Chapter 3:

Land Use, Zoning, and Public Policy

A. INTRODUCTION
This chapter assesses the consistency of the Proposed Action with existing land uses, zoning,
and public policy and assesses the potential of the Proposed Action to result in any significant
adverse impacts to existing or proposed land uses within the Project Site and within a ½-mile of
the Project Site (the “Study Area”). As described in Chapter 2, “Project Description,” the
Proposed Action is the adoption of a proposed Form-Based Code (FBC) that would regulate land
development within the unincorporated hamlet of East Farmingdale within the Town of
Babylon. The area proposed to be rezoned (the “Project Site”) is approximately 109 acres and is
centered on the intersection of Broadhollow Road (NYS Rt. 110) and Conklin Street (NYS
Rt. 24). As previously noted, the proposed East Farmingdale FBC, (the “EF-FBC”) would
supersede the existing zoning within the Project Site with a new set of regulations.
This analysis evaluates the uses and development trends in the area that may be affected by the
Proposed Action and determines whether the Proposed Action is compatible with those conditions
and trends or may otherwise affect, or be affected by, them. The analysis also considers the Proposed
Action’s compatibility with zoning regulations and other applicable public policies in the region.
The analysis presented in this chapter concludes that the Proposed Action would not have a
significant adverse impact on land use, zoning, or public policy.

B. LAND USE AND ZONING
EXISTING CONDITIONS
The land uses within the Project Site are mostly large-format commercial/retail businesses with
industrial uses to the northeast and west. The Project Site is surrounded by Republic Airport to
the south, cemeteries to the east, large-format retail along Broadhollow Road to the north and
south, and residential areas to the southwest.
PROJECT SITE
The current land uses within the Project Site include commercial/retail, light industrial, and
transportation and utility uses (see Figure 3-1). Much of the retail space is occupied by big box
retail and factory outlets, such as Bed, Bath & Beyond, T.J. Maxx, Modells, Raymour and
Flanigan Furniture Outlet, and the Piano Warehouse Factory Outlet. The northeastern portion of
the Project Site, known as “Seven Daughters,” is dominated by industrial and warehousing uses,
such as Benjamin Rugs and Furniture and JPD United Masonry and Landscape Supplies. There
is also a significant amount of vacant and underutilized land within the Project Site, which
includes abandoned and deteriorated structures, such as the former Seversky Airplane Assembly
Building, which dates to World War II. In total, the Project Site is improved with approximately
651,921 square feet (sf) of floor area. Chapter 2, “Project Description,” provides further detail
on the current uses on the Project Site.
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The majority of the Project Site is zoned “G-Industrial District,” with the northwest corner of the
Site, described in Chapter 2 as the “Northwest Retail” area, zoned “GA-Industrial District” (see
Figure 3-2). The G-Industrial District permits “any lawful use” (§ 213-166 of the Town of
Babylon’s Zoning Code) with the exception of dwellings and a series of individually identified
“heavy” manufacturing and industrial uses, including ammonia, bleaching powder, or chlorine
manufacture; brick, tile, or terra-cotta manufacture; crematory; explosives manufacture or
storage; fish smoking and curing; gunpowder manufacture or storage; iron, steel, brass, or
copper foundry; oil reduction; paper or pulp manufacture; stockyards; or tobacco or vinegar
manufacturing. In the G-Industrial District, building heights may not exceed 35 feet, and the
maximum gross square feet (gsf) of building area allowed is equal to 40 percent of the lot area.
The GA-Industrial District permits the same uses as the G-Industrial District, with the exception
of puppy stores, which are not permitted. In the GA-Industrial District, building heights also
may not exceed 35 feet, and the maximum gsf of building area allowed is equal to 45 percent of
the lot area. Additional bulk and area requirements for both districts are presented in Table 3-1.

Table 3-1
Dimensional Standards within the Study Area
Zoning District

G-Industrial
GA-Industrial
A-Residential C-Residential
Building Placement
Front Yard
10-20 ft.1
30 ft. setback
40 ft. setback 30 ft. setback
Street Frontage
50 linear feet
100 linear feet
100 linear feet 75 linear feet
Total Side Yard
No Min
No Min
35 ft. setback 25 ft. setback
Minimum Side Yard
At least one of 19ft. At least one of 19 ft. 35 ft. setback 10 ft. setback
Rear Yard
10 ft.
30 ft.
40 ft. setback 30 ft. setback
Lot and Block Standards
Minimum Lot Area
15,000 sf
40,000 sf
12,500 sq. ft.
7,500 sq. ft.
Width Street Line
No Min
No Min
100 linear feet 75 linear feet
Maximum Lot Coverage (%)
40%
45%
15%
30%
Building Heights
Building Height
35 ft.
35 ft.
30 ft.
30 ft.
Note: 1If any building is within 150 feet.
Source: Generalized Table of Major Requirements of the Town of Babylon Building Zone Ordinance;
Chapter 213, Articles VII, IX, XIV, and XV.

STUDY AREA
The land uses adjacent to the Project Site are more diverse than within the Project Site (see
Figure 3-1). The Study Area includes portions of Republic Airport to the south; St.
Charles/Resurrection Cemetery, the American Airpower Museum, and the Coastal transfer station to
the east; the Long Island National Cemetery, heavy industrial uses as (e.g., Posillico Materialsasphalt manufacturing facility, which is a pre-existing non-conforming use in the “G” zoning
district), and additional light industrial uses (e.g., Mackson Marble and Granite, United Refrigeration,
and M&R Printing Equipment, etc.) to the north; and a portion of State University of New York
(SUNY) Farmingdale State College and residential uses to the west. The Study Area includes a high
concentration of furniture outlets and entertainment uses, such as Adventureland. The residential uses
within the Study Area, to the southwest of the Project Site, are primarily single-family homes.
In addition to the G and GA zoning districts, the Study Area includes an “A-Residential” zoning
district to the east and a “C-Residential” zoning district to the southwest (see Figure 3-2). The
A-Residential district permits one-family dwellings, places of worship, public recreational areas,
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colleges or universities, public schools, at-home businesses (such as a physician’s office), and
golf courses or country clubs. The C-Residential district has the same permitted uses as Zone A
with the addition of hospitals. With regard to bulk and area requirements, the C-Residential
district allows more density than the A-Residential district. Zone C allows 30 percent lot
coverage and requires a minimum lot size of 7,500 sf while Zone A allows only 15 percent lot
coverage and requires a minimum lot size of 12,500 sf. The requirements for each zoning district
are described in further detail in Table 3-1.
FUTURE WITHOUT THE PROPOSED ACTION
This section describes the potential changes to the zoning and land uses that may occur within
the Study Area and Project Site in the future if the Proposed Action is not implemented.
PROJECT SITE
As described in Chapter 2, “Project Description,” the Project Site currently contains
approximately 651,921 sf of building space. Based on the site’s current zoning, a total of
1,619,839 sf could be constructed within the Project Site—an increase of nearly 1 million sf of
floor area. Future uses under the current zoning could include commercial/retail, industrial, and
light manufacturing. Based on a continuation of existing land uses in the area, this Draft Generic
Environmental Impact Statement (DGEIS) developed a hypothetical buildout of the Project Site
under the existing zoning. This buildout includes warehouse and other light industrial space as
well as additional large-format commercial/retail uses and a hotel-convention center. The
hypothetical buildout, as described more completely in Chapter 2, “Project Description,” and
Appendix C-2, would represent a continuation of existing uses on the Project Site as well as the
introduction of a compatible non-residential use, the hotel-convention center, which would make
use of the Project Site’s strategic location within the Route 110 corridor. As such, in the Future
without the Proposed Action (the “No Action” condition), the current development patterns
within the Project Site, both in terms of scale and use, are likely to continue.
STUDY AREA
Several projects have the potential to occur within the Study Area in the future irrespective of
the implementation of the Proposed Action. These projects include the redevelopment of five
parcels at Republic Airport, a Bus Rapid Transit (BRT) line proposed along Route 110 corridor
as well as a potential new Long Island Rail Road (LIRR) station on the Project Site.
Republic Airport
Republic Airport is owned by the New York State Department of Transportation (NYSDOT)
and provides flight training, private and corporate flight, as well as charter and regional
commuter operations. Republic Airport provides 1,384 direct and indirect jobs on Long Island
and throughout New York State. 1 The Airport, however, has been operating at an annual deficit
of approximately $250,000 and has more than 50 acres of underutilized property. These
conditions led NYSDOT, in partnership with New York State Empire State Development (ESD),
to develop a plan to increase economic activity and create additional jobs at the airport. A
Request for Proposals (RFP) process for the redevelopment and long term lease of five parcels at
1

New York State Empire State Development and New York State Department of Transportation. (2017,
March 2). Airport Meeting Slide Show. Retrieved from
http://www.republicairport.net/pdf/meeting2017/Republic%20Airport%20Presentation%203-2-17.pdf
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Republic Airport was undertaken. The objectives of the RFP were to enhance Republic Airport
as an economic engine for Long Island; maximize value to NYSDOT through monthly lease
payments; provide a source of quality jobs for the area; maximize the incorporation of green
building and sustainable design practices; and feature meaningful participation of minority,
women, and service disabled veteran-owned businesses.
On behalf of NYSDOT, ESD issued the RFP on February 9, 2016. Subsequently, a proposal
from Stratosphere Development Co. LLC was selected. The selected proposal outlined the
development of five parcels, which included: the construction of a 57,600-sf aircraft storage
hangar and maintenance facility; an additional 133 parking spaces; a realignment of Seversky
Road and a Grumman Lane extension; construction of a 51,660-sf, two-story Fixed-Base
Operator and hangar facility and 2,916 sf of related support area (67,356 sf); construction of a
196,000-sf hangar facility; construction of a self-fueling AV-gas apparatus (maintained on-site)
and related utility connections; and construction of new security entry gates, and blasting fences.
In addition, Stratosphere Development Co. LLC would enter into a long-term lease with
NYSDOT for the private management of the proposed improved space.
An Environmental Assessment (EA) for the proposed improvements considered impacts in the
categories of air and water quality, traffic, noise, solid waste, natural resources, energy, public policy,
and community character as well as impacts related to the addition of new airport employees and
visitors. The anticipated impacts include construction-related air emissions, increased air and
vehicular traffic, additional noise and solid waste production, the removal of 18.4 acres of wooded
land (representing half of the wooded acreage on the airport property), larger energy demands, and
the attraction of additional visitors to the area. The EA estimated that 12 additional aircrafts would
utilize the airport and approximately 240 new jobs would be generated from the new facilities. The
EA concluded that there would be only minimal adverse environmental effects with the anticipated
impacts being within applicable regulations and consistent with airport operations. Therefore, a
negative declaration, pursuant to SEQRA, was issued on July 20, 2017.
The Proposed Action is consistent with, and would help further the goals of, the improvements
at Republic Airport. The anticipated increase in visitors and employees at Republic Airport
would support the viability to the Proposed Action. Conversely, the Proposed Action would help
create a new destination for the employees and visitors anticipated to come to Republic Airport
even in the absence of the Proposed Action.
Route 110 Bus Rapid Transit
In 2016, the engineering firm HDR prepared a Technical Memorandum (included in
Appendix D-1) for the Town of Babylon that summarized the key features and implementation
status of transportation improvements planned for the Project Site and Study Area with the goal
of informing the development of the East Farmingdale Form-Based Code (EF-FBC). As
described in the HDR Memorandum, the Town commissioned a study to determine the
feasibility of BRT proposed on Route 110 in 2009. This study concluded that BRT was feasible
and recommended a number of alternatives be studied further. “These findings were confirmed
in the 2014 report Connect Long Island Suffolk County Bus Rapid Transit Feasibility Study
(“BRT Feasibility Study”) prepared by AECOM (FN-2016 Technical Memorandum).” Two of
the alternatives proposed in the 2009 study were advanced in the Route 110 Alternatives
Analysis (prepared by Parsons Brinkerhoff in 2016).
The Alternatives Analysis recommended the implementation of a 10.5 mile BRT trunk route
along Route 110 with transit center nodes and connecting bus feeder routes between the LIRR
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Amityville Station and the Walt Whitman Shops along Broadhollow Road (Route 110). The
recommended alternative includes 11 BRT stations that would each be approximately 0.9 miles
apart. One of the stations proposed would be within the Project Site, at the northeast corner of
the intersection of Broadhollow Road and Conklin Street. The BRT would connect to other
modes of transportation, including LIRR stations, Suffolk and Nassau County Transit systems
and Republic Airport. Specifically, within the Project Site, the BRT station would be
immediately proximate to the proposed Republic LIRR station, described below. As previously
described, this transit station area would be the core of the proposed Transit-Oriented
Development (TOD). The BRT system would also include technologies that enhance system
convenience, such as off-board fare collection, level boarding and pedestrian improvements at
station area intersections. Figure 3-3 illustrates the proposed BRT alignment and feeder route
area, proposed BRT operations, and route elements from the Route 110 Alternatives Analysis.
An RFP was issued by Suffolk County for the design and engineering of the project in April
2017 and construction is anticipated to begin in 2020. 1
The Proposed Action would be consistent with the goals of the Route 110 BRT project by
transforming the hamlet of East Farmingdale into a mixed-use destination that is served by
multiple modes of transit. The Route 110 BRT project would also bring visitors to the East
Farmingdale area, adding to the viability of the transit-oriented redevelopment of the Project Site.
Long Island Rail Road East Farmingdale Train Station
As described in the 2016 HDR Memorandum (Appendix D-1), the LIRR closed the Republic
Station in 1986, which had served former Republic Aviation manufacturing and administrative
facilities on the current Airport Plaza/Republic Airport site. The station was closed to avoid the
cost of constructing high-level platforms at the lightly used station during electrification of the
LIRR Main Line. In 2002, and again in 2008, the Town of Babylon requested the reopening of
the station. The LIRR is currently constructing a second track on the LIRR Main Line from
Farmingdale to Ronkonkoma with projected completion at the end of 2018. The Metropolitan
Transportation Authority (MTA) has included money for the planning and engineering of a new
East Farmingdale station in its approved 2015–2019 Capital Plan, and anticipates funding
construction of the station through a future capital plan.
The reopened East Farmingdale station would be located at the center of the proposed transitoriented redevelopment, slightly northeast of the Conklin Street and Route 110 intersection. This
new station would be highly beneficial to the success of the Proposed Action by providing the
infrastructure necessary to allow large-scale transit oriented development.
CONSISTENCY OF THE PROPOSED ACTION WITH LAND USE AND ZONING
As described in Chapter 2, “Project Description,” the Proposed Action is the adoption of a FBC for
the hamlet of East Farmingdale. The purpose and intent of the Proposed Action, as outlined in
Section 213-563 of the proposed EF-FBC, is “to create a more beautiful, harmonious, and
pedestrian-oriented public realm” that promotes use of existing public transit infrastructure;
enhances bicycle and pedestrian connections to public transportation and calm traffic for the safety
and enjoyment of all users; ensures suitable, high quality, and complementary development
aligned with the envisioned intensity of use and density around the proposed LIRR station;
1

https://www.newsday.com/long-island/suffolk/babylon-envisions-a-new-east-farmingdale-with-bus-rapid-transit1.13105260
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facilitates uses and design that reduces reliance on automobile traffic, promotes sustainable design
and materials; and fosters a sense of place that serves workers, visitors and residents. Furthermore,
the EF-FBC is “intended to improve predictability in the outcome of future development within the
East Farmingdale TOD area and implement[s] a streamlined process of development application
review and approval to expedite the proposal that fulfill the purposes and intent of this Article and
conform with its standards.” 1 The Proposed Action would activate the Project Site and surrounding
area and redevelop currently underutilized and vacant sites.
The main difference between the proposed land uses and zoning for the Project Site and the
existing condition is that the Proposed Action introduces residential uses where they are
currently prohibited. The addition of residential uses on the Project Site would be consistent with
the existing off-site residential uses to the southwest. The proposed residential uses are also not
inherently in conflict with the existing commercial/retail uses on and adjacent to the Project Site.
Additional residences would provide more customers for the commercial/retail uses, as well as
provide additional housing options for area employees.
There is the potential for adverse effects, specifically air quality and noise impacts, from the
introduction of residential uses on the Project Site in proximity to existing industrial uses to the
east. These potential impacts are analyzed within Chapters 11, “Air Quality,” and 12, “Noise,”
of this DGEIS. The analyses conclude that, with the implementation of certain mitigation
measures, the off-site industrial uses would not have a significant adverse air quality or noise
impact on the proposed residential uses on the Project Site.
The Proposed Action is also consistent with other proposed projects in the area including the
Route 110 BRT, the LIRR East Farmingdale Train station, and the Republic Airport
redevelopment. The Proposed Action and resulting potential development of the Project Site is
part of a pattern of changing land uses within the region more generally and the Town
specifically that has replaced the pattern of separated uses dominated by automobile-based
transportation to integrated, mixed-use development that allows for and encourages TOD and
pedestrian-oriented development.
SPECIAL AIRPORT REQUIREMENTS
The Proposed Action must consider applicable federal aviation regulations and guidance for
development owing to its proximity to Republic Airport. Appendix D-2 contains a Technical
Memorandum outlining some of these potential constraints, which was prepared by AKRF (April
2017). In general, development within certain areas of the Project Site is constrained by its
proximity to Republic Airport. These constraints include both the height of buildings and their use.
Newly developed projects must avoid heights and uses that would impact the safety of airport
operations or that would pose a threat to persons or property on the ground. New uses must also
avoid the attraction of wildlife that would pose a danger to aircraft navigation. Town zoning
considers these regulations, and the aviation easements held by NYSDOT. The Town of Babylon’s
zoning code currently includes, as per §213-250.3, “Republic Airport Runway Protection Zone,”
that development proximate to the airport be consistent with the requirements as established by the
Federal Aviation Administration (FAA). The EF-FBC would not supersede this requirement.
Instead, the EF-FBC includes additional requirements, illustrated in the Special Requirements
Plan, which further limit the height and use of buildings based on their proximity to the airport.
1

Section 213-463(D) of the proposed EF-FBC.
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HEIGHT
As stated in the 2017 Airspace Technical Memorandum (Appendix D-2):
The FAA regulates the maximum height of development adjacent to an airport to protect the
space needed for aircraft to land and take-off. Through the creation of “imaginary surfaces,”
the FAA’s regulations (Part 77 of the Federal Aviation Regulations) establish the volume of
airspace around a particular runway that must be protected from the penetration of any
structures. Potential obstructions include natural growth, terrain, permanent or temporary
construction and equipment associated with development.
Figure 3-4 illustrates the typical imaginary surfaces around a runway.
In order to avoid a potential adverse impact as a result of buildings encroaching on these
imaginary surfaces, the Proposed Action has incorporated height restrictions into the proposed
EF-FBC as shown in the EF-FBC Special Requirements Plan (see Figure 2-4). Implementation
of these height restrictions would avoid a significant adverse impact from building height on the
operation of Republic Airport.
LAND USE RESTRICTIONS
Runway Protection Zone
As described in the Airspace Technical Memorandum, (Appendix D-2):
To enhance the protection of people and property on the ground, and assure safe operation
of the airport, the FAA mandates protected zones surrounding runways to limit incompatible
objects and uses. 1 In the Runway Safety Area, land areas may not be developed because they
are necessary for providing a traversable surface for an aircraft in the event of an overrun.
In the Runway Object Free Area, land may not be developed because the land is restricted
to objects that are necessary for airport operations. Finally, Runway Protection Zones
(RPZ) are trapezoidal land areas centered at the runway centerline in which the
introduction of potentially incompatible land uses are discouraged to protect people and
property on the ground, as well as to prevent the creation of air navigation hazards.
The restrictions in the Runway Safety Area and Runway Object Free Area are absolute and
generally these areas are owned and controlled by the airport. In the case of RPZs, the
regulations provide guidance to airport operators and communities concerning the types of
land uses that are appropriate proximate to an airport… Land uses that are permissible in
the RPZ, provided they are below the maximum height limitations described above, include:
•
•
•
•
•
•

1
2

Farming, with crops located a certain distance from the runway centerline based on
category of Aircraft 2
Vehicular parking and storage in the controlled activity portion of the RPZ
Irrigation channels that do not attract birds
Airport service roads
Underground facilities
Unstaffed NAVAID facilities equipment for airport functions

Draft Airport Design Advisory Circular, AC 150/5300-13A, May 2012. Pg. 98.
Table 3-6, Draft Airport Design Advisory Circular, contains detailed crop distances
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It is important to note that the land use restrictions within the RPZ are enforceable by the
FAA on airport operators, but not on private property within the RPZ. As noted in the FAA’s
guidance, when ‘it is determined to be impracticable for the airport owner to acquire and
plan the land uses within the entire Runway Protection Zone, the RPZ land use standards
have recommended status for that portion of the RPZ not controlled by the airport
owner.’ 1… While the FAA does not directly control land uses on privately owned land, local
municipalities often defer to the FAA restrictions and design guidelines found in the airport
design advisory circular, which is based on guidance from a 1952 report by the President’s
Airport Commission entitled “The Airport and Its Neighbors.” Municipalities may therefore
enact zoning or other land use controls proximate to airports to maintain consistency with,
and deference to, those guidelines…The Town of Babylon’s zoning code includes §213250.3, Republic Airport Runway Protection Zone, that requires all developments in the
Republic Airport RPZ be consistent with the requirements as established by the Federal
Aviation Administration.
As shown in Figure 3-5, portions of Parcels 20, 21, 22, 30, 21, and 29 are within the Runway
Protection Zone of Republic Airport. Development within these portions of the Project Site would
be required to be consistent with the FAA’s guidance on land use within the RPZ. Therefore, with
the exception of vehicular parking within the “controlled activity” portion of the RPZ, all changes
to the current land uses, including open spaces, civic areas, and structures, within the RPZ must
coordinate with the operator of the Republic Airport, NYSDOT, and the National Airport Planning
and Environmental Division. With this required coordination, significant adverse impacts related
to the land uses within the Republic Airport’s RPZs would be avoided.
In addition to the statutory restrictions with respect to land uses within the RPZ, portions of
Parcels 20, 21, 22, 30, 21, and 29 have avigation easements that are held by NYSDOT. As
presented in the Airspace Technical Memorandum, “these easements allow the perpetual right of
the airport to trim vegetation extending through or above the approach surface/primary surface
plane, the perpetual right by the airport to prohibit the construction or placement of buildings
that would extend into previously mentioned imaginary surfaces, the right to remove any
structures or portions of buildings extending through these surfaces, and the right of ingress and
egress to exercise these rights.” Together with the mandatory coordination of future
development in the RPZ with NYSDOT and the FAA, described above, these avigation
easements would avoid and minimize the potential for adverse land use impacts in the Future
with the Proposed Action based on the Site’s proximity to Republic Airport.
Residential Use
Republic Airport regularly analyzes its noise impacts to the surrounding community using FAAapproved methodology. Based on this analysis, the airport operator creates a contour map that
shows the extent of the airport’s noise impacts at various sound levels. As summarized in
Republic’s noise contour summary from 2008 2:
Aircraft operations that occur throughout the year are averaged and computed to determine
the DNL, or Day Night Average Sound Level Noise Contours. DNL is the FAA-accepted
criteria that depicts the noise from airport operations and averaged over a 365 day period.
1
2

Draft Airport Design Advisory Circular, p. 103.
Republic’s original Airport Part 150 Study was published in October 1987 and updated in 2008 and 2011.
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The DNL noise contours presented in this document were calculated using FAA’s Integrated
Noise Model… Aircraft that operate during nighttime hours are considered more intrusive
than daytime operations. Aircraft operations during the hours of 10 PM-7 AM are weighted
10 decibels higher than operations between 7 AM—10 PM... The 65 DNL noise contour is
the level of significance that the FAA uses to determine noise exposure to the surrounding
communities. 1
In general, and as explained more fully in Chapter 12, “Noise,” of this DGEIS, 65 A-weighted
decibels (dBA) is generally considered as an acceptable background noise level for residential uses.
In order to avoid a potential significant adverse impact from Republic Airport’s continuing
operation on future residential uses in the Project Site, the EF-FBC would not allow residential uses
to be constructed within the Airport’s mapped 65 DNL contour. This restriction is noted in the
Special Requirements Plan of the EF-FBC. As such, there would not be a significant adverse impact
to new residential uses from the noise created by the ongoing operation of Republic Airport.

C. CONSISTENCY OF PROPOSED ACTION WITH APPLICABLE
PUBLIC POLICIES
This section of the DGEIS evaluates the consistency of the Proposed Action with relevant public
policies.
2011 EAST FARMINGDALE CENTER, BABYLON, NY: A TRANSIT ORIENTED
REDEVELOPMENT PLAN
The 2011 East Farmingdale Center, Babylon, NY: A Transit Oriented Redevelopment Plan
(Appendix B-1) was developed in response to the renewed interest for the reopening of the East
Farmingdale train station (Republic Station), improved bus service along the Route 110 corridor, and
the development of a new downtown at Airport Plaza. This plan built upon the 2005 Vision Plan for
the area and was the result of a comprehensive design effort. The 2011 Plan resulted in the first
iteration of an illustrative plan, regulating plan and design regulations for the proposed Project Site.
The Proposed Action builds upon the 2011 planning effort by refining the uses and massing
proposed and by providing additional detail with respect to the design of the public and private
realms. As with the 2011 plan, the EF-FBC proposes a mixed-use development that is centered
around a potential future Republic LIRR station and a BRT station on Route 110. Specifically,
the EF-FBC would, as recommended in the 2011 Plan, “govern the eventual buildout of the
site,” and advance a “more complete vision for the Airport Plaza and its surrounding area” that is
“in line with the principles of Transit Oriented Development (2011 Plan).” Therefore, the
Proposed Action is consistent with the 2011 plan.
2010 TOWN OF BABYLON SUSTAINABLE COMPLETE STREETS POLICY
The 2010 Town of Babylon Sustainable Complete Streets Policy was developed in recognition
of the need for the promotion and prioritization of pedestrian, bicycle and public transportation
travel as an alternative to the automobile for the safety of all users of the road as well as
reducing negative environmental impacts, promoting health living and advancing the well-being
of commuters (Town of Babylon Complete Streets Policy, 2010). The Town’s Sustainable
Complete Streets Policy establishes a vision, provides a policy statement, defines Sustainable
1

http://www.republicairport.net/docs/FRG%20Exec%20Summary%202008.pdf
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Complete Streets as safely and comfortably providing for the needs of all road users and to
consider environmental effects including but not limited to drainage and stormwater runoff. The
policy also supports sustainable transit-oriented development and land use patterns.
The Proposed Action is consistent with this policy. Part 6 of the EF-FBC outlines Street Design
Standards for the Project Site that provide guidance for creating an accessible and interconnected
streets that accommodate all ages, abilities, and modes of transportation. Additionally, the
overall design of the Project Site, as illustrated in the Regulating Plan, promotes pedestrian and
bicycle transportation and prioritizes pedestrian safety in roadway design. Therefore, the
Proposed Action is consistent with this Town policy.
2015 SUFFOLK COUNTY COMPREHENSIVE MASTER PLAN 2035
The 2015 Suffolk County Comprehensive Master Plan 2035 addresses six key policy areas.
They key policies include:
•
•
•
•
•
•

Build a 21st century transit network to provide more transportation choices to improve
mobility access and safety;
Provide equitable, affordable and fair housing;
Enhance economic competitiveness and capacity to build an innovation economy;
Support vibrant communities;
Streamline government, coordinate policies and leverage investment; and
Protect the environment and enhance human capital.

The County’s Master Plan provides demographic data, current population trends and the issues
facing the County as a whole. A regional transportation and development plan is included within
the Master Plan and addresses north-south connections utilizing BRT, key locations for TOD,
the locations of regional assets and planned improvements to the LIRR. The broad regional goals
of the plan include providing the foundation for the sustainable growth and resiliency of Suffolk
County and encouraging economic development that will help to retain and attract businesses
and create jobs for Suffolk County residents.
The County’s Master Plan specifically calls for the transit-oriented redevelopment of East
Farmingdale. Specifically, the Plan announced the County’s “support[s] the reopening of the
LIRR Republic Station [and providing] increased [LIRR] service to facilitate the creation of a
TOD in East Farmingdale.” The Proposed Action, which would create the land-use regulations
to support a TOD in East Farmingdale, is consistent with this goal. The Proposed Action also
addresses other key strategies outlined in the County’s Plan, including support for more
transportation choices to improve mobility, access and safety, the creation of vibrant
communities and enhancing human capital. The EF-FBC is consistent with the overall vision of
the Suffolk County Master Plan as it seeks to create a vibrant, mixed-use community that makes
use of multiple modes of transportation and several transit services.
LONG ISLAND REGIONAL ECONOMIC DEVELOPMENT COUNCIL PLAN
(LIREDC)-2017 UPDATE
The LIREDC, 2017 Update provides progress on the region’s priority economic development
projects as they relate to the vision and strategies previously established. The LIREDC’s vision
calls for the reassertion of Long Island as a global center for innovation and a model for a
knowledge-based suburban economy. The vision for long-term economic growth is
characterized by increase collaboration among academia, private and public sectors and labor to
5/22/2018

3-10

DRAFT

Chapter 3: Land Use, Zoning, and Public Policy

protect and grow our advanced manufacturing base while encouraging innovation in the life
sciences, information technology, clean energy, defense and homeland security industry clusters.
To accomplish this, LIREDC seeks to build on the success of existing businesses and research
institutions and strengthen the highly skilled and educated workforce. The LIREDC also works
to promote and protect the region’s natural resources, provide equal opportunity in housing,
employment and education and invest in students, transportation, housing, sewer infrastructure,
tourism and harvest-based agriculture and fishery industries.
Below is an assessment of the Proposed Action’s consistency with the relevant strategies of the
LIREDC plan. (Plan goals are presented in italics and the analysis of the EF-FBC’s consistency
with those goals is presented in plain text.)
Identify and support industry clusters, especially biotechnology, that possesses the potential to
bring together researchers, educators, investors, manufacturers and others in a collaborative
effort to accelerate the commercialization of technical and scientific discovery and generate jobs
at every rung of the employment ladder.
The Proposed Action is consistent with this strategy. As noted in the 2017 East Farmingdale
Market Analysis (Appendix D-3), technology, engineering and research and development
businesses “and their employees are looking for environments that are more conducive to
collaboration and innovation. In particular, mixed-use environments with public transit
accessibility have become sought after by the highly skilled and employers in the creative and
the innovation sectors.” By facilitating this type of development, the EF-FBC is consistent with,
and substantively furthers, this goal. In addition, given the Project Site’s proximity SUNY
Farmingdale, one of the major university campuses on Long Island, the EF-FBC is well
positioned geographically to make productive use of the research and talent that is already
located close to the Project Site.
Develop innovation and industry clusters in transformative locations across the regionincluding downtowns, brownfields and university, research and medical centers-by integrating
the smart growth principles of transit-oriented development and vibrant community life.
The Proposed Action directly addresses this strategy by creating a mixed-use, transit-oriented
downtown within the Hamlet of East Farmingdale that is centered on a reopened LIRR station.
Reinvigorate Long Island’s manufacturing sector through continued transformation from
traditional defense and aerospace work to advanced technology products, creating skilled, highvalue jobs and a network of nimble companies that can develop synergistic partnerships with
companies in other regions of the state.
The EF-FBC directly addresses this strategy and is consistent with this goal. As stated above, the
Project Site is uniquely positioned to address this strategy with its proximity to Republic Airport
and its history of defense and aerospace manufacturing. The Proposed Action would support the
development of new office space that would be uniquely suited to the new 21st century technology
and manufacturing jobs, as further described in the 2107 Market Study (Appendix D-3).
Rebuild and expand infrastructure to improve job access, revitalize downtowns and transit
HUBs, speed trade, and attract and retain dynamic regional businesses and highly skilled
workers.
The Proposed Action would provide the land use support that is necessary to ensure the
maximum return on the public investment in transit and infrastructure by encouraging transitoriented redevelopment.
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Protect Long Island from the perils of climate change at the same time we encourage new
“cleaner, greener” industries by leading collaborative regional efforts to harden our
infrastructure, businesses and homes against the next major storm and to encourage
transportation, energy and construction policies that reduce our vulnerability, as well as our
carbon footprint.
The Proposed Action encourages redevelopment and, in particular housing, in a more central Long
Island location that is less vulnerable than coastal Long Island areas, which are subject to flooding
and storm surges. The Proposed Action also encourages a “cleaner and greener” urban form that
promotes walking, cycling and public transit over the automobile. Further, the Proposed Action
encourages the use of more sustainable building construction, materials, and practices.
Revitalize Long Island’s poorest places by targeting the region’s collective resources on new
community-driven initiatives that can create jobs, homes and businesses and ensure that all
communities are participating fully in the state’s economic revitalization.
The Proposed Action would advance the Hamlet of East Farmingdale’s participation in the
state’s economic revitalization by encouraging the provision of space for new businesses that
would create jobs, and residential development. In addition, 20 percent of all residential units
built within the EF-FBC would be required to be affordable (See Section 213-584 “Affordable
Housing” of the EF-FBC).
A PLAN FOR THE FUTURE OF THE TOWN OF BABYLON: COMPREHENSIVE
PLAN
The Town’s Comprehensive Plan (March, 1998) was developed around the following goals: (1)
maintain and strengthen the Town’s suburban character; (2) respond to the changing population;
(3) improve the quality of life, especially in economically distressed areas; (4) promote jobs and
economic development; and, (5) foster stewardship of sensitive natural resources. The plan aims
to address the Town’s “shortage of affordable housing, damage to environmentally sensitive
areas, increases in crime and drug abuse, increases in traffic congestion, and loss of large-scale
employers.” The plan is organized thematically by the above stated purposes.
The plan proposed that the Project Site be considered for an office district, highway commercial,
and ultralight industry. As stated above, these recommendations are no longer indicative of the
public and Town goals for the Project Site and are not reflective of the strategies the Town
proposes to employ to meet the overall objectives of the comprehensive Plan. Therefore, while
the specific uses proposed for the Site in the Comprehensive Plan are not the same as the uses
included in the Proposed Action, The Proposed Action is consistent with the goals set for in the
Town Comprehensive Plan. The EF-FBC maintains an important aspect of the Town’s suburban
character by limiting the height and density of new construction, while still allowing a level of
density that supports private investment in redevelopment. The EF-FBC would also create a
village center that is in keeping with the scale of other centers within the region. Concentrating
future growth in this area, which is well-served by transit, also helps to relieve development
pressure in other areas of the Town that in turn can be maintained in a lower density pattern.
The Proposed Action responds to the changing demographics of the region by encouraging
mixed-use TOD with varied housing opportunities that is appealing to young professionals, a
segment of the population that has been underserved by past development patterns.
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The Proposed Action aims to improve the quality of life for East Farmingdale residents by
encouraging retail, housing and recreational amenities through the EF-FBC and by mandating
high-quality design of both the public and private realms.
The Proposed Action promotes job growth and economic development by providing flexibility
for the creation of innovative work space new retail/commercial opportunities that will serve the
needs of the hamlet and the surrounding community. The Proposed Action would also result in a
resident population on the Project Site that would patronize existing retail/commercial along
Broadhollow Road.
The Proposed Action addresses the stewardship of sensitive natural resources first and foremost
by allowing redevelopment of an area that is already heavily disturbed. By allowing
redevelopment in this location, the pressure to develop undisturbed, and potentially more
ecologically sensitive, areas is reduced. In addition, the EF-FBC requires future green space and
conservation areas to be built throughout the Project Site, as well as requires the incorporation of
green infrastructure into site design. Finally, new construction within the Project Site must meet
energy efficiency guidelines and utilize “green” construction materials and practices (see Section
213-583 “Sustainable Design” of the proposed EF-FBC). Therefore, the Proposed Action is
consistent with the overarching goals of the Town as state in the 1998 Comprehensive Plan. 
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