments

Between now and 1985, 42.500 apartment units should be built in
the mcorporated and unincorporated portions of the Town of Hempstead
and in the City of Long Beach, B 000 in North Hempstead, and 12,000 in
the Town of Oyster Bay and the City of Glen Cove

In Suffolk County, 60 percent of the recommended apartments should
be provided in the existing older butiness districts. The rest should be
part of the proposed centers at Middle Island, Yaphank. and Manorwlle,
of the cluster developments at Patchogue Manor and Brentwood in the
Town of Islip, and Elwood in the Town of Huntington, and of the proposed
redevelopment of North Amitywnlle in the Town of Babvion

Between now and 1985, 11,000 apartment units should be built in
the incorporated and unincorporated areas in the Town of Babvion, 15.000
in the Town of Islip. 10.000 in the Town of Huntington, 5500 in the Town
of Smithtown. and 20.000 in the Town of Brookhaven. In eastern Suffolk,
1,000 apartment units should be built in the Town of Riverhead, 2,500 in
the Town of Southampton, and 500 each in the Towns of East Hampton
and Southold. Apartments are not suggested for the Town of Shelter Island.

Publicly-Assisted Housing. Publicly-assisted housing must be provideg
throughout most of Natsau and Suffolk Counties to assure decent homes
for residents of low to middie income. Furthermore, the continuved growth
of industries and offices, which are among the lsland’s largest taxpayers,
may depend on an adequate supply of housing for workers

The staff of the Nae=au-Suffolk Regional Planning Board has prepared
a guide to localities, summarized below, setting forth, by towns, the number
of dwelling units to be conttructed in the first phase of a publicly-assisted
housing program. In Nassau County the quantities are: Hempstead, includ-
ing the City of Long Beach 10,400 units, North Hempstead — 2,000,
Oyster Bay, including the City of Glen Cove — 2.900. In western Suffolk
County, the quantities are- Babylon 2,625 units, Islip — 2,700, Hunt-

ington 1.575. Smithtown 3150, Brookhaven — 4 475: in eastern
Suffolk: Riverhead 725, Southampton 1,000, East Hampton — 275,
and Southold 725

The preferable location for publicly-astisted housing. whether for low-
or middie-income families or for the elderly, is near public transportation,
shopping and services, The construction of housing at convenient, acces-
sible locations will increase job opportunities and will tend to minimize
IVINg expenses

Commercial uses should be concentrated in accessible activity cen-
ters, either in the older central business districts, which already have
utilities and transportation ang where the proposed apartment development
will provide customers, or in new planned activity centers, No shopping
complexes should be built, except in activity centers.

Concentrations of retail, office, and service uses in the centers should
offset demands for additional strip commercial uses (a series of stores
and small shopping centers in a narrow strip along highways) and for new
shopping centers. This is of particular importance in Suffolk County, where
the large amount of vacant land fosters undesirable development. In
MNassau County, many of the marginal stnp commercial areas should even-
tually be eliminated through conversion to other uses such as offices or
community facilities

Office buildings should be clustered near transportation and shop-
ping. In fact, the major concentrations ol offices thould be located in the
largest, most accessible centers; the smaller concentrations, which should
be limited to profeszional offices and business offices serving local needs,
may be located in residentially-onented centers. Offices and industry are
currently vying for the sfame land, most of which is at the outer edges of
urban growth. Offices thould locate within the urban core, freeing the
larger outlying sites for industry

In Sutfolk County, major office uses =hould be developed in the estab-
lished older business dictricts such as Riverhead, Palchogue, Port Jeffer-
son, and Bay Shore, and in the proposed new activity centers.

The Special Commercial category shown on the Land Use Plan com-
prises race tracks, miniature golf, bowling alleys, drive-in theaters, and
other commercial recreation facilities.

INDUSTRY

New clean industry, including manufacturing. research and develop-
ment, and wholesaling, thould be located along the central transportation
spine of the Island. The concentration of industry adjacent to the proposed
high speed rail line and the Long Island Expressway will reduce travel time
for workers and facilitate the distribution of goods. Valuable recreational
and residential land will also be protected from industrial intrusion or
traffic.

No large-scale new industrial developments should be permitted in
Nassau because of the limited amount of vacant land and the urgent need
for open space and housing sites. Large-scale new industrial development
can be accommodated in Suffolk but should be directed to the central
corridor. Suffolk has 22,000 acres zoned for industry, double the quantity
of land that will be needed by 1985

Although the Land Use Plan shows a reduction from the amount of
land currently allowed for industry in Suffolk County, the acreage pro-
posed still more than meets the estimated need for both counties. Major
industrial nodes are proposed at Lake Success, Jericho, Syossel, Plainview,
Melville, Deer Park, Hauppauge, Bohemia, Ronkonkoma, Yaphank and
Calverton

INSTITUTIONS

Public and private institutions serving both regional and local needs
occupy large tracts of land in Nassau and Suffolk. Decisions respecting
the future of most of these educational research, and medical establish-
ments are made outside of Nassau and Sulfolk Counties in response 1o
regional, state, or national goals and resource allocations.

The Plan shows modest expansions of C. W. Post College and the
New York Institute of Technology in the Brookville-Old Westbury area and
of the State University of New York at Stony Brook, an addition to the
Brookhaven National Laboralory acreage to connect the two separate por-
tions of the site, and a =ite for an annex to the Suffolk County Community
College near the Riverhead County Center,

Minor site reductions are shown for the state hospitals at Edgewood-
Pilgrim State, Kings Park, and Central Izlip, and for the Veterans Admin-
istration Hospital at Northport. To meet the needs of hospital workers,
the construction of low and moderate income housing is recommended
on the released portions of thece sites. Should changes in the care of
mental and physical disabilities result in the release of an entire site, a
fuller range of clustered housing 1s recommended.

TRANSPORTATION AND UTILITIES

The Transportation and Utilities category shown on the Land Use Plan
includes the existing airports that are to be retained and the existing or
proposed non-residential clear rones around them., The Plan also shows
the proposed relocation of the Mattituck Airport. Existing and proposed
power plants, sewage disposal and inter-municipal solid waste disposal
sites are also indicated.

TRANSPORTATION
PLAN

The goal of the Transportation Plan is to develop a balanced system,
provide more efficient mass transportation, and at the rfame time, over.
come existing congestion on the roads. A central concept of the Land Use
Plan discusted above is the encouragement of the use of mass transporta-
tion through the development of centers. The present trend toward ever
increasing reliance upon the automobile must be reversed, il we are to
retain open space and protect the natural environment

Highways. Regardiess of the course of future development, existing

bottlenecks on the highways must be eliminated. With the exception of
scenic roads, which should not as a general rule be “improved™, new con-
ftruction or expansion of transportation facilities should be considered
firet along the existing rights-of-way. Adherence to this principle will miti-
gate the adverte effects of providing additional highway capacity. Addi-
tional limited access highway lanes will minimizre the need for
secondary arterial, collector, and local streets and also help o make truck
freight shipping more effective and competitive.

Prezent volumes of traffic warrant the construction of eight additional
east-we:tl lanes of limited access highway at the Queens-Nassau line to
alleviate exizting traffic delayr. Six of these lanes, to serve the southemn
cormidor, could be provided on an improved Sunrire Highway, rebuilt as a
limited access road from Valley Stream to Babylon. The other two lanes
are planned as an expansion of the Long Island Expressway.

Park-and-Ride centers are recommended adjacent to the Long Island
Exprestway at Roclyn Height:, Plainview, Melville, and Dix Hills in order
to encourage carpools and thus reduce the number of vehicles using the
Expressway

A western Nassau exprestway, incorporating County Boulevard, is
propoted from Sunrice Highway to the Long Island Expressway, and even-
tually to Port Washington. This expretsway should releve congettion in
Minecla and accommadate the traffic that will result from the constructhon
of a regional center at Mitchel Field.

In Suffolk County, Route 110 should be rebuilt as a sixlane limited
accers exprestway. A northern corridor expre-sway is recommended from
Cold Spring Harbor to Port Jefferson. Jericho Tumpike should be wndened,
and the Ne=conset-Port Jefferson Highway (Route 347) should be recon-
structed as a limited access highway, with a2 *pur at Hauppauge to te it
to the Long Island Expressway. Nicolls Road thould be completed from the
Ne<conset-Port Jefferson Highway to Sunrise Highway. In addition, a
Wading River expressway 15 proposed to serve the transportation center
at Calverton.

Most of the above highway improvemnents merely correct exmsting oe-
ficiencies. They do not provide for the rapid growth in the use of the
automobile indicated by present trends. If the concepts of the Plan are
not followed, if the pretent development trends continue, and if the pro-
posed major improvements to the mass trantsportation sv=tem are not made
immediately, then, by 1985, fourteen new limited acce<s lanes will be
required at the Queent=-Nassau line and rix more at the Nassau-Suffolk
line, as well as extensive wadenings of =tate and county roads.

Rall and Bus Service. High speed rail service s recommended along
the main line of the railroad with a seres of trantportation centers provad-
ing easy transfer to other modes of travel and access to high density em-
ployment centers

The Metropolitan Transportation Authorty, which operates the Long
Itland Railroad, has proposed development of a high-:peed main line with
trantportation centers at Republic Airport, Hickaville, and Ronkonkoma
Unfortunately, according to their published reporti, the MTA has not grven
the highest prority to these improvements

The MTA thould develop consolidated freight terminals and improve
methods of loading and unioading. A more equitable distribution of freight
revenues (controlied by the Interstate Commerce Commission) should en-

then travel rapidly, directly, and economically to transportation centers.

Exten=ive rubvidired improvements to the bus systems are proposed,
including increated service, extensions of routes into areas currently
unserved, and coordination of routes through the creation of a bi-county
department of franchises. Subttantial bus system improvements will relieve
the highways, expand employment opportunities for the needy, and provide
greater mobility for the increasing numbers of the young, the oid, and the
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~ e tresgim tacilities *hould be developed at Calverton, it possible. Vertical

and Short Takeoff and Landing (V.TO.L. and STOL) sites are recom-
mended at all general aviation airports and at Roosevelt Raceway.

The second is the guestion of a jetport. It i possible that Calverton
will be chosen as a fourth or fifth jetport for the New York Metropolitan
Regon. To protect the potential usefulness of Calverton and also of the
Suffolk County Airport. an extensive buffer area must be reserved around
and Detween the two facilities. Development within the restncted rone
should be limited to non-resadential land uses such as recreabion, agrncul-

ture, and industry

IMPLEMENTATION

The Comprehensive Plan envisions an orderly development of
Nassau and Suffolk Counties. Implementation of the following recom-
mendations can move the Plan from vision to reality.

County Adoption of the Regional Plan. Each County legislature, after
discussion and public hearings, should adopt the applicable portion
of the Nassau-Suffolk Comprehensive Devolopment Plan. The Plan
should serve as a guide to budgetary and planning decisions by all
departments of county government. The counties should have the
right of first refusal on any properties delineated on the Plan for park
or conservation uses. Local governments are urged to cooperate by
not enacting roning actions contrary to this purpose.

Local Planning Activities. All local planning decisions should reflect
the major concepts of the Plan. Zoning should continue to be the re-
sponsibility of local government. However, to insure that roning ac-
tions do not conflict with state, local, or county planning policies,
existing state legislation providing for county roning review should be
strengthened. In particular, each county planning commission should
be given review powers over critical areas such as the shore line,

adjacent wetlands, and proposed county parks.

Bi-County Planning Activities. The Nassau-Suffolk Regional Planning
Board should continue its advisory functions, including research, the
up-dating of planning proposals, the dissemination of planning infor-
mation, and inter-agency coordination. The Board should be granted
review powers to resolve land use and roning questions lrfectir!q com-
munities along the Nassau-Suffolk border, and should be notified of
all proposed zoning changes in the two counties and have the privilege
of appearing where necessary on behalf of the Plan. Public agencies
with bi-county planning responsibilities, such as the proposed water
resources planning board, should operate under the aegis of the Board.

Fiscal Requirements. Current reliance on the property tax for financing
local public services, particularly schools, is the most formidable
obstacle to successful implementation of a rational land use plan.
Steps must be taken to relieve the burden on the local property tax-
payer. This can be achieved without the loss of local initiative in
several ways, including the transfer of certain functions to higher
levels of government, the use of additional revenue sources, and the
creation of a county-wide taxing district for school revenue purposes.

Citizen Participation. Long Island has an opportunity to shape a
future that is both pleasant and productive. The Nassau-Suffolk Re-
gional Planning Board has directed the preparation of the Compre-
hensive Development Plan. It is up to you, the citizen, to see its
implementation — to study It, discuss it, modify it if necessary, and
to urge its acceptance upon all those whose decisions affect the
quality of life on Long Island.







