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26841.01: CONF Sands
OPD Trip Generation

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening Hour SAT Midday Peak Hour SAT Evening Hour Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 160 14 45 59 38 25 63 43 21 64 33 31 64 26 16 42 358 359 717 371 372 743

Senior Adult Housing-Multifamily 252 40 3 6 9 6 4 10 5 4 9 7 7 14 4 3 7 70 70 140 62 62 124

17 51 68 44 29 73 48 25 73 40 38 78 30 19 49 428 429 857 433 434 867
1  Trip Generation based upon Fitted Curve Equation
2  Trip Generation for AM and PM Peak hours as provided by in VHB Traffic and Parking Assessment letter dated April 14, 2023 (Table 1)
3 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 221 and 251 (no time of day distribution provided for LUC 252)
4 Trip Generation for Saturday Evening based upon Weekday and Saturday Time of DayDistribution for Land Use Code (LUC) 221 (no Saturday time of day distribution provided for LUC 251 and no TOD distribution provided for LUC 252)

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 121 14 25 39 23 12 35 24 15 39 41 13 54 20 13 33 287 288 575 287 288 575

14 25 39 23 12 35 24 15 39 41 13 54 20 13 33 287 288 575 287 288 575
1  Trip Generation for Weekday Daily based upon Average Rate; Weekday Trips used for Saturday Daily Trips as Saturday data for close to rail is not provided by ITE.
2  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in Creighton Manning Traffic Impact Study dated May 30, 2023 (Appendix H, Table 1)
3 Trip Generation for Friday Evening and Saturday Evening based upon Weekday and Saturday Time of Day Distribution for Land Use Code (LUC) 221

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 54 5 14 19 15 9 24 13 6 19 12 12 24 9 6 15 106 105 211 134 134 268

5 14 19 15 9 24 13 6 19 12 12 24 9 6 15 106 105 211 134 134 268
1  Trip Generation based upon Fitted Curve Equation
2  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in VHB Traffic Impact and Parking Analysis Report dated May 2022 (Table 3)
3 Trip Generation for Friday Evening and Saturday Evening based upon Weekday and Saturday Time of Day Distribution for Land Use Code (LUC) 221

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 250 15 38 53 18 9 27 25 12 37 18 17 35 14 9 23 203 204 407 205 205 410

Multifamily Residential

Multi Family Housing Mid Rise 221 240 14 36 50 17 9 26 24 12 36 17 17 34 14 9 23 195 196 391 197 197 394

Retail

Strip Retail 822 9,840 14 8 22 9 19 28 22 21 43 33 32 65 15 20 35 268 268 536 267 267 534

43 82 125 44 37 81 71 45 116 68 66 134 43 38 81 666 668 1334 669 669 1338
1  Trip Generation based upon Fitted Curve Equation
2  Trip Generation for AM and PM Peak hours as provided by in VHB Traffic Impact Study dated August 2022
3 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 221 and 822
4 Trip Generation for Saturday Evening based upon Weekday and Saturday Time of DayDistribution for Land Use Code (LUC) 221 and 820

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 92 16 13 29 11 16 27 12 7 19 13 14 27 11 7 18 147 147 294 166 166 332

16 13 29 11 16 27 12 7 19 13 14 27 11 7 18 147 147 294 166 166 332
1  Trip Generation based upon Fitted Curve Equation
2  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in VHB's letter dated November 3, 2022 (Table 1)
3 Trip Generation for Friday Evening and Saturday Evening based upon Weekday and Saturday Time of Day Distribution for Land Use Code (LUC) 221 

Total New (Primary) Trips

4 Consistent with the peak hour trip generation, a  TOD Credit of 25% was applied to the weekday and Saturday total trips, as the weekday data for close to rail provided by ITE is higher than the trips for a not close to rail and no data for close to rail
   is provided for Saturday

Total New (Primary) Trips

111 SOUTH STREET - OPD 5

Total New (Primary) Trips

120-125 SOUTH ST - OPD 4

THE ROYAL - OPD 3

Total New (Primary) Trips

BOFSA FREEPORT - OPD 1

THE BRIDGE - OPD 2

Total New (Primary) Trips
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26841.01: CONF Sands
OPD Trip Generation

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Retail

Strip Retail 822 35,558 69 69 138 54 72 126 865 865 1730 965 965 1930

Service

Drive-in Bank 912 3,015 4 6 10 1 1 2 152 151 303 131 130 261

Service

Raising Canes 934/Other 
Studies

2,818 71 71 142 61 62 123 965 965 1930 815 815 1630

47 27 74 104 109 213 144 146 290 139 137 276 116 135 251 1982 1981 3963 1911 1910 3821
1  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in VHB Traffic Impact Study dated August 2023 (Table 6)
2  Trip Generation for the Weekday and Saturday daily is based upon the Fitted Curve Equation for LUC 822 and Average Rate (no fitted curve provided) for LUC 912
3 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for LUC 822, Strip Retail, LUC 912 Drive-In Bank, and LUC 934, Restaurant with Drive-Through
4 Trip Generation for Saturday Evening based upon Saturday Time of Day Distribution for LUC 820, Shopping Center (>150K), Weekday TOD for Saturday TOD for LUC 934, Restaurant with Drive-Through. No TOD distribution for Saturday LUC 822 provided by ITE

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 72 7 19 26 20 12 32 18 9 27 16 16 32 12 8 20 148 149 297 175 176 351

7 19 26 20 12 32 18 9 27 16 16 32 12 8 20 148 149 297 175 176 351
1  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in R&M Traffic and Parking Assessment dated July 2, 2021
2 Trip Generation for Friday Evening and Saturday Evening based upon Weekday and Saturday Time of Day Distribution for Land Use Code (LUC) 221

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 59 11 8 19 7 10 17 12 7 19 12 11 23 8 5 13 140 140 280 109 109 218

11 8 19 7 10 17 12 7 19 12 11 23 8 5 13 140 140 280 109 109 218
1  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in R&M Traffic and Parking Assessment dated February 18, 2022
2 Trip Generation for Friday Evening and Saturday Evening based upon Weekday and Saturday Time of Day Distribution for Land Use Code (LUC) 221
3 Consistent with the peak hour trip generation, a  TOD Credit of 25% was applied to the Saturday total trips, as there is no Saturday data close to rail 

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Lodging

Hotel 310 170 37 29 66 43 41 84 38 34 72 60 45 105 46 26 72 710 709 1419 660 661 1321

37 29 66 43 41 84 38 34 72 60 45 105 46 26 72 710 709 1419 660 661 1321
1  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in VHB Traffic Impact Study dated May 2023, Revised October 2023 (Table 3)
2  Trip Generation based upon Fitted Curve Equation for Weekday and Saturday Daily Trips
3 Trip Generation for Friday Evening and Saturday Evening based upon Weekday and Saturday Time of Day Distribution for Land Use Code (LUC) 310 Hotel

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Office

Medical Dental Office Building 720 90,000 168 41 209 100 245 345 23 69 92 148 110 258 6 10 16 1880 1879 3759 620 620 1240

168 41 209 100 245 345 23 69 92 148 110 258 6 10 16 1880 1879 3759 620 620 1240
1  Trip Generation for AM, PM and Saturday Midday Peak hours as provided by in VHB Traffic Impact Study dated May 2023, Revised October 2023 (Table 3)
2  Trip Generation based upon Fitted Curve Equation for Weekday Daily Trips and Average Rate for Saturday Daily Trips (no fitted curve provided)
3 Trip Generation for Friday Evening and Saturday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 720 Medical-Dental Office Building (No Saturday TOD Distribution provided by ITE)

Total New (Primary) Trips

Total New (Primary) Trips

ROOSEVELT FIELD MALL (RFM - Medical) - OPD 10

Total New (Primary) Trips

ROOSEVELT FIELD MALL (RFM - Hotel) - OPD 9

Total New (Primary) Trips

425 RAILROAD AVE - OPD 8

Total New (Primary) Trips

461 RAILROAD AVE - OPD 7

CHATEAU BRIAND - OPD 6
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26841.01: CONF Sands
OPD Trip Generation

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Retail

Strip Retail 822 2,080 1 1 2 3 4 7 13 12 25 7 7 14 4 3 7 159 158 317 56 57 113

Office

Medical-Dental Office 720 4,520 9 2 11 4 10 14 1 3 4 8 6 14 0 0 0 81 82 163 31 31 62

Services

High Turnover Restaurant 934 2,080 10 8 18 11 7 17 1 4 5 12 11 23 9 15 24 111 112 223 127 128 255

Residentail

Senior Adult Housing - Multi-Family 252 244 14 23 37 26 21 48 26 19 45 40 34 74 21 13 34 365 365 730 300 300 600

34 34 68 44 42 86 41 38 79 67 58 125 34 31 65 716 717 1433 514 516 1030
1  Trip Generation for AM and PM Peak hours as provided by in Kimley--Horn Taffic Impact Study dated October 2020 (Table 1 with no reduction of existing uses)
2 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for LUC 822, Strip Retail, LUC 720 Medical-Dental Office, LUC 932 High-Turnover (Sit Down) Restaurant, and 251 Senior Adult Housing- Multi-Family (No TOD distribution for LUC 252)

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 228 20 69 89 54 35 89 43 26 69 47 45 92 36 23 59 521 520 1041 518 518 1036

Retail

Strip Retail 822 22,290 32 21 53 73 74 147 47 47 94 75 71 146 79 34 45 585 585 1170 605 605 1210

52 90 142 127 109 236 90 73 163 122 116 238 115 57 104 1106 1105 2211 1123 1123 2246
1  Trip Generation based upon Fitted Curve Equation for LUC 221 and average rate for LUC 822
2 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 221 and LUC 822
3 Trip Generation for Saturday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 221 and LUC 820 as TOD Distribution for LUC 822 is not provided by ITE

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi-Family Housing (Mid-Rise) 221 66 4 13 17 16 10 26 11 7 18 14 13 27 11 7 18 134 134 268 162 161 323

Retail

Strip Retail 822 5,504 12 7 19 18 18 36 18 19 37 18 18 36 8 11 19 231 231 462 150 149 299

Residential

Senior Adult Housing 252 30 2 5 7 4 4 8 4 3 7 6 5 11 4 2 6 56 56 112 51 50 101

18 25 43 38 32 70 33 29 62 38 36 74 23 20 43 421 421 842 363 360 723
1  Trip Generation fbased on fitted curve equations
2 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for LUC 221 Multi-Family Housing (Mid Rise), LUC 822 Strip Retail and 251 Senior Adult Housing- Multi-Family (No TOD distribution for LUC 252)

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 221 173 15 50 65 41 27 68 32 20 52 36 34 70 28 17 45 389 390 779 400 400 800

Retail

Strip Retail 822 2,258 6 5 11 14 13 27 13 13 26 8 7 15 3 5 8 163 162 325 62 61 123

21 55 76 55 40 95 45 33 78 44 41 85 31 22 53 552 552 1104 462 461 923
1  Trip Generation based on fitted curve equations
2 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 221 and LUC 822
3 Trip Generation for Saturday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 221 and LUC 820 as TOD Distribution for LUC 822 is not provided by ITE

Land Use LUC Size AM Peak Hour PM Peak Hour Friday Evening SAT Midday Peak Hour SAT Evening Weekday Saturday

sf/units enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total enter exit total

Residential

Multi Family Housing Mid Rise 220 60 5 15 20 17 10 27 22 15 37 12 13 25 9 6 15 230 230 460 137 136 273

Retail

Strip Retail 252 60 4 8 12 9 8 17 7 5 12 11 9 20 6 4 10 99 99 198 86 85 171

9 23 32 26 18 44 29 20 49 23 22 45 15 10 25 329 329 658 223 221 444
1  Trip Generation fbased on fitted curve equations
2  Trip Generation for AM and PM Peak hours as provided by in Kimley--Horn Taffic Impact Study dated August 2021 (Table 1 with no reduction)
3 Trip Generation for Friday Evening based upon Weekday Time of Day Distribution for Land Use Code (LUC) 220 and 251
4 Trip Generation for Saturday Evening based upon Weekday Time of Day Distribution for LUC 221

Total New (Primary) Trips

226 CLINTON - OPD 15

Total New (Primary) Trips

3 Trip Generation for Saturday Evening based upon Saturday Tme of Day Distribution for LUC 820, Shopping Center, LUC 932 High-Turnover (Sit Down) Restauarnt and 221 Mult-ifamily Housing (Mid-Rise). (No TOD distribution for LUC 252). Hourly Distribution for LUC 720 Medical-Dental Office based on hourly 
weekday TOD distribution

145 NORTH FRANKLIN - OPD 11

CARMEN SITE - 126 BEDELL - OPD 12

Total New (Primary) Trips

ESTELLA HOUSING - OPD 13

Total New (Primary) Trips

3 Trip Generation for Saturday Evening based upon Saturday Tme of Day Distribution for LUC 221 Multi-Family Housing (Mid Rise), LUC 820, Shopping Center, and 221 in place of LUC 252 

GRUB - 257 MAIN - OPD 14

Total New (Primary) Trips
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 26841.01: Conf Sands
OPD Trip Generation

Land Use LUC Size AM Peak Hour PM Peak Hour Notes

sf/units enter exit total enter exit total

Student/staff housing (200,000 sf) not using student housing bc so few studies

Multifamily Residential (Mid-Rise) 221 240 Units 22 72 94 57 37 94

Internal Credit (%) 20% 20% 20% 20%

Internal Credit Volume 4 14 18 11 7 18

Total (External) Volume 18 58 76 46 30 76

Total New (Primary) Volume 18 58 76 46 30 76

Hospital

Hospital 610 800 Beds 1031 401 1432 446 906 1352

Internal Credit (%) 3% 3% 3% 3%

Internal Credit Volume 31 12 43 13 27 40

Total New (Primary) Volume 1000 389 1389 433 879 1312

Academic/research & adminstrative offices

Research and Development Center 760 350 KSF 276 60 336 51 268 319

Internal Credit (%) 3% 3% 3% 3%

Internal Credit Volume 8 2 10 2 8 10

Total New (Primary) Volume 268 58 326 49 260 309

Ambulatory medical use

Medical-Dental Office Building 720 250 KSF 550 128 678 189 566 755 Used for Ambulatory Care

Internal Credit (%) 3% 3% 3% 3%

Internal Credit Volume 17 4 21 6 17 23

Total New (Primary) Volume 533 124 657 183 549 732

1819 629 2448 711 1718 2429

0 0 0 0 0 0

60 32 92 32 59 91

1879 661 2540 743 1777 2520

Trip Gen based on ITE Trip Generation, 11th Edition

NYU LANGONE - TRIP GENERATION

Total New (Primary) Trips

Total PassBy Trips

Total Trips

Total Internal Trips
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You don't often get email from marijer@hempsteadny.gov. Learn why this is important

From: Patrick Lenihan
To: Ankita Rathi
Cc: Aaron Machtay
Subject: FW: [External] FOIL Request #2023004183 - Nassau Veterans Memorial Coliseum - 1255 Hempstead Turnpike,

Uniondale
Date: Sunday, September 24, 2023 9:29:45 PM

Below.  I do however, still have to return a call to Buildings
 
Patrick Lenihan, P.E.
Director of Transportation
Transportation
P  631.787.3403
www.vhb.com
 

From: Marie A Jerome <marijer@hempsteadny.gov> 
Sent: Friday, September 15, 2023 2:00 PM
To: Patrick Lenihan <PLenihan@VHB.com>
Subject: [External] FOIL Request #2023004183 - Nassau Veterans Memorial Coliseum - 1255
Hempstead Turnpike, Uniondale
 

September 15, 2023
 
 
 
Patrick Lenihan
VHB Engineering, Surveying, Landscape Architecture
 
 
Dear Mr. Lenihan,
 
I am writing in response to your recent Freedom of Information Law request referenced
above. 
 
Please be advised that there are no responsive documents to your request.  
 
If you believe you have been denied access to Town records, you may make an appeal in
writing within 30 days to:   Donald Derham, Deputy Town Attorney/FOIL Appeals
Officer, Office of the Town Attorney, One Washington Street, Hempstead, NY  11550 or
by email to:  donader@hempsteadny.gov
 
 
Yours truly,
 
 
Marie Jerome
Records Access Officer
Town of Hempstead
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Office of the Town Clerk
1 Washington Street
Hempstead, New York  11550
516-812-3036
marijer@hempsteadny.gov
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Traffic Impact Study 

 

 1 Introduction 

 
Introduction 
This Traffic Impact Study (TIS) summarizes the evaluation of the potential 
traffic and parking impacts associated with proposed pad sites on the 
Roosevelt Field Mall campus located in Garden City, New York. The purpose 
of this study is to determine if there are significant traffic impacts due to the 
Proposed Project, to evaluate the adequacy of the off-street parking 
provided, and to propose mitigation measures, if required.  

Based on the results of the study it has been concluded that the Proposed Action will not have 
a significant negative impact on the study intersections or roadway network with the 
implementation of the on-site roadway modifications proposed and described herein, and that 
the off-street parking provided would be adequate to accommodate the anticipated parking 
demands. 

1.1 Project Description 
The Applicant, Simon Property Group, is proposing to construct a 90,000 square foot (SF) 
supermarket and a 170 room hotel with an 85 seat restaurant and 3,000 sf of accessory space on two 
pad sites located on the southern portion of the Roosevelt Field Mall campus. The supermarket 
would be located near the southeastern corner of the property between Zeckendorff Boulevard and 
South Street and the hotel would be located at the southwestern corner of the property near the 
existing Residence Inn. The Conceptual Site Plan prepared by VHB is included in Appendix A. 

The overall mall site is 115.8± acres in size and is presently occupied by the existing mall building 
with 2,245,054 sf of floor area dedicated to a variety of stores and restaurants. The development 
includes the construction of the two separate pad sites, modifications to the on-site parking areas, 
and changes to the perimeter ring road. An additional 15,000 sf of floor area is be proposed in the 
existing mall itself. This very small relative increase in space in the mall (less than a one percent 
increase in space) is considered negligible and was not analyzed in detail in the traffic evaluation but 
is accounted for in the parking evaluation. 
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As shown on the Conceptual Overall Site Plan prepared by VHB, the development would provide 
10,218 parking spaces including 214 compact spaces (which make up less than 10% of the total 
parking yield) and 193 standard accessible spaces. The parking is divided between surface lots and 
four separate parking structures; the North Parking Deck (Purple) contains 1,704 parking spaces, the 
Northwest Parking Deck (Red) contains 920 parking spaces, the South Parking Deck (Orange) 
contains 2,738 parking spaces, and the West Parking Deck (Blue) contains 935 parking spaces. The 
Proposed Project will impact the surface lots but not the parking structures.  

The Roosevelt Field Mall is serviced by a ring road around the mall building to circulate traffic 
throughout the overall campus. As part of this Proposed Project, the southern portion of the ring 
road will be modified to remove the separation between the two directions of travel creating a 
typical two-way roadway. The Roosevelt Field Terminal transit hub, serving Nassau Inter-County 
Express Bus Routes to and from the site, would also be relocated from the space immediately south 
of the South Parking Deck to the southwest corner of the campus with access to and from the ring 
road. The project location is shown in Figure 1. 

1.2 Study Methodology 
The TIS includes an evaluation of the existing traffic operations, an assessment of future conditions 
without development of the Proposed Project, an estimate of projected traffic volumes for the 
Proposed Project, and the evaluation of the potential impact on future traffic operations in the Study 
Area. Specifically:  

› Field inventories were completed to document existing conditions in the Study Area. 

› Crash analysis was conducted for the latest three-year period prior to the onset of the COVID-19 
Pandemic for the study intersections 

› Turning movement counts were collected at the Study Area intersections during the weekday a.m. 
peak period, the weekday p.m. peak period, and during the Saturday midday peak period. 

› A comparison was made of pre-COVID volume data and post-COVID volume data to determine 
the need for adjustments to intersection traffic volumes to account for the potential impacts of 
the pandemic. 

› Existing traffic volumes collected at the Study Area intersections in 2021 were expanded to the 
future development year (2024). 

› The traffic generated by Other Planned Developments (OPDs) near the Proposed Project was 
added to the added to the Existing traffic volumes as necessary to produce the No-Build traffic 
volumes. 

› The No-Build traffic volumes were re-routed through the reconfigured ring road including the 
relocation of the transit hub.  

› Traffic generated by the Proposed Project was estimated, distributed through the Study Area, and 
added to the reconfigured No-Build volumes to develop the proposed Build volumes. 

› Capacity analyses were performed for the Study Area intersections for the Existing, No-Build, and 
Build conditions. 

› A parking occupancy study was conducted for the Roosevelt Field Mall property during what was 
identified as a peak event for activity (Black Friday 2021). The adequacy of the proposed off-street 
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parking was evaluated, and the site layout was reviewed with respect to the modifications and 
additional demand associated with the proposed project. 

› The need for traffic mitigation measures was evaluated 

The Study Area for the Proposed Project includes a detailed evaluation of the following 11 intersections 
for the weekday a.m. and p.m. peak hours and the Saturday midday peak hour (Figure 2): 

› Ring Road S. and E. at South Street (Unsignalized) 

› Internal Site Access Road at Orange Parking Deck Access (Unsignalized) 
› Transit Center Access at Internal Site Road (Unsignalized) 

› Transit Center Access at Ring Road S. (Unsignalized) 

› Internal Site Access Road at Ring Road S. and W. (Signalized) 

› Ring Road W. at Stewart Avenue (Signalized) 

› Stewart Avenue at Quentin Roosevelt Boulevard/South Street (Signalized) 

› Ring Road W. at Residence Inn Driveway (Signalized) 
› Ring Road N. at Access Road (Signalized) 

› Old Country Road at Access Road/Carle Place Commons Driveway (Signalized) 

› Ring Road E. at Zeckendorf Boulevard/Orange Parking Deck (Signalized) 
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Figure 1Project Location
Roosevelt Field Mall Pad Sites
Garden City, NY
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Figure 2Study Intersections
Roosevelt Field Mall Pad Sites
Garden City, NY
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› The n16 route provides service between Nassau Community College and Rockville Center with 
busses arriving at the Roosevelt Field Mall Transit Hub every 30 minutes. Service is only provided 
on weekdays from 5:45 a.m. to 12:30 a.m. 

› The n22 route provides service between Jamaica and Hicksville with busses arriving at the 
Roosevelt Field Mall Transit Hub every 15 to 30 minutes. Service on weekdays is typically from 
5:00 a.m. to 12:00 a.m., service on Saturdays is typically from 5:30 a.m. to 12:30 a.m., and service 
on Sundays is typically from 6:00 a.m. to 11:00 p.m. 

› The n24 route provides service between Jamaica and Hicksville with busses arriving at the 
Roosevelt Field Mall Transit Hub approximately every 15 minutes. Service on weekdays is typically 
from 3:30 a.m. to 1:00 a.m., service on Saturdays is typically from 4:30 a.m. to 1:30 a.m., and 
service on Sundays is typically from 5:15 a.m. to 12:15 a.m. 

› The n27 route provides service between Glen Cove and Hempstead with busses arriving at the 
Roosevelt Field Mall Transit Hub every 30 minutes. Service is provided on weekdays from 5:15 
a.m. to 11:40 p.m. 

› The n35 route provides service between Baldwin Harbor and Roosevelt Field/Westbury with 
busses arriving at the Roosevelt Field Mall Transit Hub approximately every 30 minutes. Service on 
weekdays is typically from 6:00 a.m. to 12:00 a.m., service on Saturdays is typically from 7:00 a.m. 
to 11:30 p.m., and service on Sundays is typically from 7:00 a.m. to 9:15 p.m. 

› The n43 route provides service between Freeport and Roosevelt Field with busses arriving at the 
Roosevelt Field Mall Transit Hub approximately every 30 minutes. Service on weekdays is typically 
from 6:00 a.m. to 12:20 a.m., service on Saturdays is typically from 5:20 a.m. to 11:30 p.m., and 
service on Sundays is typically from 6:00 a.m. to 11:20 p.m. 

Sidewalks are provided along both sides of Stewart Ave and Old Country Road, and along the 
west/south side of South Street and the south side of Ring Road South, west of the Ring Road South 
Loops. Marked crosswalks and pedestrian signals with pushbuttons and countdown timers are 
provided at multiple crossings on Stewart Avenue and Old Country Road. Pedestrian 
accommodations are generally not provided at the Study Area intersections along the ring road. 
Sidewalks and marked crosswalks are limited to locations with direct access to the mall and near the 
newly constructed Residence Inn.  

2.3 Existing Traffic Volumes 
Intersection turning movement counts at the 11 study intersections were conducted during the 
weekday peak periods from 7:00 to 9:00 a.m. and 4:00 to 6:00 p.m. on Wednesday, October 27, 2021 
and during the Saturday midday peak period on Saturday October 23, 2021 from 11:00 a.m. to 1:00 
p.m. Traffic counts were conducted during these times to coincide with the heaviest traffic flows 
associated with the proposed use and commuter activities in the Study Area.  

Daily traffic volume information was collected on the ring road using automatic traffic recorders 
(ATRs). The ATRs were installed for a period of seven-days from Saturday October 23, 2021, to Friday 
October 29, 2021 at locations the following locations: 

› WB Ring Road S. east of the southwest mall entrance from Stewart Avenue 
› EB Ring Road S. east of the southwest mall entrance from Stewart Avenue 
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› EB Ring Road S. west of South Street 
› SB Ring Road E. south of Zeckendorf Boulevard 
› NB Ring Road E. south of Zeckendorf Boulevard 

The existing turning movement count summaries and ATR summaries are available in Appendix B. 

2.3.1 COVID-19 Traffic Adjustment 
To account for potential changes in traffic volumes associated with the COVID-19 Pandemic, historic 
traffic volume data was reviewed and compared to the October 2021 data. Intersection traffic volume 
data collected during the same weekday and Saturday peak periods in 2019 at the Stewart Avenue at 
Quentin Roosevelt Boulevard/South Street intersection was also compared to the 2021 data. By 
comparing the overall volume of traffic through the intersection during the peak hours in 2019 to 
and 2021, adjustment factors were calculated to adjust the 2021 volumes to pre-pandemic 
conditions. Table 1 summarizes the traffic volume comparison. 

Table 1 Stewart Avenue at Quentin Roosevelt Boulevard/South Street Traffic Volume Comparison 

Time Period  2019 Traffic Volume 2021 Traffic Volume Reduction 
AM Peak Hour 3,571 vehicles 3,259 vehicles -8.7% 
PM Peak Hour 5,033 vehicles 4,678 vehicles -7.0% 
Saturday Peak Hour 3,777 vehicles 3,173 vehicles -15.9% 

Based on the traffic volume comparisons, a 10 percent increase in background volumes was applied 
for the weekday morning and afternoon peak hours and a 15 percent increase in the background 
volumes was applied to the Saturday midday peak hour. The adjusted existing weekday a.m., 
weekday p.m., and Saturday midday peak hours traffic volumes are shown on Figure 3. These traffic 
volumes form the basis for the future traffic volume conditions. 
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Figure 32021 Existing
Traffic Volumes
Roosevelt Field Mall Pad Sites
Garden City, NY
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Future Conditions 
The analysis of future conditions, with and without the Proposed Project, were 
performed to evaluate the effect of the Proposed Project in the Study Area. 
Background traffic volumes in the Study Area were projected to the year 
2024, reflecting the year when the development is expected to be 
completed and fully occupied. The No-Build condition represents the future 
traffic conditions without construction of the Proposed Project and the Build 
condition represents future traffic conditions with construction of the 
Proposed Project. 

3.1 No-Build Conditions 
No-Build traffic volumes include existing traffic and new traffic due to general traffic growth and 
other planned developments (OPDs) near the Proposed Project as identified by the local and/or 
nearby municipality and review agencies. 

3.1.1 Other Planned Developments 
The Town of Hempstead and Village of Garden City were contacted for information regarding OPDs 
near the project site that may impact the traffic volumes on the adjacent roadway network. The files 
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of VHB were also referenced to identify other contemplated developments in the Study Area. The 
Town of Hempstead provided a response dated December 9, 2021, indicating that no OPDs were 
present or pending and, as of the date of the writing of this report, no response has been received 
from the Village of Garden City. From the files of VHB, three OPDs were identified and are detailed 
below. 

› The Nassau Hub Innovation District is a proposed renovation of the existing Nassau Coliseum site 
into a mixed-use development in Uniondale, NY. Full build-out of this project would extend 
beyond the 2024 build year associated with the Roosevelt Field Mall pad sites, but Phase 1 of the 
project is expected to be completed by 2024. Phase 1 includes: 

• Retail Shopping Center - 110,000 sf 

• Food, Dining & Entertainment - 60,000 sf 

• Hotels - 260 rooms 

• Office Space - 148,000 sf  
• Research & Development Center - 188,000 sf 

• Residential Apartments - 500 units 

• Movie Theater - 600 seats 

• Performance Venue – 1,000 Seats 

• Conference & Convention Space - 75,000 sf 

Trips associated with the proposed Nassau Hub Innovation District were distributed to the Study 
Area intersections as appropriate and are included in the No-Build traffic volumes.  

› 555 Stewart Avenue is a proposed 150-unit apartment development located on the north side of 
Stewart Avenue, west of the Roosevelt Field Mall. This project is currently under construction and 
is expected to be fully built and occupied by 2024. Trips associated with the proposed project 
were distributed to the Study Area intersections as appropriate and are included in the No-Build 
traffic volumes.  

› 1 South Street is a proposed self-storage facility located on the east side of South Street, just 
north of the intersection with Stewart Avenue. This project is currently under construction and is 
expected to be fully built and occupied by 2024. Trips associated with the proposed project were 
distributed to the Study Area intersections as appropriate and are included in the No-Build traffic 
volumes. 

3.1.1 Background Traffic Growth 
To account for increases in general population and background growth not related to the Proposed 
Project, an annual growth factor was applied to the Existing traffic volumes. Based on review of 
NYSDOT published growth rates, the anticipated growth rate for the Town of Hempstead is 0.6 
percent per year. The growth rate was applied to the 2021 Existing traffic volumes for three years to 
represent the future condition. After applying the growth factor to the existing traffic volumes and 
adding the traffic anticipated as a result of the other planned developments noted above, the 
resulting 2024 No-Build traffic volumes for the weekday a.m., weekday p.m., and Saturday midday 
peak hours are shown on Figure 4. 
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3.1.2 Planned Roadway Improvements 
The Nassau/Suffolk Transportation Improvement Program (TIP) is a five-year listing that identifies all 
proposed federally funded transportation improvement projects in the New York Metropolitan 
Transportation Council (NYMTC) region. These improvements cover various transportation modes 
and facilities, including roadways and bridges, bicycle and pedestrian facilities, transit equipment and 
services, safety improvements and demand management programs. Projects funded through other 
sources are also identified to provide a more comprehensive picture of proposed transportation 
improvements in the region. A review of the current TIP indicates that there are no major projects 
planned for completion by 2024 that may have the potential to impact the roadways studied for this 
project. 
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Figure 42024 No-Build
Traffic Volumes
Roosevelt Field Mall Pad Sites
Garden City, NY
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3.2 Build Conditions 
To estimate the traffic impact of the Proposed Project, the traffic anticipated to be generated by the 
hotel and supermarket was estimated and added to the future 2024 No-Build traffic volumes.  

3.2.1 Site-Generated Traffic Volumes 
VHB conducted a review of available information and methods that could be used in the 
development of trip generation estimates for the proposed hotel and supermarket pad sites at the 
Roosevelt Field Mall in order to identify the most appropriate trip generation estimate for use in the 
detailed analysis. The trip generation was estimated using data published in the Institute of 
Transportation Engineers (ITE) Trip Generation,11th Edition1. Given the nature of the proposed 
development and the proximity of the mall and the pad sites, there will be some interaction between 
the existing mall and the hotel and supermarket (internal trips). Additionally, some trips to the 
supermarket will come from traffic on the existing roadway network (pass-by trips), and not 
represent new trips to the study area.  

Trips for the hotel were estimated using Land Use Code (LUC) 310 – Hotel. Trips for the supermarket 
can be estimated in two different ways: 

1. An expansion of the size of the existing shopping mall buildings using LUC 820 – Shopping 
Center 

2. A stand-alone development using LUC 850 – Supermarket  

Under the first method, the supermarket is considered an integral part of the balance of the mall and 
its presence as a destination is diminished resulting in a lower trip generation estimate than the 
second method. Using the second method and applying internal and pass-by credits results in a 
reasonable estimate of trips generation by the Proposed Project as shown in Table 3.  

Data presented by ITE in the Trip Generation Handbook, 3rd Edition2. shows that approximately 15 
percent of the traffic generated by the hotel may be attracted to nearby retail uses. The current 
standards for estimating internal capture at a mixed-use site does not designate between different 
types of retail uses (like a mall and a grocery store). However, available research indicates that 
approximately 23 percent of traffic generated by a supermarket within a larger shopping center 
would access multiple uses. Based on this information, a 25 percent internal credit was applied to the 
supermarket use to estimate the number of multi-use trips between the supermarket and the mall.  

As noted, it can be expected that some of the trips to the site for the supermarket land use will 
originate from traffic that is already on the adjacent roadway network. These trips, known as pass-by 
or diverted link trips, contribute to the site driveway volumes, but do not add traffic volumes on the 
adjacent roadway network. Pass-by trip percentages in the ITE Trip Generation Handbook, 3rd Edition 
identify an average pass-by credit of 36 percent for a supermarket during the weekday p.m. peak 
hour and no data is available for the weekday a.m. or Saturday midday peak hour. Based on the ITE 

 
1 Trip Generation Manual, 11th Edition, Institute of Transportation Engineers, Washington D.C., September 2021 
2 Trip Generation Handbook, 3rd Edition, Institute of Transportation Engineers, Washington D.C., September 2017 
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data and sound engineering judgement, a pass-by credit of 25 percent was applied to the 
supermarket land use for the three peak hours.  

In addition to internal and pass-by trips, the use of mass-transit will reduce the number of new 
vehicle trips to the Proposed Project. The Roosevelt Field Mall has a transit hub for the NICE bus 
routes in the area, with multiple routes accessing the site throughout the day at a formal transit 
center. It is expected that some of the trips associated with the proposed hotel and supermarket will 
use transit; however, no trip reductions were estimated associated with transit use. 

Table 3 Trip Generation Estimate 

Time Period  
Hotel Trips  Supermarket Trips 
Total Internal 1 New Total Internal 2 External 3 Pass-by 4 New 

AM Peak Hour         

Enter 43 -6 37 151 -32 119 -24 95 
Exit 35 -6 29 106 -32 74 -24 50 

Total 78 -12 66 257 -64 193 -48 145 
PM Peak Hour           

Enter 50 -7 43 355 -89 266 -66 200 
Exit 48 -7 41 355 -89 266 -66 200 

Total 98 -14 84 710 -178 532 -132 400 
Saturday Peak Hour           

Enter 69 -9 60 422 -106 316 -79 237 
Exit 54 -9 45 423 -106 317 -79 238 

Total 123 -18 105 845 -212 633 -158 475 
1 Based on information published by ITE, the internal credit for the hotel land use is 15% during the AM, PM, and Saturday peak hours 
2 Based on information published by ITE, the internal capture between the mall and supermarket is 25% during all peak hours 
3 Total trips less internal trips 
4 Based on information published by ITE, the pass-by credit for the supermarket trips is 25% during all peak hours 

The hotel is expected to generate 66 new vehicle trips during the weekday AM peak hour (37 
entering, 29 exiting), 84 new vehicle trips during the weekday PM peak hour (43 entering, 41 exiting), 
and 105 new vehicle trips during the Saturday midday peak hour (60 entering, 45 exiting). The 
supermarket is expected to generate 145 new vehicle trips during the weekday AM peak hour (95 
entering, 50 exiting), 400 new vehicle trips during the weekday PM peak hour (200 entering, 200 
exiting), and 475 new vehicle trips during the Saturday midday peak hour (237 entering, 238 exiting). 

3.2.2 Traffic Rerouting, Trip Distribution, and Trip Assignment 
The Roosevelt Field Mall is serviced by a ring road surrounding the mall that circulates traffic 
throughout the overall campus. Modifications to southern portion of the ring road include 
eliminating the parking lots between the two directions of travel, removing the u-turn ramps, and 
creating a more standard roadway with typical intersection design and control. The parking lots 
would be internal to the ring road creating a contiguous parking field for the mall and undivided 
travel lanes on the ring road. The transit hub will also be relocated from adjacent to the Orange 
Parking deck to the southwest adjacent to the modified ring road. The 2024 No-Build traffic volumes 
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were rerouted to the new ring road network configuration. The buses accessing the transit hub were 
also rerouted on the modified ring road to the new transit hub location.  

The trips originating from and destined to the hotel and supermarket were assigned to the Study 
Area intersections and modified ring road based on characteristics of the roadway network, the 
location of the site access, and likely destination points. The trip distribution patterns for the two land 
uses are shown in Figures 5 and 6. The new trips were assigned to the roadway network based on the 
distribution patterns as shown on Figure 7. Pass-by trips associated with the proposed supermarket 
are illustrated on Figure 8. The project-generated trips were added to the 2024 No-Build traffic 
volumes to develop the 2024 Build traffic volumes shown on Figure 9. 
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Figure 5Primary Trip Distribution - Hotel
Roosevelt Field Mall Pad Sites
Garden City, NY
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Figure 6Primary Trip Distribution - Supermarket
Roosevelt Field Mall Pad Sites
Garden City, NY
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Figure 7Primary Trip Assignment
Roosevelt Field Mall Pad Sites
Garden City, NY
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Figure 8Pass-By Trip Assignment
Roosevelt Field Mall Pad Sites
Garden City, NY

Old
Country

Rd

6     (17)    [20]
-6   (-17)   [-20]

[6
0]

   
(5

0)
   

18
Ac

ce
ss

 R
d

Ring Rd N.

Ac
ce

ss
 R

d

Ring Rd S.

Ac
ce

ss
 R

d

Ac
ce

ss
 R

d

Parking Access

Parking Garage

Zeckendorf

Blvd

Ri
ng

 R
d 

W
.

Ri
ng

 R
d 

E.

Ring Rd S.

South StStewart Ave

Ri
ng

 R
d 

W
.

Parking

Garage

Res. Inn Dwy

So
ut

h 
St

Q
ue

n.
 R

sv
lt.

Bl
vd

Stewart
Ave

Not to Scale

Key: AM Peak  (PM Peak)  [Saturday Midday Peak]

Internal Road

Pa
rk

in
g

Ac
ce

ss

H
ot

el
Ac

ce
ss

Internal Road

Ring Road S.

Ri
ng

 R
oa

d 
W

.

Ring Road W.

Ring Rd E.

Internal Road

Internal Road
Parking Lot

Parking Lot
6   (16)   [19]

[-19]   (-16)   -6

[19]   (16)   6

Ring Rd S.

Ring Rd S.

Ring Rd E.

Ring Rd W
.

Ze
ck

en
do

rf 
Blv

d.

Stewart Ave.

South St.

South St.

Q
uentin Roosevelt Blvd

Ring Rd N.

Access Road

Old Country Rd.

M
eadowbrook State Pkwy

Stewart Ave

Old Country Rd.

Driveway

Residence Inn
Driveway

18   (50)   [60]

6 
   

 (1
7)

   
[2

0]
12

   
(3

3)
   

[4
0]

[40]   (33)    12
[-40]  (-33)  -12

Ring Rd E.

[19]   (16)   6

6   (16)   [19]

Tr
an

sit
 H

ub

Access Rd

Attachment I-33



BUS ONLY

PROPOSED RETAIL

±90,000 GFA

1 STORY

PROP.

HOTEL
±106,240

GFA

170 ROOMS/

4 STORIES

CART
CART

CART
CART

CART
CART

CART
CART

CART
CART

±8
4'

\\vhb.com\gbl\proj\Hauppauge\20682.00 RFM Pad Sites\cad\ts\planset\20682.00 Volume Figures.dwg

Figure 92024 Build
Traffic Volumes
Roosevelt Field Mall Pad Sites
Garden City, NY
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Traffic Analysis 
Measuring existing traffic volumes and projecting future traffic volumes 
quantifies traffic flow within the study area. To assess the quality of traffic 
flow, roadway capacity analyses were conducted with respect to the Existing, 
future No-Build, and future Build conditions. These capacity analyses 
provide an indication of the adequacy of the roadway facilities to serve the 
anticipated traffic demands. 

4.1 Ring Road Modifications and Site Access 
With construction of the Proposed Project, several modifications will be made to the ring road at the 
southern end of the mall campus. Specifically: 

› The parking lots between the two directions of travel will be removed resulting in an undivided 
roadway  

› The two traffic signals at the Ring Road W. at Residence Inn Driveway will be removed and a new 
four-leg traffic signal will be installed on the Ring Road W. The Ring Road W. northbound and 
southbound approaches will each provide a left-turn lane, through lane, and shared 
through/right-turn lane. The eastbound Residence Inn Driveway approach will provide a single 
lane for shared travel movements and the westbound mall Internal Access Road approach will 
provide a shared left-turn/through lane and a right-turn lane. Secondary access to the Residence 
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Inn will continue to be provided via a right-turn in and right-turn out unsignalized intersection 
with the southbound Ring Road W south of the signalized intersection.  

› A new traffic signal will be installed where the west mall access from Stewart Avenue intersects 
the ring road. This will be a four-leg intersection providing access to the relocated transit hub 
opposite the west mall access. The ring road eastbound approach will provide a left-turn lane for 
buses only, two through lanes, and a channelized right-turn lane. The westbound approach will 
provide two left-turn lanes, a through lane, and a shared through/right-turn lane. The northbound 
mall access approach will provide a left-turn lane, a shared left-turn/through lane, and two 
channelized right-turn lanes. The southbound approach will provide a single lane for shared travel 
movements for buses exiting the transit hub.  

› The Internal Site Access Road at Ring Road S. will be relocated south to the location of the 
realigned and consolidated ring road. The new three-leg intersection will operate with traffic 
signal control. The eastbound Ring Road S. approach to the intersection will provide two left-turn 
lanes and two through lanes. The westbound approach will provide two through lanes and a 
right-turn lane. The southbound Internal Site Access Road approach will provide two left-turn 
lanes and channelized right-turn lane. The existing full access driveway for 623 Stewart Avenue 
intersecting Ring Road S. at this location should be closed. The driveway could be replaced with a 
right-in/right-out driveway further west along the project frontage, however, it would be better 
access management to close the driveway and have drivers use the existing full access vehicle 
connection between 595 and 623 Stewart Avenue rather than provide additional curb cuts along 
the ring road.  

› A new traffic signal will be installed at the Ring Road S. and E. at South Street which is currently an 
unsignalized intersection. The eastbound Ring Road S. approach will provide two left-turn lanes 
and a through lane, the westbound approach will provide a through lane and two channelized 
right-turn lanes, and the southbound approach will provide two left-turn lanes and a channelized 
right-turn lane. 

› Full access to and from the Orange Parking Deck will be provided opposite Zeckendorf Boulevard. 
The Orange Parking Deck driveway should be modified to provide a left-turn lane and a through 
lane in addition to the channelized right-turn lane exiting the parking deck.  

› Access to the supermarket will be provided from the Orange Parking Deck, via a new right-
in/right-out driveway intersecting the Ring Road E., and via an unsignalized intersection with the 
north/south Internal Site Access Road.  

4.2 Traffic Operations Analysis 
Capacity analyses provide an indication of how well the roadway facilities serve the traffic demands 
placed upon them. Roadway operating conditions are classified by calculated levels of service (LOS). 
The evaluation criteria used to analyze the study area intersections is based on the procedures set 
forth in the latest version of the Highway Capacity Manual (HCM)3. LOS is a measure that considers 
several factors including roadway geometry, speed, and travel delay. Levels of service range from A 
to F, with LOS A representing short vehicle delays and LOS F representing longer vehicle delays. The 

 
3 Highway Capacity Manual, 6th Edition, Transportation Research Board, Washington D.C., 2016 
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level of service designations, which are based on delay and capacity, are reported differently for 
signalized and unsignalized intersections. The LOS definitions are included in Appendix D. 

The HCM 6th Edition methodology cannot analyze U-turn movements and the signal phasing at some 
of the study area intersections; therefore, the Synchro methodologies were utilized for reporting the 
operational analysis at the signalized intersections.  

4.3 Intersection Capacity Analysis 
Levels-of-service analyses were conducted for the 2021 Existing, 2024 No-Build, and 2024 Build 
conditions for the Study Area intersections. Tables 4 through 7 summarize the capacity analysis 
results included in Appendix E. 

4.3.1 2021 Existing and 2024 No-Build Analysis Results 
The results of the capacity analyses for the signalized intersections in the Existing and No-Build 
conditions are summarized in Table 4 for the weekday a.m., weekday p.m., and Saturday midday peak 
hours. The results of the capacity analyses for the unsignalized intersections for the three peak hours 
are summarized in Table 5. The detailed capacity analysis worksheets are contained in Appendix E. 

The following is noted regarding the traffic signal controlled intersections: 

› The intersections operate with comparable levels of service between Existing and No-Build 
conditions. 

› The intersections operate with generally acceptable overall levels of service (LOS D or better) with 
some movements or approaches operating at LOS E or F. The following intersections operate at 
overall LOS E or F conditions: 
• Stewart Avenue at Quentin Roosevelt Boulevard/South Street operates at overall LOS E during 

the PM peak hour. 

• Old Country Road at Access Road/Carle Place Commons Driveway operates at overall LOS E 
during the weekday PM and Saturday midday peak hours. 

• Ring Road E. at Zeckendorf Boulevard/Orange Parking Deck operates at overall LOS E during 
the Saturday midday peak hour. 
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Review of the capacity evaluations for the Existing and No-Build conditions at the unsignalized 
intersections shows that the controlled approaches will operate with acceptable levels of delay.  

Table 5 Existing and No-Build LOS Summary – Unsignalized Intersections 

Intersection Lane 
Group 

AM Peak Hour PM Peak Hour Saturday Peak Hour 
Existing 2021 NB 2024 Existing 2021 NB 2024 Existing 2021 NB 2024 
Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS 

Internal Site 
Access at Orange 
Parking Deck 

SB LT 8.9 A 8.9 A 12.7 B 12.9 B 22.9 C 23.9 C 

Transit Center 
Access at Ring 
Road S. 

SEB R 18.1 C 18.5 C 34.8 D 36.6 E 25.2 D 25.9 D 

NB, SB, EB, WB = Northbound, Southbound, Eastbound, and Westbound intersection approaches 
U, L, T, R = U-turn, Left-turn, Through, and Right-turn movements 
##.#, X = Average delay in seconds per vehicle, LOS   

 

4.3.2 2024 Build Analysis Results 
The results of the capacity analyses for the signalized intersections in the Build conditions are 
summarized in Table 6 for the weekday a.m., weekday p.m., and Saturday midday peak hours. The 
results of the capacity analyses for the unsignalized intersections for the three peak hours are 
summarized in Table 7. The detailed capacity analysis worksheets are contained in Appendix E. 

The following is noted regarding the operations of the traffic signal controlled intersections under 
the Build conditions: 

› The traffic signal controlled intersections operate with acceptable overall levels of service (LOS D 
or better) with some movements or approaches operating at LOS E or F. The exception is the Old 
Country Road at Access Road/Carle Place Commons Driveway intersection which operates at 
overall LOS E during the weekday PM peak hour and overall LOS F during the Saturday midday 
peak hours. This intersection also operates at LOS E during the weekday p.m. and Saturday 
midday peak hours under Existing and No-Build conditions. 

› With construction of 555 Stewart Avenue (the parcel adjacent to the Ring Road W. at Stewart 
Avenue intersection) the available storage for the eastbound left-turn lane on Stewart Avenue will 
be reduced from 300 to 150 feet.  
• The LOS results in Table 6 show that modifying the traffic signal timing will result in reduced 

delays; however, the average vehicle queue is expected to exceed 300 feet.  

• Analysis shows that restriping the eastbound approach to provide two left-turn lanes and two 
through lanes will result in left-turn vehicle queues of less than 150 feet during the peak hours 
with acceptable levels of service.  

• Stewart Avenue provides a consistent three travel lanes in each direction, and introduction of 
an intersection with two through travel lanes may be confusing for drivers; however, with 
average vehicle queues extending beyond the existing available storage, drivers waiting to turn 
left into the mall may block traffic in the through travel lane closest to the left-turn lane. 
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• Although the reduced storage length is associated with an OPD, it is recommended that the 
applicant coordinate with NCDPW to determine the potential to restripe Stewart Avenue 
approaching the mall access to provide two eastbound left-turn lanes at this intersection. The 
additional left-turn lane will reduce the potential for drivers waiting to turn left toward the mall 
to block traffic in the through travel lanes.  
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Review of the shared parking trends for the two proposed uses shows the combined peak parking 
demand at 3:00 p.m. on a weekday, coinciding with the peak parking occupancy at the mall on Black 
Friday, is 489 vehicles. Based on the parking occupancy counts and future parking supply, there will 
be 688 parking spaces available on the worst-case parking occupancy date to accommodate the 
anticipated project-related parking demand. Since the parking demand can be accommodated 
during the worst case condition (Black Friday) adequate parking would be available on-site 
throughout the year. 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

VIA ELECTRONIC MAIL AND CERTIFIED RETURN RECEIPT MAIL 

Records Access Officer
Town of North Hempstead 
220 Plandome Road 
Manhasset, NY  11030 

Re: Traffic Impact Study – Other Planned Developments Request 
Redevelopment of Nassau Veterans Memorial Coliseum Property 
1255 Hempstead Turnpike, Uniondale, New York 

To Records Access Officer: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York. The proposed project is anticipated to be fully 
constructed by the end of 2029 with completion of Phase I for the project estimated by the end of 2026. Attached is 
a graphic depicting the current Study Area for the proposed project. 

VHB is contacting you to determine if there are any recently approved or planned developments (that have current 
pending applications) within one mile of the Study area. For these projects, please provide as much specific 
information as possible about any recently-approved or planned developments, including, but not limited to, the 
type of proposed development; the size of the proposed development (square footage; numbers and types of units, 
if residential); the location of the proposed development; estimated time of completion of the project; and the 
availability of traffic studies - completed or ongoing. For these projects, please provide copies of site plans and the 
related traffic studies, as available. We understand that we may be asked to pay for the cost of copying.  

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis.  If we do not receive a response from you by September 21, 2023, we will assume that there are no 
approved or planned development projects that could affect the study area.  Should you have any questions or wish 
to discuss this matter, please do not hesitate to contact the undersigned. Thank you for your prompt attention to 
this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba 
Attachments:  Study Area Map 

Filled and Signed FOIL Form 
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Rev. 11/14                                    TOWN OF NORTH HEMPSTEAD
     APPLICATION FOR PUBLIC ACCESS TO RECORDS

TO: RECORDS ACCESS OFFICER
220 PLANDOME ROAD
MANHASSET, NEW YORK 11030
(516) 869-7600

I hereby apply to inspect the following record(s):
________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

I hereby declare, under penalty of perjury, that the above information  G is or G is not (check one)

being used for solicitation or fund-raising purposes.

_____________________________________________ ___________________________________
Signature Telephone Number
_____________________________________________
Print Name ___________________________________
_____________________________________________ Email
Representing
_____________________________________________ ___________________________________
Mailing Address Date
________________________________________________________________________________________

FOR AGENCY USE ONLY
    I have checked for record(s) you requested with the following departments:  ______________________________

     _______________________________________________________________________________________________

G
G
G
G

and the attached record(s) were found (information not subject to FOIL may have been redacted). and 
no record(s) were found.
the _______________ which is the subject of your request is not within the Town’s jurisdiction.       

Buidings Department records can only be requested through the Town's portal at www.mytonh.com.

NOTE: _________________________________________________________________________________

Your request cannot be responded to for the following reasons:

G Your request  is not sufficiently specific for me to identify the record(s) with reasonable certainty.
You may renew the request with additional details.

G Disclosure of a portion/all the information would be an unwarranted invasion of personal privacy.

G A portion/All of the requested record(s) are exempt from release by statute.

G A portion/All of the record(s) requested involve contract negotiations and are not disclosable.

G A portion/All of the record(s) sought are intra-agency or inter-agency materials exempt from
disclosure.

G The record(s) cannot be released for the following reasons:   _____________________________________

________________________________            __________________________      __________________________
Signature                                                            Title                                                           Date
_________________________________________________________________________________________________

NOTICE:  You have the right to appeal a denial of this application within 30 days.  The head of this agency
must fully explain the reasons for such denial in writing within ten business days of receipt of an appeal.
I hereby appeal:

_________________________________________            ________________________________

Name Date         
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From: Caroline Forger
To: Lenihan, Patrick
Subject: Other Planned Development Request - Redevelopment of Nassau Veterans Coliseum Property
Date: Thursday, August 24, 2023 3:10:00 PM

Patrick,
The Planning Department received your letter dated August 17, 2023 requesting recently approved
or planned developments within one mile of the study area for the redevelopment of the existing
Nassau Veterans Memorial Coliseum property located at 1255 Hempstead Turnpike in Uniondale.

There is currently open permits application with the Town’s Building Department for 371-381
Old County Road and 401 Old Country Road in Carle Place (Section 10, Block 288, Lots 41-46).
The applications are to convert retail/restaurant uses to Medical Office.   However, these
initial applications are for the demo only and do not include the buildout of the tenant space.
Therefore, total size for each use is not available at this time.  It is unknown at this time if the
proposed scope of work will require variances or other approvals that would required a traffic
study to be conducted.
Additionally, the Planning Department knows of a potential project at 347-357 Old Country
Road, Carle Place (Section 10, Block 288, Lots 48-51).  However, no application has formally
been submitted. (I believe VHB is the engineering firm for this project – you may find more
information internally).

If your study permits, you may want to following up in a few months to see if more information is
available.
Please give me a call if you have further questions.
Regards, Caroline
_________________________________________
Caroline Forger, Planner 2    (she/her)
Town of North Hempstead
Dept. of Planning & Environmental Protection
Direct: 516-869-7814
Planning Department: 516-869-7665
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1 
Introduction 
This Traffic Impact Study (TIS) summarizes the evaluation of the potential 
traffic and parking impacts associated with the redevelopment of the 
existing site located at 357 and 440 Old Country Road in the Town of North 
Hempstead, Nassau County, New York. The purpose of this study is to 
determine if there are significant traffic impacts due to the Proposed 
Project, to evaluate the adequacy of off-street parking provided, and to 
propose mitigation measures, if required.  

Based on the results of the study it has been concluded that with the proposed intersection 
improvements, with the implementation of the proposed mitigation, the Proposed Action will 
not have a significant negative impact on the study intersections or roadway network and that 
the off-street parking provided would be adequate to accommodate the anticipated parking 
demands. 

Project Description 
The Applicant, Scotto Brothers Enterprises, is proposing the re-development of the existing Designer 
Shoe Warehouse (DSW) retail store and Chateau Briand sites located at 357 and 440 Old Country 
Road in the Town of North Hempstead. The project consists of the demolition of the existing 
Chateau Briand Caterers building and the redevelopment of the site to construct additional retail 
floor area, a fast-food restaurant (with associated drive-through), a bank (with associated drive-
through), and related site improvements.  

The overall site is 5.55± acres in size and is presently occupied by a two-story 40,142 square foot (sf) 
DSW and the existing 21,323± sf Chateau Briand Caterers building. The Proposed Project would see 
the DSW store maintained while the catering facility would be demolished to make way for a new 
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two-story retail building with 35,558± sf of retail use, a new one-story 2,818 sf fast-food restaurant 
with drive through lanes, and a new one-story 3,015 sf bank with two drive through lanes. The site 
will also be realigned to improve on-site circulation and parking yield. In total, 296 parking spaces 
will be provided for the proposed development, which would meet the requirements of the Town of 
North Hempstead Zoning Code. 

The two existing site accesses will be retained as they presently exist. This includes the southbound 
approach to the traffic signal located at the intersection of Old Country Road and Zeckendorf 
Boulevard and the unsignalized access driveway located approximately 150 feet to the west of that 
location. 

The project location is shown in Figure 1. 

Study Methodology 
The TIS was prepared and includes an evaluation of the existing traffic operations, an assessment of 
future conditions without development of the Proposed Project, an estimate of projected traffic 
volumes for the Proposed Project, and the evaluation of the potential impact on future traffic 
operations in the Study Area. Specifically:  

› Field inventories were completed to document existing conditions in the Study Area 

› Turning movement counts were collected at the Study Area intersections during the weekday AM 
peak period, the weekday PM peak period, and during the Saturday midday peak period 

› Existing traffic volumes collected at the Study Area intersections in 2022 were expanded to the 
future development year (2025) 

› Information about Other Planned Developments (OPDs) was obtained from the Town of North 
Hempstead and added to the Existing traffic volumes as necessary to produce the No-Build traffic 
volumes 

› Traffic generated by the Proposed Project was estimated, distributed through the Study Area, and 
added to the No-Build volumes to develop the proposed Build volumes 

› Capacity analyses were performed for the Study Area intersections for the Existing, No-Build, and 
Build conditions 

› The need for traffic mitigation measures was evaluated  

› The adequacy of the off-street parking supply was evaluated 

› Crash analysis was conducted for the latest three-year period for the study intersections and 
roadway segments 

The Study Area for the Proposed Project includes the following four intersections for the weekday AM 
and PM peak hours and the Saturday midday peak hour (Figure 1): 

1. Old Country Road at Zeckendorf Boulevard/Main Site Access 

2. Old Country Road at Carle Road/Westbury Plaza Access 

3. Old Country Road at Cherry Lane/Gallery at Westbury Plaza Access 

4. Old Country Road at Westerly Site Access  
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3 
Future Conditions 
The analysis of future conditions, with and without the Proposed Project, were 
performed to evaluate the effect of the Proposed Project in the Study Area. 
Background traffic volumes in the Study Area were projected to the year 
2025, reflecting the year when the development is expected to be 
completed and fully occupied. The No-Build condition represents the future 
traffic conditions without construction of the Proposed Project and the Build 
condition represents future traffic conditions with construction of the 
Proposed Project. 

No-Build Condition 
No-Build traffic volumes include existing traffic and new traffic due to general traffic growth and 
other planned developments (OPDs) near the Subject Property as identified by the local and/or 
nearby municipality and review agencies. 

Other Planned Developments 
The Town of North Hempstead was contacted for information regarding OPDs near the project site 
that may impact the traffic volumes on the adjacent roadway network. The files of VHB were also 
referenced to identify other contemplated developments in the Study Area. The Town of North 
Hempstead provided a response dated August 3, 2022, indicating that are two projects in the area 
that that could be considered as follows: 
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› Proposed Bank on 245 Old Country Road in Carle Place. This project was never approved and has 
since expired. While this project was not approved and the application has expired, to be 
conservative, site-specific-trips associated with this use have been included in this Study.  

› Conversion of personal services to medical office at 399 Old Country Road in Carle Place. This 
project has been approved. The site-specific trips associated with this project have been included 
in this Study.  

From the files of VHB, two OPDs were identified and are detailed below. 

› The Nassau Hub Innovation District is a proposed renovation of the existing Nassau Coliseum site 
into a mixed-use development in Uniondale, NY. Full build-out of this project would extend 
beyond the 2024 build year associated with the Roosevelt Field Mall pad sites, but Phase 1 of the 
project is expected to be completed by 2024.  

› The Roosevelt Field Mall (RFM) proposes to construct a 90,000 square foot (SF) supermarket and a 
170-room hotel with an 85-seat restaurant and 3,000 sf of accessory space on two pad sites 
located on the southern portion of the Roosevelt Field Mall campus. 

Trips associated with the proposed Nassau Hub Innovation District and the RFM were distributed to 
the Study Area intersections as appropriate and are included in the No-Build traffic volumes. In 
addition, there is a proposed project at 120 and 125 Third Street in the Village of Mineola that 
proposes two buildings consisting of a total of 490 units of a multi-family residential development. 
Based upon the location, the traffic generated by this project and the distribution of the trips 
associated with this project, it was determined that the trips associated with this development are 
included in the annual background growth rate.  

Planned Roadway Improvements 
The Nassau/Suffolk Transportation Improvement Program (TIP) is a five-year listing that identifies all 
proposed federally funded transportation improvement projects in the New York Metropolitan 
Transportation Council (NYMTC) region. These improvements cover various transportation modes 
and facilities, including roadways and bridges, bicycle and pedestrian facilities, transit equipment and 
services, safety improvements and demand management programs. Projects funded through other 
sources are also identified to provide a more comprehensive picture of proposed transportation 
improvements in the region.  

A review of the current TIP indicates that there are no major projects planned for completion by 2025 
that have the potential to impact the roadways studied for this project.   

Background Traffic Growth 
To account for increases in general population and background growth not related to the Proposed 
Project, an annual growth factor was applied to the Existing traffic volumes. Based on review of 
NYSDOT published growth rates, the anticipated growth rate for the Town of North Hempstead is 
five-tenths of one percent per year. The growth rate was applied to the 2022 Existing traffic volumes 
for three years to represent the future condition (2025 Background Conditions).  
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The OPD volumes (Figure 3) were then added to the 2025 Background peak hour traffic volumes to 
develop the 2025 No-Build peak hour traffic volumes. The 2025 No-Build traffic volumes for the 
weekday AM peak, weekday PM peak, and Saturday midday peak hours are shown in Figure 4.  
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Build Condition 
To estimate the traffic impact of the project with the additional 41,391 sf of proposed development 
(the two-story 35,558± sf retail use, 2,818 sf fast-food restaurant, and 3,015 sf bank), the traffic 
anticipated to be generated was estimated, adjusted to account for the elimination of the catering 
use, and added to future 2025 No-Build traffic volumes. 

Project Generated Traffic Volumes 
To estimate the site-generated traffic anticipated with the proposed project, it was first necessary to 
determine the number of trips generated by each of the existing 40,142± sf DSW and the 21,323± sf 
Chateau Briand uses. The number of vehicle trips generated by the existing uses was determined for 
the identified peak hours based on the turning movement count data for the Study’s network peak 
hours collected at the following intersections: 

› Old Country Road at Zeckendorf Boulevard/Main Site Access 

› Old Country Road at Westerly Site Access 

› Main Site Access with Internal Chateau Briand Access 

Table 4 summarizes the trips associated with the existing uses during the identified peak hours. Table 
4 shows that the DSW generates most of the traffic at existing site at these times. The turning 
movement counts show that the Chateau Briand generated six trips during the weekday AM, 29 trips 
during the weekday PM and 16 trips during the Saturday midday peak hour.  

Table 4 Trip Generation – Existing Uses  

Land Use 
AM Peak Hour PM Peak Hour Sat Peak Hour 
Enter Exit Total Enter Exit Total Enter Exit Total 

DSW a 9 5 14 26 30 56 24 16 40 
DSW b 3 2 5 48 57 105 116 90 206 
Subtotal c 12 7 19 74 87 161 140 106 246 
Chateau Briand d 3 3 6 15 13 29 9 7 16 
Total e 9 4 13 59 74 133 131 99 230 
a Trip generation based on entering and exiting trips at the Old Country Road at Zeckendorf Boulevard/Main Site Access 
b Trips generation based on entering and exiting trips at the Old Country Road at Westerly Site Access 
c Total trip generation at the two Study Area Site Accesses 
d Total trip generation based on entering and exiting trips at the Main Site Access with Internal Chateau Briand Access 
e Total trips associated with the DSW use  
f Estimated average trip generation rate for the existing DSW shopping center use 
 

As the catering facility will be defunct upon the completion of this application, the observed activity 
will not be present in the future condition.  

To determine the trips associated with the additional development, the ITE publication Trip 
Generation, 11th Edition1  was utilized. The number of vehicle trips for the proposed project were 

 
1 Trip Generation Manual, 11th Edition, Institute of Transportation Engineers, Washington D.C., September 2021 
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estimated based on ITE Land Use Codes (LUC) 822 – Strip Retail Plaza (<40k), 912 – Drive-in Bank, 
and site-specific data from three existing Raising Cane’s locations, which was provided to VHB.  

In order to evaluate the validity of the use specific data, ITE Land Use Code (934 – Fast Food 
Restaurant with Drive-Through lanes was used to estimate the number of trips that could be 
generated for the 2,818 sf restaurant. Site-specific data was also provided for three similar 
restaurants. The site-specific data was reviewed and is included in Appendix E of this report. Based 
on this review, the data showed that the average rate of the three sites was 48.39 trips/1,000 sf and 
51.87 trips/1,000 sf for the weekday PM and Saturday Midday peak periods, respectively. The 
proposed restaurant typically does not begin operating until 10:00 a.m., which is outside of the 
weekday morning peak hour of adjacent street traffic. Therefore, as shown in Tables 5 there are no 
trips associated with the AM peak hour for this land use.  

Table 5 compares the trip generation based upon the observations at existing Raising Canes 
restaurants to that estimated by the data detailed in the latest edition of the Trip Generation Manual.  

Table 5 Trip Generation – Restaurant Use- ITE vs Site-Specific  

Land Use 
AM Peak Hour PM Peak Hour Sat Peak Hour 
Enter Exit Total Enter Exit Total Enter Exit Total 

ITE a 64 62 126 48 45 93 79 77 156 
Site-Specific b 0 0 0 66 70 136 72 74 146 
Difference c NA NA NA -18 -25 -43 7 3 10 
a Trip generation based ITE LUC 934- Fast Food Restaurant with Drive-Through 
b Client provided data on three similar restaurants, with average rate of 48.39 trips/1,000 sf and 51.87 trips/1,000 sf for the weekday PM and 

Saturday Midday peak periods, respectively. Restaurant operations for the AM peak hour are outside of the weekday morning peak hour 
of adjacent street traffic. 

c Difference in trips between the two sources 
 

 

Based on the information shown in Table 5, the Site-Specific data yields higher trip generation during 
the weekday PM peak hour (43 vehicles) and consistent trip generation for the Saturday Midday peak 
hour, when compared to ITE. Therefore, to provide a conservative analysis, the Site-Specific data was 
utilized for this project. 

It can be expected that some of the trips to the site will originate from traffic that is already on the 
adjacent roadway network. These trips, known as pass-by, contribute to the site driveway volumes, 
but do not add traffic volumes on the adjacent roadway network. The pass-by trip percentages 
applied to each of the land uses included at the site are based on data published by ITE in the Trip 
Generation Manual, 11th Edition. Based on the ITE, the following pass-by credits were applied: 

 Shopping Center (LUC 821) - 30 percent for the weekday AM peak hour, 40 percent for the 
weekday PM peak hour, and 31 percent for the Saturday Midday peak hour 

 Fast-Food with Drive Through (LUC 934) - 55 percent for the weekday PM peak hour and 45 
percent for the Saturday midday peak hour 

 Drive-in Bank (LUC 912) - 29 percent for the weekday AM peak hour, 38 percent for the 
weekday PM peak hour, and 38 percent for the Saturday Midday peak hour 
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Due to the mixed-use nature of the proposed project, it is expected that some vehicle trips at the site 
will be multi-use or “internal” meaning that trips to more than one land use on the site are generated 
internally and do not add an additional trip to the adjacent roadway network. For example, a patron 
may stop at the restaurant use after leaving the retail shops. While an internal trip credit could have 
been taken, to provide a conservative analysis, no credit was taken for the internal pedestrian trips or 
the internal interaction within the site. 

Table 6 Trip Generation – Proposed Project 

Time 
Period Movement 

Total Trips Existing Trips Pass-By Trips 

Total New 
Trips h Retail a 

Drive-In 
Bank b 

Fast-Food 
w/Drive 
Through c 

Chateau 
Briand d Retail e 

Drive-In 
Bank f 

Fast-Food 
w / Drive 
Through g 

Weekday 
AM Peak 
Hour 

Enter 50 17 0 -3 -13 -4 0 47 
Exit 34 13 0 -3 -13 -4 0 27 
Total 84 30 0 -6 -26 -8 0 74 

Weekday 
PM Peak 
Hour 

Enter 117 32 66 -15 -47 -12 -37 104 
Exit 117 31 70 -13 -47 -12 -37 109 
Total 234 63 136 -28 -94 -24 -74 213 

Saturday  Enter 119 41 72 -9 -36 -15 -33 139 
Midday  Exit 115 39 74 -7 -36 -15 -33 137 
Peak Hour Total 234 80 146 -16 -72 -30 -66 276 
a Total trip generation estimate based on ITE LUC 822 – Strip Retail Plaza (<40K) for 35,558 sf, peak hour of adjacent street traffic for the AM and PM 

peak hours and peak hour of generator for the Saturday Midday peak hour. 
b Total trip generation estimate based on ITE LUC 912 – Drive-In Bank for 3,015 sf, peak hour of adjacent street traffic for the AM and PM peak hours 

and peak hour of generator for the Saturday Midday peak hour. 
c Total trip generation based upon similar restaurant data obtained at three similar locations. 
d Existing Chateau Briand trips already accounted for on the Study Area network (Table 4) 
e Retail pass-by credits of 30% for weekday AM peak hour, 40% for weekday PM peak hour, and 31% for Saturday Midday peak hour 
f Retail pass-by credits of 29% for weekday AM peak hour, 38 % for weekday PM peak hour, and 38% for Saturday Midday peak hour 
g Retail pass-by credits of 55%  for weekday PM peak hour and 45% for Saturday Midday peak hour 
h Total trips associated with the Retail, Drive-In Bank, and Fast Food with Drive Through uses less the pass-by trips and existing Chateau Briand trips 

Based on the projections outlined above, the Proposed Project is expected to generate 74 new 
vehicle trips during the weekday AM peak hour (47 entering and 27 exiting), 213 new vehicle trips 
during the weekday PM peak hour (104 entering and 109 exiting), and 276 new vehicle trips during 
the Saturday midday peak hour (139 entering and 137 exiting).  

Trip Distribution and Assignment 
The directional distribution of traffic approaching and departing the site is a function of several 
variables including population densities, existing travel patterns, and the efficiency of the roadways 
leading to and from the site. Based on a review of the existing travel patterns and population centers 
in the area it is estimated that approximately 45 percent of the site-generated traffic will travel to and 
from the west on Old Country Road, 50 percent of the site generated traffic will travel to and from 
the east on Old Country Road and five percent of the site-generated traffic will travel to and from the 
south on Zeckendorf Boulevard. The primary trip distribution patterns for the Proposed Project are 
illustrated on Figure 5. 
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Traffic Impact Study 

 

 25 Future Conditions 

Based on a review of the existing travel patterns and population centers in the area, it is estimated 
that approximately 15 percent of the entering and ten percent of the exiting pass-by traffic will occur 
at the Old Country Road at Westerly Site Access intersection and 85 percent of the entering and 90 
percent of the exiting pass-by traffic will occur at the Old Country Road at Zeckendorf 
Boulevard/Main Site Access intersection.  

The primary and pass-by trip distribution patterns for the project are illustrated on Figures 5 and 6 
respectively. The project-related traffic volumes shown in Table 5 were assigned to the Study Area 
roadway network based on the primary and pass-by trip assignments for the project which are 
illustrated on Figures 7 and 8, respectively. These assigned volumes were then added to the 2025 
No-Build peak hour traffic volumes to develop the 2025 Build peak hour traffic volumes. The 2025 
Build traffic volumes are summarized on Figure 9.  

  

Attachment I-65



Main Site Access

\\
vh

b\
gb

l\p
ro

j\H
au

pp
au

ge
\2

06
62

.0
0 

O
CR

-C
ar

le
 P

la
ce

\c
ad

\t
s\

pl
an

se
t\

20
66

2.
00

 V
ol

um
e 

Fi
gu

re
s_

Ra
isi

n 
Ca

ne
s_

Ba
nk

_3
5.

56
ks

f R
et

ai
l.d

w
g

Fi
gu

re
 5

Pr
im

ar
y 

Tr
ip

-D
ist

rib
ut

io
n

35
7 

O
ld

 C
ou

nt
ry

 R
oa

d 
Ca

rle
 P

la
ce

, N
Y

Gallery at West Plaza Access

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

Zeckendorf Blvd

Pr
oj

ec
t

Si
te

West Site Access

Cherry Ln

YIE
LD

Westbury Plaza AccessCarle Rd

Ke
y:

 E
nt

er
in

g 
%

,  
(E

xi
tin

g 
%

)

30
%

 

5%45
%

5%

(50%)
(5%)

(30%)

(4
5%

)
(5

%
)

45
%

5%

(4
0%

)
(5

%
)

40
%

5%

15
%

 
30

%
 

5%
 

(3
0%

)

(15%)

Attachment I-66



Main Site Access

\\
vh

b\
gb

l\p
ro

j\H
au

pp
au

ge
\2

06
62

.0
0 

O
CR

-C
ar

le
 P

la
ce

\c
ad

\t
s\

pl
an

se
t\

20
66

2.
00

 V
ol

um
e 

Fi
gu

re
s_

Ra
isi

n 
Ca

ne
s_

Ba
nk

_3
5.

56
ks

f R
et

ai
l.d

w
g

Fi
gu

re
 6

Pa
ss

-b
y 

Tr
ip

-D
ist

rib
ut

io
n

35
7 

O
ld

 C
ou

nt
ry

 R
oa

d 
Ca

rle
 P

la
ce

, N
Y

Gallery at West Plaza Access

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

Zeckendorf Blvd

Pr
oj

ec
t

Si
te

West Site Access

Cherry Ln

YIE
LD

Westbury Plaza AccessCarle Rd

Ke
y:

 E
nt

er
in

g 
%

,  
(E

xi
tin

g 
%

)

35
%

 

-5
0%50

%

(50%)
(40%)

15
%

 
-1

5%
 (10%)

-5
0%

 

-1
0%

 

Attachment I-67



West Site Access

Main Site Access

\\
vh

b\
gb

l\p
ro

j\H
au

pp
au

ge
\2

06
62

.0
0 

O
CR

-C
ar

le
 P

la
ce

\c
ad

\t
s\

pl
an

se
t\

20
66

2.
00

 V
ol

um
e 

Fi
gu

re
s_

Ra
isi

n 
Ca

ne
s_

Ba
nk

_3
5.

56
ks

f R
et

ai
l.d

w
g

Fi
gu

re
 7

Si
te

 G
en

er
at

ed
 P

ea
k 

H
ou

r V
ol

um
es

Pr
im

ar
y 

Tr
ip

s
35

7 
O

ld
 C

ou
nt

ry
 R

oa
d 

Ca
rle

 P
la

ce
, N

Y

22
   

(4
7)

   
[6

2]
22

   
(4

7)
   

[6
2]

2 
   

 (5
)  

   
[7

]

[4
2]

   
(3

1)
   

14

Gallery at West Plaza Access

[5
6]

   
(4

2)
   

19
[2

1]
   

(1
6)

   
  7

[4
2]

   
(3

1)
   

14

2 
 (5

)  
  [

7]

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

Zeckendorf Blvd

Pr
oj

ec
t

Si
te

2   (5)   [7]

[7]   (5)  2

Cherry Ln

YIE
LD

Westbury Plaza Access

[7]   (5)   2

Carle Rd

Ke
y:

En
te

rin
g 

Vo
lu

m
es

: A
M

 P
ea

k 
 (P

M
 P

ea
k)

  [
Sa

tu
rd

ay
 M

id
da

y 
Pe

ak
]

AM
 P

ea
k 

 (P
M

 P
ea

k)
  [

Sa
tu

rd
ay

 M
id

da
y 

Pe
ak

]
Ex

iti
ng

 V
ol

um
es

:

[69]   (55)   14
[6]      (5)     1

[41]    (33)     8

[7
]  

   
(5

)  
   

 2

[6
2]

   
(5

0)
   

12

11
  (

44
)  

[5
5]

1 
   

(5
)  

  [
7]

8 
 (3

3)
  [

41
]

[21]   (16)   4

Attachment I-68



West Site Access

Main Site Access

\\
vh

b\
gb

l\p
ro

j\H
au

pp
au

ge
\2

06
62

.0
0 

O
CR

-C
ar

le
 P

la
ce

\c
ad

\t
s\

pl
an

se
t\

20
66

2.
00

 V
ol

um
e 

Fi
gu

re
s_

Ra
isi

n 
Ca

ne
s_

Ba
nk

_3
5.

56
ks

f R
et

ai
l.d

w
g

Fi
gu

re
 8

Si
te

 G
en

er
at

ed
 P

ea
k 

H
ou

r V
ol

um
es

Pa
ss

-b
y 

Tr
ip

s
35

7 
O

ld
 C

ou
nt

ry
 R

oa
d 

Ca
rle

 P
la

ce
, N

Y

8 
  (

48
)  

  [
42

]
-8

   
(-

48
)  

 [-
42

]

[2
9]

   
 (3

4)
   

  6

Gallery at West Plaza Access

[1
3]

   
  (

14
)  

  3
[-

13
]  

 (-
14

)  
 -3

-2
   

(-
10

)  
 [-

8]
O

ld
 C

ou
nt

ry
 R

d
O

ld
 C

ou
nt

ry
 R

d
O

ld
 C

ou
nt

ry
 R

d

Zeckendorf Blvd

Pr
oj

ec
t

Si
te

Cherry Ln

YIE
LD

Westbury Plaza AccessCarle Rd

Ke
y:

En
te

rin
g 

Vo
lu

m
es

: A
M

 P
ea

k 
 (P

M
 P

ea
k)

  [
Sa

tu
rd

ay
 M

id
da

y 
Pe

ak
]

AM
 P

ea
k 

 (P
M

 P
ea

k)
  [

Sa
tu

rd
ay

 M
id

da
y 

Pe
ak

]
Ex

iti
ng

 V
ol

um
es

:

[42]   (48)   9

[34]   (38)   6

[8]   (10)   2

[-
42

]  
 (-

48
)  

 -9

Attachment I-69



West Site Access

Main Site Access

\\
vh

b\
gb

l\p
ro

j\H
au

pp
au

ge
\2

06
62

.0
0 

O
CR

-C
ar

le
 P

la
ce

\c
ad

\t
s\

pl
an

se
t\

20
66

2.
00

 V
ol

um
e 

Fi
gu

re
s_

Ra
isi

n 
Ca

ne
s_

Ba
nk

_3
5.

56
ks

f R
et

ai
l.d

w
g

Fi
gu

re
 9

20
25

 B
ui

ld
 

Pe
ak

 H
ou

r T
ra

ffi
c 

Vo
lu

m
es

35
7 

O
ld

 C
ou

nt
ry

 R
oa

d 
Ca

rle
 P

la
ce

, N
Y

6 
   

   
(1

8)
   

   
 [1

1]
85

9 
  (

10
84

)  
 [1

08
8]

50
   

  (
17

2)
   

  [
13

6]

[2
1]

   
   

 (2
0)

   
   

 8
[1

11
2]

   
(1

36
9)

   
54

9
[3

05
]  

   
(2

80
)  

 1
05

34
   

  (
10

3)
   

  [
11

0]
91

2 
  (

13
46

)  
 [1

31
6]

33
   

  (
11

3)
   

  [
12

8]

[8
7]

   
   

 (7
7)

   
  2

0
[1

35
7]

   
(1

55
2)

   
67

4
[2

29
]

 (1
62

)  
   

92

Gallery at West Plaza Access

59
   

  (
96

)  
   

  [
93

]
88

6 
  (

14
22

)  
 [1

43
0]

19
   

  (
10

9)
   

  [
11

3]

[7
9]

 (1
00

)  
   

85
[1

61
1]

   
(1

69
3)

   
73

2
[1

86
]  

   
(1

17
)  

   
53

[9
2]

   
   

 (5
5)

   
  1

2
[1

66
6]

   
(1

78
6)

   
78

6

3 
   

   
(2

9)
   

   
 [7

1]
98

7 
  (

15
79

)  
 [1

58
3]

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

O
ld

 C
ou

nt
ry

 R
d

Zeckendorf Blvd

Pr
oj
ec

t
Si
te

[113]   (79)   8

30   (116)   [139]
28   (54)     [52]
47   (157)   [166]

30   (107)   [88]
7     (11)     [9]
62   (188)   [256]

[119]   (121)   25
[7]     (14)     2

[82]     (74)   16

30   (190)   [165]
1     (10)     [8]
35   (383)   [460]

[20]   (35)   13
[3]     (6)     1

[28]   (18)   12

Cherry Ln

YIE
LD

Westbury Plaza Access

[141]   (137)   78
[50]     (64)   16
[92]   (113)   91

Carle Rd

Attachment I-70



Traffic Impact Study 

 

 

A 
Overall Site Plan 
  

Attachment I-71



Attachment I-72



Attachment I-73



 
26841.01: Sands Integrated Resort 
Traffic Impact Study Attachments 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

VIA ELECTRONIC MAIL AND CERTIFIED RETURN RECEIPT MAIL 

Records Access Officer
Incorporated Village of Mineola 
155 Washington Avenue 
Mineola, NY  11501 

Re: Traffic Impact Study – Other Planned Developments Request 
Redevelopment of Nassau Veterans Memorial Coliseum Property 
1255 Hempstead Turnpike, Uniondale, New York 

To Records Access Officer: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York. The proposed project is anticipated to be fully 
constructed by the end of 2029 with completion of Phase I for the project estimated by the end of 2026. Attached is 
a graphic depicting the current Study Area for the proposed project. 

VHB is contacting you to determine if there are any recently approved or planned developments (that have current 
pending applications) within one mile of the Study area. For these projects, please provide as much specific 
information as possible about any recently-approved or planned developments, including, but not limited to, the 
type of proposed development; the size of the proposed development (square footage; numbers and types of units, 
if residential); the location of the proposed development; estimated time of completion of the project; and the 
availability of traffic studies - completed or ongoing. For these projects, please provide copies of site plans and the 
related traffic studies, as available. We understand that we may be asked to pay for the cost of copying.  

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis.  If we do not receive a response from you by September 21, 2023, we will assume that there are no 
approved or planned development projects that could affect the study area.  Should you have any questions or wish 
to discuss this matter, please do not hesitate to contact the undersigned. Thank you for your prompt attention to 
this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba 
Attachments:  Study Area Map 

Filled and Signed FOIL Form 
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VILLAGE OF MINEOLA 

APPLICATION FOR PUBLIC ACCESS TO RECORDS 

TO:  Records Access Officer Incorporated Village of Mineola 

155 Washington Avenue 

Mineola, New York 11501 

I HEREBY APPLY TO INSPECT THE FOLLOWING RECORD(S): 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

____________________________________ ____________________________________ 

Signature Print Name 

______________________________________________________________________________ 

Mailing Address 

____________________________________ ____________________________________ 

Email Phone 

______________________________________________________________________________ 

Representing 

............................................................................................................................................................ 

FOR VILLAGE USE ONLY 

_____  Approved Inspection Date   _____________ 

_____  Denied - For the reason(s) checked below: 

  Confidential Disclosure   Part of Investigatory Files 

  Record Not Maintained by Village Hall   Unwarranted Invasion of Personal Privacy 

  Exempted by Statute Other Than the   Record of which this Village is 

  Freedom of Information Act   Legal Custodian Cannot be Found 

  Other (specify)   _______________________________________________________ 

Signature   ______________________  Title   ______________________ Date ____________ 

NOTICE: You have a right to appeal a denial of this application. 
FOIL 6/28/22 

Information on recently approved or planned developments (that have currently pending applications)
within one mile of study area (See attached map). For these projects, please provide as much specific 
information as possible including type of proposed development, size (sqft / number / type of units), 
location, estimated time of completion, availability of traffic studies, site plans etc. We understand 
that we may be asked to pay for the cost of copying.

Patrick Lenihan

100 Motor Parkway, Suite 350, Hauppauge, NY 11788

plenihan@vhb.com (631)787-3403

LVS NY Holdco 2, LLC
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Chris Lilholt

From: Bryan Rivera <brivera@mineola-ny.gov>
Sent: Wednesday, September 27, 2023 10:13 AM
To: Aaron Machtay
Cc: Liam O'Keefe
Subject: [External] RE: OPD Request - Village of Mineola

Hi Aaron,  
Here is a list of projects that are in the works that have not been built yet:  
 

 101 Searing Ave. (The Royal Blue) – 54 units  
 228 Harrison Ave. 
 212 & 214 3rd St. (The Bridge)  - 121 units  
 114 & 110 Old Country Rd, 109 Front , 120 & 125 3rd St (The Lever Building) – 490 units  
 111 2nd St. – 92 units  

 
The project at 228 Harrison Ave does not have approval and we do not have a traffic study for the project yet.  
 
Please let us know which projects you will need the traffic studies for. Also note that if we do not have them in 
electronic format, a printed copy will be $0.25/page.  
Thanks, 
Bryan 
 
Bryan L. Rivera, MPA  
Village Clerk  
Village of Mineola  
155 Washington Avenue  
Mineola, NY 11501 
(p) 516-746-0750 
(f) 516-746-5602 
brivera@mineola-ny.gov  
 

From: Aaron Machtay <amachtay@vhb.com>  
Sent: Tuesday, September 26, 2023 3:36 PM 
To: Bryan Rivera <brivera@mineola-ny.gov> 
Subject: OPD Request - Village of Mineola 
 

 
Brian, 
Thank you for taking the time to speak with me. The letter I referenced on the phone is attached. 
 
If you have any questions, please do not hesitate to reach out. 
 

 Caution: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe.  
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Aaron Machtay, PE  
Transportation Project Manager 
Licensed in NY 

          P    631.787.3550 
M   516.880.4924 
www.vhb.com  
 

100 Motor Parkway  
Suite 350  
Hauppauge NY 11788-5120  

 
 
This communication and any attachments to this are confidential and intended only for the recipient(s). Any other use, 
dissemination, copying, or disclosure of this communication is strictly prohibited. If you have received this communication in error, 
please notify us and destroy it immediately. Vanasse Hangen Brustlin, Inc. is not responsible for any undetectable alteration, virus, 
transmission error, conversion, media degradation, software error, or interference with this transmission or attachments to this 
transmission. 
 
Vanasse Hangen Brustlin, Inc. | info@vhb.com 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

 

August 17, 2023 
 
Ref: 20991.00 
 
Mr. Kevin Lalezarian 
OCR Court House LLC and Third Front LLC 
1999 Marcus Avenue, Suite #310 
Lake Success, NY 11042 
kevin@lalezarian.com 
 
Re: Supplemental Other Planned Development Projects  

Traffic Impact Study, 120 & 125 Third Street, Mineola, Nassau County, NY 
 
Dear Mr. Lalezarian:  
 
VHB Engineering, Surveying, Landscape Architecture and Geology, PC (VHB) completed a Traffic Impact Study (TIS) 
dated August 2022 summarizing an evaluation of the potential traffic impacts associated with the proposed 
construction of two multifamily residential buildings on Third Street in Mineola, NY. Since completion of the TIS, it 
has been brought to our attention that additional Other Planned Development projects (OPDs) have been approved 
within the Village of Mineola. This letter provides a summary of the additional identified OPDs as summarized 
below and their potential impact on the findings of the TIS.  

1. Harrison Avenue – (north of the site) 10 multifamily residential units (less than five trips during AM and PM peak 
hours) 

2. 85 Willis Avenue – (north of the site) 92 multifamily residential units (29 AM peak hour trips, 27 PM peak hour 
trips)  

3. The Bridge – (northwest of site on Third Street/Station Road) – 121 multifamily residential units (39 AM peak 
hour trips, 35 PM peak hour trips)  

The proposed project includes the construction of 490 multifamily residential units in two buildings resulting in 125 
new trips during the weekday AM peak hour and 81 new vehicle trips during the weekday PM peak hour. The TIS 
included an evaluation of eight study intersections. The detailed capacity analysis results indicated that the study 
area intersections will operate with levels of service consistent with existing conditions after construction and 
occupancy of the proposed project; therefore, no off-site mitigation was recommended.  

Based on a review of the OPD locations relative to the proposed project site and the TIS study area (eight 
intersections), the highest volume of traffic from the three additional OPDs in the study area is expected to occur on 
Old Country Road adjacent to the project site, with approximately 30% of the site generated trips. This equates to 
an increase in the background traffic volumes on Old Country Road (east of Willis Avenue) of 22 trips during the 
AM peak hour ([5+29+39] x 0.30) and 20 trips during the PM peak hour ([5+27+35] x 0.30). Based on the 2028 Build 
condition volumes from the TIS, the addition of 22 AM peak hour and 20 PM peak hour vehicle trips on Old Country 
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Road represents an increase in traffic of less than 1% on this roadway. This magnitude of traffic is considered minor 
and will not impact the results of the TIS.  

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, PC 
 
 
 
 
Alanna Moran, PE 
Project Manager 
 
cc: Kevin M. Walsh, Esq. 
 kwalsh@walshcounsel.com 
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 1 Introduction 

1 
Introduction 
This study summarizes the comprehensive evaluation of the potential traffic impacts 

associated with a proposed multi-family residential development situated at 101 & 

105 Searing Avenue, in the Village of Mineola, New York.  The purpose of this study 

is to determine if there are any significant traffic impacts due to the proposed 

project and to evaluate and propose mitigation measures, if required. This report 

summarizes the data collection process, traffic analysis procedures, and study 

conclusions and presents the findings of the traffic study.  

Based on the results of the study, more completely described herein, it has 

been concluded that the proposed action will not have a significant impact on 

the study intersections or roadway network.  
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 2 Introduction 

Project Description 

Searing Group, LLC is proposing a multi-family residential development at 101 & 

105 Searing Avenue, in the Village of Mineola, Nassau County, NY. The residential 

development itself is located on the south side of Searing Avenue, which is a side 

street off of Willis Avenue, and is approximately ½ mile from the Mineola Long 

Island Rail Road Station. In addition to the residential building, the applicant would 

also develop a portion of the site located at 136 Willis Avenue to be utilized as 

parking connected to the Village of Mineola Municipal Lot 14, located immediately 

south of the proposed development. 

The 0.59±-acre site of the proposed residential building is located on Searing 

Avenue, which is a dead-end roadway stemming off from Willis Avenue. The subject 

property is presently vacant but was previously developed with two single-family 

residential homes that have since been demolished.  

Upon construction, the proposed project would consist of a multi-family residential 

building including a mix of 54 studio, one, and two-bedroom apartments. The 

development would include surface level parking on the ground floor of the 

proposed building which would provide 54 parking spaces on-site for the proposed 

use. 

In addition to the parking provided specifically for the proposed use, the project will 

also include the development of the undeveloped rear half of the previously 

mentioned 136 Willis Avenue property for surface parking to construct 28 additional 

parking spaces, for coordination with the Village of Mineola, to be utilized for both 

the proposed use and the public. The surface parking lot will have access from the 

adjacent municipal parking lot but no direct access is proposed from Willis Avenue.  

The development would be served by two site access driveways located on Searing 

Avenue. These driveways would connect to the surface level parking on the ground 

floor in the proposed building. 

The project location is shown in Figure 1. 
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Figure 1Study Location Map
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York
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 4 Introduction 

Study Methodology 

The following describes the methodology used in this traffic study: 

› The project site plan and related documents were reviewed to obtain an 

understanding of the project scope and layout. 

› A review was made of the adjacent roadway system and the key intersections that 

might be significantly impacted by the proposed project were identified. 

› Field inventories were made to document the number and direction of travel 

lanes at the key intersections. 

› Crash data for the most recent three-year period for the study area were 

reviewed, tabulated, and summarized. 

› Due to the level of ongoing construction in the study area, alternative means of 

completing the analysis were considered. Rather than collect turning movement 

data, it was decided to utilize traffic volumes from previous studies within the 

area, which included the Long Island Rail Road Third Track Project and the Mill 

Creek multi-family residential development located at 120, 121, and 127 Searing 

Avenue (Mill Creek Searing Avenue), were selected to project the traffic 

conditions at the study intersections. These volumes were expanded to 2021 

utilizing relevant background growth factors for the area to represent the 

‘existing’ condition for this project. 

› The ‘existing’ traffic volumes at the key intersections were expanded to the future 

No-Build year (assumed to be 2024).  

› The traffic generated by other planned developments in the vicinity of the site 

was considered, to be added to the expanded traffic volumes to produce the No-

Build traffic volumes. 

› The traffic generated by the proposed project was projected based on recognized 

traffic engineering standards. 

› The site-generated volumes were distributed along the adjacent roadway 

network and were added to the No-Build volumes to produce the proposed Build 

volumes. 

› Capacity analyses were performed for the key intersections for the Existing, future 

No-Build and future Build conditions.  

› The results of the analyses for the Existing, No-Build, and Build conditions were 

compared to assess any significant traffic impacts due to the proposed project.  

› The site access points were evaluated. 

› The availability of public transit was evaluated. 

› The adequacy of the proposed off-street parking was evaluated, and the site 

layout was reviewed. 

› The need for traffic mitigation measures was evaluated. 
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 8 Existing Conditions 

Study Intersections 

To determine the potential traffic impacts of the proposed project, the following 

study intersections were identified for analysis under the Existing, No-Build and 

future Build conditions:  

› Willis Avenue and Jericho Turnpike (NY 25) (Signalized) 

› Willis Avenue and Lincoln Avenue (Signalized) 

› Willis Avenue and Cleveland Avenue/Searing Avenue (Signalized) 

› Willis Avenue and Second Street (Signalized) 

› Willis Avenue and Old Country Road (Signalized) 

The study intersections are shown on Figure 2.  Aerial views of the intersections and 

descriptions of same are included in the next section of this report. 
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Figure 2Study Intersections Map
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York

Jericho Turnpike
(NYS Route 25)
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Figure 3Existing Peak Hour Traffic Volumes
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York
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 23 Future Conditions 

3 
Future Conditions 

The analysis of future conditions, without and with the proposed project (“No-Build” 

and “Build” conditions, respectively), was performed to evaluate the effect of the 

proposed project on future traffic conditions in the area. Background traffic volumes 

in the study area were projected to the year 2024, reflecting the year when the 

project is expected to be completed and operational. The No-Build Condition 

represents the future traffic conditions that can be expected to occur, even if the 

proposed project is not constructed. The No-Build Condition serves as a comparison 

to the Build Condition, which represents expected future traffic conditions resulting 

from both project and non-project generated traffic. 

No-Build Condition 

No-Build traffic volumes include all existing traffic and any new traffic due to 

background traffic growth and any other significant planned developments in the 

immediate vicinity of the project site. 

Other Planned Developments 

As the Third Track and Mill Creek Searing Avenue studies were utilized as the basis 

for the ‘Existing’ condition volumes, it is important to realize that many of the other 

proposed developments considered within the study area are much further along in 

their development to the point of being open and occupied. These developments 

include the Mill Creek Modera at 140 Old Country Road, and Lalezarian One Third 

Avenue at 250 Old Country Road. As all of these developments were considered in 

the Build traffic volumes for each of these studies, which were utilized to develop the 
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 24 Future Conditions 

2021 Existing conditions for this analysis, it is not appropriate to also add this traffic 

into the No Build condition for this analysis. 

The Village of Mineola was also contacted for information regarding other planned 

developments in the vicinity of the project site that may impact the traffic volumes 

on the adjacent roadway network. As a result of this exercise, the Village of Mineola 

did not directly identify any projects to consider as Other Planned Developments in 

this traffic impact study. However, VHB identified one additional project from our 

files, for inclusion in the No Build volumes which is the NYU Langone Hospital 

Visitors Parking Garage project located at 259 First Street. This project consists of 

the demolition of an existing parking garage and the construction of its replacement 

on the hospital campus. This project is anticipated to generate a total of 71 new trips 

(64 entering, 7 exiting) during the a.m. peak period and 88 new trips (44 entering, 44 

exiting) during the p.m. peak period.  Because no Saturday analysis was performed 

for this development, the p.m. peak hour volumes were utilized on for the purpose 

of this analysis. 

The traffic volumes for the Winthrop garage replacement project for the weekday 

a.m., p.m. and Saturday midday peak hours are shown in Figure 4. 

Planned Roadway Improvements 

The Nassau/Suffolk Transportation Improvement Program (TIP) is a five-year listing 

that identifies all proposed federally funded transportation improvement projects in 

the New York Metropolitan Transportation Council (NYMTC) region. These 

improvements cover various transportation modes and facilities, including roadways 

and bridges, bicycle and pedestrian facilities, transit equipment and services, safety 

improvements and demand management programs. Projects funded through other 

sources are also identified to provide a more comprehensive picture of proposed 

transportation improvements in the region.  

A review of the current TIP indicates that there are no major projects planned for 

completion by 2024 that have the potential to impact the roadways studied for this 

project, with the exception of the Third Track construction which is presently 

underway and has been considered in the analyses contained herein. 

Background Traffic Growth 

To account for increases in general population and background growth not related 

to the proposed project, an annual growth factor was applied to the existing traffic 

volumes. Based on NYSDOT published information, the growth rate anticipated for 

the Village of Mineola where the project is located is 0.5% percent per year.  

A total growth rate of 1.5% (3 years at 0.5% per year) was applied to the 2021 traffic 

data to develop the background traffic based on the anticipated Build year of 2024. 
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 25 Future Conditions 

After applying the growth factor to the existing traffic volumes and adding the traffic 

anticipated as a result of the other planned developments noted above, the 

resulting 2024 No-Build traffic volumes for the weekday a.m., p.m., and Saturday 

midday peak hours are shown in Figure 5. 
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Figure 4OPD Peak Hour Traffic Volumes
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York
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Figure 5No Build Peak Hour Traffic Volumes
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York
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 28 Future Conditions 

Build Condition 

To estimate the traffic impact of the proposed project, it is necessary to determine 

the traffic volumes expected to be generated by the proposed project. The 

proposed multi-family residential development is anticipated to include 54-units. 

Project-Generated Traffic Volumes 

In order to estimate the net project-generated traffic, a review was undertaken of 

available trip generation data sources, including the reference published by the 

Institute of Transportation Engineers (ITE), Trip Generation Manual, 10th Edition. This 

widely used reference source contains trip generation rates for numerous land uses, 

including “Multifamily Residential (Mid-rise – 3 to 10 levels)” (Land Use Code #221). 

Table 3 summarizes the unadjusted, gross trip generation estimates for the project.  

Table 3 – Trip Generation Estimates - Unadjusted 

Project Component 
Component 

Size 
AM Peak Hour PM Peak Hour Saturday Midday 

RESIDENTIAL 

Multifamily Housing 

(Mid-Rise) 

ITE # 221 

Apartments 

54 Units 

Rate = 0.36 Rate = 0.44 Rate = 0.44 

Entering Exiting Entering Exiting Entering Exiting 

26% 74% 61% 39% 49% 51% 

5 14 15 9 12 12 

Total = 19 Total = 24 Total = 24 

Total 

AM Peak Hour 

Trips 

PM Peak Hour 

Trips 

Saturday Midday 

Trips 

Entering Exiting Entering Exiting Entering Exiting 

5 14 15 9 12 12 

19 24 24 

Rates are for weekday AM & PM peak hours of adjacent roadway traffic and Saturday peak hour of generator  

Trip Distribution and Assignment 

The trips originating from and destined to the project site were assigned to the 

adjacent roadways based on characteristics of the roadway network, the location of 

the site access points and likely destination points. The trip distribution percentages 

adopted for the project and assigned to the local roadway network are shown in 

Figure 6. It should be noted that a portion of the traffic associated with the 

development may exit the municipal lot from the proposed expansion on Willis 

Avenue rather than the site driveways on Searing Avenue. However, in preparing the 

trip distribution for the study, it was assumed that all distributed traffic would exit 

via Searing Avenue. In doing so, the greatest impact upon the signalized intersection 

of Willis Avenue and Searing Avenue would be simulated which represents a high-

side conservative analysis. 
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Figure 6Project Trip Distribution
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York
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 30 Future Conditions 

These were then applied to the trips generated by the proposed project and the 

resulting site-generated traffic volumes for the weekday a.m., p.m., and Saturday 

Midday peak hours are shown in Figure 7. 

To determine the future Build Condition traffic volumes, the project-generated trips 

were added to the No-Build traffic volumes at the key intersections. The resulting 

Build traffic volumes for the weekday a.m., p.m., and Saturday Midday peak hours 

are shown in Figure 8. 
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Figure 7Site Generated Peak Hour Traffic
Multi-Family Residential Development
101 & 105 Searing Ave
Mineola, New York
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Appendix H 

Traffic Impact Study prepared by Creighton 
Manning Engineering, LLP dated May 2023
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May 30, 2023 

AJM Real Estate 
2 Jericho Plaza 
Jericho, NY 11753 
adam@ajmre.com 

RE: Traffic Impact Study for Proposed Residential Transit-Oriented Development, 212 3rd Street, Village of 
Mineola, Nassau County, New York; CM Project No. 122-383 

Dear Adam:  

Creighton Manning Engineering, LLP (CM) has completed a Traffic Impact Study for the proposed Transit-Oriented 
Development to be located directly south of the Long Island Railroad Mineola Station in the Village of Mineola. 
This study is based on traffic engineering industry standards and the Site Plan prepared by WSN Architect, P.C., 
last revised on February 22, 2023, which is included under Attachment A.  

1.0 Project Description 

The subject site is identified on the Nassau County Tax Map as Section 9 Block 674 Lots 2, 3, 4, 5, 10, 11, and 12. 
There is currently a surface level parking lot located on the subject site as well as a two-story office building. The 
proposed project intends to develop the premises into a nine-story, transit-oriented residential building with 121 
dwelling units and a 10,000-square-foot for hire entertainment space. It is expected that parking for users of the 
entertainment space can utilize the adjacent Mineola Intermodal Center parking garage. The study herein includes 
a utilization study of the parking garage. The residential component of the project will be supported by 195 off-
street subgrade parking spaces. The number of parking spaces exceed the Village’s parking requirements. Vehicle 
access to the subgrade parking will be provided by a right-in/right-out driveway on 3rd Street.  A porte-cochere 
will be located on the east side of the building that will provide an area for drop-offs and pickups. The subject site 
is located directly south of the Long Island Railroad Mineola Station. The project is expected to be complete and 
occupied by 2025. A map depicting the project location and adjacent roadway network is shown in Exhibit 1. 

Exhibit 1 – Site Location 
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2.0 Existing Conditions 

Roadways Serving the Site 
Old Country Road is classified as an Urban Minor Arterial roadway under the jurisdiction of the Nassau County 
Department of Public Works (NCDPW). The roadway runs east-west connecting the Jericho Turnpike in Garden 
City and Dix Hills. In the vicinity of the project site, the roadway provides two 12-foot-wide travel ways in each 
direction. Exclusive left-turn and right-turn lanes are provided at major intersections.  There are curbs and 
sidewalks on both sides of the roadway. The uses along the roadway are generally commercial. The posted speed 
limit is 30 miles per hour. 

Mineola Boulevard/Franklin Avenue is classified as an Urban Minor Arterial roadway under the jurisdiction of the 
NCDPW. The roadway runs north-south connecting Hillside Avenue to the north with the Southern State Parkway 
to the south. In the vicinity of the project site, the roadway provides two 12-foot-wide travel lanes in each 
direction. Exclusive left-turn and right-turn lane are provided at major intersections. There are curbs and sidewalks 
on both sides of the roadway. The uses along the roadway are generally commercial. The posted speed limit is 30 
miles per hour. 

3rd Avenue is classified as a Local roadway under the jurisdiction of the Village of Mineola Department of Public 
Works. The roadway runs north-south from Harrison Avenue to Old Country Road, and is bisected by the LIRR 
mainline. In the vicinity of the project site, three 12-foot wide travel lanes. South of 3rd Street, the two of these 
lanes are provided for northbound traffic and one for southbound traffic. North of 3rd Street up to Station Road, 
all three lanes are for northbound traffic. There are curbs and sidewalks on both sides of the roadway. The uses 
along the roadway are mostly residential and parking uses. The posted speed limit is 30 miles per hour. 

3rd Street is classified as a Local roadway under the jurisdiction of the Village of Mineola Department of Public 
Works. The roadways runs east-west from 4th Avenue to Roslyn Road. In the vicinity of the project site, the 
roadway provides a 35-foot-wide cross section for one-way travel within study area. The uses along the roadway 
are mostly commercial. The posted speed limit is 30 miles per hour. 

Station Road is classified as a Local roadway under the jurisdiction of the Village of Mineola Department of Public 
Works. The roadways runs east-west and north-south around the site from the Mineola Bus Terminal back to 3rd

Street. In the vicinity of the project site, the roadway provides a 27-foot-wide cross section for one-way travel 
within study area. The uses along the roadway are parking related. There is no posted speed limit. 

Study Intersections 
Old Country Road and Mineola Boulevard/Franklin Avenue is a four-leg signalized intersection operating under 
actuated-coordinated traffic signal control. The eastbound Old Country Road approach provides an exclusive left-
turn lane, two exclusive through lanes, and an exclusive right-turn lane. The westbound Old Country Road 
approach provides one exclusive left-turn lane, two exclusive through lanes, and an exclusive right-turn lane. The 
northbound Mineola Boulevard approach provides one exclusive left-turn lane, one exclusive through lane, and 
one shared through/right-turn lane. The southbound Franklin Avenue approach provides one exclusive left-turn 
lane, one exclusive through lane, and one shared through/right-turn lane. Pedestrian signals, countdown timers, 
and crosswalks are provided to cross all legs of the intersection. The level of service analysis herein was conducted 
using the traffic signal timing and phasing directive obtained from the NCDPW, which is included under 
Attachment B. Exhibit 2 shows the study intersections.  

Old Country Road and 3rd Avenue is a three-leg signalized intersection operating under actuated-coordinated 
traffic signal control. The eastbound Old Country Road approach provides an exclusive right-turn lane, one shared 
through/left-turn lane, and an exclusive through lane. The eastbound Old Country Road approach proves a shared 
through/left-turn lane and a shared through/right-turn lane. The southbound 3rd Avenue approach provides one 
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all movement lane. Pedestrian signals, countdown timers, and crosswalks are provided to cross the westbound 
approach and the southbound approach of the intersection. The level of service analysis herein was conducted 
using the traffic signal timing and phasing directive obtained from the NCDPW, which is included under 
Attachment B. Exhibit 2 shows the study intersections.  

Mineola Boulevard and 3rd Street and Station Road (right turn) is a four-leg two-way stop controlled intersection. 
The northbound Mineola Boulevard approach provides an exclusive right-turn lane, an exclusive through lane, and 
a shared through/left-turn lane. The southbound Mineola Boulevard approach provides an exclusive left-turn lane 
and a shared through/right-turn lane. The westbound 3rd Street approach provides one all-movement lane. Station 
Road also directs drivers westbound along 3rd street.  Crosswalks are provided to cross Station Road and 3rd Street. 
Exhibit 2 shows the study intersections. 

3rd Avenue and 3rd Street is a four-leg stop controlled intersection. The northbound 3rd Avenue approach  provides 
a southbound lane, as well as a shared northbound through/left-turn lane, and an exclusive through lane. The 
eastbound 3rd Street approach provides a shared through/right-turn lane and a shared through/left-turn lane. 
Crosswalks are provided to cross the eastbound approach the intersection. Exhibit 2 shows the study 
intersections. 

Exhibit 2 – Study Intersections 
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Transit 
Transit service in the area is provided by Long Island Rail Road (LIRR) and Nassau Inter-County Express (NICE). The 
Mineola Station is located less than 100-feet north of the project site. The n22 is a NICE fixed-route bus service 
that operates between Jamaica and Mineola/Hicksville; with stops along Hillside Avenue and Old Country and 
headways of 15 minutes. The n24 is a NICE fixed-route bus service that operates between Jamaica and Garden 
City/Hicksville; with stops along Hillside Avenue and Old Country Road and headways of 15 minutes. The n40/41 
is a NICE fixed-route bus service that operates between Mineola and Freeport with 15 minute headways. The n23 
is a NICE fixed-route bus service that operates between Mineola and Manorhaven with 30 minute headways. All 
of the aforementioned NICE routes stop at the Mineola Bus Terminal which is less than 500-feet west of the 
project site.   

Data Collection 
CM conducted turning movement counts (TMCs) at the four study intersections on Wednesday, January 11, 2023, 
and Saturday, January 14, 2023. The counts were conducted during the weekday AM peak period (7:00 AM – 9:00 
AM), the weekday PM peak period (4:00 PM – 7:00 PM), and the Saturday peak period (11:00 AM – 2:00 PM). The 
observed peak hours were: 

 Weekday AM -- 7:30 AM to 8:30 AM 

 Weekday PM – 4:15 PM – 5:15 PM 

 Saturday – 12:00 PM – 1:00 PM 

It is important to note that the Novel Coronavirus/COVID-19 pandemic was anticipated to have an effect on the 
turning movement counts. CM cited historical traffic data published by the NYSDOT on the Traffic Data Viewer to 
compare to the observed counts. The comparison showed that the observed AM and PM volumes were higher 
than historical data. Thus, a calibration factor was not applied to the Midday, PM and Saturday Midday volumes 
to develop “pre-pandemic” traffic volumes. It should be noted that Saturday specific data was not available on 
the NYSDOT Traffic Data Viewer. The 2023 Existing traffic volumes are shown on Figure 1. The raw TMC data is 
included under Attachment C.  

3.0 Traffic Assessment 

Vehicle Trip Generation 
Trip generation determines the quantity of traffic expected to travel to and from a given site. The Institute of 
Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition, is the industry standard used for estimating 
trip generation for a proposed land use based on data collected at similar uses. Upon review of the Trip General 
Manual, Land Use Code (LUC) 221 “Multifamily Housing (Mid-Rise) Close to Transit” was used for the proposed 
development. The trip generation of the proposed residential transit-oriented development was calculated based 
on the number of dwelling units. Table 1 summaries the vehicular trip generation estimates for the weekday AM, 
weekday PM, and the Saturday peak hours.  

Table 1 – Summary of Trip Generation (Vehicle) 

Land Use 
Independent 

Variable 

Weekday AM Peak 
Hour 

Weekday PM Peak 
Hour 

Saturday Midday Peak 
Hour 

Enter Exit Total Enter Exit Total Enter Exit Total 

Multifamily Housing (Mid-Rise)  
Close to Transit – LUC 221 

121 Dwelling 
Units 

14 25 39 23 12 35 41 13 54 

Table 1 shows that the site will generate 39 trips during the weekday AM peak hour, 35 trips during the weekday 
PM peak hour, and 54 trips during the Saturday peak hour based on the ITE data. It should be noted that there is 
no pass-by component for this use. There is no credit being taken for residents arriving and departing via mass 
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transit and it is assumed that the ITE “Close to Transit” subcategory accounts for these trips associated with a 
transit-oriented development. The magnitude of new trips generated by the project is less than the NYSDOT and 
ITE threshold of 100 site-generated trips on any one intersection approach for needing off-site analysis. This 
guidance was developed as a tool to identify locations where the magnitude of traffic generated has the potential 
to impact operations at off-site intersections and screen out locations from requiring detailed analysis that do not 
reach the 100-trip threshold indicating that additional detailed off-site intersection is not needed. 

Future Traffic Volumes 
To evaluate the impact of the proposed project, traffic projections were prepared for the anticipated year of 
completion – 2025. A review of historical traffic volume data published by NYSDOT on its Traffic Data Viewer 
indicates that traffic volumes have annually increased by +0.83%.1 To conservatively forecast the 2025 traffic 
volumes, a +1.0% growth rate was applied to the 2023 Existing traffic volumes and compounded annually for two 
years. CM is not aware of various other developments that could potentially impact traffic volumes. Therefore, 
the forecasted 2025 No-Build traffic volumes shown on Figure 2 based solely on the application of the +1.0% 
growth rate. These volumes reflect future traffic volumes without the proposed development.  

Trip Distribution 
Traffic generated by the project was distributed on the adjacent roadways based on the probable origins and 
destinations of residents. This analysis assumes 30% of trips will arrive from the west via Old Country Road. 
Another 30% will arrive from the east via Old Country Road. 20% will arrive via the south from Franklin 
Avenue/Mineola Boulevard and 20% will arrive via the north from Mineola Boulevard. The analysis also assumes 
that, when leaving, 40% of trips will depart heading west via Old Country Road and 40% of trips will depart heading 
east via Old Country Road. Likewise, 10% of trips will depart north via Mineola Boulevard and 10% of trips will 
depart south via Mineola Boulevard/Franklin Avenue. On Saturdays, 20% of trips will depart heading north via 
Mineola Boulevard, 20% of trips will depart heading south via Franklin Avenue/Mineola Boulevard, 20% of trips 
will depart heading west via Old Country Road. 40% of trips will depart heading east via Old Country Road, it is 
assumed that the shopping center to the east would attract a large portion of trips that are made from the 
proposed development. Since no pass-by credit is applied, exiting traffic is assumed to return to its origin.  The 
trip distributions for each study peak hour are shown on Figure 3A, 3B, and 3C. The associated site-generated 
traffic volumes are shown on Figures 4A, 4B, and 4C. The site-generated trips were then added to the 2025 No-
Build traffic volumes, resulting in the 2025 Build traffic volumes, as shown on Figure 5.  

Traffic Operations 
Intersection Level of Service (LOS) and capacity analysis relate traffic volumes to the physical characteristics of an 
intersection. Intersection evaluations were made using Synchro Version 11 software, which automates the 
procedures contained in the Highway Capacity Manual 6th Edition. Table 2 summarizes the results of the level of 
service calculation for the Existing, No-Build, and Build conditions during the weekday AM, weekday PM, and 
Saturday peak hours. The detailed level of service analysis reports are included under Attachment D.

1 Based on a review of 2013, 2016, 2019 traffic volume data from NYSDOT ATR Station 038390 on Old Country Road.  
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Table 2 – Level of Service Summary 

Intersection 

C
o

n
tr

o
l Weekday AM Peak Hour Weekday PM Peak Hour Saturday Peak Hour 

2023 
Exist 

2025 
No-Build 

2025 
Build 

2023  
Exist 

2025 
No-Build 

2025 
Build 

2023 
Exist 

2025 
No-Build 

2025 
Build 

Old Country Rd/Mineola 
Blvd/Franklin Ave 

S 

Old Country Rd, EB

Old Country Rd, WB

Franklin Ave, NB

Mineola Blvd, SB

L 
T 
R 
L 
T 
R 
L 
T 
R 
L 
T 
R 

C (26.1) 
C (26.8) 
B (14.6) 
C (26.1) 
C (34.2) 
C (25.0) 
D (53.3) 
F (92.7) 
D (44.1) 
D (50.0) 
E (59.4) 
D (49.8) 

C (26.7) 
C (27.7) 
B (15.0) 
C (27.3) 
D (35.0) 
C (25.4) 
E (57.3) 

F (100.9) 
D (44.3) 
D (50.1) 
E (60.0) 
D (49.6) 

C (25.5) 
B (10.1) 
A (5.6) 
C (24.1) 
D (35.4) 
C (25.8) 
E (57.3) 

F (102.4) 
D (44.3) 
D (50.1) 
E (60.0) 
D (49.6) 

C (28.4) 
D (50.9) 
D (36.4) 
C (32.2) 
C (34.3) 
C (23.5) 
E (55.5) 
E (74.0) 
D (40.9) 
D (41.8) 
E (73.8) 
D (41.5) 

C (30.8) 
D (52.5) 
D (37.7) 
D (36.3) 
D (36.2) 
C (24.7) 
E (57.5) 
E (75.1) 
D (40.2) 
D (42.3) 
E (74.4) 
D (40.9) 

E (58.2) 
D (52.9) 
D (38.0) 
D (37.0) 
D (40.5) 
C (28.0) 
E (57.5) 
E (75.5) 
D (40.2) 
D (42.4) 
E (74.4) 
D (40.9) 

C (21.7) 
C (21.8) 
B (14.0) 
C (23.3) 
C (24.2) 
B (15.9) 
D (48.7) 
E (78.4) 
D (54.6) 
D (52.0) 
E (63.1) 
D (51.6) 

C (22.6) 
C (23.4) 
B (15.0) 
C (25.6) 
C (25.2) 
B (16.5) 
D (48.4) 
E (78.8) 
D (53.9) 
D (52.0) 
E (62.9) 
D (50.9) 

C (22.8) 
C (24.0) 
B (15.4) 
C (26.4) 
C (26.1) 
B (17.4) 
D (47.7) 
E (79.1) 
D (53.3) 
D (51.9) 
E (62.0) 
D (50.5) 

Overall   D (42.5) D (44.5) D (40.2) D (47.6) D (49.1) D (51.8) D (36.9) D (37.7) D (37.9) 

Old Country Rd/3rd Ave 

LT 
T 
R 
LT 
TR 
TR 
LTR 

S 

A (5.2) 
A (5.6) 
A (2.6) 
A (0.0) 
A (0.7) 
E (64.0) 
E (69.1) 

A (5.4) 
A (5.8) 
A (2.7) 
A (0.6) 
A (0.7) 
E (63.8) 
E (69.1) 

A (6.0) 
A (6.5) 
A (3.0)  
A (0.6) 
A (0.7) 
E (62.1) 
E (69.1) 

A (7.5) 
A (7.7) 
A (4.1) 
A (0.5) 
A (0.6) 

D (50.0) 
E (57.4) 

A (7.6) 
A (8.1) 
A (4.2) 
A (0.5) 
A (0.7) 

D (49.8) 
E (57.6) 

A (7.9) 
A (8.4) 
A (4.4) 
A (0.4) 
A (0.5) 

D (49.2) 
E (57.9) 

A (3.5) 
A (3.6) 
A (1.9) 
A (0.4) 
A (0.5) 
E (68.2) 
E (72.7) 

A (3.6) 
A (3.8) 
A (1.9) 
A (0.5) 
A (0.5) 
E (68.1) 
E (72.7) 

A (3.9) 
A (4.1) 
A (2.1) 
A (0.5) 
A (0.5) 
E (66.9) 
E (72.4) 

Old Country Rd, EB

Old Country Rd, WB

3rd Ave, NB 
3rd Ave, SB 

Overall   A (5.3) A (5.5) A (6.5) A (7.8) A (8.0) A (8.4) A (4.5) A (4.6) A (5.2) 

Mineola Blvd/3rd St 
LTR 
LTR 
LTR 

U 
C (17.3) 
A (8.8) 

B (10.8) 

C (17.8) 
A (8.9) 

B (11.0) 

C (17.9) 
A (8.9) 

B (11.0) 

C (22.9) 
A (9.3) 
B (10.9) 

C (24.3) 
A (9.4) 

B (11.1) 

C (24.4) 
A (9.5) 

B (11.1) 

B (13.8) 
A (8.9) 
B (10.7) 

B (14.1) 
A (8.9) 

B (10.8) 

B (14.1) 
A (9.1) 

B (10.8) 

3rd St, WB
Mineola Blvd, NB
Mineola Blvd, SB 

Station Rd/3rd St  U 

Station Rd, SB R  A (8.9) A (8.9) A (9.0) A (9.1) A (9.2) A (9.2) A (8.6) A (8.6) A (8.7) 

3rd Ave/3rd St  U 

3rd St, WB

3rd Ave, NB 

LT 
TR 
LT 

B (11.7) 
A (9.6) 
A (7.3) 

B (11.9) 
A (9.7) 
A (7.3) 

B (12.3) 
A (9.7) 
A (7.3) 

B (12.2) 
B (10.6) 
A (0.0) 

B (11.7) 
A (9.4) 
A (0.0) 

B (12.0) 
A (9.4) 
A (0.0) 

A (9.3) 
A (9.0) 
A (7.2) 

A (9.3) 
A (9.0) 
A (7.2) 

A (9.4) 
A (9.0) 
A (7.2) 

Site Driveway/3rd St  U 

Site Driveway, SB R  -- -- A (9.0) -- -- A (9.0) -- -- A (8.6) 

Site Driveway/Station Rd  U 

Site Driveway, EB R  -- -- A (8.6) -- -- A (8.9) -- -- A (8.4) 

U = Unsignalized intersection | S = Signalized Intersection 
EB, WB, NB, SB = Eastbound, Westbound, Northbound, and Southbound intersection approaches 
L, T, R = Left-turn, Through, and/or Right-turn movements 
X (Y.Y) = Level of service (Average delay in seconds per vehicle) 
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The impact of the project can be described by comparing the analysis of the No-Build and Build operating 
conditions. The following observations are evident from this analysis: 

 Old Country Road/Mineola Boulevard/Franklin Avenue: The level of service analysis indicates that the 
intersection operates at an overall LOS D currently during all study peak hours and will continue to do so in 
the Build condition for all study peak hours. The eastbound Old Country Road left-turn movement is only one 
movement that will experience a degradation in the LOS going from a LOS C in the weekday PM peak hour 
No-Build condition to a LOS E in the Build condition. In an urban environment such as Mineola, an LOS E is 
generally still acceptable; therefore, no mitigation is recommended. CM also notes that there is an 
improvement in LOS from No-Build to Build for the eastbound Old Country Road approach in the weekday AM 
peak hour. This is a result of the approach being the reference phase of the coordinated signal system. The 
increase in volume on the approach results in it receiving more green time and thus more time for vehicles on 
the approach to be processed. Based on the LOS analysis, it is evident that the proposed project should not 
result in a significant adverse impact to the operations of the intersection. 

 Old County Road/3rd Avenue: The level of service analysis indicates that the intersection operates at an overall 
LOS A currently during all study peak hour and will continue to do so in the Build condition. The analysis shows 
that the minor street approaches currently operate at an LOS E during all study peak hour and will continue 
to do so in the Build condition. This dichotomy between major and minor streets is typical of coordinated 
networks where the major street is given the majority of the cycle length as it processes the bulk of the 
intersection volume. It is evident based negligible fluctuations in delay between the No-Build and Build 
conditions that the proposed development should not result in significant adverse impact to the operations 
of the intersection.

 Mineola Boulevard/3rd Street: The level of service analysis indicates that the intersection approaches 
currently operate at an acceptable LOS C or better during all study peak hours and will continue to do so in 
the Build condition. Based on these results, it is evident that the proposed development should not have a 
significant adverse impact to the operations of the intersection.

 Station Road/3rd Street: The level of service analysis indicates that the southbound Station Road  approach 
currently operate at an acceptable LOS A during all study peak hours and will continue to do so in the Build 
condition. Based on these results, it is evident that the proposed development should not have a significant 
adverse impact to the operations of the intersection.

 3rd Street/3rd Avenue: The level of service analysis indicates that the intersection approaches currently 
operate at an acceptable LOS B or better during all study peak hours and will continue to do so in the Build 
condition. Based on these results, it is evident that the proposed development should not have a significant 
adverse impact to the operations of the intersection.

 Station Rd/Site Driveway: The level of service analysis indicates that the driveway along Station Road serving 
the proposed the porte cochere will operate with at an LOS A under stop control. There is storage for 
approximately five vehicles within the porte cochere while still maintaining enough effective roadway width 
for vehicles to pass each other.  

 3rd Street/Site Driveway: The level of service analysis indicates that the driveway along 3rd Street serving the 
proposed subgrade parking area will operate with at an LOS A under stop control. 
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4.0 Pedestrian Trip Generation 

The Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition can also estimate the number 
of walking trips that will be generated by the proposed development. Walking trips were estimated to further 
understand how many trips will originate or depart from the proposed development. Table 3 summarizes the 
walking trip generation estimates for the weekday AM, weekday PM, and the Saturday peak hours.  

Table 3 – Summary of Trip Generation (Walk) 

Table 2 shows that the site will generate 15 trips during the weekday AM peak hour, 15 trips during the weekday 
PM peak hour, and 15 trips during the Saturday peak hour based on the ITE data. Its proximity to the Mineola LIRR 
station suggests that travelers may walk to and from the train station. The distance from the proposed 
development to Platform A is approximately 290-feet and the distance to Platform B is approximately 215-feet. 
Exhibit 3 shows the path that travelers would take to and from the platforms in green. 

Land Use 
Independent 

Variable 

Weekday AM Peak 
Hour 

Weekday PM Peak 
Hour 

Saturday Midday Peak 
Hour 

Enter Exit Total Enter Exit Total Enter Exit Total 

Multifamily Housing (Mid-Rise)  
Close to Transit – LUC 221 

121 Dwelling 
Units 

5 10 15 9 6 15 9 6 15 

Exhibit 3 – Projected Pathways to LIRR Platforms 
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5.0 Site Access, Circulation, and Parking 

CM reviewed the site access, site circulation, and parking layout as shown on the Proposed Site Plan prepared by 
WSN Architect, P.C., last revised on February 22, 2023. Currently there is an entrance to the existing parking lot 
on the north side of Station Road. The proposed project aims to improve access by constructing a porte-cochere 
for drop-offs and pick-ups on Station Road as well as a driveway on 3rd Street that leads to a subgrade 195-stall 
parking lot. There will also be a 15-foot-wide driveway on 3rd Street to allow service vehicles, such as garbage 
trucks, to access the site.  The porte-cochere will provide stacking for approximately five vehicles and a 21-foot-
wide travel lane for unimpeded drop-off and pick-up of residents and guests. Access to the subgrade parking lot 
will be from 3rd Street via a 24-foot-wide ramp. The 195 parking stalls exceeds the requirements for the Village of 
Mineola.  

6.0 Evaluation of Off-Site Parking Availability  

CM reviewed the parking utilization of the Mineola Intermodal Center parking garage, which is shown in Figure 4 
shows the location of the parking facility. This was done in anticipation of events being held at the community 
space within the proposed development. CM performed a parking survey at the garage on Thursday, January 26, 
2023 from 5:00 pm to 8:00pm, and Saturday, January 28, 2023 from 11:00am to 2:00pm and 5:00pm to 8:00pm. 
CM found that the facility contains 935 parking stalls and the highest level of parking utilization was during the 
weekday from 5:00pm to 6:00pm, where 71% of the spaces were occupied and there were 272 remaining spaces 
available. The complete survey in tabular form is included under Attachment E. 

Exhibit 4 – Mineola Intermodal Center 
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7.0 Conclusion 

The subject site consists of seven lots in the Village of Mineola. The proposed project consists of constructing a 9-
story residential building. It is anticipated that the proposed project will be complete and operation by 2025. The 
following is noted regarding this project: 

 TMCs were conducted at the four study intersections on Wednesday, January 11, 2023, and Saturday, 
January 14, 2023. The counts were conducted during the weekday AM peak period (7:00 AM – 9:00 AM), 
the weekday PM peak period (4:00 PM – 7:00 PM), and the Saturday peak period (11:00 AM – 2:00 PM).  

 It is anticipated that the proposed development will generate 39 trips during the weekday AM peak hour, 
35 trips during the weekday PM peak hour, and 54 trips during the Saturday peak hour. 

 The level of service analysis indicates that the proposed development is not anticipated to have a 
significant adverse impact on the roadway network.  

 It is anticipated that the proposed development will generate 15 pedestrian trips during the study peak 
hours. The immediate proximity to the LIRR Mineola Station allows for direct access for pedestrians.

 A utilization study of the adjacent Mineola Intermodal Center parking garage found that during peak 
utilization there was a reserve capacity of 272 parking spaces. 

Please do not hesitate to call our office if you have any questions or comments, or require additional information. 

Respectfully submitted, 
Creighton Manning Engineering, LLP

Frank A. Filiciotto, PE  Starke W. Hipp, PE 
Associate Project Engineer 

cc: Dave Wortman, VHB  

Attachments
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 1 Introduction 

1 
Introduction 
This Traffic Impact Study (TIS) summarizes the evaluation of the potential 
traffic impacts associated with the proposed multifamily residential 
development on Old Country Road and Front Street, located in the Village 
of Mineola, Nassau County, New York. The purpose of this study is to 
determine the potential traffic operational impacts due to the Proposed 
Project and to propose mitigation measures, if required.  
Based on the results of the study it has been concluded that the study intersections and 
surrounding roadway network can accommodate the additional trips associated with the 
Proposed Project. 

Project Description 
The Applicant is proposing to demolish two existing structures (an office building and a parking 
deck) located at 114 Old Country Road and 109 Front Street, respectively, between Willis Avenue and 
Roslyn Road; and to construct two apartment buildings. The 250-unit “North Building” will be located 
between 3rd Street and Front Street, and the 240-unit “South Building” will be located between Old 
Country Road and 3rd Street. The South Building will also include 9,840 square feet (sf) of tenant 
amenity space on the ground floor facing Old Country Road. Although it is expected that the amenity 
space will be open solely to residents, this TIS includes analysis of the space as a separate retail land 
use to represent a worst-case scenario with respect to potential impacts. Resident parking will be 
provided in parking garages below both buildings. The Proposed Project is located within ½ mile of 
the Mineola Long Island Rail Road (LIRR) station. Site Accesses are proposed as follows: 
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› Access to the North Building is proposed via a left-in driveway on Front Street and a left-out 
driveway on 3rd Street. The left-in driveway is approximately 200 feet west of Roslyn Road, and the 
left-out driveway is approximately 225 feet east of Willis Avenue. 

› Access to the South Building is proposed via a right-in driveway on the southbound one-way 
Roslyn Road and a right-out driveway located on 3rd Street opposite the left-out driveway for the 
North Building. The right-in driveway is approximately 170 feet north of Old Country Road, and 
the right-out driveway is approximately 225 feet east of Willis Avenue. 

The Preliminary Site Plan, prepared by VHB Engineering, Surveying, Landscape Architecture and 
Geology, P.C. (VHB) dated August 24, 2022, is included as Attachment A. 

Study Methodology 
The TIS includes an evaluation of the existing traffic operations, an assessment of future conditions 
without development of the Proposed Project, an estimate of projected traffic volumes for the 
Proposed Project, an evaluation of the potential impact on future traffic operations in the Study Area, 
a review of crash data for the Study Area, and analysis of the on-site parking provided by the 
Proposed Project.  
› Field inventories were completed to document existing conditions in the Study Area. 
› Turning movement counts were collected at the Study Area intersections during the weekday AM 

and PM peak periods. 
› A comparison was made of pre-COVID volume data and post-COVID volume data to determine 

the need for adjustments to intersection traffic volumes to account for the potential impacts of 
the pandemic. 

› Existing traffic volumes collected at the Study Area intersections in June 2022 were expanded to 
future development year (2028) conditions. 

› Information about Other Planned Developments (OPDs) was obtained from the Villages of 
Mineola and Garden City and added to the Existing traffic volumes as necessary to produce the 
future No-Build traffic volumes. 

› Traffic generated by the Proposed Project was estimated, distributed through the Study Area, and 
added to the No-Build volumes to develop the proposed Build volumes. 

› Capacity analyses were performed for the Study Area intersections for the Existing, No-Build, and 
Build conditions. 

› Crash data for the Study Area was analyzed to determine any apparent patterns/hazards and 
summarized. 

› On-site parking provided by the Proposed Project was compared to the Village Code and ITE 
data. 

› The need for traffic mitigation measures was evaluated. 
The Study Area for the Proposed Project includes a detailed evaluation of the following eight intersections 
for the weekday AM and PM peak hours (Figure 1): 
1. Old Country Road at County Seat Drive 
2. Old Country Road at Willis Avenue 
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3. Old Country Road at Roslyn Road 
4. Old Country Road at Roslyn Road/Washington Avenue 
5. Willis Avenue at 3rd Street 
6. Roslyn Road at 3rd Street 
7. Roslyn Road at 3rd Street/Birchwood Court 
8. Roslyn Road at Front Street 
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Figure 1Project Site & Study Intersections
120 & 125 Third Street
Mineola, NY
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3 
Future Conditions 
The analysis of future conditions, with and without the Proposed Project, were 
performed to evaluate the effect of the Proposed Project in the Study Area. 
Background traffic volumes in the Study Area were projected to the year 
2028, reflecting the year when the development is expected to be 
completed and fully occupied. The No-Build condition represents the future 
traffic conditions without construction of the Proposed Project and the Build 
condition represents future traffic conditions with construction of the 
Proposed Project. 

No-Build Condition 
No-Build traffic volumes include existing traffic and new traffic due to general traffic growth and 
other planned developments (OPDs) near the Subject Property as identified by the local and/or 
nearby municipality and review agencies. 

Other Planned Developments 
The Villages of Mineola and Garden City were contacted for information relating to OPDs that may 
affect traffic volumes in the Study Area. According to the Villages, and VHB’s knowledge of areawide 
proposed development, trips associated with the following project were added to the study area 
intersections as appropriate: 
› 101 & 105 Searing Avenue Residential Development – a mid-rise multi-family residential 

development located north of the Subject Property on Searing Avenue. 
Traffic volumes associated with the above OPD are shown on Figure 3. 

Attachment I-136



 

 22 Future Conditions 

Background Traffic Growth 
To account for increases in general population and background growth not related to the Proposed 
Project, an annual growth factor was applied to the Existing traffic volumes. Review of NYSDOT data 
for Study Area roadways shows that traffic volumes have been increasing by 0.2 to 0.3 percent per 
year through 2019. Based on the growth trends, a 0.3 percent annual growth rate was applied to the 
2022 Existing traffic volumes for six years to represent the future conditions.  
The 2028 No-Build traffic volumes for the weekday AM peak hour and weekday PM peak hour that 
include the background traffic growth and traffic from known OPDs are shown on Figure 4.  
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Figure 3Other Planned Developments
Peak Hour Traffic Volumes
120 & 125 Third Street
Mineola, NY
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Figure 42028 No-Build
Peak Hour Traffic Volumes
120 & 125 Third Street
Mineola, NY
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Build Condition 
To estimate the traffic impact of the proposed development, the traffic anticipated to be generated 
by the Proposed Project was estimated and added to the 2028 No-Build traffic volumes.  

Project Generated Traffic Volumes 
As noted, although it is expected that the amenity space will be open solely to residents, this TIS 
includes analysis of the amenity space as a separate retail land use to represent a worst-case scenario 
with respect to potential impacts.  
Trip generation for the Proposed Project was estimated using site-specific data and information 
published in the Institute of Transportation Engineers’ (ITE) publication Trip Generation Manual, 11th 
Edition1. TMCs were conducted at 1 Third Avenue and Morgan Parc during the weekday AM and PM 
peak periods to document the number of vehicle trips. These two sites are a consistent use and are 
located proximate to the Proposed Project and the Mineola LIRR station so are representative of the 
trip generating characteristics of the Proposed Project. The counts were conducted on June 8, 2022. 
Review of the site-specific data identified a trip generation rate of 0.21 trips per unit during the AM 
peak hour and 0.14 trips per unit during the PM peak hour. These rates are lower than the ITE rates 
for ITE Land Use Code (LUC) 221 – Multifamily Residential (Mid-Rise) of 0.37 trips per unit during the 
AM peak hour and 0.39 trips per unit during the PM peak hour.  
To estimate the trip generation for the retail square footage, data for ITE LUC 822 – Strip Retail Plaza 
(<40k) was used. 
It can be expected that some of the trips for the retail land use will originate from traffic that is 
already on the adjacent roadway network. These trips, known as pass-by or diverted link trips, 
contribute to the site driveway volumes, but do not add traffic volumes on the adjacent roadway 
network. The pass-by trip percentages applied to the applicable commercial land uses are based on 
data published by ITE in the Trip Generation Manual, 11th Edition. Based on ITE, a pass-by credit of 40 
percent for the weekday PM peak hour was applied to the retail land use. 
The evaluation of the Proposed Project with retail space results in some multi-use or “internal” 
vehicle trips at the site meaning that trips to more than one land use on the site are generated 
internally and do not add an additional trip to the adjacent roadway network. For example, a resident 
may stop at the retail shops when leaving their home before exiting the site or when arriving at the 
site prior to entering their home. The internal trip credit was estimated using the procedures outlined 
in the ITE publication Trip Generation Handbook, 3rd Edition2. The resulting internal trip credit is one 
percent during the weekday AM peak hour and 25 percent during the weekday PM peak hour. The 
trip generation for the site is summarized in Table 4. 
 

   

 
1 Trip Generation Manual, 11th Edition, Institute of Transportation Engineers, Washington D.C., September 2021 
2 Trip Generation Handbook, 3rd Edition, Institute of Transportation Engineers, Washington D.C., September 2017 
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Table 4 Trip Generation 

Land Use AM Peak Hour PM Peak Hour 
Enter Exit Total Enter Exit Total 

North Building       
Multifamily Housing (Mid Rise) a 15 38 53 20 15 35 
Internal Capture b 0 0 0 -2 -6 -8 
New Trips 15 38 53 18 9 27 
South Building       
Multifamily Housing (Mid Rise) a 14 36 50 19 15 34 
Strip Retail Plaza (<40k) c 14 9 23 32 33 65 
Internal Capture b 0 -1 -1 -15 -10 -25 
Pass-by d 0 0 0 -10 -10 -20 
New Trips 28 44 72 26 28 54 
Total New Trips 43 82 125 44 37 81 
a Trip generation estimate based on local site-specific data 
b Internal Capture applied based upon ITE Trip Generation Handbook  
c Trip generation estimate based on ITE LUC 822 – Strip Retail Plaza (<40k) for 9,840 sf 
d Pass-by credit of 40% during the PM peak hour based on ITE data 

Based on the projections outlined above, the Proposed Project is expected to generate 125 new 
vehicle trips during the weekday AM peak hour (43 entering and 82 exiting) and 81 new vehicle trips 
during the weekday PM peak hour (44 entering and 37 exiting).  
The Proposed Project includes the demolition of an existing parking garage and 115,000 sf office 
building. Based on ITE data for LUC 710 – General Office Building, the office would have generated 
189 trips during the AM peak hour and 186 trips during the PM peak hour. Currently, only about 52 
percent of the office building is rented, 20 percent of which is occupied, due to COVID and the recent 
trend of working from home. Therefore, the office building currently generates approximately 27 
trips during the AM peak hour and 28 trips during the PM peak hour. The parking garage is not a 
traffic generator.  
When compared to full occupancy of the office building, the Proposed Project will generate about 64 
less trips during the AM peak hour and 105 less trips during the PM peak hour. As currently 
occupied, the Proposed Project will generate about 98 more trips during the AM peak hour and 53 
more trips during the PM peak hour.  
The detailed analysis for the Proposed Project did not include a reduction in trips that would be 
associated with the demolition of the existing office land use. 

Trip Distribution and Assignment 
The directional distribution of traffic approaching and departing the site is a function of several 
variables including population densities, existing travel patterns, and the efficiency of the roadways 
leading to and from the site. The one-way roadways and turn restrictions at several study area 
intersections do not impact the regional trip distribution, but they do affect the trip distribution 
patterns in the Study Area. Based on a review of the existing travel patterns, roadway designations, 
and population centers in the area, it is estimated that approximately 30 percent of the site-
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generated traffic will travel to and from the north on Roslyn Road, 10 percent will travel to and from 
the north on Willis Avenue,, 20 percent will travel to and from the east and west on Old Country 
Road, 15 percent will travel to and from the south on Washington Avenue, and 5 percent will travel 
to and from the south on County Seat Drive. The primary trip distribution patterns for the North and 
South Buildings, based on the regional trip distribution patterns, are shown on Figures 5 and 6. 
New trips generated by the space being evaluated as retail use will utilize existing on-street and off-
street public parking located mid-block on adjacent roadways as opposed to diverting to/from a site 
driveway. The retail trip distribution pattern is shown on Figure 7. Table 4 shows that 20 trips to and 
from the retail land use (10 entering and 10 exiting) are anticipated to be pass-by trips which is traffic 
that is already in the study area. Pass-by trips are added to the site driveways but not the Study Area 
intersections. Drivers in the study area accessing the proposed retail land uses will not access the 
retail uses through the site driveways because the garage access is limited to residents; therefore 
pass-by trips associated with the retail land use were not added to the site access locations but are 
included in the traffic volumes at the Study Area intersections.  
The project-related traffic volumes shown in Table 4 were assigned to the Study Area roadway 
network based on the primary trip assignments for the project which are illustrated on Figures 8, 9, 
and 10. These assigned volumes were then added to the 2028 No-Build peak hour traffic volumes to 
develop the 2028 Build peak hour traffic volumes. The 2028 Build traffic volumes are summarized on 
Figure 11.  
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Figure 5North Building
Primary Trip Distribution
120 & 125 Third Street
Mineola, NY
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Figure 6South Building
Primary Trip Distribution
120 & 125 Third Street
Mineola, NY
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Figure 7South Building
Retail Trip Distribution
120 & 125 Third Street
Mineola, NY
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Figure 8North Building
Trip Assignment
120 & 125 Third Street
Mineola, NY

Ro
sly

n 
Rd

   (5)   4

3   (3)

6 
  (

1)
7 

  (
2)

   
(3

)  
  2

10   (2)

   (5)   4

Co
un

ty
 S

ea
t D

r

8   (2)
2

  (4)   3

W
ill

is 
Av

e

Front St

6 
   

(7
)

   
(1

1)
   

 9
   

(4
)  

15

STOP
   (5)   4

10
   

 (2
)

Ro
sly

n 
Rd

3rd St

Railroad Tracks

Project
Site - North

Building

Old Country Rd

   
(1

1)
   

9

   (4)   15
   (3)   13

   (7)   28
   (2)   10

   
(1

1)
   

   
9

STOPSTOP

ONE WAY

ONE WAY

ON
E 

W
AY

Project
Site - South

Building

   
(1

)  
  1

So
ut

h
Bu

ild
in

g 
Ex

it
N

or
th

Bu
ild

in
g 

Ex
it

South
Building
Entrance

N
or

th
Bu

ild
in

g
En

tra
nc

e

10
   

(2
)

STOP

38
   

(9
)

15    (18)

Key:
Entering Volumes: AM Peak  (PM Peak)

AM Peak  (PM Peak)Exiting Volumes:

   
(4

)  
 1

5

Attachment I-146



Not to Scale

\\vhb\gbl\proj\Hauppauge\20991.00 Lalezarian OCR Apt Bldgs\cad\ts\planset\20991.00 Volume Figures.dwg

Figure 9South Building
Residential Trip Assignment
120 & 125 Third Street
Mineola, NY
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Figure 10South Building
Retail Trip Assignment
120 & 125 Third Street
Mineola, NY
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Figure 112028 Build
Peak Hour Traffic Volumes
120 & 125 Third Street
Mineola, NY

Key: AM Peak  (PM Peak)
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Landscape Architecture
and Geology, PC
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Suite 350
Hauppauge, NY 11788
631.787.3400
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145 OF THE NEW YORK STATE EDUCATION LAW
FOR ANY PERSON TO ALTER ANY DOCUMENT THAT
BEARS THE SEAL OF A PROFESSIONAL ENGINEER,
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Preliminary
Site Plan

1

MJW AN

120 & 125 Third Street
114 Old Country Road & 109 Front Street
Mineola, New York 11501

Not Approved for Construction

August 24, 2022

1

20991.00

Key
Scale 1"=500'

Feet0 500 1000

SITE

Ro
sl

yn
 R

oa
d

Third Street

NOTE:
PLAN BASED ON "PRELIMINARY DESIGN PROPOSED SITE PLAN"
BY AVINASH MALHOTRA ARCHITECTS (AKM)

North Building Parking Requirements:
UNITS 250 UNITS x 2 SPACES = 500 SPACES

TOTAL PARKING REQUIRED = 500 SPACES

South Building Parking Requirements:
UNITS 240 UNITS x 2 SPACES = 480 SPACES

TOTAL PARKING REQUIRED = 480 SPACES

THIS PLAN IS COMPILED FROM AVAILABLE EXISTING INFORMATION AND IS FOR
CONCEPTUAL PLANNING ONLY, FURTHER RESEARCH WILL BE REQUIRED TO VERIFY
DIMENSIONS, ZONING REQUIREMENTS, WETLAND LIMITS, FIRE CODES, STATE AND
LOCAL PERMITTING, PHYSICAL CONSTRAINTS ON SITE, AND TRAFFIC CIRCULATION.

North Building Drainage Area

Contributing
Area (SF)

Runoff
C

Rainfall
(Ft)

Volume
Required

(CF)
REQUIRED STORAGE VOLUME CALCULATION FOR 5" RAINFALL *

ROOF AREA 32,174 SF x 1.00 x 0.42 = 13,406

PAVEMENT AREA 8,000 SF x 1.00 x 0.42 = 3,333

LANDSCAPE AREA 7,076 SF x 0.30 x 0.42 = 885

TOTAL REQUIRED STORAGE VOLUME = 17,624

PROVIDED STORAGE VOLUME DESIGN
  USE (27) 5' LEACHING GALLEYS STACKED 3 HIGH = 81 TOTAL LEACHING GALLEYS
  PROPOSED 81 LEACHING GALLEYS X 160 CF/GALLEY                                               = 12,960 CF

  USE (15) 5' LEACHING GALLEYS STACKED 2 HIGH = 30 TOTAL LEACHING GALLEYS
  PROPOSED 30 LEACHING GALLEYS X 160 CF/GALLEY                                               = 4,800 CF

                                                                                 TOTAL  =  17,760 CF   o.k.

South Building Drainage Area

Contributing
Area (SF)

Runoff
C

Rainfall
(Ft)

Volume
Required

(CF)
REQUIRED STORAGE VOLUME CALCULATION FOR 8" RAINFALL *

ROOF AREA 32,096 SF x 1.00 x 0.67 = 21,397

PAVEMENT AREA 10,833 SF x 1.00 x 0.67 = 7,222

LANDSCAPE AREA 12,346 SF x 0.30 x 0.67 = 2,469

TOTAL REQUIRED STORAGE VOLUME = 31,089

PROVIDED STORAGE VOLUME DESIGN
  USE (13) 12 FT DIAMETER DRYWELLS @ 20 FT EFFECTIVE DEPTH @ 100.88 CF / VF  = 26,228 CF

  USE (32) 5' LEACHING GALLEYS
  PROPOSED 32 LEACHING GALLEYS X 160 CF/GALLEY                                               = 5,120 CF

TOTAL  =  31,348 CF   o.k.

North Building Parking Summary Chart

Description
Size Spaces
Required Provided Required Provided

STANDARD SPACES 9 x 18 9 x 18 491 341

STANDARD ACCESSIBLE SPACES * 8 x 18 8 x 18 9 30

TOTAL SPACES 500 371

South Building Parking Summary Chart

Description
Size Spaces
Required Provided Required Provided

STANDARD SPACES 9 x 18 9 x 18 471 367

STANDARD ACCESSIBLE SPACES * 8 x 18 8 x 18 9 24

TOTAL SPACES 480 391

* ADA/STATE/LOCAL REQUIREMENTS

Feet80400 20

* ADA/STATE/LOCAL REQUIREMENTS

Zoning Summary Chart - North Building
Zoning District(S): B-3 (Special Office Use)
Overlay District(S): Development Incentive Overlay District
NCTM #: Section 9 Block 355 Lots 25 and 140
Use: Apartments

Required Provided
FRONT YARD SETBACK 15 Feet 0 Feet *

SIDE YARD SETBACK 15 Feet 15 Feet

REAR YARD SETBACK 10 Feet 0 Feet *

MINIMUM LOT WIDTH N/A 235 Feet

MAXIMUM STORIES 3 Stories 9 Stories *

MAXIMUM BUILDING HEIGHT 35 Feet 114 Feet *

MINIMUM LOT AREA N/A 47,250 SF

MAXIMUM FLOOR AREA RATIO N/A 1.1

MAXIMUM BUILDING COVERAGE OF LOT 75.5 % 68.0 %

* Relief requested under Development Incentive Bonuses, Section 550-5 I

* SUBJECT TO GEOTECHNICAL AND PERCOLATION RESULTS, APPLICANT MAY SEEK TO REDUCE STORAGE PROVIDED BELOW 8"
NASSAU COUNTY REQUIREMENT.

Zoning Summary Chart - South Building
Zoning District(S): B-3 (Special Office Use)
Overlay District(S): Development Incentive Overlay District
NCTM #: Section 9 Block 350 Lots 4 and 9
Use: Apartments

Required Provided
FRONT YARD SETBACK 15 Feet 0 Feet *

SIDE YARD SETBACK 15 Feet 15 Feet

REAR YARD SETBACK 10 Feet 0 Feet *

MINIMUM LOT WIDTH N/A 235 Feet

MAXIMUM STORIES 3 Stories 9 Stories *

MAXIMUM BUILDING HEIGHT 35 Feet 114 Feet *

MINIMUM LOT AREA N/A 55,275 SF

MAXIMUM FLOOR AREA RATIO N/A 1.1

MAXIMUM BUILDING COVERAGE OF LOT 72.8 % 58.0 %

* Relief requested under Development Incentive Bonuses, Section 550-5-I

Attachment I-153



Attachment I-154



 

 

Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

 

November 3, 2022 
 
Ref:  22090.00 
 
Mayor Paul A. Pereira 
Village of Mineola 
155 Washington Avenue 
Mineola, New York 11751 
 
Re:  Proposed Residential Development 

85 Willis Avenue/111 South Street, Mineola, NY 11501 
 
Dear Mayor Pereira and Members of the Board of Trustees, 
 
VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. (VHB) was retained by the Applicant in 
regard to a proposed project for multifamily residences at 111 Second Street in Mineola, NY. The site encompasses 
multiple properties which are occupied by a vacant office building (85 Willis Avenue) and the Village of Mineola 
Municipal Parking Field 23. Portions of the area to be developed are currently owned by the Long Island Rail Road, 
but this development would see a land swap such that the applicant would receive the half of the property closest 
to Second Street and the LIRR would have the rear half, closest to the railroad tracks. In proposing this land swap, 
the developer would construct a 92-unit apartment building (the proposed application) while the MTA would utilize 
their half of the property to construct a municipal parking structure (separate from this application).  
 
The Applicant is seeking a special permit to develop the property Pursuant to the Village of Mineola Code. In 
support of this application, VHB has prepared a traffic assessment in order to demonstrate the relative impacts of 
the application on area traffic conditions in comparison with the existing usage of the property. 
 

Site Trip Generation 
As depicted on the Architectural Plans prepared by Ismael Leyna Architects dated August 16, 2022, the application 
would include 92 apartment units (85 one bedroom units and 7 two bedroom units) in a new four story building 
with parking underneath.  

To estimate the site-generated traffic associated with the proposed use, the ITE publication Trip Generation,11th 
Edition1 was utilized. The number of vehicle trips generated was estimated using LUC 221 – Multifamily Housing 
(Mid-Rise). This estimate is summarized in Table 1, below. 

In preparing this estimate, it should be noted that the dataset selected for the weekday a.m. and weekday p.m. peak 
hours was associated with units located within ½ mile of rail transit terminals. As the property is located 
approximately 1,000 feet travel distance from the Mineola LIRR Station, it is appropriate to utilize this data for the 
purposes of preparing this estimate. However, review of Land Use Code 221 shows that there is no Saturday data 

 

1 Trip Generation Manual, 11th Edition, Institute of Transportation Engineers, Washington D.C., September 2021 
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available for units within close proximity to a rail transit hub. Due to this, the estimate enumerated in Table 1 below 
refers to apartments with no nearby mass transit for the Saturday midday peak hour with a 25% reduction applied 
to account for the availability of alternative means of travel. 

Table 1 Trip Generation Estimate – Proposed Project 

Time Period Movement Multifamily Housing (92 units) 

Weekday AM Peak 
Hour 

Enter 16 
Exit 13 
Total 29 

Weekday PM Peak 
Hour 

Enter 11 
Exit 16 
Total 27 

Saturday Midday 
Peak Hour 

Enter 13 
Exit 14 
Total 27 

1 Trip generation estimate based on ITE LUC 221 – Multifamily Housing (Mid-Rise) for 92 Units

As shown in Table 1, the proposed project would generate 29 trips (16 entering, 13 exiting) during the weekday a.m. 
peak hour, 27 trips (11 entering, 16 exiting) during the weekday p.m. peak hour, and 27 trips (13 entering, 14 
exiting) during the Saturday midday peak hour. 

In order to understand the impact that the proposed development may have on the adjacent roadway traffic 
conditions, a comparison of the traffic which could be generated by the existing occupancy of the building was 
prepared. Based on information provided to VHB, it is our understanding that the existing structure was previously 
utilized as general office space and had approximately 39,000 sf of floor area. Therefore, it was assumed that this 
space could be re-occupied in its entirety in the same manner for the purposes of comparing the peak hour trip 
generation to the proposed development. 

In order to estimate the site-generated traffic for the re-occupancy of the building, the ITE publication Trip 
Generation,11th Edition was again referenced. From this manual, Land Use Code 710 (General Office Building) was 
selected for the 39,000 sf building. A summary of the resulting trip generation estimate is included in Table 2, 
below. 
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Table 2 Trip Generation Estimate – Re-Occupancy of Existing Building 

Time Period Movement Existing Office Building (39,000 sf) 

Weekday AM Peak 
Hour 

Enter 52 
Exit 7 
Total 59 

Weekday PM Peak 
Hour 

Enter 9 
Exit 47 
Total 56 

Saturday Midday 
Peak Hour 

Enter 11 
Exit 10 
Total 21 

1 Trip generation estimate based on ITE LUC 710 – General Office Building for 39,000 sf 

As shown in Table 2, the proposed re-occupancy of the existing office building would generate 59 trips (52 
entering, 7 exiting) during the weekday a.m. peak hour, 56 trips (9 entering, 47 exiting) during the weekday p.m. 
peak hour, and 21 trips (11 entering, 10 exiting) during the Saturday midday peak hour. In comparison with the 
Proposed Project (as summarized in Table 1), this is 30 more trips during the weekday a.m. peak hour, 29 more trips 
during the weekday p.m. peak hour, and 6 fewer trips during the Saturday midday peak hour. 

As the proposed project would generate less traffic during the key weekday a.m. and weekday p.m. hours relative to 
the existing condition, it can be said that it would result in a lesser impact to area traffic conditions. During the 
Saturday midday peak hour, the proposed project would generate marginally more traffic relative to the existing 
building, but during a period of lower background volumes and area congestion. Despite this, the level of traffic 
which would be generated is modest and would not be expected to result in a significant impact to area roadways. 

Based on our evaluation, the proposed development will not have a negative impact on area roadways. The peak 
hour traffic volumes that would be generated by the proposed project will be significantly lower than could be 
realized under the existing occupancy of the building during the key weekday commuter periods and the granting 
of the sought application will not result in negative impacts from a transportation perspective. 

If you have any questions, or require any additional information, please do not hesitate to contact me. 

Sincerely, 

VHB Engineering, Surveying and Landscape Architecture and Geology, P.C. 

Aaron Machtay, PE 
Transportation Project Manager 
amachtay@VHB.com 
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26841.01: Sands Integrated Resort 
Traffic Impact Study Attachments 
Attachment I – Agency and Municipal Correspondence 
 

 

I-5 Village of Garden City 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

VIA ELECTRONIC MAIL AND CERTIFIED RETURN RECEIPT MAIL 

Records Access Officer
Incorporated Village of Garden City 
351 Stewart Avenue 
Garden City, NY  11530 

Re: Traffic Impact Study – Other Planned Developments Request 
Redevelopment of Nassau Veterans Memorial Coliseum Property 
1255 Hempstead Turnpike, Uniondale, New York 

To Records Access Officer: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York. The proposed project is anticipated to be fully 
constructed by the end of 2029 with completion of Phase I for the project estimated by the end of 2026. Attached is 
a graphic depicting the current Study Area for the proposed project. 

VHB is contacting you to determine if there are any recently approved or planned developments (that have current 
pending applications) within one mile of the Study area. For these projects, please provide as much specific 
information as possible about any recently-approved or planned developments, including, but not limited to, the 
type of proposed development; the size of the proposed development (square footage; numbers and types of units, 
if residential); the location of the proposed development; estimated time of completion of the project; and the 
availability of traffic studies - completed or ongoing. For these projects, please provide copies of site plans and the 
related traffic studies, as available. We understand that we may be asked to pay for the cost of copying.  

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis.  If we do not receive a response from you by September 21, 2023, we will assume that there are no 
approved or planned development projects that could affect the study area.  Should you have any questions or wish 
to discuss this matter, please do not hesitate to contact the undersigned. Thank you for your prompt attention to 
this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba 
Attachments:  Study Area Map 

Filled and Signed FOIL Form 
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Revised 11/21 

 

 

        INCORPORATED VILLAGE OF GARDEN CITY 

      351 STEWART AVENUE 

         GARDEN CITY, NEW YORK 11530 
    (516) 465-4052 

 

APPLICATION FOR PUBLIC ACCESS TO RECORDS 

CHAPTER 42 OF THE VILLAGE CODE 

 

DATE: 

 

TO: RECORDS ACCESS OFFICER 

 
DEPARTMENT: □ Village Clerk  □ Building  □ Treasurer 

   □ Fire   □ Public Works  □ Recreation 

   □ Police 

 

HEREBY APPLY TO INSPECT THE FOLLOWING RECORDS: 
             

             

             

              

 

PURPOSE OF RECORDS INSPECTION: 
              

 

             

     

 

NAME:      REPRESENTING:      

 

ADDRESS:              

 

TELEPHONE:      E-MAIL:        

 

CELL PHONE:     SIGNATURE:  

 
 

*FOR OFFICE USE ONLY* 

 
 

Check One:  Approved  Denied             Record cannot be found 

 
Records Available for Inspection (Date):               Copies of Records Available (Date):    

 

Records Inspected By:                Number of Copies:      

 

Date:                  Fee Received:      

 

 

 

              
 

          Signature of Records Access Officer              Title    Date 
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You don't often get email from kaltman@gardencityny.net. Learn why this is important

From: Patrick Lenihan
To: Ankita Rathi
Cc: Aaron Machtay
Subject: FW: [External] FOIL Request Nassau Veterans Memorial Coliseum Property
Date: Sunday, September 24, 2023 9:26:47 PM

See Below Re Garden City.
 
Who does this leave outstanding?.  I need to try Hempstead back again tomorrow, we are playing phone tag
 
Patrick Lenihan, P.E.
Director of Transportation
Transportation
P  631.787.3403
www.vhb.com
 

From: Karen Altman <kaltman@gardencityny.net> 
Sent: Monday, September 18, 2023 12:01 PM
To: Patrick Lenihan <PLenihan@VHB.com>
Cc: Kelly Galanek <kgalanek@gardencityny.net>
Subject: [External] FOIL Request Nassau Veterans Memorial Coliseum Property
 

Good morning,
 
This is in response to your recent FOIL regarding the above subject.
 
At this time, the Village of Garden City has nothing responsive to your FOIL.
 
Please confirm receipt of this email.
Thank you,
Karen
 
 
** Please be advised that as of September 26, 2023 I will be retiring from the Village.
As of that date, Kelly Galanek (kgalanek@gardencityny.net) will be new Village Clerk and any
correspondence should be sent to her.
 
Karen M. Altman
Village Clerk
Incorporated Village of Garden City
351 Stewart Avenue
Garden City, NY 11530
(516) 465-4051 – Phone
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26841.01: Sands Integrated Resort 
Traffic Impact Study Attachments 
Attachment I – Agency and Municipal Correspondence 
 

 

I-6 Village of Hempstead 
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26841.01: Sands Integrated Resort 
Traffic Impact Study Attachments 
Attachment I – Agency and Municipal Correspondence 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

VIA ELECTRONIC MAIL AND CERTIFIED RETURN RECEIPT MAIL 

Records Access Officer
Incorporated Village of Hempstead 
99 James Garner Way 
Hempstead, NY  11550 

Re: Traffic Impact Study – Other Planned Developments Request 
Redevelopment of Nassau Veterans Memorial Coliseum Property 
1255 Hempstead Turnpike, Uniondale, New York 

To Records Access Officer, 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York. The proposed project is anticipated to be fully 
constructed by the end of 2029 with completion of Phase I for the project estimated by the end of 2026. Attached is 
a graphic depicting the current Study Area for the proposed project. 

VHB is contacting you to determine if there are any recently approved or planned developments (that have current 
pending applications) within one mile of the Study area. For these projects, please provide as much specific 
information as possible about any recently-approved or planned developments, including, but not limited to, the 
type of proposed development; the size of the proposed development (square footage; numbers and types of units, 
if residential); the location of the proposed development; estimated time of completion of the project; and the 
availability of traffic studies - completed or ongoing. For these projects, please provide copies of site plans and the 
related traffic studies, as available. We understand that we may be asked to pay for the cost of copying.  

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis.  If we do not receive a response from you by September 21, 2023, we will assume that there are no 
approved or planned development projects that could affect the study area.  Should you have any questions or wish 
to discuss this matter, please do not hesitate to contact the undersigned. Thank you for your prompt attention to 
this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba 
Attachments:  Study Area Map 

Filled and Signed FOIL Form 
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INCORPORATED VILLAGE OF HEMPSTEAD 
Application for Public Access to Records 

TO:       Records Access Officer   
             Incorporated Village of Hempstead 
             99 James A. Garner Way 
             Hempstead, N.Y. 11550 
  Fax (516) 478-6599               Sec:________Block:_______Lot:________ 
 
I HEREBY APPLY TO INSPECT THE FOLLOWING RECORD(S): 
 
Information on recently approved or planned developments (that have currently pending applications) 
within one mile of study area (See attached map). For these projects, please provide as much specific 
information as possible including type of proposed development, size (sq.ft. / number / type of units), 
location, estimated time of completion, availability of traffic studies, site plans etc. We understand that 
we may be asked to pay for the cost of copying. 
 
REASON FOR INSPECTION OF RECORD(S): 
VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. is performing a Traffic 
Impact Study for the redevelopment of the existing Nassau Veterans Memorial Coliseum property 
located at 1255 Hempstead Turnpike, Town of Hempstead, New York. The proposed project is 
anticipated to be fully constructed by the end of 2029 with completion of Phase I for the project 
estimated by the end of 2026. Requested information is required for the Traffic Impact Study. 
 
Print Name: Patrick Lenihan_     Signature: _______________________ 
 
Print Address: 100 Motor Parkway, Suite 350  Town/Village: Hauppauge, NY 11788 __ 
 
Print Representing Agency: LVS NY Holdco 2, LLC_ Date: 08.03.2023    Phone: (631)787-3403__ 
 
 

FOR VILLAGE USE ONLY 
APPROVED: _______                                                                Department File  
 
DENIED  (for the reason(s) checked below)                              ____________________ 
 
_________ Confidential 
 
_________ Unwarranted invasion of personal privacy 
 
_________ Record of which this village is legal custodian cannot be found 
 
_________ Record is not maintained by this village 
 
_________ Exempted by stature other than the Freedom of Information Act 
 
_________ Other (specify)  
 
_______________________                _____________________       __________________ 
Signature                  Title                 Date 
 
NOTICE: You have a right to appeal a denial of this application to the head of this village. 
 
Print Name: _________________________________ Print Address: _______________________  
 
Who must fully explain his reasons for such denial in writing seven (7) days of receipt of an appeal. 
 
I hereby appeal:   ____________________________        _____________________________ 
                               Signature                                                                Date:                      
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

VIA ELECTRONIC MAIL AND CERTIFIED RETURN RECEIPT MAIL 

Records Access Officer 
Incorporated Village of Westbury 
235 Lincoln Place 
Westbury, NY  11590 

Re: Traffic Impact Study – Other Planned Developments Request 
Redevelopment of Nassau Veterans Memorial Coliseum Property 
1255 Hempstead Turnpike, Uniondale, New York 

To Records Access Officer: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York. The proposed project is anticipated to be fully 
constructed by the end of 2029 with completion of Phase I for the project estimated by the end of 2026. Attached is 
a graphic depicting the current Study Area for the proposed project. 

VHB is contacting you to determine if there are any recently approved or planned developments (that have current 
pending applications) within one mile of the Study area. For these projects, please provide as much specific 
information as possible about any recently-approved or planned developments, including, but not limited to, the 
type of proposed development; the size of the proposed development (square footage; numbers and types of units, 
if residential); the location of the proposed development; estimated time of completion of the project; and the 
availability of traffic studies - completed or ongoing. For these projects, please provide copies of site plans and the 
related traffic studies, as available. We understand that we may be asked to pay for the cost of copying.  

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis.  If we do not receive a response from you by September 21, 2023, we will assume that there are no 
approved or planned development projects that could affect the study area.  Should you have any questions or wish 
to discuss this matter, please do not hesitate to contact the undersigned. Thank you for your prompt attention to 
this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba 
Attachments:  Study Area Map 

Filled and Signed FOIL Form 
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Patrick Lenihan

100 Motor Parkway, Suite 350, Hauppauge, NY 11788

(631)787-3403

plenihan@vhb.com

Please see the study area map

Information on recently approved or planned developments (that have currently pending applications)
within one mile of study area (See attached map). For these projects, please provide as much specific 
information as possible including type of proposed development, size (sqft / number / type of units), 
location, estimated time of completion, availability of traffic studies, site plans etc. We understand that we 
may be asked to pay for the cost of copying.

08.03.2023
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FINDINGS, CONDITIONS, STIPULATIONS, UNDERTAKINGS & 
RESOLUTIONS IN THE MATTER OF THE APPLICATION OF 

TERWILLIGER & BARTONE PROPERTIES 
(Cornerstone 2) 

The following RESOLUTIONS were offered for adoption by Trustee Jefferson: 
 

WHEREAS, on December 5, 2019, the Board of Trustees enacted Article XXXIX of 
Chapter 248 of the Village Code, “Maple Union TOD District” (the “T.O.D. Zone”), to permit the 
development of transit oriented multi-family residential and mixed-use projects in the area 
surrounding the Westbury LIRR Station; and 

 
WHEREAS, in connection with the adoption of the T.O.D. Zone, the Board of Trustees 

prepared and adopted, pursuant to the State Environmental Quality Review Act (“SEQRA”), a 
Generic Environmental Impact Statement (“GEIS”) (which includes the draft Generic 
Environmental Impact Statement, the substantive comments received and the responses thereto, 
and a Final Generic Environmental Impact Statement) that analyzed the maximum development 
potential under the T.O.D. Zone, as adopted, as a baseline for future development in the T.O.D. 
Zone, and made a negative declaration with regard to the potential environmental impacts under a 
full-build out scenario; and 

 
WHEREAS, Terwilliger & Bartone Properties (“Applicant”) has filed an application (the 

“Application”) including preliminary plans and specifications (“Plans”) to develop a 58-unit multi-
family project located at 425 Railroad Avenue, Westbury, New York under the T.O.D. Zone, 
which, as proposed, includes 58 rental units, 64 parking spaces, certain amenities and certain public 
benefits (including affordable housing in excess of that required by the Code; veteran housing 
program incorporated into the affordable housing plan; inclusion of micro-units; inclusion of a 4-
foot sidewalk “bump-out” to create a wider sidewalk with plantings); and the provision of other 
public community benefits (the “Project”); and 

 
WHEREAS, the property known as 425 Railroad Avenue is identified on the Nassau 

County Tax Map as Section 10, Block 229, Lot 32 and is approximately .64 acres, and is located 
in the MU R4 Zoning District; and 

 
WHEREAS, the Board has referred the matter to the Nassau County Planning Commission 

pursuant to Section 239-m of the General Municipal Law, and the Nassau County Planning 
Commission has issued a resolution dated March 10, 2022 deferring the matter to the Village Board 
as a local determination; and 

 
WHEREAS, Applicant has filed with the Nassau County Industrial Development Agency 

(“IDA”) a still-pending application for certain proposed benefits and tax abatements, which are 
intended to result in an agreement for a “Payment in Lieu of Taxes” (“PILOT”), related to the 
development of the Project, a copy of such application having been submitted to the Board, and 
constituting a part of the Record; and 
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WHEREAS, Applicant has notified the property owners within 200 feet of the premises, 
and submitted proof of mailing to the Board at the Hearing; and 

 

WHEREAS, in connection with such Application, the Village Board of Trustees (“Board”) 
has: (i) received and reviewed the Application and Plans; (ii) received and reviewed an 
Environmental Assessment Form (“EAF”) and Phase 1 environmental assessment (“Phase 1”) 
submitted by Applicant; (iii) held public hearings on April 21, 2022 and June 2, 2022 and received 
comments related to the Application (together, the “Public Hearing”); (iv) received and reviewed 
supplemental material requested by the Board or submitted by Applicant in connection with the 
Application or at the Public Hearing; (v) received and reviewed the Applicant’s IDA application; 
and (vi) taken such other actions and received and reviewed such other information as came before 
it in connection with the Application (all such material and items constituting the public record 
[“Record”] pertaining to the Application). 

 
WHEREAS, in connection with such Application, the Board at the April 21, 2022 Public 

Hearing declared itself lead agency with regard to SEQRA; and 
 
WHEREAS, in connection with the Board’s declaration of Lead Agency, the Board 

received a letter dated March 15, 2022 from the Nassau County Department of Health, outlining 
Department of Health Regulations and guidelines as they related to the subject property; and 

 
WHEREAS, upon examining the Record, on May 19, 2022, the Board issued a negative 

declaration under SEQRA related to the Project. 
 

FINDINGS 
 

The Village Board of Trustees has given due deliberation to and analyzed the Application 
and Record under the standards set forth in Section 248-360 of the Village Code, and makes the 
following findings: 

 
(1) The Project is a permitted use within the MU-R4 Zone. The Applicant seeks relief from four 

areas of code deficiencies. First, the building height allowed as of right is 40 feet, while the 
Applicant seeks a maximum height of 43 feet (plus 5 foot parapet, which is not included in 
the height calculation). Second, three stories are allowed as of right, while the Applicant 
seeks four stories. Third, 51 of the 64 parking stalls are undersized, at 9’x18’; under the 
Code, stalls are required to be 9’x20’. Lastly, the allowable lot coverage is 50%, but the 
Applicant is seeking 60.5% lot coverage. 

 
(2) The Project is consistent with the intent of the T.O.D. Zoning Code and the Village’s 

Comprehensive Plan. 
 

(3) The Board makes the following findings with regard to traffic and parking.  
 

Applicant submitted several reports in this regard, including: (a) a copy of its previously-
prepared traffic study dated July 2, 2021 and a supplement thereto dated August 23, 2021 
(prepared for Applicant’s previously-approved T.O.D. project at 461 Railroad Avenue, or 
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“Cornerstone 1”); (b) two reports from R&M Engineering, dated January 26, 2022 and 
February 18, 2022, which were made a part of the Record, (c) supplemental reports dated 
April 25, 2002 and May 2, 2022, which addressed additional analysis of the traffic at Post 
and Railroad Avenues as well as turn radius analysis for the property next door to the Project 
site (437 Railroad Avenue) given the new curb line augmentation on the south side of 
Railroad Avenue, as requested by the Board at the April 21, 2022 meeting. In addition, two 
engineers testified at the Public Hearing, with regard to traffic counts, the need for a traffic 
signal at Railroad Avenue and School Street, parking requirements, and the turning radius for 
trucks entering and exiting 437 Railroad Avenue.  

 
The Board retained Greenman-Pedersen, Inc. (“GPI”), the traffic engineer that worked with 
the Village on the traffic related issues for the GEIS on the TOD Zone implementation, to 
review and assess Applicant’s traffic analysis and supplemental information.  GPI provided 
the Village with a summary report dated May 6, 2022 that confirmed that the traffic analysis 
and turning radius analysis prepared by R&M (including the supplemental information) was 
adequate and substantially accurate in assessing the impacts of the Project. 
 
Based on the documents described, the Board makes the following findings with regard to 
traffic and parking: 
 

a) The amount of parking proposed for the development meets the requirements 
contained in the code, and will be sufficient for the building; and 

b) Although the parking spaces are undersized, at 9’x18’ (required: 9’x20’), 
Superintendent of Buildings has testified that this is an “industry standard” size, 
and the Board finds that the size of the parking spaces is adequate; and 

c) The traffic expected to be generated by the proposed project will be approximately 
twice the quantity of traffic as the existing use, some of which may be mitigated by 
the proximity of the LIRR train station; and 

d) The intersection of Railroad Avenue and School Street should operate at an 
acceptable level of service once the proposed project is complete and fully rented, 
which is expected to be in two years; and 

e) According to the factors described in Manual of Uniform Traffic Control Devices, 
which is published by the Federal Highway Administration, a traffic signal is not 
warranted currently or once the project is complete and fully rented; and 

f) The quality of the traffic generated from the site will change (in a positive manner) 
from truck trips to passenger vehicle trips; and 

g) The analysis performed by the Applicant’s Engineers are consistent with the 
analysis performed by the Village in the GEIS; and 

h) The curb line and electrical pole, as they will be moved, will not prevent trucks 
from backing into or exiting the property at 437 Railroad Avenue. 

 
In the Board’s opinion, future developments, including Cornerstone 1 and 2, and the proposed 
MTA project on Railroad Avenue, may require additional mitigation in the future, including  
but not limited to  a traffic light at School Street and Railroad Avenue. At this time, however, 
it is premature to require any developer to provide funds towards such a mitigation. 

 
(4) The Board finds that the public benefits outlined in the Application justify the Board’s 
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approval of the Application with the modest density and story-count bonuses requested. 
 

In this regard, the Board notes that the Applicant has not asked for the maximum height, 
number of stories, or density that would be allowed with bonuses, under the MU-R4 Zone. 
In particular, the maximum height allowed with bonuses would be 65 feet, but the height 
proposed is an average of 43 feet; the maximum number of stories with bonuses is five, but 
the number of stories proposed is four, and the maximum density would be 101 units per 
acre with bonuses, while the Applicant proposes 90.63 units per acre. 

 
As public benefits to support its request for bonus credits, the Applicant proposes to provide 
micro-units, additional affordable units beyond those required, a veteran’s preference, a 
widening of the sidewalk to allow for plantings which will be maintained by the Applicant, 
moving certain electrical poles and street wires, upgraded lighting, an exclusive access to 
the Westbury LIRR station, recladding the building at 417 Railroad Avenue to match the 
applicant, which is intended to provide a more attractive streetscape, and certain benefits to 
the Westbury School District. 
 
With regard to housing, the Applicant has provided in its plan micro-units, two additional 
affordable housing units above what is required (14% in total), and a veteran’s housing 
program, which will be incorporated into the affordability determination process. The 
affordable and veteran’s preference will be administered by Long Island Housing 
Partnership. 
 
Applicant has also proposed certain beautification measures. Applicant has agreed to widen 
the sidewalk in front of its property on Railroad Avenue in order to provide street 
beautifying plantings, which will be provided by and maintained by the Applicant. Further, 
Applicant will cause certain electrical poles to be moved from the north side of Railroad 
Avenue to the south side of Railroad Avenue, which will beautify the street. The poles in 
question are located from School Street to a point approximately 1,100 linear feet east of 
Post Avenue. Applicant will also provide upgraded street lighting on the affected poles, 
consistent with those submitted as Applicant’s Exhibit 2 to the Record. Lastly, Applicant 
plans to reclad the building at 417 Railroad Avenue (the property to the west of the subject 
Property) to match the Applicant’s proposed building, in order to provide a unified looking, 
attractive streetscape. 
 
The Applicant has also indicated that they will be working with 3TC, the contractor for 
LIRR constructing the third track, to provide a dedicated walkway from Cornerstone 2 for 
residents of Cornerstone 1 and 2 to access the railroad station directly from the rear of the 
building. Although this will mainly be a benefit for those living within the Property, this 
may also have the added effect of reducing traffic in the area.  
 
Lastly, the Applicant has pledged $90,000 to the Westbury Union Free School District for 
the construction of tennis courts, evidence of which was submitted as Applicant’s Exhibit 
6 to the Record (herein, the “School Public Benefit”). 
 
The Board finds that, taken together, the benefits provided outweigh the bonuses sought. 
As noted, the bonuses sought are relatively minor, and the benefits provided will supply 
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valuable affordable housing, beautification, and benefits to the local school district.  
 

(5) The Board finds that the PILOT relief that Applicant seeks from the IDA, as described to us 
on the Record, and if consistent with the PILOT condition contained herein, shall not have 
a material adverse effect. We note that the original value for the “as built” property, 
reflected in the valuation report prepared by Standard Valuation Services, dated 12/24/21, 
on behalf of the IDA, was rejected by the Village as too low, and the IDA is utilizing the 
higher value and PILOT schedule developed by the Village Assessor in its PILOT 
Agreement.  As reflected in the Village’s GEIS, there will be no revenue loss to the Village 
or any other taxing jurisdictions. Rather, there will be an increase in tax revenue, phased in 
over time, that will be accretive to all taxing jurisdictions, above what they are collecting 
today. In addition, the Board finds that as reflected in the GEIS, and confirmed on the 
Record, any additional costs to the taxing jurisdictions occasioned by the Project will be 
outweighed by the accretive tax benefits generated. The make-whole payment to the 
Village, as the host community, shall also eliminate any negative fiscal or tax impact to the 
Village as a result of the Project. 

 
RESOLUTIONS 

 

NOW THEREFORE, BE IT RESOLVED: 

SEQRA 

(1) On May 19, 2022, the Board resolved that the Project is consistent with the GEIS 
prepared by the Village in connection with the adoption of the TOD Zone in all material 
respects and, except as relating to the supplemental matters which were further 
analyzed, no additional SEQRA evaluation or analysis was required from that contained 
in the Village’s GEIS. 

 
(2) Based on the foregoing, and relying on the analysis done in the GEIS and subsequent 

thereto in connection with the Project, the Board resolved on May 19, 2022 that the 
proposed action will not have a significant adverse impact on the environment, and 
issued a negative declaration as it relates to the Project. 

 
(3) The Board hereby ratifies the foregoing resolutions previously adopted. 

 
Adoption 

 

NOW THEREFORE, BE IT RESOLVED, based upon all of the above, including the 
Public Hearing and the Record, the Application to construct the Project, as described in the 
Application and the Record, is hereby APPROVED, subject to the conditions, stipulations and 
undertakings contained herein. 
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CONDITIONS, STIPULATIONS & UNDERTAKINGS 
 

1) If any condition, stipulation or undertaking contained herein is not fulfilled, this 
Resolution is of no force and effect. 

 
2) Prior to the issuance of building permits for the Project: 

 

(i) Payment in full of the Village building permit fee as calculated pursuant to the 
Village’s Fee Schedule. 
 

(ii) Submission to the Village of a written undertaking as to the required host 
community make-whole payments (including a schedule of payments based on 
the PILOT-agreed starting building value, such schedule to be adjusted annually 
based on the Village’s actual annual tax increases or decreases). (Village Code 
Section 248-360 (A)(15)). Such undertaking shall be recorded in the land 
records of Nassau County for the Premises, and evidence of such recording shall 
be submitted to the Village. 
 

(iii) Posting by Applicant, if required by the Superintendent of Buildings, of 
adequate assurances of completion (which may be by way of completion bond, 
etc.).  (Village Code Section 248-360 (C)(6)). 
 

(iv) Submission to the Village of a full set of final construction plans and 
specifications, consistent with the Plans (the “Final Plans”), to the satisfaction 
of the Superintendent of Buildings. 

 

(v) Submission to the Village of bring-down copies of utility letters of availability 
(water, gas, electric, etc.) to the satisfaction of the Superintendent of Buildings. 

  
(vi) Submission to the Village of signed undertakings related to the project as 

required under the T.O.D. Zoning Code, or otherwise by the Village (including 
Sections 248-360(A)(15). 

 
(vii) Submission to the Village of an executed letter of intent or similar document 

between the Applicant and a local housing group which will administer the 
affordability of the housing units, pursuant to Section 248-361 of the Code. 

 
(viii) Submission to the Village of insurance certificates related to the project and 

naming, as appropriate, the Village and any other additional insureds designated 
by the Village. Insurance amounts will be set by the Superintendent of 
Buildings. 

 
(ix) The Applicant’s final executed PILOT Agreement with the IDA shall be 

submitted to the Village for approval, in form and substance acceptable to the 
Village, which shall include the PILOT schedule contained in the record as 
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Village Exhibit 9, including the following attributes: 
1. Minimum as-built IDA assessed value:  $11,100,000; 
2. Minimum PILOT payment, pre-construction shall be no less than $76,004, 

and shall never decrease below that amount; 
3. Minimum first year PILOT payment, post-construction, after certificates of 

occupancy are issued shall be no less than $106,890 (aggregate, excluding 
Village make-whole); 

4. Maximum 20-year PILOT duration after completion of construction; 
5. Straight line PILOT phase-in to full taxes after completion of construction. 
 

The Approval contained herein is subject to a final PILOT Agreement between the 
Applicant and the Nassau County IDA which is acceptable to the Village. 
 

3) Prior to the issuance of certificates of completion or occupancy for the Project: 
 

(i) Submission to the Village of a full set of “as built” plans to the satisfaction of 
the Superintendent of Buildings. 

 
(ii) Submission to the Village of certified copies of all recorded covenants, 

restrictions or other instruments required in connection with the Project 
(including under Sections 248-360(2); 248-361(C)(1) and (2); and 248-
362(B)(2) of the Village Code). 

 
(iii) Submission to the Village of an executed agreement with the Long Island 

Housing Partnership or other qualified not-for-profit third-party housing 
organization, in form and substance acceptable to the Village, with respect to 
the formation, maintenance and monitoring of the Project’s development and 
management of the required and additional affordable units (including veteran 
preference provisions), pursuant to Section 248-361 of the Village Code. 

 
(iv) Submission to the Village of a parking management plan (“PMP”) acceptable 

to the Village to assure that the parking at the building is managed and adequate, 
which may include one or more of (a) inclusion in tenant leases a restriction to 
no more than one car per unit (lease language to be provided to the Village); (b) 
assigned parking spaces; (c) proposed enforcement protocol by Applicant or its 
successors/assigns; (d) such other matters as is deemed appropriate by the 
Village to fulfill the intent of the PMP. The PMP shall be recorded on the land 
records of Nassau County for the Premises, and evidence of such recordation 
shall be delivered to the Village Attorney. 

 
(v) Submission to the Village of evidence to the Superintendent of Buildings of 

satisfactory completion of the School Public Benefit. 
 

4) General Conditions, Stipulations and Undertakings: 
 

(i) Until the issuance of final certificates of completion or occupancy, Applicant 
must, promptly on notice for the Village, “top off” any deposit required to be 
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maintained by it with the Village for the payment of the Village’s consultants 
or legal professionals (Village Code Section 248-360(A)(14)). 

 
(ii) The Superintendent of Buildings shall be promptly advised of any change in the 

ownership, management or control of the owner, operator, manager or other 
entity involved in the establishment owning or operating the premises and the 
Project. 

 
(iii) Prior to commencing any construction, Applicants must apply for and receive 

building permits and satisfy all conditions, stipulations and undertakings 
contained herein or required by the Superintendent of Buildings. 

 
(iv) Applicant shall apply for and receive building permits by no later than 

September 1, 2022. 
 

(v) Applicant shall commence construction of the Project, to the satisfaction of the 
Superintendent of Buildings, by no later than December 31, 2022. 

 
(vi) Once commenced, construction shall be continuous and shall progress without 

undue delay until completion (and consistent with a written Project timeline to be 
provided to the Village). 

 
(vii) Applicant shall, in connection with the finalization of its Final Plans, and its plans 

for relocation of the electrical lines to the south side of Railroad Avenue, work 
with the Village and the applicable utility(ies) to enhance the street lighting on 
Railroad Avenue from the site to  a location 1,100 linear feet east of Post 
Avenue, including the installation, at the Applicant’s expense, of additional 
streetlights, which will be consistent with the specification sheet submitted to as 
Applicant’s Exhibit 2 to the Record, in a manner deemed acceptable to the 
Village by the Village Superintendent of Buildings. 

 
(viii) Any material change on the Plans or Final Plans shall require the review and 

approval of the Superintendent of Buildings and the Board, which may require 
an additional public hearing. Any future change, amendment or modification to 
the Project (site, building, use or otherwise), following completion and the 
issuance of the initial certificates of occupancy, shall require the Applicant or 
its successors to make the appropriate application to the Village Board of 
Trustees under the T.O.D. Zone.  The Board of Trustees may, in the appropriate 
case refer such application to the Planning Board or Zoning Board pursuant to 
Section 248-360(C)(7) of the T.O.D. Zone, in its discretion. 

 
(ix) Applicant shall provide to the Village, by no later than March 1 of each year, a 

current rent roll and a Statement of Income and Expense for the prior calendar 
year (prepared in accordance with generally accepted accounting principles). 

 
(x) To the extent that there is any conflict between the provisions of the foregoing 

Findings, Resolutions, Conditions, Stipulations and Undertakings and the 
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provisions of the Village Code in general or the T.O.D. Code specifically, 
the provisions of these Findings, Resolutions, Conditions, Stipulations and 
Undertakings shall govern. 

 
 
 

ADOPTION 
 

The FINDINGS, RESOLUTIONS, CONDITIONS, STIPULATIONS AND 
UNDERTAKINGS contained herein, shall constitute the Board’s approval of the Project as 
presented pursuant to the Application. 
 

A motion was made by Trustee Jefferson for the adoption of the foregoing Findings, 
Resolutions, Conditions, Stipulations and Undertakings, and seconded by Trustee 
Corte, and the roll call for adoption resulted in the following: 
 

Trustee Corte -Aye 
Trustee Jefferson   -Aye 
Trustee Wise -Aye  
Trustee Abbatiello -Aye  
Mayor Cavallaro -Aye 

 
Filed:  June 2, 2022 
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               Greenman-Pedersen, Inc.                     325 West Main Street                           Babylon, NY 11702                          p 631-587-5060 

An Equal Opportunity Employer 

 

PROJECT MEMORANDUM - BAB-2200043.01 
 

To: Anna K. Vikse, Village Attorney – Incorporate Village of Westbury 

From: Talha Ahmad P.E., PTOE and Chirantan Kansara, P.E., PTOE 

Date: 05/06/2022 

Re: 
Traffic Analysis Review - associated with two developments along Railroad Avenue (Street Address: 425 
& 461 Railroad Avenue, Westbury, NY) 

 

 
Greenman-Pedersen, Inc. (GPI) is pleased to submit the findings of a high-level traffic operational review of 
the “Traffic and Parking Assessment” reports prepared by R&M Engineering, for the two projects that are 
being proposed within the newly approved Transit Oriented Developments (TOD) zone located adjacent to 
the Westbury Long Island Rail Road (LIRR station), known as the ‘Maple/Union Triangle”.  These two projects 
are located along Railroad Avenue and will include the following land uses: 
 

• Cornerstone at Westbury Phase I (461 Railroad Avenue) – 72 residential units 

• Cornerstone at Westbury Phase II (425 Railroad Avenue) – 59 residential units* 
 
*Note: The applicant of this project was also asked to provide additional information on the potential traffic 
impacts associated with the redevelopment of the MTA Parking Lot located along Railroad Avenue for which 
plans are not finalized but are expected to include a maximum of 162 residential units (as per the Village 
Code). 

 
The object of GPI’s review is to determine the accuracy of assumptions used by the applicants in preparing 
the reports and identify any major flaws that could change the outcome of their traffic assessment compared 
to that presented in the DGEIS and FGEIS adopted by that Incorporated Village of Westbury. The review 
resulted in the following findings: 
 
Traffic Assessment.  The traffic impact review involved a qualitative assessment of the two new TOD 
applications (letters dated: July 2, 2021, August 23, 2021, February 18, 2022, and April 25, 2022), that will 
be a part of the larger Maple/Union Avenue Triangle Rezoned site. This assessment included:  
 

Background Growth: The DGEIS utilized a background vehicular growth rate of 0.395% per year 
(based on NYMTC publication).  The vehicular growth rate used in these letter memos is 0.5% per 
year (obtained from the NYSDOT).  This represents a conservative case.  GPI has no issues with the 
use of a conservative background traffic growth rate for this assessment 

 
Trip Generation: Trip generation rates for the DGEIS were derived from the 10th Edition of ITE Trip 
generation Manual.  The above noted applications utilized 10th and 11th Editions of this ITE manual.  
An assessment of these trip generation rates indicate that are some variations in the outcome of 
vehicle trip ends due to the variation in the manual use and methodology adopted in determining TOD 
credits.  However, the new resulting trips, when compared to the DGEIS results, falls within the range 
that was previously assessed. Thus, the methodology utilized to determine the future trip generation 
is acceptable.   
 
Trip Assignment: R&M Engineering assigned 85% of the proposed traffic on to the Railroad Avenue 
and School Street intersection.  They need to provide their rationale for this assignment since vehicles 
may also choose to utilize the Post Avenue and Railroad Avenue intersection.  The Railroad Avenue 
and Post Avenue intersection will probably be utilized equally (or more) compared to the Railroad 
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Avenue and School Street intersection.  Regardless of the trip assignments, the Post Avenue 
intersections needs to be evaluated to determine the potential of any traffic impacts by these two 
developments, with mitigation measures provided, as warranted for its Build 2024 Condition. It is one 
of the intersections that will attract significant project generated traffic and is expected to result in 
traffic impacts as per the GEIS under the Build Conditions (AM and PM peak). Moreover, new traffic 
counts were conducted at the Railroad Avenue and School Street intersection and should also have 
been conducted at Post Avenue and Railroad Avenue intersection, to properly assess traffic impacts 
and the need for mitigation. 
 
Furthermore, project generated traffic assignment volume diagrams should have been included for a 
straightforward review of build condition capacity assessments.   
 
Capacity Analysis: Capacity assessments in DGEIS were conducted utilizing the Synchro Software 
version 10, based on highway capacity analysis techniques outlined in the 2010 Highway Capacity 
Manual (published by the Transportation Research Board). The above noted applications utilized the 
HCS software version 7, based on from highway capacity analysis techniques outlined in the 6th 
Edition of the Highway Capacity Manual (published by the Transportation Research Board). Both 
methodologies are presently acceptable for traffic impact assessments. These capacity analyses 
were conducted for the AM, PM, and Saturday peak hour of operations for the unsignalized 
intersections of Railroad Avenue at School Street and Project Driveways.  A review of the capacity 
analysis summary sheets indicates that these analyses were correctly performed and do not indicate 
any significant capacity impacts at these unsignalized intersections under its build conditions. 
 
Driveway Location: The proposed driveway location at 461 Railroad Avenue site is planned to be 30’ 
from the existing Railroad Avenue and School Street intersection. This closeness can create safety 
and operational constraints that can’t be evaluated by the capacity assessment alone.  The traffic 
along School Street will not be clearly visible from this driveway due to intersection sight distance 
constraints, particularly when southbound School Street traffic will be at an upward grade behind a 
retaining wall and northbound School Street will be hidden due to the new retaining wall located at 
the south corner of this intersection. In addition, the proximity of the driveway to the School Street 
intersection will create conflicts for vehicles entering and exiting the driveway.  Consideration should 
be given to move this proposed driveway further west from the intersection.  We suggest they follow 
the NYSDOT Driveway Design Policy guidance for proper placement of driveways. 
 
Mitigation Measures: The capacity analysis conducted for the unsignalized intersections of Railroad 
Avenue at School Street and at the site Driveway were correctly performed. However, as mentioned 
above, capacity analyses for the Post Avenue and Railroad Avenue were not performed.  It should 
be noted that mitigation measures were recommended at Post Avenue and Railroad Avenue 
intersection in the DGEIS under the Build 2033 Conditions. Without conducting an impact analysis 
for this intersection, it can’t be determined when mitigation should be implemented and by whom.  
Thus, it is difficult to determine whether or not the two newly proposed TOD developments could 
result in traffic impacts at this intersection and, thereby, be responsible for its mitigation. 
 
Furthermore, as per the DGEIS, a traffic signal was supposed to be installed at the School Street and 

Railroad Avenue intersection under the LIRR Third Track Expansion Project.  When will this 

installation take place? How long will this unsignalized intersection be allowed to operate under the 

present state of All-way Stop Control?  

 
Auto Turn Assessment.  In order to confirm the accuracy of autoturn assessment presented on drawing 
titled “Truck Maneuvering Sketch”, prepared by R&M Engineering dated 4/20/22, GPI conducted its own 
autoturn assessment.  This was done utilizing the same Design Vehicles (WB67 and SU40 trucks).  See 
attached R&M drawings for detail on which the colored turn radius sway path was developed and overlayed 
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by GPI. This assessment indicates that the new electrical pole installed across the street will not be in the 
turn path with appropriate use of these design vehicles when maneuvering in and out of the truck loading 
bays. The potential for a WB67 jumping over the south concrete curb by few inches while heading out from 
the westmost loading dock does exist. However, autoturn results are conservative in nature and trucks under 
a relatively slow speed are expected to make this turn without this curb encroachment. Overall, the trucks 
will be able to access the facility safely. Following traffic operational concern should however be noted. 
 

• The truck loading docks should be utilized appropriately for the designated truck sizes. Loading docks 
that are located on Lot 18 (further from the north curb) should be used by WB67, while docks that are 
located on loading Lot 17 (near the north curb) should be used by SU40.  Otherwise, inappropriately 
parked trucks may hang out of the north curb and encroach the westbound travel lane and can create 
safety issues and a choke point on Railroad Avenue. Furthermore, turning in and out of loading docks 
will also become extremely difficult and unsafe. 
 
 

 
 
Please let me know if you have any questions or want to discuss further. 
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 BOARD OF APPEALS 
 
 VILLAGE OF WESTBURY 
                              

  APPLICATION NO# 05-01-2021 
 
 A R E A   V A R I A N C E 

APPLICATION OF Ornstein Fetner Development 
249 Drexel Avenue, WESTBURY, NEW YORK 11590 

 
 RESOLUTION 
 

At a regular meeting of the Zoning Board of Appeals of the 
Village of Westbury, Nassau County, held on the 17th day of May, 
2021, the following resolution was offered by Board Member Dobrin, 
who moved its adoption, and seconded by Board Member Tallini, to 
wit: 
  

WHEREAS, the Zoning Board of Appeals of the Village of Westbury 
has received an application from Ornstein Fetner Development for 
variances of the Village Code, Chapter 248, Section 248-269(B), which 
allows up to 30% of the building coverage to be occupied by at grade, 
under-building parking (allowed: 30%; proposed: 47.2%); Section 248-
272(A), which requires each parking space to be at least 9 feet wide 
and 20 feet long (required: 9’x 20’; proposed: 9’x 19’); and Section 
248-272(B), which requires that the gross area devoted to parking, 
including aisles, to be an average of at least 350 square feet per 
parking space (required: 350 square feet/space; proposed: 319 square 
feet/space), to allow for the construction of a 3 story, 18 unit 
multi-family dwelling at the property known as 249 Drexel Avenue, 
Westbury New York; and  
 
 WHEREAS, in connection with such application, the Zoning Board 
of Appeals has received and reviewed the application, held a public 
hearing and received comments related to the application; and 
 
 WHEREAS, the Applicant had previously sought and obtained a 
special use permit from the Board of Trustees to permit them to 
construct a building with at-grade, underbuilding parking, and  
 
 WHEREAS, in connection with the special use permit, the Board 
of Trustees referred the matter to the Village of Westbury Planning 
Board, which opined that the special use permit application should 
be granted; and 
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 WHEREAS, in connection with the special use permit application, 
the Board of Trustees declared itself Lead Agency, and determined 
that the action is “Unlisted” pursuant to the State Environmental 
Quality Review Act (“SEQRA”), and issued a negative declaration 
pursuant to SEQRA; and 
 
 WHEREAS, in connection with the special use permit application, 
the Board of Trustees referred the matter to the Nassau County 
Planning Commission, which has deferred to the local agency on the 
matter; and 
 
 WHEREAS, the Board of Trustees, on April 1, 2021, found that 
the application met all the standards set forth in Section 248-262 
of the Village Code, and granted the special use permit to allow at-
grade parking under the proposed building, subject to several 
conditions and safeguards; and 
 

WHEREAS, the Zoning Board of Appeals has given due deliberation 
to the application and has performed the required balancing tests 
and has considered the benefit to the applicants if the variance is 
granted, as weighed against the detriment to the health, safety and 
welfare of the neighborhood or community by such grant, and makes 
the following findings: 
 

(1) The proposed variance will not produce an undesirable 
change in the character of the neighborhood and it will 
not result in a detriment to nearby properties.  The 
property in question is located in a B-2 Zoning 
District, and is bordered on the west by a municipal 
parking field owned by the Village and is bordered on 
the east by commercial property, and extends the entire 
block between Drexel Avenue and Belmont Avenue. The 
proposed building includes a retail space of 1,750 
square feet on the ground floor, in addition to 18 
residential units (4 studio, 10 1-bedrooms, and 4 2-
bedrooms). This type of mixed use provides a natural 
transition between the busy commercial nature of Post 
Avenue, and the residential neighborhood which begins at 
Fulton Street. It is noted that transitional areas 
between commercial and residential areas, such as this 
proposed use, are encouraged under the Village’s 
Comprehensive Plan. In addition, the proposed usage 
fulfills other goals outlined in the Comprehensive Plan, 
such as diversification of housing stock (by providing 
rental apartments, including three affordable units), 
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and encouraging mixed use development in the downtown 
area. Therefore, the additional at-grade underbuilding 
parking, and the other parking space variances, will not 
produce an undesirable change in the character of the 
community or detriment to nearby properties. 
 

(2) The benefit sought by the applicants cannot be achieved by 
some other method, feasible for the applicants to pursue, 
other than through an area variance.  

 
(3) The area variances requested, as amended, are not 

substantial.   
 

a. The variance of Section 248-269(B) of the Code would 
result in a 17.2% increase over that which is allowed. 
The Board finds that this is a reasonable amount of 
overage in the instant application, considering all the 
factors involved, including but not limited to the size 
and shape of the property. 

b. The variance of Section 248-272(A) of the Code is 
insubstantial. The parking space sizes are well within 
industry standards. 

c. The variance of Section 248-272(B) of the Code is 
insubstantial. The purpose of this provision is to 
ensure that there is adequate aisle width in the parking 
area. The 319 square feet average per space provides an 
aisle width of 22 feet, and the Board finds that this 
is adequate. 

 
(4) The proposed variance will not have an adverse effect or 

impact on the physical or environmental conditions in the 
neighborhood or district. The area to the east of the 
proposed building is already fully built out, and there 
will be no impact there. The area immediately to the west 
is a village owned parking lot, and the development is not 
expected to have an adverse impact on that.  Again, the 
Village Comprehensive Plan specifically encourages 
transitional areas between commercial and residential 
areas, such as this proposed use. Therefore, the Board 
finds that the proposed project will have no adverse impact 
or effect on the neighborhood or district. 
 

(5) The difficulty is not self-created. 
 
(6) We hereby determine that the granting of this variance is 
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the minimum variance deemed necessary and adequate and 
will preserve and protect the character of the 
neighborhood and the health, safety and welfare of the 
community. 

 
NOW, THEREFORE, BE IT RESOLVED that the application of Ornstein 

Fetner Development for variances of the Village Code, Chapter 248, 
Section 248-269(B), which allows up to 30% of the building coverage 
to be occupied by at grade, under-building parking (allowed: 30%; 
proposed: 47.2%); Section 248-272(A), which requires each parking 
space to be at least 9 feet wide and 20 feet long (required: 9’x 
20’; proposed: 9’x 19’); and Section 248-272(B), which requires that 
the gross area devoted to parking, including aisles, to be an average 
of at least 350 square feet per parking space (required: 350 square 
feet/space; proposed: 319 square feet/space), to allow for the 
construction of a 3 story, 18 unit multi-family dwelling at the 
property known as 249 Drexel Avenue, Westbury New York, is hereby 
granted for the reasons stated above, subject to the following 
conditions: 

 
1. Individual parking spaces must be reserved for and assigned 

to residents of the building by number or other identifying 
information, with appropriate signage. 

2. Parking must be secured by a gate or similar device designed 
to prevent unauthorized parking whenever the retail component 
of the building is closed. 

3. The Applicant must abide by all conditions set forth by the 
Board of Trustees in its April 1, 2021 resolution. 

4. The Applicant must apply for and receive such approvals from 
the Planning Board as are determined to be required by the 
Superintendent of Buildings. 
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 DECISION 
The question of the foregoing resolution was duly put to a vote 

as follows:   
 

    Chairperson Monti     -Aye 
Member Tallini  -Aye 
Member Bailey  -Aye 
Member Dobrin  -Aye 
Member Abbatiello  -Aye 

 
Dated:    June 21, 2021 
 
          Westbury, N.Y. 
 
Filed:    June 21, 2021 
          Westbury, N.Y. 
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VILLAGE OF WESTBURY 
APPLICATION FOR DEVELOPMENT IN THE MAPLE UNION TOD DISTRICT 

Page 1 of 5 
Rev. Feb. 2021 

Office Use Only 
Fee: ____________Deposit:__________ 
Date of Hearing: ___________________ 

 
Project Name:_______________________________________________________________________ 
Applicant:  _____________________________  Address: _____________________________ 
Daytime Phone: _________________________ _____________________________ 
Owner, if different:_______________________ Address: _____________________________ 
Daytime Phone: _________________________  _____________________________ 
(Attach additional pages as needed) 
 

1. Location: Street Address: _____________________________________________________, Westbury, NY 11590 
Westbury Zoning District: MU_______ Area of site:____________________ acres/ ______________ sq. ft. 
Nassau County Tax Map: Section:_____ Block:______ Lot(s):__________ 

2. Written Narrative Statement describing the nature of the proposed project, including how it is designed to 
serve the purposes of Article XXXIX of the Code; the site’s relationship to the immediately adjoining 
properties and surrounding neighborhood, the availability and adequacy of community facilities and utilities 
to serve the site, and the safety and capacity of the public roadways in the area of the site in relation to the 
anticipated traffic generation from the site:_______________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

3. List the professionals, engaged to work on project, including name, firm name, and contact information (to 
include planner, engineer, architect, surveyor and any other professionals): 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

4. Proposed Number of Units: ______________    Proposed Number of Units/Acre: _______________ 
5. Proposed Unit Mix: _____ Micro; _____ Studio; _____ 1 Bedroom; _____ 2 Bedroom; _____ 3 Bedroom  
6. Proposed number of rental vs. owned (condo, co-op, etc.) units:______________________________________ 
7. Projected Sales Prices/ Rentals:________________________________________________________________ 
8. Proposed No. of Parking Spaces: _____overall _____per unit _____per bedroom (Code Requirement: ________) 
9. Proposed Number of Floors: _______________ 
10. Describe any proposed commercial use: _________________________________________________________ 

____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

11. State whether the proposed project is “as of right” or is seeking a bonus under Article XXXIX of the Code, 
and what, if any bonuses are sought: ____________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

Alpine Residential - TBD
Alpine Residential, LLC 257 Park Ave. South

13th Floor
New York, NY 10010

(212) 949-5000

353 Union Ave
R-5 1.91 83,199

10 228 3, 145-150, 320-330, and 783

Architect - 
Fogarty Finger Architecture 
69 Walker Street, 
New York, NY 10013 
(212) 966-7450
Chris Fogarty A.I.A.

Civil Engineer- 
Vollmuth & Brush 
200 Blue Point Ave., 
Blue Point, NY 11715
(631) 363-2062
Jeffrey Vollmuth

Structural Engineer - Christie
Engineering, P.C., 66 York, St. 5th
Floor, Jersey City, NJ 07302 
(908) 470-1919
Rahul Sharma

MEP Engineer - 
KEA Engineering, P.E.,
186 Wood Ave. South First Floor,
Iselin, NJ 08830 
(732) 635-0044
Adam Khachaturian

193 101
0 27 97 59 10

193 Rental Units (100% Rental)

240 1.24 1 229
5 Floors above grade and 2 sub-grade parking levels

None

                                                                          Please refer to attached document for full description.

                                                                The proposed project is seeking a bonus under Article XXXIX of the
code to construct a 5 story building up to 65 ft. per the Schedule of Zoning Regulations.

Please refer to attached document
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APPLICATION FOR DEVELOPMENT IN THE MAPLE UNION TOD DISTRICT 
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Rev. Jan. 2020 

12. Describe the proposed method of ownership and maintenance of common utilities, facilities, and open 
space:______________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

13. Proposed affordable units (percentages and numbers): ____________________________________________ 
____________________________________________________________________________________________ 

14. Proposed veteran preferred units (percentages and numbers): ______________________________________ 
____________________________________________________________________________________________ 

15. Proposed age restricted units (percentages and numbers): __________________________________________ 
16. Describe method proposed to ensure compliance with any affordable, workforce, age-restricted or veteran 

preferred housing as per §248-361 of the Village Code:______________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

17. Describe eligibility requirements for proposed affordable, workforce, age-restricted or veteran preferred 
housing:____________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

18. Describe proposed public benefits, and provide analysis of the long-term (i.e. 10 years or more) economic 
value of the proposed public benefits to the Village as compared with the long-term economic value of the 
proposed incentives to the applicant:____________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

19. Describe proposed building amenities: _________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

21. Describe proposed private sanitation, waste and rubbish removal, and recycling plan, which is required by 
§248-362 of the Village Code: ___________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 
____________________________________________________________________________________________ 

*The Board reserves the right to require further information to properly review the application.* 

Attached hereto and made a part of this application, I submit the following: 
 10 copies of the preliminary development concept or site plan, drawn to a convenient scale, including: 

� The area of the project site, in acres and square feet; 
� A radius map indicating the location of the Proposed Project site with respect to neighboring 

properties and streets,  the names of all property owners within 200 feet of the site, the existing 
zoning of the site and the location of all zoning district boundaries in the surrounding area; and 

� A preliminary site development plan, indicating the approximate location and design of all 

                                                                                                         3 Veteran Preferred Units (15% of Affordable)

None

 20 Affordable Units (10.4%)

Please refer to attached document.

Trash and recycling will be collected on the 1st floor of sub-grade parking
in rolling containers. On collection days management will bring the containers to the parking garage entrance for
collection via the main entry drive off Union Ave.

                                                                  The building will feature a pool, fitness center, library, and work from
home areas.  Residents will be able to enjoy a landscaped interior courtyard.  Parking for residents will be located
in a two level underground garage below the building footprint and include a number of EV charging stations and
bike storage.

             Alpine Residential will own the property and South Oxford Management, an affiliate of Alpine
Residential, LLC,  will manage the property after completion.

                                                                                            Alpine Residential and its Affiliates currently manage
1,647 Affordable Housing units within its existing rental portfolio.  For this project in Westbury, Alpine
Residential will be looking to partner with an entity such as the Long Island Housing Partnership to administer
the qualifications process.  
Three units will be designated as veteran preferred.  Veterans will receive an extra ticket for their lottery
submission in the affordable housing process.

                Eligibility will be for those potential tenants at or below 80% of the median income for the
Nassau-Suffolk primary metropolitan statistical area as defined by the federal Department of Housing and Urban
Development as required in Section 248-361 of the Village Code.
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257 Park Ave. South, 13th Floor 

New York, NY 10010 
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June 1st, 2023 

Village of Westbury 

Application for Development in The Maple Union TOD District 

 

 

Question 2:  

Written Narrative Statement describing the nature of the proposed project, including how it is designed 

to serve the purposes of Article XXXIX of the Code; the site’s relationship to the immediately adjoining 

properties and surrounding neighborhood, the availability and adequacy of community facilities and 

utilities to serve the site, and the safety and capacity of the public roadways in the area of the site in 

relation to the anticipated traffic generation 

 

Response:  

 

The proposed project is located on 1.91 Acres of property within the MU-R5 zoning district. It is bounded between 

Union Avenue, Linden Avenue, and Scally Place, with the site currently holding a mixture of industrial buildings and 

parking lots.  The 193-unit multi-family building development will consist of a mix of studio, one-bedroom, two-

bedroom, and three-bedroom residences.  In order to soften the relationship between the building and the street, 

the building is set back along each street to accommodate a wide landscape buffer and provide a more pleasant 

pedestrian experience.   

 

The main entrance off Union Avenue, will have safe and easy access to the Westbury Long Island Railroad station 

directly across the street encourage residents to make use of public transportation to head into New York City.  

Along Scally Place, a smaller lobby is conveniently located within walking distance of Post Avenue shopping district.   

 

The façade design uses a variety of materials, and well-placed recesses to increase the visual interest and make the 

building feel less intrusive. The roofline pays homage to the many gable roofs in the neighborhood with a modern 

twist, while also helping to conceal rooftop mechanical units, elevator and stair bulkheads, and rooftop resident 

amenities.  
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Question 18:  

Describe the public benefits, and provide analysis of the long term (i.e. 10 years or more) economic value 

of the proposed public benefits to the Village as compared with the long term economic value of the 

proposed incentives to the applicant. 

 

Response:  

 

 Attached please find the 10-year analysis for this development comparing the benefits to the public as 

compared to the benefits that the developer will receive as a result of building the additional units.  Below 

is a brief explanation of the different areas of public benefit that correspond to the 10-year analysis.   

 

1. Additional Income to the Local Community – According to a report issued in April 2015 from the National 

Association of Home Builders, the construction of new rental units generates a $26,000 per unit recurring 

annual income to the local economy.  Applying an annual 2.5% inflation from 2015 to 2026 when the 

project is estimated to be completed equates to $34,114 in local annual spending per unit for a total of 

$2.8 Million annually for the 82 bonus units.  Over an 8-year period commencing after construction 

completion and factoring in an annual 2.5% inflation, the total income to the local economy is estimated 

at $24.4 Million for the additional bonus units in this development. 

2. Additional Construction Jobs – The construction of the two additional bonus floors and associated parking 

for this project will require additional time, resources, and construction workers on the project.  The 

development team has estimate that the construction of the bonus floors will lead to an additional $13.8 

million in labor payroll and benefits to the area labor force. 

3. Additional Annual Jobs – According to the report issued in April 2015 from the National Association of 

Home Builders; There are 44 annual jobs created by the construction of 100 rental apartment units.  

Applying a conservative $15/hr. minimum wage to the 36 jobs created by the 82 units, this would 

generate a yearly public benefit of $1,123,000 in wages to the local workforce.   

4. Permanent job creation within the development – In order to properly serve the bonus units an additional 

2 permanent jobs will be created above what would be required for a smaller 3 story building. 

5. Additional Village Taxes – According to a report issued by Cronin and Cronin in June 2023, the taxes to the 

village are estimated to be $161,606 for the 193 unit development which works out to $837 per unit.  The 

construction of the 82 units on the bonus floors equates to 42% ($68,662) of the total village tax estimate.  

Over the course of 10 years and grown at 2.5% per year, the revenue to the village will be increased by 

$769,245 with the construction of the bonus floors. 

6. Additional Affordable Units – To build an additional 82 units on the bonus floors, the code requires an 

additional 9 units to be set aside for affordable workforce housing.  The rent loss from these additional 

units is estimated to be $814 per unit for a total public benefit of $514,623 over the course of this 10 year 

analysis. 

7. Infrastructure Improvements – In order to improve the infrastructure surrounding the project and create 

more open space, the development will be relocating the overhead utility lines in the area below grade 

for an estimated cost of $430,000.  Underground electrical lines improve the dependability of electrical 

service to the community and helps enhance the look, feel, and walkability of the neighborhood.  

Hopefully this will encourage future developments to perform similar infrastructure improvements to the 

surrounding neighborhood. 
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FINDINGS, CONDITIONS, STIPULATIONS, UNDERTAKINGS & 
RESOLUTIONS IN THE MATTER OF THE APPLICATION OF 

TERWILLIGER & BARTONE PROPERTIES 
(Cornerstone 2) 

The following RESOLUTIONS were offered for adoption by Trustee Jefferson: 
 

WHEREAS, on December 5, 2019, the Board of Trustees enacted Article XXXIX of 
Chapter 248 of the Village Code, “Maple Union TOD District” (the “T.O.D. Zone”), to permit the 
development of transit oriented multi-family residential and mixed-use projects in the area 
surrounding the Westbury LIRR Station; and 

 
WHEREAS, in connection with the adoption of the T.O.D. Zone, the Board of Trustees 

prepared and adopted, pursuant to the State Environmental Quality Review Act (“SEQRA”), a 
Generic Environmental Impact Statement (“GEIS”) (which includes the draft Generic 
Environmental Impact Statement, the substantive comments received and the responses thereto, 
and a Final Generic Environmental Impact Statement) that analyzed the maximum development 
potential under the T.O.D. Zone, as adopted, as a baseline for future development in the T.O.D. 
Zone, and made a negative declaration with regard to the potential environmental impacts under a 
full-build out scenario; and 

 
WHEREAS, Terwilliger & Bartone Properties (“Applicant”) has filed an application (the 

“Application”) including preliminary plans and specifications (“Plans”) to develop a 58-unit multi-
family project located at 425 Railroad Avenue, Westbury, New York under the T.O.D. Zone, 
which, as proposed, includes 58 rental units, 64 parking spaces, certain amenities and certain public 
benefits (including affordable housing in excess of that required by the Code; veteran housing 
program incorporated into the affordable housing plan; inclusion of micro-units; inclusion of a 4-
foot sidewalk “bump-out” to create a wider sidewalk with plantings); and the provision of other 
public community benefits (the “Project”); and 

 
WHEREAS, the property known as 425 Railroad Avenue is identified on the Nassau 

County Tax Map as Section 10, Block 229, Lot 32 and is approximately .64 acres, and is located 
in the MU R4 Zoning District; and 

 
WHEREAS, the Board has referred the matter to the Nassau County Planning Commission 

pursuant to Section 239-m of the General Municipal Law, and the Nassau County Planning 
Commission has issued a resolution dated March 10, 2022 deferring the matter to the Village Board 
as a local determination; and 

 
WHEREAS, Applicant has filed with the Nassau County Industrial Development Agency 

(“IDA”) a still-pending application for certain proposed benefits and tax abatements, which are 
intended to result in an agreement for a “Payment in Lieu of Taxes” (“PILOT”), related to the 
development of the Project, a copy of such application having been submitted to the Board, and 
constituting a part of the Record; and 

 
 

Attachment I-510



-2-  

WHEREAS, Applicant has notified the property owners within 200 feet of the premises, 
and submitted proof of mailing to the Board at the Hearing; and 

 

WHEREAS, in connection with such Application, the Village Board of Trustees (“Board”) 
has: (i) received and reviewed the Application and Plans; (ii) received and reviewed an 
Environmental Assessment Form (“EAF”) and Phase 1 environmental assessment (“Phase 1”) 
submitted by Applicant; (iii) held public hearings on April 21, 2022 and June 2, 2022 and received 
comments related to the Application (together, the “Public Hearing”); (iv) received and reviewed 
supplemental material requested by the Board or submitted by Applicant in connection with the 
Application or at the Public Hearing; (v) received and reviewed the Applicant’s IDA application; 
and (vi) taken such other actions and received and reviewed such other information as came before 
it in connection with the Application (all such material and items constituting the public record 
[“Record”] pertaining to the Application). 

 
WHEREAS, in connection with such Application, the Board at the April 21, 2022 Public 

Hearing declared itself lead agency with regard to SEQRA; and 
 
WHEREAS, in connection with the Board’s declaration of Lead Agency, the Board 

received a letter dated March 15, 2022 from the Nassau County Department of Health, outlining 
Department of Health Regulations and guidelines as they related to the subject property; and 

 
WHEREAS, upon examining the Record, on May 19, 2022, the Board issued a negative 

declaration under SEQRA related to the Project. 
 

FINDINGS 
 

The Village Board of Trustees has given due deliberation to and analyzed the Application 
and Record under the standards set forth in Section 248-360 of the Village Code, and makes the 
following findings: 

 
(1) The Project is a permitted use within the MU-R4 Zone. The Applicant seeks relief from four 

areas of code deficiencies. First, the building height allowed as of right is 40 feet, while the 
Applicant seeks a maximum height of 43 feet (plus 5 foot parapet, which is not included in 
the height calculation). Second, three stories are allowed as of right, while the Applicant 
seeks four stories. Third, 51 of the 64 parking stalls are undersized, at 9’x18’; under the 
Code, stalls are required to be 9’x20’. Lastly, the allowable lot coverage is 50%, but the 
Applicant is seeking 60.5% lot coverage. 

 
(2) The Project is consistent with the intent of the T.O.D. Zoning Code and the Village’s 

Comprehensive Plan. 
 

(3) The Board makes the following findings with regard to traffic and parking.  
 

Applicant submitted several reports in this regard, including: (a) a copy of its previously-
prepared traffic study dated July 2, 2021 and a supplement thereto dated August 23, 2021 
(prepared for Applicant’s previously-approved T.O.D. project at 461 Railroad Avenue, or 
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“Cornerstone 1”); (b) two reports from R&M Engineering, dated January 26, 2022 and 
February 18, 2022, which were made a part of the Record, (c) supplemental reports dated 
April 25, 2002 and May 2, 2022, which addressed additional analysis of the traffic at Post 
and Railroad Avenues as well as turn radius analysis for the property next door to the Project 
site (437 Railroad Avenue) given the new curb line augmentation on the south side of 
Railroad Avenue, as requested by the Board at the April 21, 2022 meeting. In addition, two 
engineers testified at the Public Hearing, with regard to traffic counts, the need for a traffic 
signal at Railroad Avenue and School Street, parking requirements, and the turning radius for 
trucks entering and exiting 437 Railroad Avenue.  

 
The Board retained Greenman-Pedersen, Inc. (“GPI”), the traffic engineer that worked with 
the Village on the traffic related issues for the GEIS on the TOD Zone implementation, to 
review and assess Applicant’s traffic analysis and supplemental information.  GPI provided 
the Village with a summary report dated May 6, 2022 that confirmed that the traffic analysis 
and turning radius analysis prepared by R&M (including the supplemental information) was 
adequate and substantially accurate in assessing the impacts of the Project. 
 
Based on the documents described, the Board makes the following findings with regard to 
traffic and parking: 
 

a) The amount of parking proposed for the development meets the requirements 
contained in the code, and will be sufficient for the building; and 

b) Although the parking spaces are undersized, at 9’x18’ (required: 9’x20’), 
Superintendent of Buildings has testified that this is an “industry standard” size, 
and the Board finds that the size of the parking spaces is adequate; and 

c) The traffic expected to be generated by the proposed project will be approximately 
twice the quantity of traffic as the existing use, some of which may be mitigated by 
the proximity of the LIRR train station; and 

d) The intersection of Railroad Avenue and School Street should operate at an 
acceptable level of service once the proposed project is complete and fully rented, 
which is expected to be in two years; and 

e) According to the factors described in Manual of Uniform Traffic Control Devices, 
which is published by the Federal Highway Administration, a traffic signal is not 
warranted currently or once the project is complete and fully rented; and 

f) The quality of the traffic generated from the site will change (in a positive manner) 
from truck trips to passenger vehicle trips; and 

g) The analysis performed by the Applicant’s Engineers are consistent with the 
analysis performed by the Village in the GEIS; and 

h) The curb line and electrical pole, as they will be moved, will not prevent trucks 
from backing into or exiting the property at 437 Railroad Avenue. 

 
In the Board’s opinion, future developments, including Cornerstone 1 and 2, and the proposed 
MTA project on Railroad Avenue, may require additional mitigation in the future, including  
but not limited to  a traffic light at School Street and Railroad Avenue. At this time, however, 
it is premature to require any developer to provide funds towards such a mitigation. 

 
(4) The Board finds that the public benefits outlined in the Application justify the Board’s 
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approval of the Application with the modest density and story-count bonuses requested. 
 

In this regard, the Board notes that the Applicant has not asked for the maximum height, 
number of stories, or density that would be allowed with bonuses, under the MU-R4 Zone. 
In particular, the maximum height allowed with bonuses would be 65 feet, but the height 
proposed is an average of 43 feet; the maximum number of stories with bonuses is five, but 
the number of stories proposed is four, and the maximum density would be 101 units per 
acre with bonuses, while the Applicant proposes 90.63 units per acre. 

 
As public benefits to support its request for bonus credits, the Applicant proposes to provide 
micro-units, additional affordable units beyond those required, a veteran’s preference, a 
widening of the sidewalk to allow for plantings which will be maintained by the Applicant, 
moving certain electrical poles and street wires, upgraded lighting, an exclusive access to 
the Westbury LIRR station, recladding the building at 417 Railroad Avenue to match the 
applicant, which is intended to provide a more attractive streetscape, and certain benefits to 
the Westbury School District. 
 
With regard to housing, the Applicant has provided in its plan micro-units, two additional 
affordable housing units above what is required (14% in total), and a veteran’s housing 
program, which will be incorporated into the affordability determination process. The 
affordable and veteran’s preference will be administered by Long Island Housing 
Partnership. 
 
Applicant has also proposed certain beautification measures. Applicant has agreed to widen 
the sidewalk in front of its property on Railroad Avenue in order to provide street 
beautifying plantings, which will be provided by and maintained by the Applicant. Further, 
Applicant will cause certain electrical poles to be moved from the north side of Railroad 
Avenue to the south side of Railroad Avenue, which will beautify the street. The poles in 
question are located from School Street to a point approximately 1,100 linear feet east of 
Post Avenue. Applicant will also provide upgraded street lighting on the affected poles, 
consistent with those submitted as Applicant’s Exhibit 2 to the Record. Lastly, Applicant 
plans to reclad the building at 417 Railroad Avenue (the property to the west of the subject 
Property) to match the Applicant’s proposed building, in order to provide a unified looking, 
attractive streetscape. 
 
The Applicant has also indicated that they will be working with 3TC, the contractor for 
LIRR constructing the third track, to provide a dedicated walkway from Cornerstone 2 for 
residents of Cornerstone 1 and 2 to access the railroad station directly from the rear of the 
building. Although this will mainly be a benefit for those living within the Property, this 
may also have the added effect of reducing traffic in the area.  
 
Lastly, the Applicant has pledged $90,000 to the Westbury Union Free School District for 
the construction of tennis courts, evidence of which was submitted as Applicant’s Exhibit 
6 to the Record (herein, the “School Public Benefit”). 
 
The Board finds that, taken together, the benefits provided outweigh the bonuses sought. 
As noted, the bonuses sought are relatively minor, and the benefits provided will supply 
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valuable affordable housing, beautification, and benefits to the local school district.  
 

(5) The Board finds that the PILOT relief that Applicant seeks from the IDA, as described to us 
on the Record, and if consistent with the PILOT condition contained herein, shall not have 
a material adverse effect. We note that the original value for the “as built” property, 
reflected in the valuation report prepared by Standard Valuation Services, dated 12/24/21, 
on behalf of the IDA, was rejected by the Village as too low, and the IDA is utilizing the 
higher value and PILOT schedule developed by the Village Assessor in its PILOT 
Agreement.  As reflected in the Village’s GEIS, there will be no revenue loss to the Village 
or any other taxing jurisdictions. Rather, there will be an increase in tax revenue, phased in 
over time, that will be accretive to all taxing jurisdictions, above what they are collecting 
today. In addition, the Board finds that as reflected in the GEIS, and confirmed on the 
Record, any additional costs to the taxing jurisdictions occasioned by the Project will be 
outweighed by the accretive tax benefits generated. The make-whole payment to the 
Village, as the host community, shall also eliminate any negative fiscal or tax impact to the 
Village as a result of the Project. 

 
RESOLUTIONS 

 

NOW THEREFORE, BE IT RESOLVED: 

SEQRA 

(1) On May 19, 2022, the Board resolved that the Project is consistent with the GEIS 
prepared by the Village in connection with the adoption of the TOD Zone in all material 
respects and, except as relating to the supplemental matters which were further 
analyzed, no additional SEQRA evaluation or analysis was required from that contained 
in the Village’s GEIS. 

 
(2) Based on the foregoing, and relying on the analysis done in the GEIS and subsequent 

thereto in connection with the Project, the Board resolved on May 19, 2022 that the 
proposed action will not have a significant adverse impact on the environment, and 
issued a negative declaration as it relates to the Project. 

 
(3) The Board hereby ratifies the foregoing resolutions previously adopted. 

 
Adoption 

 

NOW THEREFORE, BE IT RESOLVED, based upon all of the above, including the 
Public Hearing and the Record, the Application to construct the Project, as described in the 
Application and the Record, is hereby APPROVED, subject to the conditions, stipulations and 
undertakings contained herein. 
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CONDITIONS, STIPULATIONS & UNDERTAKINGS 
 

1) If any condition, stipulation or undertaking contained herein is not fulfilled, this 
Resolution is of no force and effect. 

 
2) Prior to the issuance of building permits for the Project: 

 

(i) Payment in full of the Village building permit fee as calculated pursuant to the 
Village’s Fee Schedule. 
 

(ii) Submission to the Village of a written undertaking as to the required host 
community make-whole payments (including a schedule of payments based on 
the PILOT-agreed starting building value, such schedule to be adjusted annually 
based on the Village’s actual annual tax increases or decreases). (Village Code 
Section 248-360 (A)(15)). Such undertaking shall be recorded in the land 
records of Nassau County for the Premises, and evidence of such recording shall 
be submitted to the Village. 
 

(iii) Posting by Applicant, if required by the Superintendent of Buildings, of 
adequate assurances of completion (which may be by way of completion bond, 
etc.).  (Village Code Section 248-360 (C)(6)). 
 

(iv) Submission to the Village of a full set of final construction plans and 
specifications, consistent with the Plans (the “Final Plans”), to the satisfaction 
of the Superintendent of Buildings. 

 

(v) Submission to the Village of bring-down copies of utility letters of availability 
(water, gas, electric, etc.) to the satisfaction of the Superintendent of Buildings. 

  
(vi) Submission to the Village of signed undertakings related to the project as 

required under the T.O.D. Zoning Code, or otherwise by the Village (including 
Sections 248-360(A)(15). 

 
(vii) Submission to the Village of an executed letter of intent or similar document 

between the Applicant and a local housing group which will administer the 
affordability of the housing units, pursuant to Section 248-361 of the Code. 

 
(viii) Submission to the Village of insurance certificates related to the project and 

naming, as appropriate, the Village and any other additional insureds designated 
by the Village. Insurance amounts will be set by the Superintendent of 
Buildings. 

 
(ix) The Applicant’s final executed PILOT Agreement with the IDA shall be 

submitted to the Village for approval, in form and substance acceptable to the 
Village, which shall include the PILOT schedule contained in the record as 
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Village Exhibit 9, including the following attributes: 
1. Minimum as-built IDA assessed value:  $11,100,000; 
2. Minimum PILOT payment, pre-construction shall be no less than $76,004, 

and shall never decrease below that amount; 
3. Minimum first year PILOT payment, post-construction, after certificates of 

occupancy are issued shall be no less than $106,890 (aggregate, excluding 
Village make-whole); 

4. Maximum 20-year PILOT duration after completion of construction; 
5. Straight line PILOT phase-in to full taxes after completion of construction. 
 

The Approval contained herein is subject to a final PILOT Agreement between the 
Applicant and the Nassau County IDA which is acceptable to the Village. 
 

3) Prior to the issuance of certificates of completion or occupancy for the Project: 
 

(i) Submission to the Village of a full set of “as built” plans to the satisfaction of 
the Superintendent of Buildings. 

 
(ii) Submission to the Village of certified copies of all recorded covenants, 

restrictions or other instruments required in connection with the Project 
(including under Sections 248-360(2); 248-361(C)(1) and (2); and 248-
362(B)(2) of the Village Code). 

 
(iii) Submission to the Village of an executed agreement with the Long Island 

Housing Partnership or other qualified not-for-profit third-party housing 
organization, in form and substance acceptable to the Village, with respect to 
the formation, maintenance and monitoring of the Project’s development and 
management of the required and additional affordable units (including veteran 
preference provisions), pursuant to Section 248-361 of the Village Code. 

 
(iv) Submission to the Village of a parking management plan (“PMP”) acceptable 

to the Village to assure that the parking at the building is managed and adequate, 
which may include one or more of (a) inclusion in tenant leases a restriction to 
no more than one car per unit (lease language to be provided to the Village); (b) 
assigned parking spaces; (c) proposed enforcement protocol by Applicant or its 
successors/assigns; (d) such other matters as is deemed appropriate by the 
Village to fulfill the intent of the PMP. The PMP shall be recorded on the land 
records of Nassau County for the Premises, and evidence of such recordation 
shall be delivered to the Village Attorney. 

 
(v) Submission to the Village of evidence to the Superintendent of Buildings of 

satisfactory completion of the School Public Benefit. 
 

4) General Conditions, Stipulations and Undertakings: 
 

(i) Until the issuance of final certificates of completion or occupancy, Applicant 
must, promptly on notice for the Village, “top off” any deposit required to be 
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maintained by it with the Village for the payment of the Village’s consultants 
or legal professionals (Village Code Section 248-360(A)(14)). 

 
(ii) The Superintendent of Buildings shall be promptly advised of any change in the 

ownership, management or control of the owner, operator, manager or other 
entity involved in the establishment owning or operating the premises and the 
Project. 

 
(iii) Prior to commencing any construction, Applicants must apply for and receive 

building permits and satisfy all conditions, stipulations and undertakings 
contained herein or required by the Superintendent of Buildings. 

 
(iv) Applicant shall apply for and receive building permits by no later than 

September 1, 2022. 
 

(v) Applicant shall commence construction of the Project, to the satisfaction of the 
Superintendent of Buildings, by no later than December 31, 2022. 

 
(vi) Once commenced, construction shall be continuous and shall progress without 

undue delay until completion (and consistent with a written Project timeline to be 
provided to the Village). 

 
(vii) Applicant shall, in connection with the finalization of its Final Plans, and its plans 

for relocation of the electrical lines to the south side of Railroad Avenue, work 
with the Village and the applicable utility(ies) to enhance the street lighting on 
Railroad Avenue from the site to  a location 1,100 linear feet east of Post 
Avenue, including the installation, at the Applicant’s expense, of additional 
streetlights, which will be consistent with the specification sheet submitted to as 
Applicant’s Exhibit 2 to the Record, in a manner deemed acceptable to the 
Village by the Village Superintendent of Buildings. 

 
(viii) Any material change on the Plans or Final Plans shall require the review and 

approval of the Superintendent of Buildings and the Board, which may require 
an additional public hearing. Any future change, amendment or modification to 
the Project (site, building, use or otherwise), following completion and the 
issuance of the initial certificates of occupancy, shall require the Applicant or 
its successors to make the appropriate application to the Village Board of 
Trustees under the T.O.D. Zone.  The Board of Trustees may, in the appropriate 
case refer such application to the Planning Board or Zoning Board pursuant to 
Section 248-360(C)(7) of the T.O.D. Zone, in its discretion. 

 
(ix) Applicant shall provide to the Village, by no later than March 1 of each year, a 

current rent roll and a Statement of Income and Expense for the prior calendar 
year (prepared in accordance with generally accepted accounting principles). 

 
(x) To the extent that there is any conflict between the provisions of the foregoing 

Findings, Resolutions, Conditions, Stipulations and Undertakings and the 
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RESOLUTIONS, FINDINGS, CONDITIONS, 

STIPULATIONS & UNDERTAKINGS 
IN THE MATTER OF THE APPLICATION OF  
TERWILLIGER & BARTONE PROPERTIES 

 

The following RESOLUTIONS were offered for adoption by Mayor Cavallaro: 
 

WHEREAS, on December 5, 2019, the Board of Trustees enacted Article XXXIX of 
Chapter 248 of the Village Code, “Maple Union TOD District” (the “T.O.D. Zone”), to permit 
the development of transit oriented multi-family residential and mixed-use projects in the area 
surrounding the Westbury LIRR Station; and 

 
WHEREAS, in connection with the adoption of the T.O.D. Zone, the Board of 

Trustees prepared and adopted, pursuant to the State Environmental Quality Review Act 
(“SEQRA”), a Final Generic Environmental Impact Statement (“FGEIS”) (which includes the 
draft Generic Environmental Impact Statement, the substantive comments received and the 
responses thereto) that analyzed the maximum development potential under the T.O.D. Zone, 
as adopted, as a baseline for future development in the T.O.D. Zone, and made a negative 
declaration with regard to the potential environmental impacts under a full-build out scenario; 
and 

 
WHEREAS, Terwilliger & Bartone Properties (“Applicant”) has filed an application 

(the “Application”) including preliminary plans and specifications (“Plans”) to develop a 72-
unit multi-family project located at 461 Railroad Avenue, Westbury, New York under the 
T.O.D. Zone, which, as proposed, includes 72 rental units, 80 parking spaces, and certain 
amenities (including affordable housing in excess of that required by the Code, preferential 
housing for veterans, inclusion of micro-units, and a sidewalk “bump-out” which allows for a 
wider sidewalk and plantings) (the “Project”); and 

 
WHEREAS, the property known as 461 Railroad Avenue is identified on the Nassau 

County Tax Map as Section 10, Block 229, Lot 13, and is approximately .74 acres, and is 
located in the MU R4 Zoning District; and 

 
WHEREAS, the Board has referred the matter to the Nassau County Planning 

Commission pursuant to Section 239-m of the General Municipal Law, and the Nassau County 
Planning Commission has issued a resolution dated July 22, 2021 deferring the matter to the 
Village Board as a local determination; and 

 
WHEREAS, Applicant has filed with the Nassau County Industrial Development 

Agency (“IDA”) a still-pending application for certain proposed benefits and tax abatements, 
which are intended to result in an agreement for a “Payment in Lieu of Taxes” (“PILOT”), 
related to the development of the Project, a copy of such application having been submitted to 
the Board, and constituting a part of the Record; and 
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WHEREAS, in connection with such Application, the Board at the Public Hearing 

(herein defined) declared itself lead agency with regard to SEQRA; and 
 

WHEREAS, Applicant has notified the property owners within 200 feet of the 
premises, and submitted proof of mailing to the Board at the Hearing; and 

 

WHEREAS, in connection with such Application, the Village Board of Trustees 
(“Board”) has: (i) received and reviewed the Application and Plans; (ii) received and reviewed 
an Environmental Assessment Form (“EAF”) submitted by Applicant; (iii) received and 
reviewed supplemental material requested by the Board or submitted by Applicant in 
connection with the Application or at the Public Hearing; (iv) held a public hearing on August 
19, 2021 and received comments related to the Application (together, the “Public Hearing”); 
(v) received and reviewed the Applicant’s IDA application; and (vi) taken such other actions 
and received and reviewed such other information as came before it in connection with the 
Application (all such material and items constituting the public record (“Record”) pertaining 
to the Application). 

 
FINDINGS 

 

The Village Board of Trustees has given due deliberation to the Application, and has 
analyzed the Application and Record under the standards set forth in Section 248-360 of the 
Village Code, and makes the following findings: 

 
SEQRA 

 
(1) The Board finds that the Application is consistent with the Village’s FGEIS except that 

the following matter required additional SEQRA evaluation or analysis: A traffic study 
for the Application, specifically the traffic conditions at the site and the intersection of 
Railroad Avenue and School Street. 
 
To that end, Applicant submitted two letters from R&M Engineering, dated August 
18, 2021, and August 23, 2021, which were made a part of the Record. The Board has 
reviewed and analyzed these reports, and finds that the additional study satisfactorily 
addresses the traffic issues presented by the Application that had not been studied as a 
part of the FGEIS, and the Project will not result in an adverse change in the existing 
level of traffic. The Board, based in part on Applicant’s engineer’s report, makes the 
following findings: 

a) The parking proposed for the development meets the requirements contained in 
the code, and will be sufficient for the building; and 

b) The traffic expected to be generated by the proposed project will be 
approximately twice the quantity of traffic as the existing use, some of which 
may be mitigated by the proximity of the LIRR train station; and 

c) The intersection of Railroad Avenue and School Street should operate at an 
acceptable level of service once the proposed project is complete and fully 
rented, which is expected to be in two years; and 

d) Using the factors described in Manual of Uniform Traffic Control Devices, 
which is published by the Federal Highway Administration, a traffic signal is 
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not warranted currently or once the project is complete and fully rented. 
e) The quality of the traffic generated from the site will change (in a positive 

manner) from truck trips to passenger vehicle trips. 
f) The analysis performed by the Applicant’s Engineers are consistent with the 

analysis performed by the Village in the FGEIS. 
 

(2) The Board determines that the proposed action will not have a significant adverse impact 
on the environment. This determination is consistent with the FGEIS and in line with the 
determination that this Application is consistent with the FGEIS. 

 
In this regard, the Board has reviewed the Applicant’s submitted analysis and report 
from R&M Engineering that analyzed the environmental impact and SEQRA 
requirements in relation to the baseline FGEIS that the Village adopted in connection 
with the T.O.D. Zone. The Board finds that the consultant report adequately analyzed 
the Project in light of the FGEIS and is satisfied that the Project is consistent with the 
FGEIS and that only the supplemental traffic analysis was required to be undertaken. 

 
(3) The Board finds and determines that the Application and Project are consistent with the 

Zoning Code, including specifically the T.O.D. Code, the Village Comprehensive Plan 
and the FGEIS. 

 
(4) The Board finds that the Project is consistent with the intent and the type of 

development contemplated by the T.O.D. Zone. 
 

(5) The Board finds that the Project will not adversely affect the natural environment or 
property values in the area, and in fact will enhance them. 

 
The Board notes that the subject property is currently an underutilized and somewhat 
blighted light industrial site and the Project is expected to uplift the use of the property, 
be additive to the tax base, enhance the aesthetic and visual appeal of the property, and 
enhance the land values of adjacent parcels. 

 
General 

 

(1) The Project is a permitted use within the MU-R4 Zone. 
 

The Board notes that Section 248-354(D)(1) requires that there be “finished ground 
floor area of at least 50% of the area of the second floor”. There was some question as 
to which floor should be considered the “ground floor” in this Application. Applicant 
submitted a report from R&M Engineering, dated August 23, 2021, which relied on an 
interpretation of the NYS Building Code by a Department of State Civil Engineer. 
Under the NYS Building Code, a “story above grade plane” is any story with its 
finished floor surface entirely above grade plane, or in which the finished surface of 
the floor next above is either more than six feet above the average grade, or more than 
twelve feet above the finished ground level at any point. The Engineer explained that, 
under the proposed plans, the lowest level of the building includes only the parking 
facilities, which is partially below-grade under the building, and the average of the next 

Attachment I-520



-4-  

story elevation is 5.68 feet, and is not twelve feet above grade at any point. Therefore, 
the Board finds that the subsurface parking level does not qualify as a story, nor the 
ground floor. Notwithstanding that fact, the intent of the T.O.D. Zoning Code is to 
encourage a lively street front that enhances the pedestrian experience. The Applicant 
has revised its initial plans, per the Board’s request, to provide for a widened sidewalk 
in order to allow for certain landscaping and plantings in this location, which the Board 
finds meets the goals of the T.O.D. Zone. In addition, since the parking level is 
sufficiently below grade, despite the fact that the Village zoning code might typically 
count that level as a “story”, for purposes of this Project as proposed, the parking level 
will not be counted as a story and the Project will be considered four stories. 

 
Notwithstanding the foregoing, this finding shall not be considered a precedent for 
future applications. Among other things, (i) this Application is located in an area in 
which it is unlikely that there will be many pedestrians other than those who live in the 
immediate area, (ii) the nature and extent of the below-grade parking is specific to this 
location, and (iii) the Application is premised on the widening of the sidewalk, which 
is neither desirable nor possible in all locations. 

 
(2) The Project is consistent with the intent of the T.O.D. Zoning Code and the Village’s 

Comprehensive Plan. 
 

(3) The Board finds that the public benefits outlined in the Application justify the Board’s 
approval of the Application with the modest density and story-count bonuses requested. 

 
In this regard, the Board notes that the Applicant has not asked for the maximum height, 
number of stories, or density that is allowed, with bonuses, under the T.O.D. Zone. In 
particular, the maximum height allowed would be 65, but the height proposed is an 
average of 50 feet; the maximum number of stories is five, but the number of stories 
proposed is four (because the subsurface parking does not qualify as a story, there are 
only four stories proposed; see Paragraph 1 above), and the maximum density would 
be 101 units per acre, while there are 97 units per acre as proposed. 

 
As public benefits to support its request for bonus credits, the Applicant has provided 
in its plan micro-units, two additional affordable housing units above what is required, 
veteran’s housing preferences, and a widening of the sidewalk on Railroad Avenue. 
The Board finds that the benefits provided outweigh the bonuses sought. 

 
(4) The Board finds that the PILOT relief that Applicant seeks from the IDA, as described 

to us on the Record, and if consistent with the PILOT condition contained herein, shall 
not have a material adverse effect. As reflected in the Village’s FGEIS, there will be 
no revenue loss to the Village or other taxing jurisdictions. Rather, there will be an 
increase in tax revenue, phased in over time, that will be accretive to all taxing 
jurisdictions, above what they are collecting today. In addition, the Board finds that as 
reflected in the FGEIS, and confirmed on the Record, any additional costs to the taxing 
jurisdictions occasioned by the Project will be outweighed by the accretive tax benefits 
generated. The make-whole payment to the Village, as the host community, shall also 
eliminate any negative fiscal or tax impact to the Village as a result of the Project. 
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RESOLUTIONS 
 

NOW THEREFORE, BE IT RESOLVED: 

SEQRA 

(1) The Board resolves that the Project is consistent with the FGEIS prepared by the Village 
in connection with the adoption of the TOD Zone in all material respects and, except 
as relating to the supplemental matters required to be further analyzed, no additional 
SEQRA evaluation or analysis (described herein) was required from that contained in 
the Village’s FGEIS. 

 
(2) Based on the foregoing, and relying on the analysis done in the FGEIS, the Board 

resolves that the proposed action will not have a significant adverse impact on the 
environment. 

 
(3) Accordingly, the Board resolves and issues a negative declaration as it relates to the 

Project. 
 
Adoption 

 

NOW THEREFORE, BE IT RESOLVED, based upon all of the above, including the 
Public Hearing and the Record, the Application to construct the Project, as described in the 
Application and the Record, is hereby APPROVED, subject to the conditions, stipulations and 
undertakings contained herein. 

 
 

CONDITIONS, STIPULATIONS & UNDERTAKINGS 
 

1) If any condition contained herein is not fulfilled, this Resolution is of no force 
and effect. 

 
2) Prior to the issuance of building permits for the Project: 

 

(i) Payment in full of the Village building permit fee as calculated pursuant to the 
Village’s Fee Schedule. 
 

(ii) Submission to the Village of a written undertaking as to the required host 
community make-whole payments (including a schedule of payments based on 
the PILOT-agreed starting building value, such schedule to be adjusted annually 
based on the Village’s actual annual tax increases or decreases). (Section 248-
360 (A)(15)). 
 

(iii) Posting by Applicant, if required by the Superintendent of Buildings, of 
adequate assurances of completion (which may be by way of completion bond, 
etc.).  (Section 248-360 (C)(6)). 
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(iv) Submission to the Village of a full set of final construction plans and 
specifications, consistent with the Plans (the “Final Plans”), to the satisfaction 
of the Superintendent of Buildings. 

 

(v) Submission to the Village of bring-down copies of utility letters of availability 
(water, gas, electric, etc.) to the satisfaction of the Superintendent of Buildings. 

 
(vi) Submission to the Village of signed undertakings related to the project as 

required under the T.O.D. Zoning Code, or otherwise by the Village (including 
Sections 248-360(A)(14) and (15); and 248-361(C)(2)(a)). 

 
(vii) Submission to the Village of insurance certificates related to the project and 

naming, as appropriate, the Village and any other additional insureds designated 
by the Village. 

 
(viii) Applicant shall submit to the Village for approval the final PILOT Agreement 

with the IDA, in form and substance acceptable to the Village, that includes the 
following attributes: 
1. Minimum as-built IDA assessed value:  $11,450,000; 
2. Minimum PILOT payment, pre-construction shall be no less than current 

gross taxes (School and Village tax years 2021-22, General tax year 2021), 
and shall never decrease below that amount; 

3. Minimum first year PILOT payment, post-construction, after certificates of 
occupancy are issued shall be no less than $136,614.11 (aggregate, excluding 
Village make-whole); 

4. Maximum 20-year PILOT duration after completion of construction; 
5. Straight line PILOT phase-in to full taxes after completion of construction. 
 
The Approval contained herein is subject to a final Applicant / IDA PILOT 
Agreement which is acceptable to the Village. 

 
3) Prior to the issuance of certificates of completion or occupancy for the Project: 

 

(i) Submission to the Village of a full set of “as built” plans to the satisfaction of 
the Superintendent of Buildings. 

 
(ii) Submission to the Village of certified copies of all recorded covenants, 

restrictions or other instruments required in connection with the Project 
(including under Sections 248-360(C)(2); 248-361; and 248-362(B)(2)). 

 
(iii) Submission to the Village of an executed agreement with the Long Island 

Housing Partnership or other qualified not-for-profit third-party housing 
organization, in form and substance acceptable to the Village, with respect to 
the formation, maintenance and monitoring of the Project’s development and 
management of the required and additional affordable units (including veteran 
preference provisions), pursuant to Section 248-361. 

 
(iv) Submission to the Village of a parking management plan (“PMP”) acceptable 
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to the Village to assure that the parking at the building is managed and adequate, 
which may include (a) inclusion in tenant leases a restriction to no more than 
one car per unit (lease language to be provided to the Village); (b) assigned 
parking spaces; (c) proposed enforcement protocol by Applicant or its 
successors/assigns; (d) such other matters as is deemed appropriate to fulfill the 
intent of the PMP. 

 
4) General: 

 

(i) Until the issuance of final certificates of completion or occupancy, Applicant 
must, promptly on notice for the Village, “top off” any deposit required to be 
maintained by it with the Village for the payment of the Village’s consultants 
or legal professionals (Section 248-360(A)(14)). 

 
(ii) The Superintendent of Buildings shall be promptly advised of any change in the 

ownership, management or control of the owner, operator, manager or other 
entity involved in the establishment owning or operating the premises and the 
Project. 

 
(iii) Prior to commencing any construction, Applicants must apply for and receive 

building permits and satisfy all conditions, stipulations and undertakings 
contained herein or required by the Superintendent of Buildings. 

 
(iv) Applicant shall apply for and receive building permits by no later than March 

30, 2022. 
 

(v) Applicant shall commence construction of the Project, to the satisfaction of the 
Superintendent of Buildings, by no later than March 31, 2022. 

 
(vi) Construction shall be, once commenced, continuous and progress without undue 

delay until completion (and consistent with a written Project timeline to be 
provided to the Village). 

 
(vii) Applicant shall, in connection with the finalization of its Final Plans, and its plans 

for relocation of the electrical lines to the south side of Railroad Avenue, work 
with the Village and the applicable utility(ies) to enhance the street lighting on 
Railroad Avenue from the site to the station area (including by the installation, 
at the Applicant’s expense, of additional streetlights), in a manner deemed 
acceptable to the Village Superintendent of Buildings. 

 
(viii) Any material change on the Plans or Final Plans shall require the review and 

approval of the Superintendent of Buildings and the Board, which may require 
an additional public hearing. Any future change, amendment or modification to 
the Project (site, building, use or otherwise), following completion and the 
issuance of the initial certificates of occupancy, shall require the Applicant or 
its successors to make the appropriate application to the Village Board of 
Trustees under the T.O.D. Zone.  The Board of Trustees may, in the appropriate 
case refer such application to the Planning Board or Zoning Board pursuant to 
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Section 248-360(C)(7) of the T.O.D. Zone, in its discretion. 
 

(ix) Applicant shall provide to the Village, by no later than March 1 of each year, a 
current rent roll and a Statement of Income and Expense for the prior calendar 
year (prepared in accordance with generally accepted accounting principles). 

 
(x) To the extent that there is any conflict between the provisions of the foregoing 

Findings, Resolutions, Conditions, Stipulations and Undertakings and the 
provisions of the Village Code in general or the T.O.D. Code specifically, 
the provisions of these Findings, Resolutions, Conditions, Stipulations and 
Undertakings shall govern. 

 
 
 

ADOPTION 
 

The FINDINGS, RESOLUTIONS, CONDITIONS, STIPULATIONS AND 
UNDERTAKINGS contained herein, shall constitute the Board’s approval of the Project as 
presented pursuant to the Application. 
 

A motion was made by Mayor Cavallaro for the adoption of the foregoing Findings, 
Resolutions, Conditions, Stipulations and Undertakings, and seconded by Trustee 
Corte, and the roll call for adoption resulted in the following: 
 

Trustee Corte -Aye 
Trustee Jefferson   -Aye 
Trustee Wise -Aye  
Trustee Abbatiello -Aye (participated remotely pursuant to the authority 

granted by NYS Bill S50001/A40001, signed into law 
on September 2, 2021) 

Mayor Cavallaro -Aye 
 
 
Filed:  September 16, 2021 
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provisions of the Village Code in general or the T.O.D. Code specifically, 
the provisions of these Findings, Resolutions, Conditions, Stipulations and 
Undertakings shall govern. 

 
 
 

ADOPTION 
 

The FINDINGS, RESOLUTIONS, CONDITIONS, STIPULATIONS AND 
UNDERTAKINGS contained herein, shall constitute the Board’s approval of the Project as 
presented pursuant to the Application. 
 

A motion was made by Trustee Jefferson for the adoption of the foregoing Findings, 
Resolutions, Conditions, Stipulations and Undertakings, and seconded by Trustee 
Corte, and the roll call for adoption resulted in the following: 
 

Trustee Corte -Aye 
Trustee Jefferson   -Aye 
Trustee Wise -Aye  
Trustee Abbatiello -Aye  
Mayor Cavallaro -Aye 

 
Filed:  June 2, 2022 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

VIA ELECTRONIC MAIL AND CERTIFIED RETURN RECEIPT MAIL 

Records Access Officer
Incorporated Village of Freeport 
46 North Ocean Avenue 
Freeport, NY  11520 

Re: Traffic Impact Study – Other Planned Developments Request 
Redevelopment of Nassau Veterans Memorial Coliseum Property 
1255 Hempstead Turnpike, Uniondale, New York 

To Records Access Officer: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York. The proposed project is anticipated to be fully 
constructed by the end of 2029 with completion of Phase I for the project estimated by the end of 2026. Attached is 
a graphic depicting the current Study Area for the proposed project. 

VHB is contacting you to determine if there are any recently approved or planned developments (that have current 
pending applications) within one mile of the Study area. For these projects, please provide as much specific 
information as possible about any recently-approved or planned developments, including, but not limited to, the 
type of proposed development; the size of the proposed development (square footage; numbers and types of units, 
if residential); the location of the proposed development; estimated time of completion of the project; and the 
availability of traffic studies - completed or ongoing. For these projects, please provide copies of site plans and the 
related traffic studies, as available. We understand that we may be asked to pay for the cost of copying.  

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis.  If we do not receive a response from you by September 21, 2023, we will assume that there are no 
approved or planned development projects that could affect the study area.  Should you have any questions or wish 
to discuss this matter, please do not hesitate to contact the undersigned. Thank you for your prompt attention to 
this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba 
Attachments:  Study Area Map 

Filled and Signed FOIL Form 
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APPLICATION FOR ACCESS TO RECORDS 
TO: RECORDS ACCESS OFFICER, VILLAGE OF FREEPORT 

 

DATE: _____________ Personal FOIL Request  Business FOIL Request  

 
_________________________________  ___________________________________ 
Print Applicant’s Name     Applicant’s Signature 

    

______________________________________  ______________________________________ 

Street Address      Representing 

 

______________________________________  ______________________________________ 

City, State, Zip      Phone Number (Required) 

 

______________________________________  ____________________________________  
E-mail address        (Optional)    Fax Number    (Optional) 

 

I hereby apply to inspect the following record(s): 
              

             

             

             

 _____________________________________________________     ______ 

                                                                                                                             

COMPLETED FOILS MUST BE PICKED UP OR REVIEWED WITHIN 7 DAYS OF NOTIFICATION. 

 

RECEIVED BY ____________________________ Date ______________________________ 

 

Actual time incurred to process & photocopy FOIL request will be charged to the applicant.   

$0.25 cents per photocopy (additional charges for oversized documents) 

$50.00 Certificate of Occupancy with Village Seal 

$113.00 for Letter in Lieu of C.O. – Obtained at the Building Department 

 

 (APPLICANTS DO NOT WRITE BELOW THIS LINE) 

*************************************************************************************** 
 

          APP. # ________ 
_______ APPROVED-records will be made available on or about __________ 

_______ DENIED-for the reason(s) checked below: 

_______ Exempted from disclosure by state or federal statute 

_______ Disclosure would result in an unwarranted invasion of personal privacy 

_______ Disclosure would impair contract awards of collective bargaining agreements 

_______ Records are compiled for law enforcement purposes and, if disclosed, would 

                interfere with law enforcement purposes and, if disclosed, would deprive a person of a right to a fair trial 

 _______Identify a confidential source or disclose confidential info re:  investigation 

_______ Reveal non-routine criminal investigative techniques or procedures 
_______ Disclosure would endanger the life or safety of any person 

_______ Records are inter-intra-agency communications that are not (1) statistical or factual tabulations or data 

                (2) instructions to staff that affect the public, (3) final agency or determinations, or external audits 

_______ OTHER_______________________________________________________________________________ 

 

______________________________________________  ________________________________________________ 

                (AUTHORIZED SIGNATURE)                           (DATE) 

 

______________________________________________ 

                 (TITLE) 

NOTICE: You have a right to appeal a denial of the application.  You must appeal in writing to the Village Clerk of the Village 
of Freeport within thirty (30) days of the date of the denial.  If the Village Clerk further denies access, the reason will be given to 
you in writing within ten (10) business days of the denial of your appeal.                                                             Revised 05/14 

Attachment I-531



You have the right to appeal a denial of the application. You must appeal, in writing to the Village Clerk within thirty (30) days of 

the date of the denial. If the Village Clerk further denies access, the reason will be given to you in writing within ten (10) days of 

your denial of appeal. 

 

 

 
  

VILLAGE OF FREEPORT 

MUNICIPAL BUILDING 
46 NORTH OCEAN AVENUE 

FREEPORT, NEW YORK 11520 

(516) 377-2300 

        (516) 771-4127 Fax 
ROBERT T. KENNEDY               PAMELA WALSH BOENING 

        MAYOR                 VILLAGE CLERK  

 

Via Email 

 

September 13, 2023  

 

Patrick Lenihan 

100 Motor Parkway Suite 350  

Hauppauge, NY 11788 

plenihan@vhb.com  

 

Re: Freedom of Information Law Request #2023- 827 

Information on recently approved or planned developments…availability of traffic studies, 

site plans, etc.  

 

Dear Sir or Madam:  

 

Reference is made to your Freedom of Information Law Request dated August 22, 2023.  

 

Attached, please find the documents in response to your request for the above request.  

 

Should you require additional information on properties, please email us at 

villagefoil@freeportny.gov   

 

 

Sincerely,  

   

Lisa DeBourg 

Lisa DeBourg  

Deputy Village Clerk  

/sh 
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Site Plan Table Database 

Box 
# 

SP # 
Sub-

Number 
House 

Number 
Street Address Applicant Description Decision 

Decision 
Date 

Decision 
attached 

Affidavit of 
Compliance 

Affidavit of 
compliance 
Attachment 

0091 3415 A 215 Church Street Sahadeo, 
Omattee 

Construct covered 
porch 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0091 3416 
 

21-25 Sunrise Highway 
East 

Solomon, 
Michael 

Maintain green chain 
link fence 

rescinded 
 
0 N/A 0 

0091 3427  131 Merrick Road West Bolla EM Realty Relocate canopy 
convert building to 
store add drive 

Approved 
w/conditions 

2/28/2023 1 signed 1 

0092 3434  435 Woodcleft Avenue NBD Holdings Erect 3-story hotel 
90,273 sq. ft. 

Approved 
w/conditions 

1/26/2021 1  0 

0092 3445  206 Smith Street Regan, Larry Const 2-story multi 
dwelling bldg 

Approved 
w/conditions 

7/25/2023 2 signed 2 

0092 3447  90 Guy Lombardo 
Avenue 

Signature 90 LLC Construct 3-story mix 
use Bldg 

Approved 
w/conditions 

4/27/2021 1 signed 1 

0092 3450  226 Sportsmans 
Avenue 

Leon, Manuela Const 3-story modular 
home 

Approved 
w/conditions 

4/27/2021 1 signed 1 

0093 3452  98 Columbus Avenue 
North 

NRAC Corp Construct new 2287 
1-family home 

Approved 
w/conditions 

12/20/2021 1 signed 1 

0093 3453  96 Columbus Avenue 
North 

NRAC Corp Construct new 2287 
1-family home 

Approved 
w/conditions 

12/20/2021 1 signed 1 

0093 3456  408 Merrick Road West Villedo, Hugo Const New 1295 sq. 
ft. 2nd story addition 

Approved 
w/conditions 

4/13/2021 1 signed 1 

0093 3466  75 Holloway Street Wright, Leron Construct detached 
garage 

Approved 
w/conditions 

5/25/2021 1 signed 1 

0093 3467  104 Wallace Street Castro, Jose Maintain shed & new 
cellar entrance 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0093 3468 
 

229 Church Street Marcial, John Construct 1-story rear 
addition 

Approved 
w/conditions 

5/25/2021 1 signed 1 

0093 3469  80 Southside Avenue Singh, Rookmin Maintain front porch 
enclosure 

Approved 
w/conditions 

5/25/2021 1 signed 1 

0093 3470  305 Roosevelt Avenue Gibson, Keith Construct 1-story 
elevated house 

Approved 
w/conditions 

5/25/2021 1 signed 1 
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Site Plan Table Database 

Box 
# 

SP # 
Sub-

Number 
House 

Number 
Street Address Applicant Description Decision 

Decision 
Date 

Decision 
attached 

Affidavit of 
Compliance 

Affidavit of 
compliance 
Attachment 

0094 3471  201 Merrick Road West Woodward 
Children Center 

Construct new 
greenhouse 

Approved 
w/conditions 

6/22/2021 1 signed 1 

0094 3482  74 Atlantic Avenue Kennedy, 
Vincent 

Construct detached 
garage 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3483  218 Moody Avenue Sofio, Sheri Construct 1st fl 
addition 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3484  122-124 Cornelius Street Orth, Kathleen Addition of door & 
windows to garage 

Approved 
w/conditions 

8/17/2021 2 signed 2 

0094 3485 
 

201 Moody Avenue Koustigiannis, 
Matthew 

Construct 1st floor ext 
& 2nd floor add 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3486 
 

150 Woodcleft Avenue Jin Hang Lin Construct outdoor 
dining structure 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3487 
 

70 Hillside Avenue Adams, Darryl Construct rear 
addition 

Approved 
w/conditions 

8/17/2021 1 Signed 1 

0094 3488 
 

100 Bayview Avenue 
South 

Nunez, Areli Construct portico, 
stoop, windows etc 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3489 
 

18 Merrick Road West Devares, Miguel Front façade 
renovations 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3490 
 

206 Evans Avenue El Balcon 
Properties 

Construct 2-story 
home 

Approved 
w/conditions 

11/30/2021 1 signed 1 

0094 3491 
 

208 Evans Avenue El Balcon 
Properties 

Construct 2-story 
home 

Approved 
w/conditions 

11/30/2021 1 signed 1 

0094 3492 
 

50 Norton Street Clahar, James Extend driveway Approved 
w/conditions 

8/17/2021 1 
 
0 

0094 3493 
 

100 Main Street North Hrvatin, John Construct 3847 2-
story bldg. 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0094 3494 
 

105 Harrison Avenue Quintanilla, 
Ricardo 

Renovate front porch 
and rear awning 

Approved 
w/conditions 

9/28/2021 1 signed 1 

0094 3495 
 

164 Seaman Avenue 
East 

Garbutt, Ravena Renovation and 
additions 

Approved 
w/conditions 

9/28/2021 1 signed 1 
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Site Plan Table Database 

Box 
# 

SP # 
Sub-

Number 
House 

Number 
Street Address Applicant Description Decision 

Decision 
Date 

Decision 
attached 

Affidavit of 
Compliance 

Affidavit of 
compliance 
Attachment 

0095 3496 
 

61 Porterfield Place Ramirez, Gladis Maintain cellar 
entrance & egress 
windows 

Approved 
w/conditions 

8/17/2021 1 signed 1 

0095 3497 
 

309 Ray Street Schuarte, Jimmy Construct 2-story 
addition 

Approved 
w/conditions 

9/28/2021 1 signed 1 

0095 3498 
 

152 Milton Street East Hernandez, 
Alberto 

Maintain egress 
window 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0095 3499 
 

47 East Avenue Kenneth Pierre-
Louis 

Reconstruct 2 story 
1,841 sq. ft. family 
home 

Approved 
w/conditions 

10/26/2021 1 
 
0 

0095 3500 
 

862 Long Beach 
Avenue South 

Island Beach 
Inc., Gabrielle 
Manara 

Construct 3-Story 1 
family home & deck 

Approved 
w/conditions 

9/28/2021 1 signed 1 

0095 3501 
 

73 Hanse Avenue 73 Hanse LLC Install concrete 
storage bins 

Approved 
w/conditions 

9/28/2021 1 signed 1 

0095 3502 
 

394 Ocean Avenue 
South 

Almendares, 
Belinda 

Maintain rear porch 
and terrace 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0095 3503 
 

265 Bedell Street Wexelbaum, 
Debra 

Convert Garage to 
living space & expand 
driveway 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0095 3504 
 

197 Main Street North Thomas, Bryan Replace existing 
storefront with new 
windows 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0095 3505 
 

271 Wallace Street Canales, Ana Repair and widen 
driveway 

Approved 
w/conditions 

10/26/2021 1 
 
0 

0095 3506 
 

64 Mount Joy Avenue Taylor, Steven Reconstruct porch 
and steps 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0095 3507 
 

431 Sigmond Street Barrera, Oscar Construct 885 sq. ft. 
2nd fl addition wt 
balcony 

Approved 
w/conditions 

10/26/2021 1 signed 1 

0095 3508 
 

71 Prospect Street Fee, Thomas Construct 1st & 2nd fl 
rear decks 

Approved 
w/conditions 

11/9/2021 1 signed 1 
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Box 
# 

SP # 
Sub-

Number 
House 

Number 
Street Address Applicant Description Decision 

Decision 
Date 

Decision 
attached 

Affidavit of 
Compliance 

Affidavit of 
compliance 
Attachment 

0095 3509 
 

75 Milton Street East Rajcoomer, 
Prem 

Install new window, 
door, cellar entrance 
& awning 

Approved 
w/conditions 

11/9/2021 1 signed 1 

0095 3510 
 

138 East Avenue Ortega, Daysi Construct new open 
front porch 

Approved 
w/conditions 

11/30/2021 1 signed 1 

0095 3511 
 

240 Merrick Road East Ull, Richard Façade renovation Approved 
w/conditions 

11/30/2021 1 N/A 0 

0095 3512 
 

35 Maryland Avenue Collado, Sindy Maintain vestibule, 
stoop, window, etc. 

Approved 
w/conditions 

11/9/2021 1 signed 1 

0095 3513 
 

718 Long Beach 
Avenue South 

Rios, Nicole Maintain rear decks Approved 
w/conditions 

11/30/2021 1 signed 1 

0095 3514 
 

142 East Avenue Mayorga, 
Nelson 

Maintain a new 284 
sq. ft. 2nd fl rear 
addition 

Approved 
w/conditions 

1/11/2022 1 signed 1 

0095 3515 
 

74 Willow Avenue Reid, Roxanne Construct new 189 sq. 
ft. 2nd story addition 

Approved 
w/conditions 

1/11/2022 1 signed 1 

0096 3516 
 

6 Union Street Velez, Hector Construct open front 
porch 

Approved 
w/conditions 

1/11/2022 1 signed 1 

0095 3517 
 

55-59 Main Street North Delmont, 
Jacqueline 

Façade improvement Approved 
w/conditions 

2/22/2022 1 signed 1 

0095 3518 
 

85 Westside Avenue D'Angelo, Anne Construct metal 
awning 

Approved 
w/conditions 

1/25/2022 1 signed 1 

0095 3519 
 

244 Roosevelt Avenue Raucher, Or Const 2nd fl addition 
and rear deck 

Approved 
w/conditions 

1/25/2022 1 signed 1 

0095 3520 
 

136 Casino Street McCourt, 
Shannon 

Infill garage door & 
widen driveway 

Approved 
w/conditions 

2/8/2022 1 signed 1 

0096 3521 
 

165 Nassau Avenue Tomlinson, 
Quanne 

Expand driveway Approved 
w/conditions 

2/8/2022 1 signed 1 

0096 3522 
 

24 Ann Drive North Orellano, Fredy Construct gazebo Approved 
w/conditions 

2/8/2022 1 signed 1 

0096 3523 
 

137 Union Street Islands Home 
Corp. 

Construct 2-story 
home 

Approved 
w/conditions 

2/22/2022 1 signed 1 
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Site Plan Table Database 

Box 
# 

SP # 
Sub-

Number 
House 

Number 
Street Address Applicant Description Decision 

Decision 
Date 

Decision 
attached 

Affidavit of 
Compliance 

Affidavit of 
compliance 
Attachment 

0096 3524 
 

27A Merrick Road West Martinez, 
Francisco 

Construct 1-story 
addition & renovate 
storefront 

Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3525 
 

411 Southside Avenue Smith, Winsome Replace existing wood 
porch with new 
masonry porch 

Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3526 
 

59 Lena Avenue Marti Homes, 
LLC 

Const new home with 
attached garage 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3527 
 

130 Bergen Place 
North 

Marti Homes, 
LLC 

Const new home with 
attached garage 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3528 
 

132 Bergen Place 
North 

Marti Homes, 
LLC 

Const new home with 
attached garage 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3529 
 

134 Bergen Place 
North 

Marti Homes, 
LLC 

Const new home with 
attached garage 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3530 
 

177 Buffalo Avenue Oest, Scott Regrade and blacktop 
front of building 

Approved 
w/conditions 

3/22/2022 1 signed 1 

0096 3531 
 

61 Albany Avenue Ull, Richard Exterior renovation Approved 
w/conditions 

3/22/2022 1 signed 1 

0096 3532 
 

141 St. Marks Avenue Nassau Suffolk 
Partnership 

Construct new home Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3533 
 

139 East Avenue Nassau Suffolk 
Partnership 

Construct new home Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3534 
 

114 Church Street Hopkins, 
Thomas 

Exterior façade 
improvement 

Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3535 
 

280 Branch Avenue Sarfty, Eran Construct new 3-story 
house 

Approved 
w/conditions 

6/28/2022 1 signed 1 

0096 3536 
 

59 Lillian Avenue Alberto, Luis Construct new 2-story 
house 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3537 
 

195 Green Avenue Williams, Carol Construct roof over 
porch and portico 

Approved 
w/conditions 

4/12/2022 1 signed 1 
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0096 3538 
 

221 Miller Avenue Sesme, Felix Construct front porch 
addition and new 
portico 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3539 
 

16 Southside Avenue Moran Maintain 1-story rear 
addition 

Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3540 
 

87 Overton Street Bonacasa, 
Anthony 

Widen Driveway Approved 
w/conditions 

4/12/2022 1 signed 1 

0096 3541 
 

212 Ocean Avenue 
South 

Deeper Life 
Ministries 

Construct new 1-story 
sanctuary with 
breezeway 

Approved 
w/conditions 

6/28/2022 1 signed 1 

0096 3542 
 

331 Columbus Avenue 
North 

Marti Homes Alterations to 
windows & doors 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3543 
 

552 Bayview Avenue 
South 

Rugolo, Richard Construct open front 
porch 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3544 
 

75 Cary Place Sime, Dianelys Const additions, 
portico and balcony 

Approved 
w/conditions 

5/10/2022 1 signed 1 

0096 3545 
 

165 Church Street Kaur, Palvinder Construct 2-story 
dwelling with 
detached garage 

Approved 
w/conditions 

6/29/2022 1 signed 1 

0097 3546 
 

804 Ocean Avenue 
South 

O’Brian, 
Ahaneeza 

Expand driveway Approved 
w/conditions 

5/10/2022 1 signed 1 

 
3547 

 
37 Buchanan Street Gorry, Margaret Construct 3-story 

2400 sq ft home 
Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3548 

 
158 Ocean Avenue 

North 
Taylor, Ladonna Construct rear and 

2nd floor addition 
Approved 
w/conditions 

4/26/2022 1 signed 1 

 
3549 

 
891 Long Beach 

Avenue South 
Murphy, Yvonne Construct new 

dwelling 
Approved 
w/conditions 

6/28/2022 1 
 
1 

 
3550 

 
181 Carman Street Hudson Olivia 

Development 
Construct new 3-story 
dwelling 

Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3551 

 
185 Carman Street Hudson Olivia 

Development 
Construct new 3-story 
dwelling 

Approved 
w/conditions 

6/28/2022 1 signed 1 
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3552 

 
115-117 Main Street North Hananya, Ederi Construct new 1-story 

rear addition 
Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3553 

 
377 Wallace Street Daring, Kerwin Construct addition Approved 

w/conditions 
6/28/2022 1 signed 1 

 
3554 

 
52 Grant Street Espada, Denise Construct rear 

addition 
Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3555 

 
110 Cornelius Street Holin, Jay Expand front porch Approved 

w/conditions 
6/28/2022 1 signed 1 

 
3556 

 
70 Madison Avenue Espinal, Clarisa Widen driveway Approved 

w/conditions 
8/23/2022 1 signed 1 

 
3557 

 
330 Wallace Street Torres, Jose Maintain expansion of 

driveway 
Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3558 

 
186 Nassau Avenue Tetreault, 

William & Phyllis 
Const rear sunroom & 
rear deck with 
chairlift 

Approved 
w/conditions 

7/12/2022 1 signed 1 

 
3559 

 
894 Long Beach 

Avenue South 
Mathews, 
Benjamin 

Raise roof, roofline & 
front porch 

Approved 
w/conditions 

11/22/2022 2 ?signed 1 

 
3560 

 
153 Ocean Avenue 

North 
Von Scheele, Per Const new cellar 

entance & deck above 
garage 

Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3561 

 
79 Ray Street Drewes, Jerard Expand rear 2nd floor 

bedroom 
Approved 
w/conditions 

6/28/2022 1 signed 1 

 
3562 

 
5 Brunella Street Filiuta, Fragos Construct 2nd story 

deck 
Approved 
w/conditions 

7/12/2022 1 signed 1 

 
3563 

 
80 Southside Avenue Singh, Rookmin Construct new 

detached garage 
Approved 
w/conditions 

8/9/2022 1 signed 1 

 
3564 

 
45 Colonial Avenue Ramirez, Juana Construct a new 1-

story 618 sq. ft. rear 
addition 

Approved 
w/conditions 

7/12/2022 1 signed 1 

 
3565 

 
50 Willow Avenue Farrell, Judith Construct new 379 sq. 

ft. rear sunroom 
Approved 
w/conditions 

7/12/2022 1 
 
1 
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3566 

 
40 Weberfield 

Avenue 
Starks, Elbert Repair fire damage & 

add 2nd floor 
Approved 
w/conditions 

7/12/2022 1 signed 1 

 
3567 

 
177-189 Sunrise Highway 

West 
McGovern 
Automotive 
Group 

Construct 1-story 
addition & parking 

Approved 
w/conditions 

8/9/2022 1 signed 1 

 
3568 

 
199 Sunrise Highway 

West 
McGovern 
Automotive 
Group 

Expand existing 
parking lot 

Approved 
w/conditions 

8/9/2022 1 signed 1 

 
3569 

 
370 Maryland Avenue Davis, Deveen Construct portico and 

exterior basement 
stairs 

Approved 
w/conditions 

7/12/2022 1 
 
0 

 
3570 

 
1 Brookside Avenue 

South 
Dutan, Ana Maintain 2 cellar 

egress windows 
Approved 
w/conditions 

7/12/2022 1 signed 1 

 
3571 

 
382 Wallace Street Dumisani, 

Kambi-Shamba 
Maintain raised roof 
line of existing garage 

Approved 
w/conditions 

9/21/2022 1 signed 1 

 
3572 

 
46 Weberfield 

Avenue 
Garcia, 
Merkeide 

Construct 1-story 
addition and portico 

Approved 
w/conditions 

8/9/2022 1 signed 1 

 
3573 

 
37 Fourth Street West Cessay, Yaya Construct rear deck Approved 

w/conditions 
8/9/2022 1 signed 1 

 
3574 

 
438 Nassau Avenue 438 Nassau LLC Construct new 3-story 

dwelling 
Approved 
w/conditions 

9/21/2022 1 signed 1 

 
3575 

 
552 Brookside Avenue 

North 
Sosa, Daniel Mt.shed,pavilion, 

terrace, driveway, 
fence, firepl 

Approved 
w/conditions 

9/21/2022 1 signed 1 

 
3576 

 
199 Wallace Street Chimeri, Gary Erect a garage Approved 

w/conditions 
8/23/2022 1 signed 1 

 
3577 

 
121 Main Street South 

AKA 119-123 Main 
Street South 

Campos, Ulises Construct new 1,544 
sq. ft 2nd fl. 
commerical add. 

Approved 
w/conditions 

10/25/2022 1 signed 1 

 
3578 

 
157 Ocean Avenue 

North 
Weinraub, 
Charles 

Maintain 1-story rear 
add. Proposed 
interior alt. 

Approved 
w/conditions 

8/23/2022 1 signed 1 
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3579 

 
164 Archer Street Baez, Elvis Const 1-story rear 

addition 
Approved 
w/conditions 

9/21/2022 1 signed 1 

 
3580 

 
130 Dehnoff Avenue Bryant, Mary Maintain a 625 sq. ft. 

detached garage 
Approved 
w/conditions 

9/21/2022 1 signed 1 

 
3581 

 
215 Church Street Sahadeo, 

Omattee 
Construct a covered 
patio 

Approved 
w/conditions 

9/21/2022 1 
 
0 

 
3582 

 
210 Gordon Place Sigua, Braulio Maintain decks RESCINDED 9/21/2022 0 N/A 0 

 
3583 

 
187 Westside Avenue Bender, Martin Construct roof over 

exsiting deck 
Approved 
w/conditions 

9/21/2022 1 
 
0 

 
3584 

 
26 Graffing Place Seonghae, 

Lucinda 
Construct 1 & 2 story 
addition n& decks 

Approved 
w/conditions 

9/21/2022 1 signed 1 

 
3585 

 
446 Southside Avenue Herrera, Julian Widen driveway Approved 

w/conditions 
9/21/2022 1 signed 1 

 
3586 

 
360-370 Atlantic Avenue 370 Freeport, 

LLC 
Exterior façade repair Approved 

w/conditions 
12/27/2022 1 signed 1 

 
3587 

 
11 Evans Avenue Jose Hernandez Proposed roof 

construction 
Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3588 

 
59 Lena Avenue Dennis 

Marti/Marti 
Homes 

Add outside cellar 
entrance 

Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3589 

 
130 Bergen Place 

North 
Dennis 
Marti/Marti 
Homes 

Add outside cellar 
entrance 

Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3590 

 
132 Bergen Place 

North 
Dennis 
Marti/Marti 
Homes 

Add outside cellar 
entrance 

Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3591 

 
134 Bergen Place 

North 
Dennis 
Marti/Marti 
Homes 

Add outside cellar 
entrance 

Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3592 

 
401 Ocean Avenue 

South A 
Dennis 
Marti/Marti 
Homes 

Construct new home Approved 
w/conditions 

11/22/2022 1 signed 1 

Attachment I-541



Site Plan Table Database 

Box 
# 

SP # 
Sub-

Number 
House 

Number 
Street Address Applicant Description Decision 

Decision 
Date 

Decision 
attached 

Affidavit of 
Compliance 

Affidavit of 
compliance 
Attachment 

 
3593 

 
401 Ocean Avenue 

South B 
Dennis 
Marti/Marti 
Homes 

Construct new home Approved 
w/conditions 

11/22/2022 1 signed 1 

 
3594 

 
401 Ocean Avenue 

South C 
Dennis 
Marti/Marti 
Homes 

Construct new home Approved 
w/conditions 

11/22/2022 1 signed 1 

 
3595 

 
275 Lena Avenue Perez, Francisco Maintain cellar 

entrance & install 
egress window 

Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3596 

 
22 Agnes Street Marte, Jose Maintain cellar 

entrance & install 
egress window 

Approved 
w/conditions 

10/11/2022 1 signed 1 

 
3597 

 
596 Ocean Avenue 

South 
Indelicato, 
Dianne 

Enclose existing 
screen porch 

Approved 
w/conditions 

10/25/2022 1 signed 1 

 
3598 

 
79 Main Street South IPS Properties Replace storefront Approved 

w/conditions 
10/25/2022 1 signed 1 

 
3599 

 
81-83 Main Street South IPS Properties Replace Storefront Approved 

w/conditions 
10/25/2022 1 signed 1 

 
3600 

 
2 Cedar Street AHRC New asphalt driveway Approved 

w/conditions 
11/22/2022 1 signed 1 

 
3601 

 
449 Nassau Avenue Michael 

Portoles 
Construct addition 
and decks 

Approved 
w/conditions 

10/25/2022 1 signed 1 

 
3602 

 
77 Wallace Street Fee, Francis G Jr. Construct 1-story 

addition 
Approved 
w/conditions 

10/25/2022 1 signed 1 

 
3603 

 
16 Merrick Road West Merrick 

Meadows Ltd 
Construct new 
storefront 

Approved 
w/conditions 

11/22/2022 1 signed 1 

 
3604 

 
46 Fairview Avenue Long, Qi Fei Construct new front 

portico 
Approved 
w/conditions 

12/27/2022 1 signed 1 

 
3605 

 
635 Nassau Avenue Micciulli, Joseph Construct deck Approved 

w/conditions 
11/22/2022 1 signed 1 

 
3606 

 
201 Merrick Road West Woodward, LE Construct sports court Approved 

w/conditions 
12/27/2022 1 signed 1 
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3607 

 
84 Lincoln Place Meyers, Leroy New 40' x 9' driveway 

added to existing 
Denied 2/28/2023 1 N/A 0 

 
3608 

 
42 Rutland Road Permits R Us Maintain rear roof, 

shed & window well 
Approved 
w/conditions 

12/27/2022 1 signed 1 

 
3609 

 
263 Arthur Street Stroke, Charles Widen Driveway Approved 

w/conditions 
12/27/2022 1 signed 1 

 
3610 

 
15 Lester Avenue Eakin, Steven & 

Melissa 
2nd floor addition Approved 

w/conditions 
12/27/2022 1 signed 1 

 
3611 

 
233 Church Street Thuman, 

Christopher 
Construct new garage Approved 

w/conditions 
1/24/2023 1 signed 1 

 
3612 

 
65 Lillian Avenue Solano, Luis Construct porch, end 

fl addition & rear deck 
Approved 
w/conditions 

1/24/2023 1 signed 1 

 
3613 

 
25 East Avenue Hosein-

Chitaman, 
Shairoon 

Maintain detached 
garage 

Approved 
w/conditions 

1/24/2023 1 signed 1 

 
3614 

 
62 Park Avenue Hermida, 

Francisco 
Widen driveway Approved 

w/conditions 
3/14/2023 1 signed 1 

 
3615 

 
28 Franklin Square Whyte, Rohan Construct 2nd floor 

addition 
Approved 
w/conditions 

2/28/2023 1 signed 1 

 
3616 

 
180 Bay Avenue South McWatt, Neville Construct carport 

with rooftop deck 
Approved 
w/conditions 

2/28/2023 1 
 
0 

 
3617 

 
260 Westend Avenue Onurah, Loretta Maintain cellar 

enclosure & cellar 
Approved 
w/conditions 

2/28/2023 1 
 
0 

 
3618 

 
13 Polk Street Abreu, Joel Construct addition Approved 

w/conditions 
3/14/2023 1 signed 1 

 
3619 

 
97 Evans Avenue Hinds- Beharrie, 

Valreen 
Construct 2nd floor 
addition 

Approved 
w/conditions 

3/14/2023 1 signed 1 

 
3620 

 
209 Porterfield Avenue Humala, Victor 

Siguencia 
Construct a 24.1' x 
9.5' 1-story addition 

Approved 
w/conditions 

3/14/2023 1 signed 1 

 
3621 

 
890 Long Beach 

Avenue South 
Lyons, Bruce Construct porch and 

deck 
Approved 
w/conditions 

3/14/2023 1 signed 1 
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3622 

 
166 Church Street Enamorado, 

Fernanda 
Maintain front portico 
and stoop 

Approved 
w/conditions 

3/14/2023 1 signed 1 

 
3623 

 
23 Rose Street Abreu, Randy Const addition, porch 

& garage 
Approved 
w/conditions 

4/25/2023 1 signed 1 

 
3624 

 
55 Bedell Street Bhutta, Masood Front addition & 

alterations 
Approved 
w/conditions 

4/25/2023 1 signed 1 

 
3625 

 
123 Milton Street East Romero, 

Guillermo 
Construct 2nd floor 
addition 

Approved 
w/conditions 

4/25/2023 1 signed 1 

 
3626 

 
66 Merrick Road East Calvagno, 

Joseph 
Exterior renovations Approved 

w/conditions 
3/28/2023 1 signed 1 

 
3627 

 
70 Merrick Road East Calvagno, 

Joseph 
Exterior renovations Approved 

w/conditions 
3/28/2023 1 signed 1 

 
3628 

 
862 Long Beach 

Avenue South 
Guevara, Oscar Changes to windows, 

doors etc. 
ADJOURNED 8/22/2023 0 

 
0 

 
3629 

 
85 Centre Street Napoles, Bryant Widen driveway Approved 

w/conditions 
5/23/2023 1 signed 1 

 
3630 

 
115 Delaware Avenue Salim, Rafel Construct 1-story rear 

addition and 2nd 
story addi 

Approved 
w/conditions 

4/25/2023 1 signed 1 

 
3631 

 
66 Independence 

Avenue 
Vintimilla, 
Nelson 

Construct garage due 
to fire damage 

Approved 
w/conditions 

5/23/2023 1 signed 1 

 
3632 

 
17-33 Buffalo Avenue & 

80-84 Albany Ave 
BOSFA, LLC Renovate existing 

structure, add 2 
stories, Park 

ADJOURNED 8/22/2023 0 
 
0 

 
3633 

 
224 Buffalo Avenue Bruzzone, Fred Construct 2nd story 

addition 
Approved 
w/conditions 

6/27/2023 1 
 
0 

 
3634 

 
74 Broadway El Balcon 

Properties 
Construct 4-story apt 
building 

Approved 
w/conditions 

6/27/2023 1 signed 1 

 
3635 

 
66 Dean Street East Brizuela, 

Christian 
Construct 2nd 
driveway 

DENIED 8/22/2023 1 N/A 0 

 
3636 

 
67 Main Street South 67 South Jara 

LLC 
Façade renovations Approved 

w/conditions 
7/25/2023 1 signed 1 
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3637 

 
105 Connecticut 

Avenue 
Mclaren, 
Maureen 

Construct a cellar 
entrance 

Approved 
w/conditions 

6/13/2023 1 signed 1 

 
3638 

 
231 Brookside Avenue 

South 
McCoy, Felice Maintain 2-car garage Approved 

w/conditions 
6/27/2023 1 signed 1 

 
3639 

 
60 Mount Avenue Aguayza, Jose Legalize basement 

with basement stairs 
Approved 
w/conditions 

7/25/2023 1 signed 1 

 
3640 

 
143 Lillian Avenue Ulysse, 

Rockefeller 
Construct rear 
extension 

Approved 
w/conditions 

6/13/2023 1 signed 1 

 
3641 

 
72 Mount Avenue Aguayza, Cesar Maintain exterior 

stairway to basement 
Approved 
w/conditions 

6/27/2023 1 signed 1 

 
3642 

 
64 Parsons Avenue Eustache, 

Carline 
Construct 2nd 
driveway 

Approved 
w/conditions 

6/13/2023 1 signed 1 

 
3643 

 
77 Babylon Turnpike Aguilar, 

Candelaria 
Maintain and extend 
driveway 

Approved 
w/conditions 

8/22/2023 1 
 
0 

 
3644 

 
109 Atlantic Avenue Marti, Dennis Construct 1-family 

dwelling 
Approved 
w/conditions 

6/27/2023 1 signed 1 

 
3645 

 
60 Milton Avenue 

West 
Marti, Dennis Construct 2-story 

dwelling 
Approved 
w/conditions 

6/27/2023 1 signed 1 

 
3646 

 
20 Hope Place Skates, Kenneth Construct a gazebo Approved 

w/conditions 
6/13/2023 1 signed 1 

 
3647 

 
149 Bayview Avenue 

North 
Perez, Nelson Construct rear 

addition, gazebo & 
shed 

Approved 
w/conditions 

7/11/2023 1 signed 1 

 
3648 

 
397 Pine Street Moses, Lynette Construct a wooden 

shed 
Approved 
w/conditions 

7/11/2023 1 signed 1 

 
3649 

 
245 Grand Avenue Lainez, Edguin Maintain driveway Approved 

w/conditions 
7/25/2023 1 signed 1 

 
3650 

 
515 Southside Avenue Sigua, Baraulio Replacement of 

window and door 
Approved 
w/conditions 

7/11/2023 1 signed 1 

 
3651 

 
25 Johnson Place Rodriguez, 

Ubaldo 
Erect 2nd floor 
addition, install deck 
& add windo 

Approved 
w/conditions 

7/11/2023 1 signed 1 
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3652 

 
25 Pearsall Avenue Nunez, Fermin Maintain roof over 

patio, rear deck & 
sauna 

Approved 
w/conditions 

7/25/2023 1 signed 1 

 
3653 

 
204 Lena Avenue Mason, Lovelle Install storage shed Approved 

w/conditions 
7/25/2023 1 signed 1 

 
3654 

 
120 Guy Lombardo 

Avenue 
NYSMSA Install wireless 

antennas 

  
0 

 
0 

 
3655 

 
250 Miller Avenue Gittens, Amelio Construct 1-story 

addition 
Approved 
w/conditions 

8/22/2023 1 signed 1 

 
3656 

 
180 Bay Avenue South McWatt, Neville Construct 1-car 

garage and deck & 
elevator 

Approved 
w/conditions 

8/22/2023 1 signed 1 

 
3657 

 
75 Cary Place Sime, Dianelys Change window size 

& location 
Approved 
w/conditions 

8/22/2023 1 
 
0 

 
3658 

 
766 Guy Lombardo 

Avenue 
Gammo, Rudy Addition of balconies, 

2nd floor extension wi 
Approved 
w/conditions 

8/22/2023 1 signed 1 

 
3659 

 
4 Prato Court Rodriguez, Jose Maintain widening of 

driveway 

  
0 

 
0 

 
3660 

 
27 Lenox Place Argueta, Joseph Construct new garage 

  
0 

 
0 

 
3661 

 
948 S Long Beach 

Avenue 
Borriello, Steven Convert rear deck to 

porch 

  
0 

 
0 

 
3662 

 
452 Miller Avenue Christian, Sean Expand driveway to 

20 ft wide 

  
0 

 
0 

 
3663 

 
14 Woodbine Avenue 

East 
McCray, Leo Expand driveway 

  
0 

 
0 

 
3664 

 
77 Roosevelt Avenue Pagan, Jazmin Enclose porch 

  
0 

 
0 

 
3665 

 
23 Harding Place Sanchez, Carlos Construct addition 

  
0 

 
0 

 
3666 

 
48 Hillside Avenue Lazo, Reina Maintain portico and 

extended driveway 

  
0 

 
0 

 3667 
 

344 Archer Street Sylvia, Edward construct addition, 
extend garage, add 
patio roof 

  
0 

 
0 
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l Notes 

127 2023-9 
 

27 Lenox Place 
 

Joseph 1 Argueta Maintain a 23'x23' detached wood 

frame garage 

Granted 7/20/2023 
   

0 2023-8 
 

327 Arthur 

Street 

 
Blanca 1 Marquez Install 213' of 6' high PVC fence with 

2 walk gates 

Granted with 

modifications 

8/17/2023 
   

0 2023-7 
 

65 Porterfield 

Place 

 
Juan 0 Puntiel Maintain existing accessory awning pending 

    

127 2023-6 
 

23 Harding 

Place 

 
Carlos 1 Sanchez Proposed second floor rear addition 

and interior alterations 

Granted 7/20/2023 
   

126 2023-5 
 

60 Westside 

Avenue 

 
Marcos 1 Taverez Maintain covered porch conversion to 

a 3 seasons room & a 112.20 sq. ft. 

rear wood deck 

Granted 5/18/2023 
   

0 2023-4 
 

80-84 Albany 

Avenue 

 
BOSFA 

Management Corp 

1 BOSFA 

Management 

Corp. 

Renovate existing structure, add 2 

stories at the property known as 17-

33 Buffalo Ave aka 3 Buffalo Ave to 

create a total of 200 new apt. units 

and to construct stacked parking on 

parcel known as 80-84 Albany Ave 

Granted 4/20/2023 
   

126 2023-4 
 

17-33 

aka 3 

Buffalo 

Avenue 

 
BOSFA 

Management Corp 

1 
 

Renovate existing structure,add 2-

stories to create total of 200 new 

apartment units and to construct 

stacked parking on parcel 80-84 

Albany Ave 

Granted 4/21/2023 
   

126 2023-3 
 

231 Brookside 

Avenue 

South 

 
Felice 1 McCoy Maintain 20'x24' single story two car 

garage 

Granted 4/26/2023 
   

0 2023-

25 

 
131-

135 

Guy 

Lombardo 

Avenue 

 
135 Guy 

Lombardo, LLC 

0 
 

New 4 story apartment building 

(47,609.09) 

pending 
    

0 2023-

24 

 
729 Long Beach 

Avenue 

South 

 
Jacqueline 0 Reid Construct a new 315 sqft second level 

rear addition and rear elevated deck 

pending 
    

0 2023-

23 

 
20 Meister 

Boulevard 

 
NassauSuffolk 

Partnership 

0 
 

New FEMA compliant single family 

residence 1,194.21 sqft two (2) 

stories 

pending 
    

0 2023-

22 

 
213 Juanita 

Avenue 

 
Keenan 0 Stokes 73.5 sqft garage addition and new 

roof 

pending 
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0 2023-

21 

 
662 Miller 

Avenue 

 
Matthew 0 Ranaldo rear deck 1st fl. (414 sq. ft.), rear 

deck 2nd fl(91.8 sqft), front balcony 

at 1st fl (104 sqft) 

pending 
    

0 2023-

20 

 
56 First Street 

West 

 
Christina 0 Straub Install a 20'x12' semi in-ground pool 

w/366sqft raised paver patio. 

Amended: maintain a 422 sqft deck 

instead of the raised paver patio 

pending 
    

127 2023-2 
 

307 Guy 

Lombardo 

Avenue 

 
Jude 2 Derivois Use building for church assembly Granted 7/20/2023 

   

0 2023-

19 

 
16 Niagara 

Avenue 

 
Amritpal 0 Singh Chainlink fence 8' high x 130 ' long pending 

    

0 2023-

18 

 
33 Dock Drive 

 
Christopher 0 Lombardo Elevate one family framed dwelling pending 

    

0 2023-

17 

 
53 Hanse 

Avenue 

 
Paul 0 Burns Maintain existing steel assembly 

frame structure 

pending 
    

0 2023-

16 

 
435 Woodcleft 

Avenue 

 
NBD Holding Inc. 0 

 
Proposed Hotel and utilize lots 2&3 

on B-233,S-62 for add'l accessory use 

off-site parking. L-410 on B-183, S-

62 for additional accessory use off-

site parking 

pending 
    

0 2023-

15 

 
284 Miller 

Avenue 

 
Lorena 0 Idrovo 2nd floor front & rear addition 

totaling 439.85 sq. ft 

pending 
    

0 2023-

14 

 
226 Atlantic 

Avenue 

 
Azin 0 Tariford Maintain existing new garage- 432.64 

sq. ft. 

pending 
    

0 2023-

13 

 
355 Atlantic 

Avenue 

 
Esther 0 White Change of use to Day Care pending 

    

0 2023-

12 

 
129-

131 

Main Street 

South 

 
Rosa 1 Gladamez New opening to existing wall to join 

both stores additional 1,420 sq. ft. 

Granted 8/172023 
   

127 2023-

11 

 
131 Merrick 

Road West 

 
Freeport Realty 1 

 
Remove existing canopy over 

existing dispensers, install 49'x42' 

canopy over four new dispensers, 

convert existing service station 

building(2,365 sqft)to(2,040 sqft) 

convenience store with drive thru and 

associated site improvements 

Granted 7/24/2023 
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127 2023-

10 

 
131 Merrick 

Road West 

 
Freeport Realty 1 

 
Installation of four (4) ground signs Granted 7/24/2023 

   

126 2023-1 
 

74 Broadway 
 

El Balcon 

Properties Corp. 

1 
 

New 4 story, 2,334 sq. ft. apartment 

building with three (3) two-bedroom 

units and six (6) one-bedroom units 

with parking under building (at 

grade) 

Granted 4/26/2023 
   

124 2022-9 
 

39 Long Beach 

Avenue 

South 

 
Matt 1 McGovern Usa variance to use the property as a 

commercial property 

Final Approval 5/19/2022 
   

23 2022-8 
 

75 Cary Place 
 

Dianelis 1 Sime Construct new 613 sqft. 2nd story 

addition, new 58 sqft 1st fl rear 

addition and rebuild existing 126.6 

sqft. rear room 

Granted 3/24/2022 
   

33 2022-7 
 

37 Fourth 

Street West 

 
YaYa 1 Ceesay Construct a new 600 sq. ft. rear 

second story deck 

Granted 3/24/2022 
   

83 2022-6 
 

158 Ocean 

Avenue 

North 

 
Ladonna 1 Taylor Fire repairs, construct a new 94 sq.ft. 

first floor rear addition, 42 sq. ft. 

vestibule and new 735 sq. ft. second 

floor addition 

Granted 3/24/2022 
   

124 2022-5 
 

128 Cary Place 
 

Rauff 1 Cary Commons, 

LLC (Richard) 

Use variance-use marine industrial 

property as a residential use 

Granted 4/21/222 
   

124 2022-

45 

 
123 Milton 

Street East 

 
Guillermo 1 Romero construct a new second floor addition Granted 1/19/2023 

   

125 2022-

44 

 
23 Rose Street 

 
Randy 1 Abreu East_West 2 story addition with 

basement, new front wrap around 

porch, 2 exterior basement entrances, 

new rear covered porch w/balcony 

above, new 22'x22.5' detached 

garage, 17'x20' pool cabana and a 

new HVAC 

Granted 2/16/2023 
   

126 2022-

43 

 
199 Westside 

Avenue 

 
Dimitri 1 Giasemis Restore use of a two-family dwelling Granted 2/16/2023 

   

126 2022-

42 

 
55 Bedell Street 

 
Masood 1 Bhutta Front addition and alterations to a 

two-family dwelling 

Granted 2/21/2023 
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126 2022-

41 

 
67 Main Street 

South 

 
67 S. Jara LLC 1 

 
Commercial alterations-2 retail 

spaces 1st fl, 2 bedrm. Apt. on 2nd 

fl,no change in basement 

Granted 2/16/2023 
   

125 2022-

40 

 
25 East Avenue 

 
Shairoon 1 Hosein-

Chitaman 

Maintain a 22'x24' detached garage Granted 11/17/2022 
   

13 2022-4 
 

552 Bayview 

Avenue 

South 

 
Richard 1 Rugolo Front yard setback Granted 2/18/2022 

   

124 2022-

39 

 
68 Hampton 

Place 

 
Vishon 1 Ganesh Maintain pergola in rear yard Granted 10/20/2022 

   

125 2022-

38 

 
87-89 Main Streeet 

South 

 
Meridian Lights 

Inc. 

1 
 

Construct new 4-story mixed use 

bldg, 1st -retail, 2nd,3rd and 4th 

residential apartments 

Denied 11/17/2022 
   

125 2022-

37 

 
635 Nassau 

Avenue 

 
Joseph 1 Micculli Construct a new 407 sq.ft. deck Granted 10/20/2022 

   

0 2022-

36 

 
77 Wallace 

Street 

 
Ryan 1 Fee 194 sq.ft. rear one-story addition, 

contruct a 68 sq.ft. front vestibule, 

construct 68 sq.ft. front open porch 

and demolish existing porch 

Rescinded 9/26/2022 
   

125 2022-

35 

 
170 Main Street 

North 

 
Luis 1 Ramirez Increase internal seating capacity to 

16 seats 

Withdrawn 11/15/2022 
   

125 2022-

34 

 
224 Buffalo 

Avenue 

 
Fred 1 Bruzzone Proposed 14,000 sq. ft. second story 

addition 

Granted 11/17/2022 
   

124 2022-

33 

 
131 Main Street 

South AKA 

129-133 

Main Street 

South 

 
Rosa 1 Galdamez Interior alterations for Bar/ 

Restaurant 

Withdrawn 10/6/2022 
   

125 2022-

32 

 
149 Bayview 

Avenue 

North 

 
Nelson 1 Perez Garabito Construct new 312 sqft. rear addition, 

144 sqft. gazebo and maintain a 

322.56 sqft. shed 

Granted 11/17/2022 
   

125 2022-

31 

 
149 Westend 

Avenue 

 
Jason 1 Weber Proposed garage conversion to living 

space 

Granted 11/17/2022 
   

106 2022-

30 

 
179 Main Street 

North 

 
Greenwood and 

Sons, Inc. 

2 
 

Divide structure to create four 

separate stores 

Granted 1/19/2023 
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19 2022-3 
 

280 Branch 

Avenue 

 
Evan 1 Sarafty Construct a new 2067 sq.ft. 3-story 

house with 410 sq. ft. deck 

Granted 2/17/2022 
   

124 2022-

29 

 
134 Ocean 

Avenue 

South 

 
Look North 

Together, Inc. 

1 Alexander 

Onasis 

Construct a new 24 unit, 3-story 

19,966 sq. ft. multiple dwelling with 

underground parking and rooftop 

terrace 

Granted 10/24/2022 
   

124 2022-

28 

 
449 Nassau 

Avenue 

 
Michael 1 Portoles Abandon 1st fl, construct new 763 

sq.ft. 1st & 2nd fl. side additions, new 

1,920 sq. ft. 3rd story addition & 

458.62 sq.ft. rear 2nd and 3rd fl. 

decks 

Granted 7/21/2022 
   

124 2022-

27 

 
435 Woodcleft 

Avenue 

 
NBD Holding 

LLC 

1 
 

Proposed new 100-room hotel with 

amendmend for total height of 52' 

5.5" above the floodpiain 

Granted 6/21/2022 
   

124 2022-

26 

 
130 Dehnhoff 

Avenue 

 
Mary 1 Bryant Maintain a 625 sq. ft. detached garage Granted 7/21/2022 

   

125 2022-

25 

 
118 Albany 

Avenue 

 
Rachel 1 Lazarus Construct a new elevated 4 story, 

28,032 sq. ft. commercial building 

Granted 11/17/2022 
   

124 2022-

24 

 
438 Nassau 

Avenue 

 
438 Nassau 

Avenue 

1 
 

Construct a new 3-Story 2515 sq.ft. 

single family dwelling with a 246 sq. 

ft. porch and a 82.5 sq. ft. deck 

Granted 6/16/2022 
   

124 2022-

23 

 
932 Long Beach 

Avenue 

South 

 
June 1 Owen 148 sq.ft. expansion to wood deck Granted 5/19/2022 

   

124 2022-

22 

 
14-16 Brooklyn 

Avenue 

 
co Catapano Eng. 

and Arch 

1 Oak Street 

Health 

Renovate building to be used as a 

medical facility 

Granted 6/16/2022 
   

108 2022-

21 

 
185-

189 

Sunrise 

Highway 

West 

 
Matt 1 McGovern Proposed 14,471 sq.ft. 1 story, 

addition & 2,830 interior 2nd floor 

addition in existing dealership 

Final 5/19/2022 
   

116 2022-

20 

 
180 Wilson 

Place 

 
Miguel and 

Ismaela 

1 Hernandez Installation of a 36' x 16' in-ground 

pool 

Granted 4/21/2022 
   

26 2022-2 2 folders 

total 

165 Church 

Street 

 
Palvinder 1 Kaur Construct a new 3097 sq. ft. 2-story 

single family dwelling with 

unfinished basement and a 426 sq.ft. 

detached garage 

Granted 3/24/2022 
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124 2022-

19 

 
25 Pearsall Ave 

 
Fermin 1 Nunez Maintain a 576 sq.ft. roof over patio, 

a 346 sq.ft. rear deck & a 120 sq.ft. 

rear sauna addition 

Granted 7/21/2022 
   

123 2022-

18 

 
39-

43a 

Woodcleft 

Ave 

 
Rudy 2 Liriano Maintain 1,170 sq. ft. deck Granted with 

Conditions 

10/20/2022 
   

113 2022-

17 

 
377 Wallace 

Street 

 
Kerwin 1 Daring Sky exposure Granted 4/21/2022 

   

79 2022-

16 

 
718 Miller 

Avenue 

 
Deo 1 Geer Install a 270 sq. ft. in-ground 

swimming pool and spill over hot tub 

Granted 4/21/2022 
   

69 2022-

15 

 
3 Mayfair 

Court 

 
Albert 1 Patton Construct a new 240 sq. ft. deck Granted 4/21/2022 

   

124 2022-

14 

 
70 Guy 

Lombardo 

Avenue 

 
Alfred 1 Basal Convert existing 2nd fl from 

commerical to 2 residential 

apartments 

Granted 6/16/2022 
   

29 2022-

13 

 
110 Cornelius 

Street 

 
Jay 1 Holin Expand front porch from 55 sq.ft. to 

108 sq.ft. 

Granted 4/21/2022 
   

124 2022-

12 

 
41 Long Beach 

Avenue 

South 

 
Matt 1 McGovern Use residential property as a 

commercial use 

Final Approval 5/19/2022 
   

124 2022-

11 

 
20 Lexington 

Avenue 

 
Matt 1 McGovern Use variance to use property as 

commercial open air property 

Final Approval 5/19/2022 
   

124 2022-

10 

 
16 Lexington 

Avenue 

 
Matt 1 McGovern Use variance to use property as a 

commercial open air parking 

Final Approval 5/19/2022 
   

21 2022-1 
 

552 Brookside 

Avenue 

North 

 
Daniel 1 Sosa Maintain 20'x13' shed, 21'x19' 

pavilion,19'x44'raised terrace, replace 

driveway,4' solid PVC fence in front 

yard, wood burning fireplace and a 

34" CMU retaining wall 

Granted 3/24/2022 
   

42 2021-9 
 

435 Guy 

Lombardo 

Avenue 

  
1 Parkville Rental 

Corp. 

Proposed 2 Family residence 2,500 sq 

ft 

Denied 9/23/2021 
   

29 2021-8 1 of 2, 2 

of 2 

122-

124 

Cornelius 

Street 

 
Kathleen 1 Orth Construct a new 315 sq ft rear deck Granted 6/17/2021 

   

5 2021-7 
 

74 Atlantic 

Avenue 

 
Vincent 1 Kennedy Construct 875 sq.ft. detached garage Granted 6/17/2021 
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126 2021-6-

A 

 
8-10 Brooklyn 

Avenue 

 
Nelson 1 Zelaya modification of determination 

8/19/21-Cosmetic change to existing 

bar and restaurant with interior 

alterations 

Granted 2/16/2023 
   

21 2021-6 
 

8-10 Brooklyn 

Avenue 

 
Nelson 1 Zelaya Cosmetic change to existing bar and 

restaurant with interior alterations 

Granted 8/19/2021 
   

70 2021-5 
 

20 Meister 

Boulevard 

  
1 Nassau_Suffolk 

Partnership 

Housing 

Development 

Fund 

Construct a new 3 story, 1,496 sq.ft. 

single family dwelling 

Denied 7/15/2021 
   

99 2021-4 
 

206 Smith Street 
 

Larry 1 Regan Construct a new 2 story, 31 unit, 39, 

780 sqft. Mulitple dwelling with 

sparking in the cellar 

Granted 5/20/2021 
   

81 2021-3 
 

115 Nassau 

Avenue 

 
Olivia 1 Grant Construct a new 400 sqft inground 

pool with 64 sqft spill over spa 

Granted 4/15/2021 
   

64 2021-

29 

 
115-

117 

Main Street 

South 

 
Ederi 1 Hananya Construct new 1 story, 925 sq.ft. rear 

addition 

Granted 3/24/2022 
   

22 2021-

28 

1 of 2 , 2 

of 2 

37 Buchanan 

Street 

 
Margaret 1 Gorry Construct a new three-story, 2400 sq. 

ft. single family dwelling 

Granted 12/9/2021 
   

54 2021-

27 

 
891 Long Beach 

Avenue 

South 

 
Yvonne 1 Murphy Construct a new 1,944 sq. ft. single 

family dwelling 

     

93 2021-

26 

 
244 Roosevelt 

Ave 

 
Or 1 Raucher Construct a new 870.5 sq. ft. 2nd 

floor addition and a new 178 sq. ft. 

rear deck 

Granted 12/9/2021 
   

84 2021-

25 

 
212 Ocean 

Avenue 

South 

 
Regina 

(Reverand)Johnso

n 

1 Deeper Life 

Fellowship 

Construct a new one-story sanctuary 

with breezeway 

Granted 2/17/2022 
   

64 2021-

24 

see folder 

119-

123AKA1

21 

121 

AKA 

Main Street 

South 

 
Ulises 1 Campos Construct new 1,544 sq.ft.2nd fl 

commercial addition 

Granted 2/17/2022 
 

see aka 

119-123 

Main 

St.South 

 

64 2021-

24 

see folder 

119-

123AKA1

21 

119-

123 

AKA 

Main Street 

South 

 
Ulises 1 Campos Construct a new 1,544 sq.ft. second 

floor commerical addition 

Granted 2/17/2022 
 

see aka 

121 Main 

St. South 
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2021-

23 

 
101 Henry St 

  
1 Morning Star 

Daycare 

create new daycare-see 34-42 

Merrick Rd East 

Denied 11/18/2021 
 

see 34-42 

Merrick 

Rd. East 

 

71 2021-

23 

 
34-42 Merrick 

Road East 

  
1 Morning Star 

Daycare 

Create new daycare Denied 11/18/2021 
 

aka 101 

Henry St 

 

86 2021-

22 

 
34 Pearsall 

Avenue 

  
1 34 Pearsall LLC construct a 34 unit, 26,720 sq. ft. 

multiple dwelling 

Withdrawn 12/8/2021 
 

withdraw

n on 

12/8/2021 

 

116 2021-

21 

 
74 Willow 

Avenue 

 
Roxanne 1 Reid construct a new 189 sq. ft. second 

story addition 

Granted 10/21/2021 
   

39 2021-

20 

 
131-

135 

Guy 

Lombardo 

Avenue 

  
1 135 Guy 

Lombardo LLC 

Construct a new 5 Story, 50,487 sq.ft. 

mulitple dwelling 

Denied 4/21/2022 
   

4 2021-2 
 

274 Arthur 

Street 

 
James 1 Laverty Constuct a new 10' x 4" front deck 

and a new 9' x 19" two story rear 

deck 

Approved in 

part/denied in 

part 

6/17/2021 James 

Laverty 

  

97 2021-

19 

 
431 Sigmond 

Street 

 
Oscar 1 Barrera Proposed 885 sq. ft. second floor 

addition 

Granted 9/23/2021 
   

69 2021-

18 

 
35 Maryland 

Avenue 

 
Sindy 1 Collado Maintain front vestibule and 

construct new 621 sqft. pool deck, 

construct new 948 sq.ft. ground level 

deck with a 560 sq.ft. awning 

Granted 9/23/2021 
   

84 2021-

17 

 
134 Ocean 

Avenue 

South 

 
Alexander Onasis 1 Look North 

Together Inc. 

Construct new 18 Unit, 3-Story 

16,914.8 sq.ft. multiple dwelling 

Denied 10/21/2021 
   

88 2021-

16 

 
71 Prospect 

Street 

 
Thomas 2 Fee Construct a new 800 sq.ft. lower level 

deck with 484 sq.ft. roof and 336 

sq.ft. second story deck 

Closed/Rescinde

d 

8/19/2021 
   

51 2021-

15 

 
5 Lester 

Avenue 

 
Tamara and 

Kennian 

1 Smith Install a 14.3' x 36.3' semi in-ground 

swimming pool 

Granted 8/19/2021 
   

111 2021-

14 

 
6 Union Street 

 
Hector 1 Velez Construct a new 112.5 sq. ft. open 

front porch 

Granted 10/21/2021 
   

74 2021-

13 

 
27A Merrick 

Road West 

 
Francisco 1 Martinez Construct new 593 sq.ft. 1st floor rear 

addition and 1,610 sq.ft. 2nd floor 

addition 

Appoved in part 

Denied in part 

9/23/2021 
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32 2021-

12 

 
19 First Street 

West 

 
James 1 Schmiemann Maintain a 345.7 sq. ft. deck Granted 9/23/2021 

   

31 2021-

11 

 
109 Fairview 

Place 

 
Alphonse 1 Riche Construct new 435.84 sq. ft. three-

story rear addition 

Granted 8/19/2021 
   

111 2021-

10 

 
415 Sunrise 

Highway 

West 

  
1 NYC 

Motorsports 

maintain existing ground sign Denied 11/18/2021 
   

1 2021-1 
 

118 Albany 

Avenue 

 
Rachel Lazarus 1 Columbia 

Equipment 

Construct a new elevated 3 Story, 

19,432 sqft commercial building 

Granted 8/20/2021 
 

w 

conditions 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

 

April 14, 2023 
 
Ref: 22193.00 
 
Rosa Rhoden, Chairperson 
Incorporated Village of Freeport 
Zoning Board of Appeals 
46 North Ocean Avenue 
Freeport, NY 11520 
 
Re: Traffic and Parking Evaluation 

Proposed Multifamily Building 
17 Buffalo Avenue 
Freeport, NY 

 
Dear Chairperson Rhoden and Members of the Board: 
 
VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. (VHB) has conducted a traffic and parking 
evaluation for the above referenced application. The property is currently occupied by a existing 3-story multifamily 
buildings with 102 apartment units and the proposed application would see those buildings renovated and 
increased to 5-stories in height. Also, two proposed 5-story additions on new footprints would be constructed to 
provide a total of 200 apartment units. Presently, the existing multifamily building property provides limited on-site 
parking (12 spaces) for the residential use, thereby relying almost entirely on on-street parking to satisfy the parking 
demand when it was previously occupied. Upon the completion of this development, 177 parking stalls will be 
provided on-site which, in conjunction with the available on-street parking in the area, will satisfy the demand for 
the development.  As detailed in the analysis below, the operation of the proposed residential use will not result in a 
significant impact to area traffic or parking conditions. 

Proposed Project   

The proposed project is depicted on the Plans prepared by Emilio Susa Architect dated revised March 22, 2023. The 
property is fronted to the south by Merrick Road, to the west by Buffalo Avenue, and to the east by Albany Avenue. 
The proposed parking area, to be located at the north end of the site, would be accessed via two driveways on 
Buffalo Avenue and another three on Albany Avenue. The action will involve the renovation/expansion of the 
existing apartment buildings on the site, as well as the construction of two additions to the buildings, to provide a 
total of 200 dwelling units. Upon the completion of the project, the building would provide 120 market rate units, 
40 veteran units, and 40 age-restricted senior units. 

Review of the site plan shows that parking would be provided for 177 vehicles on-site. This includes 33 Quad 
Stacker Systems which accommodate 4 vehicles per stacker.  To accommodate this system the facility would 
provide an attendant to provide residents access their vehicles. Based on the Incorporated Village of Freeport 
Zoning Code, the proposed mix of studio (10 total), one-bedroom (100 total), two-bedroom (70 total) and three-
bedroom (20 total) units would require 325 parking spaces, as shown on the Plans. Based on this requirement, a 
variance of 148 spaces will be required for the application. 
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Area Traffic Volumes 

Review of the study area shows that there are two primary arterial highways in the area; Sunrise Highway (NY 27) is 
a Principal Arterial Highway Other under the jurisdiction of the NYSDOT and Merrick Road is a Minor Arterial 
Highway under the jurisdiction of the Nassau County Department of Public Works (NCDPW). Based on traffic 
volume data published by the New York State Department of Transportation (NYSDOT) on its Traffic Data Viewer 
(TDV) website, the average annual daily traffic (AADT) for Sunrise Highway (NY 27) is 55,467 vehicles per day (vpd). 
On an average weekday, the a.m. peak hour was from 7:00 a.m. to 8:00 a.m. with a total of 4,314 vehicles in both 
directions combined and the p.m. peak hour was from 5:00 to 6:00 p.m. with a total of 4,839 vehicles in both 
directions combined.  

At the same time, based on the NYSDOT TDV, the AADT for Merrick Road in the study area is 23,918 vpd with 1,430 
vehicles in both directions combined during the a.m. peak hour from 7:00 a.m. to 8:00 a.m. and 2,064 vehicles in 
both directions combined during the p.m. peak hour from 5:00 p.m. to 6:00 p.m. 

Site Parking Generation 

To estimate the parking demand associated with the application, the Institute of Transportation Engineers (ITE) 
Parking Generation, 5th Edition1 was referenced. This publication is a widely accepted source of parking demand 
data for various land uses. It is noted that the peak parking demand for residential land uses occurs in the overnight 
period when the largest portion of residents are home.  The peak parking demand for the proposed market rate 
and veteran units was estimated using Land Use Code (LUC) 221 – Multifamily Housing (Mid-Rise), and the peak 
parking demand for the proposed senior units was estimated using Land Use Code (LUC) 252 – Senior Adult 
Housing-Attached. The following rates were utilized for the weekday and Saturday peaks: 

Multifamily Housing (Mid-Rise) Weekday:   1.31 parked vehicles per dwelling unit 

Multifamily Housing (Mid-Rise) Saturday:   1.22 parked vehicles per dwelling unit 

Senior Adult Housing - Attached Weekday:  0.61 parked vehicles per dwelling unit 

It is noted that LUC 221 does not include separate data for a Saturday, so the weekday rates were applied. Based on 
this information, the proposed use would generate 234 parked vehicles on a weekday and 220 parked vehicles on a 
Saturday. 

It is noted that the rates above refer specifically to housing in General Urban/Suburban environments. These 
environments are generally defined by a reliance of residents on personal vehicles for transportation. There are 
separate rates, as follows, for Dense Multi-Use Urban Environments which are defined as fully developed areas with 
diverse and complementary land uses and convenient/frequent mass transit options without reaching city center 
levels of density: 

 
1 Parking Generation Manual, 5th Edition, Institute of Transportation Engineers, Washington D.C., January 2019 
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Multifamily Housing (Mid-Rise) Weekday:   0.90 parked vehicles per dwelling unit 

Multifamily Housing (Mid-Rise) Saturday:   0.85 parked vehicles per dwelling unit 

Senior Adult Housing - Attached Weekday:  0.61 parked vehicles per dwelling unit 

Based on these rates, the proposed development would generate a peak demand of 168 parked vehicles on a 
weekday and 160 parked vehicles on a Saturday.   

From a review of the definitions, Freeport appears to be a transitionary area between the General Urban/Suburban 
communities and the Dense Multi-Use Urban Communities. Therefore, it would be expected that the peak parking 
demand for the development would be between 160 parked vehicles and 234 parked vehicles. 

It is noted that the demand based on higher estimates represents a shortfall of 57 parking stalls relative to the 
parking provided on-site. While it is unlikely for this shortfall to be present based on the underlying characteristics 
of the area, if it were it would be expected that the proposed overflow parking would be satisfied by the on-street 
areas available within the immediate study area. Spot observations conducted during the overnight period 
observed 66 open spaces in the immediate vicinity on Buffalo Avenue and Albany Avenue, which would be more 
than adequate to satisfy the overflow demand in the ’worst-case scenario’.  As noted above, this peak demand 
would occur during the overnight period. 

It is also noted that the existing residential development, the former Moxey Rigby Apartments, which provided 102 
apartment units when it was open and occupied, relied almost entirely on parking on-street to satisfy the demand 
as the limited on-site parking (12 spaces) that was available during the previous occupation was also used to service 
an on-site office space. Those 102 units, if reoccupied, would generate overflow parking demands in excess of 90 
vehicles in comparison with the maximum overflow of 57 vehicles as detailed for the proposed project above. As a 
result, the proposed development, by way of providing a significant volume of on-site parking which did not exist 
previously, would represent an improvement over the previous condition of the site.  Furthermore, any on-street 
parking would only occur on the adjacent roadways. 

Site Trip Generation 

To estimate the site-generated traffic associated with the proposed use, the ITE publication Trip Generation,11th 
Edition2 was utilized. The number of vehicle trips generated was estimated using LUC 221 – Multifamily Housing 
(Mid-Rise) and LUC 252 – Senior Adult Housing-Multifamily. The trip generation estimate for the proposed use is 
summarized in Table 1.  

  

 
2 Trip Generation Manual, 11th Edition, Institute of Transportation Engineers, Washington D.C., September 2021 
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Table 1 Trip Generation Estimate 

Land Use AM Peak Hour PM Peak Hour 
Enter Exit Total Enter Exit Total 

Multifamily Housing (Mid-Rise) a 14 45 59 38 25 63 
Senior Adult Housing-Multifamily b 3 6 9 6 4 10 
Total 17 51 68 44 29 73 
a Trip generation estimate based on ITE LUC 221 – Multifamily Housing (Low Rise) for 160 units  
b Trip generation estimate based on ITE LUC 252 – Senior Adult Housing- Multifamily for 40 units  

 
As shown in Table 1, the proposed project would generate 68 trips (17 entering, 51 exiting) during the weekday a.m. 
peak hour, and 73 trips (44 entering, 29 exiting) during the weekday p.m. peak hour. 

In comparing the trip generation estimates for the proposed project to the area traffic volumes, during the morning 
peak hour, an increase in 73 trips relative to the 5,744 vehicles traveling in both directions on Sunrise Highway (NY 
27) and Merrick Road combined amounts to an increase in area traffic of 1.3 percent. Similarly, during the p.m. peak 
hour, the increase of 73 trips relative to 6,900 vehicles travelling in both directions on Sunrise Highway (NY 27) and 
Merrick Road combined represents an increase in area traffic of 1.1 percent. These increases in traffic volumes are 
modest and well below the typical daily traffic fluctuations of ±10 percent. It is also noted that this trip generation 
does not account or take credit for the existing 102 apartment units and the trips those units previously generated.  
Traffic increases in this range will not result in any noticeable impacts to traffic conditions in the area. 

Conclusions 

VHB has conducted a traffic and parking assessment associated with the renovation and expansion of the 
apartment complex located at 17 Buffalo Avenue in Freeport, NY. The proposed action involves the renovation and 
expansion of the complex to a total of 200 apartment units. 
 
 In accordance with the Village Code and as noted on the Plans, the 200 apartment units require 325 parking 

stalls. As parking for only 177 vehicles is to be provided on-site, a variance will be required for the proposed 
action. 

 Review of industry standard parking generation data for multifamily residences shows that the development will 
generate a peak parking demand of between 160 and 234 parked vehicles.. As a result, and as detailed above, 
any parking overflow would be satisfied by the on-street area in the immediate vicinity of the site. Observations 
in the study area during the overnight period show that there is sufficient capacity available on Buffalo Avenue 
and Albany Avenue to satisfy this demand. 

 The site will generate 68 and 73 trips during the weekday a.m. and weekday p.m.  peak hours, respectively.  This 
represents a less than 1.5 percent increase in peak hour traffic volumes on the two primary arterial highways in 
the study area. This increase is well below the ±10 percent typical daily fluctuations in traffic and will not result in 
any impacts to area traffic conditions. 
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The proposed redevelopment will be adequately serviced by the existing roadway network and no off-site 
mitigation is necessary or recommended.  

Please call with any questions regarding the above evaluation. 
 
Sincerely, 
 
VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

 

Aaron Machtay, PE 
Transportation Project Manager 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

Mr. Glenn Murrell, PE 
Planning & Program Management 
New York State Department of Transportation 
250 Veterans Memorial Highway 
Hauppauge, NY  11788 

Re: Traffic Impact Study –Planned Roadway/Infrastructure Improvements Request 
Redevelopment of Nassau Veterans Memorial Coliseum 
1255 Hempstead Turnpike, Uniondale, New York 

Dear Mr. Murrell: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York.  

Attached is a graphic depicting the current Study Area for the proposed project. VHB is contacting you to 
determine if there are any recently approved and/or planned roadway/infrastructure projects that could affect the 
Study Area. The proposed project is anticipated to be fully constructed by the end of 2029, with Phase I for the 
project estimated for completion by the end of 2026.  

Please provide as much specific information as possible about any recently-approved or planned improvements 
that are expected to be completed by 2026 and 2029, including, but not limited to, the type of improvement and 
estimated completion. For these projects, please provide copies of plans, as available. We understand that we may 
be asked to pay for the cost of copying. Please note that we have also submitted this request through the online 
FOIL request system. 

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis. If we do not receive a response from you by September 21, 2023, we will assume that there are no 
planned roadway/infrastructure improvement projects that could affect the study area.  Should you have any 
questions or wish to discuss this matter, please do not hesitate to contact the undersigned.  Thank you for your 
prompt attention to this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba  
Attachments: Study Area Map 
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50 Wolf Road, Albany, NY 12232 │ www.dot.ny.gov 

September 26, 2023 
 
Patrick Lenihan 
VHB Engineering, Surveying, Landscape Architecture and Geology, P.C.   
100 Motor Parkway, Suite 350 
Hauppauge, NY 11788 
 
RE: Freedom of Information Law Request FR10-23-009346 

Traffic Impact Study - Nassau Veterans Memorial Coliseum property 
located 1255 Hempstead Turnpike, hamlet of Uniondale, Town of 
Hempstead, NY 

 
VIA: E-Mail (No Hard Copy to follow) 
 
Dear Mr. Lenihan,  
 
This correspondence is in reference to your August 17, 2023 Freedom of 
Information Law request (FOIL) FR10-23-009346.  
 
After a diligent search of our records, there does not appear to be any documents 
pertaining to your request and currently there are no major reconstruction projects 
planned within the specified area.  
 
We regret that we are unable to assist you further in this matter.  
 
Under provisions of the Public Officers Law you may appeal this determination. If 
you desire to submit such an appeal, please forward a copy of the original request 
and a copy of this response letter with your written appeal to:  
                                                           
                                 Chief Counsel 
                                 F.O.I.L. Appeal 
                                 New York State Department of Transportation 
                                 50 Wolf Street, 6th Floor 
                                 Albany, NY 12232   
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You will be informed in writing of the decision within ten business days of our 
receipt of such an appeal. If the appeal is denied, you will be fully advised of the 
reason. 
 
Please indicate the FOIL request number when corresponding with NYSDOT on 
this subject. 
 
Sincerely, 
 
Leon Hung  
for  
Elizabeth Chamakkala  
Records Access Officer  
631-952-6139 

Attachment I-572



 
26841.01: Sands Integrated Resort 
Traffic Impact Study Attachments 
Attachment I – Agency and Municipal Correspondence 
 

 

I-10 Nassau County Department of Public Works 
(NCDPW) 
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26841.01: Sands Integrated Resort 
Traffic Impact Study Attachments 
Attachment I – Agency and Municipal Correspondence 
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Engineers Scientists Planners Designers 
100 Motor Parkway, Suite 350, Hauppauge, New York 11788 
P  631.787.3400 F  631.813.2545 www.vhb.com 

August 17, 2023 

Ref: 26841.01 

Mr. Joe Pecora, P.E., P.T.O.E. 
Deputy Commissioner 
Nassau County Department of Public Works 
1194 Prospect Avenue 
Westbury, NY 11590-2723 

Re: Traffic Impact Study –Planned Roadway/Infrastructure Improvements Request 
Redevelopment of Nassau Veterans Memorial Coliseum 
1255 Hempstead Turnpike, Uniondale, New York 

Dear Deputy Commissioner Pecora: 

Pursuant to the Freedom of Information Act, VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 
(VHB) is requesting the information outlined below for inclusion in a Traffic Impact Study that is being prepared for 
the redevelopment of the existing Nassau Veterans Memorial Coliseum property located at 1255 Hempstead 
Turnpike, hamlet of Uniondale, Town of Hempstead, New York.  

Attached is a graphic depicting the current Study Area for the proposed project. VHB is contacting you to 
determine if there are any recently approved and/or planned roadway/infrastructure projects that could affect the 
Study Area. The proposed project is anticipated to be fully constructed by the end of 2029, with Phase I for the 
project estimated for completion by the end of 2026.  

Please provide as much specific information as possible about any recently-approved or planned improvements 
that are expected to be completed by 2026 and 2029, including, but not limited to, the type of improvement and 
estimated completion. For these projects, please provide copies of plans, as available. We understand that we may 
be asked to pay for the cost of copying. Please note that we have also submitted this request through the online 
FOIL request system. 

We would appreciate hearing from you as soon as possible so that we may continue to move forward with our 
traffic analysis. If we do not receive a response from you by September 21, 2023, we will assume that there are no 
planned roadway/infrastructure improvement projects that could affect the study area.  Should you have any 
questions or wish to discuss this matter, please do not hesitate to contact the undersigned.  Thank you for your 
prompt attention to this matter. 

Sincerely, 

VHB Engineering, Surveying, Landscape Architecture and Geology, P.C. 

Patrick Lenihan, PE 
Director of Transportation 
PL/ba  
Attachments: Study Area Map 
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Ankita Rathi

From: Patrick Lenihan
Sent: Thursday, September 7, 2023 10:44 AM
To: Ankita Rathi
Subject: FW: [External] Nassau County FOIL - The Public Works Department does not have records pertaining 

to your FOIL Request - DO NOT REPLY

 
 
Patrick Lenihan, P.E.  
Director of Transportation 
Transportation 
P  631.787.3403  
 

www.vhb.com  
 

 

 
From: NassauCountyFoils@nassaucountyny.gov <NassauCountyFoils@nassaucountyny.gov>  
Sent: Tuesday, August 22, 2023 10:49 AM 
To: Patrick Lenihan <PLenihan@VHB.com> 
Subject: [External] Nassau County FOIL ‐ The Public Works Department does not have records pertaining to your FOIL 
Request ‐ DO NOT REPLY 
 

  

Nassau County FOIL Request

Public Works

 

 

 

Dear Patrick Lenihan, 

Regarding your Freedom of Information Law ("FOIL") request (Reference # 334892): 
 
Please be advised that this Office has diligently searched our records and have not found any documents responsive to your
request. 

If you believe this request was improperly denied or the response is incomplete you have the right to appeal. 

Appeals must be submitted in writing within thirty (30) days to the FOIL Appeals Officer, located at 1 West Street, Mineola, N
�11501. See Public Officers Law  89(4)(a). Please include a copy of this response along with a copy of your original request

with your appeal.  

 

 

Thank you. 

 

  You don't often get email from nassaucountyfoils@nassaucountyny.gov. Learn why this is important  
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Nassau County 
https://www.nassaucountyny.gov/ 
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From: Feldman, Jonathan
To: Matt Burmeister
Subject: Re: [External] RE: NICE Bus: Recent Ridership Data Available?
Date: Friday, February 9, 2024 9:40:14 AM
Attachments: image001.gif

image002.png
image003.png
image004.jpg
image005.png
image006.png
image007.png
image008.png
image009.png

Hi Matt - The figures I sent are total number of passengers who boarded at any point on the
trip. They do not show peak load. We don't have those readily available.

We can pull boarding and alighting data for specific stops. If you give me a few stops that
you're looking for we can provide.

Jon

From: Matt Burmeister <mburmeister@vhb.com>
Sent: Thursday, February 8, 2024 12:39 PM
To: Feldman, Jonathan <Jonathan.Feldman@transdev.com>
Subject: RE: [External] RE: NICE Bus: Recent Ridership Data Available?
 
CAUTION: The email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Hi Jon,
 
Just wanted to pose a quick clarifying question for this data. Does the PPT/Average Passengers per Trip value
describe the average number of riders on the bus at the Peak Load Point along the route? (e.g., for the 4:44 PM
trip on weekdays, approximately 62.4 riders were on the N43 southbound. Is that passenger load experienced
at a specific location along the route?)
 
It would be helpful for us to know where those Peak Load Points fall along each service. Do you happen to have
readily available information along those lines – or, even better, passenger load data or boardings/alightings for
specific stops along the route?
 
Thank you,
 
 
Matt Burmeister, EIT  (He, Him, His)
Project Consultant
Transportation Planning & Operations
P  617.607.6142
www.vhb.com
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You don't often get email from jonathan.feldman@transdev.com. Learn why this is important

 

From: Matt Burmeister 
Sent: Tuesday, January 30, 2024 3:26 PM
To: Feldman, Jonathan <Jonathan.Feldman@transdev.com>
Subject: RE: [External] RE: NICE Bus: Recent Ridership Data Available?
 
Jon, this is perfect. I will let you know if I have any questions as I get into it.
 
Thanks again for pulling this together!
 
Best,
 
 
Matt Burmeister, EIT  (He, Him, His)
Project Consultant
Transportation Planning & Operations
P  617.607.6142
www.vhb.com

 

From: Feldman, Jonathan <Jonathan.Feldman@transdev.com> 
Sent: Tuesday, January 30, 2024 2:50 PM
To: Matt Burmeister <mburmeister@vhb.com>
Subject: Re: [External] RE: NICE Bus: Recent Ridership Data Available?
 

Hi Matt - Attached are the ridership figures by trip for the two main routes that serve the
Coliseum site: n43 and n70/71.
 

Our typical vehicles on these routes can seat 39 seated passengers and 28 standees. Our
capacity guidelines provide for no more than 150% of a seated load during Weekday rush
hours, and 125% of a seated load during all other times.
 

Jon
 

Jonathan Feldman
Director of Schedule & Planning
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Nassau Inter-County Express
700 Commercial Avenue | Garden City, NY 11530
t 516 296 4709
e jonathan.feldman@transdev.com | nicebus.com
Follow us: Facebook | Twitter | Instagram

         

From: Feldman, Jonathan <Jonathan.Feldman@transdev.com>
Sent: Thursday, January 25, 2024 9:38 AM
To: Matt Burmeister <mburmeister@vhb.com>
Subject: Re: [External] RE: NICE Bus: Recent Ridership Data Available?
 

Yes we can provide Matt. Give me a few days to gather.

From: Matt Burmeister <mburmeister@vhb.com>
Sent: Thursday, January 25, 2024 8:50 AM
To: Feldman, Jonathan <Jonathan.Feldman@transdev.com>
Subject: RE: [External] RE: NICE Bus: Recent Ridership Data Available?
 

CAUTION: The email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

 
Hi Jon,
 
Thanks for reaching out. Yes, that’s exactly right – that type of ridership information would be extremely helpful
in our investigation of Project trip impacts on local bus services. Let me know if you’re able to share anything
like that.
 
Also, if you have any information on bus capacity (e.g., number of seats, standing room) or a standard policy
capacity threshold for NICE buses, that would also be very helpful to us.
 
Thank you!
Best,
 
 
Matt Burmeister, EIT  (He, Him, His)
Project Consultant
Transportation Planning & Operations
P  617.607.6142
www.vhb.com
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You don't often get email from jonathan.feldman@transdev.com. Learn why this is important

 

From: Feldman, Jonathan <Jonathan.Feldman@transdev.com> 
Sent: Thursday, January 25, 2024 7:52 AM
To: Matt Burmeister <mburmeister@vhb.com>
Subject: Re: [External] RE: NICE Bus: Recent Ridership Data Available?
 

Hi Matt - Sharon forwarded me your message. Just to confirm you're looking for route level
figures (by trip or time period if possible) for the NICE Bus routes which travel near the site of
the proposed Sands project at the Coliseum in Uniondale?
 

Jon
 

Jonathan Feldman
Director of Schedule & Planning
Nassau Inter-County Express
700 Commercial Avenue | Garden City, NY 11530
t 516 296 4709
e jonathan.feldman@transdev.com | nicebus.com
Follow us: Facebook | Twitter | Instagram

         

From: Transit Division <transitdivision@nassaucountyny.gov>
Sent: Wednesday, January 24, 2024 12:15 PM
To: Feldman, Jonathan <Jonathan.Feldman@transdev.com>
Subject: FW: [External] RE: NICE Bus: Recent Ridership Data Available?
 

CAUTION: The email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

 
Hello Jonathan, please communicate with Mr. Burmeister on his request for NICE Ridership data for
the Sands project in Uniondale.
 
Thank you.
 

Attachment I-585

mailto:jonathan.feldman@transdev.com
https://aka.ms/LearnAboutSenderIdentification
https://www.vhb.com/news/vhb-nyc-named-2023-best-places-to-work/?src=email_signature
mailto:Jonathan.Feldman@transdev.com
mailto:mburmeister@vhb.com
mailto:jonathan.feldman@transdev.com
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.nicebus.com%2F&data=05%7C02%7Cmburmeister%40vhb.com%7C77f5138a70474ce7a76b08dc297d0128%7C365c5e99f68f4beb89d9abecb41b1a1b%7C0%7C0%7C638430864139292393%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=bV%2F7C7aoeQs%2B39WrPnXnXYvNXF8yUvGmn8tgWPe7taw%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.facebook.com%2FtheNICEbus&data=05%7C02%7Cmburmeister%40vhb.com%7C77f5138a70474ce7a76b08dc297d0128%7C365c5e99f68f4beb89d9abecb41b1a1b%7C0%7C0%7C638430864139297693%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=1e8NlluNu0IXisU2Qd8vsomrXQW461d%2BmycPJwr50BU%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftwitter.com%2FtheNICEbus&data=05%7C02%7Cmburmeister%40vhb.com%7C77f5138a70474ce7a76b08dc297d0128%7C365c5e99f68f4beb89d9abecb41b1a1b%7C0%7C0%7C638430864139302916%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=12lJ4XZViSgJBTxEBxirWWTwA48lPU3y6OyAqZtJvb8%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.instagram.com%2Fthenicebus%2F&data=05%7C02%7Cmburmeister%40vhb.com%7C77f5138a70474ce7a76b08dc297d0128%7C365c5e99f68f4beb89d9abecb41b1a1b%7C0%7C0%7C638430864139308959%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=88bG3q%2BRJzS8EK5EmHCphYk4jBBRIo0bD4O%2B4N43BPU%3D&reserved=0
mailto:transitdivision@nassaucountyny.gov
mailto:Jonathan.Feldman@transdev.com


You don't often get email from transitdivision@nassaucountyny.gov. Learn why this is important

You don't often get email from mburmeister@vhb.com. Learn why this is important

 
Sharon Persaud, MSCE
Nassau County Department of Public Works-Transit
1194 Prospect Avenue, Westbury, NY 11590
(516) 571-1775
spersaud@nassaucountyny.gov

 
 

From: Matt Burmeister <mburmeister@vhb.com> 
Sent: Wednesday, January 24, 2024 10:10 AM
To: Transit Division <transitdivision@nassaucountyny.gov>
Subject: RE: [External] RE: NICE Bus: Recent Ridership Data Available?
 

Attention: This email came from an external source. Do not open attachments or click on
links from unknown senders or unexpected emails.

Hi Sharon,
 
Great – thank you. The Project is the Sands Integrated Resort/Casino Development proposed in Uniondale, NY.
The Project location is the site currently occupied by the Nassau Veterans Memorial Coliseum along Hempstead
Turnpike (bounded by Hempstead Turnpike, Earle Ovington Blvd, Charles Lindbegh Blvd, and James Dolittle
Blvd).
 
Let us know if you have any further questions about the Project. Thanks again for your quick response!
 
Best,
 
 
Matt Burmeister, EIT  (He, Him, His)
Project Consultant
Transportation Planning & Operations

P  617.607.6142

www.vhb.com

 

From: Transit Division <transitdivision@nassaucountyny.gov> 
Sent: Wednesday, January 24, 2024 7:39 AM
To: Matt Burmeister <mburmeister@vhb.com>
Subject: [External] RE: NICE Bus: Recent Ridership Data Available?
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You don't often get email from mburmeister@vhb.com. Learn why this is important

Good morning Matt.  Message received.  Please let me know what the project is and the location
and I will move forward from there.
 
 
 
Sharon Persaud, MSCE
Nassau County Department of Public Works-Transit
spersaud@nassaucountyny.gov

 
 
 

From: Matt Burmeister <mburmeister@vhb.com> 
Sent: Tuesday, January 23, 2024 11:43 AM
To: Transit Division <transitdivision@nassaucountyny.gov>
Subject: NICE Bus: Recent Ridership Data Available?
 

Attention: This email came from an external source. Do not open attachments or click on
links from unknown senders or unexpected emails.

Hi Sharon,
 
I left you a voicemail on Friday, but wanted to follow up with an email to make sure I reach you with our request
re: NICE Bus Ridership data.
 
VHB is supporting a Project in Nassau County and we were asked to evaluate project impacts on local transit
services. I’m wondering if you have access – or could point me in the right direction – to any recent, existing
ridership data for NICE buses to help us evaluate capacity along the routes near our Site. Route-level data
aggregated by trip or by time period would be most helpful, but anything you are able to share would be
greatly appreciated! Feel free to give me a call back at (617)-607-6142, or reply to this email if you’re able to
share anything with us.
 
Thanks in advance for your help with this.
 
Best,
 
 

Matt Burmeister, EIT  (He, Him, His)
Project Consultant
Transportation Planning & Operations

         P  617.607.6142
www.vhb.com

One Penn Plaza
Suite 715
New York NY 10119-0800

This communication and any attachments to this are confidential and intended only for the recipient(s). Any other use,
dissemination, copying, or disclosure of this communication is strictly prohibited. If you have received this communication in error,
please notify us and destroy it immediately. Vanasse Hangen Brustlin, Inc. is not responsible for any undetectable alteration, virus,
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transmission error, conversion, media degradation, software error, or interference with this transmission or attachments to this
transmission.

Vanasse Hangen Brustlin, Inc. | info@vhb.com

 

Les informations figurant sur cet e-mail ont un caractere strictement confidentiel et sont
exclusivement adressees au destinataire mentionne ci-dessus.
Tout usage, reproduction ou divulgation de cet e-mail est strictement interdit si vous n'en etes pas le
destinataire. Dans ce cas, veuillez nous en avertir immediatement par la meme voie et detruire
l'original. Merci. 

This e-mail is intended only for use of the individual or entity to which it is addressed and may
contain information that is privileged, confidential and exempt from disclosure under applicable law.
Any use, distribution or copying of this e-mail communication is strictly prohibited if you are not the
addressee. If so, please notify us immediately by e-mail, and destroy the original. Thank you. 

This transmission (including any attachments) may contain confidential information, privileged
material (including material protected by the solicitor-client or other applicable privileges), or
constitute non-public information. Any use of this information by anyone other than the intended
recipient is prohibited. If you have received this transmission in error, please immediately reply to
the sender and delete this information from your system. Use, dissemination, distribution, or
reproduction of this transmission by unintended recipients is not authorized and may be unlawful.

Les informations figurant sur cet e-mail ont un caractere strictement confidentiel et sont
exclusivement adressees au destinataire mentionne ci-dessus.
Tout usage, reproduction ou divulgation de cet e-mail est strictement interdit si vous n'en etes pas le
destinataire. Dans ce cas, veuillez nous en avertir immediatement par la meme voie et detruire
l'original. Merci. 

This e-mail is intended only for use of the individual or entity to which it is addressed and may
contain information that is privileged, confidential and exempt from disclosure under applicable law.
Any use, distribution or copying of this e-mail communication is strictly prohibited if you are not the
addressee. If so, please notify us immediately by e-mail, and destroy the original. Thank you. 

This transmission (including any attachments) may contain confidential information, privileged
material (including material protected by the solicitor-client or other applicable privileges), or
constitute non-public information. Any use of this information by anyone other than the intended
recipient is prohibited. If you have received this transmission in error, please immediately reply to
the sender and delete this information from your system. Use, dissemination, distribution, or
reproduction of this transmission by unintended recipients is not authorized and may be unlawful.

Les informations figurant sur cet e-mail ont un caractere strictement confidentiel et sont
exclusivement adressees au destinataire mentionne ci-dessus.
Tout usage, reproduction ou divulgation de cet e-mail est strictement interdit si vous n'en etes
pas le destinataire. Dans ce cas, veuillez nous en avertir immediatement par la meme voie et
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detruire l'original. Merci. 

This e-mail is intended only for use of the individual or entity to which it is addressed and may
contain information that is privileged, confidential and exempt from disclosure under
applicable law.
Any use, distribution or copying of this e-mail communication is strictly prohibited if you are
not the addressee. If so, please notify us immediately by e-mail, and destroy the original.
Thank you. 

This transmission (including any attachments) may contain confidential information,
privileged material (including material protected by the solicitor-client or other applicable
privileges), or constitute non-public information. Any use of this information by anyone other
than the intended recipient is prohibited. If you have received this transmission in error, please
immediately reply to the sender and delete this information from your system. Use,
dissemination, distribution, or reproduction of this transmission by unintended recipients is not
authorized and may be unlawful.
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From: Cavallaro, Peter <CavallaroP@duckpondcorp.com>  
Sent: Monday, September 9, 2024 7:13 AM 
To: Pulitzer, Michael C <mpulitzer@nassaucountyny.gov> 
Subject: Scoping Session Comments on Sands Casino Proposal 
 

Attention: This email came from an external source. Do not open attachments or click on 
links from unknown senders or unexpected emails.  

 

To the Clerk and Members of the Nassau County Legislature: 

I respectfully submit the following comments for the record of the Scoping Session (September 9, 
2024) related to the casino proposal of Sands NY (herein, “Sands”) that is currently before you. 

Please include these comments as a part of the official record of the proceedings. 

1.   General 

As mayor of the Village of Westbury, I was engaged in Nassau County’s last potential foray into 
casino gambling,  and it is disappointing that the county is advancing the Sands proposal to receive 
one of the state’s available downstate gaming licenses. 

From the last casino proposal, I and those who fought hard to prevent the siting of a casino at the 
old Fortunoff site in Westbury did a lot of research and learned much about the long-term impacts 
on local areas from casino siting, much of which is decidedly negative.  And, in this case, I certainly 
agree with Hofstra President Poser that a casino in the midst of two colleges and a large Catholic 
Middle and High School, with a combined tens of thousands of children and college age young 
adults, is a particularly and uniquely bad idea. 

I am left with the sense that after literally decades of talk, and stops and starts, no one has yet had 
the vision to advance and support through completion a truly positive and accretive project to 
transform the HUB area.  The HUB project that Scott Rechler and the Rechler organization (the 
“Rechler Project”) had been working on for several years prior to the Sands proposal offered the 
possibility of at last having a transformative and accretive project at the HUB.  Unfortunately, that 
proposal languished for several years and basically died on the vine and was superseded by the 
Sands’ deal.  This casino proposal represents low hanging fruit for policy makers seeking to realize 
more revenue, at the expense of the quality of life that the region enjoys.  In the end, very few 
people (other than the unions and groups “incentivized” by Sands to support the project) really 

 You don't often get email from cavallarop@duckpondcorp.com. Learn why this is important   
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believe that a casino proposal at the HUB offers the best long-term vision for the future of Nassau 
County, the Town of Hempstead, or the region.    

I support the redevelopment of the Coliseum site, the last large remaining underdeveloped tract in 
the county, into a productive and positive addition to the Nassau landscape. But, the negative 
consequences of bringing the second largest casino facility in the United States to that area far 
outweigh the supposedly significant economic benefits to the involved municipalities.  I would note 
that the reported monetary benefits to the Town and County (and Suffolk County) is a mere tiny 
percentage of the funds that Sands will be drawing out of the local economy.  That is a bad bet. 

Since housing (affordable and market) is the number one recognized need in the region, a prudent 
mixed-use development of this site that includes even a modest housing component could go a long 
way to addressing this glaring need.  It is disingenuous to say that since past proposals that 
included housing have failed, we have to do “something” different, when the something different is 
arguably the worst possible idea that one could could conjure.  Housing and other attractive uses, 
such as Medical, tech and similar uses, have received much more public support than in past 
decades as residents have come to realize that in order for our children or grandchildren to stay 
here, we need more housing and more affordability. 

Sands wants to be here because it represents a golden nugget:  the ability to draw $2 billion or more 
out of the local economy each year.  Those are dollars now spent at dining, entertainment and other 
establishments in our communities and downtowns.  The Sands sees this market as an under-
tapped one.  Local policymakers should be wary and concerned.  As stated, the reported annual 
payments to the County and Town from the proposal is only a small fraction (maybe 5%) of what 
Sands seeks to make from the venture.  What does that kind of draining from local pocketbooks 
mean to local families and businesses?  Objective studies indicate that this kind of gaming is 
economically devastating to local communities.  And, that is aside from the negative social and 
societal consequences.    

Yes, a casino will create some construction and permanent jobs.  But so too will any other 
substantial redevelopment that occurs.  And, the permanent casino jobs created will be mostly low-
level, not the kind of medical, tech, AI or other well-paying and high-level jobs the region needs in 
order to attract and maintain residents able to pay the high taxes that the region carries. 

2.   Westbury Impacts 

In connection with the Rechler Project, the Village had collaborated with the County in doing 
traffic and bus route analysis to and from that site and project, and it was generally agreeable that 
the County would possibly use the Westbury Train Station as one of the bus hubs to take people to 
and from the Rechler Project.  That entailed substantial analysis and engineering review, and I 
personally (with staff) participated in a number of zoom meetings to review the project and the 
transportation issues involved.   

When the casino proposal was announced, I communicated via email on January 18, 2023 with 
David Viana, Planner with the Nassau County Department of Public Works, to withdraw the 
Village’s willingness to have the Westbury Train Station included in any utilization in any analysis 
for the casino project, citing the significant change in the use and the material difference in the 
scope of the casino project from the Rechler Project.  The Sands’ Integrated Resort Draft Scope 
dated December 12, 2023 for the Draft Environmental Impact Statement purports to suggest using 
several train stations as bus hubs for the casino, including the Westbury Train Station.  I reiterate 
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to you that the Village is not amenable to allowing that to occur.  The analysis and conclusions 
drawn by the prior County engineering, traffic, environmental and other studies in connection with 
the Rechler Project are completely inapplicable to the casino proposal, and the nature and quality 
of the bus traffic, including the number of trips to and from the Westbury Station, and the resulting 
traffic in the community, would be unacceptable.   

Further, neither the County, nor the Town should rely on any previous, non-casino related studies 
and conclusions since the projects are completely different and the considerations that were a part 
of the Rechler Project or other studies would be completely different to those applicable to the 
Sands proposal.  To rely on that information and analysis would be fatal to the County’s or Town’s 
legal obligations under SEQRA to do a comprehensive environmental analysis of all aspects, 
including traffic and suitable mitigation.  

The scope of the required comprehensive SEQRA analysis that must be done must exhaustively 
address all of the relevant issues and considerations, including:  traffic; light and air quality 
impacts; parking; water resources; social and economic impacts (both as to what the project will 
generate, as well as to what the financial impacts will be to consumer spending and debt and the 
impacts of local downtowns and their existing entertainment, dining and other business; 
etc.  Impacts on existing State, County and municipal services, including without limitation social 
services, police and fire resources, and other municipal services and resources etc. must be 
addressed.  Specific mitigations must be identified and funding for those items identified and 
assured.  A financial cost/benefit analysis must be included to inform Legislators as to the relative 
annual benefits that will be realized by the region and its governmental components, versus the 
time valued benefits provide to the applicant.  This analysis will likely identify that substantially 
more public benefit would be warranted if the project were to be approved, over what has been 
identified to date. 

3.   Alternatives 

The urgent question is: if not a casino, what?  It is well documented that other parts of the country 
(there are many examples, including Raleigh/Durham, Orlando, Nashville and others) where high 
paying jobs in the medical, technology and other sectors draw (not drive away) new residents and 
allow younger educated residents to stay, and where housing is provided to entice these jobs and 
jobseekers to come.  It takes the vision to see what is possible, and the courage to take a second look 
at and reconsider the current proposal.      

I urge the County to look at what has been done in other parts of the country to attract and develop 
highly successful magnet projects that transform those areas and regions by bringing sustainable 
and high-level jobs and suitable housing, attracting and retaining talent and youth.  That can 
happen here. 

************************************ 

At this point, I would respectfully ask that the County Executive and each County Legislator what 
legacy do they want to leave?  One where you are responsible for introducing a noxious, damaging 
and predatory business to the County, Town and region, or one that shows leadership, vision and 
prudence that moves the County and region forward in becoming an example of responsible and 
dynamic development. 
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Nassau residents and taxpayers deserve a project at the HUB that is thoughtful and in their best 
interests.  This proposal is neither, and will lead to many adverse financial and social costs that are 
completely predictable.   

Thank you and best regards, 

Peter I. Cavallaro 
Mayor 

Please feel free to use any of the following contact information if you need to reach me: 

Village Hall Phone:             (516) 334-1700 (ext. 111)                     
Daytime Business Phone:    (631) 622-9439 
Home Phone:                       (516) 997-2096 
Cel-phone:                           (516) 429-4208 
Village email:                      mayor@villageofwestbury.org 
Personal email:                    cavallarop@duckpondcorp.com 
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