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Incorporated Village of Hempstead   
 
The Incorporated Village of Hempstead is located in the Town of Hempstead and is 
the Town’s seat of government.  The Village also is the most populous village in New 
York State and its population density is comparable to that of much larger centers like 
nearby New York City.  The population steadily increased between 1960 (34,641 
persons) and 2000 (56,554) but lost 4.7% of the 2000 total between the 2000 and 
2010 census surveys. The US Census Annual Estimates of the Resident Population 
for Incorporated Places, April 1, 2010 to July 1, 2014 projected 55,527 persons 
approaching the 2000 population. 
 
Hempstead village encompasses 3.7 mi of land.  The village is bounded by Garden 
City and East Garden City on the north, Uniondale on the east, Baldwin and South 
Hampstead to the south, and West Hempstead to the west.  The population is served 
by the Long Island Rail Road Hempstead Branch and the Nassau County Inter-county 
Express buses.    
 
The 2010 US Census recorded 53,891 persons in the Village.  The population profile 
was 21.9% White, 48.3% Black/African American, and 1.4% Asian. The US Census 
classification “Some Other Race” subsumed an additional 22.8%.  The remaining 
population was classified as Native American, Hawaiian/Pacific Islander, and two or 
more races.  Approximately 44.2% of the various groups classified themselves as 
Hispanic or Latino and this includes 22.4% of that group which were also classified as 
“Some Other Race alone.” 
 
The population in 2010 according to the Census Bureau was distributed into 15,234 
households of which 71.8% (10,945) were classified as family households.  The 
average family size was 3.76 individuals and the average household size was slightly 
smaller and included 3.45 individuals.  Of the singles forming a household, 8.1% were 
over 65 years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in Hempstead village was $52,214, the lowest 
average median income in the consortium.  The next lowest median income was that 
recorded for Great Neck Plaza village and it was $59,424.  
 
Zoning Ordinance 
 
Chapter 139 of the Incorporated Village of Hempstead’s Village Code specifies various 
zoning districts that permit the development of multiple-dwelling units.  The Residence 
B, C, D, E, and E-1 zoning districts permit multiple-family development as-of-right, 
while the Residence F and G districts permit senior-oriented development.  The DO-
1, DO-2, DO-3, and DO-4 downtown overlay zoning districts require a percentage of 
units built within the district be made available as affordable units to Village residents.  
These districts are found throughout the town, facilitating the potential for the 
development of affordable housing through provisions for multi-family housing, as well 
as requirements for the development of affordable housing through various overlay 
districts.  Overall, the potential for the development of affordable housing within the 
Village is high, with numerous opportunities for multi-family housing, and requirements 
for affordable housing in various overlay districts. 
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Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, roughly half of the residential zoning in the 
Village of Hempstead is single-family zoning and the other half is multi-family zoning. 
There are no two-family zoned areas in the village. A few small sites near the village 
center are zoned for multi-family senior housing.  
 
As shown on the Hempstead maps, the entire village has a concentration of both 
African American/Black population and Hispanic population. Most of village population 
is also low/moderate income and, as stated earlier, the Village of Hempstead has the 
lowest median household income in the consortium. 
 
Summary: Low/mod income and minority concentrations are found throughout the 
village with no differences between the single-family and multi-family zoned areas. As 
such, there does not appear to be a correlation between zoning and income or race.  
 
CDBG and HOME Program Summary 
 
The Village of Hempstead is the most populated Village in New York State and is a 
predominantly low/mod income community.  CDBG funds are earmarked for a variety 
of activities that will address the needs of Village residents.  The Village invests in 
upgrading the crumbling infrastructure, public housing, and many non-profit agencies 
that provide services for at-risk populations.  A large portion of the Village’s CDBG 
allocation is utilized for repayment of a HUD Section 108 Loan. The following 
represents the types of activities undertaken during FY2014 and in progress and/or 
planned for the near future during FY2015. 
 
CDBG Program – FY2014 (September 1, 2014 – August 31, 2015) - The Village of 
Hempstead allocated and expended funds on the following activities: 
 Program Administration 
 Section 108 Loan Repayment 
 Residential rehabilitation on a town wide basis 
 Code Enforcement  
 Acquisition Spot Blight in order to acquire blighted properties and re-purpose for 

an eligible use including affordable housing 
 Public Facilities and Improvements including neighborhood beautification and 

traffic calming initiatives 
 Purchase payments for new fire engine 
 Public Services  
 
CDBG Program – FY2015 (September 1, 2015 – August 31, 2016) - The Village of 
Hempstead allocated and expended funding on the following activities or will be 
expended in the near future: 
 Program Administration 
 Section 108 Loan Repayment 
 Planning for a Brownfield Opportunity Area (BOA) study 
 Residential rehabilitation on a town wide basis 
 Public Housing Rehabilitation 
 Code Enforcement for the purpose of residents safety 
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 Acquisition Spot Blight in order to acquire blighted properties and re-purpose for 
an eligible use including affordable housing 

 Public Facilities and Improvements including neighborhood beautification and 
traffic calming initiatives 

 Purchase payment for new fire engine 
 Public Services 
 
HOME Funding – Nassau County awarded HOME funds in FY2015 to United 
Veterans Beacon House (UVBH) to assist with the acquisition and rehabilitation of a 
blighted house that, when completed, will be used by UVBH to serve formerly 
homeless veterans. 
 
HOME FTHB Program – HOME Investment Partnerships (HOME) Program funds 
were awarded by Nassau County to the Long Island Housing Partnership in FY2015 
to administer the Nassau County First Time Homebuyer Downpayment Assistance 
Program.  Under this Program, income-eligible applicants were able to apply up to 
$25,000 in HOME assistance toward down payment or closing costs associated with 
the purchase of a home anywhere in Nassau County.  During FY2015 one home was 
purchased by a Program beneficiary in the Village of Hempstead. 
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Incorporated Village of Island Park  
 
The Incorporated Village of Island Park, organized in 1926, is located in the Town of 
Hempstead.  Originally hosting summer homes, it still retains that housing stock but 
also has a year-around residential population of 4,655 persons according to the 2010 
US Census.    
 
Island Park village encompasses 0.4 mi of land.  The village is located on one of the 
small barrier islands that are scattered between the Town of Hempstead mainland and 
the outer barrier island that hosts the City of Long Beach and bounding villages. Island 
Park is bounded on the northwest by a man-made channel, on the southwest by 
Harbor Isle, on the south by Reynolds Channel, and on the east by Barnum Island.  
These collective communities are served by the Long Island Rail Road Long Beach 
branch.   
 
The 2010 population profile was 83.4% White, 2.5% Asian, and 1.9% Black/African 
American. The US Census classification “Some Other Race” subsumed an additional 
9.2%.  The remaining population was classified as Native American, Hawaiian/Pacific 
Islander, and two or more races.  Approximately 26.5% of the various groups classified 
themselves as Hispanic or Latino and this includes 8.7% of that group which were also 
classified as “Some Other Race alone.” 
 
The population in 2010 according to the Census Bureau was distributed into 1,603 
households of which 70.7% (1,133) were classified as family households.  The 
average family size was 3.23 individuals and the average household size was slightly 
smaller and included 2.78 individuals.  Of the singles forming a household, 9.1% were 
over 65 years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in Island Park village was $64,974.  This was the 
third lowest average median income in the consortium according to the US Census, 
American Community Survey.   
 
Zoning Ordinance 
 
Opportunities for the development of affordable housing within the Incorporated 
Village of Island Park are limited, based on a review of the Village’s Zoning Ordinance 
No. 51.   Multi-family senior residences are permitted in the Business District when 
authorized by the Village Board of Trustees, but with no requirement for affordable 
units.  As this represents the only opportunity for multiple dwelling units within the 
Village, and as there are relatively small areas within the Village zoned as such, 
opportunities for multi-family housing are sparse. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, multi-family senior housing is allowed in a 
limited area in the village.  
 
Island Park has a very low African American/Black population (1.14%) compared with 
the county-wide average of 10.68%. But the Hispanic population in Island Park 
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(25.36%) is substantially higher than the county-wide average of 14.98%. Low/mod 
income population is found throughout Island Park. 
 
Summary: Low/mod income population are found throughout the village and there is 
a concentration of Hispanic population in much of the village. With no opportunity for 
multi-family non–senior housing in the village, there can be no correlation between 
zoning and income or race.  
 
HOME Program Summary 
 
HOME Investment Partnerships (HOME) Program funds were awarded by Nassau 
County to the Long Island Housing Partnership in FY2015 to administer the Nassau 
County First Time Homebuyer Downpayment Assistance Program.  Under this 
Program, income-eligible applicants were able to apply up to $25,000 in HOME 
assistance toward down payment or closing costs associated with the purchase of a 
home anywhere in Nassau County.  During FY2015 one home was purchased by a 
Program beneficiary in the Village of Island Park. 
 

  



QUEBEC RD

NASSAU LALONG BEACH BLVD

LONG BEACH RD

SUFFOLK RD

PARMA RD

RADCLIFFE RD

WATERFORD RD

SAGAMORE RD

OSTEND RD
MARINA RD

WARWICK RD

KENT RD

NEWPORT RD

DEAL RD

LORRAINE RD

KILDARE RD

ISLAND PKWY

TRUXTON RD

HASTINGS RD

BRIGHTON RD

NORFOLK RD

RE
DF

IEL
D 

RD

JULIAN PL

RAILROAD PL

ROOSEVELT PL

LANCASTER RD

MARION PL

SO
UT

HA
RD

 D
R

PARENTE LA S

BE
AC

H 
WA

Y

MA
RI

NA
 PL

BEACH WALK
PARENTE LA N

PERSHING PL

WASHINGTON PL
SHERBORN PL

STATION PLZ

N N
AS

SA
U LA

LA
NC

AS
TE

R 
PL

RI
ZK

IN
 PL

JACKSON PL

RIGHT OF WAY

MA
RI

NA
 PL

JACKSON PL

0 500 1,000 1,500 2,000250
Feet

WALDEN ENVIRONMENTAL ENGINEERING, PLLC
16 SPRING STREET

OYSTER BAY, NEW YORK
P: (516) 624-7200  F: (516) 624-3219

www.waldenenvironmental.com

Legend
Zoning

Residence

Business

Commercial "A"

Commercial "B"

Commercial "C"

Official Zoning and Use Map
Village of Island Park
Nassau County, NY

Notes: Aerial photos obtained from 
the New York State GIS Clearinghouse

Map: W:\Island Park\maps\Island Park Zoning map.mxd
PDF: W:\Island Park\maps\Island Park Zoning map.pdf
Author: MDC
Creation Date: 12-19-08

Job No: ISPK0208.1
Print Date: 12-19-08



Island ParkIsland Park

Barnum Island

Island Park

Harbor Isle

Long Beach

Oceanside

logos

Analysis of Impediments to Fair Housing Village of Island Park, New York

2. Generalized Zoning

Source: Village of Island Park

i

0 590 1180295 Feet

\\
vh

b\
pr

oj
\W

hi
te

Pl
ai

ns
\2

82
98

.0
0 

N
as

sa
u 

Co
un

ty
 C

D
 M

10
0\

G
IS

\A
I-

Zo
ni

ng
 A

na
ly

si
s\

Is
la

nd
 P

ar
k\

Is
la

nd
Pa

rk
_G

en
er

al
iz

ed
Zo

ni
ng

_F
in

al
_L

an
ds

ca
pe

.m
xd

Senior Housing

Legend

1 - Single-family

2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use

3 - Multi-family (3+) Senior Housing



Island ParkIsland Park

Barnum Island

Island Park

Harbor Isle

Long Beach

Oceanside

Senior Housing

Legend

1 - Single-family

2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use

3 - Multi-family (3+) Senior Housing

Families at or below County Median Income (37.98%)

African-American Population ≥11.1% of Total

Village African-American Population: 1.14%*
Village Median Household Income: $64,974*

*Source: ACS 2009-2013 5-Year Estimates

logos

Analysis of Impediments to Fair Housing Village of Island Park, New York

3. Low/Moderate Income and African-American
Concentrations with Generalized Zoning

Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)

i

0 590 1180295 Feet

\\
vh

b\
pr

oj
\W

hi
te

Pl
ai

ns
\2

82
98

.0
0 

N
as

sa
u 

Co
un

ty
 C

D
 M

10
0\

G
IS

\A
I-

Zo
ni

ng
 A

na
ly

si
s\

Is
la

nd
 P

ar
k\

Is
la

nd
Pa

rk
_A

fr
ic

an
Am

er
ic

an
_F

in
al

_L
an

ds
ca

pe
.m

xd



Island ParkIsland Park

Barnum Island

Island Park

Harbor Isle

Long Beach

Oceanside

Senior Housing

Legend

1 - Single-family

2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use

3 - Multi-family (3+) Senior Housing

Families at or below County Median Income (37.98%)

Hispanic Population ≥14.6% of Total

Village Hispanic Population: 25.36%*
Village Median Household Income: $64,974*

*Source: ACS 2009-2013 5-Year Estimates

logos

Analysis of Impediments to Fair Housing Village of Island Park, New York

4. Low/Moderate Income and Hispanic
Concentrations with Generalized Zoning

Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)

i

0 590 1180295 Feet

\\
vh

b\
pr

oj
\W

hi
te

Pl
ai

ns
\2

82
98

.0
0 

N
as

sa
u 

Co
un

ty
 C

D
 M

10
0\

G
IS

\A
I-

Zo
ni

ng
 A

na
ly

si
s\

Is
la

nd
 P

ar
k\

Is
la

nd
Pa

rk
_H

is
pa

ni
c_

Fi
na

l_
La

nd
sc

ap
e.

m
xd



2015 Analysis of Impediments to Fair Housing 
Zoning Analysis 

 

Nassau County 
Urban County Consortium  123 
 

 

Incorporated Village of Lynbrook  
 
Incorporated in 1911, the Village of Lynbrook is located in the Town of Hempstead.  
Like much of Long Island, Lynbrook originally hosted summer homes. While it still 
retains some of that housing stock Lynbrook has long been a year-round community 
with a vibrant downtown. It boasts a 2014 estimated population of more than 19,500. 
 
Lynbrook village encompasses 2.0 mi of land.  The village, serviced by the Long Island 
Rail Road and local bus service, is bounded by the villages of Valley Stream, 
Malverne, Lakeview, Rockville Centre, East Rockaway, and Hewlett.    
 
The 2010 US Census recorded 19,427 persons during the survey.  The population 
profile was 85.3% White, 4.5% Asian, and 3.7% Black/African American. The 
remaining population was classified as Native American, Hawaiian/Pacific Islander, 
some other race, and two or more races.  Approximately 13.0% of the various groups 
classified themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 7,513 
households of which 67.7% (5,089) were classified as family households.  The 
average family size was 3.21 individuals and the average household size was slightly 
smaller (2.58 individuals).  Of the singles forming a household, 14.7% were over 65 
years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in Lynbrook village was $88,208.  The median 
income is less than the county median of $97,690.    
 
Zoning Ordinance 
 
Within the Incorporated Village of Lynbrook, pursuant to Chapter 232 of the Village 
Code, the Residence C District permits multi-family and two-family development, the 
only district that allows for multiple dwelling development.  This district is primarily 
mapped adjacent to the Commercial District in and around the Village’s business 
district.  While there is no explicit requirement for the development of affordable 
housing within this district of the Village, the extent of the Residence C district presents 
substantial opportunities for its development. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the Village of Lynbrook is zoned for single- 
family and multi-family residential use. The areas zoned for multi-family use include a 
the areas along Hempstead Avenue and Union Avenue, the western area of the village 
near Valley Stream, areas proximate to the LIRR and scattered areas elsewhere in 
the village. 
 
There is no concentration of African American/Black population in the Village of 
Lynbrook. A concentration of Hispanic population is found in the area east of 
Hempstead Avenue and north of Forest Avenue. Only a portion of the Hispanic area 
is low/mod income. Low mod/income population is also found in non-minority areas in 
the village. 
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Summary: With low/mod income Hispanic concentrations and low/mod non-minority 
concentrations found in single family and multi-family zoned areas there is no 
correlation between residential zoning and either low/moderate income minority 
residential patterns or low/mod income non-minority residential patterns. 
 
CDBG and HOME Program Summary 
 
CDBG Program - The Village of Lynbrook continues to fund street, sidewalk and 
road improvements throughout the low/mod income eligible areas in the Village.  A 
“Complete Streets” project spearheaded by Nassau County Planning Department 
has also been funded in the Village.  The project entails traffic calming and 
pedestrian safety at the Lynbrook “Four Corners” area.  This area is in close 
proximity to Lynbrook High School and is dangerous to students walking to and from 
school. 
 
HOME FTHB Program – HOME Investment Partnerships (HOME) Program funds 
were awarded by Nassau County to the Long Island Housing Partnership in FY2015 
to administer the Nassau County First Time Homebuyer Downpayment Assistance 
Program.  Under this Program, income-eligible applicants were able to apply up to 
$25,000 in HOME assistance toward down payment or closing costs associated with 
the purchase of a home anywhere in Nassau County.  During FY2015 two homes 
were purchased by Program beneficiaries in the Village of Lynbrook. 
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Incorporated Village of Malverne  
 
Formally incorporated in 1921, the Village of Malverne is located in the Town of 
Hempstead.  As with many locations on Long Island, the village’s original economic 
base was agriculture.  Residential developers changed the land use pattern and the 
presence of the Long Island Rail Road West Hempstead Branch solidified the village’s 
present function as a suburban commuter village.     
 
Malverne village encompasses 1.0 mi of land.  As of the 2010 US Census, there were 
8,514 persons living in the village in 3,079 housing units most (93.1%) of which were 
owner-occupied. The population profile was 88.4% White, 4.2% Asian, and 3.3% 
Black/African American. The remaining population was classified as Native American, 
Hawaiian/Pacific Islander, some other race, and two or more races.  Approximately 
8.6% of the various groups classified themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 3,076 
households of which 78.3% (2,409) were classified as family households.  The 
average family size was 3.16 individuals and the average household size was slightly 
smaller (2.77 individuals).  Of the singles forming a household, 9.6% were over 65 
years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in Malverne village was $116,926. Approximately 
19% higher than the county’s median income ($97,690), Malverne’s median income is 
the fifth highest in the consortium.     
 
Zoning Ordinance 
 
As specified in Chapter 49 of the Village Code of the Incorporated Village of Malverne, 
the Residence D, Business, and Commercial Districts all permit multi-family housing 
(via special permit) and two-family zoning.  The extent of these districts are limited, 
relevant to the area of the Village, primarily mapped in and around the Village’s 
downtown area, proximate to transit, and have no affordable housing requirements.  
As such, while opportunities for the development of multi-family housing in the form of 
permissible multiple dwelling units exist, they are somewhat limited.   
 
Residential Zoning and Land Use  
 
As shown on the Generalized Zoning map, the Village of Malverne is zoned for single- 
family and multi-family residential use. The areas zoned for multi-family. The more 
dense residential zoning is predominantly located proximate to convenient railroad 
access in the center of the village. 
 
There is no concentration of African American/Black population or Hispanic population 
in the Village of Malverne. An area of lo/mod population is found in the western portion 
of the village in an area zoned for single-family residential use. 
 
Summary: With a low/mod income non-minority concertation in a single-family area 
and no low mod or minority concertation in the multi-family zoned areas, there is no 
correlation between zoning and race or income.  
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CDBG Program Summary 
 
The Village of Malverne’s one eligible census tract rests in a residential neighborhood 
preventing them from undertaking area benefit activities.  However, CDBG funds have 
successfully been spent on several residential rehabilitation projects.  Malverne’s 
senior population who are on fixed incomes have benefitted from the residential 
rehabilitation program. 
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2. Generalized Zoning 

Source: Village of Malverne
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Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Concentrations with Generalized Zoning

Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Incorporated Village of Manorhaven  
 
The Incorporated Village of Manorhaven is located in northcentral area of the Town of 
North Hempstead.  The village’s southwest corner fronts onto Manhasset Bay.  The 
village is bounded by Sands Point and Port Washington North.  These communities 
are all serviced by the Long Island Rail Road Port Washington line.  
 
Manorhaven village encompasses 0.6 mi.  Of this total, 0.5 mi is land and the 
remainder is water.  As of the 2010 US Census, there were 6,556 persons living in the 
village. The population profile was 67.3% White, 17.7% Asian, and 1.4% Black/African 
American. The remaining population was classified as Native American, 
Hawaiian/Pacific Islander, some other race, and two or more races.  Approximately 
27.1% of the various groups classified themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 2,422 
households of which 68.3% (1,669) were classified as family households.  The 
average family size was 3.18 individuals and the average household size was 2.68 
individuals.  Of the singles forming a household, 9.0% were over 65 years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in Manorhaven village was $71,446, below the 
county’s median household income of $97,690. 
 
Zoning Ordinance 
 
The Incorporated Village of Manorhaven, based on an analysis of Chapter 155 of the 
Village Code, permits multi-family and two-family development in several zoning 
district, providing extensive opportunities for the development of multiple-dwelling 
units (albeit, with no requirements for affordable housing).  The Village’s R-3, R-4, and 
Enterprise E-1 Zoning Districts, as well as the Business Overlay District (BOLD), 
permit multi-family housing either as-of-right or via special permit.  Further, the R-1, 
R-2, R-3, and Enterprise E-1 Zoning Districts allow for the development of two-family 
housing either as-of-right or via special permit as well.   These districts comprise a 
relatively large total area within the Village, such that opportunities for the development 
of multiple dwelling units, and, therefore, affordable housing are ample.  It is noted that 
the Village considered adding provisions for the development of senior housing within 
its Waterfront Zoning District, but the consideration was ultimately rejected. 
 
Residential Zoning and Land Use  
 
As shown on the Generalized Zoning map, the Village of Manorhaven is zoned for 
two-family and multi-family residential use. These two-family zoned areas do not limit 
occupancy of the accessory unit to relatives or seniors. Therefore, these two-family 
zoned area truly provide opportunity for rental of accessory apartments.  
 
There is no concentration of African American/Black population in the Village of 
Manorhaven.  The entire village has a concentration of low/mod income Hispanic 
residents.  
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Summary: Manorhaven is a predominantly low/mod income Hispanic community with 
no zoning limited to single-family residential use. The predominant residential zoning 
in Manorhaven allows two-family housing. While there is a clear Hispanic low/mod 
demographic in Manorhaven, there is no correlation to zoning. 
 
CDBG Program Summary 
 
The Village of Manorhaven is very small low/mod income Village within the Town of 
North Hempstead.  The Village has been using CDBG funds to reconstruct Morgan’s 
Dock for economic development purposes. It has been a goal of the Village to restore 
and rehabilitate the dock not only to clean-up and beautify the area, but to bring the 
opportunity of commerce and recreation back to this area of the Village. 
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2. Generalized Zoning

Source: Village of Manorhaven
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3. Low/Moderate Income and African-American
Concentrations with Generalized Zoning 
Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Incorporated Village of Massapequa Park  
 
The Village of Massapequa Park is located within the Town of Oyster Bay on the south 
shore. Massapequa Park is bordered by Massapequa to the West, North Massapequa 
to the northwest, South Farmingdale to the north and East Massapequa to the east. 
South Oyster Bay is the water body to the south. 
 
According to the United States Census Bureau, the village has a total land area of 
approximately 2.2 square miles. The primary commercial corridors in Massapequa 
Park are Sunrise Highway and Merrick Road. 
 
The population in the Village of Massapequa Park was 17,008 at the 2010 census. 
According to the US Census, American Community Survey 2009-2013 5-Year 
estimates, the Black/African American share of the population in the village of 
Massapequa Park was 0.15% and the Hispanic share of population was 7.08%. The 
median household income was $109,324. 

 
Zoning Ordinance 
 
Chapter 345 of the Incorporated Village of Massapequa Park Village Code specifies 
two districts that permit the development of multiple dwelling units.  These districts 
include the Golden Age Floating Zone (i.e., age-restricted multi-family housing), as 
well as the permission to construct accessory apartments (in the form of 
mother/daughter dwellings) in any zoning district via special permit.  The Village also 
permits clustered townhouses within the Business GG Zoning District, which facilitates 
the development of single-family townhouses at residential densities similar to that of 
multi-family housing.  Based on the foregoing, the Village presents limited 
opportunities for the development of multi-family housing via permissions for the 
development of multiple dwelling units in several zoning districts. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the majority of the Village is zoned for 
single family residential use. As stated above, the Zoning Ordinance does allow age-
restricted multi-family housing. The Village also permits clustered townhouses within 
the Business GG Zoning District, which facilitates the development of single-family 
townhouses at residential densities similar to that of multi-family housing. Effectively, 
within the Village of Massapequa Park, opportunities for non age-restricted multi-
family housing are limited. 
 
Low/moderate income population is found in an area adjacent to North Massapequa.  
 
Summary: Based on this analysis, there does not appear to be a correlation between 
zoning and race or income.  
 
CDBG Program Summary 
 
The Village of Massapequa Park has earmarked CDBG funds for handicapped 
accessibility projects in the local parks and playgrounds.  This includes handicapped 
accessible bathrooms and playground equipment. 
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Source: Village of Roslyn
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3. Low/Moderate Income and African-American
Concentrations with Generalized Zoning 
Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)

i 0 1800 3600900 Feet

\\
vh

b\
pr

oj
\W

hi
te

Pl
ai

ns
\2

82
98

.0
0 

N
as

sa
u 

Co
un

ty
 C

D
 M

10
0\

G
IS

\A
I-

Zo
ni

ng
 A

na
ly

si
s\

M
as

sa
pe

qu
a 

Pa
rk

\M
as

sa
pe

qu
aP

ar
k_

Af
ric

an
Am

er
ic

an
_F

in
al

.m
xd

Families at or below County Median Income (37.98%)

African-American Population ≥11.1% of Total

Village African-American Population: 0.15%*
Village Median Household Income: $109,324*

*Source: ACS 2009-2013 5-Year Estimates



Legend

1 - Single-family

2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use

3 - Multi-family (3+) Senior Housing

Massapequa ParkMassapequa Park

Massapequa

East Massapequa

Massapequa Park

North Massapequa

South Farmingdale

Amityville

Analysis of Impediments to Fair Housing Village of Massapequa Park, New York
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Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Incorporated Village of Mineola  
 
The majority of Village of Mineola is located in the Town of North Hempstead, with a 
small portion of its southern edge within the Town of Hempstead. Old Country Road 
runs along the southern border of the village. The area serviced by the Mineola Post 
Office extends further south into the adjacent village of Garden City, New York, where 
the county seat of Nassau County is located.  

 
The population in the Village of Mineola was 18,799 at the 2010 census. According to 
the US Census, American Community Survey 2009-2013 5-Year estimates, the 
Black/African American share of the population in the village of Mineola was 0.97% 
and the Hispanic share of population was 20.25%. The median household income was 
$76,604. 
 
According to the United States Census Bureau, the village has a total land area of 1.9 
square miles. The villages bordering Mineola are Garden City, Old Westbury, East 
Williston, and Williston Park. Mineola also borders the hamlets (CDP) of Herricks, 
Garden City Park and Carle Place. 

 
Mineola is the site of the Mineola Intermodal Center, which contains a Long Island 
Railroad station, as well as a bus station. It is served by the following bus routes: 

 
 N22: Jamaica - Hicksville via Hillside Avenue & Prospect Avenue 
 N22X: Jamaica - Hicksville via Hillside Avenue & Prospect Avenue 
 N23: Mineola - Manorhaven 
 N24: Jamaica - Hicksville via Jericho Turnpike & Old Country Road 
 N40: Mineola - Freeport via North Main Street 
 N41: Mineola - Freeport via Babylon Turnpike 

The N22A & N27 serve Mineola, but not the Intermodal Center. 
 

Mineola is home to large Portuguese community. Portuguese restaurants and 
businesses and the Portuguese language and other content are a common feature 
throughout the village.  
 
Zoning Ordinance 
 
The Incorporated Village of Mineola permits the development of multi-family and two-
family housing in numerous zoning districts within the Village, pursuant to Chapter 550 
of the Village Code, in various formats and densities.  Zoning districts within the Village 
that permit multi-family housing include the R-4, R-5, B-1, B-2, and M districts (either 
as-of-right or via special permit).  All of these districts, as well as the R-3 Zoning 
District, permit two-family development as well.  While there no mandates for the 
inclusion of affordable housing in such developments, the large relative area of these 
districts within the Village present good potential for the development of such housing. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the Village is zoned for single-family, two-
family and multi-family residential use. The more dense residential zoning is 
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predominantly located proximate to primary commercial corridors including East 
Jericho Turnpike and other primary corridors and convenient railroad access. 
 
There is no concentration of African American/Black population in the village. There is 
a substantial Hispanic population in the village and concentrations of Hispanic 
population are found in areas zoned for single-family, two-family and multi-family 
residential use. 
 
Summary: Based on this analysis, and the distribution of low/mod and non-low/mod 
Hispanic population in the village, there does not appear to be a correlation between 
zoning and race or income.  
 
CDBG Program Summary 
 
The Village of Mineola has allocated CDBG funding to undertake handicapped 
accessibility improvements to community centers and Village Hall.  The Village also 
has an active residential rehabilitation program.  A new focus for Mineola will be to 
upgrade business facades with new lighting and signage to make the downtown more 
attractive and uniform. 
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3. Low/Moderate Income and African-American
Concentrations with Generalized Zoning 
Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Sources: U.S. Census Bureau (2010), U.S. Department 
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Incorporated Village of Munsey Park  
 
The Village of Munsey Park is located in the Town of North Hempstead. According to 
the United States Census Bureau, the village has a total land area of approximately 
0.5 square miles. The nearest commuter railroad stations are a few miles away in 
Manhasset and Roslyn. 
 
The village was founded in the 1920s and developed as a planned community 
featuring Colonial-style houses and streets named after American artists. Its first 
model home opened in 1928. 
 
The population in the Village of Monsey Park Massapequa Park was 2,693 at the 2010 
census. According to the US Census, American Community Survey 2009-2013 5-Year 
estimates, the Black/African American share of the population in the village of Monsey 
Park was 0.0% and the Hispanic share of population was 3.35%. The median 
household income was $197,750. 

 
Zoning Ordinance 
 
The Incorporated Village of Munsey Park, as specified in Chapter 200 of the Village 
Code, does not permit multiple dwelling developments in any of its zoning districts.  
Therefore, there are no opportunities for the development of multi-family housing 
within this jurisdiction. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the majority of the Village is zoned for 
single family residential use. According to the US Census, American Community 
Survey 2010-2014 5-Year estimates, the Village of Munsey Park contains 806 housing 
units, of which 802 are single-family detached and four are mobile home units. 
 
Summary: The Village of Munsey Park is a very small, predominantly single-family 
community of older homes. These is no concentration of minority or low/mod income 
population making it difficult to identify any correlation between zoning and race or 
income. 
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Incorporated Village of New Hyde Park   
 
The Incorporated Village of New Hyde Park straddles Jericho Turnpike.  The turnpike 
forms the boundary between the Towns of North Hempstead and Hempstead. 
Bounded by Floral Park, Stewart Manor, Garden City, and the unincorporated areas 
of New Hyde Park, Floral Park Center, and North New Hyde Park, the incorporated 
village is in the extreme southwest corner of the Town of North Hempstead.  
 
New Hyde Park village occupies 0.8 mi of land more than 75% of which is occupied 
by single-family homes.  The village is serviced by the Long Island Rail Road, local, 
and county-wide bus service.  
 
The 2010 US Census identified 9.712 persons during the survey.  The population 
profile was 65.9% White, 26.0% Asian, and 1.3% Black/African American. The 
remaining population was classified as Native American, Hawaiian/Pacific Islander, 
some other race, and two or more races.  Approximately 12.2% of the various groups 
classified themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 3,271 
households of which 77.8% (2,544) were classified as family households.  The 
average family size was 3.41 individuals and the average household size was slightly 
smaller (2.97 individuals).  Of the singles forming a household, 9.7% were over 65 
years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in the village was $96,902, just under the county’s 
household median income of $97,690.    
 
Zoning Ordinance 
 
Within the Incorporated Village of New Hyde Park one zoning district (The Residential 
Zone) permits the development of both multi-family developments and accessory 
apartments (with specifications for allowable minimum lot areas and maximum 
densities), pursuant to Chapter 195 of the Village Code.  While only the Residential 
Zone Zoning District permits multiple dwelling development, it comprises most of the 
area within the Village such that there are many opportunities for the development of 
multiple dwelling units relative to the Village’s land area.  While there are no 
requirements for the development of affordable housing within such multiple dwelling 
units, there are still opportunities for such development given the extent of the 
Residential Zone Zoning District. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, multi-family housing is permitted in all 
residential areas in the Village of New Hyde Park.  
 
There is no concentration of African American/Black population. While there are no 
areas with a concentration of Hispanic population in the village, the Hispanic 
population is 16.04% distributed throughout the village. There are multiple low/mod 
income census tracts within New Hyde Park.  

 



2015 Analysis of Impediments to Fair Housing 
Zoning Analysis 

 

Nassau County 
Urban County Consortium  158 
 

 

Summary: Since virtually the entire village allows multi-family housing and there is 
are areas of low/mod population, there is no correlation between zoning and race or 
income.  
 
CDBG Program Summary 
 
The Village of New Hyde Park has focused efforts on street and sidewalk 
improvements as well as traffic calming.   In addition, the Village participates in the 
residential rehabilitation program.   Senior Center upgrades are underway. 
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Incorporated Village of Rockville Center  
 
The Incorporated Village of Rockville Centre is located in the southwest quadrant of 
the Town of Hempstead.  One of the older commuter villages on Long Island, Rockville 
Centre village has been serviced by the Long Island Rail Road since the late 1800s.  
 
The village is surrounded by Lakeview, South Hempstead, Baldwin, Oceanside, East 
Rockaway, and Lynbrook and is one of the larger villages of this grouping. Rockville 
Centre village occupies 3.4 mi of land, 3.3 square miles of the total is land and the 
remainder is water.   
 
The 2010 US Census recorded 24,023 persons in the village.  The population profile 
was 88.7% White, 4.6% Black/African American, and 2.1% Asian. The remaining 
population was classified as Native American, Hawaiian/Pacific Islander, some other 
race, and two or more races.  Approximately 9.9% of the various groups classified 
themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 9,258 
households of which 67.2% (6,221) were classified as family households.  The 
average family size was 3.24 individuals and the average household size was 2.57 
persons.  Of the singles forming a household, 15.5% were over 65 years of age.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in the village was $106,016.  The village median 
household income is approximately 9% above the county’s household median income 
of $97,690.    
 
Zoning Ordinance 
 
Chapter 340 of the Incorporated Village of Rockville Centre Village Code lists 
numerous zoning districts within the Village that permit multiple dwelling development.  
The Residence B and C, Light Manufacturing A, and Business AAA, C, and C2 zoning 
districts permit both multi-family and two-family developments (either as-of-right or via 
special permit), and are mapped in the central portion of the Village in the vicinity of 
its downtown.  The Village also created an Urban Renewal Area, located in the 
western-central portion of the municipality, whose various districts permit a variety of 
multiple dwelling development formats.  The zoning code of the Village does not 
stipulate requirements for the inclusion of affordable housing in any of these districts.  
However, given the prevalence of districts within the Village permitting the 
development of multiple dwelling units, opportunity for the creation of affordable 
housing is high. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, Rockville Centre is zoned for single-family 
and multi-family residential use. The more dense residential zoning is predominantly 
located in the central portion of the village, proximate to primary commercial corridors 
and convenient railroad access. The area in the north of the village is also zoned for 
multi-family residential use. There is one site zoned for multi-family senior housing in 
the village. 
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There is a concentration of African American/Black population as shown on map 3. 
Some of the areas with a concentration of African American/Black population are also 
low/mod areas while some are not. Concentrations of African American/Black 
population are zoned single-family and multi-family. 
 
There is a concentration of Hispanic population as shown on map 4. Some of the area 
with a concentration of Hispanic population are also low/mod areas while some are 
not. Concentrations of Hispanic population are zoned single-family and multi-family. 
 
Summary: Based on this analysis and the distribution of race and income in areas 
zoned for single-family and multi-family, there is no correlation between zoning and 
race or income.  
 
CDBG and HOME Program Summary 
 
The Village of Rockville Centre is focused on revitalizing the downtown business 
district as well as providing funding for public services.  The following represents 
what types of activities were undertaken during FY2014 and/or planned for the near 
future during FY2015. 
 
CDBG Program – FY2014 (September 1, 2014 – August 31, 2015) - The Village of 
Rockville Centre allocated and expended funding on the following activities: 
 Program Administration 
 Public Facilities and Improvements in the downtown business district 
 Public Services focusing on youth and senior services 
 
CDBG Program – FY2015 (September 1, 2015 – August 31, 2016) – The Village of 
Rockville Centre allocated and expended funding on the following activities: 
 Program Administration 
 Public Facilities and Improvements in the downtown business district 
 Public Services focusing on youth and senior services 
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Incorporated Village of Roslyn  
 
The Incorporated Village of Roslyn is located in the Town of North Hempstead at the 
base of Hempstead Harbor.  It is bounded on the north by the harbor, Flower Hill, and 
Roslyn Harbor.  Roslyn Estates, Roslyn Heights, and East Hills bracket the village on 
the south.  
 
Roslyn village is 0.6 mi in area.  Most of the area is land but approximately 1.56% is 
characterized in the US Census record as water.  The village is serviced by area roads 
and the Long Island Railroad Oyster Bay Branch.   
 
The 2010 US Census recorded 2,770 persons in the village.  The population profile 
was 84.1% White, 8.8% Asian, and 2.2% Black/African American. The remaining 
population was classified as Native American, Hawaiian/Pacific Islander, some other 
race, and two or more races.  Approximately 11.2% of the various groups classified 
themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 1,193 
households of which 52.6% (6,221) were classified as family households.  The 
average family size was 2.93 individuals and the average household size was 2.11 
persons.  Nonfamily household accounted for 47.4% of the households and of that 
total 42.8% were persons living alone.   
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the median household income in the village was $85,924.  The village median 
household income is approximately 12% less the county’s household median income 
of $97,690. 
 
Zoning Ordinance 
 
With the Incorporated Village of Roslyn, as specified by Chapter 470 of the Village 
Code, there are a number of zoning districts that permit the development of multiple 
dwelling units, either as-of-right or via special permit.  These districts include the 
Multifamily Residential, Waterfront Mixed-Use, Waterfront Development Overlay, and 
Historic / Scenic Overlay Districts.  The Multifamily Residential and Waterfront Mixed-
Use Zoning Districts are mapped in several areas of the Village.  In conjunction with 
the aforementioned overlay districts, opportunities for the development of multi-family 
housing (and, therefore, affordable housing) within the Village are modest. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, Rockville Centre is zoned for single-family, 
two-family, multi-family and a large area in the north central portion of the village is 
zoned multi-family senior housing.   
 
There is no concentration of African American/Black population or Hispanic population 
in the village and, while the median household income, at $85,924, is about 12% below 
the countywide median household income, there are no concentrations of low/\mod 
income population. 
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Summary: The Village of Roslyn allows diversity in residential housing types including 
single-family, two-family, multi-family and multi-family senior housing.  Without any 
minority or low/mod income concentrations, there is no correlation to be made between 
zoning and race or income.  
 
HOME Program Summary 
 
HOME Investment Partnerships (HOME) Program funds were awarded by Nassau 
County to the Long Island Housing Partnership in FY2015 to administer the Nassau 
County First Time Homebuyer Downpayment Assistance Program.  Under this 
Program, income-eligible applicants were able to apply up to $25,000 in HOME 
assistance toward down payment or closing costs associated with the purchase of a 
home anywhere in Nassau County.  During FY2015 one home was purchased by a 
Program beneficiary in the Village of Roslyn. 
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Incorporated Village of Sea Cliff  
 
The Incorporated Village of Sea Cliff is located in the Town of Oyster Bay on the 
eastern edge of Hempstead Bay.  It is bounded on the north and northeast by Glen 
Cove, on the east by Glen Head, and on the south by Glenwood Landing.   
 
Although the village has an area of 2.0 mi according the US Census, only 1.1 mi is 
land; the remainder is water.  The village is serviced by area roads and the Long Island 
Railroad which runs along its eastern border.   
 
In 2010, the US Census recorded 4,995 persons in the village.  As of the 2010 census 
the population was 92.8% White, 2.4% Black or African American, 0.1% Native 
American, 1.9% Asian, 0.02% Pacific Islander, 0.95% from other races, and 1.4% from 
two or more races. Hispanic or Latino of any race were 6.8% of the population. 
 
The population in 2010 according to the Census Bureau was distributed into 1,960 
households of which 67.6% (1,325) were classified as family households.  The 
average family size was 3.08 individuals and the average household size was 2.50 
persons.  Nonfamily households accounted for 32.4% of the households and of that 
total 26.8% were persons living alone.  Of the persons living alone, 9.2% represented 
seniors 65 years or older. 
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in the village was $103,125.  The village median 
household income is 5.2% higher than the county’s household median income of 
$97,690. 
 
Zoning  

 
Multiple dwelling development within the Incorporated Village of Sea Cliff is only 
permitted in the Business A and Business B District as accessory apartments and only 
by special permit, pursuant to Chapter 138 of the Village Code.  These districts are 
mapped sparsely in the Village, such that the potential for the construction of multiple 
dwelling developments within the Village is low.  However, per consultations with the 
Village, there are a number of existing dwellings that contain three or more housing 
units (42 properties containing 187 apartment units), which the Village is attempting to 
permanently preserve as such.  Further, while the Village is currently undertaking a 
zoning analysis to determine sites suitable for the development of multi-family housing, 
the lack of sewer infrastructure in residential sections of the Village limits such 
densities.  The Village Public Housing Authority guidelines provide for an expansion 
of accessible housing and contain no preferences that would limit that expansion 
opportunity.   

 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the majority of the Village of Sea Cliff is 
zoned for single-family residential use. The area along the east side of the village and 
an area in the northcentral portion of the village are zoned for two-family residential 
use. As stated earlier, for the purposes of this analysis, areas identified as “two-family” 
do not limit occupancy of the accessory unit to relatives or seniors. Therefore, these 
two-family zoned area truly provide opportunity for rental of accessory apartments.  
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There is no concentration of African American/Black population or Hispanic population 
in the village. The northeastern corner of the village, which is zoned for single-family 
and two-family residential use, is low/mod income. 
 
Summary: The lack of public sewer infrastructure and impacts from private sewers on 
Hempstead Harbor and Glen Cove Creek limit further development of housing 
opportunities in the Village.  Only a small number of properties, located primarily on 
the border with the City of Glen Cove, are connected to operational public sewer 
facilities. Other than the 187 multi-family units described above, there are limited 
opportunities for multi-family housing in the village. The existing low/mod areas in the 
village are zoned for single-family and two-family use. With substantial single-family 
low/mod areas in the village, there is no correlation to be made between zoning and 
race or income.  

 
CDBG Program Summary 
 
The Village was able to obtain funding to provide for sewer facilities to be connected 
along Sea Cliff Avenue, but those facilities are not currently connected to a sewage 
plant and are not currently operational.  The Village continues to seek opportunities 
and funds to create the connection of the constructed sewer infrastructure to a sewage 
plant.  The Village offers many senior service opportunities and provision of those 
services remains a priority.   
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Incorporated Village of South Floral Park  
The Village of South Floral Park is located in the eastern portion of the Town of 
Hempstead, south of the Village of Floral Park and north of the Elmont section of the 
Town of Hempstead. The Village of South Floral Park is very small with a total area of 
only 0.1 square miles according to the United States Census Bureau. 
 
The population in the Village of South Floral Park was 1,764 at the 2010 census. 
According to the US Census, American Community Survey 2009-2013 5-Year 
estimates, the Black/African American share of the population in the Village of South 
Floral Park was 60.24% and the Hispanic share of population was 19.22%. The 
median household income was $90,208.  
 
Zoning Ordinance 
 
The Incorporated Village of South Floral Park consists of only one zoning district, the 
Residence District, which only permits multiple dwelling development in the form of 
accessory apartments (see Chapter 210 of the Village Code).  As such, opportunities 
for the development of multi-family housing within the Village are very limited.  
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the Village consists of only one zoning 
district - - the Residence District, which is a single-family residential district. According 
to the 2010 US Census, the Village of South Floral Park contains 618 occupied 
housing units, of which, 429 are owner occupied and 189 are renter occupied. The 
entire village is built-out with single family homes. The South Floral Park Zoning 
Ordinance requires a minimum lot size of 4,800 SF and a minimum 1,000 SF of usable 
space.  
 
Summary: The Village of South Floral Park is a single-family residential community 
with the highest African-American/Black population in the consortium at 60.24%. 
There is no concentration of Hispanic population and no low/mod population 
concentration.  While there is clearly a demographic of non-low/mod African-
American/Blacks living in the Village of South Floral Park, there is no correlation to be 
made between zoning and race or income. 
 
CDBG Program Summary 
 
The Village of South Floral Park allocates all of their CDBG funding to the residential 
rehabilitation program.  The Village does not have a downtown business district. 
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Incorporated Village of Stewart Manor 
The Village of Stewart Manor is located in the northern part of the Town of Hempstead. 
The village is east of the Village of Floral Park, south of the Village of New Hyde Park, 
and west of Franklin Square, and the Village of Garden City. The Stewart Manor (LIRR 
station), located in adjacent Garden City, serves Stewart Manor. 
 
According to the United States Census Bureau, the village has a total land area of only 
0.2 square miles. 
 
The population in the Village of Stewart Manor was 1,896 at the 2010 census. 
According to the US Census, American Community Survey 2009-2013 5-Year 
estimates, the Black/African American share of the population in the village of Stewart 
Manor was 2.19% and the Hispanic share of population was 11.06%. The median 
household income was $109,333. 

 
Zoning Ordinance 
 
Pursuant to Chapter 200 of the Incorporated Village of Stewart Manor Village Code, 
there are no zoning districts within the Village that permit the development of multi-
family housing.   
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, most of the Village is zoned for single family 
residential use. Although the Village Zoning Ordinance does not allow multi-family 
residential uses, there are, in fact, multi-family residential properties on Tulip Avenue 
in the southern portion of the village (see photo). 
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Summary: The Village of Stewart Manor is zoned for single-family residential use 
although there is some multi-family housing in the village. There is no concentration of 
minority population and no low/mod income areas. With limited zoning and 
demographic patterns, it is not possible to identify a correlation between zoning and 
race or income. 
 
CDBG Program Summary 
 
The Village of Stewart Manor typically applies only for residential rehabilitation funds, 
but had requested funds to complete handicapped accessibility improvements to 
Village Hall.  These improvements are underway. 

 
  



ZONING
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Sources: U.S. Census Bureau (2010), U.S. Department of 
Housing and Urban Development (2015)
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Incorporated Village of Valley Stream 
The Village of Valley Stream is located in the southwest part of the Town of Hempstead 
along the border with Queens. The village is served by the Long Island Rail Road at 
the Valley Stream station, located at Sunrise Highway and Franklin Avenue. It is also 
served by the Gibson station at Gibson and Munro Boulevards, but only along the Far 
Rockaway Branch. 
 
According to the United States Census Bureau, the village has a total land area of 
approximately 3.4 square miles. 
 
Communities bordering Valley Stream are North Valley Stream to the north, Malverne 
and Lynbrook to the east, Hewlett to the south and South Valley Stream and Queens 
in New York City to the west.  
 
The population in the Village of Valley Stream was 37,511 at the 2010 census. 
According to the US Census, American Community Survey 2009-2013 5-Year 
estimates, the Black/African American share of the population in the village of Valley 
Stream was 17.4% and the Hispanic share of population was 28.36%. The median 
household income was $85,472. 

 
Zoning Ordinance 
 
As specified in Chapter 99 of the Valley Stream Village Code, several zoning districts 
permit the development of multiple dwelling units, as either multiple-family, two-family, 
or accessory apartment developments, as well as senior housing.  These districts 
include the R-A, R-1, R-2, C-X, C-1, and Senior Citizen Housing districts.  A “Senior 
Citizen Housing Development” within the Village is defined as a residential 
development for seniors 65 and over that is constructed and maintained on a nonprofit 
basis and qualifies to be constructed with the assistance of mortgage financing or other 
financial assistance. The term Senior Citizen Housing Development is not mentioned 
elsewhere within the zoning code besides the “Definitions” section. The Village of 
Valley Stream also has the CA district, which is a floating multiple dwelling district. The 
floating CA district allows multiple family townhouses, condominiums, cooperatives 
and apartments in the C-2, C-3 and C-X districts.  
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, much of the Village is zoned for single 
family residential use. There are also scattered areas zoned for two-family residential 
use. These two-family zoned areas do not limit occupancy of the accessory unit to 
relatives or seniors. Therefore, these two-family zoned area truly provide opportunity 
for rental of accessory apartments. The limited areas zoned for multi-family use include 
an area along north Central Avenue, the neighborhood surrounding Rockaway Avenue 
and a few scattered pockets of multi-family zoned areas throughout the Village. The 
more dense residential zoning is predominantly located proximate to primary 
commercial corridors and convenient railroad access. 
 
The concentration of African American/Black population is located in the north and 
east sections of the Village while the Hispanic population is distributed more evenly 
throughout the Village.  
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Low/moderate income population is also geographically distributed throughout the 
Village with non-low/moderate income minority areas scattered throughout the Village 
in single-family, two-family and multifamily zoned areas.  
 
Summary: Based on this analysis and the distribution of race and income in areas 
zoned for single-family, two-family and multi-family, there is no correlation between 
zoning and race or income.  
 
CDBG and HOME Program Summary 
 
CDBG Program – The Village of Valley Stream had earmarked the bulk of their CDBG 
funds to reconstruct six (6) of their playgrounds for safety and accessibility.  Over the 
next year, the Village will invest in their infrastructure. 
 
HOME Funding – Nassau County awarded HOME funds in FY2015 to assist with the 
new construction of eleven units of multi-family affordable rental housing in the Village 
of Valley Stream.  The HOME-assisted units are part of a new 39-unit transit-oriented 
development in the Village named Brooke Pointe at Valley Stream. 
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Incorporated Village of Westbury   
 
The Incorporated Village of Westbury is located in the Town of North Hempstead in 
the southeast corner of the town.  It is bounded on the north by Old Westbury and on 
the east by the Village of Jericho in the Town of Oyster Bay.  It is bracket along its 
south side by East Garden City and East Meadow in the Town of Hempstead.  The 
villages of Carle Place and New Cassel are located to the west and east, respectively, 
of the village.   
 
The US Census indicates that the Village of Westbury encompasses 2.4 mi of land.  
The village is serviced by area roads, various Nassau Inter-County Express bus 
routes, and the Long Island Railroad Main Branch.    
 
From the late 1600s to the early 1800s, the village was an agricultural community 
composed of Quaker and African-American farms and dairies.  By 1837, the Long 
Island Rail Road was providing European immigrants access to agricultural work in 
Westbury. The Village of Westbury was incorporated in the 1930s and in 1938, the 
Northern State Parkway passed through the village.   
 
By 2010, the US Census accounted for 15,146 persons in the village.  The population 
profile reflected the historic diversity and was 55% White, 21.8% Black/African 
American, and 6% Asian. The remaining population was classified as Native 
American, Hawaiian/Pacific Islander, some other race, and two or more races.  
Approximately 27.3% of the various groups classified themselves as Hispanic or 
Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 5,078 
households of which 69.4% (3,523) were classified as family households.  The 
average family size was 3.49 individuals and the average household size was 2.97 
persons.  Of the nonfamily households, 11.2% were seniors 65 years or older. 
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in the village was $85,880.  The village median 
household income is 12.1% lower than the county’s household median income of 
$97,690. 
 
Zoning Ordinance 
 
The Zoning Code of the Incorporated Village of Westbury (i.e., Chapter 248 of the 
Village Code) permits multiple dwelling development in several districts of the Village, 
including the Apartment A, AA, AAA, and AAAA Districts (multi-family developments, 
as-of-right), Business B-1, B-2, and B-3 Districts (second and third floor apartments, 
per the schedule of use regulations), and the Residence C and Parking Districts (two-
family developments, as-of-right).  Given the prevalence of districts within the Village 
permitting the development of multiple dwelling units, opportunity for the creation of 
such housing within the Village is high. 



2015 Analysis of Impediments to Fair Housing 
Zoning Analysis 

 

Nassau County 
Urban County Consortium  203 
 

 

 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, much of Westbury is zoned for single-
family residential. The village also includes areas zoned for two-family, multi-family 
and multifamily senior use.  These two-family zoned areas do not limit occupancy of 
the accessory unit to relatives or seniors. Therefore, these two-family zoned area truly 
provide opportunity for rental of accessory apartments. The more dense residential 
zoning is located proximate to the primary commercial corridor along Post Avenue and 
in the vicinity of the LIRR. 
 
There is a concentration of African American/Black population as shown on map 3. 
Some of the areas with a concentration of African American/Black population are also 
low/mod areas while some African American/Black areas are not low/mod. 
Concentrations of African American/Black population are zoned single-family and 
multi-family. 
 
There is a concentration of Hispanic population as shown on map 4. Some of the areas 
with a concentration of Hispanic population are also low/mod areas while some 
Hispanic areas are not low/mod. Concentrations of Hispanic population are zoned 
single-family and multi-family. 
 
There are also non-minority low/mod areas zoned single-family and two-family.  
 
Summary: Based on this analysis and the distribution of race and income in areas 
zoned for single-family, two-family and multi-family, there is no correlation between 
zoning and race or income.  
 
CDBG Program Summary 
 
The Village of Westbury funds road reconstruction in eligible areas of the Village to 
improve drainage and driver safety.  The Village also provides CDBG assistance to 
the Senior Center to carry out a multitude of programs. 
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Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Incorporated Village of Williston Park    
 
The Incorporated Village of Westbury is located in the southcentral part of the Town 
of North Hempstead.  It is by Albertson, East Williston, Mineola, and Herricks.  The 
original core of the village was 195 acres bought by a developer in 1926 for residential 
subdivision.  The 2010 US Census lists the village size in that year as 0.6 mi of land.   
 
By 2010, the US Census accounted for 7,287 persons in the village.  The population 
profile was 84.2% White, 11.8% Asian, and 0.9% Black/African American. The 
remaining population was classified as Native American, Hawaiian/Pacific Islander, 
some other race, and two or more races.  Approximately 6.1% of the various groups 
classified themselves as Hispanic or Latino. 
 
The population in 2010 according to the Census Bureau was distributed into 2,668 
households of which 73.7% (1,966) were classified as family households.  The 
average family size was 3.26 individuals and the average household size was 2.73 
persons.  Of the nonfamily households, 11.3% were seniors 65 years or older. 
 
The US Census, American Community Survey 2009-2013 5-year estimate indicates 
that the average household income in the village was $109,734.  The village median 
household income is greater than the county’s household median income of $97,690. 
 
Zoning Ordinance 
 
Two zoning districts within the Incorporated Village of Williston Park permit multiple 
dwelling development, as specified in Chapter 230 of the Village Code.  The Business 
District permits multi-family and two-family developments as of right, and combined 
commercial/residential buildings via special exception from the Board of Trustees.  
Within the Residence A Zoning District, second apartments in one-family detached 
dwellings are permitted via special exception as well.  These districts comprise a 
relatively large portion of the land area within the Village such that opportunities for 
the creation of multiple dwelling development (and, therefore, affordable housing) are 
high. 
 
Residential Zoning and Land Use 
 
As shown on the Generalized Zoning map, the Village of Williston Park is zoned for 
single-family, two-family and multi-family residential use. Multifamily zoning is found 
along Willis Avenue and Hillside Avenue. Two large scattered sites allow two-family 
residential use. These two-family zoned areas do not limit occupancy of the accessory 
unit to relatives or seniors. Therefore, these two-family zoned area truly provide 
opportunity for rental of accessory apartments. The remainder of the village is zoned 
for single-family use. 
 
There is no concentration of African American/Black population or Hispanic population 
in the village. There is no concentration of low/mod income population in the village. 
 
Summary: Based on this analysis, with a variety of residential zoning options and 
limited racial or ethnic patterns, there is no correlation between zoning and race or 
income. 
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CDBG Program Summary 
 
The Village of Williston Park is in the design stage of making the public rooms in the 
Fire House accessible via a new elevator. 
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2. Generalized Zoning

Source: Village of Williston Park
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Legend

1 - Single-family

2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use
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2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use

Families at or below County Median Income (37.98%)

African-American Population ≥11.1% of Total

Village African-American Population: 0.16%
Village Median Household Income: $109,734*

*Source: ACS 2009-2013 5-Year Estimates
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3. Low/Moderate Income and African-American
Concentrations with Generalized Zoning 
Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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Legend

1 - Single-family

2 - Two-family

3 - Multi-family (3+)

4 - Does not permit residential use

Families at or below County Median Income (37.98%)

Hispanic Population ≥14.6% of Total

Village Hispanic Population: 9.29%*
Village Median Household Income: $109,734*

*Source: ACS 2009-2013 5-Year Estimates

Analysis of Impediments to Fair Housing Village of Williston Park, New York

4. Low/Moderate Income and Hispanic
Concentrations with Generalized Zoning 
Sources: U.S. Census Bureau (2010), U.S. Department 
of Housing and Urban Development (2015)
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