
             
 SUFFOLK COUNTY PLANNING COMMISSION 

        c/o Suffolk County Department of Planning 
              100 Veterans Memorial Highway, PO Box 6100, Hauppauge, NY 11788-0099 

    T: (631) 853-5192 F: (631) 853-4044 
       Sarah Lansdale, Director of Planning 

 

AGENDA 
 

November 2, 2011                                                                     

Village Hall 

121 West Broadway 

Village of Port Jefferson 

 

WALKING TOUR 10:30-Inc. Village of Port Jefferson 
                                                                                                                         

 

 

1. Adoption of minutes for August  2011 
 

 

2. Public Portion  

 

 

3. Chairman’s report  

 

 

4. Director’s report 

 

 

5. Guest Speakers:  

 Hon. Margot Garant, Mayor-Inc. Village of Port Jefferson 

 

 

6. Section A14-14 thru A14-23 & A14-25 of the Suffolk County Administrative Code 

 New Frontier II, LLC  0100 16300 0100 054000 et al.  (Town of Babylon) 

 Mount Sinai Industrial, LLC 0200 13900 0600 003000 et al.  (Town of Brookhaven) 

 Walt Whitman Mall Expansion 0400 19700 0100 001001   (Town of Huntington)   

 

 

7. Section A14-24 of the Suffolk County Administrative Code 

 

NONE 

 

8. Discussion: 

 

    

9. Other Business: 
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 COUNTY OF SUFFOLK Z-1 

 

 

 

 
 

 
STEVE LEVY 

SUFFOLK COUNTY EXECUTIVE 

 
 

DEPARTMENT OF PLANNING  SARAH LANSDALE, AICP 
DIRECTOR OF PLANNING 

 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 
 

Applicant: New Frontier II, LLC 

Municipality: Babylon 

Location: E/S/O Broadway NYS Rte. 110 ~ 100' S/O Brefni Street 

Received: 9/26/2011 

File Number: BA-11-01 

T.P.I.N.: 0100 16300 0100 054000 et al. 

Jurisdiction:     Adjacent to NYS Rte. 110 (Broadway) 
 

 

PROPOSAL DETAILS 
 

OVERVIEW - Applicants seek Babylon Town Board change of zone approval on nine (9) parcels 

from E Business and B Residence to Multiple Residence (MR) for the construction of 45,000 SF of 

retail space and 500 residential multifamily rental apartment units (213 one- bedroom and 287 two- 

bedroom) on 20.26 acres.  Twenty percent (20%) of the units (100 units) are intended as an 

affordable housing component.  

 

The referral to the Suffolk County Planning Commission from the Town of Babylon also includes 

the request by the applicant to the Town Planning Board for the re-subdivision approval of nine 

parcels into five for the purposes of phased construction.   

 

The project is proposed in five phases with the first phase including the retail component and fifty 

units of housing.  This phase is also referred to the Planning Commission by the Babylon Town 

Planning Board as a request for site plan approval at this time.  The remaining phases are all 

residential in nature and are not currently seeking site plan approval.  Each phase in the future will 

require site plan approval from the Town Planning Board. 

 

The retail component of phase one will require a use variance from the Town Zoning Board of 

Appeals said request for relief has not been referred to the Suffolk County Planning Commission, 

pursuant to Article VIV of the Suffolk County Administration Code, at this time. 

 

The subject property is currently developed with approximately 375 residential trailers and there 

appears to be little in the way of typical residential amenities throughout the mobile home park 

(sidewalks, pocket parks, landscaping, etc.).  Town of Babylon staff reports indicate that trailers are 



  

Suffolk County Planning Commission        November 2, 2011 

  
2 

“placed close together in an unsafe configuration.  Many of the units are substandard and in poor 

condition and in many cases additions have been made to the trailers which are not able to meet 

current code requirements.”  Town staff reports further indicate that “there are numerous building, 

fire code, health and safety issues and violations and no means to remove the existing residents, 

structures, or otherwise comply with environmental, health and safety requirements.”  It is noted by 

the Town staff that “the sanitary systems on the property pose a serious threat to groundwater 

resources and connecting the trailers to the sewer district would be a financial burden on the current 

residents ….”  Moreover, it is reported that “the mobile home park is under a consent order with the 

Suffolk County Department of Health Services (SCDHS) with respect to violations and the need to 

connect to public sewers.” 

 

The development is intended by the petitioner to “provide a mixed-use development including 

housing and employment opportunities,” and is intended to be “designed to provide walkability and 

sense-of-place within the community featuring sidewalks, neighborhood parks and gathering areas to 

complement the mix of uses.”   
  

STAFF ANALYSIS 
 
 

GENERAL MUNICIPAL LAW CONSIDERATIONS:  New York State General Municipal Law, 

Section 239-l provides for the Suffolk County Planning Commission to consider inter-community 

issues.  Included in such issues are compatibility of land uses, community character, public 

convenience and maintaining of a satisfactory community environment.  

 

The Town of Babylon Department of Environmental Control, in the SEQRA Positive Declaration 

indicates that the proposal involves a significant change in land use from a 375- unit mobile home 

park to a multi-building, three and four story retail and housing complex and the proposal may 

change the existing community character of the site.   

 

In order to investigate the SEQRA assertion, Suffolk County Planning Commission staff reviewed 

the character of the land use and zoning pattern in the area.    The general vicinity is predominated by 

the B Residence zoning district; particularly to the east.   The subject parcel however, is central to 

two Senior Citizen (SC) zoning designations (attached residential housing), Multi family Residence 

(MR-attached residential housing) and two parcels zoned E Business.  An additional MR parcel is 

noted south and adjacent to NYS Rte. 110.  The SC zoned properties are improved with Senior 

Citizen complexes the MR zoned property to the south is improved with attached residential units.  

The MR zoned property to the north is improved with mobile homes and detached single family 

dwellings.  The remainder of the properties along the Broadway (NYS Rte. 110) corridor are 

commercial in nature with a few random detached single family homes. Behind the roadway corridor 

the land use is representative of the B residential district (see zoning map). 

   

It should be noted that the location of the subject application is situated in an economically distressed 

community (North Amityville) as defined by the Suffolk County Planning Commission and required 

to be reported pursuant to Resolution 102-2006 of the Suffolk County Legislature. 

 

In place of the existing mobile home park, the proposal is to construct 500 energy efficient rental 

units that will be connected to the Southwest Sewer District.  Green space will be greatly increased 
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and the community will be open to the surrounding neighborhood. As indicated in Town of Babylon 

reports, displaced residents will have first preference for the affordable units and all residents will 

have an opportunity to work with the Long Island Housing Partnership (LIHP).  In connection with 

the Town of Babylon, LIHP is preparing a short and long term relocation plan for current residents. 

 

The proposal on behalf of town and developer intends to redevelop and provide a land use to 

improve health, safety and welfare conditions at the subject property for the improvement of the 

compatibility of land uses, community character, public convenience and maintaining of a 

satisfactory community environment.  The use can be compatible with the existing land use character 

of the area.  

 

LOCAL COMPREHENSIVE PLAN RECOMMENDATIONS:  The Town of Babylon 

Comprehensive Land Use Plan makes no specific recommendations for the subject property.  

General references to the NYS Rte. 110 corridor include a charge to “refine the list of appropriate 

uses in the Route 110 corridor, identify potential sites for a business service center within the 

corridor and examine the impact of high density housing along the perimeter of the corridor.”  In 

addition, the plan calls to “develop a program of mixed-uses which strengthens highway strips.”  The 

Comprehensive plan indicates that in the future “land use policies should be adjusted to 

accommodate economic trends.  One such strategy is to increase the affordability of housing for 

young families by increasing the range of housing choices.” 

 

It is the position of the Town of Babylon that the proposal for a change of zone and construction of 

attached rental housing and retail development “represents a new housing choice for residents who 

can avail themselves of several modes of transportation-auto, bus, bicycle, and walking- both on and 

off the site…The inclusion of retail will allow residences of the development and the surrounding 

community to walk to shopping and will attract new businesses to the properties surrounding the 

development by increasing local demand.” 

 

Notwithstanding the retail component, the change of zone to MR would form the nucleus of a higher 

density zoning district node consisting of SC and MR along this location of the Broadway (NYS Rte. 

110) corridor.  

 

The proposed change of zone to Multi-family Residential (MR) along the NYS Rte. 110 corridor is 

compatible with the Town of Babylon Comprehensive Plan. 

 

SUFFOLK COUNTY PLANNING COMMISSION GUIDELINE CONSIDERATIONS:  

 

The Suffolk County Planning Commissions has identified six general critical county wide priorities 

and include: 

 

1. Economic Development, Equity and Sustainability 

2. Housing Diversity 

3. Transportation and  

4. Public Safety  

5. Environmental Protection and 

6. Energy efficiency 
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These policies are reflected in the Suffolk County Planning Commission Guidebook (unanimously 

adopted January 2009). 

 

The Town of Babylon Department of Planning & Development in concert with the petitioner’s 

consultants (Nelson, Pope & Voorhis, LLC) have jointly prepared and submitted an “Analysis of 

Conformance to the Suffolk County Planning Commission Policies & Guidelines for the Referral of 

Proposed Municipal Subdivision and Zoning Actions” dated September 8, 2011(see attached). 

 

Suffolk County Department of Planning staff has reviewed the Analysis formulated by the Town and 

the petitioner and note the following: 

 

There do not appear to be any significant environmental issues regarding the proposed project.  All 

sanitary wastewater generated by the project will be conveyed to Suffolk County Sewer District 21, 

the Bergen Point Sewage Treatment Plant.  According to SCDPW plans are underway to expand the 

district by 10,000,000 gallons per day.  The proposed development includes, in addition to the retail 

and housing units, recreation areas with a pool and pool house, 280,858 SF of lawn and landscaped 

areas and 90,213 SF of permeable pavers.  The combination of landscaping and permeable pavers 

reduces the amount of storm water storage requirements on site.  All storm water is to be retained on 

site and treated in accordance with Stormwater Pollution Prevention Plans (SWWAPs) 

 

Referred material to the Suffolk County Planning Commission indicates that the petitioner has 

considered energy efficiency in the layout and design of the proposed development.  It is indicated by 

the project sponsors that the development will include water and energy saving building materials, 

plumbing and electrical fixtures, appliances and mechanical systems and will include LEED design 

elements and Energy Star design/construction. 

 

It is the belief of the staff that the very nature of the development can be considered as economic 

development.   Moreover, the proposal would provide some additional housing diversity to the single 

family detached nature of the surrounding residential zone.  

 

In accordance with Suffolk County Planning Commission policy, 20% of the units or 100 units are to 

be set aside for affordable housing purposes. 

 

In terms of equity, there are approximately 375 families that will be displaced if the project is 

approved.  It should be noted that the petitioner has offered as mitigation to the displacement of the 

existing residents of the mobile home park a relocation package.  As indicated in Town of Babylon 

reports, displaced residents will have first preference for the affordable units and all residents will 

have an opportunity to work with the Long Island Housing Partnership (LIHP).  In connection with 

the Town of Babylon, LIHP is preparing a short and long term relocation plan for current residents. 

                                                          

Regarding transportation issues, the subject parcel is situated along the S-1 bus route of Suffolk 

County Transit along the NYS Rte. 110 corridor.  The petitioners have proposed the creation of a bus 

stop with a passenger shelter so that access to the major public transit route would be provided.   

 

With respect to the site plan phase of the proposed development, elements of the proposal from the 

perspective of the Town of Babylon Zoning Law, far exceeds the permitted density under the Code.  

Maximum permitted density for the MR zone pursuant to the Town of Babylon Zoning Law (section 
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213-117) is 4,000 SF/1 bedroom unit (5,000 SF/ 2 bedroom and 6,667 SF/ 3 bedroom units).  The 

Code further states that “in no event, however, shall the number of separate dwelling units exceed 

the rate of ten (10) units per acre for one-bedroom dwelling units; eight units per acre for two-

bedroom dwelling units…”  The applicant is requesting a density of approximately twenty-five 

(24.68) units to the acre not subtracting for area attributed to the retail component of the proposal.  

Under the maximum density scenario permitted by the MR District provisions of the Town of 

Babylon Zoning Law (i.e. all one bedroom units) only 220 1bdrm units can be constructed on site.  

The request for 500 (1 & 2 bedroom) units is more than two times (2.27) the permitted density 

allowed by the local zoning law (if they were only 1bedroom units and more if including 2 bedroom 

units).  Granting that the site has an existing 375 units (total number of mobile home trailers) the 

request of a mix of 500 one and two bedroom units is still 125 units more than existing on site. 

 

For comparison purposes, other multifamily rental projects in the area were revealed to have the 

following densities; Cloverdale Apartments (northeast of the subject site) has 127 units on 7.4 acres 

for 17.4 units/acre; Terrace Garden Apartments (southwest of the subject site) has 50 rental units on 

3.3 acres for 17.9 units/acre; The Broad Hollow (southwest of the subject site) has 51 co-op/rental 

units on 3.3 acres for 15.5 units per acre.  The existing Frontier Mobile Home Park (subject site) has 

375 units on 20.26 acres for 18.5 units/acre.  Only the nearby Senior Citizen projects have similar 

densities to the proposed (Southwood at Amityville, 174 Sr. rental units on 7.0 acres for 24.9 

units/acre and Krystie Manor, 62 senior affordable rental units on 2.4 acres for 25.8 units/acre).  The 

subject petition however is not an age restricted development proposal.  

 

The Town and petitioners have put forth in their “Conformance Analysis” that there are extenuating 

circumstances associated with the existing site conditions that warrant the requested density.  

Foremost is the fact that the mobile home park is under a consent order with the Suffolk County 

Department of Health Services (SCDHS) with respect to violation and the need to connect to public 

sewers.  The petitioners contend that there is no means to remove the existing residents, structures, or 

otherwise comply with environmental, health and safety requirements.  According to submitted 

material the proposed project provides a relocation package to assist existing site residents with a 

difficult transition.  The petitioners contend that the ability to prepare and re-develop the site, 

coupled with the relocation assistance adds cost to the project that would not otherwise be present 

absent the unique conditions associated with the site.  The Town and the applicant have indicated 

that they “hope that the Suffolk County Planning Commission will find that the requested density is 

warranted.” 

 

The Town and petitioners have identified several variances from the local zoning law provisions that 

will be needed to construct the project as proposed including; Use Variance (for retail in MR zone), 

Area Variance (for front, side and rear yard setback relief), Area Variance for height above 2.5 

stories, Parking Variance for 42% relief of requirements.  Relief from the Town of Babylon Zoning 

Law can only be granted by the Town Zoning Board of Appeals under a separate referral to the 

Suffolk County Planning Commission pursuant to NYS GML 239 and Article XIV of the Suffolk 

County Administrative Code.  Said referral has yet to be received by the offices of the Suffolk 

County Planning Commission.  Pursuant to state law, applicants will be required to address the state 

and local legal requirements for relief from the Town of Babylon zoning ordinance and the Suffolk 

County Planning Commission will have the opportunity to deliberate the merits of the density of the 

subject proposal, its site configuration, parking requirements and other site planning issues as 

reflected by the zoning relief necessary at that time. 
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The current referral to the Suffolk County Planning Commission appears to reflect the evolution of 

planning efforts between Town staff and the applicant and considerations of affordable housing and 

other Suffolk County Planning Commission guidelines for development appear to have been 

incorporated. The proposal would eliminate the substandard living environment of the mobile home 

park and would improve the livability of the surrounding community while addressing the 

displacement of residents.  
 

STAFF RECOMMENDATION 

 

A. Approval of the Change of Zone request on nine (9) parcels from E Business and B 

Residence to Multiple Residence (MR). 

 

Reason: The change of zone to MR would form the nucleus of a higher density zoning district node 

consisting of SC and MR along this location of the Broadway (NYS Rte. 110) corridor. The proposed 

change of zone to Multi-family Residential (MR) along the NYS Rte. 110 corridor is consistent with 

the Town of Babylon Comprehensive Plan. 

 

B. Approval of the re-subdivision of nine (9) parcels to five (5) parcels for the purposes of 

a five (5) phased development.  

 

C. Approval of the Phase One Site Plan with the following modifications and comments: 

 

Modifications: 

 

1. The maximum number of units shall be established consistent with the density 

of similarly zoned parcels. 

 

Reason: For comparison purposes, other multifamily rental projects in the area were revealed to 

have the following densities; Cloverdale Apartments (northeast of the subject site) has 127 units on 

7.4 acres for 17.4 units/acre; Terrace Garden Apartments (southwest of the subject site) has 50 

rental units on 3.3 acres for 17.9 units/acre; The Broad Hollow (southwest of the subject site) has 51 

co-op/rental units on 3.3 acres for 15.5 units per acre.  The existing Frontier Mobile Home Park 

(subject site) has 375 units on 20.26 acres for 18.5 units/acre.  Only the nearby Senior Citizen 

projects have similar densities to the proposed (Southwood at Amityville, 174 Sr. rental units on 7.0 

acres for 24.9 units/acre and Krystie Manor, 62 senior affordable rental units on 2.4 acres for 25.8 

units/acre).  The subject petition however is not an age restricted development proposal.  

 

2. In order to address equity concerns, 20% of the number of units built in phase 

one shall be set aside for affordable housing purposes. 

 

Reason:  As indicated in Town of Babylon reports, the displaced residents will have first preference 

for affordable units in the development. The timing of the availability of affordable units would be a 

crucial element in considerations for relocation. 

 

3. Application to the Town Zoning Board of Appeals shall be referred to the 

Suffolk County Planning Commission in accordance with NYS GML 239 and 

Article XIV of the Suffolk County Administrative Code. 



  

Suffolk County Planning Commission        November 2, 2011 

  
7 

Reason: The Town and petitioners have identified several variances from the local zoning law 

provisions that will be needed to construct the project as proposed including; Use Variance (for 

retail in MR zone), Area Variance (for front, side and rear yard setback relief), Area Variance for 

height above 2.5 stories, Parking Variance for 42% relief of requirements.  Relief from the Town of 

Babylon Zoning Law can only be granted by the Town Zoning Board of Appeals under a separate 

referral to the Suffolk County Planning Commission pursuant to NYS GML 239 and Article XIV of 

the Suffolk County Administrative Code.  Said referral has yet to be received by the offices of the 

Suffolk County Planning Commission.  Pursuant to state law, applicants will be required to address 

the state and local legal requirements for relief from the Town of Babylon zoning ordinance and the 

Suffolk County Planning Commission will have the opportunity to deliberate the merits of the density 

of the subject proposal, parking requirements and other site planning issues as reflected by the 

zoning relief necessary at that time. 

 

Comments: 

 

1.    The Town and petitioners have put forth in their “Conformance Analysis” that there 

are extenuating circumstances associated with the existing site conditions that 

warrant the requested density.  Foremost is the fact that the mobile home park is 

under a consent order with the Suffolk County Department of Health Services 

(SCDHS) with respect to violation and the need to connect to public sewers.  The 

petitioners contend that there is no means to remove the existing residents, 

structures, or otherwise comply with environmental, health and safety requirements. 

 According to submitted material the proposed project provides a relocation 

package to assist existing site residents with a difficult transition.  The petitioners 

contend that the ability to prepare and re-develop the site, coupled with the 

relocation assistance adds cost to the project that would not otherwise be present 

absent the unique conditions associated with the site.  The Town and the applicant 

have indicated that they hope that the Suffolk County Planning Commission will find 

that the requested density is warranted.  The applicant should submit a financial 

analysis that supports this contention; none was provided in the referral material 

to the Suffolk County Planning Commission. 

 

2. The Town should consider providing more than 20% of the phase one residential 

units toward affordable housing purposes. Reasons for the use variance relief for the 

retail component could be tied to an accelerated program to provide for affordable 

units to displaced residents. 

 

3.   Regarding the layout of the proposed project, the retail component of the mixed use 

development is aligned like a typical strip shopping center along the Broadway 

corridor. A greater effort should be made to relocate available parking behind the 

retail structures and create additional green space along the roadway corridor. The 

larger of the two structures could also be broken up into smaller buildings and could 

be configured to create a commercial campus with relationship to the proposed 500 

on site residential units.  
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SUPPLEMENTAL DATA 

 
ZONING DATA 

 Zoning Classification: Business E. (Neighborhood Business) / B-Residence 
 Minimum Lot Area: 10,000. Sq. Ft. 
 Section 278: No 
 Obtained Variance: N/A 

 

SUPPLEMENTARY INFORMATION 
 Within Agricultural District: No 
 Shoreline Resource/Hazard Consideration: No 
 Received Health Services Approval: No 
 Property Considered for Affordable Housing Criteria: No 
 Property has Historical/Archaeological Significance: No 
 Property Previously Subdivided: No 
 Property Previously Reviewed by Planning Commission: No 
 SEQRA Information: Yes 
 SEQRA Type DEIS 
 Minority or Economic Distressed Yes 

 

SITE DESCRIPTION 
 Present Land Use: Mobile Home Park 
 Existing Structures: Yes - Multiple Mobile Homes 
 General Character of Site: Level 
 Cover: Asphalt, Mobile homes (Trailers), Frame Dwellings 
 Soil Types: Riverhead (RhB) 
 Range of Slopes (Soils Map): 0-8% 
 Waterbodies or Wetlands: None 

 

 

NATURE OF SUBDIVISION/ NATURE OF MUNICIPAL ZONING REQUEST 
 Type: Change of Zone 
 Layout: Standard 
 Area of Tract: 20.26Acres 
 Yield Map: N/A 

o No. of Lots: N/A 
 Open Space: Lawn & Landscape Area = 6.5 Acres 

 

ACCESS 
 Roads: Existing - NYS Rte. 110 & Geraldine Avenue 
 Driveways: Private 

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: CB-LP 
o Recharge Basins No 

 Groundwater Management Zone: VII 
 Water Supply: Public 
 Sanitary Sewers: Public 
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 COUNTY OF SUFFOLK Z-2 

 

 

 

 
 

 
STEVE LEVY 

SUFFOLK COUNTY EXECUTIVE 

 
 

DEPARTMENT OF PLANNING  SARAH LANSDALE, AICP 
DIRECTOR OF PLANNING 

 
 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 
 

Applicant: Mount Sinai Industrial LLC @ Mt. Sinai (aka Mt. Sinai Village Centre)  

Municipality: Brookhaven 

Location: S/W/C NYS Route 25A & CR 111 (not constructed) 

Received: 10/7/2011 

File Number: BR-11-07 

T.P.I.N.: 0200 13900 0600 003000 et al. 

Jurisdiction:     Adjacent to NYS Route 25A & County Land 
 

PROPOSAL DETAILS 
 

OVERVIEW - Applicants request a change of zone on the subject property totaling 30.32 acres from 

L-1 Industrial, J-2 Business and A-1 Residential to all J-2 Business in order to develop the site as a 

mixed use commercial center with various uses including retail, office, a bank and a restaurant, with 

a proposed total gross floor area (GFA) of approximately 233,058 SF.  The proposed commercial 

center includes ten buildings, two of which are anchor retail (75,000 SF) and sub-anchor retail 

(50,000 SF), an existing retail building converted to a bank (3,041SF), a 100 seat stand-alone 

restaurant (4,902 SF), and six other one, two and three story retail buildings (the office use is on the 

second floor of three retail buildings totaling 17,600 SF GFA). 

 

Town of Brookhaven Zoning Law requirement for off street parking relevant to this action is not met 

by the proposal and would require relief.  Total parking stalls provided is 1,056 with 43 stalls land-

banked.  The provided parking is approximately 20% short of the requirement. 

  

The application material indicates that the development is not to connect to an existing sewage 

treatment facility or propose to construct a sewage treatment plant on site.  Rather, the development 

of the Commercial Center will discharge sanitary waste to septic tanks and leaching rings on site in 

accordance with Suffolk County Department of Health Services requirements. 

  

The petition also includes the proposed creation of a Commercial Center which includes a village 

center type development with boulevard design, internal sense-of-place, and walkability between 

retail, office and public outdoor use space. 

  

Approximately 23.82% of the subject property is provided as natural open space situated along the 

south and southwestern portion of the proposed development in the vicinity of single family 
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residences off site.  The petition also includes the abandonment of a paper street on the southern 

boundary of the site (Hancock Avenue).  The combined onsite and abandoned area will total a 

natural area set-aside of approximately 25.54%. 
 

STAFF ANALYSIS 
 

GENERAL MUNICIPAL LAW CONSIDERATIONS:  New York State General Municipal Law, 

Section 239-l provides for the Suffolk County Planning Commission to consider inter-community 

issues.  Included in such issues are compatibility of land uses, community character, public 

convenience and maintaining of a satisfactory community environment.   

 

The proposal does not appear to have any significant regional or inter-community concerns 

regarding development of the subject property. One item of note is that the subject development is 

adjacent to the CR Rte.111 corridor (undeveloped) and proximate to County parkland that together 

may form the headlands of the Rte. 111 Greenbelt (Pine Trail Preserve) stretching south into the 

Central Pine Barrens. Opportunities exist to link the pedestrian network onsite with  possible future 

trailheads into the regional nature trail system. 

 

LOCAL COMPREHENSIVE PLAN RECOMMENDATIONS:  The Town of Brookhaven 1996 

Comprehensive Land Use Plan identifies the subject parcel as appropriate for residential use. 

 

The proposal is for a change of zone to J-2 Business in order to allow the development of a 

Commercial Center.  The proposal does not appear to be consistent with the 1996 Comprehensive 

Plan.  

 

Several local planning initiatives have been conducted for the Mt. Sinai hamlet including a 

Community Visioning Report and the Route 25A Mount Sinai to Wading River Draft Land Use Plan 

(June 1,2011).  Neither document has been adopted by the Brookhaven Town Board.  The ’96 master 

Plan recommended residential for the subject property. The commentaries from the later planning 

documents, related to the subject property, indicate a desire to improve the subject property with a 

commercial uses along the Route 25A corridor with considerations for residential lots or PRC units 

closest to the current residential areas.  The later Land Use Plan recommends creating a commercial 

center in the area with the subject property a component and limiting the “big box” retail element on 

site to a maximum 75,000 SF gross floor area. In addition, the plan recommends a minimum of 25% 

undisturbed natural area and buffering to the adjacent residential community. 

  

In context with the later planning studies the proposed change of zone for the subject property would 

appear to be in conceptual conformance. 

 

One concern of Suffolk County Planning Commission staff is that the Town of Brookhaven, Town 

wide, has less than one percent (1%) of its zoned land in an industrial zoning district.   This is 

comparatively less than the adjacent municipalities.  The Town should recognize that the 

preservation and improvement of industrial land with industrial uses creates long term employment 

opportunities in addition to the short term construction jobs associated with improvement of the land. 

 The Town should give consideration to the preservation of industrial zoned land as a means to 

achieve long term job creation/retention and balance local municipal services and school costs.  A 

light industrial park, tradesperson park or technology park could be a viable option at this location. 
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The petitioners contend in the submitted SEQRA materials that there is not a significant demand for 

industrial space in the hamlet of Mt. Sinai.  The project sponsors put for the premise that the subject 

parcel is vacant and has been available for industrial development but none has ever been proposed.  

For several reasons (road network, etc.) the petitioners contend that small pockets of industrial zoned 

land do not necessarily need to remain in each hamlet of the Town of Brookhaven.  However, it is 

pointed out by the applicant that there are existing scattered industrial zoned lands with existing uses 

and some growth potential.  The petitioners believe, based on this potential further growth in existing 

smaller areas of industrial zoned land near Mt. Sinai (other than the subject site), that coupled with 

the existing occupied industrial land that may provide tenancy opportunities or business locations 

due to turnover, it appears that neither Mt. Sinai, or the region would suffer from the land use 

conversion of the subject site to J-2 zoning. 

 

Another item of concern raised by the Department of Planning with respect to the subject application 

is that Shopping center vacancy rates for 2010 in Mt. Sinai, Miller Place, Port Jefferson Station and 

Terryville were 13%, 8%, 12% and 14% respectively.  The Department has been concerned about the 

impact on the per capita retail potential of the Route 25A corridor. 

 

The applicants response is that the Commercial Market Analysis prepared for the DEIS process 

examined the absorption potential, which was based upon an examination of demographic trends and 

projections, as well as, per capita consumer expenditure/spending patterns among those residing 

within the community surrounding the subject property.  It was concluded by the applicant’s 

consultant that vacancies that exist in the area may be more related to strip commercial centers, 

centers with poor access, poor signage, rent considerations and other factors.  Based on the analysis 

that was completed, there is a need for the proposed type of development and that there is adequate 

retail demand to support the project. 

 

SUFFOLK COUNTY PLANNING COMMISSION GUIDELINE CONSIDERATIONS:  

 

The Suffolk County Planning Commissions has identified six general Critical County Wide Priorities 

and include: 

 

1. Environmental Protection  

2. Energy efficiency 

3. Economic Development, Equity and Sustainability 

4. Housing Diversity 

5. Transportation and  

6. Public Safety 

 

These policies are reflected in the Suffolk County Planning Commission Guidebook (unanimously 

adopted January 2009). 

 

The Town of Brookhaven Dept. of Planning, Environment and Land Management, Planning 

Division in concert with the Petitioners consultant (Nelson Pope & Voorhis, LLC) has jointly 

prepared and submitted an “Analysis of Conformance to the Suffolk County Planning Commission 

Policies & Guidelines for the Referral of Proposed Municipal Subdivision and Zoning Actions” 

dated October 5, 2011 (see attached). 
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Suffolk County Department of Planning staff has reviewed the “Analysis” formulated by the Town 

and the petitioner and has the following observations: 

 

The subject property is located within a State Critical Environmental Area (Central Pine Barrens) 

above a sole source aquifer in the Suffolk County Department of Health Services (SCDHS) 

Groundwater management Zone III, the Central Suffolk Special Groundwater Protection Area 

(SGPA), and the Town of Brookhaven Hydrogeologic Sensitive Zone.  The subject property is not in 

the Central Pine Barrens management area pursuant to the Central Pine Barrens Comprehensive 

Land Use Plan promulgated by the Central Pine Barrens Joint Planning and Policy Commission.  The 

County of Suffolk however, has been acquiring land for open space purposes to the east of the 

subject property and adjacent to the unopened ROW of CR 111.  The proposal materials make hardly 

a mention of this initiative of the County and the possibility of the CR 111 ROW and the adjacent 

county holdings becoming part of the Pine Trail Preserve stretching south into the Central Pine 

Barrens.  It would be appropriate to consider design elements of the project along the northeast 

property line that protect and enhance the open space qualities of the adjacent County of Suffolk 

lands.  The proposal does preserve approximately 25% natural vegetation as open space clustered 

mostly along the southern property boundary to mitigate potential adverse effects of the development 

to existing residential lots however, it appears no consideration is given to protecting the greenbelt.  

 

The petition includes elements of the development proposal that would be in conformance with the 

Suffolk County Planning Commission guidelines including energy efficiency, public safety, 

walkability and connectivity between adjacent sites, traffic and transportation mitigations.  The size 

of the subject property makes use of the term “infill” to describe the nature of the development in 

terms of the surrounding land use pattern vulnerable to critique.  Moreover, in terms of “Smart 

Growth” the subject property is a “greenfield” and is not blighted or in an established downtown or 

central business district making development of the subject site less than a priority compared to other 

Town initiatives.  Suffolk County Planning has raised concerns regarding the loss of Light 

Industrially zoned land within the Town and the feasibility to develop a tradespersons or technology 

park/center on site.  The Department has also been concerned regarding the impact the project may 

have on commercial vacancy rates in the area. The petitioners make the argument through various 

studies in the DEIS process that the current zoning on the subject properties and road network are 

antiquated for marketing as a light industrial center and that vacancies in the area are more 

attributable to poor site design elements than lack of demand. The petitioners put forth in the DEIS 

studies that there is substantial market for the type of proposed development without effecting other 

commercial retail ventures in the area. 

 

All the above has been considered during recent initiatives to formulate a vision for the future of the 

NYS Rte. 25A corridor.  These planning endeavors have brought together Town residents business 

owners, civic association, the State DOT, elected officials, town planners and stakeholders.  The 

current proposal is reflective of the direction these planning initiatives have taken for the subject 

property. 

 

STAFF RECOMMENDATION  
 

Approval with the following comments: 

 

1. While the subject property is not located in the Central Pine Barrens it is situate to Suffolk 

County owned lands and the unimproved corridor for CR 111.  Greater attention to 
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landscaping, lighting, and potential walking connections at the northeastern property 

boundary with the CR 111 ROW would be appropriate as the potential exists that said 

County property may sometime in the future form the headlands of the Rte. 111 Greenbelt 

(Pine Trail Preserve), stretching south into the Central Pine Barrens. In addition, 

opportunities exist to link the pedestrian network onsite with future trailheads into the 

regional nature trail system. 

 

2. It is noted that Site Planning and variance relief (if any) is subject to referral to the Suffolk 

County Planning Commission pursuant to NYS GML 239 and Article XIV of the Suffolk 

County Administrative Code.  The Suffolk County Planning Commission reserves the right 

to comment on site design elements and layout until such time. 

 
 

SUPPLEMENTAL DATA 
 

ZONING DATA 
 Zoning Classification: L1, J-2 & A-1 
 Minimum Lot Area: 20,000/15,000/10,000 Sq. Ft. 
 Section 278: N/A 

 

SITE DESCRIPTION 
 Present Land Use: Vacant, Wooded 
 Existing Structures: None 
 General Character of Site: Rolling 
 Range of Elevation within Site: N/A 
 Cover: Woodland 
 Soil Types: Haven Series 
 Range of Slopes (Soils Map): 0-8% 
 Waterbodies or Wetlands: None 

 

NATURE OF SUBDIVISION/ NATURE OF MUNICIPAL ZONING REQUEST 
 Type: COZ-Commercial 
 Layout: Standard 
 Area of Tract: 30.32Acres 
 Open Space: 7.2 Ac (23.82%) 

ACCESS 
 Roads: Existing 
 Driveways: Private 

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: CB-LP 
o Recharge Basins No 

 Groundwater Management Zone: III 
 Water Supply: Public 
 Sanitary Sewers: ST-LP 
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Z-2:  Mount Sinai Industrial, LLC 

SCPD:  BR-11-07 

SCTM No:  0200-139.00-06.00-003.000 et al. 
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 COUNTY OF SUFFOLK Z-3 

 

 

 

 
 

 
STEVE LEVY 

SUFFOLK COUNTY EXECUTIVE 

 
 

DEPARTMENT OF PLANNING  SARAH LANSDALE, AICP 

DIRECTOR OF PLANNING 

 

 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 
 

Applicant: Walt Whitman Mall LLC 

Municipality: Huntington 

Location: S/W/C New York Avenue and Detroit Rd, E/S/O Walt Whitman Rd. (NYS 
Rte.110) 

 

Received: 9/27/2011 

File Number: HU-11-03 

T.P.I.N.: 0400 19700 0100 001001 

Jurisdiction:     Adjacent to NYS Rte. 110 
 

 

PROPOSAL DETAILS 

 
OVERVIEW - Applicants request Site Plan Approval from the Huntington Town Planning Board for 

various improvements to the Walt Whitman Mall, including the addition of 72,000 SF (5% addition) 

of retail space along the western portion of the mall; reconfiguration of existing parking areas; and 

construction of new parking areas.  A total of 4,700 parking spaces would be provided under the 

proposed action and is consistent with relief granted by the Town Zoning Board of Appeals.  Two 

recharge basins exist on the subject site – one at the northeastern portion of the subject property and 

one at the southeastern portion of the subject property, totaling approximately 2.56 ac.  The recharge 

basins are proposed to be developed as parking areas.  In addition, minor improvements to internal 

parking lot and pedestrian circulation and additional landscaping is proposed to be provided to 

provide a more pedestrian friendly and aesthetically pleasing environment. 

 

The application material indicates that the development is to connect to an existing sewage treatment 

facility off site. 

 

The proposed action would remove vegetation within the two existing recharge basins totaling 

approximately 2.56 acres and approximately 0.17 acres of additional vegetation throughout the 

subject site. However, approximately 5.84 acres of landscaped area is proposed to be included as part 

of the overall parking lot improvements. 
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STAFF ANALYSIS 
 

 GENERAL MUNICIPAL LAW CONSIDERATIONS:  New York State General Municipal 

Law, Section 239-l provides for the Suffolk County Planning Commission to consider inter-

community issues.  Included in such issues are compatibility of land uses, community character, 

public convenience and maintaining of a satisfactory community environment.   

 

The proposal does not appear to have any significant regional or inter-community concerns 

regarding development of the subject property. The proposed improvement is an approximate 5% 

increase in total gross floor area of the regional shopping mall. 

 

LOCAL COMPREHENSIVE PLAN RECOMMENDATIONS:  The Town of Huntington 

Horizons 2020 Comprehensive Plan Update (adopted December 2008) identifies the subject property 

as part of a Major Commercial Corridor/Mixed Use center. 

  

The proposal to expand the shopping mall and improve the parking facility appears to be consistent 

with the Town Comprehensive Plan Update. 

 

SUFFOLK COUNTY PLANNING COMMISSION GUIDELINE CONSIDERATIONS:  

 

The Suffolk County Planning Commissions has identified six general Critical County Wide Priorities 

and include: 

 

1. Environmental Protection  

2. Energy efficiency 

3. Economic Development, Equity and Sustainability 

4. Housing Diversity 

5. Transportation and  

6. Public Safety 

 

These policies are reflected in the Suffolk County Planning Commission Guidebook (unanimously 

adopted January 2009). 

 

It does not appear, from the nature of the referral material, that the applicants have given 

consideration to the contents of the Suffolk County Planning Commission Guidebook.  It is noted 

that the expansion and parking lot improvements are relatively minor compared to the overall gross 

floor area of 1,425,065 SF of the mall and the total acreage of the project area of 65 acres.   

 

It is the belief of the staff however, that the proposal may find some benefit in reviewing the 

Commissions Guidebook particularly with respect to energy efficiency and public safety.  

 

 

STAFF RECOMMENDATION 

 

Approval subject to the following comments: 

1. All improvements to the Walt Whitman Mall should be in conformance with any SEQRA 

findings and prior relief granted by the Huntington Town Zoning Board of Appeals. 
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2. All storm water runoff should be kept on site and treated in accordance with the best 

management practices. 

3. The applicants should review the Suffolk County Planning Commission Guidebook 

particularly related to conservation of energy, public safety, and storm water management 

and incorporate where practical design elements recommended therein. 
 

 SUPPLEMENTAL DATA 
 

ZONING DATA 
 Zoning Classification: C-5 
 Minimum Lot Area: 80,000. Sq. Ft. 
 Section 278: N/A 

 

SUPPLEMENTARY INFORMATION 
 Within Agricultural District: No 
 Shoreline Resource/Hazard Consideration: No 
 Received Health Services Approval: Yes 
 Property Considered for Affordable Housing Criteria: N/A 
 Property has Historical/Archaeological Significance: No 
 Property Previously Subdivided: N/A 
 SEQRA Information: Yes 
 SEQRA Type EAF 
 Minority or Economic Distressed No 

 

SITE DESCRIPTION 
 Present Land Use: Commercial Retail 
 Existing Structures: Yes  1,139,703 SF Commercial Buildings 
 General Character of Site: Level 
 Range of Elevation within Site: N/A 
 Cover: Asphalt & Buildings 
 Soil Types: Cut and Fill 
 Range of Slopes (Soils Map): 0-3% 
 Waterbodies or Wetlands: None 

 

NATURE OF SUBDIVISION/ NATURE OF MUNICIPAL ZONING REQUEST 
 Type: Site Plan 
 Layout: Standard 
 Area of Tract: 65.43 Acres 
 Yield Map: N/A 

 

ACCESS 
 Roads: Existing 
 Driveways: Private 

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: CB-LP 
o Recharge Basins Yes - to be removed 

 Groundwater Management Zone: I 
 Water Supply: Public 
 Sanitary Sewers: Public 
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