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Downtown Revitalization Initiative 

Application Template 

Applications for the Downtown Revitalization Initiative will be received by the Regional Councils. 

Applicant responses for each section should be as complete and succinct as possible. Applications must 

be received by the Long Island Regional Economic Development Council by 4:00 PM on June 14, 2017.  

Submit your application as a Word Document to LIREDC@esd.ny.gov.  

BASIC INFORMATION 

Regional Economic Development Council (REDC) Region: Long Island 

Municipality Name:  Incorporated Village of Port Jefferson 

Downtown Name:  Upper Port Revitalization Plan “Uptown Funk” 

County:  Suffolk 

Vision for Downtown. Provide a brief statement of the municipality’s vision for downtown 

revitalization. 

The Village is a uniquely situated coastal community on the cusp of a transformation. We envision 

our Upper Port Downtown district as a compact, walkable, pedestrian friendly community with high 

quality of life, a range of affordable living options near mass transit with a core central business 

district providing connections to high-paying jobs, cultural attractions and higher education. Because 

our Downtown (hereinafter referred to as Upper Port) is positioned one train stop from Stony Brook 

University – we believe we have the unique opportunity to revitalize this area and rebrand it to 

create a vibrant, new young urban landscape and pulse. 

Justification. Provide an overview of the downtown, highlighting the area’s defining characteristics 

and the reasons for its selection. Explain why the downtown is ready for Downtown Revitalization 

Initiative (DRI) investment, and how that investment would serve as a catalyst to bring about 

revitalization.      

Upper Port has a 140 year history having been established after the railroad was built and at one 

time boasted a bustling commercial district that included grocery, antiques, hardware, and dry-

cleaning stores and restaurants. By the 1980’s upper port experienced a massive divestiture of the 

anchor, long-standing businesses. As of 2016, there was a 40% commercial vacancy rate with most 

storefronts in need of façade improvements and upgrades. 

Although Upper Port has a culturally rich and diverse mix of residents and business owners, the area 

has experienced severe blight in recent years including vacant storefronts, elevated building 

deterioration, non-conforming lots and building uses, and growing building code violations which all 

promulgate public safety issues.   

mailto:LIREDC@esd.ny.gov
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The Village recently completed and adopted all the necessary, multi-year transformative planning 

studies and documents required to revitalize Upper Port into an attract place to live, work and visit. 

Of significance, the Village has adopted: 

 New building code for the C2 Commercial district (Upper Port) pursuant to the plans 

hereinafter listed (2016); 

 Urban Renewal Study (2016); 

 Blight Study (2016); 

 Upper Port Revitalization Study (2013);  

 Update to the Village’s Comprehensive Master Plan (2015) ; 

 Waterfront Revitalization Plan (2014).  

The Village has already utilized the planning tools mentioned above to secure funding to transform 

Upper Port with partial grant funding from NY State (Restore NY: $500,000) and Suffolk County 

(Jumpstart: $250,000) to redevelop and transform a  cluster of blighted vacant Main Street 

commercial properties and rehabilitate and redesign a parking lot to includes lighted sidewalks and 

landscaping. Both of these initiatives are to support current private projects underway and to 

promote the redevelopment of blighted parcels into mixed-use sites for new housing, attractive 

Main Street anchors with retail business and cultural attractions. Additionally, the Village has tapped 

the resources of multiple levels of government and private investment to commit to the Upper Port 

Revitalization effort including partnerships with NYS, Suffolk County and importantly the LIRR ($1M 

committed to for LIRR Plaza rehab) and MTA.  

Upper Port is ONE TRAIN STATION STOP FROM STONY BROOK UNIVERSITY which is a tremendous 

economic engine. It is well documented that the University is desperately in need of housing for 

faculty, staff and students at all levels – we believe new housing and mixed use redevelopment will 

attract that population, taking complete advantage of the ease of commuting by rail. We believe we 

are on the CUSP of a complete transformation of this area and the assistance of the regional 

economic development award would be the absolute catalyst for the Village to implement these 

interconnected, shovel ready projects. 

Defining characteristics:  

The targeted area of Upper Port is defined first by the State owned, Main Street or Route 112 

running straight thru the center of the business district with State owned Route 112 running North/ 

South from Patchogue Village to Port Jefferson Harbor. Upper Port is a small geographic area, 

defined by the Long Island Rail Road (LIRR) line at our southerly border, with a major hospital, 

Mather Hospital just 2000 linear feet to the north east and Main Street lined with older, historic 

buildings which have aged and basically become dilapidated with time. Upper Port has become a 

place people “drive thru” to get to our more vibrant waterfront downtown C1 business district. We 

believe because of the train station and four corners at the gateway, we can transform this area to 

create a significant urban upbeat. In years past, the State financed a major roadway project to 
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upgrade Route 112 but stopped that improvement at the Port Jefferson Southern gateway (Upper 

Port) by upwards of 5000 linear feet from our gateway.  

Readiness 

In 2015, a private investor, Rail Realty took a risk in this area, and has since completed ‘The Hills 

Project’ which is comprised of 2 buildings each with 36 units of combined one and two bedroom 

apartments. The developer skimped at nothing and built out each building with a private fitness 

center; patio area with fire pits and BBQ stations; stainless steel appliances including washer/dryers 

in each unit; granite counters and wood floors; security and a state of the art parking garage on site. 

The project received a 2016 Vision Long Island Smart Growth award. Importantly, the units rented 

immediately for market rate and both buildings were 100% leased prior to issuance of final CO’s. 

Due to the serious and real demand for safe, affordable rental housing on Long Island – and the 

proven readiness for this area to accept this growth - we are “ready” to build more apartments, 

including affordable housing, and create a new walkable urban neighborhood! 

Investment would be the catalyst: State partnership of $10M will unlock the door to complete our 

vision and plan for Upper Port. Once revitalized this area will attract and expand the employer base 

by offering a desirable combination of housing/transportation/retail /employment centers.  

DOWNTOWN IDENTIFICATION 

This section should be filled out with reference to the list of desired attributes for participation in the 

DRI as set forth in the DRI program description.  

1) Boundaries of the Downtown Neighborhood. Detail the boundaries of the targeted 

neighborhood, keeping in mind that there is no minimum or maximum size, but that the 

neighborhood should be concentrated and well-defined. Core neighborhoods beyond a traditional 

downtown or central business district are eligible, if they can meet other criteria making them ripe 

for investment.  Attach a map that clearly delineates the downtown neighborhood.    See Exhibit 1 

The boundaries of Upper Port are clearly defined creating a compact, walkable business district 

adjacent to the LIRR station. The boundaries include our central business district with the LIRR 

station plaza (earmarked for $1M in MTA funding upgrades) the southern-most border; Main Street 

(Restore NY awardee) in the center, with Oakland Avenue to the east and North Country Road to the 

northwest. Parking options are numerous off-street and will include a newly constructed public 

parking area adjacent to the LIRR Plaza with improved streetscapes enhancing walkability and 

connectivity to the central business corridor.  

 

2) Catchment area. Outline why the downtown, or its catchment area, is of a size sufficient to 

support a vibrant, year-round downtown, with consideration of whether there is a sizeable 

existing or increasing population within easy reach for whom this would be the primary 

downtown destination.   
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Stony Brook University is one train stop to the west and both Mather Hospital and St. Charles 

Hospital are to the east providing a potential influx of new residents, visitors and employment 

opportunities. Since 2013, the Village has embarked upon a targeted revitalization effort for Upper 

Port.  Currently, the village has under construction two major high-density housing developments 

representing over 180 units of housing, a LIRR Plaza Upgrade underway and a recently adopted form 

based code to improve the appearance and conformity of Main Street storefronts. The redevelop 

and transformation of Upper Port to mixed-use, smart growth properties will attract the next 

generation of residents, visitors and tourists who are already here at Stony Brook University looking 

to create a “college town” bedroom community. Port Jefferson has 8,000 residents with over 

500,000 visitors per year and is one of the busiest LIRR lines in the system, surpassing even the 

Ronkonkoma line. 

3) Past Investment, future investment potential. Describe how this downtown will be able to 

capitalize on prior or catalyze future private and public investment in the neighborhood and its 

surrounding areas.  

There are a network of maintained roads, sidewalks and street lighting that support both vehicular 

and pedestrian traffic in Upper Port. 

With this infusion of capital the Village will be able to complete its transit-oriented development 

plans for Upper Port that will create a community that is attractive to young people, visitors and 

tourists. Upper Port will create its own identity while being connected to regional transportation 

systems such as the LIRR and the Suffolk County bus as well the Bridgeport/Port Jefferson interstate 

Ferry. Upper Port can be uniquely self-defined, with its own energetic pulse, as well as marketed as 

being part of the overall Village.  

Over the past decade the Village has invested over $10M in grant funding, private donations and 

village funding to revitalize and upgrade public amenities including its parks system (Harbor Front 

Park, 2005, Children’s Park, 2017); public, open space and waterfront amenities (Village Center, 

2005; Marina Pier, 2002; Ice Rink, 2005) and walkability/accessibility (Main Street Sidewalk 

rehabilitation, 2016; Harbor walk, 2014; Baker’s Alley Walkway, 2016) laying the groundwork for 

completion of major transformative projects focused specifically on housing (affordable and 

workforce), and Main Street/mixed-use anchor development and streetscape improvements.  The 

Village based its vision on adopted foundational revitalization plans and studies aforementioned 

hererin. 

4) Recent or impending job growth. Describe how recent or impending job growth within, or in 

close proximity to, the downtown will attract professionals to an active life in the downtown, 

support redevelopment, and make growth sustainable in the long-term.  

The Village has an active relationship with nearby Mather Hospital (now a teaching hospital), St. 

Charles Hospital and Stony Brook University representing the largest source of young professionals 

seeking housing, recreational and cultural activities in and around the Upper Port Jefferson area.  

According to a 2016 commissioned economic analysis measuring the impact of both high-density 
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housing developments (“The Hills” and “The Shipyard”) slated for completion in 2018, these projects 

will spur the creation of 757 new jobs and bring over $13,000 per annum of discretionary income 

created per new resident.  Job growth in Port Jefferson is projected to be 39% over the next decade 

(BestNet.net). The job growth engine at Stony Brook University brings never ending waves of new 

residents to Port Jefferson. The demand is simply outweighing the supply. 

5) Attractiveness of physical environment. Identify the properties or characteristics that the 

downtown possesses that contribute, or could contribute if enhanced, to the attractiveness and 

livability of the downtown for a diverse population of varying ages, income, gender identity, 

ability, mobility, and cultural background. Consider, for example, the presence of developable 

mixed-use spaces, varied housing types at different levels of affordability, walkability and 

bikeability, healthy and affordable food markets, and public parks and gathering spaces.  

One of the most critical aspects of making our Upper Port revitalization plan come to fruition was 

the re-creation of the gateway entrance to Upper Port. As mentioned earlier, the LIRR station is at 

our southern gateway. News that the MTA has adopted our plan to redesign this station and 

gateway will bring a sense of place and community to our train station and Upper Port entrance.  

The introduction of a walking plaza and a new street for parking will serve as “frontage” for the 

newly redeveloped first floor level retail spaces to be introduced by the mux-use buildings. Currently 

Upper Port has a 30% commercial storefront vacancy rate. Our plan is to redevelop these older 

building which traditionally have smaller square footage to introduce larger spaces to allow for a 

diverse offering of recreational, dining, living and employment opportunity. Properties owners are 

supportive of and open to collaborative development efforts as Rail realty merges 7 properties 

together to build the Hills project. The new residential community at the Hills has already helped 

existing merchants as the community will walk to dine, shop for their necessities and to take the 

train to Manhattan or Stony Brook University. 

 

6) Quality of Life policies. Articulate the policies in place that increase the livability and quality of life 

of the downtown. Examples include the use of local land banks, modern zoning codes, 

comprehensive plans, complete streets plans, transit-oriented development, non-discrimination 

laws, age-friendly policies, and a downtown management structure. If policies achieving this goal 

are not currently in place, describe the ability of the municipality to create and implement such 

policies.  

The Village has policies in place that promote livability:  

 Available and affordable housing near transportation and employment centers.  The 

Village has a vision with plans in place to create a vibrant downtown that offers housing, 

transportation options and job opportunity. The adopted goals set forth in our Master Plan 

(2015), Upper Port Revitalization Plan (2013) and Urban Renewal Study (2017) include 

capital projects that create mixed use housing development , renew our business district 

and build on proximity to an upgraded  transit mix (LIRR, Suffolk Bus, Bike and Pedestrian). 
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All of these projects set forth in this application will create jobs and spur economic growth. 

Thirty-eight percent of Upper Port residents are low/moderate income and mainly minority. 

And, quality of life: 

 Traffic calm, pedestrian-friendly access in and around downtown with a mix of cultural, 

retail and housing options. The Village has adopted both the Upper Port Revitalization Plan 

and Urban Renewal Plan which outline capital projects that include: mixed-use 

housing/retail development and streetscapes along with pedestrian improvements and 

traffic calming measures that improve accessibility in and around upper port with improved 

connectivity to our downtown waterfront area that offers a plethora of restaurants, water-

based activity and Theatre Three our landmark performing arts center.  The village has 

invested over $10M to revitalize and upgrade public amenities including its parks system 

(Harbor Front Park, 2005, Children’s Park, 2017); public, open space and waterfront 

amenities (Village Center, 2005; Marina Pier, 2002; Ice Rink, 2005). 

7) Support for the local vision. Describe the public participation and engagement process conducted 

to support the DRI application, and the support of local leaders and stakeholders for pursuing a 

vision of downtown revitalization. Describe the commitment among local leaders and 

stakeholders to preparing and implementing a strategic investment plan. Identify an initial local 

lead for the program that will work with outside experts to convene a local DRI Planning 

Committee to oversee the plan.  

Downtown and waterfront revitalization efforts supported the creation of both of our foundational 

revitalization documents: our Master Plan and our Waterfront Revitalization Plan. Combined with 

recommendations from our commissioned Upper Port Revitalization Plan, housing development 

economic analysis and Blight Study, Urban Renewal Study, Master Plan and Waterfront 

Revitalization Plan were all developed with broad public inclusion and outreach through a series of 

intense workshops, visioning’s and public hearings culminating in their respective completion and 

adoption. We are now using these plans to catapult that vision into actual implementation. The 

Mayor, Village board, BID, Chamber of Commerce, PJ Historical Society, PJ Conservancy and multiple 

community organizations and volunteers support the vision for our Upper Port as evidenced by 

multiple letters of support for every CFA application we have submitted and won and our working 

committee membership for the Waterfront Revitalization Plan, Upper Port Revitalization Plan and 

the Master Plan. 
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8. Readiness: Describe opportunities to build on the strengths described above, including a range of 

transformative projects that will be ready for implementation with an infusion of DRI funds within the 

first one to two years (depending on the scope and complexity of the project) and which may leverage 

DRI funding with private investment or other funds.  Such projects could address economic 

development, transportation, housing, and community development needs. While such projects 

should have demonstrated public support, it is recognized that projects will ultimately be vetted by 

the Local Planning Committee and the State. Explain how the majority of projects proposed for DRI 

funding demonstrate their readiness for implementation. 

Smart Growth and Transit Oriented principles and development: 

a. Main Street/mixed-use anchor redevelopment of Housing (affordable and workforce) 

mixed with retail. 

Appraised Value: $3,640,000.00 (appraisals completed) 

The Blight Study and Urban Renewal Plan have broken up the targeted redevelopment area 

into 4 “clusters” – this grant is focusing on the south, westerly cluster of buildings – 5 in 

total – to be taken by the Village thru eminent domain and redeveloped into safe, 

affordable or workforce housing units with new, larger retail square footage for anchor wet 

and dry goods stores. (Exhibits #4, #5) 

b. Streetscape improvements – Our plans call for new lighting, curbs and sidewalk on our 

streets to enhance walkability, create a sense of place and improve safety.  New signage, 

trash containers trees and plantings on Main (both sides), Perry and Linden: $400,000.00. 

(Exhibits #2, #3). 

c. Traffic calming measures – Our studies required a complete traffic study with DOT 

comments for remediation and calming measures to be implemented as redevelopment 

took place – these include additional crosswalk by the LIRR overpass, the introduction of a 

traffic signal and some lane widening and or restriping and signage. – estimated work to be 

approx. $1,200,000.00 

d. Walkability – our Plan calls for the introduction of new sidewalks but also a NEW STREET 

named Station Street at the immediate entrance to Upper Port. The LIRR/MTA has adopted 

our reconfiguration plan for the LIRR parking lot, and has committed $1,800,000.00 towards 

the completion of the renovation. However, we still need to introduce ‘Station Street’ and 

the infrastructure (drainage and utilities for lighting) at the cost of approx. $2,400,000.00. 

This street is critical to the creation of a new sense of place and plaza at the rail road station 

to also help get traffic off of the main corridor as soon as possible to help the flow of traffic.  

e. Safety – the installation and creation of Station Street takes the Suffolk County bus stop off 

of Main Street (currently located on Main Street right at the rail road trestle) and will allow 

the installation of proper lighting and security cameras on this new ‘Station Street’ as well as 
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Main, Linden and Perry Streets.  Lighting, cameras on Perry, Station and Linden = 

$450,000.00. 

f. Parking – The plan calls for the creation and re-alignment of Highlands Blvd to create a 

“village center” aligning Perry with Highlands Blvd and adding some additional “kiss and 

ride” parking spaces for LIRR commuters. Cost $1,550,000.00. 

g. Plans, surveys, maps, engineers, contract fees – soft $ 360,000.00 

Total: $10,000,000 

 

9) Administrative Capacity. Describe the extent of the existing local administrative capacity to 

manage this initiative, including potential oversight of concurrent contracts.  

The Village has extensive experience and a proven track record administering grant and other 

capital projects.  

Over the past 20 years, the Village has successfully administered over $10M from six state, 

county and quasi-governmental funding sources. The funding represents over 35 different 

grants that the village successfully applied for, obtained, completed work products, and 

prepared all reimbursement documentation for grant funded contracts. The Village also has a 

construction/capital project manager; Grant and Project Administrator and a full time Treasurer, 

Deputy Treasurer, Village Administrator and Deputy Administrator. The staffing capacity is 

robust.  

Funding awarded, administered successfully and completed includes: 

 The Village Harborfront Master Plan (2000); 

 Design and construction of the Chandlery Park waterfront playground and picnic area 

(2001); 

 Refurbishment of the recreational/fishing pier (2002); 

 Bulkhead restoration and rip-rap replacement (2004); 

 Ice Rink (2005); 

 Harbor Front Park (2008); 

 Historic re-structure of Drowned Meadow Cottage Museum (2010); 

 Installation of five kiosks in the downtown/waterfront area (2013); 

 Completion of Harborwalk (2014); 

 Baker’s Alley – Pedestrian Waterfront Enhancements (2016). 
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10) Other. Provide any other information that informed the nomination of this downtown for a DRI 

award.   

EXHIBITS 1 – 5:  

 Exhibit # 1. Map of Upper Port (targeted downtown area) 

 Exhibits #2. Upper Port Revitalization – Plan Detail - Projects & Infill; 

 Exhibit #3. Proposed Pedestrian Improvements; 

 Exhibit  #4. Blight Study – Blight Study area; 

 Exhibit 5. Blight Study area with blighted clusters shown . 



1

AERIAL	VIEW	OF	THE	STUDY	AREAFigure	1



35

PLAN	DETAIL	-	PROJECTS	AND	INFILLFigure	27



PROPOSED	PEDESTRIAN	IMPROVEMENTS
48

Figure	35
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