






































































































































































































































































































































































































































































































































































































































and which are so situated that they can be realistically used for residential purposes should so be -
used. I this regard, cluster residential development shall be encouraged. Where residential

development cannot be cited properly, limited, carefully regulated business development should =~ -

-be permitted.” - Yet, the use of the zone as shown on the District Map are small sites. The
Residence B-1 regulations apply (22,500 square feet, 125 foot width), but with an overlay
requirement of a 75 foot front yard.

_ The “K™ zones, used for duck ranches, is also a district designed to control and regulate
- specific uses - duck ranches. It also regulates fewer than ten locations within the Town and
another existing district may be more appropriate. e R

, _The “J-7" Transportation District was also introduced to control anid permit specific uses
- a transportation center to support the Long Island Rail Road and to encourage improvemexit in
the area near the Ronkonkoma Railroad station. It was envisioned that the area would develop

. into a hub with large attractive office buildings and industrial development which would take -

advantage of the proximity of two major tm_nsportation centers, the Long Island MacArthur -
Airport and the significant, electrified Ronkonkoma station. Some major improvements have
already occurred including a new multi-story parking garage and retail area. However, the other
development proposed for the area has not yet occurred. In addition, strips of J-2 are present
along with a C-Residence strip which is surrounded by commercial development. Although a
small “J-7" parcel in Port Jefferson has been developed adjacent to that hamlet’s railroad station it
may not have the development attributes to allow it to take full advantage of the district and to

.accomplish the goals of the district. Accordingly, some changes have been suggested for this

district which provide for development bonuses for land assemblage in Ronkonkoma. In this
manner it is hoped that better economics will result in better development.

In some areas of the Town, there are commercial uses which at times may séem almost
industrial in nature. Examples of these types of uses include antomobile repair; autobody shops;
windshield repair; contractor's yards; outdoor storage of materials, vehicles and equipment out
door storage, and distribution centers. Some of these uses have become concentrated in certain
parts of the Town or intermingled with other uses and zonings such as along portions of Route
112. In order to address this concern the Town may wish to consider another potential change to
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the commercial zoping code - the addition of a new Commercial/Business district. In this new
district uses such as would be permitted. The rationale behind this new district is that these types
of uses areprobz;lblynotappropﬁate to be mixed in with general business and retail uses. Asan---- -
-example, a contractor’s outdoor storage yard may not be appropriate next to a medical arts
building. Currently, however, these two land uses are permitted uses in both the L-1 Industrial
district and the J-2 Business district, though it should be noted that the contractor’s yard would
need special permit in the J-2 Business district. If the Town considered this new district it would
give the Town the ability, through zoning, to restrict these uses only to those areas deemed

The Town contains a number of various private recreational facilities including golf
‘driving ranges, indoor sports facilities and roller rinks. These facilities bmvide a much needed
recreational outlet for Town residents. However, there may be pressure from the private sector to
redevelop these recreational properties with more intensive commercial uses such as shopping
centers and big box developmenté which may make for greater use of the parcel and may be
more profitable especially if the existing recreational use is seasonal only. Furthermore, the
existing recreational use may not be in a zoning district which allows it remain commercially
viable or which provides for all of its needs. Currently these uses would require either
commercial or industrial zoning that have no specific regulations for these specific uses. In
addition, many people currently go outside the Town to Visit many of these types of recreational
uses instead of the Town being a destination for visitors, especially tourists. Accordingly, the
Town may wish to consider the creation of a Commercial/Recreation or Commercial
Entertainment zoning district. This district would control sugh uses but could also help to attract
-new types of private recreation such as sports complexes, amusement and theme parks, movie
- theme parks, ice hockey and ice skating rinks.

With the desire to attract tourism to Brookhaven, especially to take advantage of our local
- history and natural resources including the Fire Island National Seashore and the Central Pine
. Barreas, it may be appropriate for the Town to establish a Bed-and-breakfast ordinance within the
. zoning code, Such an ordinance should be designed to fit quietly into neighborhoods in order to
maintain the integrity of the area while striking a balance between the reasonable needs of
neighbors and the thoughtful, realistic requirements of the small business owner. The ordinance
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would need to both encourage healthy, safe neighborhoods and stable business. Signage, parking,
owner residency, length of stay, cooking facilities, service of meals, minimum dimensional

requirements, fire, building, health requirements and sanitary facilities all wouldneedtobe = = -

- considered in an amendment to the Code. Such Bed-and-breakfast uses may be most appropriate

in the residential zoning code as an accessory use to the permitted principal use such as is the case ,

for an office of a physician, dentist, lawyer, etc. Principal design standards could also be applied
. Tequiring the exterior appearance of the building and premises could be typical of the character of

- the neighboring residential units and the principal bu‘ilding;hould have an outward appearance of |

a single fannly residence. Typical single family residences with a range of four to five bedrooms,
could be used as a bed and bmkfast, where the owners live on-premises, offer overnight lodging
and serve breakfast to guests. However, there may be concerns regarding adequacy of parking,

. exceeding rated sewage flow allowed by the Suffolk County Department of Health Services,

~ noise and potential intrusiveness of a commercial use into a residential area. These concems
_ would need to be adequately addressed in the Code.

As noted earlier, the Town has many attractions that should attract more active tourism.
However, in some cases it seems that the Town is not a destination for tourists but a way station
for those on the way to the East End, New York City or other areas. Accordingly, the Town may
wish to consider ways to promote the tourism industry in Brookhaven through its zoning and land
use powers and possibly through establishment of a related tourism function in the Division of

' Economic Development in the Office of the Supervisor. Consideration could be given to
potential fast-tracking of tourism-related growth projects.

Many hamlets of the Town have traditionally been active boating communities. Their
marinas and waterfront related uses provide a safe haven for out of town ﬁﬁmm, serve local
rsidents; provide access to our marine waters, provides significant maritime jobs and supports
the maritime trade and mdustry In addition, such marine-dependent uses are a unique part of the
Town, and are an integral part of the Town’s 1sland heritage. Marine and related business
. activities are vital to the economic well-being and prosperity of the Town and are an important
recreational resource.  Due to the fact that these activities must necessarily be located where there
is direct access to the water, it is important that appropriately situated properties on the waterfront
be made available for marine related uses. In order to ensure the proper citing of these land uses
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without unduly impacting adjacent land owners a marine related business district could be
applied: In addition, it should be noted that increasingly many traditional marine-dependent uses
are being threatened with more intensive, more economically-profitable development, thereby . -. .
reducing public access to the water. A Marine_ COmmerclal zoning t:_laesiﬁcaﬁo._n could address the
need for balahcing the de_velopment of additional water-dependent facilities and restoring and/or
improving existing water-dependent uses, with increased concem for environmental protection.
There are areas of the Town where a Manne Commercial zomng designation may be more
appropnate than exlstmg J-2 Business zoning and/or non-conformmg categories.

L Based on the aforemennoned d1scussxon there are pa.rcels of commerctal zoning thhm

_ the Town that should be considered for change, parcels suitable for commerclal zoning which do
not currently have this zoning category and various parts of the Town zoning ordinance which
should be amended to provide for better control of commercial development and land uses and to
attract other types of businesses needed in Brookhaven. These recommended changes must be
equitable and must reflect the planning policies of the curreﬁt govemment administration.

12. PRbBLEMS AND NEEDS - INDUSTRIAL LAND USE AND ZONING

A study by Greiner-Maltz, a major company dealing in industrial and commercial real
estate, révaled an ever increasing industrial space vacancy rate. Its study states that 24 percent
of the region’s manufacturingj‘obs have been lost since 1987. Industrial vacancy in Nassau
increased by 15.62 percent ﬁfom last year and in Suffolk by 1.60 percent. However, Suffolk’s
vacancy has more than doubled since 1988. Nassau has slightly more than eight million square
feet of vacant industrial space and Suffolk slightly less than twelve million. Regional vacant
' ofﬁce spaoe is reported at 19.14 percent. Since 1985 to the present, only in the year 1989 was
the regional supply of industrial occupied space indicated to be declining; all other years resulted
in greater availability from the prevmus year either as a result of increased supply and/or
decreased demancL

This corttinuing pattern of a reduced demand for industrial space is further aggravated by
the end of the “cold war” and the resulting reduction of defense-related manufacturing.
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Furthermore, Brodkhaven is faced with competition from industrial areas located to the west in
Plainview, at Route 110 and Hauppauge, with each area containing vacant buildings as well as

Mtzdnedlandandhavingcompambleacc&sstotheLIE In spite of this, thereisaneedin -~ -

" ‘Brookhaven to prov:de for and attract strong mdustnes, promote economic growth and create
N lngh quahtymbs

Past industrial site selection may also have been problematlc Wlule industry has located
adjacent to the Long Island Rail Road Branches, the mkoad does not play an important role in
site selections since most uses are not rail dependent. Freight service provxded‘by the Long
Island Rail Road is also extremely limited. Although most of the industrial : Zoning abuts the
‘Long Island Fxpressway all of it is not served well by interchanges. In addltlon, attractive
"corpomte headquarters and high-tech uses have desired the assurance; which has not always bee
" achieved, that unattractive industrial uses will not be situated next door and that the thoughtful
architecture and layout they have sought to achieve will not be adversely nnpacted by such

: mappropnateusesnextdoor

- - Inappropriate spot industrial zoning is present in certain locations in the Town. In other
cases, the existing industrial zoning is located too far from major roadways and other major
transportation access to be considered viable. Some industrial zoning was found to be
inappropriate because it was surrounded by or intruded into residential areas.

Furthermore, the location of industrial zoning does not necessarily reflect industrial
development, particularly manufacturing. A field survey of industrial land reveals very little
thanufacturing when related to the amount of land available. Two locations are occupied by
multipiex theaters and several others by active and inactive sand mines. Many other locations
. and portions within bmldmgs are occupled by commemal uses. Commonly found examples of

“ commetcxal uses within industrial zonédarms are industrial-like oommercxal uses such as aﬁto
repan‘-related businesses (colhslon repmr wheel ahgnment, tire repair etc.), fuel storage facilities,
salvage or junk yards, truck terminals and distribution centers. Other types of commercxa.l uses
found on.industrial property include handsome office structures and a warehouse club. Many
other bulldmgs are of multiple occupancy ranging from machine shops to general offices to a
dnsmbutor for T upperware
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~ Itis, therefore, incumbent on the Town to wisely select industrial locations.. The worst
scenario is to have a series of industrial buildings scattered throughout the Town on a myriad of

potential sites. Surrounding land then becomes sterilized for other users not willing to locate near. . -

industry. Transportaﬁon and public services are strained by the inability to concentrate capital
expenditures because any form of mass transportation (e.g. Bus) cannot serve these scattered
locations. A land use plan does not have to move to the implemmtaﬁon stage immediately
because constant rev1ew will enable the Town to make mid-course correcuons as the situation
warrants, but if swttemd mdustnal development has evolved, these options are lost.

In many cases the tax base issue bas become the impetus for the location of industry
rather than a relationship between the amount of industrial zoned land and the potential m¢
regardless of whether or not it is located properly to serve the intended use (proximity to
transportation su_ch as highways, water and rail) and m some cases, without consideration of its
impact on adjacent properties or the é:vimnment. As a result, however insignificant, most school
districts have a parcel of industrial zoned land. This “fiscal” theory of zoning (that each school
district requires some industrial zoning) however becomes counter-productive as the taxing
district may benefit from the scattered industrial users (although the tax benefits of industry are
often ovér-stated) but the Town loses 1n its attempt to rationally control development.

Also, most industrial zoning districts are not designed to enable them to adequately
control other uses such as retail sales. Multi-users of parcels require more parking to provide for
additional administrative personnel and the loading and unloading demands are increased as

well.

Article XXVIII through Article XXX1I of the Town zoning code attempt to control
industrial developiﬁent within the Town. A review of these articles reveals that some parts |
contain confusing, contradictory, over-regulated, under-regulated group of controls. The
ordinance, as written, is a negative one, prohibiting uses rather than permitting them. This is an
historic method of wntmg industrial zoning. However, it has limitations, particularly in a society
where industrial development and research changes dramatically. Fat rendering and sauerkraut

| manufactlmng are less hkely to occur than scientific testing of items still to be discovered. The
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~ whichis prohibxted. This district has been the “catch all” mdustnal district w1thm the Town. As a

regulations when combined with the Zoning District Map which shows those properties where
some type of industrial development is permxtted, indicate some concerns in regard to industrial
development within the Town. T

" Essentially, industrial zomng in the Town is based mostly on and controlled mainly by
* the L-1 District (nght Industry) which pemnts any “lawful business ormdustnal use” except that

result, there are numerous parcels zoned L-1 andamynad of uses oecupxedthm lands. These r}
factors are also confirmed by comparing field inspections of existing use of industrial zoned A
* properties with the zoning district map. The list of prohibited uses in the L-1 District is five
pages long and contains all of the obnoxious manufacturing processes known to mankind.

Therefore, it would appear that the 1-1 District requires some reworking. The height, area, and .
bulk regulations for this district should remain and the prohibited uses could also remain.
However, it would be better if a list of permitted uses were introduced as a matter of right; with -

the Board of Zoning Appeals given the power to determine if an unlisted use is similar to a
permitted one. The zoning code also describes special requirements for “L-1" property within the
sensitive hydrogeologlml zone which include reduced building area and mcrwsed lot area, ‘
frontage, and setbacks. However, the list of prohiblted uses does not increase and therefore may
not provide more protection for groundwater resources, especially in the SGPAs, Central Pine e
Barrens and Hydrogeologic Zone 3, which was its intent. In these cases, permitted uses for the
sensitive area may need to be described and emphasized, not aesthetics. ‘

In addition, both the L-1 district and the L-2 District (Heavy Industry) are closely e
interrelated in terms of uses prohibited in each district. In order to distinguish between the two, =
changes for both districts should be accomplished by reviewing the L-l dlstnct in conjunction £

- with the “L-2" district. ) _ LA

The L-2 (Heavy Industry) zone permits twenty-two of the uses prohlbrted by the L-1 I
District. The L-2 zone only prohibits gasoline filling stations; commercial centers as definedin
Section 85-1 of the Town Zoning Code; personal service sho_ps or stores for the sa.le at retaﬂ of i
consumer merchandise or services, or both, residential uses of any kind, including all types of
dwellings; and uses which are not in conflict with any other provisions of the Code of L
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Brookhaven. These permitted uses are qualified, however, by a provision which states that no
“building or occupancy permit shall be issued for any of another list of uses until and unless the
location of all buildings and all other appurtenances of the use shall have been approved by the - . - -
Planning Board and shall bave been authorized by special permit from the Town Board.” The
meaning of this section of the Code is unclear and it is also uncertain as to whether or not all the
uses prohibited in the “L-1" District are permitted in the L-2 District. Furthermore, all the uses
listed in the L-2 code as requiring a Special Permitted from the Board of Zoning Appeals are
prohibited in the L-1 district so again it is unclear what can be Constructed as a matter of right
under the L-2 Code.

Only seven L-2 locations are delineated on the Brookhaven Zoning District Map and one
.of these is vacant and two are mined. The sites are the Northville tank farm on Union Avenue,
 two pai't;els, of a larger tract on County Road 21 currently being sand mined, a pérc_el off
Horseblock Road, a small parcel off Brookfield Avenue, a parcel near North Street in Manorvﬂle
adjacent to Parcel 19 of North Shore Properties and two parcels along Peconic Avenue utilized as
a salvage yard. In some circumstances, some L-2 lands were below the minimum lot size. These
“heavy industry” uses are present in the L-2 zone while similar heavy industry uses are present in
the Town also but on sites zoned L-1, such as along Peconic Avenue in Medford, and even
though such heavy industry uses are prohibited in the L-1 district. Other areas of the Town
zoned L-1 and containing other prohibited uses include Setauket along Parsonage Road, adjacent
to Montauk Highway in North Bellport and along portions of Route 112. ~

Although consideration may be given to amending the Brookhaven Zoning District Map
to reflect those uses in L-1 zones considered to be heavy industry by including them in the “L-2"
zone (such as concrete facilities, sand and gravel facilities, petroleum storage, bus storage, junk
yards, recycling facilities, and the like) there is a concern that when these former L-1 zoned uses
cease to exist other undesirable uses may replace them. In those areas where uses are considered
to be inappropriate and their phasing out is desired, they can be made nonconforming. (However,
it must also be remembered that because a use is present in an attractive building in no way '
makes the. use less environmentally onerous.) In the case of sand and gravel mines which are
zoned 1.-1 1t may not be appropriate to rezone them to L-2 because when the sand and gravel
resources are exhausted, the site may attract an undesirable heavy industrial use and the site may .
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not be reclamated. Furthermore, where such existing mines are located in sensitive groundwater
areas and where the mine bottom is nearing the water table, one may not wish to attract a heavy

use that could introduce contaminants. In addition, the language of the L-2 district shouldbe - -

clarified through appropriate listing of permitted, specially permitted and prohibited uses.

The “L-3" Industrial Park District has two paragraphs of regulation, one outlining the

purpose - to attract “limited” industrial use that will not disturb “the general character” of the

. surrounding neighborhood; the second, estébﬁshingW uses as “any lawful business or
industrial use” except those prohibited in the “L-1" zone. Five general locations exist in the
Town where “L-3" is mapped, most are vacant. Field inspection of the lands zoned “L-3" reveals
that they have not been developed as intended by the district’s requirements and only some of the
sites bave been developed at all. Of all L-3 lands, only two, the Symbol Technologies site on the
LIE and the American Physical Society building on William Floyd Parkway have attracted

* “limited industrial uses” intended by the L-3 district.  The New York Power Authority property (a
heavy industry) on Union Avenue in Holtsville is zoned “L-3". Sam’s Wholesale Club and the

- various truck related uses on Horseblock Road, the multiplex theater south of the LIE and the
nurseries and other users on Patchogne-Mt. Sinai Road and the industrial-like commercial uses on
the west side of Belle Mead Road in Setauket, although they are zoned L-3, are more commercial
in nature than the L-3 ordinance would appear to intend.

Some other industrial problems are as follows. In some cases some -2 lands were below
the minimum lot size. On the other hand, the “L-1" District, m certain locations, has developed in
a pattern somewhat akin to that desired in the “L-3". For example, the L-1-zoned industrial
subdivision on the east side of North Belle Mead Road in South Setauket has developed in the
form of a modern industrial park with Iots varying in size from 1.9 acres to 6 acres. Similarly, the
L-1 zoned lands between Waverly Avenue and Blue Point Road have developed in a fashion
similar to L-3 with most lots over two acres. ' Another industrial subdivision on Old Dock Road

-has developed nicely with most lots under two acres. A fourtli modem industrial development is
at the southeast comer of William Floyd Parkway and the LIE in which most lots are over two -

- acres. While these tracts have developed as modemn industrial subdivisions, many of the lots have
- buildings with multiple occupants with a wide mnge'of users from doctors” offices to auto repair
shops. This pattern of small users predominates within the Town. This pattern is not inconsistent
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with that found by a 1978 Nassan County study wherein 46 percent of the industrial and |
industrial-like commercial users on industrially zoned land occupied 5,000 square feet or less of
building space. ——

Accordingly, it is recommended that the “L-3" District become a true industrial park
district. The minimum lot size could be established at two acres (instead of three), the minimum
street frontage reduced to reflect the typical existing lot frontage and a list of clearly permitted
uses should be established through expanded district regulations. Existing uses should be
reconciled with the L-3 district in a number of ways. The aforementioned four industrial parks
could be rezoned to the L-3 district; however, the industrial park on the east side of Bel_le Mead .
Road in South Setauket may not meet all of the lot area, setback and related requirements thereby
causing it to be nonconforming. The lands on the west side of Belle Mead Road could be
considered for rezoning tovth_e proposed Commercial/Business District or remain in a restructured
“L-1" zone. Most of the remaining vacant industrial Iand within the Town could be placed either
in the L-3 district or the L Industrial District (Planned Industrial/Office Development) and
proposed to be increased to 20 acres. Another option, though, could be the elimination of the L-3
District and the modification of the L-1 District to accomplish the L-3s goals.

The “L” Industrial District (Planned Industrial/Office Development) is unmapped. It
requires a ten (10) acre minimum site size, but allows lots of two acres with an average of three
acres with the additional provision that this lot size requirement can be decreased with approval
of the Planning Board. The permitted uses are restricted to professional offices, labs and
research, and those “high technology™ light industrial uses (not defined) permitted in the “L-1"
District. This could be difficult to administer, since the “L-1" District only lists prohibited uses,
and should be rectified. ’

‘ Thé fifth mdustnal classification is “L-4" and currently applies only to LILCO at
Shoreham. Consideration may be given to applying this other related parccls, including the New

York Power Authority parcel in Holtsville.

B Th:: relationship of retail m industrial zones presents a problem as it ‘i‘srg'ovemed by the
district regulations and “...premises may be used for any lawful business or industrial use...”.
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This results in a retail consumer warehouse or fast food store being located on industrial land. In
some cases, this is not inappropriate, but may be best controlled by special permit or specified
permitted use. | )

Clearly, one cannot undo decades of inconsistent industrial development. It would be
unfair and unrealistic to attempt to remove many of the uses from the Town. It is unfair to make
all of them nonconforming, thereby requiring Board of Zomng Appeals actxon for i nnprovement
or expansion. Yet, within the context of faimess and reoogmnon of existing conditions, it is
possible to redirect industrial jdevelopment in 2 manner that recognizes the past and protects the

The Town may wish to consider strengthening requirements related to environmental and
human health concems, especially to keep pace with technological discoveries and new data.
One possible mechanism to address this issue for industry would be to deVelop performance
standards ‘within amended code which control fire and explosion hazards, mdloactlvxty smoke,
air quahty wastx vibrations, noise, odors and glare. However, one would also need to consider
how this could be accomplished without pre-emptmg State or County jurisdiction and without
placing additional burdens on Town resources. Additional cross-referencing to other related
chapters of the Town Code would also help to further this goal (e. g mcorporate requirements of
these into the zoning code)

It has been suggested by planners and environmentalists that all industrial zoning should

be removed from the Central Pine Barrens Area and Special Groundwater Protection Areas. This _

proposal will require careful analysis if it is proposed in the firture. One of the claimed

drawbacks of industrial developments is the potential for organic contamination. However,
organic contamination comes from various sources, not just mdustry Orgamc contamination is
mamly a result of improper disposal of household, commercial and industrial chemlmls poor
management practices, and spills and illegal d.lscharg&s. A sxngle incidence of i nnproper use or
disposal of an organic chemical could imperil a significant portion of the underlying groundwater
aquifer, A recent United States Geological Survey study hnked increased organic contamination
to higher land use density, i.e. the chance of an occurrence of indiscreet dlsposal of organics into
the ground increases with density. However, from a regulatory perspective, Suffolk County
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- Department of Health Service and New York State Department of Environmental Conservation
regulations prohibits point and non-point discharges of organic substance to groundwater and
control the use, ﬁmge, handling and disposal of potentially hazardous substances. Adherence to-- -
regulations, which are designed, written and specifically intended to protect public health, will

_ minimize or eliminate the potential for public health impact. It is also helpful to consider that

uses such as “high-tech™ and corporate offices, while falling under the Town’s industrial district,

ﬁvould not be considered as having any threat to either the Central Pine Barrens or the Special

Groundwater Protection Areas. In addition, while the fiscal importance of industry as a tax

" revenue source is overrated, it stll is important. This is especially true since implementation of

the Central Pine Barrens Comprehensive Land Use Plan will result in the transfer of “pine barrens

credits” from the “Core Preservation Area into Central Pine Barrens Compatible Growth Areas
and Special Groundwater Protection Areas. This transfer of development , if developed as
residential units, could have significant fiscal impacts, especially to the local school districts.

Therefore, there is additional value in maintaining industrial zoning within the Central Pine

Barrens Compatible Growth Area to offset the potential pine barrens credit impacts.

Furthermore, the Town’s recently-enacted Central Pine Barrens Comprehensive Land Use Plan

implementation ordinance provides for the opportunity for pine barren credits to be utilized by

industry, thereby providing a doubliag of the beneficial impact to the school district. Therefore,

based upon the above discussion, while elimination of industrial zoning may still be a

consideration, several alternatives also are suggested such as strengthening industrial regulations

and compliance inspections, as well as restricting industrial uses in these areas.
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13. PROBLEMS AND NEEDS - MIXED-USE LLAND USE AND ZONING

The initial action of rezoning vanous parcels to D-1 Residential removed their previous

- large commercial zoning, and placed them in a category where the Town Board could determine
-the ultimate use, be it multi-family residential, offices or shopping center, or combinations
thereof, and the interrelationships, if any, between the uses. Each of the individual height, bulk
and use regulations continue to apply. The end result of development or proposed development
to date has been distinct allocation of lands for independent use and not an integrated
development plan. Single family residential is permitted as-of-right. The D-1 zone has on
occasion resulted in a typical shopping center fronting on the major street with multi-family or
single family residential behind. - ' '

That is not to say that the D-1 zone has not served a purpose—it has by requiring greater
thought and effort into the ultimate plans proposed. The D-1 zone requires the developer to focus
the request on the desired use. It enables compromise, intensive site plan review, and allows the
Town to consider the appropriate land use based on current conditions. Lastly, but most
- importantly, this zoning category prevents the inappropriate intrusion of a land use that may set
an adverse pattern for the future. It could also be said that the D-1 zone served as the
rudimentary precursor for the creation of Planned Development Districts PDDs).

Planned development, enables a mixing of land uses, appropriately located, thereby
maximizing existing infrastructure while protecting the environment. Many hamlets have
expressed a desire to create a "sense of place" within their community which a PDD could
provide by linking neighborhoods with community services such as libraries and post offices. No
sites in the Town are currently zoned as PDDs. However, the Environmental Imnpact Statements

_and Town Board Findings Statement for North Shore Properties and Laurel Hills Associates both
encourage a preference for development pursuant to the PDD Ordinance. In addition, there have
been recent applications for other sites within the Town for PDDs,

The PDD could also be utilized to create better site designs for large commercially and

ihdusuially zoned lands and lands which are encumbered by old filed maps. Possible locations
mclude lands such as the area east of CR 46 between the Long Island Expressway (I-495) and
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Sunrise Highway (NYS 27). Another could be in the area on the north side of Middle Country -
Road(NYS 25) and west of CR 21 in Middle Island. The Longwood Community has expressed a
desire to create a "sense of place‘" and people-friendly streets and downtowns within the -
. community. A PDD at this location <;01ﬂd provide this; linked to the library and post office on the
south side of NYS 25. Another PDD could also possibly be considered in the vicinity of an area
in Yaphank comprised mostly of industrial and vacant lands near where County Road 101 and
Horseblock Road intersect.

14. PROBLEMS AND NEEDS - CENTRAL PINE BARRENS COMPREHENSIVE
LAND USE PLAN AND ZONING:

There is a need to consider and address all the aspects of the Central Pine Barrens
Comprehensive Land Use Plan, especially the redirecting of Pine Barrens Credits into appropriate
areas of the Town and to consider potential impacts on school districts either generating and/or
receiving Pine Barrens Credits. The Town has proposed and adopted an implementation
ordinance that is in compliance with the Central Pine Barrens Comprehensive Land Use Plan and
received approval from the Central Pine Barrens Joint Planning and Policy Commission.
Additional open space and environmental considerations which need to be addressed are already
described in the Environmental Resources section.

15. PROBLEMS AND NEEDS - NONCONFORMITY

A non-conforming use is one that is not permitted in the zoning category on the parcel in
which the use is present. In many cases these uses predate the ordinance or were “zoned out”
when pcrmmed uses were changed over the years. Nonconformity allows a use to continue
although it is no longer a permitted use within the district. Generally the use cannot be expanded
| vbeyond a pwscn’bed limit and cannot be rebuilt if destroyed, but has certain rights within the
purview of the Board of Zoning Appeals. This approach has advantages and disadvantages. First,
it eliminates'a épot on the zoning map that can be used as an introduction or precedent for future
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adjacent rezonings. Second, in theory, the use will eventually disappear. The theory,
unfortunately, is stronger than the practice. The logical extension of this theory is that theuse 1
will be replaced by a permitted, more desirable one. The disadvantage is the limit it places on the - -
.. owner and the false optimism that it will be eliminated. Furthermore, some of the non-conforming
 uses, particularly those non-residential in nature, are located in residential areas or in
) -’ environmentally-sensitive regions of the Town including stream corridors. Because of the
potential for noise, dust, water and air contamination, detraction from visual resources, potential
impacts on community and neighborhood character a_nd potential impacts on property values ]
some of these non-conforming uses may not be appropriate for all areas in which they are located. E
o Furthennore, because they are non-oonfomnng, from a busmess smdpomt it is difficult if not |
o 1mpossible for these uses to expand, upgrade or unprove their exlstmg character. Accordmgly,
additional, more pro-active means of d&lmg with non-conformmg uses should be explored.

B 16 PROBLEMS AN.I)‘NEEDS-PARKS, OPEN SPACE AND RECREATION

~_ The inventory of open space and recreation revealed over 30,000 acres of open space but j
very limited recreation facilities. The establishment of the core area within the pine barrens

severely limits future growth and as a result, except for existing development, this area will be }
open space. Transfer of development rights, conservation easements, and acquisitions will e
accomplish this objective. However, this emphasis will undoubtedly direct most efforts towards g_}

this goal while relegating open space acquisitions outside of the core area as low priority. The
Town will continue to designate open space through subdivision review of cluster and planned
unit development, but the financial demands to acquire land in the core area will prevail. County
expenditures for land must be directed equally towards the Towns of Southampton and Riverhead i J
" as well.

A.-%

e
o

With 25% of the Town’s parks less than one acre and another 38% between one and five

acres, the ability to provide active recreation on these parcels is lumted. Town-wxdc there are 21
* "neighborhood" parks providing active recreation encompassmg about 200 acres. While

- "standards" are rarely reached, this represents 20% of the recommended nelghborhood park %"'J

- standard for a community. Active recreation is particularly absent in the eastern end of the Town. L

. f"_
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The Town should continue to develop appropriate areas for active and passive recreation.
While the faciliﬁs survey is old, and the Town has made tremendous progress, it does indicates
the deficiencies in providing recreational activity commensurate with the needs of the population.-- -

‘ One growmg area of need is for designated bike routes. Bicycle "routes” may also be
| denoted as "lanes" or "paths" dependmg upon the context or intent of the discussion. Each
d&scnptlon may infer a different type of bicycle facility. Such facﬂmas may be paved or
nnpaved, dedlcated to blcycl&s only. Some blcycle facilities may share the paved portion of an
'emstmgroadwaywnhthemotonsts whousetheroad. Given the different types of facilities
possible s1gnﬁcant d1ﬁ'erenoe in desngn and safety concem will need to be evaluated. For
' putpos&s of tlns report, a bu:yole route will be one that follows an existing paved roadway where
the bxcychst and motorist must share the roadway environment. In some cases, as identified in
several Ha_mlet studms, a proposed bicycle route may traverse an unpaved section of right-of-
way, not open to niotorists between sections of paved roadway. Bicycle routes may traverse
State, County and Town controlled roadways and/or rights-of-way. Each agency having
jurisdiction must be involved in the process of bicycle route d@slgna’aon.

Small, vest-pocket type parks located in residential neighborhoods provide many benefits
to the local communities in which they are located such as providing a convenient nearby play
area for young children and their parents which is within waling distance. However there are
some concerns regarding such sites. While they may provide valuable recreational aspects for
many local residents, they are subject to high maintenance and vandalism an issue which needs to
be addressed. |

The Town has done a remarkable job of acquiring open space. It is recommended that
the 1988 inventory be updated and that a facility plan be developed. In areas, particularly in the
east, where the County has land, the Town should attempt to enter into agreements wherein
portions of these lands could be used for active recreation. The Coram "airport" parcel
immediately comes to mind. The community desires some active recreation and the parcel

contains. flat accessible land as well as environmentally sensitive land.

»
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The Town might also consider approaching the State Legislature to allow the Town to
sell some small unusable parcels for residential lots using the proceeds to aequire larger more

usable parcels. : ' ' -

Various commumtles, in the hamlet studles, have expressed the desue for greenbelts and
corridors to connect existing large open spaces. In'the Longwoodaren, cons:derahon should be
given to the potential to connect the Wertheim Reﬁlge to the Rocky Point State property with a
. ‘continuous greenbelt. Additional land preservatxon, perhaps through elustenng, may be
warranted adjacent to Cathedral Pines County Park. Conmdexauon may be glven to creating a

- greenbelt connection between the Carmans River comdor and Brookhaven State Park. In the

" Mastics, a need has been expressed formorepm-ksandrecreatlonal facnhtxes and greater

" dlversxty Marine recreational facilities and sports complexes have been mdlmted as possibilities.
Consideration should be given to the many recommendations in these and other hamlet studies.
Clnstermg and other techmques should be used where possxble to achxeve these goa]s

Three parcels, the parcel between South Haven Park and Moriehes Middle Island Road,
the headwaters of Beaver Dam Creek and the Southaven Propernec in Bmokhaven Hamlet should

be acquired. In addition, preservation of some of the open space on the Gyrodyne property may
be warranted. A desire has been expressed to preserve a parcel on the Forge River and could

possibly be achieved through clustering or other methods.

17. RECOMMENDED OVERALL LAND USE AND ZONING CHANGES

. In revising the Town Code, review of development project designs and the granting of
rezoning applications, consideration should be given to the need to orom_ote, create and enhance a
sense of place as it is a key ingredient to a community's functioning and integrity and helps to
define for people a sense of identity. Integral to the sense of place is the need to preserve and
enhance visual quality, especially along roads, as a key component of the quality of life. Streets
need to !;e designed with more that one function in mind. Street-scapes Shouid enhance a sense of
community responsibility, belonging and interaction while assminé the highest level of safety and
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function for all that may use it, including motorists, bicyclists and pedestrians. The roadway

environment should be inclusive of aesthetic considerations.

Preserving and enhancing the aesthetic views along major Town roads is extremely

important, particularly the preservation of existing street trees and planting of new street trees.

The éstablishment of improved coordination and cooperation among Town, County and State
agencies should be fostered to ensure there is consistent policy among the agencies regarding
road aesthetics, especially street trees. Such policy should address the conflicts inherent in the
goal of establishing and maintaining aesthetically pleasing neighborhoods, a sense of place,
cohesion and harmony' a sense of commumty identity and pride with the removal, pmervauon
and planting of street trees; the requirements of utilities in mamta:mng thexr infrastructure in
right-of-way; the need for traffic safety to be mamtammg for all who use roads (mcludmg
pedestrians and cychsts) and the potential conﬂlct with mamtammg proper motorist visibility and
sight distances. ’

Changes in the Town's zoning Code regarding specific percentages of natural,
revegetated landscaping and design requirements should be considered.

The following criteria should be utilized by the Town in evaluating all rezoning requests:

e To promote the goal of creating a "sense of place” rezonings should be required
to meet certain standards. These should include the fact that streets should
interconnect, sidewalks and bike lanes should be included in site plan
applications and in housing developments houses should be built close to the
street, should contain a heterogeneous mix of housing types and should be
balanced with the fact that each site is different and must be considered on its

individual merits and characteristics.

o . Provide a close examination of area surrounding the site of the rezoning for its
potential impacts.

e Consider the impact of a depth extension on adjacent properties and the potential
need to rezone these as well.

e Determine if land-locked parcels are being created.
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e Determine if the zoning classification appropriate. \
o Determine if the proposed rezoning is spot rezoning. If some “spots™ remain after
a general rezoning occurs, these should not be used as a rationale for additional = =
rezonmg ata later date. _ _ _ )
. Determme if the property becomes nonconformmg asa mult of the rezoning. If . =
major users are made nonconforming, the impact of this action on the ability to : o
do business should be evaluated. - The Zoning Board of Appeals should not be
overburdened by nonconformity. I : -
o Detennmelftheacuonwﬂlleadtoaddmonalrequestsmthegeneralamandxts m
chmﬂanveeﬁ’ect. I L | e
" The followingdcﬁtezia sﬁoﬁld be utilized in evaluatmg zonmg codc changs. o | &

e Codes for each zoning districts should be speclﬁc about what uses are permltted

- and which are prohibited; including the ability to mix uses where appropriate
(e.g. allowing residential use as an accessory use in a commercial zone such as ]
permitting an apartment on top of a store).

e Existing zoning districts should be utilized whenever possible, rather than

creating new ones. ‘ . ;
e New dlstncts should reﬂect control over a growing use that is not properly “
controlled by existing districts. -
e The overall zoning code should be mslly understood and the following additional .
- criteria should be apphed.
e It should provide regulatlon and not procedure (sheet size, number of copies and
other purely departmental procedures) i3
e It should be “comprehensive” in nature

o It should be based on the comprehensive land use plan, but not represent it.

e It should treat all properties within a given district equally.

e While Sevéxability between sections of the zoning code is always written in the -
code, most sections should interrelate (e.g. the Central Pine Barrens section of 7 o
the ordinance should relate to every, dlstnct) '

e It should not be necessary to “flip” between districts to understand the ordinance. -

7Y
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18.

 Definitions should be in one section, thereby eliminating conflicting or more

descriptive definitions in various sections.

‘Section 85-309 regarding Hydrogeologic Sensitive Zones should be given greater-- -

prominence throughout the Zoning Code since it impacts all districts.
Just as industrial uses should not hegatively encroach on residentially zoned
areas, the reverse is equally true.

Clustenng should be continued as a basic concept of development, partlaﬂarly as
the need to ttansfer development rights increases.

| The foﬂowing additional recommendatlons should be considered: -

Revisions of the Historic District codes should be considered to address other
structural and aesthetic aspects not currently addressed including the appearance
of established business that are poorly maintained; detached ancillary structural
features such as fences, walks, etc. and style and maintenance of existing

Population asymptotes could and should be used in developing traffic projections
in conjunction with land use factors including current anticipated zoning and
quantity of existing vacant land.

The zoning district map should be changed to reflect existing land uses.

Inappropriate spot zonings and other inappropriate zonings should be eliminated.

RECOMMENDED RESIDENTIAL LAND USE AND ‘ZONING CHANGES

Clustering of subdivisions so as to create permanent open space areas should be
continued.

The Town’s new Planned Development District should be utilized to bring
opportunities for both open space preservation as well as innovative and unique
development which can foster a sense of place and allow for the siting of work
places near employees residences.

The Town should strongly support and promote senior citizen housing.

Diversity, affordability and flexibility in the senior citizen housing supply need to
be promoted. Congregate Care especially needs to be fostered in the Town to '
meet the growing needs of those who require assisted.
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Both the Multi-Family parts of the Code and the siting of additional multi-family
housing need to be addressed. Consideration should be given to placement of
such housing along major roadways in place of commercial zoning in some

areas. They should also be considered for locations adjacent to activity centersto™

. create a sense of place, and the need to continue to provide a choice of housing
types for an aging population d&mnngtoremammthe community as well as
.affordable housing for the young . '

-Double frontage nwds to be avonded and deslgns which do away with these typ&s
_ oflotsnwdtobeenoom'aged. B

In-ﬁlling of old filed maps in existing developinénts should be add:msed,
especially in environmentally-sensitive areas such as wetlands. New
requirements should be considered including conditions to mme some
existing.

| .‘,Permmedus&s inthe A Resxdence and A-1 Rwdence zZones need to be clarified.
' The Residence D District needs to be clarified and its use in the Town examined.
The Mobile Home Community Dlstnct n@% io be clarified.
Parking requirements in residential districts need to be made consisteat.

The Horse Farm (HF) Residence District should be considered for amendment to
contain a reference to Residence A-5 and A-10 in 85-151 A.

" In the Residential District (RD) in the Great South Beach Article (Fire Island
National Seashore) the possibility of permitting condominiums should be
examined.

In regard to land and subdivisions adjacent to limited access roadways clustering
should be autilized to reduce sound and visual impacts coupled with other
innovative techniques including landscaped berms.

Code amendments which can help to achieve and achieve rural character
throughout the Town should be developed and should include the preservation of
buffers adjacent to roadways and pmervauon of historic character.

' Populatlon asymptot&s could and should be used in developing traffic projections

in conjunction with land use factors including current anticipated zomng and
quantity of existing vacant land.
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19.

RECOMMENDED COMMERCIAL LAND USE AND ZONING CHANGES

o Eliminate excessive and overabundant commercial zoning.
¢ Eliminate spot commercial zomng

. Ehmmatecommemlal stnpzonmgthathasbeenleﬁ undersized by roadway
takings.

e Reduce or climinate zoning that allows commercial land s that turn rhe
corner from ama_)or roadway into a mdentxal area.

. Reduce and consohdate commerclal stnp zonmg
* Reduce and consolidate commercial shopping center zoning.

e The central business area of Rocky Point could be fine tuned through the
elimination of the business zone on lots that are residentially developed,
particularly at the western edge of Prince Road. -

e Detailed recommendations have been advanced by the Town for the stretch of
Montauk Highway from Center Moriches to East Moriches. These should be
reconsidered for implementation.

e Consider special study of commercial development of Horseblock Road (CR 16)
east of Granny Road.

¢ In some areas existing commercial development may still have voids of service.
However, areas in which voids still exist are not identified specifically in the Plan
(general areas of service are shown in previous figures). In review of future site-
specific actions, consideration will be given in addressing this issue considering
the Pine Barrens, large lot zoning and public holdings that will reduce the
population within the service radii and hence the need for commercial
development in these areas..

e _ Enact changes in the “J-7" Transportation District. Consider amendments which
. encourage assemblage of individual parcels into single development scenarios.
Consider allowing increased intensity of use as size of parcels is increased
utilizing floor/area ratio, building coverage, mixed usage, joint use of parking
and height (with maximum height being controlled in the vicinity of the Islip
- MacArthur Airport by the proximity of the airport and FAA regulations).

* Consider creating and enacting theproposedCommercml/Busmess District to
provide contro] over those uses that are almost industrial in nature.



The Town should enact a Marine Commercial zone to control waterfront . ]
development and protect scarce water-dependent uses.

The Town should consider a Recreation Commerc:al zone to control semi- T
commercial recreational commerclal uses.

The strip commercial “J-2" zone should be increased in depth wherever it will £
not adversely lmpact acyacent remdennal uses or set adverse piecedcnts

Single-family residential uses should not be permxtted as prmcxpal uses in ' ‘ §id
commercial zoning districts, but should be permitted as uses accessory to the
commercial use, suchasallomnganapamnmtaboveastore

£

Itis mcommen&d that the closely-related commercial zones (J, J-1, J-6) be
combined and restructured as a ne1ghborhood or limited business district.

[

Population asymptotes could and should be used in developing traffic projections
in conjunction with land use factors mcludmg current anticipated zoning and
quantity of ex:stmg vacant land. S

rnanmay

Populatlon daIa, parucularly asymptot&s can be utxhzed asan mdwator of
commercial space needs. Accordingly, applicants petitioning the Town Board
for commercial center zoning should be required to submit a Market Demand
Analysis to document their contention that additional commercial space is
needed.

e sy
i

I8

Revisions should be made to the commercial part of the Town Code which will
help to enhance existing downtown. These revisions should include

consideration of the need to enhance existing downtown shopping centers and the
need to work cooperatively in conjunction with local merchants and others in the
community to identify means necessary to revitalize business in downtown
centers and help to achieve a sense of place.

Revisions to the Town Code should examine the potential for a need to increase £
the minimum lot size for J-5 zoned gas stations which contain convenience stores
including the need to provide sufficient landscaping. =

Ty
J

. The Plan should be revised to include the following criteria to be utilized for
. reutoﬁthng an existing shopping center. Retrofitting should accomplish the goal )

~of creating a "sense of place” or developing pedestrian oriented, mixed use
centers. To meet this goal the followmg parameters should be met:

5
J

£

a Impruve Am Maxnmze pubhc mspomnon and pedstnan access to the site. Provide
comfortable, convenient bus stops close to the buildings. Provide safe pedestrian access to the - ;
street,mdbetwembmldmgswnhmthecenter Lmdsmpmgshouldnotcratebamersto , |

. i t AR .S

b. hmed Density. Increase tﬁe densit)" of the center by adding new buildings to the existing .
parking lot or adding a level. Increase the mix, by including office use, educational, cultural, T
or recreational uses.
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c. TheTown may wish to also exempt PDD's. However, this exemption should occur only if the
"PDD accomplishes the goal of creating a "sense of place,” by creating a mixed use community
ceater which meets many of the parameters set above.

- d. . Retrofit Parking. By adding pedestrian walkways, perhaps covered, and landscaping. New~ -- -

lotsslmlﬂdnotﬁ'ontﬂxemadwaybutshouldbelmtedonﬂ:eateorm thermofthe
bmldmgswhmposibleandpmcuml. '

“The Town should utilize the following eight conceptual criteria to gmde itselfin

the selection of proper commercial zoning:
+  Recognize the strip nature of commercial jand use along most of the major
roads. h - '
* . Recognize the role of shopping centers, the various sizes, population served |
and radius of service.
* Recognize the needs of neighborhoods.
Determine how office uses are to be controlled. Consider the dlﬁ"erence
between local service offices & cotporate hmdquartets single & multi-
purpose.
Differentiate the fine division between some commercial & industrial uses.
Control the commercial development of the waterfront.
Control gas stations and other auto services.
. Provide for special single users suchas a tmnspomtlon center.
Provide and control commercial/recreation uses.

*

xR

20. RECOIVIM_ENDED INDUSTRIAL LAND USE AND ZONING CHANGES

All industrial zoning articles should be rewritten in a positive manner wherein permitted

uses are listed.

Consideration should be given to rewntmg and reorganizing the Town s industrial district

as follows:

“L-1” Leave as essentially the same district as before with the removal of heavy

. industrial use and industrial parks. Add or substitute per:mtted uses for
. prohibited uses.

“L2” Consider expansion of “L-2" locations by the inclusion of some of the

existing heavy industries now found in the “L-1” District.

 “1-3” Reduce the minimum lot size and frontage and rezone four existing

industrial parks by removing them from the “L-1” zone. This district will be
used to control the development of most of the remaining industrial lands.

“L>. 'I'hisdisuiétistobeusedtogovefnlargeuactswhemhighquality

industry and offices are desired. It is similar to the “L-3” Dlstnct in concept, but
requires larger lots.
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o “L-4” No change recommended. Possibly the Power Authority property should
Lo be rezoned to “L-47, as well as other large LILCO holdings.

Consider eliminating inappropriately zoned and surplus industrial properties. Eliminate
mdustnal zoning that is isolated and located too far from major roadways and other transportation
access and that is unlikely to be developed. In addmon, spot industrial zoning should be

' eliminated and industrial zoning that intrudes. into, accessed throngh, or is surrounded by
" residential areas should be eliminated. - ‘

Consider developing safeguards for industrial development long Groundwater D1v1de
includmg potential measures for reducing such development in this env:ronmentally—sensmve
» Populatlon asymptotes could and should be used in developmg traffic projections in
~ conjunction with Iand use factors including current anticipated zoning and quantity of existing
vacant land.

Industnal zomng and mdusmal uses should be reduced and consolidated in order to focus
development into industrial centers and industrial parks.

The following are some general comments with regard to potential industrial changes to
consider: '

e Underutilized or inactive industrially-zoned parcels should be considered for
rezoning.

o Industrially-zoned parcels located along undeveloped major roadways with
unlikely future development should be considered for rezoning.

¢ Industrially-zoned old filed maps inappropriate areas where additional
commercial zoning is not needed should be considered for rezoning.

e Abandoned and active industrially-zoned sand and gravel mines in isolated areas
. which do not have good access and are adjacent to other uses and zonings should
be considered for rezoning to categories in greater conformity with their
surrounding and with local environmental resources including groundwater.

o Existing improved industrial lands in environmentally-sensitive areas should be
made nonconforming where possible and feasible and rezoned to a category mc
S protectwe of the emaronment.

o Consider strengthening industrial regulations and compliance inspections, as w
as restricting industrial uses for vacant, light-industrial lands in SGPAs or the
Central Pine Barrens or rezoning to a r&sldentxal category where the above is 1
feasible or desirable.
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Where large industrial zoned parcels or assemblages of parcels exist, the Town
should consider rezoning to a PDD district to promote future flexible
development. '

Where large blocks of existing parcels taken together have dJspamte mdustnal

~ ‘zonings, varied lot sizes and varied uses such as manufacturing and offices,

consider rezoning all of the large vacant parcels in the entire assemblage to a
more appropriate district.

Commercial recreational uses in spot industrial zones should be considered for
monmg to more appropriate commercial mgones _

" Consideration should be given to developing performance standards within the new
“articles which control fire and explosion hazards, radioactivity, smoke, air quality, wastes,
 vibrations, noise, odors, and glare with consideration of State and County jurisdiction. Additional
cross-referencing to other related chapters of the Town Code and incorporation of requirements
into the zoning code should also be considered.

The Zoning District Map should be changed to make better use of planned industrial

parks and offices with particular attention given to the ex;yi_ronmentaily—sensiﬁve areas.

Similar to commercial uses, the legislative body should develop some concepts in regard
to industrial development. The concepts to be developed by the legislative body are:

Define research and development (high technology) and how it should be
regulated.

Describe how large offices or office parks should be regulated.

Describe how heavy commercial/industrial uses should be regulated.

Describe how‘saﬁd and gravel extraction should be regulateﬂ.

Determine what Heavy or General Industrial uses should be permitted and where.
(Such uses as junk yards, recycling facilities, petroleum storage and distribution,

concrete uses, contractor yards)

Determine what retail uses shall be permitted and which body should do the
permitting (Board of Zoning Appeals, Planning Board, Town Board).
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- Consideration of these issues will enable the development of zoning requirements that
recognize existing industrial uses while providing for future industrial growth, properly

controlled. The foregoing recommendations, if implemented, may result in the reduction of - - -

} mdustnal zoned land w1thm the Town, mcludmg the need to conader environmental and health
concerns and other issues mcluchng the lack of good transpo:tauon access and inappropriate “spot

zones™.

The Town should strive, in cooperation with Dowling College, to develop a High Tech
‘ Incubator and Technology Park at the Brookhaven Calabro Anport to foster the creation of
) transportatloxn communication and plannmg-related mdustnes Th15 wﬂl complement the nearby
Econoch Development Zone to foster the growth of emergmg busmess to create JObS and
economic opporttmmes in the Town.

21. RECOMMENDED MIXED-USE LAND USE AND ZONING CHANGES

‘The D-1 zone should continue to be used where appropriate to enable compromise,
intensive site plan review, consideration of the appropriate land use based on current conditions
and to prevent the inappropriate intrusion of a land use that may set an adverse pattern for the
future. However, in revising the D-1 classification consideration should be given to incorporation
of a criterion that helps to induce development which will enhance the communities in which it is
located. ' Consideration should also be given to defining acceptable and unaccepta_ble uses in the
D-1 category and fostering the integration of uses within a D-1, the legislative intent and the
limitations of the ordinance. ' |

Planned Development Districts should be actively promoted and encomaged by the Town
to-maximize existing infrastructure while protectmg the envu'onment, create a "sense of place"
within a community and link neighborhoods with oommmty services and activity centers. In
planning and approving PDDs they should not only be used asa reposrtory for permitted yields
and for transfer of development nghts but should attempt to where appropriate, ensure that
workplaces, shopping and activity centers are located in close proximately to residences and that
the sense of place embodies in the feel of close-knit, small neighborhoods and communities is
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fostered. mehermore, the current PDD code should include criteria which will move toward the
goal of creating "a sense of place."

The use of PDDs for the development of North Shore Properties and Laurel Hills
‘ Assocxat&s, in con_]unctlon with the EISs and Findings statements issued for each, should be

encouraged.

The PDD should be utilized to create better site designs for large commercially and
mdnstnally zoned lands and lands which are encumbemd by old ﬁled maps. Possible sites
" include Iands such as the area east of CR 46 betweentheLongIslandExpressway(]—495) and
Sunrise Highway (NYS 27), an area on the north side of Middle Couniry Road (NYS 25) and
" west of CR 21 in Middle Island and in the vicinity of an area in Yaphank comprised mostly of
* industrial and vacant lands near where County Road 101 and Horseblock Road intersect.

Population asymptotes could and should be used in developing traffic projections in
conjunction with land use factors including current anticipated zoning and quantity of existing
vacant land.

The potential for inclusion of revisions for fostering the development of activity centers
should be examined based on the concépts and techniques of Traditional Neighborhood
Development. Such activity centers would be targeted to receive density from sensitive
environmental areas to create a sense of place and preserve sensitive areas while simultaneously
enhancing the feasibility of mass transit with the provxso that consideration must also be given to
unique characteristics of each site and area.

22, RECOMMENDATIONS - CENTRAL PINE BARRENS COMPREHENSIVE
LAND USE PLAN AND ZONING:
The Town should follow through with the implementation of the various aspects of the

Central Pine Barrens Comprehensive Land Use Plan, especially the redirecting of Pine Barrens
Credits into appropriate areas of the Town and the Town’s newly adopted ordinance. Additional
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- open space and environmental considerations described in the Environmental Resources section
should be implemented where possible.

- .23. - RECOMMENDATIONS - PARKS, OPEN SPACE AND RECREATION'

e The Town should continue with efforts to pmserve the Central Pine Barrens, .
especially the Core Preservation Area. : 18

“ o Sites should not be pnormzed for. acqmsmon or pmservanon or protectlon as .
R openspacemerelybemusetbeyarelomedmtheCentraleeBarrensCore IR o
. Preserve. Sites should be considered based on their significance to '

" environmental quality or their sensitivity. In developing xecommendatxons for
-acquisition or preservation of areas, consideration should be given to completing -
the various studies and plans discussed in the Environmental Resources section ~ * §;

" of the Plan, including the open space plans for the Central Suffolk SGPA, CGA =
and the Town and the management plams for the Carmens and Peconic Rivers; in
order to determined priority acquisitions. .

e The Town should continue to use clustering and PDDsV to preserve‘ open space.

e The Town should continue to develop appropriate areas for active and passive

recreation.
| | 8
e Bike routes should continue to be developed. )
e The Town should attempt to address the concems of vest-pocket type parks 8

comprehensively.

e Itis recommended that the 1988 parks inventory be updated and that a facility =

- plan be developed. The facility plan should address the deficiencies in meeting e

some of the standards for the provision of active recreational facilities. Such a -

plan should include a time frame for the development of active recreational sites
within the Town as it will have a direct and extremely positive eﬁ'ect on the

quality of life. _ "
¢ Incertain areas particularly in the east, the Town should attempt to enter into ]
cooperative agreements with the County for active recreation. , 2

e The Town should consider approaching the State Legislature to allow the Town
. . to sell some small unusable parcels for residential lots using the proceeds to g}
' acquire larger more usable parcels for parks.

o The estabhshment of greenbelts and comdors to connect existing. la.rge open
~ spaces should be explored and implemented where possible. Clustering and other
techniques should be used where possible to achieve these goals.
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o Three parcels, the parcel between South Haven Park and Moriches Middle Island
- Road, the headwaters of Beaver Dam Creek and the Southaven Properties in
Brookhaven Hamlet should be acquired if possible. In addition, preservation of

some of the open space on the Gyrodyne property may be warranted. A desire- - -

has been expressed to preserve a parcel on the Forge River and could possibly be
achieved thmugh clustering or othér methods.

o Open space and related recommendations in the Environmental Resources and
~ Historic Preservation sections should be implemented where feasible.

24.  RECOMMENDED NON-CONFORMING USE CHANGES

Itis suggested that the Town should identify and inventory non-conforming us&é in :
envxronmentally—sensmve areas such as wetlands, waterways and streams and inappropriate areas

“of the Town, such as certain residential lomtlons The Town may wish to develop and consider

specific mechanisms for transferring such inappropriate non-conforming uses to appropriate
areas. This may include providing tax incentives, low-cost loan inducements or relocatioﬁ
services such as through the Industrial Development Agency. In addition, the Town may wish to
utlhze an alternative program in which either areas between residential zoning and the junkyards
are rezoned to a transitional zoning category such as office or low-intensity commercial and/or
areas in the transitional zone are ultimately transformed into buffers over time. The Town may
wish to consider formal tracking of inappropriate non-conforming uses so that if they cease to
operate for at least 1 year, they can be formally removed and their site of operation remediated. It
is further suggested that the Town develop detailed procedures to implement this initiative.

25. RECOMMENDED GENERAL REGIONAL ZONING CONSIDERATIONS:

A commonly used expression in describing zoning reclassifications is that the particular
situation is either “upzoning or downzoning.” The origin of this usage can be traced to the

- original pyramadal zoning where residential uses were at the apex of a triangle with commercial

and mdustnal located lower on the scale. This is indeed erroneous, misleading, and often l&ds to
improper planning decisions. Zoning is either proper or improper; good or bad—but never up or
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down. In some situations industrial or commercial designations may be superior to mdentxal

' usage. More to.the point, every zoning class should be protected Just as industrial uses should
not negatlvely encroach on residentially zoned areas, the reverse is equally true. The historic - - 1 J
practice of allowmg housmg to invade mdnstnal areas is also bad plannmg

. Aﬁothe_'r: issme that comes ot of this study and was refened to earlier, is the multiplicity
of classifications in every category and the use of special permits, etc. It is strongly 1’7
recommended that the zoning code ordinance be simplified and clarified. Uses to the maximum L
extent should be as “a matter of right” Pendmg the approval and adoption of the Comprehensive £
Land Use Plan for the Town of Brookhaven, specxﬁc code language should be submitted for J

consideration.

- The following section dlSCﬂSS% potent:al zoning changes that would significantly resolve
many existing inconsistencies and ptoblems that hamper good planning practice.

A. Route 347

As previously mentioned, 'Routé 347 is under tremendous pressure for additional
development including rezoning to shopping centers, additions to existing buildings, a j
Planned Retirement Community, small offices and single family dwellings. Concems in
the area include excessive retzil commercial, proximity of existing residential areasand |
the need for more transitional zoning from.commerc-ial and industrial uses to residential. :;
In order to address these issues, where possible and appropriate, the Town may wish to
consider changes of some exxsung zomng toa mult:—famxly category either through D-1

Special Exceptlon approval or MF-1 rezonings. : ]
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B. Middle Country Road - New York State Route 25

As noted previously, zoning along Route 25 is an inconsistent, sometimes
irrational conglomcration of zones. Most of the roadway is zoned 100 feet in depth for J-

-2 Business. Dq»th extensxons have been granted, but obviously on an individual basis

thhout aviewto ad;acent propertm of similar depths. On comer lots which have

- commercial Zoning, sometimes the commercial zomng has also been extended along the
.: parcels : rcsxdentlal s1de street frontage Creating an mtrusmn into a neighborhood. There

are scatteredparcels of J-5 zoning for gas stations, J4 office and a parcel of light
industry here and there. Visually much of the road has extenswe and lengthy stretches of
commercial and other intensive development with little visual distinction between
communities. Intensive development has also contributed to heavy traffic congestion.
Most of the large holdings are zoned J-3 Business or D-1 Residence.

In order to minimize further exacerbation of these problems and to help correct

" problems in certain areas, where possible and appropriate, the Town may wish to

consider changes of some existing zoning to J-3, rezone certain strips to A-1 Residence,
utilize some areas as receiving zones (especially for Pine Barrens Credits), consider
rezonings for some sites which allow for the development of Commercial Recreational -
uses, provide for multi-family use (either through Special Exception approval or rezoning
to MF-1), designate Planned Development Districts in some areas, change some
commercial zoning t6 the adjacent residential and retain some areas in their existing B-
Residence or A-1 zoning.
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C. New York State Route 25A
A number of spot zonings, out of character with adjacent parcels, are present
" along this route; several parcels have split zonings between commercial and residential
* which makes development more difficult and creates concemn for adjacent residential
o nelghbors and other existing zonings are inconsistent with their surroundings.
“Accordingly, the Town may wish to consider rezoning of some parcels along Route 25A
E ‘"to J-4, A-10, B-1 Residence and L-3 Industrial and consider rezonings for some sites
" “which allow for the developmient of Commercial Recratlonal uses.

D. Other Areas of the Town:

In the course of field rev1ew larger areas not hmlted to linear conﬁgm'anons
along major roadways were 1dent|ﬁed as pr&sentmg particular zoning problems. Some of
the zoning classifications were foind to be inappropriate while in the case of others there
did not seem to be an appropriate zoning classification within the current ordinance to
accomplish the intended objectives for an area.

~ Along parts of Route 112 there are a number of conglomerations of mixed uses
which_include a number of parcels having several commercial districts. The Town may
wish to consider the rezoning of some to MF-1, D or D-1 Residence.

In a large special commercially-zoned area in the western part of the Town there
are assorted uses with a preponderance of auto-related businesses. Residences are
mingled with rather intense industrial-like commercial and industrial uses. The lot sizes
vary from 2,500 square feet to 7.4 acres. There are several concentrations of residential
development, some of recent construction. One long residential block is zoned J-2. It is
recommendedthat these residential concentrations be zoned Residence C. The remainder
| of the area should retain the existing special commercial zone, but the Town may wish to
consider amending the district regulations to encourage the assemblage of property for

redevelopment and allowing more intensive as the size of a parcel increases, changing
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building coverage, allowing mixed usage, promoting joint use of parking and changing

- “height.

In the central part of the Town in the vicinity of CR 83, the land is under-utilized

with a mix of commercial, industrial and A-1 zoning. Consideration should be given to

rezoning some of the industrial to commerc:al and some of the commercial to a
residential category.

- Another part of the central part of the Town contamslarge lots fronting on a
major road. The Town may ‘wish to consider the estabhshment of a
Commercial/Business District that recognizes the predominant industrial-like oommercxal
uses along the road and provides adequate height, bulk and use regulations for existing
and future development. The Town may wish to also consider the rezoning of some
commercial parcels and some single-family residential parcels to MF. '

Subdivided lands in Hydrogeologic Zone VI which are zoned for commercial
uses but either vacant, residentially used and have a few parcels devoted to industrial-like
commercial should be considered for rezoning to Residence A-l.

In an area of the Town along the South Shore along a primary Town Road in
which the predominant zoning is J-2 Business and in which all parcels are vacant, with
the exception of several structures, consideration should be given to rezoning the
frontage of th&se parcels to D Residence to provide for owner-occupied two-family

housing.
In an area which is essentially vacant with the exception of a few small industrial
buildings and houses it is recommended that the existing J-2 Business frontage be

rezoned to Residence A-1 and existing industrial be rezoned to PRC.

. In certain areas of the South Shore where there is a limited amount of
commercial development despite existing J-2 zoning on both sides of a secondary Town

216



Road it is recommended that all of the J-2 zone be removed and the properties rezoned to
- Residence A-l.

. Inareasmthe sonthwestempartofthe Town which present complex varieties of
land uses and zomng, wheme much of the zoning does not reflect the existing mapped ot

| pattems and where past mmprehensrve momng to A-1 produeed a significant number of
' nonconformmg resxdenual properties, a dilemma exlsts for the development of the

" moderate sized remaining vacant parcels, the ownershlp pattern of old filed maps further

- eomphcates development potentxal, where there are scattered small residential zonings
and various eommerclally-zoned parcels it 1s recommended that many of parcels with
various commerelal zomngs be A-1 Residence.
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IX. POSTSCRIPT

The Town of Brookhaven, faced with absorbing most of Suffolk County's recent growtfl T
has faired rather well in the nearly ten years since the -publimtiox'; of the 1987 Draft Land Use
Plan. Not only was the population growing during this time but economic pattems, social mores -
and environmental awareness were changing as well. At the same time, the regulatory process,

 including zoning and land use controls, evolved in an attempt to address the new conditions and

needs demanded by these trends nationally, regionally and locally, within Brookhaven. During
the ensuing years the Town has made great strides in responding to these challenges yet the
problems are still intimately entwined with the promise.

The current Town Code, especially the Zoning section, has great complexity and breadth,
but there is a need to boldly amend it to prevent the future occurrence of past problems and to be
more responsive to the needs of residents, industry, commerce and the environment. Past land
use actions have done much to positively affect the quality of life but more remains to be
undertaken. Few communities can boast of Brookhaven’s quantity of open space, transportation
network, recreational activities, housing, employment opportunities and economic growth yet
there still remains a need and desire to create a greater sense of place; provide high quality,
diverse affordable housing for the old and young; encourage the development of more economic
opportunities; create more jobs; reduce congestion; enhance rural character; prevent suburban
sprawl; provide more environmental protection; ensure commercial uses are limited where
necessary and located appropriately; preserve our heritage and make Brookhaven one of the best .
places anywhere in which to reside, to work, to shop and to play. This vision for the future is
embodied in Plate 21 which proposes a future land use pattern for the Town. The map shown in
Plate 21 should be utilized in conjunction with the written text of the 1996 Comprehensive Land
Use Plan. The map itself does not constitute the Land Use plan nor should this map be utilized on
its own to determined land use for a specific location.

The passage of time has generated a need for thoughtful and open reflection on the
problems of the present which remain, their causative factors from the past and hopeful intentions
for the future. This reflection has led to the recognition that the time has come for a new plan and
a comprehensive planning process that embraces and includes all who have a stake in the future
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of the Town of Brookhaven. It is on this premise that the preceding Draft Comprehensive Land
_ Use Plan was based. It is hoped that this Plan’s promise will ultimately be translated from written

- s %

word to positive action and necessary change. -

The Plan should be re-evaluated at suitable intervals to respond o changing
- circumstances. “To this end; the preparation and circulation of a community-designed
. - questionnaire with regard to current plan evaluation and future desires should be considered.
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