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Chapter 3:  Socioeconomic Conditions 

A. INTRODUCTION 
This chapter assesses the potential socioeconomic impacts related to the Proposed Project. The 
analysis includes an assessment of existing conditions in the Study Area including demographics, 
business districts, and the ownership, use, and taxes for the affected properties. An assessment of 
the Proposed Project’s potential effects related to population and housing, employment, 
compensation and relocation assistance, access to businesses, and tax revenues is also provided. 

In addition, this chapter includes a fiscal and economic benefits analysis associated with the 
construction of the Proposed Project. 

B. PRINCIPAL CONCLUSIONS AND IMPACTS 
Overall, the Proposed Project is intended to improve mobility in the region, which would be 
beneficial to residents, transit users, and employees in the Study Area. There would be no 
residential displacement with the Proposed Project. While a small number of commercial 
properties would need to be acquired, the impacts on commerce in the Study Area would be 
minimal. The affected businesses would receive just compensation and relocation assistance, 
with priority given to relocation within the same hamlet or village where the displaced business 
currently operates. Lost tax revenues associated with property acquisitions and permanent 
easements would be de minimis (in all cases less than one-half of one-percent of a jurisdiction’s 
tax levy) and would not be considered a significant adverse fiscal impact. 

The construction of the Proposed Project would result in the investment of significant capital 
into the local and regional economy. The Proposed Project is expected to cost approximately $2 
billion in 2019 dollars, which includes construction, design, contingency, force account, and 
agency cost. Construction of the Proposed Project is estimated to create 1,297 full-time 
equivalent (FTE) direct construction employment opportunities in Nassau County. In addition to 
direct employment, construction of the project would create additional jobs off-site in Nassau 
County (762 FTE) and Suffolk County (24 FTE) and the rest of the state (46 FTE). In the 
broader state economy, total direct and indirect employment from construction of the project 
would be 2,130 FTE. Direct wages and salaries from constructing the project are estimated at 
about $637.07 million. In the broader New York State economy, total direct and indirect wages 
and salaries from constructing the project would be even greater (approximately $962.42 
million, including $926.70 million in Nassau and $10.36 million in Suffolk). The total effect on 
the local economy, expressed as economic output or demand for local industries, is estimated at 
approximately $3.18 billion for Nassau County, $47.14 million for Suffolk County, and 
approximately $3.33 billion for the New York State economy overall. 

While the Proposed Project would result in minor disruptions to business districts in terms of 
changes to access to a small number of businesses to eliminate the grade crossings, general business 
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operations would not change and there would be continued vehicular and pedestrian access to the 
Study Area’s business districts. 

C. METHODOLOGY 

REGULATORY CONTEXT 

According to the New York State Department of Environmental Conservation’s SEQRA 
Handbook 3rd edition–2010, in reaching a decision whether to approve, approve with 
conditions, or deny, applications for an action which is the subject of an EIS, each involved 
agency is required to weigh and balance the public need and other social, economic and 
environmental benefits of the project against identified environmental harm.  

Purely economic impacts are beyond the scope of a SEQR review. Therefore, potential effects 
that a Proposed Project may have in drawing customers and profits away from established 
enterprises, possible reduction of property values in a community, or potential economic 
disadvantage caused by competition or speculative economic loss, are not environmental 
considerations that are to be analyzed under SEQRA. Those economic benefits and harms are 
more properly considered by a lead agency as part of the balancing of social, economic and other 
essential considerations against environmental effects as set forth in its SEQRA Findings.  

PROPERTY ACQUISITION 

With respect to property acquisition, if properties cannot be acquired voluntarily, the State 
would adhere to the requirements of the New York State Eminent Domain Procedure Law (the 
“Eminent Domain Procedure Law”). Among other things, the Eminent Domain Procedure Law 
requires the condemnor to hold a public hearing (for all potential acquisitions other than “de 
minimis” and emergency acquisitions); inform the public and affected parties about the public 
use, benefit, and purpose of the proposed acquisitions, the reasons for selecting those locations, 
and the general impacts of the acquisition on the surrounding area; issue a determination and 
findings within 90 days after the close of the public hearing; make written offers in the full 
amount of the State’s highest approved appraisal; advise condemnees that, subject to proving 
title and clearing title objections, the offer may be accepted as payment in full for the property 
interests to be acquired, or in the alternative, accepted as advance payments with a continuing 
right on the owners’ part to file claims for additional compensation; and if the compensation 
offer is not accepted, to file a petition with the New York State Supreme Court to acquire the 
necessary property interests by condemnation. Compensation for real property generally is 
determined on the basis of fair market or fair rental value and, in the case of partial takings, 
diminution (if any) to the value of the remaining property. Compensation for tenant-owned trade 
fixtures is determined on the basis of “sound value,” which under New York law generally 
constitutes a fixture’s reproduction cost less depreciation. 

STUDY AREA 

The socioeconomic Study Area encompasses the ¼-mile buffer surrounding the right-of-way 
(ROW) from Floral Park on the west to Hicksville on the east, and the areas within ½ mile of each 
station and grade crossing. Separate study areas were drawn with a ¼-mile buffer around the ROW 
and with ½-mile buffers surrounding each station and grade crossing, and were then grouped 
according to proximity and overlapping boundaries. As a result, there are eight separate study areas 
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(see Figure 3-1). Each study area is in one or more of the following Nassau County towns: 
Hempstead, North Hempstead, or Oyster Bay. Each study area is described in more detail below. 

1. The Floral Park Study Area is composed of a ½-mile buffer around the Floral Park station 
and does not include any affected grade crossings. A majority of this study area is in the 
Town of Hempstead with a small portion in the Town of North Hempstead.  

2. The New Hyde Park Study Area is composed of ½-mile buffers around the New Hyde Park 
station, and the grade crossings at Covert Avenue, South 12th Street, and New Hyde Park 
Road. This study area is in the Towns of Hempstead and North Hempstead.  

3. The Merillon Study Area is composed of a ½-mile buffer around the Merillon station and 
does not include any affected grade crossings. The Merillon Study Area is in the Towns of 
Hempstead and North Hempstead.  

4. The Mineola Study Area is composed of ½-mile buffers around Mineola station, and the 
grade crossings at Main Street and Willis Avenue. The study area is in the Towns of 
Hempstead and North Hempstead.  

5. The Carle Place Study Area is composed of a ½-mile buffer around the Carle Place station 
and does not include any affected grade crossings. The study area is mostly in the Town of 
North Hempstead with a small southern portion in the Town of Hempstead.  

6. The Westbury Study Area is composed of ½-mile buffers around the Westbury station, and 
the grade crossings at School Street and Urban Avenue. The study area is mostly in the 
Town of North Hempstead with a small southern portion in the Town of Hempstead.   

7. The Hicksville Study Area is composed of a ½-mile buffer around the Hicksville station and does 
not include any affected grade crossings. The study area is fully within the Town of Oyster Bay.  

8. Finally, the LIRR Main Line Study Area is composed of a ¼-mile buffer around a 9.8 mile 
portion of rail running between Floral Park on the west and Hicksville on the east. As such, the 
LIRR Main Line Study Area is in the Towns of Hempstead, North Hempstead, and Oyster Bay. 
Of note, the LIRR Main Line Study Area overlaps with each of the station-based study areas.  

The areas covered by the aforementioned study areas account for any potential impacts that 
could occur from the proposed main line expansion and the grade crossing changes.  

TECHNICAL APPROACH 

This socioeconomic analysis provides an overview of demographics in the Study Area, comparing 
conditions to the three towns comprising the Study Area: Town of Hempstead, Town of North 
Hempstead, and Town of Oyster Bay, and to Nassau County as a whole. An analysis of existing 
population and housing conditions is based on data from the U.S. Census Bureau’s 2000 Census and 
2010-2014 American Community Survey (ACS). An overview of business districts in the Study 
Area is also provided based on available land use data, online research, and ESRI, Inc.’s Business 
Analyst Online. Property tax information including county, town, school, and special district taxes is 
also provided for the parcels proposed for full or partial acquisition. Acreages and assessed value, 
including value of the land, are also provided to calculate the estimated property tax reduction that 
could result from the partial acquisitions and permanent easements. The total property taxes from the 
affected lots are compared with the total tax levies for the applicable jurisdictions in order to 
calculate a percentage. This analysis also assesses potential impacts to population, housing, and 
businesses, and provides a discussion of the compensation and relocation process.  

Lastly, this assessment includes an economic and benefits analysis. For the construction period, 
economic and fiscal benefits were estimated using IMPLAN (IMpact Analysis for PLANning), 
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an economic input-output modeling system. The IMPLAN model was originally developed by 
the United States Department of Agriculture Forest Service in 1979 and was subsequently 
privatized by the Minnesota IMPLAN Group (MIG). The model uses the most recent economic 
data from sources such as the U.S. Bureau of Economic Analysis, the U.S. Bureau of Labor 
Statistics, and the U.S. Census Bureau to predict effects on the local economy from direct 
changes in spending. The IMPLAN model contains data on 536 economic sectors, showing for 
any given geography how each sector affects every other sector as a result of a change in the 
quantity of its product or service. This indirect economic activity that is generated through direct 
investment is often referred to as the “ripple,” or multiplier effect. This analysis is based on 2013 
IMPLAN models for Nassau County and New York State. Using the Nassau County and New 
York State models and the estimated construction cost of the Proposed Project, the total effect 
has been projected for both the County and State. A qualitative discussion of operational 
economic and fiscal benefits is also provided. 

D. EXISTING CONDITIONS 

POPULATION AND HOUSING  

This section summarizes the existing population and housing conditions of the eight study areas 
described above (see “Study Area”). It describes population and housing conditions in the study 
areas in comparison to those characteristics of Nassau County. If applicable, the study area is also 
compared to the town or village jurisdictions that they are mostly located in, namely the Towns of 
Hempstead, North Hempstead, and Oyster Bay, and the Villages of New Hyde Park, Garden City, 
and Mineola. Many times, however, the study areas straddle a border between two towns. In 
general, the study areas are quite similar to each other and other Nassau County communities in 
terms of vacancy rates and owner-occupied households. While the study areas do share many 
characteristics, there are also many ways in which they deviate, such as population density and 
number of employers. Similarities and differences between the study area population and housing 
characteristics are discussed below as part of the overall population and housing summary.  

FLORAL PARK STUDY AREA 

The Floral Park Study Area has a total population of 9,262 people as of the 2010-2014 ACS1 (see 
Table 3-1). The population represents a less than 1 percent decline from the 2000 reported population 
of 9,304 people. The Floral Park Study Area is the only study area that lost population between 2000 
and 2010-2014. Of the 3,544 housing units, 155 units (4.4 percent) are vacant as of the most recent 
ACS. The rate of vacancy in the Floral Park Study Area is slightly lower than the rate of vacancy for 
the county in the same year. Of the 3,388 households, 716 (21.1 percent) are renter-occupied and 
2,672 (78.9 percent) are owner-occupied. This type of household tenure, where owner-occupancy is 
more prevalent than renter-occupancy, is typical for Nassau County. The mean household income 
from the most recent 5-year ACS data and adjusted to 2015 dollars is $118,211.  

                                                      
1 It should be noted that the 2010-2014 ACS may not have captured demographic data from the Study 

Area’s newest residents, who in a fully built community served by transit tend to be related to transit-
oriented development, i.e., residents who would benefit from the Proposed Project. 
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NEW HYDE PARK STUDY AREA 

The New Hyde Park Study Area has a total population of 7,099 people as of the 2010-2014 ACS, 
which is a 2.3 percent increase from the 2000 population of 6,938 persons (see Table 3-2). According 
to the most recent ACS, of the 2,331 housing units, 64 units (2.76 percent) are vacant. The vacancy 
rates have remained below the county average from 2000 to 2010-2014 and the most recent vacancy 
rates are the lowest out of the eight study areas. Of the 2,267 households within the New Hyde Park 
Study Area, 323 (14.3 percent) are renter-occupied. The New Hyde Park Study Area has the lowest 
percent of renter-occupied households out of the eight study areas. The mean household income 
reported for 2010-2014 and adjusted to 2015 dollars is $126,653. 

Table 3-1 
Floral Park Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 9,304 9,262 
Total Housing Units 3,531 3,544 

Occupied Housing Units 3,443 3,388 
Vacant Housing Units 88 155 

Total Households 3,531 3,388 
Renter-occupied Households 778 716 
Owner-occupied Households 2,753 2,672 

Mean Household Income* $118,211 $123,168 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

Table 3-2 
New Hyde Park Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 6,938 7,099 
Total Housing Units 2,373 2,331 

Occupied Housing Units 2,366 2,267 
Vacant Housing Units 37 64 

Total Households 2,336 2,267 
Renter-occupied Households 324 323 
Owner-occupied Households 2,012 1,943 

Mean Household Income* $116,373 $126,653 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

MERILLON AVENUE STUDY AREA 

The Merillon Avenue Study Area has a total population of 5,282 people (see Table 3-3). This 
represents a 7 percent increase from the area’s 2000 population of 4,936 persons. Of the 1,787 
housing units in the study area, 1,697 units are occupied and 90 are vacant. The vacancy rate has 
increased from 2.8 percent in 2000 to 5 percent in 2010-2014. The household tenure trend for 
this study area is typical of the county. Of the 1,697 households, 323 (19 percent) are renter-
occupied and 1,374 (81 percent) are owner-occupied. The mean household income has declined 
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by 15 percent from 2000 to 2010-2014 from $176,249 to $150,544. This is the largest absolute 
decline in mean household income compared with the other study areas.  

Table 3-3 
Merillon Avenue Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 4,936 5,282 
Total Housing Units 1,715 1,787 

Occupied Housing Units 1,666 1,697 
Vacant Housing Units 49 90 

Total Households 1,666 1,697 
Renter-occupied Households 313 323 
Owner-occupied Households 1,353 1,374 

Mean Household Income* $176,249 $150,544 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

MINEOLA STUDY AREA 

The Mineola Study Area has a total population of 6,814 people according to the 2010-2014 ACS 
(see Table 3-4). This represents a 4 percent increase in population from the 2000 population of 
6,552 people. The number of housing units has increased by 2.6 percent from 3,227 units to 
3,312 units. The vacancy rate has dropped dramatically from 15.4 percent in 2000 to 6.2 percent 
in 2010-2014. There are slightly fewer households in 2010-2014 than there were in 2000. The 
number of households has declined from 3,127 to 3,105, respectively. Of the 3,105 households, 
1,402 are renter-occupied and 1,703 are owner-occupied. The Mineola Study Area has the 
highest percentage of renters and the highest vacancy rate compared with all other study areas. 
The Mineola Study Area also has the second lowest mean household income according to the 
2010-2014 ACS with a mean of $106,057. 

Table 3-4 
Mineola Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 6,552 6,814 
Total Housing Units 3,227 3,312 

Occupied Housing Units 3,127 3,105 
Vacant Housing Units 497 206 

Total Households 3,127 3,105 
Renter-occupied Households 1,789 1,402 
Owner-occupied Households 1,638 1,703 

Mean Household Income* $111,800 $106,057 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI.  
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

CARLE PLACE STUDY AREA 

The Carle Place Study Area has a total population of 5,410 people (see Table 3-5). This is a 2.6 
percent increase from the 2000 population of 5,276 people. Of the 1,740 housing units, 57 (3.3 
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percent) are vacant and 1,684 are occupied. The Carle Place Study Area has one of the lowest vacancy 
rates out of the eight study areas, however it has increased by over 200 percent from 2000 to 2010-
2014. Of the 1,684 occupied units, 395 (23.5 percent) are renter-occupied and 1,289 (76.5 percent) are 
owner-occupied. The mean household income for the Carle Place Study Area is $124,789.  

Table 3-5 
Carle Place Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 5,276 5,410 
Total Housing Units 1,739 1,740 

Occupied Housing Units 1,721 1,684 
Vacant Housing Units 18 57 

Total Households 1,721 1,684 
Renter-occupied Households 366 395 
Owner-occupied Households 1,355 1,289 

Mean Household Income* $120,251 $124,789 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

WESTBURY STUDY AREA 

The Westbury Study Area has a total population of 6,270 people, a 14.52 percent increase from the 
reported 2000 Study Area population of 5,475 people (see Table 3-6). The population growth in the 
Westbury Study Area is the largest out of the eight study areas. The Westbury Study Area has also 
seen one of the largest increases in the total housing units from 2,347 units in 2000 to 2,508 units in 
2010-2014, a 6.9 percent increase. For the most recent year, 154 units (6.2 percent) are vacant, 
which is slightly higher than the county average of 5.5 percent vacancy and similar to the Town of 
North Hempstead average. The Westbury Study Area has seen the highest increase in the 
percentage of renter-occupied households. The total number of households in the Westbury Study 
Area increased by 2.8 percent between 2000 to 2010-2014. For the most recent year, there were a 
reported 2,354 households, 868 (36.9 percent) of which were renter-occupied. The mean household 
income is low compared with the other eight Study Areas. The mean household income for the 
study area is $86,622 in the most recent year. This represents a 21 percent decline in mean 
household income that was reported for the 2000 Census.  

Table 3-6 
Westbury Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 5,475 6,270 
Total Housing Units 2,347 2,508 

Occupied Housing Units 2,289 2,354 
Vacant Housing Units 58 154 

Total Households 2,289 2,354 
Renter-occupied Households 736 868 
Owner-occupied Households 1,553 1,486 

Mean Household Income* $110,084 $86,622 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
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HICKSVILLE STUDY AREA 

The Hicksville Study Area has a total population of 3,713 people, which is a less than 1 percent 
increase from the reported population in 2000 that totaled 3,689 people (see Table 3-7). The 
Hicksville Study Area had a lower vacancy rate than the county for both 2000 and 2010-2014. 
Of the 1,204 housing units, 44 units (3.7 percent) were vacant in the most recent year. Of the 
1,160 households reported for the most recent year, 258 are renter-occupied and 902 are owner-
occupied. The Hicksville Study Area, similar to the Town of Oyster Bay, is declining in the 
number of renter-occupied households and increasing in the number of owner-occupied 
households. The mean household income increased from 2000 to the most recent year. In 2010-
2014, the reported mean household income adjusted to 2015 dollars is $107,054.   

Table 3-7 
Hicksville Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 3,689 3,713 
Total Housing Units 1,169 1,204 

Occupied Housing Units 1,146 1,160 
Vacant Housing Units 23 44 

Total Households 1,146 1,160 
Renter-occupied Households 284 258 
Owner-occupied Households 862 902 

Mean Household Income* $106,936 $104,054 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

LIRR MAIN LINE STUDY AREA 

The LIRR Main Line Study Area has a total population of 39,706 in the most recent year, which 
represents an 8 percent increase from the 2000 reported population of 36,757 people (see Table 
3-8). Of the total 14,041 housing units reported for the most recent year, 5 percent of the units 
are vacant (700 units). This is a 141.4 percent increase from the number of vacant units reported 
for 2000. Of the total 13,341 occupied household units reported for the most recent year, 3,697 
(27.7 percent) are renter-occupied and 9,644 units (72.3 percent) are owner-occupied. The mean 
household income adjusted to 2015 dollars and reported for 2010-2014 is $118,954.  

Table 3-8 
LIRR Main Line Study Area  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 36,757 39,706 
Total Housing Units 12,890 14,041 

Occupied Housing Units 12,600 13,341 
Vacant Housing Units 290 700 

Total Households 12,606 13,341 
Renter-occupied Households 3,560 3,697 
Owner-occupied Households 9,046 9,644 

Mean Household Income* $120,445 $118,954 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
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NASSAU COUNTY 

Nassau County overall has a total population of approximately 1,350,601, or a 1.2 percent 
increase from the 2000 population of 1,334,544 people (see Table 3-9). Of the total 467,621 
housing units in the County, approximately 5.5 percent of the units are vacant (25,709 units). 
This is a 138.8 percent increase from the number of vacant units in 2000. The vacancy rate 
increased from approximately 2.3 percent in 2000 to approximately 5.4 percent in 2010-2014. 
Of the total 441,912 occupied housing units, 87,397 (19.8 percent) are renter-occupied and 
354,515 units (80.2 percent) are owner-occupied. The County’s mean household income 
adjusted to 2015 dollars is $130,065. 

Table 3-9 
Nassau County  

Population and Housing Characteristics 
 2000 Census 2010-2014 ACS 

Total Population 1,334,544 1,350,601 
Total Housing Units 458,151 467,621 

Occupied Housing Units 447,387 441,912 
Vacant Housing Units 10,764 25,709 

Total Households 447,387 441,912 
Renter-occupied Households 88,123 87,397 
Owner-occupied Households 359,264 354,515 

Mean Household Income* $135,524 $130,065 
Notes: *Mean Household Income is represented in 2015 dollars using the 2015 Annual CPI. 
Sources: U.S. Census Bureau, 2000 Census and 2010-2014 ACS. 
 

BUSINESS DISTRICTS 

This section summarizes the existing business and employment conditions in each of the eight 
study areas. In general, a number of commercial and industrial properties abut the LIRR ROW. 
Old Country Road just south of the ROW from Mineola to Hicksville is a significant commercial 
corridor, with several regional malls and an abundance of auto-related businesses. A majority of 
the businesses and jobs within the study areas are in the Service industry2 and Retail Industry.3 
While some study areas have a walkable downtown complemented by an auto-related shopping 
center, some study areas are more residential or industrial. The following section discusses the 
existing business and employment conditions of the eight study areas as well as a qualitative 
discussion of the business environment. Table 3-10 provides a summary of businesses and jobs 
in the study areas and relevant municipalities. 

                                                      
2 The Service industry includes businesses and jobs associated with hotels and lodging, automotive 

services, motion pictures and amusements, health services, legal services, and education institutions and 
libraries.  

3 The Retail industry includes businesses and jobs associated with home improvement, general 
merchandise stores, food stores, auto dealers, gas stations, apparel and accessory stores, furniture and 
home furnishings, and eating and drinking places.  
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FLORAL PARK STUDY AREA 

Southeast of the Floral Park station on Tulip Avenue between Atlantic Avenue and Harvard 
Street is a concentration of locally-serving retail and service industry businesses including a 
grocery store, several restaurants, banks, nail salons, and a law firm. North of the Floral Park 
station along Jericho Turnpike are regionally-serving retail and service industry businesses such 
as a Quality Inn, Dollar Tree, Staples, and 7-Eleven. Of the 654 businesses in the Study Area, 
244 businesses (37.3 percent) are in the Service industry. The Floral Park Study Area contains 
4,788 jobs, 1,767 (36.9 percent) of which are in the Service industry. There do not appear to be 
any major sources of employment within this study area.  

NEW HYDE PARK STUDY AREA 

Surrounding the New Hyde Park station and in particular to the northeast of the station are 
industrial uses. Businesses in this portion of the New Hyde Park Study Area range from 
construction and cabinetry manufacturing to sprinkler and security system installations. Along 
Jericho Turnpike to the north are similar regionally-serving businesses that exist in the Floral 
Park Study Area. The southern portion of the New Hyde Park Study Area is predominantly 
residential. There are 666 businesses and 6,425 jobs in this study area. Similar to the Floral Park 
Study Area, the largest portion of businesses (36.6 percent) and jobs (34 percent) in the New 
Hyde Park Study Area are in the Service industry. 

MERILLON STUDY AREA 

The Merillon Study Area is mostly residential. Northeast of the Merillon Avenue station is the 
Mineola High School and southeast of the station is the Garden City High School. Directly north 
of the rail line are several industrial businesses similar to those in the New Hyde Park Study 
Area, including technology installation businesses, a coffee distributor, and a fencing company.  

The businesses and jobs in the Merillon Study Area represent less than 1 percent of businesses 
and jobs in Nassau County, respectively. Of the 320 businesses in the Merillon Study Area, 107 
businesses (33.4 percent) are in the Service industry. The next largest industry is Retail Trade 
with 78 businesses (24.4 percent). There are 3,800 jobs in this study area, 1,182 (31.1 percent) of 
which are in the Service industry and 982 (25.8 percent) of which are in the Retail Trade 
industry. The Merillon Study Area has the smallest number of businesses and jobs out of the 
eight study areas. 

MINEOLA STUDY AREA  

Mineola is the county seat of Nassau County. As such, the Mineola Study Area includes the 
Nassau County Legislature, Nassau County Department of Health, Nassau County Supreme 
Court and District Attorney. There are regionally-serving retail and service uses surrounding the 
station, including a large mall to the south of the station along Franklin Avenue. The Mineola 
Study Area has significantly less residential land uses than the Merillon Study Area.  

The Mineola Study Area contains the second largest number of businesses and jobs out of the 
eight Study Areas behind the LIRR Main Line Study Area. Of the 1,432 businesses in this study 
area, 753 businesses (52.6 percent) are in the Service industry. Of the 20,969 jobs in the Mineola 
Study Area, 12,205 jobs (58.2 percent) are in the Service industry. Even with the large presence 
of government institutions, public service jobs only comprise 11.5 percent of the total jobs in the 
Mineola Study Area (2,406 jobs). The businesses represent 2.24 percent of the total business in 
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Nassau County and the jobs represent 2.94 percent of the total number of Nassau County jobs. 
The Mineola Study Area has the largest proportion of businesses and jobs in one industry out of 
the eight study areas. Winthrop University Hospital is one of the Village’s major employers and 
is located adjacent to the Mineola station.  

CARLE PLACE STUDY AREA  

South of the Carle Place station are large, regionally-serving retail businesses such as Costco, 
Buy Buy Baby, Target, and Bed Bath and Beyond. North of the station is primarily residential. 
Of the 457 businesses in the Carle Place Study Area, 168 businesses (36.8 percent) are in the 
Retail Trade industry. Of the 5,897 jobs in this study area, 2,553 jobs (43.3 percent) are in the 
Retail Trade industry. The Carle Place Study Area has the largest portion of businesses and jobs 
in the Retail Trade industry out of the eight study areas.  

WESTBURY STUDY AREA  

Uses surrounding the Westbury station are primarily residential and institutional or open space. 
Directly south of the station is an expansive cemetery at St. Brigids Catholic Church and the 
Eisenhower Golf Course. Directly north and northeast of the station and School Street grade 
crossing is a small clustering of industrial uses. Of the 1,200 businesses in the Westbury Study 
Area, 410 businesses (34.2 percent) are in the Service industry. Of the 11,200 jobs in this study 
area, 2,958 jobs (26.4 percent) are in the Service industry and 2,442 jobs (21.8 percent) are in 
the Retail Trade industry, which reflects the predominance of commercial and retail 
establishments along Old Country Road, Post Avenue, and Union Avenue.  

HICKSVILLE STUDY AREA  

Surrounding the Hicksville station are primarily industrial uses, including construction 
companies, and service uses, including automotive services, car rentals, banks, and funeral 
homes. North of the station is the Broadway Mall, a source of retail uses for the Hicksville Study 
Area residents but also a source of destination retail offerings for the surrounding region. Of the 
1,021 businesses in this study area, 366 businesses (35.8 percent) are in the Service industry. Of 
the 9,848 jobs in the Hicksville Study Area, 4,005 jobs (40.7 percent) are in the Retail Trade 
industry. The Hicksville Study Area is the only study area out of the eight subject study areas in 
which the industry with the largest number of businesses is not the same as the industry with the 
largest number of jobs.  

LIRR MAIN LINE STUDY AREA  

Since the LIRR Main Line Study Area is the largest study area, it naturally contains the largest 
number of businesses and jobs (see Table 3-10). Businesses and jobs in this Study Area overlap 
with those in the station-based study areas. There are 4,365 businesses in the LIRR Main Line 
Study Area, 1,648 (37.8 percent) of which are in the Service industry. The total number of 
businesses in this study area represents 6.84 percent of the total number of businesses in Nassau 
County. Of the 51,435 jobs in the LIRR Main Line Study Area, 20,192 jobs (39.3 percent) are in 
the Service industry. The total number of jobs in the LIRR Main Line Study Area represents 
7.22 percent of the total number of jobs in Nassau County. 
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Table 3-10 
Businesses and Employment Profile  

of Study Areas and Relevant Municipalities 

Study Area 
Area Businesses Jobs 

Sq. mi. Acres No. %* No. % 
Floral Park  0.79 506 654 1.02 4,788 0.67 

New Hyde Park 1.23 787 666 1.04 6,425 0.90 
Merillon Avenue 0.79 506 320 0.50 3,800 0.53 

Mineola 1.01 646 1,432 2.24 20,969 2.94 
Carle Place 0.79 506 457 0.72 5,897 0.83 
Westbury 1.82 1,165 1,200 1.88 11,200 1.57 
Hicksville 0.79 506 1,021 1.60 9,848 1.38 

LIRR Main Line 5.09 3,258 4,365 6.84 51,435 7.22 
Village of New Hyde Park 0.81 519 541 0.85 4,530 0.64 

Village of Mineola 1.9 1,216 1,863 2.92 24,228 3.40 
Village of Garden City 5.29 3,386 1,793 2.81 20,175 2.83 

Village of Westbury 2.39 1,532 881 1.38 6,817 0.96 
Town of North Hempstead 69.1 44,224 14,757 23.13 181,204 25.45 

Town of Oyster Bay 169.5 108,480 14,754 23.12 176,839 24.83 
Town of Hempstead 191.3 122,432 31,857 49.93 329,282 46.24 

Nassau County 453 289,920 63,807 100.00 712,064 100.00 
Notes: *Percentages are based off of the Study Area comparison to Nassau County. 
Sources: ESRI Business Analyst Online, Infogroup, Inc., 2016. 

 

AFFECTED PROPERTIES 

The Proposed Project would require up to four full property acquisitions (including the removal 
of commercial buildings), 10 partial acquisitions (the taking of narrow strips of land), 10 
permanent easements, as well as temporary easements for construction access. Driveway release 
agreements and Memorandums of Understanding (for municipal-owned properties) would also 
be required. Full acquisition would displace current owners or tenants and any businesses on a 
site, resulting in permanent displacement. Partial acquisitions and permanent easements are 
assessed to determine functional viability of the remainder of the property in order to determine 
the scale and extent of the potential displacement. 

Tables 3-11 through 3-13 specify conditions associated with each of the affected parcels 
including location, block and lot, property type, acreage, assessed value, and taxes paid to the 
applicable jurisdictions (school, county, town, village [if applicable], and special districts [if 
applicable]). 
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Table 3-11 
Existing Property Tax Revenue—Anticipated Full Fee Property Acquisitions  

Parcel Location Property Type Acreage 
Assessed Land/ 

Total Value 

Real Property Taxes 

Taxing Jurisdictions County Town Village 
Special 
District School Total 

124 Covert Ave., New Hyde Park 
S/B/L: 33/110/296-299, 312 

Commercial 
property (auto 

repair shop) to be 
demolished 

0.436 $5,165 
$7,123 

Town of Hempstead 
Village of New Hyde 

Park 
New Hyde Park-Garden 
City Park School District 

$10,028 $996 $4,470 $3,279 $34,391 $53,165 

115 New Hyde Park Road, New Hyde Park 
S/B/L: 33/386/6-34 

Commercial 
property (self-

storage facility) to 
be demolished 

1.300 $9,024 
$34,201 

Town of Hempstead 
Village of New Hyde Park 
New Hyde Park-Garden 
City Park School District 

$48,151 $4,639 $13,936 $15,745 $165,126 $247,597 

167 School Street, New Cassel 
S/B/L: 10/243/36, 51, 52 

Industrial property 
(light manufacturing 
and warehouse) to 

be demolished 

0.602 $3,744 
$3,745 

Town of North 
Hempstead 

Westbury Union Free 
School District 

$5,272 $3,268 $0 $2,654 $20,110 $31,304 

117 Urban Ave., New Cassel 
S/B/L: 11/174/63-66 

Industrial property 
(auto repair) to be 

demolished 

0.223 $1,558 
$2,892 

Town of North 
Hempstead 

Westbury Union Free 
School District 

$4,072 $2,524 $0 $2,050 $15,529 $24,174 

Note: S/B/L: Tax Parcel Section, Block, and Lot 
 Totals may not sum due to rounding. 
Sources: Nassau County Land Records Viewer, https://lrv.nassaucountyny.gov/, last accessed November 15, 2016; Nassau County 2016 Final Assessment Roll; Village of New 

Hyde Park Village Clerk, September and October 2016. 
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Table 3-12 
Existing Property Tax Revenue—Anticipated Partial Property Acquisitions (Strip Takings)  

Parcel Location Property Type Acreage 

Assessed 
Land/ 

Total Value 

Real Property Taxes 

Taxing Jurisdictions County Town Village 
Special 
District School Total 

1401 Fourth Ave., New Hyde Park1 
S/B/L: 33/556/14-15  

Industrial property 
(no impact to building) 

2.049 $13,362 
$23,850 

Town of Hempstead 
Village of New Hyde Park 

New Hyde Park-Garden City Park 
School District 

$32,626 $3,144 $11,578 $10,669 $111,886 $169,902 

1403 Fourth Ave., Garden City 
S/B/L: 33/556/16-19 

Industrial property 
(no impact to building) 

1.245 $12,901 
$16,267 

Town of Hempstead 
Village of Garden City 

Garden City Public Schools 

$10,377 $2,207 $27,982 $0 $48,967 $89,532 

Main Street, Mineola 
S/B/L: 9/423/2, 103, 115, 314 

Commercial property 
(no impact to building) 

0.124 $1,052 
$1,053 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$1,478 $111 $1,509 $0 $5,949 $9,048 

199 Second St., Mineola 
S/B/L: 9/423/4-6, 10 

Commercial property 
(no impact to building) 

0.403 $4,955 
$5,049 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$7,086 $533 $8,387 $0 $28,526 $44,532 

80 Main St., Mineola 
S/B/L: 9/426/5 

Commercial property 
(no impact to building) 

0.147 $2,501 
$4,634 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$6,503 $490 $8,400 $0 $26,181 $41,574 

63-65 Willis Ave., Mineola2  
S/B/L: 9/129/232 

Commercial property 
(impacts corner of parking lot) 

0.010 N/A N/A N/A N/A N/A N/A N/A N/A 

Front Street, Mineola 
S/B/L: 9/417/518 

Parking Lot 0.331 $2,208 
$2,559 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$3,591 $270 $3,300 $0 $14,458 $21,619 

165 Second St., Mineola 
S/B/L: 9/437A/461 

Commercial property 
(no impact to buildings) 

1.970 $21,879 
$23,354 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$32,774 $2,467 $16,201 $0 $131,945 $183,387 

150 & 156 School St., New Cassel 
S/B/L: 10/61/5064 

Commercial property 
(no impact to buildings) 

0.797 $4,745 
$5,352 

Town of North Hempstead 
Westbury Union Free School District 

$7,535 $4,670 $0 $3,794 $28,739 $44,737 

150 & 156 School St., New Cassel 
S/B/L: 10/61/5065 

Commercial property 
(no impact to buildings) 

1.490 $2,458 
$2,459 

Town of North Hempstead 
Westbury Union Free School District 

$3,462 $2,146 $0 $1,743 $13,204 $20,555 

120 Rushmore Ave., New Cassel 
S/B/L: 11/174/16-17 

 

Industrial property 
(no impact to building) 

0.686 $4,699 
$4,729 

Town of North Hempstead 
Westbury Union Free School District  

$6,658 $4,127 $0 $3,352 $25,393 $39,530 

Notes: S/B/L: Tax Parcel Section, Block, and Lot 
  Totals may not sum due to rounding. 
  1. This property at 1401 Fourth Avenue pays taxes to the Villages of New Hyde Park and Garden City (see Block 556 / Lots 16-19). 
  2. This parcel is not in the County’s 2016 Final Assessment Roll; no values are provided in the County’s Land Records Viewer. 
Sources: Nassau County Land Records Viewer, https://lrv.nassaucountyny.gov/, last accessed November 15, 2016; Nassau County 2016 Final Assessment Roll; Village of Mineola Tax Department, September and 

October 2016. 
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Table 3-13 
Existing Property Tax Revenue—Anticipated Permanent Easements 

Parcel Location Property Type Acreage 
Assessed Land/ 

Total Value 

Real Property Taxes 

Taxing Jurisdictions County Town Village 
Special 
District School Total 

1500 Plaza Ave., New Hyde Park 
S/B/L: 33/571/12-13 

Commercial property 
(no impact to building) 

0.973 $11,194 
$17,362 

Town of Hempstead 
Village of New Hyde Park 

New Hyde Park-Garden City Park 
School District 

$24,443 $2,355 $22,887 $7,993 $83,825 $141,504 

1417 Plaza Ave., New Hyde Park 
S/B/L: 33/387/75 

Residential property 
(no impact to building) 

0.115 $600 
$786 

Town of Hempstead 
Village of New Hyde Park 

New Hyde Park-Garden City Park 
School District 

$1,650 $215 $937 $358 $4,029 $7,189 

115 New Hyde Park Rd., New Hyde Park 
S/B/L: 33/386/6-34 

Commercial property 
(no impact to building) 

1.300 $9,024 
$34,201 

Town of Hempstead 
Village of New Hyde Park 

New Hyde Park-Garden City Park 
School District 

$48,151 $4,639 $13,936 $15,745 $165,126 $247,597 

Main St., Mineola 
S/B/L: 9/423/2, 11-13, 16 

Commercial property 
(no impact to building) 

0.378 $3,944 
$3,949 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$5,542 $417 $2,070 $0 $22,311 $30,340 

63-65 Willis Ave., Mineola 
S/B/L: 9/129/232 

Parking Lot 0.0121 N/A1 N/A N/A N/A N/A N/A N/A N/A 

79 Main St., Mineola 
S/B/L: 9/423/214 

Commercial 
(no impact to building) 

0.081 $1,376 
$3,636 

 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$5,103 $384 $4,763 $0 $20,543 $30,792 

Main St., Mineola 
S/BL: 9/423/2, 115, 314 

Commercial 
(no impact to building) 

0.124 $1,052 
$1,053 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$1,478 $111 $1,509 $0 $5,949 $9,048 

147 Second St., Mineola 
S/B/L: 9/437A/460 

Commercial 
(no impact to building) 

0.919 $7,669 
$10,057 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$14,113 $1,062 $19,651 $0 $56,820 $91,647 

165 Second St., Mineola 
S/B/L: 9/437A/461 

Commercial 
(no impact to building) 

1.970 $21,879 
$23,354 

Town of North Hempstead 
Village of Mineola 

Mineola Union Free School District 

$32,774 $2,467 $16,201 $0 $131,945 $183,387 

109 Urban Ave., New Cassel 
S/B/L: 11/174/ 59-62 

Industrial 
(no impact to building) 

0.230 $1,429 
$2,493 

North Hempstead 
Westbury Union Free School District 

$3,510 $2,175 $0 $1,767 $13,387 $20,839 

Notes:  S/B/L: Tax Parcel Section, Block, and Lot 
  Totals may not sum due to rounding. 
  1  This parcel is not in the County’s 2016 Final Assessment Roll; no values are provided in the County’s Land Records Viewer. 
Sources: Nassau County Land Records Viewer, https://lrv.nassaucountyny.gov/, last accessed November 15, 2016. Village of Mineola Tax Department and Village of New Hyde Park Village Clerk 

September and October 2016. 
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The total general tax budgets and amounts raised by the property tax levy in each taxing 
jurisdiction within the Project Corridor are presented in Table 3-14. 

Table 3-14 
General Budgets and Tax Levies 

 Taxing Jurisdiction  General Budget Property Tax Levy 
Nassau County1  $3,009,185,902 $817,000,000 

Town of Hempstead $167,400,000 $63,151,199 
Town of North Hempstead $66,875,697 $24,921,516 
Village of New Hyde Park $6,125,797 $4,222,980 

Village of Garden City $57,943,195 $49,000,509 
Village of Mineola $19,514,755 $13,348,895 

Village of Westbury $7,829,109 $5,709,752 
New Hyde Park-Garden City Park School District $85,360,169 $65,089,597 

Mineola Union Free School District $91,214,512 $78,843,160 
Garden City Public Schools $110,827,444 $95,936,646 

Westbury Union Free School District $134,446,668 $75,731,414 
Notes:  1. Nassau County Sewer and Water and Town special district budgets and tax levies are not 

included. 
Sources: Nassau County, Town, Village, and School District web-sites. 

 

E. FUTURE WITHOUT THE PROPOSED PROJECT 
Based on long-range population and employment forecasts prepared by the New York 
Metropolitan Transportation Council (NYMTC), the population of Nassau County is forecast to 
grow from approximately 1.351 million in 2010-2014 to approximately 1.358 million by 2020 
(an increase of about 0.5 percent) and up to 1.485 million by 2035 (an increase of nearly 10 
percent).4 Nassau County and the towns and villages in the socioeconomic Study Area will 
continue to experience population growth and increased development pressure in the future, as 
they do today. While few specific residential or commercial development projects have been 
identified as likely to occur in the Study Area, community land use plans and current 
development patterns indicate that that new development can be expected to continue into the 
foreseeable future. 

F. POTENTIAL IMPACTS OF THE PROPOSED PROJECT 

POPULATION AND HOUSING  

The Proposed Project would not cause any changes in population or housing. Under the 
Proposed Project, operations would take place almost exclusively within either the existing 
LIRR ROW or areas of existing roadway transportation use. However, several parcels and pieces 
of parcels would be acquired and dedicated to transportation use (see below). None of the 
acquisitions would be residential. Overall, the Proposed Project is anticipated to serve and 
provide positive benefits to the existing residential population in the Study Area. 
                                                      
4 Sources include the U.S. Census Bureau’s 2010-2014 American Community Survey accessed from 

SocialExplorer.com on June 7, 2016 and NYMTC’s 2010-2035 Regional Transportation Plan accessed 
from https://www.nymtc.org/portals/0/pdf/RTP/NYMTC_RTP_Complete.pdf on June 7, 2016. 
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BUSINESS DISTRICTS, ACCESS, AND ACQUISITION 

The Proposed Project’s potential impacts to business districts would vary depending on whether 
or not the full road closure option for South 12th Street (New Hyde Park Study Area) and Main 
Street (Mineola Study Area), which would result in dead ends at the LIRR ROW for both streets, 
would be selected for implementation. Without the closure option, minor disruptions to business 
districts would occur through minor changes to access to a small number of businesses; 
however, general business operations would not change. Access to businesses not only would 
remain, but would also be enhanced by the separation of grade crossings that would facilitate 
north-south vehicular and pedestrian access. The Proposed Project would not result in any 
impact to the Tulip Avenue business district in Floral Park. 

While the potential closure of up to two north-south roads would eliminate north-south vehicular 
travel on those roads, the separation of adjacent crossings would constitute only a minimal 
impact on business districts insofar as unfettered vehicular and pedestrian access to entire 
communities would be maintained. 

To the extent that the elimination of grade crossings and their associated gates, bells and train 
whistles would constitute a change in business conditions, such a change would be considered a 
benefit rather than an adverse impact. Most of the acquisitions would be partial acquisitions that 
would not affect access to businesses.  

AFFECTED PROPERTIES AND PROPERTY TAX REVENUES 

In sum, the Proposed Project would require up to four full acquisitions of businesses within the 
Study Area, 10 partial acquisitions of property, and 10 permanent easements. No residential 
property acquisitions are required. The full acquisitions would require the demolition of 
appurtenant structures and conversion to transportation use. Tables 3-15 through 3-17 identify 
the affected properties by either full acquisition, partial acquisition, or permanent easement, and 
provides the estimated loss of tax revenue based on a proportionate reduction in land (and any 
elimination of buildings). The ultimate determination of changes in property tax revenues based 
on the acquisition of real property would be made by the local tax assessors. 

There would be up to four full acquisitions to accommodate the proposed grade crossing 
changes, which would remove approximately seven commercial and industrial buildings. The 
affected properties are: 

• Commercial building (automotive repair) at 124 Covert Avenue in New Hyde Park 
• Safeguard Self Storage at 115 New Hyde Park Road in New Hyde Park 
• Dependable Acme Threaded Products Inc. (light manufacturing and warehouse) at 167 

School Street in New Cassel 
• J&H Auto Repair and Body Shop at 117 Urban Avenue in New Cassel 

Acquisition of these properties is not expected to result in any significant adverse impacts to the 
community character of the study areas. As discussed below, these businesses would receive just 
compensation and relocation assistance, with priority given to relocation within the same hamlet 
or village where the displaced business currently operates. The Proposed Project would consider 
options for tax shortfall support for dislocated businesses.  

Table 3-15 
Estimated Property Tax Reduction—Anticipated Full Property Acquisitions 
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Parcel Location County Town Village 
Special 
District School Total 

124 Covert Ave., New Hyde Park 
S/B/L: 33/110/296-299, 312 

($10,028) ($996) ($4,470) ($3,279) ($34,391) ($53,165) 

115 New Hyde Park Road, New Hyde Park 
S/B/L: 33/386/6-34 

($48,151) ($4,639) ($13,936) ($15,745) ($165,126) ($247,597) 

167 School Street, New Cassel 
S/B/L: 10/243/36, 51, 52 

($5,272) ($3,268) ($0) ($2,654) ($20,110) ($31,304) 

117 Urban Ave., New Cassel 
S/B/L: 11/174/63-66 

($4,072) ($2,524) ($0) ($2,050) ($15,529) ($24,174) 

Total ($67,523) ($11,427) ($18,406) ($23,729) ($235,155) ($356,240) 
Note: Totals may not sum due to rounding. 
Source:  AKRF, October 2016. 

 

Table 3-16 
Estimated Property Tax Reduction—Anticipated Partial Property Acquisitions 

(Strip Takings) 

Parcel Location 

Approximate Area of 
Taking (acres)/ 

Percent of Area to be 
Acquired County Town Village 

Special 
District School Total 

1401 Fourth Ave., New Hyde Park 
S/B/L: 33/556/14-15  

0.014 
0.7% 

($127) ($12) ($45) ($42) ($435) ($661) 

1403 Fourth Ave., Garden City 
S/B/L: 33/556/16-19 

0.008 
0.6% 

($53) ($11) ($143) ($0) ($251) ($458) 

Main Street, Mineola 
S/B/L: 9/423/2, 103, 115, 314 

0.037 
29.7% 

($438) ($33) ($447) ($0) ($1,763) ($2,682) 

199 Second St., Mineola 
S/B/L: 9/423/4-6, 10 

0.0004 
0.1% 

($7) ($1) ($8) ($0) ($29) ($45) 

80 Main St., Mineola 
S/B/L: 9/426/5 

0.004 
2.5% 

($86) ($6) ($111) ($0) ($347) ($551) 

63-65 Willis Ave., Mineola1  
S/B/L: 9/129/232 

0.022 
Unknown 

$0 $0 $0 $0 $0 $0 

Front Street, Mineola 
S/B/L: 9/417/518 

0.042 
13.7% 

($425) ($32) ($391) ($0) ($1,712) ($2,560) 

165 Second St., Mineola 
S/B/L: 9/437A/461 

0.018 
0.9% 

($286) ($22) ($142) ($0) ($1,153) ($1,602) 

150 & 156 School St., New Cassel 
S/B/L: 10/61/5064 

0.055 
6.9% 

($462) ($286) ($0) ($232) ($1,760) ($2,740) 

150 & 156 School St., New Cassel 
S/B/L: 10/61/5065 

0.042 
6.1% 

($210) ($130) ($0) ($105) ($799) ($1,244) 

120 Rushmore Ave., New Cassel 
S/B/L: 11/174/16-17 

0.058 
8.0% 

($562) ($348) ($0) ($283) ($2,144) ($3,337) 

Total ($2,656) ($881) ($1,288) ($662) ($10,393) ($15,880) 
Notes:  1. This parcel is not in the County’s 2016 Final Assessment Roll; no values are provided in the County’s Land Records 

Viewer. 
  Totals may not sum due to rounding. 
Sources: Nassau County Land Records Viewer, https://lrv.nassaucountyny.gov/, last accessed September 6, 2016. Village of Mineola 

Tax Department, Village of New Hyde Park Village Clerk, Village of Garden City Tax Department, and Village of Westbury 
September and October 2016. 

 

 

 

 

 

Table 3-17 
Estimated Property Tax Reduction—Anticipated Permanent Easements 
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Parcel Location 

Approximate Area of 
Taking (acres)/ 

Percent of Area to be 
Acquired County Town Village 

Special 
District School Total 

1500 Plaza Ave., New Hyde Park 
S/B/L: 33/571/12-13 

0.101 
10.4% 

($1,636) ($158) ($1,532) ($535) ($5,610) ($9,470) 

1417 Plaza Ave., New Hyde Park 
S/B/L: 33/387/75 

0.017 
11.4% 

($189) ($25) ($107) ($41) ($461) ($823) 

115 New Hyde Park Rd., New Hyde Park 
S/B/L: 33/386/6-34 

1.300 
1.6% 

($789) ($76) ($228) ($258) ($2,704) ($4,055) 

Main St., Mineola 
S/B/L: 9/423/2, 11-13, 16 

0.021 
5.6% 

($308) ($23) ($115) ($0) ($1,240) ($1,686) 

63-65 Willis Ave., Mineola1 
S/B/L: 9/129/232 

0.012 
Unknown 

$0 $0 $0 $0 $0 $0 

79 Main St., Mineola 
S/B/L: 9/423/214 

0.038 
17.6% 

($900) ($68) ($840) ($0) ($3,623) ($5,430) 

Main St., Mineola 
S/BL: 9/423/2, 115, 314 

0.060 
48.3% 

($713) ($54) ($728) ($0) ($2,871) ($4,366) 

147 Second St., Mineola 
S/B/L: 9/437A/460 

0.069 
5.7% 

($806) ($61) ($1,123) ($0) ($3,246) ($5,236) 

165 Second St., Mineola 
S/B/L: 9/437A/461 

0.092 
4.4% 

($1,431) ($108) ($708) ($0) ($5,763) ($8,010) 

109 Urban Ave., New Cassel 
S/B/L: 11/174/ 59-62 

0.023 
5.7% 

($201) ($125) ($0) ($101) ($767) ($1,194) 

Total ($6,973) ($698) ($5,381) ($935) ($26,285) ($40,270) 
Notes:  1. This parcel is not in the County’s 2016 Final Assessment Roll; no values are provided in the County’s Land Records 

Viewer. 
Sources: Nassau County Land Records Viewer, https://lrv.nassaucountyny.gov/, last accessed September 6, 2016. Village of 

Mineola Tax Department, Village of New Hyde Park Village Clerk, and Village of Westbury September and October 2016. 

 

While subject to final appraisal and acquisition determination, Tables 3-15 through 3-17 show 
a preliminary estimate of the potential loss of property tax revenue that could result from the 
project in Nassau County. For partial acquisitions and permanent easements, the estimate of tax 
revenue reduction is calculated by applying the percentage of the area to be acquired or affected 
to the assessed land value and then applying the corresponding percent reduction in total 
assessed value to the taxes paid on the parcel. 

In total, the project would result in a total estimated tax loss of approximately $412,390. 
Approximately $387,064 in property tax revenues would be lost by the County, towns and 
villages, and affected school districts. Approximately $25,326 in property tax revenues would be 
lost by various special districts serving the Study Area. As shown in Table 3-18, each of the 
taxing jurisdictions in the Study Area would experience a negligible loss in property tax 
revenues as expressed as either a percentage of the total general fund budget or a percentage of 
the total property tax levy. In all cases, the lost revenue constitutes a loss of less than one-half of 
one percent (0.5 percent). This amount is considered de minimis and is not considered a 
significant adverse impact. 

COMPENSATION AND RELOCATION ASSISTANCE 

To construct the Proposed Project, the State would acquire the properties required for the final 
alternative selected. All affected property owners and tenants would be compensated for their 
loss of property.  
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Table 3-18 
Estimated Property Tax Impacts of the Proposed Project 

 Taxing Jurisdiction 

 
 Tax Lost Pct. Of General 

Fund Budget 
Pct. Of Property 

Tax Levy 
Nassau County  $77,152 0.003% 0.009% 

Town of Hempstead $5,917 0.004% 0.009% 
Town of North Hempstead $7,087 0.011% 0.028% 
Village of New Hyde Park $20,319 0.332% 0.481% 

Village of Garden City $143 0.000% 0.000% 
Village of Mineola $4,613 0.024% 0.035% 

Village of Westbury --  -- -- 
New Hyde Park-Garden City School District $208,727 0.245% 0.321% 

Mineola Union Free School District $21,746 0.024% 0.028% 
Garden City Public Schools $251 0.000% 0.000% 

Westbury Union Free School District $41,109 0.031% 0.054% 
Total $387,064  

Note: Exclusive of approximately $25,326 of lost tax revenue to special districts. 
 

If the Proposed Project is approved, acquisition of property for the Proposed Project can begin 
after completion of the Final Environmental Impact Statement is complete and the State has 
issued SEQRA Findings. The acquisition process would consist of the following seven steps: 
identification of required real estate once design information is available; appraisal of required 
property interests; preparation of detailed property acquisition maps and metes-and-bounds 
descriptions of the property interests to be acquired; procurement of title reports to identify 
owners, lessees, mortgages, lien holders, and any parties with compensable interests in the 
property to be acquired; acquisition, either through negotiation or eminent domain; settlement or 
litigation of any claims for additional compensation or property damage; and relocation of 
occupants if necessary. As discussed above, with respect to property acquisition, if properties 
cannot be acquired voluntarily, the State would adhere to the requirements of the Eminent 
Domain Procedure Law. 

Public hearings on proposed property acquisitions can be expected to occur at least six months to 
a year before the State would seek to acquire needed properties by condemnation. Affected 
parties would be given notice by mail approximately 30 days before the hearing. Determinations 
and findings of the State would be published after the hearing. In the case of condemnation 
proceedings, condemnees would be provided with legal notice prior to the court date. A 
minimum of 90 days’ notice would be given to both residents and business owners before they 
would be required to vacate. However, where practicable the State would work with property 
owners and tenants to develop fair and reasonable time frames for commercial and residential 
tenants to be relocated to replacement sites. Businesses, whether new or old, would be 
compensated for the appraised depreciated value of their business fixtures and relocation costs. 

As part of the procedure for preparing the acquisition stage relocation plan, all site occupants 
would be personally interviewed to determine their specific relocation needs, and would be 
given written information about benefits to which they may be entitled. Owners, tenants, and 
parties with compensable interests in the properties to be acquired would be compensated in 
accordance with the Eminent Domain Procedure Law. 



Chapter 3: Socioeconomic Conditions 

 3-21 November 2016 

ECONOMIC AND FISCAL BENEFITS 

The construction of the Proposed Project would result in the investment of significant capital 
into the local and regional economy. The Proposed Project is expected to cost approximately $2 
billion in 2019 dollars, which includes construction, design, contingency, force account, and 
agency cost. The construction benefits analysis was based on the IMPLAN (IMpact Analysis for 
PLANing) input-output modeling system. The following benefits that would occur during the 
overall construction period in Nassau County, and Suffolk County, and New York State have 
been estimated. The following analysis examines this investment in the local economy in terms 
of employment (in full-time equivalents or FTE), wages and salaries, total economic output (or 
the total demand for goods and services created by construction of the Proposed Project), and tax 
revenues generated during the construction period. Table 3-19 summarizes the results of the 
IMPLAN analysis. 

The economic effects of construction projects are generally of two kinds: direct benefits, usually 
measured by specific construction-related expenditures for labor, services, and materials; and 
indirect benefits, representing expenditures made by material suppliers, construction workers, 
and other employees involved in the direct activity for the purchase of other goods and services 
within the region. The “secondary” expenditures support economic activity that, in turn, 
generates new employment within the region. 

Construction of the project is estimated to create 1,297 FTE direct construction employment 
opportunities in Nassau County. In addition to direct employment, construction of the project 
would create additional jobs off-site in Nassau County (762 FTE) and Suffolk County (24 FTE) 
and the rest of the state (46 FTE). In the broader state economy, total employment from 
construction of the project would be 2,130 FTE. 

Direct wages and salaries from constructing the project are estimated at about $637.07 million. 
In the broader New York State economy, total direct and indirect wages and salaries from 
constructing the project would be even greater (approximately $962.42 million, including 
$926.70 million in Nassau and $10.36 million in Suffolk). 

The total effect on the local economy, expressed as economic output or demand for local 
industries, is estimated at approximately $3.18 billion for Nassau County, $47.14 million for 
Suffolk County, and approximately $3.33 billion for the New York State economy overall. This 
output includes indirect and induced employee compensation, taxes, profits, and intermediate 
goods, in addition to the $2 billion in direct construction costs. 

Constructing the project would also create tax revenues for Nassau and Suffolk Counties and 
New York State. These taxes include sales tax, personal income tax, corporate and business 
taxes, and numerous miscellaneous taxes. Construction of the project is estimated to create 
approximately $85.20 million in direct non-property related taxes for Nassau County and New 
York State (this analysis accounts for the fact that LIRR would be exempt from paying sales tax 
on construction materials). Indirect taxes would amount to approximately $3.19 million. 
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Table 3-19 
Economic and Fiscal Benefits 

Region Direct 
Indirect and 

Induced Total 
Employment (FTE)1 

Nassau County 1,297 762 2,060 
Suffolk County NA 24 24 
Total New York State   1,297 832 2,130 

Wages (Millions of 2019 dollars) 
Nassau County $637.07 $289.62 $926.70 
Suffolk County  NA $10.36 $10.36 
Total New York State $637.07 $325.35 $962.42 

Output (Millions of 2019 dollars)2 
Nassau County $2,000.00 $1,175.42 $3,175.42 
Suffolk County NA $47.14 $47.14 
Total New York State $2,000.00 $1,332.92 $3,332.92 

Tax Revenues, Exclusive of Real Estate (Millions of 2019 dollars)3 
From Direct Construction Activity     $85.20 

From Indirect and Induced Activity         $3.19 
Total $88.39 

Notes:  
1One FTE is equivalent to one employee working full-time each year. 
2The total effect on the local economy, including the sum of the cost of 
goods and services used to produce a product and the associated payments 
to workers, taxes, and profits. 
3Figures Include New York State personal income tax, corporate and 
business taxes, the MTA payroll tax, utilities taxes, and numerous other 
taxes on direct, indirect, and induced activity. 
Detailed amounts may not add to totals due to rounding. 
Sources: AKRF, Inc., November 2016, the IMPLAN economic modeling 
system, 2013; construction cost estimates provided by NYSDOT/LIRR, 
October 2016. 

 

G. MITIGATION FOR THE PROPOSED PROJECT 
The Proposed Project would not result in any significant adverse socioeconomic impacts and 
therefore mitigation is not necessary.  
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