
3.5 LAND USE, ZONING AND COMMUNITY CHARACTER 

 

3.5.1 Existing Environmental Conditions 

 

Land Use and Zoning 
 
Subject Parcels 

 

For purposes of evaluation of land use and zoning, the subject property has been divided 

into the four separate parcels (that were previously defined in Section 2.1 of this DGEIS), 

and consist of the Coliseum Parcel/Marriott Hotel Parcel (Parcel A), Omni Parcel (Parcel 

B), RexCorp Plaza East Parcel (Parcel C) and RexCorp Plaza West Parcel (Parcel D), 

which is currently an undeveloped parcel (see Figure 2-3 in Section 2.0 of this DGEIS).  

The acreage and breakdown of site coverage for each parcel is included in Table 2-1 in 

Section 2.2 of this DGEIS.   

 

In order to understand the existing pattern of development, it is essential to understand 

the zoning history.1  The discussion of existing zoning is based upon the latest zoning 

maps and the BZO of the Town of Hempstead.  The land use discussion is based upon 

review of aerial photographs and field inspections performed in September of 2007.  As 

discussed in more detail below, since the Town of Hempstead does not have a 

comprehensive/master plan, the BZO acts as the de facto master plan for development in 

the Town.  Therefore, the legislative intent of each zoning district, which defines the 

Town’s goals and objectives for the development of specific areas, is important to review 

and understand. 

 

Approximately half the subject property is situated within the Planned Development 

Districts of Mitchel Field (see Figure 3.5-1).  According to §135 of the Town’s BZO, this 

planning district was created for a variety of reasons, as follows: 
                                                 
1 See Section 2.3.1 of this DGEIS for a brief history of the land uses at Mitchel Field.  The area north of 
Hempstead Turnpike was part of the larger 1,100-acre Mitchel Field Air Base, while the area south of 
Hempstead Turnpike was part of the 750±-acre Santini Base (sub base No. 1 of Mitchel Field), which 
included a military hospital. 

 3.5-1



“A. The federal government has allocated various portions of the former Air Force 
Base at Mitchel Field to private institutions, Nassau Community College and 
Nassau County. Implicit in such allocation was the concept of utilization of 
Mitchel Field to a substantial extent for educational and cultural purposes. The 
Town of Hempstead, in accommodation of such utilization, has heretofore 
promulgated the Edu-Cultural District (E). The County of Nassau has under 
way a program for the development of its holdings at Mitchel Field, including 
public development and private development.   

   
B. The construction of a coliseum is nearing completion as of this date. It is hereby 

determined that the construction of a hotel on an appropriate parcel of land 
adjoining the coliseum site is necessary to the successful operation of the 
coliseum.   

   
C. Definitive planning of all of the county-owned property will necessarily extend 

over a period of time and involve complex factors not now susceptible to 
determination and decision.   

 
D. The special physical circumstances of Mitchel Field must be related to county 

ownership and town responsibility for zoning, community facilities and tax 
structure. These factors, taken together, spell out a need and opportunity for 
planned development in a series of operations in an orderly sequence and 
incrementally adaptive with due consideration for market feedback and public 
impact and sensibility. Such planned development includes, among other things, 
coordinating plans and designs of different developers. It is essential that 
streets, easements, utilities, building sites, site plans, building floor plans and 
evaluation of all construction types as intended to be sited, located, erected, 
constructed and used be related to each other. This includes also programs for 
provision, operation and maintenance of such areas of improvements, facilities 
and services as will be for common use by some or all of the occupants and 
users of Mitchel Field, but not to be provided, operated, or maintained at 
general public expense. With respect to facilities and services which, of 
necessity, must be provided at public cost, sound sequential development can 
minimize public investment.   

  
E. Each phase of development, as it progresses, should support and enlarge the 

use and enjoyment of prior development. The synergistic influence of creative 
design and quality construction at each step will promote the ultimate ideal of 
environmental quality.   
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F. Among the ultimate uses, there will of necessity be single uses or multiples of 
special purpose uses which best lend themselves to development within zoning 
districts less general than the existing zoning districts. This Article is designed 
to provide a framework for such districts. Its adoption is one (1) step in the 
county-town cooperation in the development of Mitchel Field; in particular, it 
will provide a zoning mechanism responsive to the comprehensive process of 
planning for such development.   

  
G. Thereby, the public health, safety, morals, general welfare and amenity of the 

Town of Hempstead will be protected and promoted.” 
 

The subject property is situated within the Planned Development Districts of Mitchel 

Field.  The Marriott Hotel Parcel is zoned MFH; the Omni Parcel is zoned MFO-II; the 

RexCorp Plaza East Parcel and RexCorp Plaza West Parcel are zoned MFO; and the 

Coliseum Parcel is zoned B Residence.   As noted in the legislative intent of the Planned 

Development Districts of Mitchel Field, the construction of the Coliseum is one of the 

centerpieces of the overall planning and redevelopment of the County-owned properties, 

and one of the driving forces for other development in the immediate area.   

 

Table 3.5-1 presents a list of the bulk and dimensional requirements of each of the zoning 

districts that affect the subject property.  Figure 3.5-1 and Figure 3.5-2 depict the zoning 

of the subject property and the study area (defined below), respectively.  In addition, see 

Figure 3.5-3 for an illustration of major land uses on the site and within the study area 

(which, for the evaluation of land use, zoning and community character, is generally 

bounded by Stewart Avenue/Meadowbrook Parkway to the north, Merrick Avenue to the 

east, Front Street to the south, and Oak Street to the west).  
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Table 3.5-1: Bulk and Dimensional Requirements of Associated Zoning Districts 

Parameter B Residence 
District 

MFH MFO MFO-II 

Minimum Lot 
Area 

6,000 SF Town Board 
(“TB”) 
Discretion 

7 acres 6 acres 

Maximum 
Building Area 

27.5% (up to 30% 
with deck 
parking) 

30% 35% (up to 60% 
with accessory 
parking structure) 

35% (up to 60% 
with accessory 
parking structure) 

Floor Area Ratio N/A 1.5 0.4 0.4 
Maximum Height Residential - 

30 feet/2½ stories  
Non-residential - 
45 feet/3 stories  

100 feet 175 feet 125 feet/ 
10 stories 

Minimum Lot 
Width 

55 feet N/A N/A N/A 

Front Yard Average front 
yard depth of the 
existing buildings 
within 200 feet on 
each side of the 
lot and within the 
same block in the 
same use district. 
Maximum depth 
of 40 feet 

TB Discretion For all yards - 25 
feet for the first 35 
feet of building 
height, facing 
thereon, with an 
increased setback 
of one foot for 
each three feet in 
height above 35 
feet. 

100 feet 

Side Yards Varies TB Discretion 50 feet 
Rear Yard 25 feet, but varies TB Discretion 50 feet 

 

The principal permitted and accessory uses allowed in each of the zoning districts are 

described within each subsection, below. 

 3.5-4



Parcel D:  RexCorp Plaza West 
 

The RexCorp Plaza West Parcel is an 8.17±-acre, undeveloped, but previously-disturbed, 

parcel located south of Hempstead Turnpike on the west side of Glenn Curtiss Boulevard, 

to the west of the RexCorp Plaza office development (see Photograph Nos. 7 and 8 in 

Appendix 3.5-1).  This parcel was rezoned from B Residence to MFO in 1981. 

 

Surrounding Community 

 

As part of the existing conditions analysis, a land use and zoning study was conducted for 

the area located within a study area  generally bounded by Stewart 

Avenue/Meadowbrook Parkway to the north; Merrick Avenue to the east; Front Street to 

the south; and Oak Street to the west (see Figure 3.5-2).  Major land uses in the study 

area (which will be discussed in greater detail below) include Hofstra University, NCC,  

Mitchel Field military housing, Museum Row (including the Cradle-of-Aviation 

Museum, the Long Island Children’s Museum and Nassau County Firefighters 

Museum2), the Mitchel Athletic Complex, the Covanta Resource Recovery Facility (the 

privately-operated Town incinerator), the Federal Aviation Administration’s (“FAA’s”) 

Terminal Radar Approach Control (“TRACON”) facility and the Hempstead Plains 

(which were previously discussed in Section 3.4, entitled Ecological Resources).  Major 

land uses within the study area are identified on Figure 3.5-3.  

 

The land use description of the study area has been divided into smaller areas for ease of 

discussion (see Figure 3.5-4). 

  

As explained below, the study area contains a mix of uses from universities and 

government facilities to museums, office buildings, sports facilities, light industrial 

facilities, warehouse and distribution centers, hotels and various types of residences.  The 

general character of each sub-area is discussed below, while a more detailed description 

                                                 
2 Nunley’s Carousel is currently being refurbished and will be located on Museum Row in Uniondale. 
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of the overall study area is contained in Section 2.4.5 of this DGEIS.  Photographs 

illustrating various uses within each of the sub-areas are included in Appendix 3.5-1.   

Sub-Area “A” - Stewart Avenue/Meadowbrook Parkway North (Photograph Nos. 9 
through 12) 
 

The area between the Meadowbrook Parkway and Stewart Avenue to the north and the 

Mitchel Field military housing and NCC to the south contains a mix of uses.  The eastern 

portion of the area (from approximately Endo Boulevard to Merrick Avenue) is a mix of 

office buildings, medical office buildings, vacant offices, retail establishments, light 

industrial facilities and utility uses.   

 

The uses along Merrick Avenue include office buildings, a large vacant office building, 

retail facilities and an indoor tennis center.  The major uses in this portion of the study 

area include the Covanta Resource Recovery Facility (the stack of which is 

approximately 382 feet in height3), Syosset Trucks, TRACON, Lifetime Brands, Nassau 

Academy of Medicine, Ametek Aerospace and Defense offices and a self-storage facility.  

West of Endo Boulevard, past the Mitchel Field military housing, are several large office 

buildings and a United States Postal distribution facility on the south side of Stewart 

Avenue. 

 

The north side of Stewart Avenue to the Meadowbrook Parkway contains a variety of 

uses including offices, a hotel, car wash, Metropolitan Transit Authority (“MTA”) and 

New York State Department of Transportation (“NYSDOT”) buildings, restaurants, 

public storage facility, light manufacturing, warehouse and distribution facilities and a 

bowling alley.   

                                                 
3 The height of the stack was obtained from http://www.covantaholding.com/site/locations/covanta-
hempstead.html. 
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The westernmost portion of this area (west of South Street/Quentin Roosevelt Boulevard) 

includes a mix of retail, office and utility uses on the south side of Stewart Avenue.  The 

north side, to the Ring Road of Roosevelt Field Mall, also contains a mix of retail and 

office uses and a recharge basin. 

 

The 382-foot stack for the Covanta facility is clearly a dominant feature in this part of the 

study area.  Community character is more commercially-and-industrially-oriented due to 

this feature and other large commercial buildings and uses. 

 

The area around Endo Boulevard, to the east, has been zoned within the Y Industrial 

District since the mid-1950s. A small area of X Business District is located north of the 

railroad tracks and south of Stewart Avenue.  The area to the north of Stewart Avenue is 

zoned B Residence District, while the zoning along Merrick Avenue, north of Stewart 

Avenue is also generally X Business District.  South of Stewart Avenue, along Merrick 

Avenue, zoning is mixed with MFO-II (since 1983) and Y Industrial (since the mid-

1950s). 

Sub-Area “B” - Mitchel Field Military Housing (Photograph No. 13) 
 

According to the Environmental Assessment – Privatization  of Family Housing, Mitchel 

Complex, Hempstead, New York,4 the Mitchel Field military housing development, which 

is located north of the subject property, is bounded on the north by Stewart Avenue,  on 

the south by Davis Avenue, on the west by West Road and on the east by East Road.  The 

area is approximately 47 acres in size and contains 90± buildings.  The housing units are 

laid out in a rectilinear grid pattern, and this area is composed of single-family homes, 

semi-detached units and communal military buildings.  The LIRR tracks bisect the 

property from north-to-south.  Many of the buildings are currently leased to NCC for use 

as part of its campus.  

                                                 
4Environmental Assessment: Privatization of Family Housing Mitchel Complex, Hempstead New York, 
December 2004, prepared for the Department of the Navy Engineering Field Activity Northeast Naval 
Facilities Engineering Command. 
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Character in the Mitchel Field military housing development is dominated by its 

residential nature.  The residences are attached and generally grouped around central 

open spaces. 

 

As the property is owned by the federal government, it is not subject to zoning, but it 

carries the Town of Hempstead B Residence District designation.  Portions of Mitchel 

Field are under contract to a private developer, who is proposing a mix of rental and 

ownership housing. 

Sub-Area “C” - Nassau Community College Area (Photograph Nos. 14 through 17) 
  

NCC is located directly north of the site, across Charles Lindbergh Boulevard.  The 

college encompasses approximately 225 acres and has a total enrollment of 21,000± 

students, including students who attend full-time, part-time, days, evenings and 

weekends.  NCC is the largest of the 30 State University of New York (“SUNY”) 

community colleges.  The college offers over 60 fields of study.   

 

The amount of area devoted to educational purposes makes this a defining factor in 

community character.  However, as a number of the buildings within the campus were 

formerly part of the military housing to the north, the northern portion of campus tends 

toward a residential character. 

 

The campus is situated within the Town’s Edu-Cultural District.  The Edu-Cultural 

District permits the following uses: college or university, public school, parochial school 

or private school, public park, playground or other public recreational use, public library, 

museum, art or historical building, health center, concert hall, auditorium, firehouse, 

police station or governmental building, place of worship, and public, philanthropic, 

charitable or other nonprofit golden age housing. 
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Street; however, the X Business District zoning was changed to B Residence along 

Uniondale Avenue in the early 1960s. 

Sub-Area “J” - Uniondale Avenue West to Oak Street/Hofstra University (South), 
South of Hempstead Turnpike (Photograph Nos. 35 through 36) 
 

To the west of Uniondale Avenue, west to the boundary of the study area, the south side 

of Hempstead Turnpike is comprised of a mix of uses.  Although there are several 

restaurants and other eating/drinking establishments, the majority of uses are associated 

with Hofstra University.7  The athletic facilities associated with the University (including 

Shuart Stadium) are located in this area, south of Hempstead Turnpike. The 

northwesternmost portion of this part of the study area is situated within the Incorporated 

Village of Hempstead (hereinafter sometimes referred to as “Hempstead Village”).  

Hofstra University is the only use within Hempstead Village in this section of the study 

area.   

 

South of the University facilities, the predominant use is medium-density (e.g., 

approximately one unit per 4,000 square feet), single-family residential, with an 

elementary school and fire department interspersed therein.  The west side of Uniondale 

Avenue is predominantly residential with a large church and several small businesses, 

including a driving school and law offices.  The north side of Front Street contains a 

number of restaurants as well as strip retail uses.  Other uses along Front Street include 

single-family residences, two-family residences and residences with accessory 

apartments, office buildings and small retail shops.   

 

Although there is a large single-family neighborhood within this area (as well as small, 

scattered retail uses), the dominant use in this segment of the study area is Hofstra 

University.  

 

                                                 
7 Hofstra University is also discussed in two other subsections – “Oak Street Area” and “Hofstra 
University.” 
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The zoning in this segment of the study area is mainly B Residence.  The frontage along 

Hempstead Turnpike is a combination of both B Residence and X Business zoning.  This 

zoning has been in place since the 1970s.  Most of the area along the north side of Front 

Street is zoned X Business with some B Residence.  The zoning in Hempstead Village is 

AA Residence District, which permits single-family detached dwellings; public and 

parochial schools; churches and similar places of worship; parish houses; convents; 

libraries; colleges or universities; transient dwellings; lodging houses; community 

residences; homeless shelters; halfway houses; and group family day-care centers. 

 

Major Uses Outside the Study Area 

 

Several notable land uses are located just beyond the boundaries of the study area (see 

photographs in Appendix 3.5-1).  These uses include the 930-acre Eisenhower Park8 (a 

Nassau County facility) to the west of Merrick Avenue; Roosevelt Field Mall at Old 

Country Road and the Meadowbrook Parkway, containing approximately 275 stores in 

approximately 2.2 million SF of building area, located northwest of the study area; and 

“The Mall at the Source” (a specialty mall) with approximately 726,000 SF, located 

along Old Country Road, northeast of the subject property.  The Raceway Center retail 

development is located north of the Covanta and TRACON facilities.  This area includes 

several big box retailers, such as Home Depot, Michael’s and Home Expo.  The 

Archstone at Westbury apartment complex and Meadowbrook Pointe development are 

located north of the Meadowbrook Parkway in the vicinity of the site.  Beyond the study 

area to the southeast, south and southwest, are single-family residential neighborhoods 

with neighborhood commercial development situated along the major roadways.  These 

residential areas also contain a number of multi-family developments. 

 

 

 

                                                 
8 Eisenhower Park contains a number of recreational facilities including an  aquatic center, three golf 
courses, miniature golf, Safety Town, baseball/softball fields, batting cage, lighted tennis courts, fitness 
trails, playgrounds, picnic areas, Harry Chapin Lakeside Theater, dining and the new 9/11 memorial. 
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Federal Aviation Administration Regulations 
 

The FAA is the subdivision of the United States Department of Transportation 

(hereinafter “USDOT”) that regulates all aspects of civil aviation in the United States.  

On May 1, 1965, the FAA implemented The Federal Aviation Regulations, which govern 

all aviation activities in the United States.  Specifically, §77.13 of the Federal Aviation 

Regulations, entitled “Construction or Alteration Requiring Notice,” indicates that any 

construction or alteration more than 200 feet agl or within certain slopes and distances 

defined in §77.13(a)(2) requires notification to the FAA on Form 7460-1. Further, 

according to §77.13(c), “each sponsor who undertakes construction or alteration that is 

the subject of a notice under paragraph (a) of this section shall, within 5 days after that 

structure or alteration reaches its greatest height, submit a supplemental notice on a 

prescribed form to the FAA regional office having jurisdiction over the region involved, 

if (1) the construction or alteration is more than 200 feet above the surface of the site; or 

(2) an FAA regional officer advises him that submission of the form is required.” 

 

A review of the Town of Hempstead Town Code indicates that the Town does not 

include any specific regulations regarding development requirements that may affect 

airports. 

 

History of Site and Study Area Development 
 
As discussed in Section 2.3.1 of this DGEIS, the subject property is located on a portion 

of what was previously the 1,100±-acre Mitchel Field.  Mitchel Field comprises most of 

what are now known as East Garden City and part of Uniondale.  The history and uses 

associated with Mitchel Field began in the early 1900s and are continuing to evolve.   

 

As described in detail in Section 2.3.1 of this DGEIS, the history of aviation on Long 

Island,9 specifically in the Mitchel Field area, began in the early 1900s with several 

flying schools and aircraft factories, making Long Island the “center of the aviation 

                                                 
9 Source: http://www.cradleofaviation.org/history/airfields/mitchel.html 
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world.”  With World War I, training centers for army aviators and military aircraft 

building emerged throughout Long Island.   

                                                

 

Mitchel Field, an army aviation field, was a major component of aviation on Long Island.  

It was originally established in 1917 as Field #2, and then renamed to Mitchel Field in 

1918 to honor the former New York City Mayor John Purroy Mitchel.  Mitchel Field was 

considered the “Army’s premier air corps base,” housing several observation, fighter, and 

bombardment groups.  Several historic events were held at Mitchel Field including the 

1920 and 1925 National Air Races, each setting world records in speed; the first air route 

by the Army in 1922, from Mitchel Field to McCook Field, Ohio; the starting point for 

the first nonstop transcontinental bomber flight in 1938; and host of the first “long-range 

aerial reconnaissance” demonstration.  Also, the first “blind” flight was successfully 

accomplished by James Doolittle in 1929, landing a plane with newly-developed 

instruments at Mitchel Field.  Mitchel Field served as the main point of air defense during 

World War II for New York City and headquarters for the Air Defense Command, First 

Air Force and Continental Air Command in the late 1940s. 

 

The majority of Mitchel Field was located north of Hempstead Turnpike, but a portion 

was also located to the south.10  The 750-acre Santini Base property was added after the 

expansion of Mitchel Field proper, in 1938.   The boundaries of the sub base to Mitchel 

Field are approximately Hempstead Turnpike to the north, Merrick Avenue to the east, 

south of Front Street to the south, and the area south of Oak Street to the west.  Hofstra 

University (established in 1935) was already located just west of the western boundaries 

of the Santini Base and Mitchel Field.   

 

The Santini Base provided additional support space for Mitchel Field, and during World 

War II, it treated many of the airlifted wounded in several hospital facilities.  The main 

hospital (at Merrick Avenue and Front Street) treated overseas returnees, neurological 

wounds and provided convalescent care, and it was fully capable of providing all needed 

medical care.   Santini was split in two by the creation of Meadowbrook Parkway in 

 
10 Source: Historic Hempstead Plains website at http://www.hempsteadplains.com/santini.htm. 
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1954.   The hospital itself was located on the east side of the Meadowbrook Parkway at 

Front Street.  One of the original Hempstead Turnpike entrances was across from the 

Nassau Veterans Memorial Coliseum at the present-day Glenn Curtiss Boulevard.  

During the construction of the Meadowbrook Parkway, an overpass was constructed to 

join both halves of Santini.  This overpass to "nowhere" still exists and is entirely 

disconnected from any road.  Santini Hospital continued to operate as late as 1954.  In 

1955, Santini was used as an Air Force Reserve boot camp. Santini was at its busiest in 

the summers in the 1950s due to ROTC and National Guard training.  Due to Mitchel 

Field’s (including the Santini Base) location in an urban area, there were several 

problems with operating tactical aircraft.  Ultimately, Mitchel Field was closed and 

turned over to Nassau County in 1961 due to public pressure, noise, and several crashes. 

 
Nassau County still owns the property that was once Mitchel Field (mostly north of 

Hempstead Turnpike, but including the RexCorp Plaza Parcels), but zoning is controlled 

by the Town of Hempstead.  To that end, effective as of August 21, 1971, the Town of 

Hempstead created the “Planned Development Districts at Mitchel Field,” as explained 

earlier in this section.  The zoning districts comprising the “Planned Development 

District at Mitchel Field” include MFO, MFO-I, MFO-II, and MFH.  The Town had 

previously created the “E” District from a portion of Mitchel Field.  Both Nassau 

Community College and Hofstra University were placed in the “E” District.  Currently, 

with the exception of the Nassau Coliseum (which is zoned “B Residence”), the other 

properties that comprise the subject parcel are situated within one of the Mitchel Field 

zoning districts (MFH [Marriott Hotel], MFO [RexCorp Plaza] and MFO-II [Omni]), and 

have been developed in accordance with the legislative intent of the “Planned 

Development Districts at Mitchel Field,” as previously explained.    

 

NCC was developed in the portion of Mitchel Field that included most of the hangars and 

the military housing (including the Officers’ Quarters).  Many of the buildings remain 

and are currently used by NCC.  The Nassau Coliseum and Marriott Hotel were 

developed on the portion of the Mitchel Field that contained the landing areas and 

runways.  Remnants of several of the runways remain, and a portion of the Hempstead 
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Plains grasslands have been preserved just west of Meadowbrook Parkway, adjacent to 

both NCC and the Marriott Hotel. 

 

The areas that now comprise the Mitchel Athletic Complex, the establishments on 

Museum Row and some of the office buildings around Charles Lindbergh, Earl Ovington 

and Quentin Roosevelt Boulevards, were also placed within the “Planned Development 

Districts of Mitchel Field.”  

 

The military housing (including the Officers’ Quarters associated with Mitchel Field) 

located north of the subject site that is not part of NCC, has remained.  However, this area 

is currently undergoing environmental review for development of non-restricted 

multifamily housing.  The area north of this military housing and south of Stewart 

Avenue has been redeveloped for commercial and light-industrial/warehouse uses. 

 

The area of Uniondale, south of Hempstead Turnpike (not including the RexCorp Plaza 

Parcels) that was once part of Mitchel Field and the Santini Base, is controlled by Town 

of Hempstead zoning.  For the most part, these properties came under private ownership 

after the deactivation of Mitchel Field and the Santini Base, and were predominantly 

developed with single-family homes and local businesses. 

 

As noted earlier, the Meadowbrook Parkway was constructed circa 1954.  The creation of 

this roadway divided the military base into two parts and, for the most part, separated 

Uniondale from East Meadow. 

 

Within the East Meadow portion of the study area, once the Santini Base was shut down, 

the area between the Meadowbrook Parkway and Merrick Avenue, south of Hempstead 

Turnpike became a branch of Long Island University, known as Mitchel College.  The 

College was housed in the remaining military buildings. According to 

www.wikimapia.org, “in 1954, Long Island University's Brooklyn Campus began 

offering courses to military personnel and their families at Mitchel Field Air Force Base 

in Hempstead. About 1958, the site was officially named Mitchel College of Long Island 
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University. In 1963, when the federal government closed the Air Force Base, it deeded 

the property to the University for educational usage.  The University operated for a short 

time, but closed Mitchel College because it lacked enrollment.”  Eventually, this area was 

developed with senior housing, an office building and a baseball complex. 

 

The area south of Glenn Curtiss Boulevard, between the Meadowbrook Parkway and 

Merrick Avenue, contained military housing associated with Mitchel Field.   A portion of 

this area was redeveloped with multifamily housing and senior housing.  The remaining 

military housing is currently undergoing redevelopment into a multi-family housing 

development.  

 
Relevant Plans 
 

The following section discusses the comprehensive plans that are relevant to the subject 

property.  The Town of Hempstead does not have a comprehensive/master plan; 

therefore, the evaluation includes the relevant Nassau County plans – the Nassau County 

Comprehensive Plan, the Nassau County Open Space Plan and the Nassau Hub Master 

Investment Study.  Furthermore, since the Town of Hempstead does not have a 

comprehensive plan, the Building Zone Ordinance (including the legislative intent of 

each zoning district), acts as the de facto comprehensive plan.  In addition, the Village of 

Hempstead’s Downtown Vision and Comprehensive Development Plan Update was 

evaluated, as a small portion of the study area falls within the Village boundaries. 

 

Nassau County Comprehensive Plan 

 

The Nassau County Comprehensive Plan (hereinafter the “Comprehensive Plan,” Nassau 

County Planning Commission [“NCPC”], 1998) is: 

 

“... a policy document which outlines a vision for the future of Nassau County.  It 
focuses on the protection of the County’s quality of life, and provides guidance to 
decision makers, residents and organizations.  The Plan is comprehensive 
because it blends and prioritizes the various factors and issues relevant to the 
subject matters of: interagency planning and coordination, land use, 
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environmental resources, transportation, housing, the economy, culture and 
recreation and community facilities and services.” (Page P-1) 

 

The Comprehensive Plan is divided into a number of topic sections including, but not 

limited to, land use, environmental resources, transportation, housing, the economy and 

cultural resources.  The Comprehensive Plan is a guidance document for the County in its 

efforts to achieve the goals and objectives that have been set forth therein.  A discussion 

of the Comprehensive Plan, by relevant subsection, follows. 

Land Use 
 

There are four main components of the land use section of the document -- the 

comprehensive land use plan, natural resources and open space, redevelopment and 

transit-oriented development. 

 

The Comprehensive Plan discusses general ranges of development intensities expressed 

in terms of FAR.  There are five recommended FARs as follows: 

 

High:  0.40 FAR and over 

Moderate: 0.20 to 0.40 FAR 

Suburban: 0.10 to 0.25 FAR 

Low:  0.05 to 0.15 FAR 

Very Low: 0.05 FAR and below 

 

Page II-2 of the Comprehensive Plan notes that the FAR categories have been designed 

to overlap because they only represent general ranges of development intensity.  It also 

recognizes the wide variation in existing development intensities and zoning in the 

County.  Figure 3 in the Comprehensive Plan presents the generalized development for 

the year 2020.  The subject site is shown in an area of high density, which is classified as 

having an FAR of 0.40 and over.  The Comprehensive Plan also divides the County 

among five different types of centers: Neighborhood, Local, Intermediate, Major and 

Regional.  The area of the subject site is shown as the only regional center in the County, 
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and is designated as forming part of the “Nassau Hub.” According to the Comprehensive 

Plan, this area has a concentration of uses that attract people from outside Nassau 

County, and 

 

“[t]here is a potential for traffic and pedestrian improvements, as well as more 
development in the Nassau Hub, including proposed plans for entertainment, cultural 
and recreational activities as well as housing.  A critical component of the ‘Nassau 
Hub’ is transit service and the integration of new development with existing uses and 
services in the area” (Page II-4). 

 

According to Page II-8 of the Comprehensive Plan “open space consists of areas with 

significant environmental features, permanently protected natural resources and 

properties which are not intensively developed for residential, commercial, industrial or 

institutional uses (e.g., properties which are not totally built out and have some 

undeveloped land).”  Open space provides a variety of functions including groundwater 

protection, habitat for various plant and wildlife species, outdoor recreation opportunities, 

provision of natural buffers between uses, educational opportunities, etc.  Open space 

areas “contribute to the quality of life in Nassau County by adding much needed diversity 

to a predominantly suburban landscape” (Page II-9).  The “Nassau Hub,” in which the 

subject property is designated, is surrounded by open spaces such as the Hempstead 

Plains, Francis T. Purcell Preserve, Mitchel Athletic Complex and the rights-of-way of 

the Meadowbrook Parkway. 

 

The Comprehensive Plan indicates that Nassau County has a variety of sites with 

significant potential for redevelopment.  The plan notes that “one of the opportunities to 

create new housing and mixed uses is in the redevelopment of vacant or underutilized 

parcels” (Page II-10). Among the sites identified in this category is the Nassau Coliseum 

property.   

 

An important aspect of the plan is transit-oriented development (“TOD”). The idea 

behind TOD is to incorporate a mix of land uses proximate or connected to a transit stop, 

and provide pedestrian amenities, open space and alternative transportation opportunities.  

The mix of uses (residential, commercial, office, public, recreation, etc.), along with 

 3.5-29



pedestrian design features and activities, encourages transit use.   

 

“The primary objective of TOD is to directly connect land uses with transit services, 

convenient shopping, services and access to housing and employment sites.  There are 

often more housing options and types of residential development, along with a strong 

mixture of retail and services in TODs” (Page II-12). 

 

The overall land use goal of the Comprehensive Plan is to “promote a balanced pattern of 

land use that encourages the concentration of future development in established areas 

with adequate infrastructure and facilities, so as to make efficient utilization of the 

transportation network, preserve the County’s environmental and scenic resources, and 

revitalize existing downtowns and Centers” (Page II-12).  One of the policy 

recommendations is to identify model zoning provisions that could be adopted to allow 

mixed land uses, including housing in downtown areas or centers.  Another policy is to 

“advocate land use patterns and development densities which better support mass transit  

use and minimize congestion on County roadways” (Page II-15). 

Environmental Resources 
 

In order to preserve and protect the County’s natural resources, one policy 

recommendation is for the County to assist developers and communities in planning for 

development that minimizes impacts to the environment while using available 

infrastructure and satisfying the needs of specific land uses.  The County is also seeking 

to reduce contamination of water bodies and stormwater runoff from non-point sources. 

Housing 
 

The Housing section of the Comprehensive Plan notes the need for a range of housing 

types (i.e., single-family homes, senior housing and smaller households) in order “to fit 

the changing lifestyles of County residents” (Page V-3).  The demand for housing is 

increasing due to a number of factors, including smaller household sizes, increased life 

expectancies, in-migration, and a deterioration of some of the older housing stock.   
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The Comprehensive Plan indicates that the existing supply and continuing demand has 

pushed housing prices higher, and an affordability problem has arisen.  Second, there is a 

tight rental supply and high rental demand (Pages V-1 and V-2).  In addition, the County 

seeks to encourage appropriate housing to locate in areas close to shopping, community 

facilities, services and transportation facilities. 

The Economy 
 

The overall economic goal set forth in the Comprehensive Plan is  to “strengthen the 

economy of Nassau County by encouraging economic development activities which will 

provide jobs, increase the tax base, ensure a stable land use pattern, and diversify the 

County’s employment sectors” (Page VI-4).  This can be accomplished in many ways 

including encouraging businesses to locate in existing centers, planned developments, 

etc. that already have the available infrastructure, access, and supporting services. 

 

Several other economic policies focus on developing and enhancing existing centers 

within the County.  For example, Page VI-15 states that the County should “reinforce 

downtowns and Centers by encouraging the provision of additional housing and mixed 

use development, pedestrian and design improvements, and other amenities which create 

an ambiance conducive to shopping, entertaining, working and residing in such areas.”  

In addition, Page VI-18 indicates that the County should “support the role of the Nassau 

Hub as the County’s regional center by helping to coordinate new development activities, 

creating better transportation linkages and pedestrian improvements, as well as promoting 

business and cultural events.”   

Culture and Recreation 
 

Page VII-1 of the Comprehensive Plan notes that “the quality of life for local residents 

and visitors is enhanced by the museums, cultural programs, historic sites and 

organizations, art galleries, theaters and nightclubs, parks, preserves, and recreational 

facilities which can be found throughout Nassau County.”   One of the ways to enhance 
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cultural resources is to “support new businesses, facilities, programs and events which 

accommodate the needs and cultural interests of the County’s residents and tourists” 

(Page VII-5). 

 

The proposed project’s consistency with the relevant goals and policies of the 

Comprehensive Plan is discussed in Section 4.4 of this DGEIS.  

 

Nassau County Open Space Plan 

 

The Nassau County Open Space Plan (hereinafter the “Open Space Plan,” NCPC, 2001) 

is an inventory of existing open space resources throughout the County.  This plan was 

compiled from information collected from local, county, state and federal offices as well 

as from meetings with various organizations, groups and residents.  Included in the Open 

Space Plan is information on important natural resources as well as recommendations on 

potential open space options, techniques and funding sources and the process for 

evaluation of open space priorities. 

 

The open space inventory for Nassau County is comprised of 21 categories and 15 

features.  The land comprising each category consists of land owned by public, private 

and non-profit entities.   

 

According to Figure 5 of the Open Space Plan, there are approximately 12,567 acres of 

preserves in Nassau County.  They are owned by both public and private entities, and 

they were created for a variety of reasons -- to protect significant habitats, other natural 

resources, wildlife, etc.  A County preserve (encompassing the Hempstead Plains) is 

located on the north side of Hempstead Turnpike, directly east of the Coliseum 

Parcel/Marriott Hotel Parcel (Parcel A). 

 

According to Figure 6 of the Open Space Plan, the adjoining Hempstead Plains property 

is shown as “Long Island Grass Habitat,” and also contains an “Extant Species Location.”  

The Open Space Plan notes that “each of the identified habitats … are not described in 
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detail since the purpose is to identify those lands that are known to be significant.”   

 

Also, the Open Space Plan contains a map of forested cover, which was prepared by 

Nassau County as part of its Geographic Information System (“GIS”).  The forested 

cover is shown in Figure 7 of the Open Space Plan and is useful for identifying 

undeveloped or partially-developed parcels of land that may have retained their native 

forested vegetation.  Protection of these forested lands can preserve native vegetation and 

wildlife habitat.  Links between these lands can also provide a wildlife corridor to 

facilitate the movement of wildlife.  The subject property is not shown as a forested 

parcel or a wildlife corridor link.  

 

The Natural Heritage Program of the NYSDEC surveys and monitors rare animals, rare 

plants, and significant ecological communities throughout the State. The NHP provides 

two types of data with respect to the presence of rare species, historical and extant, for the 

Open Space Plan.  Extant species records are for those species that have been seen in the 

last 15 to 20 years. As shown in Figure 6 of the Open Space Plan, “Significant Habitats 

and Rare Species,” the NHP has approximated areas of known occupied habitat for the 

extant species.   

 

According to the Open Space Plan, no portion of the subject site is considered open space 

(Figure 1 of the Open Space Plan).  Moreover, the subject property is not depicted on the 

Potential and Existing Open Space figure (Figure 15 of the Open Space Plan) as a 

“potential open space.”  Additionally, the subject property is not listed by the Town of 

Hempstead (or any other entity addressed in the Open Space Plan) as a parcel designated 

for preservation.   

 

Nassau Hub Major Investment Study (“Hub MIS”) 

 

A review of the Nassau Hub Major Investment Study Final Report (hereinafter “Hub 

MIS,” STV Incorporated, 2006) was undertaken.  According to Page 1-2 of this study, the 
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intent of the Hub MIS is to develop both cost effective transportation alternatives and 

land use development concepts that respond to various concerns and problems: 

 

• high levels of roadway congestion; 

• missing transportation linkages; 

• disjointed land use patterns; 

• automobile-oriented land development; 

• unrealized economic potential; and 

• lack of north-south transit connectivity. 

 

A previous Nassau Hub Study was prepared in 1998, which served as the basis for this 

latest document. 

 

Page 1-3 of the Hub MIS indicates that the study area is approximately 10.2 square miles 

with the following boundaries:  north - LIRR Port Jefferson Branch; south - south of 

Hempstead Turnpike; west - Rockaway Avenue and Cathedral Avenue; and east – 

Merrick Avenue/Post Road (and Eisenhower Park). 

 

The evaluation in the Hub MIS focused on the land use concerns and concepts.  

According to Page 1-12, there is no unified or overriding land use pattern in the study 

area.  Areas reflect periods in which they were created.  Such patterns include 

development around LIRR stations, and after World War II, decentralized land 

development.  The need to drive to destinations was the overriding concept. Roosevelt 

Field and Mitchel Field areas were intentionally designed for automobile access as they 

are served by major roadways.   

 

Planning decisions in the last half of the 20th Century produced land uses that were highly 

segregated and located far apart.  Furthermore, the strict regulatory separation of land 

uses has produced a pattern of large, single-user areas.  Distances between uses are often 
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too far for walking trips and necessitate automobiles for local trips.  In addition, the 

orientation of buildings within commercial and employment centers with large setbacks 

from the street and different uses separated by vast fields of surface parking only serve 

people arriving by car.  Finally, the lack of pedestrian linkages and unattractive 

pedestrian environments discourage pedestrian mobility. 

 

Therefore, the prevailing land use pattern does not support modes of travel other than 

automobile, and the lack of density and distances between buildings generally 

discourages travel by transit, bike or foot. 

 

According to Page 1-14 of the Hub MIS, there are large vacant or underutilized parcels in 

the study area, whose status is likely to change in the near future. There is enormous 

unrealized economic potential that can be addressed through redevelopment.  Mitchel 

Field, Roosevelt Field, Hofstra, and County-owned properties have such potential, 

including the Nassau County Government Complex and the Nassau Coliseum, both of 

which are currently being considered for redevelopment.  The major redevelopment goals 

involve transportation, land development, design and economic growth. 

 

Pages 1-16 through 1-19 of the Hub MIS include a discussion of specific goals and 

objectives:  

 

Land Use Development Goal: Develop Transit Supportive Land Use Plans and 

Policies for the Nassau Hub Corridor 

 

• Promote compact mixed-use development in downtown centers to reduce 

automobile dependence; 

• Encourage redevelopment of underutilized parcels, including the Nassau 

Coliseum; 

• Maximize transit ridership by supporting efficient (transit-friendly) growth 

patterns; 

• Accommodate anticipated growth in the area; 
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• Develop properties to their highest and best use and to an intensity that could 

better support a transit-oriented development scenario; 

• Promote mixed use development; 

• Discourage large areas of single land use; and 

• Encourage shared parking. 

 

Economic Development Goal: Sustain the local economy and promote new 

development 

 

• Link key government, employment and population centers; 

• Promote uses that will create new jobs opportunities and support existing 

businesses; 

• Redevelop the Nassau Coliseum site as a significant generator of economic 

activity; and 

• Expand the labor pool for employment centers by providing access to workers 

without automobile transportation. 

 

In support of the County’s “New Suburbia” development vision and the prior Hub Study 

(1998), an analysis of the specific land uses within the Nassau Hub study area was 

undertaken (Page 7-1 of the Hub MIS).  According to the Hub MIS, the continuation of 

current land use patterns will constrain the viability and vitality of the Hub.  A mutually 

supportive balance between transportation and land use must be established. 

 

In addition to the land use analysis, a development potential study of “soft parcels” was 

also conducted in the Hub MIS study.  The Coliseum Area -- including Nassau Coliseum 

and NCC -- is one of three “soft sites” identified. 

 

Furthermore, two design concepts are set forth in the Hub MIS -- the “Emerald Ribbon” 

and the “Golden Thread.”  The “Emerald Ribbon” concept “proposes a major pedestrian 

and bicycle greenway connecting isolated cultural, recreational and educational nodes.  

The greenway connects Eisenhower Park to Downtown Hempstead with a possible 
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extension to Adelphi University.”  The “Golden Thread” concept “proposes strategic 

improvements in the road network to create pedestrian connections between isolated 

commercial nodes, reinforcing transit by connecting existing, but isolated, destinations to 

create the critical mass necessary to support transit use.” 

 

As indicated on Page 7-13 of the Hub MIS, two conceptual development scenarios -- a 

minimum development scenario and a maximum development scenario -- are possible for 

the area.  Both include significant redevelopment of the Coliseum Parcel/Marriott Hotel 

Parcel, Omni Parcel and RexCorp Plaza East and West Parcels, and would be part of the 

Nassau Centre concept -- a new central business district for Nassau County and a new 

regional destination for a live/work/entertainment/shop center. 

 

According to Page 7-18, the proposed development of the Nassau Centre:  

 

“would build upon the existing uses with a focus on the expansion of the current 
expansion of the current entertainment uses and the strengthening of the office 
anchors already in place.  Hofstra University to the west…is envisioned as the 
western boundary of this precinct.  New uses could include a lively mix of ground 
floor designation entertainment retail uses with upper level residential to complement 
the existing Nassau Coliseum and Marriott Hotel, thereby creating an expanded 24/7 
activity center.  The existing office nodes are reinforced with the additional office 
uses organized around open space to create distinct business environments within a 
greater mix of uses…Structured parking will replace existing surface lots which will 
be redeveloped with the entertainment/office/retail/residential program…” 

 

According to the Hub MIS, “as the most important commercial district within the County, 

developing the Hub into Nassau’s downtown, or Nassau Centre, is the cornerstone of this 

vision” (Page 8-1). 

 

The following principles were used to guide the development of land use options: 

 

• Density:  Increased density tends to increase available transportation options.  The 

proposed Nassau Centre is one example of increased density; 
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• Clustering:  This refers to common destinations located close together that help 

create new activities and add vitality; 

• Land Use Mix:  Strict separation of land uses is characteristic of the current 

pattern within the Hub area.  Proposed mix of land uses near each other would 

make it more convenient to walk or use transit; and 

• Building Design and Orientation:  Siting buildings closer to sidewalks can shorten 

walking distances to transit stops, orienting buildings to face the street and 

clustering buildings at intersections and near transit stops will aid transit use. 

 

As noted on Pages 8-3 and 8-4 of the Hub MIS, concurrent with the land uses studies and 

the creation of development alternatives was the task of establishing a Transportation 

System Management (“TSM”) Alternative and then identifying the most promising 

transportation alternatives to advance the entire Hub development concept.  According to 

Page 5-1 of the Hub MIS, “the TSM Alternative can simply be defined as the ‘best that 

can be done’ to improve the transit service within the study area without a major capital 

investment in new infrastructure and it includes a series of relatively low-cost transit 

enhancements designed to improve measures of transit mobility to, from and within the 

area.”  The TSM involves identifying and improving the base transit network (in this case 

the LIRR and MTA Long Island Bus) including the existing operations, routing and fare 

schedules.  Changes to the baseline transit service include improvements to upgrade the 

present transit system to meet the projected Hub-related needs such as new bus routes, 

service enhancements and changes to the fare structure (Page 5-8).  

 

Downtown Vision and Comprehensive Development Plan Update (Village of 
Hempstead) 
 

As required by the Final Scope, this DGEIS examines the Incorporated Village of 

Hempstead’s comprehensive plan, since a small portion of the overall study area falls 

within the Village’s boundaries.  No part of The Lighthouse at Long Island development 

is situated within the jurisdiction of the Incorporated Village of Hempstead. 
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The Village of Hempstead is in the process of revising its comprehensive development 

plan.  The previous Village of Hempstead Comprehensive Plan, prepared in 1993, served 

as the basis for this latest document.  The Village of Hempstead Downtown Vision and 

Comprehensive Development Plan Update (hereinafter “Village Plan,”) was prepared by 

Ferrandino & Associates, Inc. et al. and is dated May, 2008).   

 

A Final Generic Environmental Impact Statement was prepared and filed in October, 

2008 and a Findings Statement was adopted on November 3, 2008.     As of the writing of 

this DGEIS, the Village has not yet adopted the Village Plan.  However, a brief summary 

of the goals of the proposed Village Plan follows. 

 

The Village Plan outlines a strategic framework for advancing mixed-use development 

opportunities, improving vehicular traffic and pedestrian circulation, creating a vibrant 

downtown business environment, addressing park and open space needs, and enhancing 

the quality of life.  As delineated on Page 1 of the Village Plan, the goals are as follows: 

 

• to ensure that future growth and development in the Village and downtown area 

are in accord with the values of its residents; 

• to identify and ensure the beneficial impacts of growth while minimizing adverse 

impacts; 

• to recognize the economic values of land and encourage its proper and beneficial 

use; and 

• to ensure that future growth is of the appropriate type, design and location, and is 

served by a proper range of public services and facilities, and in general to 

promote public health, safety and general welfare. 

 

According to page 4 of the Village Plan, the geographic structure of the Village is 

focused on its downtown business district, which encompasses approximately 15 percent 

of the Village’s 3.7 square miles. Radiating out from downtown are numerous 

commercial corridors, including Peninsula Boulevard, Fulton, North and South Franklin, 

Greenwich, Front and Clinton Streets. The Village is located within the Town of 
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Hempstead, approximately 0.32-mile southwest of the subject site, and is bounded on the 

north by the Incorporated Village of Garden City and on the east by the unincorporated 

hamlet of Uniondale, Town of Hempstead.  

 

The evaluation in the Village Plan focused on the land use concerns and concepts, 

particularly within the Downtown Hempstead region, which is located approximately 

1.34 miles southwest of the subject site.  As discussed in pages 108 through 111 of the 

Village Plan, the Village aims to leverage vacant and underutilized land to attract uses 

which generate activity, in order to create a more vibrant downtown. To achieve these 

goals, the Village Plan proposes the following development principles and objectives: 

 

• Encourage mixed-use development (ground floor retail/commercial and upper 

residential use); 

• Take advantage of compact building design; 

• Provide a range of downtown housing opportunities and housing; 

• Strengthen and direct commercial/retail development toward the downtown core; 

• Maximize development potential (accommodate reuse of obsolete structures; 

target underutilized sites for redevelopment – parking lots, buildings, brownfields, 

etc.); 

• Enhance existing parks and open spaces and increase connections to local and 

regional open space networks; and 

• Provide a variety of transportation options; enhance access, mobility and safety 

for motorized/ non-motorized street users. 

 

An analysis of the proposed project’s impact on the goals of the proposed Village Plan is 

provided in Section 3.5.2 of this DGEIS. 

 

Community Character 
 

“Community character” is a subjective term that reflects the interplay among a number of 

factors unique to a community that define its context and feeling, and may include the 
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following:  

 

• types of landforms present; 

• presence and type of surface waters, if any; 

• ecological resources present, if any; and 

• land use mix and pattern and density of development;  

• volume of and mix of vehicular traffic;  

• sources and characteristics of noise; and 

• socioeconomic characteristics.   

 

These issues have been described in other sections of the DGEIS, but are briefly 

discussed herein in the context of community character.  In addition, the aesthetic/visual 

qualities of a site in relation to its surroundings are also a major contributor in defining 

the character of a community.  In such a case, the height, bulk and architectural treatment 

of buildings and their relative visibility within an overall landscape setting is also a 

significant component of community character.  Visual resources and characteristics are 

addressed in Section 3.11.1 of this DGEIS. 

 

With the exception of visual resources, the specific components (noted above) that 

combine to form the community’s character are described herein.  

 

Landforms 

  

The subject property exhibits generally flat topography across the majority of the 

property, mainly due to prior land development activities associated with the existing 

buildings, parking areas and roadways present.  Since development has substantially 

altered the natural landform, community character is not defined by landform features 

other than the generally flat topography and prior development. 
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Surface Waters 

 

There are no marine waters or major surface water bodies in the study area.  East 

Meadow Brook coincides with a subtle topographic feature that has been altered as a 

result of land use and locations of roadways.  There are no other significant or naturally-

occurring surface water features within the study area and, as such, surface waters do not 

define the character of this area.  

 

Ecology 

 
The ecological character varies from areas associated with the Hempstead Plains, a 

protected area east and northeast of the site characterized by native and successional 

grasslands, to established suburban communities with street trees and landscaping, to 

increased hardscape environments associated with commercial, institutional and cultural 

uses where limited landscaping defines a more urban ecological character. 

 

Meadowbrook Parkway bisects the eastern study area.  This road feature is a “parkway” 

and was designed with a wider right-of-way and expanded green space as compared to 

other typical highway corridors.  Meadowbrook Parkway was located coincident with 

East Meadow Brook largely due to topographic advantages to this location.  As a result, 

the regional ecological character of the altered, landscaped and changed stream feature, 

coupled with a greener landscape setting, establishes the Meadowbrook Parkway right-

of-way as a defining ecological feature within the study area, as compared to its more 

intensively developed surroundings. 

 

Overall, with the exception of the grassland areas within the Francis T. Purcell Preserve 

and the Nassau Community College properties, ecological resources are not a significant 

defining character within the study area.  Meadowbrook Parkway is recognized as an 

important transportation corridor that lives up to its intended “parkway” character. 
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Land Use 

 
In general, the parcels that comprise the subject property are located at the eastern end of 

a region of Hempstead that is characterized by dense, suburban development, while the 

immediate vicinity of the subject property is characterized by recreational/entertainment, 

commercial/office and institutional uses.  The prevalence of physically dominant land 

uses and uses that attract a large number of visitors (particularly the Nassau Coliseum) 

define the area’s character more than natural features.  In addition, large expanses of 

surface parking are also a contributing factor within the subject property, which 

establishes the character of the community. 

 

The Nassau Coliseum and Marriott Hotel are both important facilities within the 

community and they also attract a large number of attendees for events.  Thus, in part, 

they define the overall community character.  In addition, the height (10 stories), shape 

and architectural treatment that comprise the Omni office building along with its central 

location within the study area, makes the building a dominant visible feature.  Thus, 

while the architecture and presence of the building are dominant, the office use of the 

building is not a dominant land use feature in terms of community character.   

 

The RexCorp Plaza East Parcel consists of two 15-story towers containing approximately 

1.1 million SF of office and appurtenant retail space.  As previously indicated, the 

complex contains an outdoor fountain/ice skating rink and is home to Long Island’s 

traditional Christmas tree lighting celebration.  The height, shape and reflective materials 

of the twin buildings make them a prominent feature within the landscape.  Therefore, the 

complex plays a dominant role in defining the land use character of the community due to 

its architectural qualities, prominent location along Meadowbrook Parkway, employment 

draw and periodic contribution to the community for holiday celebrations.  Since the 

RexCorp Plaza West Parcel is undeveloped, but previously-disturbed and small in size 

relative to other dominant land use features, it is not significant in terms of community 

character. 
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Traffic and Roadways 

 

The number of major roadways within the study area and the varying amounts of traffic 

they carry contribute to the overall character of the community. The Meadowbrook 

Parkway, Hempstead Turnpike, Front Street, Merrick Avenue and Stewart Avenue are 

major roadways that carry traffic to and from the study area, while Charles Lindbergh 

Boulevard, Earl Ovington Boulevard, Quentin Roosevelt Boulevard, Glenn Curtiss 

Boulevard, Uniondale Avenue and Oak Street generally carry local traffic within and 

throughout the study area.  Roadways are a defining factor within the community; they 

physically separate major land uses from one another and are a dominant physical feature 

within the study area.   

 

The complex network of ramps, interchanges and linkages associated with traffic 

circulation between these roadways, particularly in proximity to the subject property, 

increase the associated paved area and dominance of the road system as a defining feature 

of community character.  In addition, while pedestrians are not a major factor outside of 

the university/college campuses, the pedestrian bridges that connect the north and south 

sides of Hempstead Turnpike provide a dominant physical feature within the landscape. 

 

Noise 

 

The subject property is located in an urban area.  Noise under existing conditions is 

dominated by roadway noise from Hempstead Turnpike, Earl Ovington Boulevard, 

Charles Lindbergh Boulevard, Glenn Curtiss Boulevard, and other local roadways.  

 

Socioeconomics 

 

There is little resident population situated north of Hempstead Turnpike, with the 

exception of the Mitchel Field military housing and the Hofstra University dormitories, 

when school is in session.  The resident population is concentrated in the single-family 
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neighborhoods south of Hempstead Turnpike, west of the Meadowbrook Parkway and the 

single-family and multi-family developments, east of the Meadowbrook Parkway.   

 

The demographic analysis (see Section 3.9.1) shows that the Town of Hempstead is 

losing population, particularly young people. This was accompanied by a decline in the 

proportion of family households and family households with children under age 18, a 

trend consistent with an aging population.  There were also increases in non-family 

households and persons living alone.  The housing analysis showed that owner-occupied, 

single-family homes was the predominant form of housing in the Town, a situation that 

has remained unchanged since 1990 despite the Town’s changing demography.   

 

According to the socioeconomic analysis presented in Section 3.9 of this DGEIS, most of 

the Town’s housing was built prior to 1960 and presumably reflects the housing needs of 

that era.  Given the fact that the population it was designed to serve has changed, much of 

this housing no longer appears to meet the needs of the current population and is further 

becoming increasing unaffordable, as evidenced by the departure of a significant segment 

of the population, composed mainly of young singles and families.  These findings 

suggest a “mismatch” between the current mix of housing types in the Town and the 

shelter requirements of a growing segment of the Town’s population.   In addition, the 

median household incomes for Hempstead Village, Uniondale, East Garden City and East 

Meadow were also below the Town of Hempstead median, which suggests the need for 

additional economic stimulus in these communities. 

 

As discussed in Section 3.9.1, the Long Island economy is currently experiencing slow 

growth partly as a result of deteriorating national business conditions and partly because 

it has lost some of the economic engines that once drove its economy.  Long Island is 

continuing to lose its manufacturing base and employment in financial services is also in 

downturn.   Wages and payrolls in a broad cross section of communities within the Town 

lagged behind inflation, signifying an erosion of purchasing power among wage earners 

in these communities.  The socioeconomic analysis has found that there is a clear need 
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for additional business investments within the Town of Hempstead to create well-paying 

jobs and jumpstart the Town’s economy.   

 

Overall Community Character 

 
In summary, the community character is defined by a number of dominant land uses, but 

particularly the Nassau Coliseum, each of which is characterized by differing physical 

sizes associated with that use. Other contributing factors such as landforms, surface 

waters and ecology, are not significant contributors to community character within the 

study area.  The area is subject to noise characteristics of an urban/suburban 

environmental setting throughout most of the study area, and transportation systems 

(including the network of interchanges near the subject property) significantly contribute 

to community character within the study area.  The NCC and Francis T. Purcell Preserve 

grasslands are defining elements of open space proximate to the subject property. 

 

Meadowbrook Parkway is a major regional transportation artery that traverses the 

community in a north-south direction and is characterized by vehicular traffic of varying 

amounts throughout the day.  The corridor provides a “parkway” setting which is 

considered to be an important feature of community character.  With respect to visual 

character, this roadway is below surrounding grade in places, so that observers other than 

those driving on it cannot see it or the traffic it carries, and at other points it is elevated or 

exposed (by bridges) to observers.  

 

Other examples of uses that define the character are the large, multi-story office and hotel 

buildings (including RexCorp Plaza, The Omni and the Marriott Hotel) in the areas north 

and south of the Nassau Coliseum, as well as by the larger taller buildings within the 

NCC and Hofstra University properties.  These larger and taller structures are situated on 

larger properties set back from Hempstead Turnpike and the Meadowbrook Parkway (the 

major roadways in the area), but are still dominant factors in the visual landscape.  The 

character of the community may be described as a mix of various land uses oriented 

along the two roadways, of which the larger uses (offices, institutional) are found on 
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larger sites having deep setbacks, while the uses which require smaller sites (e.g., the 

detached residential lots south of Hempstead Turnpike and commercial sites along its 

southern side) are well-buffered by street trees that camouflage the larger uses to the 

north.   

 

Overall, the character of the area is defined by its major land uses and manmade elements 

-- Nassau Coliseum, RexCorp Plaza, the Marriott, The Omni, Hofstra University and 

NCC -- and its importance as a gathering place for large groups of people, whether for 

recreational, entertainment, educational, business or celebratory functions. 

 

3.5.2 Potential Impacts 

 

Introduction 
 

The proposed action consists of three components -- the creation of a new zoning district 

(the PDD), the rezoning of the parcels that comprise the subject property into the PDD, 

and the redevelopment of the subject property into The Lighthouse at Long Island. 

 

The proposed action involves changes in the zoning classifications of certain parcels, 

designated as Nassau County Tax Map Numbers: Section 44 - Block F - Lots 326, 351, 

384-387 and 401-403 and Section 50 - Block 340 - Lots 466G, 466H and 483 and now 

classified in the MFH District, MFO District, MFO-II District and B Residence District 

zoning districts, so as to include such parcels in the newly-established PDD Zoning 

District.  Figure 2-2 in Section 2.1 depicts the tax parcels included in the proposed 

rezoning. 

 

As described in Section 2.1 of the DGEIS, the subject property consists of 12 tax lots, 

which together comprise Parcels A, B, C and D, the subject property.  These tax parcels 

are proposed to be rezoned from their current zoning classifications into the proposed 

PDD.  The inclusion of these parcels within the PDD would permit the redevelopment of 

the Nassau Coliseum and surrounding parcels with a vibrant, vertically-integrated, 
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mixed-use community offering a broad spectrum of entertainment, commercial (office, 

retail, hotel and convention/exposition space), residential, cultural, and recreational 

opportunities. 

 

All of the uses within the PDD would be complemented by public land uses in the form 

of community facilities, recreational areas and/or public open space areas (e.g., plazas).  

These are described in greater detail later in this section of the DGEIS. 

 

The legislative intent of the proposed PDD has been described in Section 2.4.1 of the 

DGEIS, and indicates that the intent of the PDD is to redevelop and revitalize the Nassau 

Coliseum and surrounding area.  In addition, the proper land use setting can provide 

economic and socioeconomic growth opportunities and benefits to residents of the region.  

The PDD would permit a mixed-use development that would provide a vital and vibrant 

development that is both fiscally prudent and environmentally responsible.  In order to 

achieve this, Parcels A through D have been assembled into the subject parcel.  

 

As explained in Section 2.5 of this DGEIS, Nassau Coliseum is of great significance to 

the region. Placed into a proper land use setting and appropriately transformed, the 

Nassau Coliseum can provide greater socioeconomic growth opportunities and benefits to 

residents and businesses within the Town and County.  In order to transform the Nassau 

Coliseum into a state-of-the-art venue that is proposed to serve as a socioeconomic 

engine, the applicant is proposing a comprehensive plan that provides the required 

components for successful redevelopment, and the applicant is requesting that the overall 

subject property be rezoned into the proposed PDD.  The PDD would create the 

opportunity for innovative, vertically-integrated, mixed-use development to include 

entertainment, sports, hotel, residential, retail, office and commercial uses as well as 

public land uses, in an environmentally-responsible manner.  This development would be 

anchored by the revitalized state-of-the-art Coliseum.  The objective of the PDD is to 

provide a zoning mechanism that is responsive to the process of comprehensive planning 

for such development, which stimulates creative and flexible building design and land 
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use patterns in a manner that will protect the public health, safety, welfare and quality of 

life within the Town. 

 

A Conceptual Master Plan (which is a plan for the long-term and overall redevelopment 

of the subject property in accordance with the goals of the PDD) has been prepared 

depicting the location of the proposed subdistricts, as required by the PDD (see Figures 

2-5 and 2-6 in Section 2.0 of this DGEIS).   It must be understood that, given the long-

term build-out and the scope of development of The Lighthouse at Long Island, it is not 

possible to prepare and commit to precise site plans.  Precise uses in any particular area 

would be dependent upon various factors, the most significant of which is market 

demand.  Accordingly, a conceptual development plan has been prepared to represent the 

likely development scenario, in accordance with the proposed PDD.   

 

The Subdistricts set forth within the Conceptual Master Plan include: (1) the Core 

Subdistrict, which is proposed to contain the Nassau Coliseum, as well as commercial, 

entertainment, sports technology and residential uses centrally located within the 

development; (2) the Residential Village Subdistrict, which is proposed to contain 

residential uses within the development, with ancillary retail facilities; and (3) the Office 

Subdistrict, which is proposed to contain the primary office uses.  The specific uses 

proposed in each of the Subdistricts and their compliance with the PDD are discussed 

later in this section of the DGEIS.  The overall proposed development is included in 

Table 3.5-2, below.  The breakdown of residential units and bedroom counts is included 

in Table 3.5-3 and Table 3.5-4, respectively.  A more detailed description of the 

residential units is presented later in this section. 
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Table 3.5-2: Existing and Proposed Uses (in SF, unless otherwise noted) 

  Existing   Proposed   Total  
Nassau Coliseum/Sports Complex 416,000 787,000 *1,203,000
Convention/Exhibition/Meeting/Event 82,000 118,000 200,000
Retail 500,000 500,000
Residential  3,500,000 3,500,000
Residential Units 2,306 2,306
Hotel 466,000 308,456 774,456
Hotel Keys 617 300 917
Office 1,636,254 1,000,000 2,636,254
  
Development Total 2,600,254 6,213,456 8,813,710
  
Exempt From FAR** 498,000 787,000 1,285,000
  
Total for FAR Calculation 2,102,254 5,426,456 7,528,710

 *This includes 57,500 SF of ancillary office space and 54,000 square feet of 
meeting and event space.   
**This includes the existing and proposed Coliseum space and the existing      
convention/exhibition/meeting/event space.  

 

Table 3.5-3: Residential Unit Types by Subdistrict 

Type of Unit Number of Units 
in  

Core Subdistrict 

Number of Units in 
Residential Village 

Subdistrict 

Total 

Market-Rate 
Condominium Units 864 497 1,361
Luxury 
Condominiums Units 368 0 368
Next-Generation 
Condominium 
Units11 

112 349 461

Senior Rental Units12 0 59 59
Student Rental 
Units13 

0 57 57

TOTAL 1,344 962 2,306
 

 
                                                 
11  Next-generation housing is defined as housing priced for a family of four in Nassau County, at 120 
percent of the median household income, multiplied by 2.5. 
12 Market-rate rental units for persons 55 years of age and older.   
13 Student rental units would be market rate and available to enrolled university students. 
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spaces, as described in Section 3.10.2 of this DGEIS.  It is expected that approximately 

27 acres of the proposed redeveloped would be designated as open space and public 

recreation space (e.g., passive or active park, plaza, water features).  

 

Overall, the proposed redevelopment would not have an adverse impact on existing sites 

that are designated as open space and would, in fact, create additional public space within 

the Town and County. 

 

Nassau Hub Major Investment Study 

 

The Hub MIS identifies the Coliseum Parcel/Marriott Hotel Parcel as one that is 

underutilized or underdeveloped.  This parcel is recognized as one with enormous 

unrealized economic potential that can be addressed through redevelopment.  The Hub 

MIS noted that prior development in the area was intentionally designed to require 

automobile use, and various land uses were segregated and separated by large expanses 

of parking.  Single-user areas were created and separate and distinct destinations were 

formed.  The goals of the Hub MIS are to seek a reversal of this pattern of land use 

development and to foster mixed-use developments that minimize dependence on the 

automobile.  

 

The Lighthouse at Long Island embraces the concept of mixed-use development through 

the creation of the PDD ordinance and its application to the subject property.  It also 

meets the land use development goals of redeveloping an underused parcel with a variety 

of uses, while accommodating anticipated growth, discouraging large areas of single land 

use and by allowing shared parking.  The existing acres of asphalt containing surface 

parking would be replaced with visually-appealing, well-screened parking structures.   

 

With regard to the economic development goal, the Hub MIS speaks directly to the 

redevelopment of the Nassau Coliseum and its surrounding property.   Another of the 

goals is to promote uses that will create new job opportunities and support existing 

businesses.  The creation of new office space, retail space and the Sports Technology 
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Center would provide new jobs.  Also, the development of over 2,300 residential units, 

housing approximately 4,846 residents, will assist in supporting both the new businesses 

within the development and nearby existing businesses.  

 

The Hub MIS envisioned two conceptual development scenarios for the area -- a 

minimum development scenario and a maximum development scenario.  Both include 

significant redevelopment of the Coliseum Parcel/Marriott Hotel Parcel, the Omni parcel 

and RexCorp Plaza Parcel, and would be part of the Nassau Centre concept -- a new 

central business district for Nassau County and a new regional destination for a 

live/work/entertainment/shop center.  The Lighthouse at Long Island is the realization of 

the redevelopment that has been imagined for this area of the County.  As described in 

Section 3.4 of this DGEIS, the Nassau Centre concept includes features that have been 

incorporated in The Lighthouse at Long Island design (e.g., expansion of the current 

entertainment use, strengthening of the existing office development, ground floor retail 

with upper level residences, structured parking in place of surface parking, and a 24/7 

activity center). 

 

The Hub MIS discussed several principles to guide the development of land use.  These 

are discussed in more detail in Section 3.5.1 of this DGEIS and include increasing 

density, clustering uses to increase vitality, providing a mix of uses proximate to each 

other, siting buildings close to sidewalks, orienting buildings to face the street, and 

clustering buildings at intersection and transit stops.  The Lighthouse at Long Island 

incorporates all of these principles into the design and fulfills the “vision” of the Hub 

MIS. 

 
Downtown Vision and Comprehensive Development Plan Update (Village of 
Hempstead) 
 
 
As described in Section 3.5.1, The Lighthouse at Long Island is not located within the 

boundaries of the Incorporated Village of Hempstead.   Therefore, the Village would not 

have jurisdiction over the proposed development.  Furthermore, the goals of the 

Downtown Vision and Comprehensive Development Plan Update are not applicable to 
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The Lighthouse at Long Island since the subject property is located outside of the 

affected area. 

 

Community Character   
 

The existing character of the area is defined by its major land uses including the Nassau 

Coliseum, RexCorp Plaza and the Omni office buildings, and adjacent institutional uses 

of Hofstra University and NCC.  These uses presently attract persons to the site and 

surrounding area for recreational, entertainment, educational, and business functions.  

However, as discussed throughout the DGEIS, there is a recognized need to revitalize the 

existing facilities of the Nassau Coliseum and surrounding area to ensure its long term 

viability and to facilitate the County’s redevelopment objective for the creation of a 

destination center within the Nassau HUB.  The applicant’s vision is to transform the 

subject property into Long Island’s premier destination -- a place like no other -- by 

creating a high quality development with a mix of uses appealing to a wide spectrum of 

Long Islanders.   

 

It is anticipated that the proposed project would have a significant positive impact on the 

character of the community by transforming the now aged Nassau Coliseum site into a 

modern and innovative, mixed-use development including entertainment, sports, hotel, 

residential, retail, office, commercial and public recreation uses.  The barren parking lot 

that presently dominates the character of the Nassau Coliseum site during non-event 

times would be transformed into a thriving destination of residential, business and 

recreational activities occurring throughout the day and night, bringing new energy and 

life to the site.   It is the applicant’s intention to transform the Nassau Coliseum into a 

state-of-the-art venue that will serve as a socioeconomic engine and anchor of the new 

development, bringing approximately 7,700 new direct jobs and extensive opportunities 

for the public to use the site for leisure activities in the development’s plazas, 

shopping/entertainment areas and restaurants.  The existing land use of the site will be 

intensified as a result of the proposed project, which is consistent with the vision 

established by Nassau County and the Nassau HUB MIS.  The proposed project would 
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expand the current uses on the site to include a greater range of compatible uses (such as 

residential, support retail/restaurants and entertainment uses) and thereby attract a wider 

range of interests and individuals from the Long Island community to the property.   

 

Development of the now vacant and previously-disturbed RexCorp West site would also 

build upon the vision to establish the area as a destination, by tying the existing RexCorp 

Plaza buildings into the overall development and creating a distinctive presence and 

gateway to the site along Hempstead Turnpike.  Similarly, the appearance of the property 

along all the adjacent roadways will be transformed by bringing the proposed buildings 

closer to the street line and by establishing sidewalk and landscaping improvements, 

including street trees and a bike path along the perimeter of the subject property.  The 

parking structures along the perimeter of the property are proposed to be wrapped by 

retail and residential uses and screened by new landscaping, to minimize the views of the 

actual parking structures.  The development has been designed to establish a pedestrian 

scale by removing the vast parking lots and the distant appearance of buildings from the 

adjacent streets, and creating pedestrian connections to adjacent areas and within the site, 

including a pedestrian bridge across both Hempstead Turnpike and Earl Ovington 

Boulevard.  These features are intended to create a more inviting appearance from the 

adjacent roadways and assist in opening the site to the surrounding residential and 

institutional uses thereby resulting in additional positive changes to the surrounding 

community character.   

 

The overall visual character of the subject property is expected to significantly change as 

a result of the proposed project.  The visual character of the area is currently highly 

fragmented and undefined due to the variation in uses and architectural style within the 

vicinity of the site.  The proposed project seeks to improve the lack of overall visual 

character by creating a definable character using connectivity between the subject 

parcels, a distinct architectural style, and overall improved landscaping of the area.  

These visual enhancements, demonstrated in the renderings and photosimulations 

provided in Section 3.11.2 of this DGEIS, would be expected to result in a positive 
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impact on the character of the community by creating a cohesive and distinctive visual 

appearance for Long Island’s premier destination. 

 

As discussed in detail in Section 3.9.2, the economic impact of the project would be 

significant.  The Lighthouse would be the first “lifestyle center” in Nassau County, which 

is expected to have a significant draw for both retailers and consumers.  The economic 

analysis, included in Section 3.9.2, indicates that sales by retailers at The Lighthouse, 

centered around the transformed Coliseum, are likely to jumpstart retail activity in 

Nassau County by drawing affluent consumers from throughout the New York 

Metropolitan Region.  This will be a boon to Nassau County government, which is 

financed to a great extent by sales tax revenues.  The proposed project is estimated to 

include approximately 16,400 direct jobs at full development.  In addition, the 

socioeconomic analysis presented in Section 3.9.2 of this DGEIS indicates that an 

additional 10,835 secondary jobs would be created in the operational phase of the 

development.  The generation of jobs from the project, as well as tax revenues received 

through consumer spending and the overall development would remain within the local 

economy having a “ripple effect” of economic spending and investment in the 

surrounding areas. 

 

The presence and proximity of the site to the Purcell Preserve and Hempstead Plains 

Preserve, which are adjacent to the subject site, is also a significant element of the 

community character.  As discussed in Section 3.4.3, the proposed project involves a 

partnership with Nassau County, the NCC and Friends of the Hempstead Plains to create 

a management plan for the Francis T. Purcell Preserve and Hempstead Plains Preserve to 

ensure that these areas are enhanced as a result of the proposed development.  With 

respect to the Preserves, it can be expected that public awareness and appreciation of 

these resources would be substantially increased, as a result of the public signage, trail 

systems and educational outreach proposed as part of the overall management of these 

areas, which would be facilitated by The Lighthouse.  No reduction in the ecological 

functions of these resources is expected to occur as a result of the proposed development.   
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There are no significant ecological resources on the subject site.  The RexCorp Plaza 

West parcel is vacant and contains vegetative overgrowth, former paved areas, non-

coordinated landscaping, as well as some planted specimen trees.  The existing vegetated 

areas of the RexCorp Plaza West Parcel do not provide a significant ecological function, 

as discussed in Section 3.4.1 of this DGEIS, and this parcel appears as an underutilized 

area given the surrounding development pattern.   

 

No changes are proposed to the RexCorp East parcel in the vicinity of the NYSDEC 

regulated wetlands (East Meadow Brook); however, modifications to the Meadowbrook 

Parkway are necessary as a result of the proposed project.  All work is proposed within 

the existing edge of pavement in proximity to the wetland areas or would occur within 

areas which are currently mowed/maintained road right of way. The configuration of the 

existing M4 ramps is proposed to be altered, however these improvements will not 

require extensive removal of vegetated understory or treed areas along the Parkway; 

therefore changes in the vegetated character along the Meadowbrook Parkway is not 

anticipated (see correspondence to NYSDEC in Appendix 3.4-5 in Section 3.4 of this 

DGEIS).  Additional traffic mitigation is proposed as a result of the proposed project to 

minimize impacts on the character of the surrounding roadways.  These improvements 

are discussed in Section 3.6.3 and mainly involve improvements within the existing road 

rights-of-way along existing roadways, thereby not significantly changing the character 

of the surrounding roadways.  

 

The air quality and noise environment of the site are also relevant in describing 

community character.  As discussed is Section 3.7 and 3.8, respectively, air quality and 

noise evaluations were completed for the proposed project.   The results of the noise 

analysis demonstrate that the proposed development meets the Town of Hempstead’s and 

NYSDOT’s noise impact criteria.  Furthermore, the results of the air quality study 

demonstrate that the implementation of the proposed action will not result in violations of 

the NAAQS and the NYSDOT’s air quality guidelines.  Therefore, no significant impacts 

to noise or air quality within the community are anticipated and, thus, no impact to 

community character would occur.  
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The Lighthouse at Long Island is proposed to dramatically alter, in a positive way, the 

character of the community.  It is the applicant’s intention for The Lighthouse at Long 

Island to serve as a model for suburban revitalization.   Furthermore, it is expected to 

complete what was begun over 30 years ago with the transfer of the Mitchel Air Base to 

Nassau County, and the recognition of the potential of this area to become the foremost 

destination in the heart of Nassau County.  As each of the various components was 

separately developed (the Coliseum, Marriott, RexCorp Plaza, etc.), there has been 

nothing holding them together.   The Lighthouse at Long Island, with the transformed 

Coliseum at its center, is proposed to be that last piece of the puzzle, the glue that will 

hold all the uses together and build upon them to form a premier live-work-play 

destination for the Town of Hempstead, Nassau County and the region. 

 

3.5.3 Proposed Mitigation 

 

In order to minimize impacts of the proposed development on land use, zoning and 

community character, mitigation measures have been incorporated into the design of The 

Lighthouse at Long Island.  Design features of the development (including the 

arrangement of buildings, parks, streets and sidewalks), as well as contributions to off-

site facilities that minimize potential impacts include: 

 

• Destination with housing, employment, shopping, lodging, sports and recreational 

opportunities at one location, thereby, reducing dependence on the automobile; 

• Walkability and pedestrian/bicycle-oriented street and sidewalk system; 

• Green spaces, including plazas, village parks, pocket parks and a integrated 

bicycle/pedestrian trail; 

• Extensive landscaping, including the establishment of green roofs; 

• A $5 million contribution to community facilities, including the protection of the 

Hempstead Plains; 

 3.5-107



 3.5-108

• Internal connectivity of the four parcels that comprise the site through vehicular 

transportation options (including the trolley), pedestrian bridges, sidewalks and 

trails; 

• Connectivity to off-site mass transportation facilities; 

• Flexible zoning that fosters and integration of various land uses and responds to 

market needs; 

• Architecturally-distinctive buildings that are vertically integrated;  

• Design and arrangement of buildings (especially retail shops) close to the 

sidewalk, oriented to the street and welcoming to pedestrians; 

• An array of housing options including market-rate, next-generation and luxury 

condominiums, and senior and student rental units; and 

• Renovation and re-use of existing buildings and infrastructure. 
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