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1 Executive Summary

The Gordon Heights Land Use Plan details existing larel demographic, and economic
conditions in the hamlet and provides guidance for futund-lese decisions inside the study
area. The Land Use Plan is based on an earlier caitynisioning and extensive community
outreach. The Plan covers the community’s traditiboandaries: Middle Country Road to the
north, East and West Bartlett Roads to the east, Ridbhd to the west, and the area
approximately 1000 feet south of Granny Road on the souginern

The Plan analyzes the following elements of the Gordeights community: land use and
zoning, demographics and economics, mobility, infrastructane, environmental resources.
The Gordon Heights Land Use Plan elaborates on swtseof the community visioning. The
Plan reviews those elements of the Middle Country R@adl Use Plan that pertain to Gordon
Heights, specifically the proposed Westfield-Fife Neighibod Center, and the Transitional
Corridors east and west of it.

The discussion of land use covers residential, comnhencdustrial, and recreational uses as
well as community services, and open space. The Plarsdecon the land use and related
requirements of the South and North Neighborhood Cemigrgroposed by the community

during the visioning and modified based on the economic reqamducted for the Land Use

Plan.

The Gordon Heights Land Use Plan makes recommendatiomse¥ and modified residential
and commercial land uses. Zoning and building code modifitsaeire recommended in support
of the Plan. The Plan recommends infrastructure antilitgoimprovements, particularly
wastewater collection and treatment. Table 1-1 providesranary of the Gordon Heights Land
Use Plan recommendations.

Cameron Engineering & Associates, LLP 11
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1

Table 1-1 - Summary of Gordon Heights Land Use Plan Reconmendations

CATEGORY

RECOMMENDATION

Land Use/Zoning

Rezone South Neighborhood Center parcels to

Rezone the parcels in the proposed Wes-Fife Neighborhood Center to J6 (Me
Street Business) and designate the Center as a HanaldayBistrict. I1ssue guidelines
for development of the parcels including the suggestedauand mix of housing types
affordability goals, architectural guidelines, and comryuaimenities

Rezone Middle Country Road parcels outside the Hamlete€to J (Transition:
Business)

Permit Live-Work Units in the Hamlet Overlay District and the SoN#tighborhooc
Center PDD. Ensure that building codes provide for lfllexise of the residential and
commercial spaces, include appropriate safety languagenegtdcurrent guidelines for
live/work units.

Revise accessory apartment code to permit detached Afdthis 1500 feet of Ji
districts, hamlet overlay districts, and PDIb&t include a neighborhood or hamlet
center. Institute specific building and site requirementsdtect single-family
neighborhoods.

Exempt PDD’s and Hamlet Centers from the five perdant bn ADU’s

Designate the Transitional Corors of Middle Country Road as sending areas fo
potential use of Pine Barrens Credits. Designat®\tbstfield-Fife Neighborhood Cente
as a receiving area for the purchase of TDR cretlitsrk with the Central Pine Barreng
Joint Planning & Policy Commission to implement amenaisito the Central Barrens
LUP to effectuate the new sending areas.

Disallow new commercial use applications for -conforming propertie.

Residential Land
Uses

Require a minimum of 20 percent affordable housing in outh and Westfiel-Fife
Neighborhood Centers. Provide incentives for additiaffardable housing

Work with housing groups like the Long Island Housing Reinip to acquire
consolidate, and redevelop selected small lot clusters

Work with housing roups like the Long Island Housing Partnership to purc
distressed mortgages and prevent foreclosures

Commercial Land
Uses

Expedite permitting for new retail business in the Gordeights Neighborhood Cent

Industrial Land
Uses

Encourage industri or commercial development of the vacant Light Indusgtid)

parcel on east side of Mill Road near West Yaphank Roadegiedelopment of the othg
two L1 parcels on Mill Road to bring jobs to Gordon Heighiftke single non-
conforming industrial use property should be returned ideesal use.

or

Recreational
Land Uses

Work with Civic Association tcconfirm suitability ofparcelsidentified for pocket park

Connect the proposed South Neighborhood Center to thadtaiork proposed by tr
Town. Connect existing and proposed parks and open spate @&aidon Heights to
each other and to neighboring greenbelts, parks, asefwes. Connect the Westfield-

Fife Neighborhood Center to the County-owned Davis Padkilae Overton Preserve.

Cameron Engineering & Associates, LLP

1-2



Gordon Heights Land Use Plan April 2011

Category

Recommendatior

Infrastructure

Permit phased development of the Neighborhood Centéndlexible options fol
sewage collection and treatment until regional sexeatment becomes available

Incorporate Gordon Heights Neighborhood Center sewer ctian into plans for th
County’'s Selden or Medford treatment plants. EnsurteGbedon Heights flow is
considered in the Suffolk County and Brookhaven sewering studie

Ensure that the Town’s Division of Streetlighting dants an assessment of Gort
Heights streetlights and has recorded all of the lightstiveir priority Streetlighting
Inventory and Maintenance System (SIMS). The SIM&eégl to track the status of each
light, its maintenance history, wattage, etc. Residemtisthe Civic Association should
report damaged or unlit lights to the Division

Mobility

Extend Rose Lane across Gordon Avenue towards the propos#d Neighborhoo
Center through an existing right-of-way. Construct nodttts road from Richard Drive
across Granny Road with a crosswalk in that intersect@tmmnect Richard Drive
extension to an extension of Gray Avenue southward. Coliviest Yaphank Road to
Homestead Drive.

Work with Suffolk County Bus to alter their S60 route toarporate the planne
Neighborhood Centers into the route

Work with the Gordon Heights Civic Association to idénthe best locations for bicyc
lanes based on the popular routes travelled by childrebnbonunity facilities. Provide
bicycle racks at Town Parks, the St. Michaels Commgu@énter, and other locations
where children gather. Provide bicycle access t@terton Preserve and the former
Coram Airport iffwhen it becomes a County Park

Construct sidewalks along Granny Road from Mill Road &stBartlett Road; o
Wilson Avenue from Carr Lane to Middle Country Roaal an West Yaphank Road
from Seymour Lane to Middle Country Road

Provide wel-marked or raised crosswalks on those roadways recommesrdgdewalks
at intersections near community facilities

Work with the NYS [OT to implement changes recommended in the Middle Co
Road Land Use Plan for SR 25. Incorporate the recometeaccess and parking
recommendations into the Westfield-Fife Neighborhoedt€r Hamlet Overlay District
requirements

Permit parking reduions in the Neighborhood Centers for shared parking a-street
parking. Locate parking behind commercial areas

Community
Services

Reviewtherecommendations made in the separate report to the diowmeGordon
Heights Fire District.

Incorporate a ublic green and provisions for new community centés the
requirements for the South Neighborhood Center Planneel@enment District

Cameron Engineering & Associates, LLP 1-3
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2 Introduction

2.1Study Area

Gordon Heights consists of approximately 1,745 acreseircéimtral portion of the Town of
Brookhaven. The Community’'s traditional boundaries Middle Country Road to the
north, East and West Bartlett Roads to the east, Rdad to the west, and the area
approximately 1000 feet south of Granny Road on the soutier(see

Figure 2-1). The US Postal Service assigns three differip codes to Gordon Heights
(11727-Coram, 11953-Middle Island, and 11763-Medford). Three finaatiisserve Gordon

Heights; Gordon Heights, Coram, and Middle Island. Yhphank Fire District is adjacent
to the community, but its district does not incorporatg portion of Gordon Heights. The
Study Area is located within the Compatible Growth Are@AL of the Central Suffolk Pine

Barrens Preserve. The census blocks of the 2000 USu€émst can be identified with
Gordon Heights included a population of 3,100. Gordon Hemghtecognized by the US
Census includes all of tract 1587.05. Traditional Gordon Hei¢de recognized in this
study) includes 1587.05 plus approximately 18.6 percent of tract 1587.@43apdrcent of

tract 1587.07.

2.2History

Louis Fife founded Gordon Heights in 1927. His goal was t@ girican-American
residents of New York City access to land and countigdi The community has remained
one that is comprised primarily of African-Americarsiceents. Many of its families have
lived in the community for generations. The community'e tlepartment, established in
1947, was the first black fire department and fire disincNew York State. A detailed
history of Gordon Heights and its founding families isvied on the Gordon Heights
Future website_(www.gordonheightsfuture.org).

2.3The Community Visioning

The Town of Brookhaven sponsored a visioning process tstag® community in
formalizing its desires for the future of Gordon HeighBver 250 residents came together
on March 4, 2006 to initiate the process. They reviewed nrdton (surveys, maps,
regulatory materials, etc.) provided by the Town and isgieconsultants, Vision Long
Island (www.visionlongisland.org) and ADLIIlI Architectureww.adl3.com/), and
developed lists of their hopes and concerns.

Cameron Engineering & Associates, LLP 2-1
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The design team reviewed and summarized the informdaweloped by the residents. The
Team examined the connections between the communityhancegion, the availability of
infrastructure, community facilities, the street netiyotransportation routes, and traffic
counts. The Team looked at ways to retain the exisemghborhood fabric and integrate the
concepts from the Middle Country Land Use Plan. Thed@o Heights Land Use Plan is
based on the results of the Town’s Middle Country Roaatl Use Plan and the Community
Visioning in combination with additional analysis of economand infrastructure
information. The results of the Visioning are sumaedtiin Section 3.

2.4Middle Country Road Land Use Plan

The Town of Brookhaven prepared thi@al 2006 Middle Country Road Land Use Plan for
Coram, Middle Island, and Riddesww.brookhaven.org), which included a proposed hamlet
center in Gordon Heights off Middle Country Road. Tioevn’s plan included two distinct
hamlet centers one in Coram (Coram East Hamlet eCefRigure 2-2) and the other in
Gordon Heights (Westfield-Fife Neighborhood CenteguFe 2-3) approximately 4,000 feet
apart. The Plan calls for each Center to createwts identity through unique architectural
styling. The centers would include multi-family residehtuses to help support the
commercial uses and create “walkable” communities. Gbedon Heights Neighborhood
Center (referred to in the Plan as the Westfield/FégNborhood Center) was envisioned as
a compact area with neighborhood service-oriented reted.

The “traditional neighborhood,” located between HomemdtDrive and Wilson Avenue,
would facilitate access to the commercial areas afdMi Country Road and would increase
Gordon Heights’ sense of community. The Plan prop@séudansition” area between the
Coram Hamlet Center and the Gordon Heights (Westkd&)/ Neighborhood Center. The
Town's “Transitional Corridor Overlay District” would ihme design criteria for
development inside the transitional area. Environmentsdigsitive parcels inside the
Transitional Area would be set aside for parks and opaces The Plan also called for the
discontinuation or relocation of those commercial ubas are inconsistent with the vision
for the transitional area between the Hamlets. Setofet for a more detailed description.
The Town supported a community visioning (public participatiamming process) shortly
after the Middle Country Road Land Use Plan was completGordon Heights residents
supported a Middle Country Road neighborhood, but locatedIgliegst (see next section).

Cameron Engineering & Associates, LLP 2-2
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2.5Community Outreach

Vision Long Island assisted the Town with community eath. They attended various
community events at the request of each organization dwider both updates of the
visioning plan as well as explanations of the proceSsich organizations included the
Gordon Heights Chamber of Commerce, the Greater Gar#aghts Civic Association, the
Gordon Heights Visioning Steering Committee, the Cioalitfor the Preservation of the
Gordon Heights Fire District, and the Greater Gordteights Committee of Concerned
Residents.

Vision Long Island met with several of the pastorshimitthe community to discuss the
visioning and its implications. They attended communitgngés in support of visioning
initiatives throughout the neighborhood since the visignprocess began. These events
included the ground breaking of the Harrison Hale Commukstyon Center and Harrison
Hale Recognizing Community Leaders, the Gordon Heightntber of Commerce Young
Entrepreneurship Awardees and their first annual fundra@eoring business leaders in the
community. Vision Long Island also worked with the Gmr Heights Civic Association in
hosting the annual community celebration.

Vision Long Island continues to serve as the webmdstethe community site. The site
provides residents with information regarding upcoming everidates on the visioning
process, links to the community organizations, as wedjeaeral information regarding the
history of the community. The organization continuesptovide the outreach for the
visioning, including phone banking, door-to-door visits, flyer ribstion, the community

newsletter, and email blats to residents regarding vigipmpdates.

2.6Meetings and Events

Vision Long Island attended meetings, press conferemesinars, and working groups.
Meetings included the following:

= August 19, 2009 & January 12, 2010- First Meeting of the Sex Offend@iask
Force - Met with the task force to develop solutions to thersaturation of sex
offenders and identify existing challenges. Assemblechnconity concerns and
challenges regarding sex offenders.

=  September 7, 2009- Gordon Heights Visioning Steering Commige(GHVSC) -
Vision Long Island reached out to the GHVSC to review Wbth last presented
concept of Gordon Heights’ future and the land use Péter which, the GHVSC

Cameron Engineering & Associates, LLP 2-6
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provided a list of possible questions and concerns thatanmesg/ from the community.
The committee also provided some outreach ideas of bomctease the community
participation.

= June 18, 2009- Gordon Heights Fire District Forum- Vision Long Island
addressed approximately 100 residents regarding the aspedise ofisioning
including the scope of the Gordon Heights Fire Distaluation, the potential for
commercial development and the effects developmeptharze.

= August 2, 2008 & August 1, 2009- Gordon Heights Day Celebration \fision
Long Island attended the annual celebrations and presentieel tcommunity any and
all progress in the visioning process. The presentationdadl infrastructure and
analysis updates as well as information regarding the apgbrtunity for the
community to participate.

=  September 27, 2008 & September 26, 2009- Gordon Heights Visioninglested
community event to reveal results of current commuprgjects and aspects of the
visioning. The community also reviewed a presentatiohefand use plan.

= Quarterly- Greater Gordon Heights Civic Association -Attended the community
civic meeting giving an overview of the visioning and promtte upcoming
community visioning.

= Quarterly- Greater Gordon Heights Chamber of Commerce - Attended the
community chamber meeting giving an overview of the visigrand promoting the
upcoming community visioning.

Cameron Engineering & Associates, LLP 2-7
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3 The Community’s Vision

3.1 Community Wishes and Concerns

The community identified a broad range of challengesnc€rns over crime and high tax
rates were raised, as well as the disproportiondtiglly number of sober houses, halfway
houses, and the concentration of sex offenders as cedhpath surrounding communities.

The community also expressed concerns over absentdertim@nd abandoned or poorly
maintained houses. Despite these issues, residentsssegbrpositive feelings about the
residential fabric of the neighborhood and the open spaoeusiding their community.

Indeed, residents of Gordon Heights were eager to establstrong sense of place. They
wanted better street lighting, safer streets, imprgweldlic transportation, and access to
neighboring commercial districts. Affordable housing wsmsight for single mothers,
seniors, young singles, and others. The participarmsagaldressed the need for a multi-use
community center for all residents.

3.2 Street Connectivity and Neighborhood Centers

One of the core concepts that came from the Visioniag the need for two mixed-use
neighborhood centers on the main north-south traffices that could serve all of Gordon
Heights. The community identified two locations forighdorhood centers: one at the
intersection of Wilson Avenue and Middle Country Roadorthern Gordon Heights and the
other at Mill Road and Granny Road in southern Gordonhteidg-igure 3-1). A community
node was also envisioned at the intersection of Wikeanue and Norfleet Road. This
would serve to break up the long stretch of road and aet @ntral focal point of the
community. However, there is already a ‘community nadéhe form of the St. Michael's
Community Center, which is located just a block souttD2tWilson Avenue.

Residents identified the need for a physical connectibmdsn the northern, Coram portion
of the community and the southern, Medford portion efddmmunity. Wilson Avenue was
initially identified as a potential neighborhood ‘spineat could be extended from Middle
Country Road south to Granny Road (Figure 2-1). Howevere garticipants did not
support the Wilson Avenue extension, expressing concermsuneh properties might be
utilized for the street extension.

The community recognized that the new neighborhood centarklweed to be integrated
into the existing fabric of Gordon Heights. An opérest network with small block sizes
would increase walkability and disperse vehicular traffic.

Cameron Engineering & Associates, LLP 3-1
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3.3The North Neighborhood Center

According to the Visioning, a ‘North Neighborhood Centetuld be situated near the
intersection of Wilson Avenue and Middle Country Road §@\NKoute 25) at the northern
center of the community in a commercial area (Figufig. 3# would serve as a gateway to
the community and potentially as a new neighborhood comatedistrict. As people
typically walk at least a quarter mile to access ketlais Center could be accessed by foot
from the northern portion of Gordon Heights.

The North Neighborhood Center was envisioned by the camtynand design team to
include a small plaza with a vertical visual element sagla sculpture, a bus shelter, and a
landscaped green. These elements would help create magbhgsd visual gateway to
Gordon Heights and a pleasant civic space. The ladgcent parcel to the east could
provide much-needed affordable housing. The housing might instude live-work units
where entrepreneurs could start a business on theldiostand live on the second floor.
Several new streets and connections in this area wepeged in the Visioning to make the
neighborhood center more walkable and to provide moreections to and from the greater
Gordon Heights community.

The concept for such a neighborhood center near thisidocavas also proposed in the
Middle Country Land Use Plan (Figure 2-3). As envisioned ly Gordon Heights

community, the Center would be slightly east of the loogproposed in the Middle Country
Land Use Plan. The location proposed in the Visioninglevbe included inside the Gordon
Heights Fire District, whereas the one proposed irMigelle Country Land Use Plan would
be outside the Fire District. Discussion of the magpropriate location for the North
Neighborhood Center is found in Section 4. The ‘NoréigNborhood Center’ is referred to
as the ‘Westfield-Fife Neighborhood Center’ (from thedde Country Land Use Plan)
through the remainder of this document.

3.4The Middle Community Node

The Town of Brookhaven operates the St Michael's ComiypuCenter at 102 Wilson
Avenue, just a couple hundred feet north of Carr Lgngure 2-1). The Town recently
completed the following improvements to the building agrdunds: kitchen updates,
basement and first floor refinishing, interior paintit@ndscaping, and new signage. The
community makes good use of the facility, which is in ¢kater of Gordon Heights, and
functions well as a central or ‘Middle Community Ndde.

Cameron Engineering & Associates, LLP 3-2



Gordon Heights Land Use Plan April 2011

3.5The South Neighborhood Center

The proposed Southern Neighborhood Center would be lociatked mtersection of Granny
Road and Mill Road on the northeastern property. lldvgerve as the primary downtown
area for Gordon Heights and would extend from Mill RéadRichard Drive along Granny
Road (Figure 3-1). The Southern Neighborhood Centeridocatas identified as the ideal
location for a neighborhood center by participants m Vhsioning workshop and in the
Middle Country Road Land Use Plan for Coram, Middlerndl& Ridge (available on the
Town’s website). As envisioned, it would include some-story commercial development
along Granny Road and a Village Green. Live/work units lavdae included in the
development along the Green. New duplex (two-famit)des would be incorporated into
the Center to provide affordable housing for young people @nithé retired members of the
community. Ideally, the housing would be arranged on stegets that continue the grid and
fabric of the existing southern portion of Gordon He&ghThis would create pedestrian and
vehicular connections between the residential aretd®etoorth and east and the commercial
portion of the Southern Neighborhood Center. It woulso ahelp merge the new
Neighborhood Center into the existing community.

According to the Vision, the South Center would in€luah-street parking as well as small
parking lots to make shopping convenient and provide delivessa@nd employee parking
for the commercial establishments. The Village Greeyuld provide attractive and
functional space for community gatherings and events Miltlage Green would terminate
at a new community center. Residents suggested that aaremunity center there should
provide those services that are not available at thiliShael's Community Center, such as
career counseling, a pool, gym, meeting rooms. A posteofflas proposed during the
Visioning that would face the Village Green and add an impbrtavic building to this
public space.

A new condominium development was constructed acrossn@&mdoad from the proposed
South Neighborhood Center since the Visioning. Residahntise condominiums will help
support any commercial development in the Gordon Helgbitgh Neighborhood Center.

3.6 Abandoned and Blighted Properties and Absentee Landlords

Residents expressed concern over the number of abandoddighted properties. The
Town’s Code Enforcement Division is working with the coomity and specifically the
Gordon Heights Civic Association_ (www.gordonheightsfutwigd.oto address these
concerns. This issue is discussed in the section on hoi@agon 5.3.6).
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3.7Housing Choices

The Gordon Heights community is predominantly a singteHfaresidential community (89

percent of the area and 68 percent of the units). Affoedablising including apartments,
townhouses, small-lot single-family homes, and seconiis, was identified as a top priority
in the Visioning. Affordable housing incentives might irdusuch things as density
bonuses, fee reductions/waivers, reduced parking requitemamd/or expedited permit
review. The Town of Brookhaven currently has a 10 percéotdable housing set-aside.
Residents suggested that a higher percentage, such as 20c8at pruight better meet
Gordon Heights’ needs.

Inclusion of ‘granny flats’ was suggested as a meanstishigag some of the community’s
affordable housing needs and easing housing costs. Gratgyfe accessory apartments
built over detached garages. The additional revenue helpisotheowner keep up with
property maintenance, provides a buffer against finahawship, and provides tenants with
affordable apartment space in a quiet residentiaingettThe blocks in much of Gordon
Heights are large and many are quite deep, while many honm@srdon Heights do not
have garages. The Visioning Team recommended rear lanestkdewiddle of these blocks
so that detached garages with granny flats could be constramateaccessed from the lane.
Detached garages accessed from the street could beearatie for those locations where
rear lanes were not possible. A change in the Town’s cadetd be required to permit
these units. Typically, granny flats are limited tstadio or one bedroom and the property
owner must live on the premises (to avoid absentee lahgloblems). Granny flats might
be permitted throughout Gordon Heights, but would be mostipaaat areas close to the
proposed neighborhood centers where the additional densiiydvnefit the centers’
retail components and would provide a good transition froen denser neighborhood
center to the single-family areas.

3.8Housing Utilized by Sex Offenders

Community residents expressed serious concerns over tlme coigcentration of sex
offenders in Gordon Heights. The prevalence of illegaimng houses and rents, which is
greater than neighboring communities, has led to a high ctvatien of sex offenders in
Gordon Heights. A separate report on the sex offeisdae was prepared for the Town.
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3.9Sidewalks, Crosswalks and Traffic Calming

Visioning attendees also stressed the need for pedestfaty smprovements. They

suggested narrower streets to slow traffic and improdegigan safety. More sidewalks
and crosswalks would reduce motorist-pedestrian conflioc®early marked crosswalks
would add to pedestrian safety along key roadways, suchamysRoad. Residents asked
for a reduction of travel speeds to a safer 20-25 mphughmut Gordon Heights.

Pedestrians would benefit from sidewalks on both sadélse road with 4-6 foot widths for

most, and 8-14 foot widths in the key commercial area @in@®y Road, where right-of-

ways permit. Sidewalks should be separated from ttleetswith four-foot wide planter

strips wherever practicable.

Signage alone does not necessarily change driver behavimdifications to road geometry,

tree canopies, building types and setbacks, where pqssilgjender greater compliance with
posted speed limits. The community prioritized sidewatk taaffic calming needs by study
area location (Table 3-1 and Figure 3-2).

Table 3-1 - Sidewalk and Traffic Calming Needs from thé&/isioning

Granny Road from Mill Road to West Bartlett R

Granny Road Ball Field

The Children's Park

Three major churches, Community Baptist, St. Mary4EAand Feed My Sheep
Heavy pedestrian usage

High traffic count

Community store

Wilson Avenue from Carr Lane to Middle Country Road (Rout

. St. Michael's Recreation Center

. Shopping on 25

. High traffic count

. Heavy pedestrian use

West Yaphank Road from Seymour Lane to Middle Country Road (Rc

. Major thruway from within community to Middle Country Rodeb{te 25)

. Commercial areas - 7/11, Laundromat, Mike's, Westf#ldpping, Barber Shop
. Veterans' Memorial

. High traffic count

3.10 Public Transit

Residents requested that Suffolk County buses stop at ttrerssighborhood center once it
becomes established. They also felt that buses showddiable more frequently and that
shelters should be provided at all major bus stops. &igt8 depicts the route of the S60
local bus through Gordon Heights, its scheduled stopoat Rane and Hawkins Ave and
potential route extensions to serve the proposed WeldkHitd and South Neighborhood
Centers.
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3.11 Gordon Heights Fire District

The Gordon Heights Fire District serves only porti@isGordon Heights. The Coram,
Medford, and Middle Island Fire Districts are respomsifdr the other parts of Gordon
Heights. The Yaphank Fire District is adjacent taddom Heights and participates in mutual
aid, but does not directly serve residents of Gordon HeigiMany community members
spoke with pride of the service provided by the Gordon Heifinte District. However,
residents also expressed concerns over the high taxe®yahose in the Gordon Heights
Fire District, which are substantially more thanidests of other fire districts pay. The
Town has commissioned an independent study of this issue.
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4

The Westfield-Fife Neighborhood Center

The Town’s 2006 Middle Country Road Land Use Plan identite area off Middle
Country Road that it set aside for the Westfield/Filsgiborhood Center (Figure 2-3). It
would extend from Homestead Drive to Wellington Drive/\WilsAvenue. The adopted Plan
called for development of this area into a small anchpaxt neighborhood main street
fronting on Middle Country Road. Proposed land uses filemRlan are shown in Figure
4-1.

4.1 Plan Overview

The Westfield/Fife Neighborhood Center was proposed far ti@ north and south sides of
Middle Country Road. However, only the south side ofldeé Country Road is within
Gordon Heights. The Plan suggested that there were topp@s for non-competing
service-oriented retail uses for the Gordon Heightgere although it would be only 4,000
feet from the proposed Coram East Hamlet Center. Cémger, as envisioned in the Plan,
would be a main street district approximately 1,700 feey (@30 miles) that would front
on Middle Country Road with parking to the rear. Senaciented retail in the
Westfield/Fife Neighborhood Center would include restaurdatgners markets, offices,
bars, artist studios, hardware stores, beauty padodscleaners. The Plan allows for drive-
through facilities as long as the drive-through componeintesnal to the site. It proposes
relocating heavy commercial use® (auto repair and gas stations) outside the Center.

The Plan calls for future buildings to be oriented towdididle Country Road with parking
confined to the rear and limited or no direct accesthéostreet. Parking lot access to
Middle Country Road would be provided through the local sggdt It suggests courtyard
areas such as plazas or squares with decorative plamscaping, furnishings, fountains,
or public art for front yards, and architectural guidelifegsuildings.

The Middle Country Road Land Use Plan called for thegmuasion and public use of the
Town’s historic (circa 1824) Isaac Smith/Albert Mott housEnfortunately, the house,
formerly located on the southeast corner of Middlen@oy Road and Homestead Drive,
collapsed in 2009. The Town will build a new building ie ttyle of the historic 19th
century structure and will use salvaged pieces from thiapsgld building. The new
building will serve as a center for the Greater Gorderghts Chamber of Commerce. The
Middle Country Road Land Use Plan suggested constructiarsofall public park, such as
a playground on the land to the south and east. Otheesduggested that reconstruction of
the Mott House occur on the same grounds as the hidbanws House. That would,
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however, remove the Mott house replica from the traahti Gordon Heights community
and from its original location. The Plan also suggesisg the old Sixth Precinct building
for community meetings and youth programs and continued ppliegence. It advises
significant use of public plazas, pedestrian malls andrathec spaces throughout the
proposed Main Street and the conversion of existingt fyand parking areas to plazas,
squares, or courtyards, thereby relocating vehicleseadéar of the buildings. Attractive,
well-lit, and wide alleyways are proposed in the Ptagive pedestrians access to the street
frontage from rear parking lots. The Main Street is €awed with decorative street
furniture, sidewalks, streetlights, trees, and on-spragting.

4.2 Roadway Details

The Middle Country Road Land Use Plan proposes realigningtfléld Road and Fife
Drive at Middle Country Road into a four-legged intersactor a roundabout as part of
proposed traffic calming for Middle Country Road that ules on-street parking. A
landscaped median is recommended along Middle Country Rdhoh the Main Street
District approximately from Homestead Drive to Wilsoveue. The Plan proposes
replacing most or all of the parcel access points alorddiCountry Road with access
from interconnected side streets. Adjoining parking aseagroposed between parcels to
create common parking facilities that would be welhiid landscaped.

4.3 Infrastructure and Zoning

The Plan proposes J6 Business zoning for the Main StreétrGemd land uses as depicted
in Figure 4-1. Sanitary collection and treatment isudised in Section 6.1. Development
standards and guidelines would be based onMb& Street Business District Design
Manual prepared as part of the Plan.

Cameron Engineering & Associates, LLP 4-2



Gordon Heights Land Use Plan April 2010

Legend

Gordon Hiaghts

| Med Density Residential
B Histh Dersity Residential
- General Commearcial
- High Density Commercial
' Transiion Commercaal

| Office
- Heayy Comemarcial

BMumnisipalinstitutionsl

Bl 7:r0pen Space

N
Middle Country Road Westfield/Fife " ¢ ’
Land Use Plan Land Use Plan -
JS Decamber 2005 0 550 1,100 2300  3.300 4,400

Figure 4-1
Wesfield/Fife Land Use Plan



Gordon Heights Land Use Plan April 2011

5 Land Use and Zoning

5.1 Zoning

Properties in Gordon Heights include nine of the Town’s zpaolassifications (Figure 5-1).
The majority are zoned single-family Residential Alrimum area 40,000 square feet or
‘one-acre’). There is a single parcel zoned A2, owoyedhe Town, on Middle Country
Road. The golf course in the northeastern cornereottdmmunity is zoned single-family
Residential A5 (minimum area 200,000 square feet or ‘five-acréhe other A5 parcel is
the former airport in the northwestern corner of teenmunity, now under County and
Town ownership. Only two areas are zoned multifamfilF), one just south of Granny
Road near Mill Road and the other west of HomesteatkDwear Middle Country Road. A
number of parcels along Middle Country Road are zoned JZr@ebusiness) and J4
(office). Two parcels (gasoline filling stations), arened J5 business: one at the
intersection of Mill Road and Middle Country Road and dkieer ¥2-mile east on Middle
Country Road. Light industrial (LI) zoning applies toeth parcels on the north side of the
Mill Road and West Yaphank Road intersection. One pateehile east of Mill Road on
Middle Country Road, is zoned PRC (planned retirementhoamity). Parcels considered
for the Westfield-Fife Neighborhood Center are zonedA&l,and J2. South Center parcels
are zoned Al.

5.2 Overall Land Use and Assessed Value

Gordon Heights 2007 land use (Figure 5-2) and assessed vajuee(bi3) data are from
the Suffolk County Real Property Tax Service Agency (8se Table 5-1). Over 1,700
individual parcels account for almost 1,745 acres of propédrtyee quarters of the parcels
are residential, accounting for almost half the comigisnacreage. Seventeen percent of
all parcels were vacant in 2007, representing 12 percetiteofand area. Public and
recreational land, consisting of large lots, accountofdy 4.5 percent of the total parcels
but a significant share — approximately 30 percent — ofdta fland area. There were 45
commercial and industrial parcels as of 2007, representénge2cent of the parcels and 6.3
percent of the land area of the community.
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Table 5-1 - Land Use

Land Use No. Parcels| Percenf Acreage Percent
Residential 1275 74.7 786.8 494
Commercial 42 2.5 78.9 5.0
Industrial 3 0.2 20.8 1.3
Vacant Land 290 17.0 192.3 12.1]
Institutional 21 1.2 37.9 2.4
Public Land 69 4.0 268.6 16.9
Recreational 8 0.5 208.6 13.1]
Total 1708 100.0 1594.0 100.0

Source: Suffolk County Real Property Tax Service Agency, 2007

5.3Residential

5.3.1 Housing Characteristics and Zoning

Residential properties in Gordon Heights are zoned siaghdy (Al, A2, and A5),
multifamily (MF) and planned retirement community (PREigure 5-1 and Figure 5-2)
Single-family homes represent 68 percent (1,202 home&pedidusing stock in Gordon
Heights (Table 5-2). Much of the housing stock was lpusk after World War Il in the
mid-to-late 1940’s. Relatively new single-family housingtsir@re located adjacent or
near the golf course in the northeast portion of Goideights. One older multifamily
apartment complex (Homestead Village) is located omist side of Homestead Drive.
Homestead Village provides 431 units on 46 acres consistind7ofarden-style
apartment complexes with 44 studios, 172 one-bedroom, 17Bddr@om, and 42 three-
bedroom units. Newer multifamily units, constructechia last few years, are sited south
of Granny Road near Mill Road. Table 5-2 shows the breakdawmusing in the
Gordon Heights area according to the 2007 Suffolk County Resderty Tax Service
Agency Data while Figure 5-3 depicts assessed values usisgrtiedata source.

Table 5-2 - Housing Breakdown

Land Use Number | Total Percent | Number | Percent
Parcels | Acreage | of Acreage| of Units | of Units
Single Famil 1,20z 696.¢ 88.€ 120z 67.¢
Two Family 8 5.7 0.7 16 0.€
Three Famil 8 10.€ 1.4 24 1.4
Single Family with Apartme! 45 21.2 2.7 90 5.1
Apartment Comple 1 45.2 5.7 431 24.¢
Abandone 11 7.1 0.€ 11 0.€
Total 1,27¢ 786.¢ 100.( 177¢ 100.(

Source: Suffolk County Real Property Tax Service AgeR@g,/
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5.3.2 Rental Homes

Gordon Heights has a relatively high number of perohittental housing units as a
percentage of the total number of units. In 2007, accordinget&uffolk County Real
Property Tax Service Agency, there were eight two{farhomes, eight three-family
homes, 45 homes with apartments, and one 431-unit aparboemlex out of 1,275
residential parcels in Gordon Heights. Assuming thaters occupied all the 471
multifamily units in 2007 and only the apartments (45) in siegle family with
apartment, then the 516 rental units accounted for 29.1npestdhe 1,774 units in
Gordon Heights. That compares to 21 percent of Broadhamits and 20 percent of
Suffolk County units (in year 2000). However, the one apamt complex alone
(Homestead Village) accounts for 84 percent of the remiiés (17 garden-style courts,
44 studios, 172 1BR, 172 2BR, and 42 3BR units). Visioning attestggested that
there was a demand for additional apartments (rentalvaership) for the smaller family
units (singles, single-parent households, and seniors).

5.3.3 Accessory Apartments

Accessory Dwelling Units (ADU’s) are private, complétausing units, in or adjacent to
single-family homes. Detached ADU’s over garages ‘grdtatg’ are not permitted in
the Brookhaven. The Town’s Accessory Apartment Reviavard makes decisions
about applications for special permits to allow accessmpgirtments. Town of
Brookhaven ordinance 885-201 regulates ADU’s. The ordinaeqaires property
owners to live on the premises, limits ADU’s to an rapant inside the principle
dwelling unit, limits unit size, and the number of bedrodm®ne. According to the
ordinance:

A. Purpose.

It is the specific purpose and intent of this article to allow asmgsapartments in the A
Residence, A Residence 1, A Residence 2, A Residence 5dhéted Residence 1 and
C Residence Districts to provide the opportunity and encouragemethefdevelopment
of small rental housing units designed, in particular, to meetpheial housing needs of
single persons and couples of low and moderate income, both young and old, and of
relatives of families presently living in the Town of Brookhatenthermore, it is the
purpose and intent of this article to allow the more efficient isigeoTown's existing
stock of dwellings to provide economic support of present residentdsuwiillimited
income and to protect and preserve property values. To help achiseegib@s and to
promote the other objectives of this article specific standare$ereby set forth for

such accessory apartment uses. [Amended 4-16-1996, effective 5-6-1996]
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B. Standards

(1) Owner occupancy required. The owner(s) of the lot upon which the agcess
apartment is located shall reside within the principal dwelling boddiNo other
owner(s) shall own a larger percentage collectively or individually therowner-
occupant. A homeowner shall be permitted one accessory apartment only,yandeonl
accessory apartment per dwelling shall be permitted.

(2) Location on lot. An accessory apartment shall be located in theigalrdwelling
building.

(3) Accessory apartment size. The minimum habitable area for assacgeapartment

shall be 300 square feet and a maximum of 650 square feet; in no cdseettaled

40% of the habitable area of the dwelling building in which it is locagedept in certain

compelling circumstances a maximum of 850 square feet may be aptoved,

discretion of the Accessory Apartment Review Board, in accordaticdable #1 below.

In no event may there be more than one bedroom per accessory apartmmemidpdl 5-

8-1995; effective 6-5-1995]
Additional ADU’s are limited based on Town ordinancdchapter 12 that precludes
issuance of a permitirf the event that 5% or more of the lots within a one-half-mile
radius of the subject parcel contain accessory apartnienihie Accessory Apartment

Review Board can vary this requirement.

Suffolk County Real Property Tax Service Agency repoms &éls of 2007, there were 45
single-family units with accessory apartments in Gordéeights. These units,
representing 5.1 percent of rental units, are all patttedohome (principal residence) and
are not built over attached or detached garages.

5.3.4 Live Work Units

During the Visioning, community members expressed a needivi@ivork units in
Gordon Heights to give young entrepreneurs an affordablertynjity to enter business.
They noted that there are already home-based busindsdgesre ready to expand into
more formal workspace, but are not quite ready fortBt@ommercial space. Live/work
units could satisfy that need. The availability of éhesits is also valuable to single-
parent households that cannot afford childcare, but wamtot. They are useful to
seniors that do not need full-time work, but want to woakt time out of their homes.
Artists and other members of the ‘creative class’rofteefer live/work units.
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5.3.5 Affordable and Workforce Housing

The lack of affordable and workforce housing is a crisé affects most Long Island
communities. Communities like Gordon Heights suffemfrboth a lack of affordable
housing and the onset of gentrification. Table 5-3 ilaiss the current distribution of
households by income bracket in Gordon Heights. Geattidn is evident as the share
of households earning more than $75,000 per year increaseddugimy 26 percent in
2000 to roughly 40 percent in 2007. The median household inconsuffmk County
in 2007 was $82,961. In Gordon Heights that year, 60 percentuséholds earned less
than $74,999 (90 percent of the median household income) and ¢Ehtpearned less
than $99,999, 120 percent of the median household income forlkSGffainty. New
York State passed a workforce housing law in 2008 that giviédels a density bonus
for building affordable housing units, but requires that 10 grérof the units in
developments greater than five units must be affordabte/ei@ment agencies and non-
governmental groups offer affordable housing assistanc&észon 9).

Table 5-3 - Gordon Heights Household Income Distributins, 2000-2007

2000 2007
IAnnual Household Income Households % of Total Households % of Total
$0 - $14,999 218 14.22% 182 10.34%
15,000 - $24,999 202 13.18% 119 6.76%
$25,000 - $34,999 187 12.20% 220 12.49%
$35,000 - $49,999 214 13.96% 268 15.22%
$50,000 - $74,999 317 20.68% 273 15.50%
$75,000 - $99,999 232 15.13% 299 16.98%
$100,000 - $149,999 122 7.96% 284 16.13%
$150,000 + 41 2.67% 116 6.59%
Total 1,533 100% 1,761 100%

Source: U.S. Census Bureau, Claritas, Economics Research Associates

5.3.6 Small Lots

The Town of Brookhaven is conducting a small lots sssent that includes lots with 50
feet or less of frontage, but excludes publicly owned parcegbordon Heights has
approximately 185 small lots (Figure 5-4). According toTh&n, small lots have had
a higher foreclosure rate than larger parcels. ThenJ @eounty, and non-profit providers
have been developing these lots, one at a time egsbdcome available with no overall
plan for the community as to how they should be developed,all. In addition, the
various non-profit providers do not appear to have a codsadinapproach to
development. Options for alternative development, sucheagemor grouping of small
lots that might be utilized for multi-family residesceor groupings of single-family
residences with corresponding open space and/or recieadioenities are considered in
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the Recommendations Section. Current development aif &ts in the Gordon Heights
community have been approved by the Town’'s Board of Zoning &#lgpehich has
routinely granted large lot area, frontage, setback ade gard variances from the
predominant one-acre, residential zoning code. Cumalatipacts upon ground water
resources in this one-home-per-acre zoned communitytodexicarefully considered.

5.3.7 Abandoned and Fire Damaged Homes

During the Visioning, residents of Gordon Heights expmrgssscerns over the blighted
and fire-damaged homes in their community. According ta dallected by the Gordon
Heights Civic Association in the summer of 2008, thesrensix fire-damaged and 23
abandoned homes (Figure 5-5). Since then, the number ofi@ed and/or fire
damaged have likely risen due to the financial crisis andssion (see below). The tax
assessor in cooperation with the Gordon Heights Cigsogiation could determine at
any given time the number and location of these homes.

5.3.8 Foreclosures

A listing of the communities with the greatest foracice rates in Suffolk County, based
on the last 12 months of sales, finds Gordon Heigdtergh out of the 50 communities
with the highest foreclosure rates in Suffolk CourfRealtyTrak, a leading online source
of foreclosure information, showed 70 properties in predimsure, three bank-owned,
and two for auction in Gordon Heights as of July 21, 2008uf€i5-6). The tax assessor
in cooperation with RealtyTrac or a similar organizatcmuld determine at any given
time the number and location of these homes.

5.3.9 Housing Utilized by Sex Offenders

One of the most pressing issues facing Gordon Heiglle ikigh concentration of sex
offenders residing inside the community. According ® Nlew York State Department
of Criminal Justice, as of May 2009, Suffolk County had 44¢ll@vand level 3 sex
offenders, Brookhaven had 172 (38.48 percent of the Suffolkt¢sen offenders), and
Gordon Heights had 42 — comprising 9.4 percent of Suffolk Gtuahd 24.4 percent of
the Town’s sex offender populations, respectively. oAday 2009, Gordon Heights
housed 26 level-2 sex offenders and 16 level-3 sex offendeega for level-1 sex
offenders are not available. Neighborhood rent manketiitons and current local laws
tend to relegate sex offenders to areas like Gordoghtiebecause there are no schools
within a quarter-mile radius. Groupings of sex offendsosnetimes several to a house,
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exacerbate the problem. There are proposals to amemdiriteat sex-offender location
law as discussed in a separate report to the Town.

According to community representatives, the concentratif sex offenders in Gordon
Heights affects family behavior and community safé®gsidents report that parents shut
their doors and are reluctant to allow children to playsidat or to run freely to
neighbors’ and friends’ homes. They feel that itas safe for children to get on and off
the school bus in many places. Concern for the wetfaehildren has led to a steady
decline in participation in youth activities. The numbérsemmer camps and youth
programs available to the community dropped as the numlsxabffenders increased.
Those programs are important not only for the childrem,atso for the jobs that they
create. Emergency service response to criminal activisgx offender homes consumes
emergency response resources. These problems contaligereased property values.
The separate report to the Town on sex offenders amhdrélse issues.

5.3.10 Housing for Recovering Substance Abusers

The community also expressed concerns over the locatidmumber of ‘sober homes’
inside Gordon Heights. These homes, which are privatglyare designed to provide
substance-free living for recovering substance abusersate, SCounty, or Town
governments do not regulate sober homes. The NYS Departoheélcoholism and
Substance Abuse Services regulates programs for substhosers but it is not
empowered to regulate housing, except housing in which licensegtapmming is
provided. All or nearly all sober homes provide only housamgl do not provide
services, except AA-type programming, which does not reqicemdure. Under the
Town’s zoning code, up to eight unrelated individuals may Igdiake in a home in a
residential zone. In addition, the courts have condigteuled that certain classes of
unrelated individuals living as a family in effect conge a family and may not be
regulated by governmental intervention. Efforts are umdgtby County Legislator Kate
Browning and others to push for sober home regulatiohraform of payments by the
social and mental health services systems to sobes powperty owners.

Cameron Engineering & Associates, LLP 5-10
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5.4 Commercial

There are few (6.24 percent) commercially zoned (J2,ni#J%) parcels in Gordon Heights
(Figure 5-1 and Table 5-4) and all of it is located along Midcbuntry Road (State Route
25). A map of land uses (Figure 5-2) corresponds closd¢hetaoning map. Table 5-4 lists
the commercial and industrial land uses in Gordon Heightere are, however, some split-
zoned (commercial/residential) parcels along Middle @yuRoad and some commercial
uses on residentially zoned parcels inside Gordon Heighkif those, two are located on
Granny Road.

The taxes assessed on commercial properties help rdsucesidential tax burden. This is
particularly important in Gordon Heights, where therevenue that supports the fire district
comes almost exclusively from the relatively smaihier of residential taxpayers.

5.5 Industrial

In today’s market, the lines between ‘commercial’ andustrial’ users can be blurry, as the
number of ‘heavy industry’ businesses has shrunk, partigwdar Long Island. Typically,
industrial businesses are factories or manufacturers,eafhiécommercial’ businesses sell
services or products manufactured by others. Table 5-4Histsommercial and industrial
land uses in Gordon Heights.

There is one industrially zoned (L1 - Light IndustriaBaion the east side of Mill Road near
the southern terminus of West Yaphank Road (Figure 5-hg wiestern side of Mill Road
has clusters of industrial uses, though they are outB@@roject boundary. Some of the
uses in the industrial area include a bus depot and st@eigey f

5.6 Community Services

5.6.1 Fire Protection

The Gordon Heights Fire District is a source of pfolethe community. It is the first
African American fire department and fire district New York State. The Gordon
Heights Fire District boundaries do not conform to ttaitional land boundaries of
Gordon Heights (Figure 5-7). The boundaries, set mamg yeg, include only a portion
of Gordon Heights. The District excludes all of Gorddeights west of Emma Drive
from Middle Country Road to Mill Road (part of the Cor&me District) as well as the
northeastern corner of the community and a large porté the Dorado Court
development (part of the Middle Island Fire Districtlhe exclusion of these areas

Cameron Engineering & Associates, LLP 5-14
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eliminates properties with some of the highest assesdeds in Gordon Heights (Figure
5-3). Most of the 45 commercially and industrially zorg@dperties inside Gordon

Heights are not in the Fire District. The largerwag and more highly taxed homes of
the Dorado Court development along with the golf courseatside the District.

Table 5-4 - Commercial and Industrial Land Uses in Gordo Heights

TAXID LAND USE DETAILED LAND USE ZONING
0200430000300024000 Commercial One Story Small Structure - Mutigaat J2
0200430000300025000 Commercial Area Shopping Centers J2 & Al
0200430000300028000 Commercial One Story Small Structure - Mutigaat J2 & Al
0200431000300003000 Commercial One Story Small Structure J2
0200431000300008000 Commercial Auto Body, Tire, Other RelatedSales J2 & Al
0200431000300010000 Commercial Commercial J2 & Al
0200431000300011000 Commercial Auto Body, Tire, Other RelatedSales J2
0200431000300026001 Commercial One Story Small Structure - Mutigaat J2 & Al
0200431000300026003 Commercial One Story Small Structure J2 & Al
0200431000300028001 Commercial Auto Body, Tire, Other RelatedSales J2
0200431000300028002 Commercial Auto Body, Tire, Other RelatedSales J2
0200431000300030005 Commercial Restaurants J2
0200431000400008000 Commercial Converted Residence J2 & Al
0200431000400029000 Commercial Area Shopping Centers J2 & Al
0200450000300018000 Commercial Service and Gas Station J5
0200450000300019000 Commercial Office Building J2
0200450000500001000 Commercial Drive-In Branch Bank J2
0200451000200001001 Commercial One Story Small Structure - Mutigaat J2
0200451000200002000 Commercial Drive-In Branch Bank J2
0200451000200004002 Commercial Professional Building J2 & Al
0200451000200004006 Commercial Automatic Car Wash J5
0200451000200004008 Commercial Auto Body, Tire, Other RelatedSales J2
0200451000200012001 Commercial Area Shopping Centers J2
0200451000200012002 Commercial Downtown Row Type (Detached) J2
0200451000200012003 Commercial Auto Body, Tire, Other RelatedSales J2
0200451000200013000 Commercial Commercial J2 & Al
0200452000100011003 Commercial Area Shopping Centers J2 & Al
0200452000100014001 Commercial Professional Building J2
0200452000100014002 Commercial Professional Building J4
0200452000100015000 Commercial Commercial PRC
0200452000200038000 Industrial Other Storage, Warehouse, Distributibty Fag A1
0200452000300044000 Commercial Funeral Home Al
0200477000100002003 Commercial Area Shopping Centers J2
0200477000100002004 Commercial Large Retail Outlets J2
0200479000400009000 Commercial One Story Small Structure - Mutigaat Al
0200525000100013001 Industrial Commercial L1
0200525000100013002 Industrial Trucking Terminal L1
0200545000300003000 Commercial Commercial Al
0200546000100021006 Commercial One Story Small Structure Al
0200430000300015001 Commercial Area Shopping Centers J2

Cameron Engineering & Associates, LLP
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The taxes associated with fire protection are highar tha fire protection taxes of most
other Long Island communities. The high tax burden is due nintpahe lack of a
commercial tax base referred to above, in part tosthall number of households that
support the district, and in part to the exclusion of nafsthe more highly assessed
properties of Gordon Heights. Because of the unusudglly tax burden, some Gordon
Heights residents are suggesting elimination of the iDisand its consolidation into a
neighboring district. The Town has commissionednadependent study of this issue.

5.6.2 Community Center

The Town of Brookhaven owns the 1,000-square foot St. Micl@mismunity Center at

102 Wilson Avenue (Figure 5-8). The Center provides activitieh as a summer camp
for youth ages five to eleven, tutoring, access to coempuiand a venue for senior
activities. According to the Town’s Recreation Depamnimthe Center offers tutoring for
grades K-8th, holiday and school break craft classesprsadvocacy services, billiard

and air hockey games, basketball (weather permittinggndefe driving, double Dutch,

summer programs, senior citizen club (Wednesday), Ping;Raowl tai chi.

During the visioning, the community indicated that the Sthdels Community Center
is too small for all the activities it offers and thgendance it attracts. They suggested
that a larger community center be included in the Soeigiborhood Center as a central
gathering place for the new neighborhood. Residents seggesinverting the St.
Michaels Community Center to a facility for childrerthe new center was constructed.

5.6.3 Daycare Centers and Churches

The Gordon Heights’ daycare centers and churches affary community services
(Figure 2-1). As of June 2008, there were nine State-kckmmycare facilities in
Gordon Heights. Most of the daycare centers ardl sme care for less than 20 children.
There are nine parcels in use as day care centers andcé®mawned by the following
12 religious institutions:

e Church of God at Coram, 56 Pinegrove Avenue

e Community Baptist Church, 107 Granny Road

» Cornerstone New Covenant, 40 Central Parkway

» Faith Baptist Church, Teller Avenue

* Gordon Heights Seventh Day Adventist Church, 21 Télleenue
* Great Commission Baptist Church, 93 W Bartlett Road

* Harrison Hale Community Action Center, 40 Centialkdvay

* Harvest Tabernacle Church-God, 56 Pinegrove Avenue

Cameron Engineering & Associates, LLP 5-16
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e Mission of Truth, 73 Homestead Drive

» St. Frances Cabrini Church, 134 Middle Country Road
» St. Mary AME Zion Church, 537 Granny Road

*  Unity Church of Our Lord, 24 Hawkins Avenue

5.7 Recreational

The Spring Lake Golf Club is a 180-acre public course innibtheastern corner of the
community. Gordon Heights also has three parks; Chilsileark, Granny Road Park, and
Bartlett’'s Park (Figure 5-8). Children’s Park is locatedMeein Shirley and Baldwin Lanes
and Central Parkway and Pine Grove Avenue. It incotgsra ball field, basketball court,
and children’s play equipment. Granny Road Park is locaethe south side of Granny
Road in the southeast corner of Gordon Heights.fldt©a number of lighted ball fields as
well as a lighted basketball court. Bartlett Parloated on the corner or Middle Country
Road (NYS Route 25) and East Bartlett Drive. The park gesvpicnhic accommodations as
well as a playground and a pond.

The Middle Country Road Land Use Plan identified opportusilie Gordon Heights for
expanding park and recreational facilities. The Plan suggiesstoring the Mott House at
the southeast corner of Middle Country Road and Homgfese to its original condition.
Unfortunately, the Mott House has collapsed since theptadion of the Plan. The Town
will build a new building in the style of the historic h9tentury structure and will use
salvaged pieces from the collapsed building. The neldibgiwill serve as a center for the
Greater_Gordon Heights Chamber of Commerce. The Eli@dluntry Road Land Use Plan
also proposed using the remaining lands to the south astdf@aa public park or
playground. It recommended renovation and reuse of th@alice precinct building as a
facility for youth programs and community meetings.

The 2009 Statewide Comprehensive Outdoor Recreation Plan ®CIRhe New York
State Parks, Recreation, and Historic PreservationniPlg Bureau has guidelines for
neighborhood, community, and regional parks (Table 5-5).

Based on Gordon Heights’ 2007 population of 6,070, its sizgppfoximately 1,745 acres
(2.73 square miles) and the SCORP guidelines (Table 5-5§dh#on Heights community
should have approximately 12 play lots or pocket parksgtheighborhood parks, and one
community park. In fact, the community is lacking teeammended number of play lots or
pocket parks, but does have the appropriate number of welgidd parks and community
parks (Cathedral Pines, Overton Preserve, and others).

Cameron Engineering & Associates, LLP 5-17
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5.8Vacant Land

There are many large and small tracts of vacant labndon Heights (Figure 5-2). As of
2007, the Suffolk County Real Property Tax Service Agencyrtep@90 vacant parcels (17
percent of the total) representing 192 acres or 12 peréé&wron Heights. A number of
these parcels are located adjacent to public land, osldgos fire damaged, or abandoned
parcels and still others are next to properties incfoseire. The Town might acquire clusters

of these properties to create linkages between largerapaees and recreational areas.

Table 5-5 - Recreational Opportunity Standards from NYS Peks 2009 SCORP

RECREATIONAL FACILITY DESIGN STANDARDS AND DEVELOPM ENT GUIDELINES — OPPORTUNITY

D

=

access. Promote
non-motorized
modes of access.

STANDARDS
Facility Type Service Approx. Max. Means of Access Comments
Areain Size in Travel
sq. mi. Acres Time
Play lot 0.2 2500 sq. ft. | 10 min. By foot or by Similar to a Pocket Park but typically combinedhwit
tolac bicycle residential development, may have some play

equipment.

Pocket park 0.2 2500 sqg. ft{| 10 min. By foot or by Primarily passive recreation areas for office vewsk

tolac bicycle and shoppers

Neighborhood | 0.8 5to0 10 20 min. By foot or by Should contain a balance of passive areas with

Park bicycle landscaping, and active areas such as play fietist
games, tot lots, etc.

Community 0.8t0 28 20-50 30 min. Automobile, massOffers both passive and active recreational

Park transit, bike, opportunities. Not intended for scheduled or orgedi

(serves multiple hiking or trail athletic events. May include play structures, game

neighborhoods) courts and fields, swimming pools or beaches,drail
individual and group picnic areas, landscaping and
gardens, and/or areas for concerts or plays. Stippo
facilities such as parking and comfort stations Mdou
be needed.

Urban Parks 28 to 50 50-150 30 min. Automobile , Extensive day use areas; may include play strustur

(serves entire mass transit, bike,| game courts and fields, swimming pools or beache

city) hiking or trail trails, individual and group picnic areas, landsegp
and gardens, and/or areas for concerts or plays.
Support facilities such as parking and comfortictest
would be needed. Provides 4-season activities and
may accommodate organized athletic leagues or
events.

Large Regional | 50+ 40+ 1-2 hrs. Automobile, In addition to activities mentioned for Urban Parks

Parks (serves a charter bus, mass| these parks may include camping, picnicking , wate

county) transit, or major access and selected winter activities such as ski

trail touring, or snowmobiling
Metro 28 to 50 25 30 min.| Limit vehicle Urban parks emphasizing special recreational iltu

or historical themes and activities, day and evgnin
operation during all seasons

Cameron Engineering & Associates, LLP
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5.9 Public Land

As of 2007, the Suffolk County Real Property Tax Service Ageaported 69 public-owned
parcels (four percent of the total) representing 269 amrds’ percent of Gordon Heights
(Table 5-6 and Figure 5-9). Public-owned land in Gordon lisigncludes the former
Coram airport, which closed in 1984. It is a large Countgexiparcel in the northwestern
corner of Gordon Heights. Two other large parcels gosith of the airport are part of the
Overton Preserve. The Town owns a large parcel radrthe proposed South Center and
one in the middle of the community north of Mill Lar@th maintained as preserves. The
Town also owns three parks in Gordon Heights (seeegbov

Table 5-6 - Public-Owned Land in Gordon Heights

Use Ownership No. Parcel§ Percent| Acreage Percent
Recreation Town 6 8.70% 24.18 7.679
Preservation Town/County 16 23.19% 96.63 30.66%
Purchased Development Rights County il 1.45% 23.00 7.30%
Public Water Supply/Stormwater Bagin SCWA/Tow 4 5.80% 15.56 4.94%
Community Services State 1 1.459 2.18 0.68%
Other* Town/County 41 59.42% 153.71 48.76%
Total 69 100% | 315.21 100%

*Note: Includes tax lien parcels and parcels notmaaently preserved.

There are numerous smaller parcels scattered througlecommunity. An examination of

the location of Town-owned parcels, and vacant, foseclp and abandoned and fire-
damaged properties indicates the presence of clusters€Fgl®). It may be possible to
utilize these groupings to create opportunities for small Imeusing developments.
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5.10 Non-Conforming Uses

Non-conforming uses occur on properties where the useiwaxistence prior to the
enactment of the current zoning. Once the use hasvedca certificate of occupancy,
however, the Town cannot eliminate the pre-existing.us&s long as the nonconforming
use does not change, its status as a grandfatheredpuséeisted. A property loses its non-
conforming use status when it changes the nature of thef tise structure for greater than
one year. According to the Town’s zoning ordinanggreaexisting, non-conforming use or
building can be rebuilt. If an existing non-conformingeceases to operate, Town Code
provides that the use can be discontinued if proper nbisebeen made by the Building
Department. The Town can classify the situation aliseontinuance’ and can revoke the
nonconforming use status. However, the business ownst imtend to abandon the use.
Discontinuance due to repairs, acts of nature, governnuamtrols, foreclosure,
condemnation, or injunctions is not considered an abandaot of the nonconforming use
status. Thus, if the discontinuance is beyond the k&simavner's control, the non-
conforming use is not forfeited.

There are several non-conforming uses throughout theo@dtdights community (Table
5-7). For example, Figure 5-2 shows commercial uses amgfoad, Gray Avenue, and
Homestead Drive as well as industrial use on West YdpRaad, all on residential zoned
properties.

Table 5-7 - Non-Conforming Use Properties in Gordon Hghts

TAX ID CURRENT USE | ZONING
020045100020000400R Commercial J2 & AL
0200451000200013000 Commercial J2 & AL
0200452000300044000 Commercial Al
0200452000200038000  Industrial Al
0200479000400009000 Commercial Al
0200431000300010000 Commercial J2 & Al
0200431000400008000 Commercial J2 & Al
0200431000400009000 Commercial J2 & Al
0200546000100021006 Commercial Al

Cameron Engineering & Associates, LLP 5-24
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6 Infrastructure

6.1 Sanitary Sewer

The density of the proposed Neighborhood Centers exchedArticle VI sanitary design
flow requirements of the Suffolk County DepartmentH#alth Services (SCDHS). The
County allows up to 300 gallons of on-site wastewater dapper day per acre in
Hydrogeologic Zone I, which incorporates all of Gordderights. The County discharge
limitation represents the sewage flow from an avesaggle-family home. As the proposed
Neighborhood Centers exceed the County’s disposalalimits, neither could be built
without a connection to a treatment plant. OptiomgHe provision of sanitary collection in
order of priority include a) connection to nearest axistsanitary sewer district, b)
connection to nearest proposed sanitary sewer distjiconstruction of a private treatment
plant, d) connection to an existing private treatmdantp or €) connection to a proposed
private treatment plant, and f) construction of a pey@Eant onsite. A clear recommendation
cannot be made at this writing as at least two regiaatewater collection and treatment
studies (see below) are pending. Each of the wastew@tection and treatment options is
described below.

6.1.1 Use of Pine Barrens Credits

Suffolk County Department of Health Services DivisiorEavironmental Quality issued
Transfer of Development Rights (TDR) Standards in 1996giides the transfers within
Hydrogeologic Zone 11l for single-family residentiall®livisions or developments and
construction projects. The Standards require a mininotisize of 20,000 square feet or
equivalent and provision of public water to the TDR receigitgs and, where necessary,
to downgradient areas that might be impacted by theeqrojAs currently proposed,
none of the lots in either of the proposed NeighborhoodeCemwould meet the 20,000
square foot minimum lot size. However, use of Pinedar credits may be valuable for
development of the Middle Country Road corridor (see i@ectl0.4 on
recommendations).

6.1.2 Connection to Nearest Existing Sanitary Sewer District

The 2006 Middle Country Land Use Plan stated that, theaftom of local sewer
districts is being considered by the Town in order twoaunodate the potential design
density envisioned within the Hamlet Centers.
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The Town of Brookhaven has two Town-sponsored seweriotst District #1 was
established in the 1990’'s to fund the construction, operadind, maintenance of the
sewer system for a research park in South SetauketridDi#2, formed in the 1980’s,
serves an industrial park known as the Brookhaven Techyw@egter adjacent to US
Department of Energy’s Brookhaven National Laboratod®gwers were installed in the
late 1980's, but no wastewater treatment plant (busiaesss on-site disposal systems).
Funding ($11.7M) received in 2009 from the federal American REgo &
Reinvestment Act and from the NYS Environmental Faciliti@srporation will go
toward the design and construction of a treatmentt glanserve this Shirley R&D
subdivision. The creation of the special taxing a@isfacilitated the financing of sewer
infrastructure through bothd valoremtaxes and flow-based sewer bills. This made it
possible to bill developed properties based on their sewage fThe special district
allowed the Town to qualify for low-interest, long-terimancing through the NYS
Environmental Facilities Corporation revolving fund. Theparties that now benefit
from the improvements are paying the taxes that realptmn.

The nearest Suffolk County sewer district is SeldemeB®istrict 11 (Figure 6-1), which
has a number of connections from remote parts of thactlisA portion of the district
abuts Middle Country Road north of Gordon Heights. Iy rba possible for both the
Westfield-Fife and South Neighborhood Centers to conrmedhis district if excess
capacity were available at the plant. The proposedhSdeighborhood Center is over
approximately one and a half miles from the southedge of Selden Sewer District
11. The Westfield-Fife Neighborhood Center is nearlpe@eljt to the southern edge of
Selden Sewer District 11 (Figure 6-1). Suffolk County’'s MedfSewer District 7 is
approximately 2.5 miles south of the South Neighloadh Center. Connection to
this plant would be more expensive than to the &eldistrict due to the distance.
The Suffolk County Department of Public Works will addresg#ization of existing
treatment plant excess capacity, potential expansiopvedrsdistricts, and construction
of addition capacity in their Countywide Sewer Study th#l commence in 2010.

6.1.3 Connection to Nearest Proposed Sanitary Sewer District

Suffolk County recently issued a Request for Proposals )(RIFRa study to investigate
the feasibility of sewering a number of areas in ther®p One of those areas is the
Middle Island corridor. The study area, as defined inRR®, includes only the area
along Middle Country Road from Swezey Lane east (Figute 6The Gordon Heights
Westfield-Fife Neighborhood Center would likely be clasgough to this proposed
district to connect it, should the County determine tihe district warrants construction.
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The Town of Brookhaven recently adopted a resolution (#2009-0QD427/2009) that

authorizes a comprehensive sewer study to investigaterisgweseds throughout the
Town. The Town will issue an RFP for the study sodhwill be important for the

consultants that prepare the County and Town sewer stisde@ordinate their efforts.

The 2006 Middle Country Land Use Platated: A regional Sewage Treatment Plant for
both the Coram West as well as the Coram East Centers should $idered and could
be located on the northerly portion of lands of Spiegel, just south of Skipsdrigazent
to the existing LIPA properties, subject to appropriate engineerifgpth the Westfield-
Fife and South Neighborhood Centers would likely beseclenough to this proposed
district to connect, should the Town and County deteenthat the district warrants
construction. Such a district would be very closen®@ounty’s existing Selden Sewer
District 11, which extends north from Middle Country Roa

As the County considers consolidation of the 175 publicly @incately owned plants

and expansion of others, it is unlikely that it would supploe construction of a new
district and plant so close to an existing one. It issipdes however, that the Selden
District and its plant capacity might be expanded ¢ocoemmodate the development
proposed in the Middle Country Land Use Plan. If soh bo¢ Westfield-Fife and South
Neighborhood Centers may be close enough to conndw. County can explore these
issues as part of the upcoming Sewer Study

6.1.4 Construction of a Private Treatment Plant

Construction of a private treatment plant to service tjus South Neighborhood Center
might be possible if a permit could be obtained from $uffolk County Department of

Health. However, the County and Town are unlikely toreyp new treatment plants

(other than small package plants) until their sewer s\stadies are completed. Even
then, both entities are more likely to encourage thesizuction or expansion of larger
publically owned regional plants over multiple smallyately owned facilities.

6.1.5 Provision of a Package Plant

Developers can install commercially available wastewatreatment plantse(g.,
Chromaglass Corporation’s system) in place of on-sjgems. Suffolk County
Department of Health Services will permit these ‘packdgetg to treat up to 15,000
gallons per day of wastewater. That volume represbatequivalent of approximately
50 single-family homes. Such a system could be indtaliea first phase solution for the
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South Neighborhood Center. However, subsequent ploftbe Neighborhood Center
development would then require a connection to anoteatment plant.

6.1.6 Connection to an Existing Private Treatment Plant

A development approximately one mile to the west effloposed South Neighborhood
Center on Granny Road has an operating treatment pléiere may be an opportunity to
expand the plant at the Kettles Lane development to anodate flow from the
proposed South Neighborhood Center. The pipe connestioid be less than one mile
down Granny Road. It is unclear whether the entity ¢harently owns and operates the
plant for the development would be interested in pugsthis option.

Another option is a connection to the plant operatedthsy Chelmsford Weald
Condominiums across Granny Road from the proposed Saighibbrhood Center. The
36-unit development has a package plant operating at 9,900 gpdnveittess capacity
of approximately 5,000 gpd. That excess capacity could acodate flow from
approximately 16 single-family units.

The developer of the South Neighborhood Center would émtigra contract with the

owner/operator of the Chelmsford Weald Condominiumstplianutilize their excess

capacity or the Kettles Lane plant to fund the itpasion and connection. The
additional operating costs incurred by the private plaoulev be paid by South

Neighborhood Center residents and businesses throughea @ewnection fee. The fees
would, presumably, be billed through a third party utilitylingy service. Such an

arrangement could appeal to the owner/operator of theeKdtane plant as funding to
offset current operating costs or to accumulate avedend for future upgrades and
maintenance.
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6.1.7 Connection to a Proposed Private Treatment Plant

A new development (Mill Pond Estates) is proposed southoofl@ Heights off Mill
Road and adjacent to the Mill Pond Golf Course. Theodppity here is similar to the
Kettles Lane development option discussed above. difference is that this
development is in design and not yet constructed. Bssgns of the capacity of the
proposed plant could take place now that would allow foeg#pansion of the plant with
the development of the Gordon Heights South Neighlmxti©@enter. A connection to
that plant would be less than a half mile down Mill Road.

6.2 Street Lighting

Residents of Gordon Heights expressed concerns duringsibaing over the availability of
and intensity of adequate street lighting for communifgtga They suggested that although
some lighting is non-functional or requires new lamgsjuests for repair frequently go
unanswered.

The Town of Brookhaven Division of Street Lighting mains the approximately 44,000
streetlights on Town roadways as well as on all Cpantl State Highways except Sunrise
Highway and the Long Island Expressway. The Town magetights with their Global
Positioning System equipment and enters the data intoStreet Lighting Inventory and
Maintenance System (SIMS). The SIMS tracks theustaff each light, its maintenance
history, wattage, etc. The Division is also in thstfphase of a 3-year, one million dollar
project to upgrade streetlights with energy efficiggtiting.

There are approximately 673 streetlights inside Gordeightis (Figure 6-2). Most of the
lights are equipped with 35-100W lamps, though many at imtgwss have 150-250W
lamps. There are higher intensity lamps (400W) at ChildrBark on Central Parkway.
There appear to be few streets with no lighting and anfgw with minimal lighting. If
community members feel there are insufficient strglet, they may petition the Town for
new streetlights. If a majority of the residentsaoparticular street request streetlights, they
will be installed by the Town at no additional charge ®résidents.
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6.3Mobility

6.3.1 Hamlet Connectivity

The Town’s adopted 2006 Middle Country Road Land Use Plan )lpagéposes the
development of five distinct Hamlet Centers and onggh®rhood Center along Middle
Country Road (NY25) between North Ocean Avenue (CR83)dombst and William
Floyd Parkway (CR46) to the east. Transition zonesldvoonnect the Hamlet Centers
and would contain business and residential uses thateatthéhe standards established
in the Plan. These hamlets would be limited to approxiyaine half mile in size to
facilitate pedestrian mobility.

6.3.2 Street Connectivity

Because most of Gordon Heights was built in the garlgpniddle twentieth century, its

streets are arranged in a grid pattern, which encouragetergoemnectivity than the

more recent cul-de-sac and curvilinear street designs.wet®y, north to south

connectivity is limited between Gordon Heights’ exigtinorth central and southeast
neighborhoods. None of the north-south streets asnkliddle Country Road to

Granny Road. Gray Lane continues as far south as Qeda; which is part of the

existing southern neighborhood. A turn onto Cedar Lanma fesay Lane and then onto
Gordon Avenue brings the motorist to Granny Roade Bifive / West Yaphank Road
connect to Mill Road near the proposed South Neighborzoder.

6.3.3 Public Open Space Connectivity

Public green spaces in Gordon Heights include one northeoSouth Neighborhood
Center, one north of Mill Lane and two parks in the Beast and northeast corners of the
community (Figure 5-8). The County-owned former Coranpéit and adjacent parcels
occupy a large space in the northwestern corner of @Goraghts. The much larger
Overton Preserve is across Mill Road. A number odlspublicly owned parcels are
scattered throughout the community. The former Corapo#t is relatively inaccessible
other than from Norfleet Lane. The Town-owned pairté¢he middle of the community
is accessible from Mill Lane. Granny Road Park connectgther undeveloped Town-
owned parcels that run west almost to Mill Road. Ther@n Preserve located west of
the community across Mill Road is relatively inacdalssto the residents of Gordon
Heights.
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6.3.4 Public Transportation

The only form of public transportation that runs througd Gordon Heights community
is the Suffolk County Transit S60 bus (Figure 3-3). Ths tvavels south from Middle
Country Road south onto West Yaphank Road, east on $eyrmoe, South on Gordon
Avenue to Granny Road. The bus travels east on Granag, R®mrth on Hawkins
Avenue, west on Seymour Lane, north on Gray Avenuk ba Seymour Lane and
Middle Country Road. From Gordon Heights, the bus maiteps in Lake Grove,
SUNY Stony Brook, Stony Brook, Setauket, East Setauket, Jedigrson, Terryville,
and Coram. It also offers connections to other linegedlsas the Long Island Rail Road.
There are no bus shelters at the stops in Gordon tdeigh

6.3.5 Bicycle Lanes and Sidewalks

Bicycle riding creates mobility for children and residewithout personal automobiles.
There are no dedicated bicycle lanes in Gordon Heigffsigh many of its streets are
quiet and wide enough to make bicycle riding relatively .saRike lanes provide a

protected area for bicyclists to travel instead of compgetor space with automobiles.
There are few sidewalks in Gordon Heights. Sidewallksvaresidents to move safely
around the community without competing with vehicles. yTée particularly important

to children, seniors, the disabled and at-home parents.

6.3.6 Traffic

The Middle Country Road Land Use Plan (LUP) incorpatade@ analysis of current
(2005) Average Annual Daily Traffic (AADT) and future (2035) AAZBnditions on
NY 25. The study assumed a growth factor (buildout) of 1.5emérper year under
existing and proposed land uses to estimate AADT for 203% ahllysis for NY 25
found a significant increase in AADT from 2005 to 2035 with aggregate AADT
growth factor of 1.45 under existing land use and 1.90 under gedptand use
conditions. The LUP documented a need for additional28 capacity under either
plan. The LUP presumably assumed no change in traasipor preferences by area
drivers. Three area intersections with NY25 (all @léssordon Heights) were examined
(NY112, CR83, CR21). All experienced a significant reductiotihe level of service.

The State DOT scheduled improvements for after 2013 fa29\fvom Mt. Sinai-Coram
Road east to CR 21. The work would include capacity andysafgrovements to
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address long-range traffic growth. It is unclear hoeséhplans would incorporate the
Middle Country Road LUP’s suggested roadway improvementssied above.

6.3.7 Parking

On-street parking is available throughout the communityarkiRg currently is not a
major concern, as there are few commercial areas cany one large multifamily
complex (Homestead Village). The Middle Country Roadd_&se Plan recommends
free public parking garages or lots in the Hamlet GenteEhe Plan suggested making
parking incentives available to developers that contridatepublic parking facility
construction.

6.4 Infrastructure Funding

6.4.1 NYS Infrastructure Development Demonstration Program

The New York State Housing Finance Authority (HFA) ddfeunding through its
Infrastructure Development Demonstration Program (IDfoP)nfrastructure associated
with affordable housing projects. Eligible projects mbatve pending or approved
applications for construction or rehabilitation with feale state, or local government
agencies. Applicants can be municipalities (citiesnty villages, or counties), public
benefit corporations, not-for-profit corporations, bagtable organizations that construct
or rehabilitate housing.

The IDDP grants will fund up to five thousand dollars ($5,000)infrastructure

improvements per unit of affordable housing. The programfunidl the hard and soft
costs associated with infrastructure improvements. & ait$5 million is available for
Fiscal Year 2008-09. At least 75 percent of the total produantiing is for projects
located in cities, towns, or villages having a populatioB®@000 or less, which would
make the program highly competitive for the Town of Broakima which is far more
populous.

6.4.2 Suffolk County Workforce Housing Infrastructure Program

The Suffolk County Workforce Housing Infrastructure Prograakes funding available
for sewage treatment plants, roads, sidewalks, curbkingatighting, and other items.
Approved developments can receive $30,000-$50,000 per affordableTimgtamount
funded will increase based on the percentage of unitssgkt #or workforce housing.
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The County issues bonds to fund infrastructure improvenfentgualifying workforce
housing developments through its Department of Economi@Bpment and Workforce
Housing. The proposed improvements must meet the appeoBiaffolk County
Department of Public Works, Department of Health Sesyice Town standards. The
infrastructure funding is available only for project thavve a minimum of 20 percent of
the development units as workforce housing. These units nenstin affordable for at
least 10 years.

The County typically interviews the applicant and depelent team and processes
applications for funding on a rolling basis. The agdmey a great deal of flexibility with
applications, can negotiate with applicants, and recommermdifferent amount of
funding. The program offers a preference for: a) devedopsnwith more than 20
percent workforce housing units; b) developments thatulstie that units remain
affordable permanently; c) developments of ten units oremd) developments built
according to ‘green standards;’ and e) developments thetttivee county's Smart Growth
goals. Program applications must include a supportingr letten the supervisor or
mayor of the applicable local municipality. The Cousiygourages developers to submit
a pre-funding information application to determine the gppateness of their proposed
development. Agency staff submits approved projects apdrto the Suffolk County
Legislature and County Executive for final approval.

Developments approved for funding require the followihgthe County must be given
title to or a permanent easement for the infrastrucinoduding any land necessary for
access. The interest must be for at least as loigeaterm of the bonds issued by the
County to fund the improvements. 2) The developer museae¢ the improvements
will be used for workforce housing purposes for at least Hamne period and an
appropriate covenant/restriction must be placed on thyeepty. 3) Unless the bonds are
paid off in full, the workforce housing status must bermaned for the life of the bonds
regardless of default by the developer on any outstandimage or foreclosure on any
of the developer's outstanding mortgages. Thus, lendinigutiests for the developers
must agree to maintain the workforce housing status oedgrbave the bonds paid off
in the event of a foreclosure.

6.4.3 Suffolk County Save Open Space Bond Act Workforce Housing Program

Suffolk County’s Save Open Space (SOS) Bond Act seekseserve open space and
create workforce housing. The SOS program allows the t§donstrip development
rights from non-farmland open space purchases and diectredits to support the
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increased sewage flow for workforce housing developmente. County Department of
Planning established the following criteria for the program:

Development rights generated from this program can be osdy for the
development of affordable rental and ownership workfoozesimg to individuals.
Only construction of homes with a maximum purchase poic250,000 and
affordable rental units are eligible for the transfedevelopment rights.
Profit realized by a for-profit developer must meet Néork State Affordable
Housing Corporation guidelines.
Workforce homes created with development rights frdns fprogram must
remain as workforce homes in perpetuity.
Development rights generated by this program must notdebars properties:

o That are on the Master List of Proposed County OpeneSpaquisitions,

0 That received an authorized planning steps resolution, or

o Identified for acquisition, protection, or preservation amother state or

local government approved and adopted plan or list.

Development rights must be used intra-Ground Water Managetoea and intra-
Town only. Use of development rights between Ground Wdgragement Zones
or between Towns may require approvals of other jutisdis and are not ‘as-of-
right.’
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7

Environmental Resources

7.10pen Space

Open space includes vacant undeveloped private parcels aswelblicly owned properties
(see Figure 5-2 and Figure 5-9, respectively). A descriptigqublic properties is provided

in Section 5.9. The Middle Country Road Land Use Planiatdaded a discussion of open
space. Figure 7-1 shows existing parks, open and public spacedieNsland. The map

shows parcels along Middle Country Road from Wilson Avegmast to Wading River

Hollow Road.

7.2 Groundwater Resources

All of Gordon Heights is in Hydrogeologic Zone IIl. @A own protects groundwater in this
hydrogeologic zone by requiring a minimum of one acrerdsidential development. The
Town encourages cluster development and imposes limitlearing and fertilizer-
dependent vegetation to preserve natural recharge anm@asduce leaching of contaminants
to groundwater. The Town also established strictendstals for light industrial
development in Hydrogeologic Zone Ill. The groundwateinfag(Glacial) is many tens of
feet below grade in Gordon Heights. There are, howeseas where groundwater is
perched over clay lenses. This is likely the casbambrtheastern corner of the community
where ponds adjacent to the golf course feed the CarRiaas headwaters. Some parcels
inside Gordon Heights, underlain by clay lenses, havdoshgroundwater and are therefore
less suitable for development due to sanitary wastewegatations.

7.3 Sensitive Environmental Resources

All of Gordon Heights is within the Long Island Pine Bars Compatible Growth Area. The
Core Preservation Area is just east of Gordon Heiglff East Bartlett Road and includes
some of the headwaters of the Carmans River. Tha&d&hhe Barrens Joint Planning and
Policy Commission is working on an amendment to the 1986 that would change the
clearing standards for Hamlet Centers. In the meaawall development within the CGA
would have to comply with existing clearing standards.
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Wetlands are present on the parcel east of the propdsstlield-Fife Neighborhood Center

on the south side of Middle Country Road. There araemaus ponds in the northeastern
corner of Gordon Heights, primarily on the golf coumeperty that ultimately feed the

headwaters of the Carmans River. These ponds showdd/eespecial attention as their
waters supply the sensitive ecological communities efrither and its watershed and are
known Tiger Salamander breeding sites.

7.4 0verton Preserve

The 562-acre Overton Preserve is a triangular-shaped banelered by Route 112 to the
west, Granny Road to the south, and Mill Road to théhremd east (Figure 5-9). The Town
and County acquired the parcels inside the Preserventey years. Three parcels within
the Preserve area, totaling 49.7 acres, lie on the rsttbele of Mill Road.

The Town completed the Draft Overton Preserve Larel dsgl Preservation Plan (LUPP) in
December of 2006. The report recognized that preservatidheoPreserve property is

critical to offsetting the planned increase in densitpeiased with the Middle Country Road

Land Use Plan. The Preserve LUPP recommended aaguisitienvironmentally sensitive

wetlands, open space, and the parcels that representedigdatscreational opportunities.

The goal of the Preserve LUPP is to balance incredeseelopment density in the proposed
hamlet centers with large expanses of open space and paiks. August, the County

purchased another 166 acres to add to the Preserve. Awptoda July 2009 report by the
Pine Barrens Commission, the Overton Preserve ocae ss a Compatible Growth Area
(CGA) Sending Area for Pine Barrens Transferable graent Credits.

7.50ther TDR Opportunities

The Pine Barrens Commission’s July 2009 report also ligtedlown’s proposed Hamlet
Centers and Transition Areas along Middle Country Roapasial CGA areas for receiving
and sending, respectively, of Pine Barrens Credits.
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8 Demographics and Economics

Economics Research Associates (ERA) conducted a mapkettunities analysis to project and
recommend market-supportable development in the community (Appah All the following
information is from their report. Their analysisrekidential and retail market opportunities for
the Gordon Heights neighborhood included four (4) sestion

» Section 1 describes the proposed Neighborhood Centers and hgklgcific tasks
addressed by the market opportunities analysis.

* Section 2 evaluates the existing socio-economic condiamd projections that formed
the basis of the market opportunities discussion. Topkamined included
demographic trends, current area housing stock, planned pieneglts, and
demographic projections.

» Section 3 describes opportunities in local residentidlratail markets. The residential
section analyzed the level of demand capture necessaypport the kind of new
housing proposed for the Neighborhood Centers. It also irclddeussion of the
development issues surrounding the live/work and other hybidiny types that the
community supports. The retail section analyzes the uretat sales potential in the
trade area and then quantifies retail development poteeStimating supportable
space by retail category.

» Section 4 concludes the market opportunities analysis wittiscussion of the
development recommendations suggested by the analysis.

8.1 Demographics

The market opportunities analysis included four geographicslevéhe Gordon Heights

neighborhood; the Town of Brookhaven; Suffolk County; amdhd. Island. The report

includes data reflecting overall trends in New York Statecbmparative purposes. Data
was obtained from a variety of sources, including theGg8sus Bureau, the Suffolk County
Planning Department, and ESRI, Inc. and Claritas, Incq tespected providers of
demographic data.

Because the Gordon Heights neighborhood overlaps sewtasiktical geographies,
demographic information was tabulated from nearby block grdbpssmallest geographic
unit at which the US Census Bureau tabulates socio-egorsata. Those block groups,
selected to represent the Gordon Heights neighborhoodcdmparative purposes, are
bounded by Route 112 to the west, Middle Country Road todtth,"West Bartlett Road to
the east, and Granny Road to the south.
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8.1.1 Population and Household Characteristics

Table 8-1 details historical population and household estinfategSordon Heights, the
Town of Brookhaven, Suffolk County, and Long Island. Soigeifscant highlights:

The population of Gordon Heights was approximately 6,070 2007.
Neighborhood population grew at an annual rate of 2.4 pereemeén 1990 and
2000 and at 2.1 percent annually between 2000 and 2007, ogtplheirates of
growth observed in the Brookhaven, Suffolk County, and Lolagdspopulations
over the same periods.

Brookhaven was home to about 476,400 residents in 2007. Tar@sTpopulation
grew at an annual rate of 0.9 percent between 1990 and 2@08gam at 0.9
percent between 2000 and 2007.

Suffolk County has a total population (2007) of about 1,483,4&Kdents.
Population increased at an annual rate of about 0.7npdreeveen 1990 and 2000
and 0.6 percent between 2000 and 2007. Long Island, which ig tom
approximately 2,813,500 residents, grew at a more modpaaie of about 0.5
percent annually between 1990 and 2000 and .03 percemdre000 and 2007.
Between 2000 and 2007, Brookhaven grew faster proportiotiay Suffolk
County (0.8 percent) and Long Island (0.3 percent).

Between 1990 and 2000, the neighborhood’s household growth of 1ehipesas
lower than the population growth rate there, indicatangiffy household formation.
Between 2000 and 2007, annual household growth slowed pefcent.

Between 1990 and 2000, Brookhaven’'s household growth of 1.3 peram#ded
the population growth rate there. More recently, anhaalsehold growth has
slowed to 1.0 percent.

Between 2000 and 2007, Suffolk County’s annual household ga@ivii8 percent
exceeded household growth on Long Island, which expedenaughly half the
rate of growth experienced in Suffolk County.

Average household incomes in Gordon Heights were lowarttitse observed in
Brookhaven, Suffolk County and Long Island over all yearsicered. Household
income growth in Gordon Heights did, however, outpacedimld income growth
in Brookhaven, Suffolk County, and Long Island between 1990 ar@ 2D@e rate
of growth in neighborhood household income slowed bet86A and 2007 and
was outpaced by the rates of household income growBrankhaven, Suffolk
County, and Long Island.

Cameron Engineering & Associates, LLP 8-2



Gordon Heights Land Use Plan April 2011

Table 8-1 - Demographic Data and Household Income

Annual Growth

1990 2000 2007 1990-2000 2000-2007

Gordon Heights

Population 4,145 5,263 6,068 2.4% 2.1%

Households 1,296 1,564 1,761 1.9% 1.7%

Average HH Income $36,935 $54,606 $71,915 4.0% 4.0%
Brookhaven

Population 407,832 448,248 476,433 0.9% 0.9%

Households 129,109 146,904 157,886 1.3% 1.0%

Average HH Income $51,361 $72,967 $101,794 3.6% 4.9%
Suffolk Co unty

Population 1,321,330 1,419,369 1,483,438 0.7% 0.6%

Households 424 561 469,299 496,218 1.0% 0.8%

Average HH Income $56,991 $79,449 $109,421 3.4% 4.7%
Long Island

Population 2,609,174 2,753,913 2,813,523 0.5% 0.3%

Households 856,217 916,686 941,611 0.7% 0.4%

Average HH Income $63,072 $87,045 $119,125 3.3% 4.6%

Source: U.S. Census Bureau; Claritas; ESRI; Economics Research Associates

Table 8-2 illustrates the current distribution of househbigdsncome bracket in Gordon
Heights. Gentrification is evident as the shareafdeholds earning more than $75,000
per year increased from roughly 26 percent in 2000 to roughly 4@mian 2007.

Table 8-2 - Gordon Heights Household Income Distributins, 2000-2007

200 2007
0
Annual Househol % of Households % of Total
Household Income ds Total
$0 - $14,999 218 14.22% 182 10.34%
15,000 - $24,999 202 13.18% 119 6.76%
$25,000 - $34,999 187 12.20% 220 12.49%
$35,000 - $49,999 214 13.96% 268 15.22%
$50,000 - $74,999 317 20.68% 273 15.50%
$75,000 - $99,999 232 15.13% 299 16.98%
$100,000 - $149,999 122 7.96% 284 16.13%
$150,000 + 41 2.67% 116 6.59%
Total 1,533 100% 1,761 100%

Source: U.S. Census Bureau, Claritas, Economics Research Associates

According to Figure 8-1, Gordon Heights is less affludr@nt Brookhaven, Suffolk

County, and Long Island, reflecting a higher proportionhofiseholds earning under
$50,000 per year and generally, a lower share of househotdsgem excess of $50,000
per year. One exception to this comparative trend isrged in the $75,000 to $100,000
bracket, in which the neighborhood demonstrates a slighiher proportion of

households earning incomes falling within the bracket than otier geographies

considered.
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Figure 8-1 - Income Distributions — 2007

Household composition is another important consideratidren examining area
demographics. As shown in Table 8-3, Gordon Heights idyfamented, with roughly
75 percent of all households organized as family househ&d2000, the neighborhood
exhibited a far higher distribution of single parent hooshand a lower distribution of
married-couple households without kids relative to othegggahies.

Table 8-3 - Household Composition - 2000

Family Households

Location Non- Married Couple Married Couple Single Other
Family Households Households Parent Family

Households without Kids with Kids Households Households
Gordon Heights 25.3% 15.4% 23.1% 28.5% 7.7%
Brookhaven 23.1% 30.4% 31.9% 7.0% 7.6%
Suffolk County 23.2% 31.6% 30.5% 6.5% 8.2%
Long Island 22.8% 32.3% 30.2% 6.0% 8.7%

Source: US Census Bureau; Economics Research Associates

Figure 8-2 presents the current age distribution of the pepulat Gordon Heights,
Brookhaven, Suffolk County, and Long Island. Gordon Hisigis proportionally
younger relative to the other geographies, with over 57eperaf the neighborhood
population aged less than 35 years old, as compared to 47 tpdisgrercent, and 43
percent of the Town, County, and Long Island populatigspectively. Gordon Heights
also has a lower share of residents aged 55 and oativedb the other geographies.
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Figure 8-2 - Age Distributions — 2007
8.1.2 Educational Attainment

Gordon Heights exhibits low educational attainment iredato the other geographies
considered in this analysis (Table 8-4). About 74 percenthef Gordon Heights
population age 25 and older has finished high school, vemughly 87 percent in
Brookhaven, 86 percent in Suffolk County, and 79 percent in Merk State. With
regard to professional degrees, the Gordon Heights neilgidd exhibits lower
educational attainment rates as compared to the other gba@gaas only about 5.5
percent of the neighborhood’s population age 25 and olddmistsed a master’s degree,
versus nearly 11, 12, and 12 percent in Brookhaven, Su@olknty, and New York
State, respectively.

Table 8-4 - Educational Attainment - 2000

Location Doctorate  Professional Master's Bachelor's Associate's High No High
Degree or Degree or Degree or Degree or School School

Higher Higher Higher Higher Graduate or Diploma

Higher

Gordon Heights  0.2% 1.0% 5.5% 16.8% 20.7% 74.2% 25.8%
Brookhaven 1.2% 3.3% 11.2% 24.6% 33.1% 86.9% 13.1%
Suffolk County 0.9% 3.4% 11.8% 27.5% 35.4% 86.2% 13.8%
New York State  1.1% 3.8% 11.8% 27.4% 34.5% 79.1% 20.9%

Source: US Census Bureau; Economics Research Associates
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8.1.3 Short Term Growth Projections

The ERA report relied on Claritas and ESRI, two weljareled national data providers,
to provide socio-economic and demographic projectioriBhe Claritas and ESRI
projections use historical demographic trends to projeaditions in the year 2012. Due
to the historical basis of the projections, the Cdariand ESRI projections reflect a
continuation of recent population growth trends, houselgridwth trends, and
demographic patterns into the future. The projections pravith@seline estimate of
future conditions (i.e., the projections do not anti@pa¢velopment patterns that differ
from historical trends).

Table 8-5 depicts population and household projections foddbareights, Brookhaven,
Suffolk County, and Long Island to 2012. Population and holdenowth in all four
geographies is expected to slow between 2007 and 2012. Averagshdidusicome
growth in Gordon Heights is expected to grow more Blaw 4.1 percent annually than
household incomes in Brookhaven (4.6 percent annually), 8uffounty (4.6 percent
annually), and Long Island (4.5 percent annually) by 2012.

Gentrification in Gordon Heights is anticipated by 2012 aarlpe48 percent of
households are anticipated to earn over $75,000 per yearmpsued to approximately
40 percent in 2007 (Table 8-6). Strong growth is expected inihigime bracket
households earning over $100,000 per year, where the share ehblolgsis expected to
increase from fewer than 23 percent in 2007 to nearly 35 pgenc2dl2

Table 8-5 - Demographic Projections, 2007-2012

Annual Growth

2000 2007 2012 2000-2007 2007-2012
Gordon Heights
Population 5,263 6,068 6,498 2.1% 1.4%
Households 1,564 1,761 1,876 1.7% 1.3%
Average HH Income $54,606  $71,915 $87,943 4.0% 4.1%
Brookhaven
Population 448,248 476,433 491,804 0.9% 0.6%
Households 146,904 157,886 163,812 1.0% 0.7%
Average HH Income  $72,967 $101,794 $127,428 4,9% 4.6%
Suffolk County
Population 1,419,369 1,483,438 1,516,029 0.6% 0.4%
Households 469,299 496,218 509,647 0.8% 0.5%
Average HH Income  $79,449 $109,421 $136,870 4.7% 4.6%
Long Island
Population 2,753,913 2,813,523 2,835,177 0.3% 0.2%
Households 916,686 941,611 950,993 0.4% 0.2%
Average HH Income $87,045 $119,125 $148,597 4.6% 4.5%

Source: U.S. Census Bureau; Claritas; ESRI; Economics Research Associates
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Table 8-6 - Gordon Heights Household Income Distributin, 2007-2012

2007 2012
Household Income Households % of Households % of Total
Total

$0 - $14,999 182 10.34% 157 8.37%
15,000 - $24,999 119 6.76% 114 6.08%
$25,000 - $34,999 220 12.49% 129 6.88%
$35,000 - $49,999 268 15.22% 260 13.86%
$50,000 - $74,999 273 15.50% 323 17.22%
$75,000 - $99,999 299 16.98% 238 12.69%
$100,000 - $149,999 284 16.13% 405 21.59%
$150,000 + 116 6.59% 250 13.33%
Total 1,761 100% 1,876 100%

Source: U.S. Census Bureau, Claritas, Economics Research Associates

The age distribution of Gordon Heights residents is ebgokto remain relatively stable
to 2012 (Table 8-7). While age brackets representing worlkjegaaults between the
ages of 25 and 54 and seniors age 55 and over are anticipadgdet@éence a slight

increase in share of the Gordon Heights populationshiz@e of the Gordon Heights
population under age 25 will decline slightly. In totalrkmng-age adults are expected to
comprise 40.5 percent of the Gordon Heights neighborpopdlation by 2012.

Table 8-7 - Gordon Heights Projected Age Distribution2012

2007 2012

Age Group Population % of Total Population % of Total
0-4 558 9.20% 628 9.66%
5-14 1,128 18.59% 1,099 16.91%
15-24 981 16.17% 1,050 16.16%
25-34 797 13.13% 965 14.85%
35-44 896 14.77% 785 12.08%
45-54 726 11.96% 882 13.57%
55-64 471 7.76% 558 8.59%
65+ 511 8.42% 531 8.17%

Total 6,068 100% 6,498 100%

Source: US Census Bureau; Claritas; Economics Research Associates
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8.2Existing and Projected Housing Stock

The Gordon Heights neighborhood housing stock is comprised @&0% housing units. In
total, there are over 168,000 housing units in the Town ofl@een, accounting for over
30 percent of the 547,380 housing units in Suffolk County. Awsho Table 8-8the annual
growth rate in the number of housing units in Gordon Hsiglitpaced the growth rates in
Brookhaven and Suffolk County housing units between 1990 and 280@portionally,
housing unit growth in Gordon Heights is also projectedutpace Brookhaven and Suffolk
County housing growth between 2007 and 2012 as ESRI projecthé¢haecighborhood will
add approximately 1.2 percent of existing housing units annuBilgokhaven and Suffolk
County, in comparison, are projected to add only 1.0 pelaoht0.7 percent of existing
housing units annually to 2012, respectively. In total, roughly 40 housing units are
expected to be built within the neighborhood and over 8,600heeising units are expected
to be built within Brookhaven by 2012.

Table 8-8 - Existing and Projected Housing Stock, Brookdwven, and Suffolk County

Growth 1990 - Growth 2007 -

2007 2012
Location 1990 2000 2007 2012 Total Annual Total Annual
Gordon Heights 1,447 1,691 1,888 2,007 30.5% 1.6% 6.3% 1.2%
Brookhaven 140,722 155,506 168,045 176,686 19.4% 1.0% 5.1% 1.0%
Suffolk County 481,286 522,323 547,377 565,615 13.7% 0.8% 3.3% 0.7%

Source: US Census Bureau; ESRI; Economics Research Associates

Table 8-9 breaks down the area housing stock, expressing poopastiowner- and renter-
occupied units and vacant dwellings. Gordon Heights hlmsvear proportion of owner-
occupied households, 55 percent, as compared to BrookhaveBuéffotk County, which
demonstrate approximately 75 percent homeownership. Thieboelgod also demonstrates
a much higher share of renter-occupied units than thexBowd County.

Table 8-9 - Brookhaven Housing Stock Detail, 2007

Owner -
Total Occupie Renter- Vacant
Units d Occupied Units*
Gordon Heights 1,888 55.14% 38.14% 6.73'
Brookhaven 168,045 77.19% 17.89% 4.92
Suffolk County 547,377 74.08% 16.59% 9.33%

Source: US Census Bureau; ESRI; Economics Research Associates -*Vacant Units include second homes.

In addition to households anticipated by ESRI and Ctarithere are several residential
projects in the Brookhaven development pipeline. Thelkant to the discussion of market
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opportunities in Gordon Heights are presented in Taldle.8As shown, there approximately
785 units housing planned or under construction, but not yet fgpesales or leasing
proximate to Gordon Heights.

Table 8-10 - Planned Development Projects Proximate todgdon Heights

Community Property Type Location Number of Units
Mill Pond Estates Retirement Community Yaphank 280
Mews at Charles Pond Rental Apartments Coram 200
Overton Estates Single Family Coram 114
Fairfield @ Coram Rental Apartments Coram 80
Medford Gardens Single Family Medford 59
Middle Island Country Club Estates Single Family Middle Island 35
Garden Lane Associates Subdivision Single Family Yaphank 17
Total: 785

Source: Brookhaven Planning Department; Economics Research Associates

8.3Market Opportunities Analysis

The market opportunities analysis was undertaken to andlye residential and retail
development potential of the Gordon Heights commurfRgsults are reported below.

8.3.1 Residential Market Demand Analysis

The residential market opportunities analysis proceeds bitifpiag demand for new
housing in Gordon Heights and by investigating developmentidremd challenges
associated with live/work space, a unit type that withpbment community goals. In
order to substantiate demand for new housing in Gordorhtgeign income qualification
analyses was conducted to translate projected househaldhgby income bracket in
Gordon Heights and its surroundings into an estimatéutoire demand for housing
constructed in the neighborhood. The analysis relethe following methodology:

» Definition of a reasonable draw area from which newlated households looking
to locate in the area might choose to live in housingtcocted in Gordon Heights.

» Use of ESRI data, estimate projected growth in houdshmy household income
bracket from 2007 to 2012.

* Determination of the annual income needed to rentrieteate apartment in the
area and consider those households earning incomesesitff@ spend 30 percent
or less of their gross annual income on new rentalihgws the potential renter
pool.

» Determination of the annual income needed to purchaaeecarhome and consider
those new households earning over the threshold incop@etial purchasers.

* Quantification of capture rate expectations to ar@tean estimate of target
households that will be “in the market” for new rertatl for-sale product in 2012.
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Gordon Heights Draw Area

Because of significant disparities in household incomem@t characterizing Gordon
Heights and other communities in the adjacent zip cade€oram, Middle Island,
Selden, and Yaphank, the report considers Gordon Heagiatonly those immediately
adjacent census tracts to constitute the primarg &en which target buyers for new
housing in the neighborhood would be drawn. Specificalgyréiport analyzed potential
demand from two geographies, the first being the Gordomghtkeineighborhood as
previously defined for the purposes of demographic comparmsahthe second being all
census tracts bounded roughly by Route 83 to the west, Route @& thorth, the
westernmost extent of Longwood Road to the east, ansedlock Road and Long Island
Avenue to the south

F Legend : .J'., e é

| W * Long Island Avenue _HE

| I Gordon Heights i — ] k

I Residential Draw Area ||/ (01105 & 1) 2Mies] o

Figure 8-3 - Residential Draw Areas

Source: ESRI; Economics Research Associates

! Census tracts are one of the smallest geographitigd for which the US Census Bureau and natioatd grroviders collect socio-economic
data and afford sufficient detail for the purpo$¢he Gordon Heights retail market analysis
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Projected Household Growth by Household Income Bracket

As noted previously, the Gordon Heights neighborhood isicipated to add
approximately 115 new households by 2012. The larger draw aaeétiapated to add
roughly 450 households over the same period. Table 8-11 présewtsange in humber
of households by income bracket projected for both geographistould be noted that
figures reported for the residential draw area are indusif the Gordon Heights
neighborhood. In both geographies, strong proportionalthres anticipated in the share
of households earning over $100,000 annually.

Annual Income Needed To Purchase an Area Home or Rent an Area Apartment and
Qualified Households “In the Market” for Both Rental and For-Sale Housing

To quantify housing demand, one must consider minimum hgpu=ists necessary to
afford new rental or for-sale product brought to thellotarket. Because rental product
is traditionally the most affordable new product availainleany real estate market,
housing costs were investigated at a competitive newrapatr complex proximate to
Gordon Heights to arrive at an inclusive estimate ofltbtausing demand. That
property, the soon-to-be-completed Avalon Charles Pondvayon Bay Communities,
is currently marketing its most affordable one-bedroomteapnt for lease at $1,470 per
month.

Table 8-11 - Growth in Households by Income Bracket, 2007-2012

Gordon Heights Residential
Draw Area
Income Bracket Growth Percent Growth Percent
in HH's Growth in HH's Growth
$0-$14,999 -25 -14% -62 -15%
$15,000-$24,999 -5 -4% -90 -21%
$25,000-$34,999 -91 -41% -237 -34%
$35,000-$49,999 -8 -3% -166 -16%
$50,000-$74,999 50 18% 40 3%
$75,000-$99,999 -61 -20% -110 -9%
$100,000-$149,999 121 43% 433 34%
$150,000-$199,999 85 113% 219 35%
$200,000-$249,999 27 108% 317 262%
$250,000-$499,999 18 164% 78 86%
$500,000+ 4 80% 28 156%
Total 115 450

Source: ESRI; Economics Research Associates
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Relying on the rule of thumb that no more than 30 péroka household’s gross annual
income be spent on housing, one must consider the amcoahé necessary to rent such
an apartment to be roughly $58,800. However, in orderloav &br the use of data
provided in fixed income brackets by ESRI and to accounth®mpbssibility that more
affordable rental product might be constructed in Gordon higighe $58,800 income
threshold must be adjusted downward and one must considendiwme threshold
qualifying those “in the market” for new housing to beaudehold income of at least
$50,000 annually.

Table 8-12 presents the cumulative growth observed in holdsedarning over $50,000
from 2007 to 2012, reflecting a growth of over 1,000 income-dedIifouseholds.

Table 8-12 - Growth in Income Qualified Renter and BuyeHouseholds, 2007-2012

Income Qualified HH's Growth
Qualified HHs,
Geography 2007 2012 2007-2012"
Gordon Heights 972 1,216 244
Residential Draw Area 4,972 5,977 761
Total: 1,005

Source: ESRI; Economics Research Associates
Total growth is equivalent to cumulative growth observed in the Larger Draw Area.

Buyer Household Qualification

The report qualifies target buyer households using conveiltilhome purchase

assumptions; that is, it was assumed that home pwshal involve a 20 percent down

payment, a 30 year self-amortizing mortgage, and in theemunonservative lending

environment, a 6.5 percent interest rate. Using thesenas®ns in concert with the 30

percent threshold housing cost allocation, the threshoiual income that an area
household need earn in order to purchase a $350,000 homeedi@nrhome sale price

reported for Coram by Trulia.com) is roughly $70,790. In orderstodata reported by
ESRI in defined income brackets, the minimum household ircoecessary to purchase
a home is considered$75,000 per year.

To avoid overlap in reporting demand for different product symee must consider
those households falling within the $50,000 to $75,000 annual hodsabhome bracket
to be “in the market” for new rental housing and thbsaseholds earning in excess of
$75,000 to be “in the market” for new for-sale housing. Basethese parameters and
household income bracket growth observed between 2007 and 2012,yrei@hl
households from the Larger Draw Area will be “in tharket” for new rental housing by
2012 and the remaining 965 new households will be “in the niddeefor-sale housing.
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This qualification represents an allocation of approximatgl percent of target

households to rental demand and roughly 95 percent of thoysieholds to for-sale

demand. The ultimate building program chosen for thé&ghberhood center

development need not reflect this share of demand howese many households
considered under this analysis to be part of the for-aedet buyer group may be renters
by choice.

Capture of Target Households

The study applied capture rates to estimate the shatetalfdemand that might be
captured by housing projects developed in connection with Gbedon Heights
neighborhood centers proposal. A capture rate of bet@@emnd 30 percent was used
for new households “in the market” for new housing fréwa immediate Gordon Heights
neighborhood. A lower capture rate of five to ten (5-f6jcent was used for new
households “in the market” for new housing from the regidedraw area. Based on
these capture rates, the study estimated that thesehoeseholds would demand
between 87 and 149 new housing units in Gordon Heights by 20dlde 8-13 presents
the data for a supportable capture range.

Table 8-13 - Capture of Projected New Housing Demand: Gdon Heights 2007-2012

Income Qualified HH's Growth Capture of Growth
Qualified HH's

Geography 2007 2012 2007-2012 Conservative Optimistic
20% 30%

Gordon Heights 972 1,216 244 49 73
5% 10%

Larger Area 4,972 5,977 761 38 76

Total: 1,005 87 149

Source: ESRI; Economics Research Associates

This range of between approximately 90 and 150 new housingrepitssents a market-
driven supportable capture estimate that might be refldayehousing proposals in the
ultimate neighborhood centers program. The report eng@sashowever, that the
distribution of 95 percent of demand for these new urgimgbdemand for for-sale
product resulted from the study’s income qualification patans and need not apply to
the final building program. In fact, when capture ratesapplied solely to the 50 new
households that will be qualified as renter householdsirwitordon Heights by 2012,
the number of potential renter households jumps to leetvi® to 15 households, or
roughly 10 percent of total demand expressed under botltiserwative and optimistic
demand scenarios. This revised capture scenario is pdseriable 8-14 below.
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Table 8-14 - Breakdown of Capture of Qualified Renter ad Buyer Households by 2012

Growth in Qualified HHs Conservative Demand Optimi  stic Demand
2007-2012 Capture Scenario Capture Scenario
Geography Renters Buyers Renters Buyers Renters Buy ers
20% 20% 30% 30%
Gordon Heights 50 194 10 39 15 58
5% 5% 10% 10%
Residential Draw Area 0 761 0 38 0 76
Total: 50 955 10 77 15 134

Source: ESRI; Economics Research Associates

8.3.2 Residential Product Types

In defining their community vision, Gordon Heights resits expressed interest in
several forms of new housing, including detached singleifahomes, townhouses,
granny flats, and live/work units. Development of these inguypes will achieve dual

goals of expanding housing options and providing additional coomhespace. In

support of this vision, an investigation was conducted Imtqobtential for each unit type
to accommodate different demographic segments and ewhlabsign trends and
development feasibility considerations relevant talizeng live/work space, a hybrid
building type that has yet to be tested in the Brookhavanket:

Single-Family Detached Housing

Most appropriate for traditional family households, dep®ig detached single-family
housing will accommodate both entry-level and move-upetsuywho desire a private
yard and enough storage space to house their belongings.

Townhouses

With potential to be developed as either rental orstde housing, townhouses can
accommodate young renters and first-time buyers, esipgtent households, and move-
down buyers including elderly citizens who no longer wighshoulder the property
maintenance responsibilities characteristic of ownisggle-family home.

Granny Flats

Developing granny flats will increase affordable housing ogtifor potential renters
including first-time renters, single-parent familiesd aglderly residents. This product
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type will likely be instrumental for retaining young resitenvho are increasingly
leaving the neighborhood in favor of areas offeringendiverse housing options.

Live/Work Units

Live/work units, which combine residences and commercialespathe same structure
or on the same property, will offer community entreptes, currently operating their
businesses out of non-conforming spaces, the opportunitwioaffordable residential
and commercial space from which they can legally ruim thygerations. Because of the
low overhead realized by businesses operating out ofyitesof space, live/work space
also presents opportunities for incubating fledging enssprand new concepts entering
the community. However, given that live/work units argested in the Brookhaven
marketplace, efforts to develop live/work units will bealidnging. To evaluate these
challenges one must examine potential design altgesative/work space programming
trends, and development feasibility concerns charactgrthe potential for developing
live/work space in Brookhaven’s current market and reguyla&nvironment.

8.4 Retail Market

8.4.1 Overview

In order to determine the potential for additional redaVelopment in Gordon Heights,
the demand for goods and services from residents withinsanahble distance of the
community was estimated. The retail market demandysisatompares household
expenditure potential with existing retail sales withidedined trade area to assess the
unmet demand for new retail stores. The trade area @@mspthe core group of
consumers that will generate demand for goods at theopedpneighborhood center
sites, and the extent of the trade area is basethemamount of time consumers are
willing to travel for specific retail offerings. The tla area was defined as all lands in
census tracts bounded roughly by Route 83 to the west, Route @& torth, the
westernmost extent of Longwood Road to the east, amseldlock Road and Long Island
Avenue to the south. Figure 8-4 depicts the Gordon Heigtd# trade area.
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Figure 8-4 - Gordon Heights Retail Market Trade Area

Source: Economics Research Associates

8.4.2 Retail Market Demand

Resident market demand is determined by area demographicachm in expenditure
levels from existing households within the trade areayelsas potential expenditures
from additional households anticipated within the trade bByed012. Table 8-15 and
Table 8-16 depict current trade area demographics, demograpjeictjuns to 2012, and
household expenditures observed from existing householdm e trade area in 2007.

Table 8-15 - Trade Area Demographics

Annualized Growth

Geography 2000 2007 2012 2000-2007 2007-2012
Gordon Heights Trade Area 19,570 22,006 23,413 1.7% 1.2%
Population Households 7,341 8,100 8,571 1.4% 1.1%

Source: ESRI; Economics Research Associates
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Table 8-16 - Household Expenditure Potential within th&rade Area, 2007

Household Expenditure Potential

Retail Category Average Aggregate

Food and Beverage Stores $5,737 $ 45,883,765
Health and Personal Care Stores 2,121 16,964,597
Miscellaneous Store Retailers 1,212 9,694,782
Furniture and Home Furnishings Stores 1,231 9,848,561
Electronics and Appliance Stores 1,120 8,960,555
Building Material, Garden Equip Stores 5,269 42,144,261
Clothing and Clothing Accessories Stores 2,415 19,316,765
Sporting Goods, Hobby, Book, Music Stores 853 6,819,461
General Merchandise Stores 5,804 46,422,158
Foodservice and Drinking Places 4,720 37753436
Trade Area Total $30,484 $ 243,808,341

Source: Claritas; Economics Research Associates

8.4.3 Current Retail Sales

In order to determine market potential for new retailcepdahe retail demand model
assesses current retail sales in the trade ared ma2907 data from Claritas, Inc.

Table 8-17 presents 2007 retail sales generated by shops@odssirthe trade area. As
shown, annual retail sales within the trade area tbtalta$204,244,000 each year.

Table 8-17 - Estimated Retail Sales, 2007

Retail Category Retail Sales 2007
Food and Beverage Stores $11,240,330
Health and Personal Care Stores $28,086,836
Miscellaneous Store Retailers $4,349,637
Furniture and Home Furnishings Stores $7,323,363
Electronics and Appliance Stores $6,120,106
Building Material, Garden Equip Stores $77,378,829
Clothing and Clothing Accessories Stores $2,632,022
Sporting Goods, Hobby, Book, Music Stores $4,467,646
General Merchandise Stores $45,291,094
Foodservice and Drinking Places $17,354,620
Trade Area Total: $204,244,483

Source: Claritas; Economics Research Associates

8.4.4 Planned Housing Units

As noted above, 785 housing units are planned within the Gdfdahts trade area in
addition to new households anticipated by national data gemi These new
households comprise another source of expenditure pdteatidoe considered in
estimating supportable retail space by 2012.
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8.4.5 Retail Sales Leakage

In order to determine the amount of unmet spending potémtiaé trade area, household
expenditure potential in 2012 was compared to existing satBgveach retail category.
The difference between expenditure potential and cursafds (when expenditure
potential exceeds current sales) represents the salesgk that is being spent elsewhere
but could potentially be captured by new and/or existing eetaiassuming no change in
current spending levels. Table 8-18 presents the projediztileakage from the trade
area by 2012, demonstrating total unmet expenditure potential obxapately
$111,739,000 by 2012.

Table 8-18 - Unmet Expenditure Potential by 2012 (20073%)

Aggregate Unmet Expenditure

Retail Category Expenditure Potential  Current Retail Sales Potential

(a) (b) (c)=(a) - (b)
Food and Beverage Stores $52,297,625 $11,240,330 $41,057,295
Health and Personal Care Stores $19,335,992 $28,086,836 -
Miscellaneous Store Retailers $11,049,967 $4,349,637 $6,700,330
Furniture and Home Furnishings Stores $11,225,242 $7,323,363 $3,901,879
Electronics and Appliance Stores $10,213,106 $6,120,106 $4,093,000
Building Material, Garden Equip Stores $48,035,394 $77,378,829 -
Clothing and Clothing Accessories Stores $22,016,958 $2,632,022 $1 9,384,936
Sporting Goods, Hobby, Book, Music Stores $7,772,719 $4,467,646 $3,305,073
General Merchandise Stores $52,911,277 $45,291,094 $7,620, 183
Foodservice and Drinking Places $43,030,798 $17,354,620 $25,676,178

Trade Area Total

$277,889,077

$204,244,483

$111,738,872

Source: Claritas; Economics Research Associates

8.4.6 Sales Productivity

Sales data regarding productivity per square foot was used,dilycegegory, to convert
unmet spending potential to supportable square feet of rptaies The analysis relied
on industry standards published in the Urban Land Institubslars & Cents of

Shopping Centers 2006, adjusted for inflation to 2007 dolldtse midpoint estimates
used to calculate unmet demand for retail space are prdganiable 8-19.
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Table 8-19 - Sales Productivity (Annual Sales per Square Fp@007%$)

Retail Category us Midpoint Upper

Median Decile
Furniture and Home Furnishings Stores $230 $330 $430
Electronics and Appliance Stores $320 $460 $600
Building Material, Garden Equip Stores $310 $450 $590
Food and Beverage Stores $360 $520 $680
Health and Personal Care Stores $440 $630 $820
Clothing and Clothing Accessories Stores $310 $450 $580
Sporting Goods, Hobby, Musical Instrument Stores $220 $320 $420
General Merchandise Stores $160 $230 $300
Miscellaneous Store Retailers $210 $300 $390
Foodservice and Drinking Places $420 $600 $790

Source: Urban Land Institute; Economics Research Associates

8.4.7 Estimate of Unmet Demand for Retail Space

Table 8-20 presents the estimate of unmet potential fore&aw space in the trade area.
Retalil categories demonstrating significant spending leakgdg2012 include Food and
Beverage Stores (roughly $41,057,000 in unmet potential), Foodsamndit®rinking
Places (approximately $25,676,000), and Clothing and Clo#kgogssory Stores (roughly
$19,385,000). Overall, projected sales leakage across all catagories indicates
demand for approximately 250,000 square feet of new retail #p#ee retail trade area.

Table 8-20 - Estimate of Unmet Retail Development Poteat by 2012

Retail Category Unmet Retail Unmet

Expenditure Productivity * Retail

Potential Potential (SF)
(a) (b) (c) =(a) / (b)
Food and Beverage Stores $41,057,295 $520 78,956
Health and Personal Care Stores -- $630 --
Miscellaneous Store Retailers $6,700,330 $300 22,334
Furniture and Home Furnishings Stores $3,901,879 $330 11,824
Electronics and Appliance Stores $4,093,000 $460 8,898
Building Material, Garden Equip Stores -- $450 --
Clothing and Clothing Accessories Stores $19,384,936 $450 43,078
Sporting Goods, Hobby, Book, Music Stores $3,305,073 $320 10,328
General Merchandise Stores $7,620,183 $230 33,131
Foodservice and Drinking Places $25,676,178 $600 42,794
Trade Area Total $111,738,872 251,343

Source: Claritas; Economics Research Associates
! sales productivity is reported as gross revenue per square foot.

8.4.8 Capture of Unmet Retail Development Potential

Recognizing that household expenditures may occur anywherenost apply a capture
rate by retail category for retail development in titzgle area. Table 8-21 presents the
capture estimate for new retail space in the trade apgdying a range of capture rates
from 10 to 20 percent across all retail categories.
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Table 8-21 - Capture of Unmet Retail Development Poterati by 2012

Retail Format Conservative Midpoint Optimistic
Estimate (SF) Estimate (SF) Estimate (SF)
Furniture and Home Furnishings Stores 1,000 2,000 2,000
Electronics and Appliance Stores 1,000 1,000 2,000
Building Material, Garden Equip Stores - - -
Food and Beverage Stores 8,000 12,000 16,000
Health and Personal Care Stores - - -
Clothing and Clothing Accessories Stores 4,000 6,000 9,000
Sporting Goods, Hobby, Book, Music Stores 1,000 2,000 2,000
General Merchandise Stores 3,000 5,000 7,000
Miscellaneous Store Retailers 2,000 3,000 4,000
Foodservice and Drinking Places 4,000 6,000 9,000
Total 25,000 38,000 50,000

Source: Economics Research Associates
Though more conservative capture rates between 5 and 1(htparggt typically be
appropriate for those retail categories offering conspargoods that consumers need not
purchase locally, strong patronage from the underservedio@dteights community will
likely generate above-average demand for new retairioffe in these categories.
Therefore, before considering tenant needs, planned mesade the trade area, and
existing retail proximate to the trade area, retail tbpraent potential in the trade area
could range between 25,000 and 50,000 square feet.

8.4.9 Revised Capture of Unmet Retail Development Potential

Because certain retailers require minimum floor area®perate a business, actual
supportable development potential should be further down-tetiseliminate positive,
but limited development potential in categories represgrignants who occupy large
blocks of space. For instance, tenants falling in theniture and Home Furnishings
Stores and the Sporting Goods, Hobby, Book, and Music Stategories typically
require spaces over 5,000 square feet in suburban settimh$eraants falling in the
General Merchandise Stores retail category typigalipire “big-box” spaces larger than
25,000 square feet. The small spaces contemplated abddencosupport these types
of tenants; hence, there is effectively no developrmetential in these retail categories.

There are two (2) sizable supermarkets located justdeutdithe Gordon Heights trade
area and believes that their presence effectivatyiedites demand for traditional grocers
and food markets in the Food and Beverage Stores categomwever, because the sales
impact of those grocery stores on trade area poteatiot be determined, there may be
residual development potential for a small coffee shafety, convenience store, or
specialty food purveyor intended to serve the local conmity. Table 8-22 presents
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revised estimates of supportable development potentibinatihe Gordon Heights trade
area, suggesting a supportable space range between 11,000 and @4a08(est.

Table 8-22 - Revised Capture of Unmet Retail Developme®otential by 2012

Retail Category Cons ervative Midpoint Optimistic
Estimate (SF) Estimate (SF) Estimate (SF)

Food and Beverage Stores®
Health and Personal Care Stores - - -
Miscellaneous Store Retailers 2,000 3,000 4,000

Furniture and Home Furnishings Stores - - -
Electronics and Appliance Stores 1,000 1,000 2,000
Building Material, Garden Equip Stores - - -
Clothing and Clothing Accessories Stores 4,000 6,000 9,000

Sporting Goods, Hobby, Book, Music Stores

General Merchandise Stores - - -
Foodservice and Drinking Places 4,000 6,000 9,000
Trade Area Total 11,000 16,000 24,000

Notes: 1. There may be residual, but unquantifiable demand for a small coffee shop or convenience store.
Source: Economics Research Associates

Under the revised estimate, the Foodservice and Drinkiage® and Clothing Stores
categories show the greatest potential for new devaapmeach ranging between 4,000
and 9,000 square feet of supportable space. Because newarstawned and operated
by neighborhood residents might expect strong locabpage from the community, the
midpoint and optimistic projections might best estimgigce potential for Foodservice
and Drinking Places establishments. In contrast, tmserwative estimate of 4,000
square feet of Clothing and Clothing Accessories Storeshtmigore reasonably
approximate potential in that category because of anticipieelopment just outside of
the Gordon Heights trade area. Specifically, new dgveént on Horseblock Road and
the William Floyd Parkway will deliver large, apparetésed retail properties that will
likely capture a large share of projected sales leakageeirCibthing and Clothing
Accessories category. In the event that this typg@ades is developed, the retail analysis
shows specific demand for a family clothing store, jewsiore, or shoe store.

Other retail categories exhibiting additional development ntialeunder the revised

space estimate include the Electronics and Applianceg@at and the Miscellaneous
Store Retallers category. Tenants comprising thesgaraes include small electronics
shops and florists, stationary stores, and gift stofdsracting a retail bank branch may
also be a feasible option for filling new commercialcgyahough commonly only highly
visible locations adjacent to heavily trafficked corrglarill be suitable for a bank tenant.
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8.4.10 Retail Development Pipeline

It is important to consider the estimated retail postmtescribed above in the context of
retail developments in the pipeline for the trade .arBeoposed retail projects provided
by CoStar Group, Inc. were reviewed as well as reBPéarining Department approval
applications for Brookhaven. It should be noted thatittics mation is preliminary and
that proposed projects may not actually be completexdhleT8-23 lists the retail projects
proposed and under construction in the trade area, demargstdtal retail pipeline of
roughly 24,000 square feet.

Table 8-23 - Gordon Heights Trade Area Retail DevelopmerRipeline

Building Address Building Name City Building Status GLA (SF)
Route 112 & Commercial Bl Branch Brook Plaza Medford Under Construction 17,745
Route 112 @ County Rd 83 Coram Proposed 6,500
Total Retail Pipeline Square Foot age: 24,245

Source: CoStar Group; Brookhaven Department of Planning; Economics Research Associates

According to leasing representatives, no tenants hava sgace at Branch Brook Plaza
to date. Without understanding tenants slated to occuBrtveh Brook Plaza space, it
is not possible to estimate the impacts of that ptgme supportable retail development
potential in the Gordon Heights trade area.

8.4.11 Other Retall Initiatives Proximate to the Trade Area

In addition to the existing retail development pipelinegposed retail initiatives were
examined in surrounding communities that may influencertaeket potential of planned
development within the trade area. Those initiativestmelevant to potential retail
development in Gordon Heights are associated with pthnawn and hamlet centers
along Middle Country road in nearby Centereach, Sel@enam, Middle Island, and
Ridge. A brief discussion of these initiatives is progitelow.

Centereach Town Center

The Centereach town center concept currently envisioasreédevelopment of the
Centereach Mall. Redevelopment is slated to bring hewsing, potentially in a

residential-over-retail format, to complement both léretreet-front retail and large-
format spaces suitable for lifestyle retailers. Intipalar, a diverse Food & Beverage
service component is planned to augment current dining opdiong Middle Country

Road.
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Selden Town Center and Related Hamlet Business Development

The Selden town center concept is to be achieved by regéew two existing
community shopping centers, College Plaza and Independdaze, located on Middle
Country Road at either side of its intersection witdyB Road. The Selden concept also
envisions a mix of housing and retail, but one that phygisalbarates these uses.

Coram Hamlet Center West

This center, proposed for the vacant former Uniteds&&Theater parcel and the adjacent
Spiegel property on Middle Country Road west of Route 118nvgsioned to contain
convenience goods, personal services, entertainment, aad &obeverage service
retailers in small-format street-front spaces may e ffuture contain big box
components.

Coram Hamlet Center East

This center is proposed as a redevelopment concetttef@xisting Coram Plaza property
located just east of Route 112 at its intersection witddM Country Road. Tenants
envisioned for this center are similar to those envisidoedhe Coram West center but
will definitively occupy both large- and small-formatta# spaces as opposed to the
street-front space contemplated for its counterparatatl to the west of Route 112.

Middle Island Hamlet Center

Slated for development on Middle Country Road at itergection with Route 21, the
Middle Island Hamlet Center will include mixed-use developihweith a retail focus on
national retailers, convenience goods, and personalcesrvi Spaces capable of
accommodating national chain restaurants are alsmgdbfor this center.

Artist's Lake Center

Located to the west of the intersection of Woodville &l Middle Country Road,

Artist’s Lake will be smaller and less intensive thiznMiddle Island counterpart will. It

is anticipated that Artist’s Lake will encourage develepmof entertainment retail and
community space. Artist's Lake will also likely featulakefront parcels capable of
accommodating new eateries.
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Ridge Hamlet Center

The Ridge hamlet center, located near the intersectiomiddle Country Road and
Currans Road, will be developed in a main-street configurditausing personal service
businesses and limited convenience goods retailers. &sialrants are also proposed.

8.4.12 Achievable Rents for Spaces Contemplated

Conversations with local real estate brokers suggestrétwt rents in Coram, Middle,
Island, and Medford generally range between $16 and $25 peedqoaion a triple-net
basis. While the high end of this range represemits rachievable at large, anchored
shopping centers, the low end of this range represemiis aehievable for small, inline
retail spaces programmed as part of strip centers. @icepto local brokers, the $16 to
$20 per square foot range most likely provides the best estohatmts achievable for
the small spaces contemplated by the Gordon Heightd cetmand analysis. With
regard to restaurant space, rents might range highee&et$20 and $25 per square foot
because of regulations limiting the number of spacesaldaitfor “wet use,” i.e. spaces
with grandfathered sewer rights that allow tenantiedally dispose of refuse generated
by restaurant uses.
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9 Housing Assistance Opportunities

The Southern Neighborhood Center may require public nines in order to develop
“affordable” or “workforce” housing units. There are himgsprograms available through the
State and Federal governments, Suffolk County, the TovBradkhaven, and private housing
groups to support a mix of market, affordable, and workforce hgusiits. Table 9-2, on the
following page lists the various available programs. iEson of requirements and
applicability for each of the programs follows along hwimention of some of the non-
governmental entities that help administer some opthgrams.

9.1Federal

9.1.1 HUD Median Income Limits for Suffolk County

Many housing assistance programs are based on the FBépatment of Housing and
Urban Development (HUD) Median Income for the paitdc locality. The HUD

Median Income is based on a household size of foure HUD Median Income for
Suffolk County in 2008 was $97,100 (Table 9-1). Housing program reegmts are

based on a percentage of that value adjusted for housételd s

Table 9-1 - HUD 2008 Median Income Guidelines for SuffolkCounty

Income % HOUSEHOLD SIZE
Median
1 2 3 4 5 (] 7 8
30% £20.400 $23.300 $ 26.250 § 29.150 $ 31.500 $ 33.800 $ 36.150 $ 38500

50% $34.000 $38.850 $ 43.700 $ 48.550 $ 52450 § 56.300 $ 60.200 $ 64.100

60% $40.750 $46.600 $ 52,450 $ 58.250 $ 62.900 $ 67.550 $ 72.250 $ 76.900
80% $54.400 $62.150 $ 69.900 $ 77.700 $ 83,900 $ 90.100 $ 96.300 $102.550
100% $67.950 $77.700 $ 87.400 $ 97.100 $104.850 $112.650 $120.400 $128.150
120% $81.550 $93.200 $104.850 $116.500 $125.800 $135.150 S144.450 $ 153,800
130% $88.350 $101.000 $113.600 $126.250 $136.350 $146.450 $156.550 $ 166.650

Note: HUD Medium Income $97,100; Income limits rounded trest $50
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Table 9-2 - Housing Assistance Program Summary

Program Federal/State Income Purpose

HOME Investmen Federal formuli| Low-income build, buy, or rehabilitate affordable hous

Partnerships Program grants to States for rent or ownership or to provide direct
and localities rental assistance to low-income tenants

Low Income Housing Ta Federal (HUD | Low-income Tax credits to developers of qualifi

Credits projects through local housing/community

development agency. Developers can sell tax
credits to investors to raise capital.

Homeownership Zon Federal (HUD | Various Grants to selected cities as seed mone
stimulate investment in their target areas

Selthelp Homownershig Federal (HUD | Low-income Funds for no-profits to purchase home sil

Opportunity Program (SHOR) and improve infrastructure for sweat equity
and volunteer-based homeownership

Low Income Housing Ta Statt Low-income For hwseholds at or below 90% of ai

Credit Program (SLIHC) median income. Reduction in state taxes for
investors

Community Developmer Statt Low- and Jobs; preventing slums/blight; commur

Block Grants moderate- development need that poses threat| to

income community's health or welfare
Housing Trust Fun Statt Low-income Provides funding to: construct housil
Corporation rehab residential property, and convert npn-

residential property to residential for low-
income homesteaders, tenants, tenant-
cooperators or condominium owners

Housing Development Fur | Statt Low-income Provides loans to nonprofits to deve
(HDF) housing for pre-development costs, site
acquisition, construction/rehabilitatign

financing, and other development costs that
can be mortgaged. Short term financing ¢an
be repaid from investors’ equity in lov
income housing credit projects.

Affordable Home Ownershi | State Low- and Provides grants to governmental, -for-
Development Program (Affordable moderate- profit and charitable groups to build,
(AHOD Program) Housing income acquire/rehabilitate, or improve homes.
Corporation
(AHC))
Neighborhood Stabilizatio | State Housing| Low-, Assist communities affected by foreclos
Program (NSP) Finance Agency moderate-, and and subprime crises. Offers subsidies| to
(HFA)) middle-income| local municipalities and nonprofit housing

providers to buy, renovate, and then resell or
rent foreclosed and abandoned properties

Workforce Housing Propert | Suffolk County| Workforce Issues bonds to acquire sites for workfc

Acquisition Program (Department of housing housing, then transfer sites at no cost| to
Economic participating town or village, which could
Development develop the site itself or in conjunction with
and Workforce a non-profit or for-profit entity for minimum
Housing ) of 20% workforce housing units.

72h Prograr Suffolk County | Various Allows County to transfer properties

—

acquires (usually for tax non-payment) |to
towns and villages for affordable housing.
Frequently, properties then transferred from
Town to non-profit housing agencies.
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9.1.2 Community Development Block Grants

The Town receives funding for other housing programs (sscthe@ NY Main Street
program) through the Community Development Block Gr&DEBG) Program. The
Town can use CDBG funding for activities that benefitvd and moderate-income
persons such as; creating job opportunities for low- mutlerate-income persons;
preventing or eliminating slums and blight; or addressingnancunity development need
that poses a serious and imminent threat to the conytauhealth or welfare. Eligibility
for many CDBG programs is based on individual family incamen the percentage of
low and moderate-income residents that live in a cegangraphical area, as determined
by census tract maps developed by HUD. The 2009 CDBG progeme limits as
published by the Town are listed below in Table 9-3.

Table 9-3 - CDBG Program Income Limits

Number of persons | Income
In Household Limits

$54,400
$62,150
$69,900
$77,700
$83,900
$90,100
$96,300
$102,550

N OO WN

(o]
¥

9.1.3 HUD - HOME Investment Partnerships Program

The HOME program provides formula grants to States aralities that communities
use to build, buy, or rehabilitate affordable housingrémt or ownership, or to provide
direct rental assistance to low-income tenants.calibes frequently collaborate with
local nonprofit groups. The HOME program requires a 25 peroatch by participating
jurisdictions from nonfederal sources. The match nalude donated materials or labor,
the value of donated property, proceeds from bond finanamypther resources.

The HUD establishes HOME Investment Trust Funds for geatitee that provide a line
of credit that the participating jurisdiction can dram States and local governments can
use HOME funds for grants, direct loans, loan guaranteesther forms of credit
enhancement, or rental assistance or security deposits.
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For rental housing and rental assistance, at least 9érpest benefiting families must
have incomes that are no more than 60 percent of the-&tljlidted median family
income for the area. In rental projects with five @renassisted units, at least 20 percent
of the units must be occupied by families with incortieeg do not exceed 50 percent of
the HUD-adjusted median. The incomes of householdsweg HUD assistance must
not exceed 80 percent of the area median. Participatisglictions may utilize HOME
funds for the following types of eligible activities:

 Provide home purchase or rehabilitation financing assistato eligible
homeowners and new homebuyers;
* Provide tenant-based rental assistance.
* Build or rehabilitate housing for rent or ownership;
» “Other reasonable and necessary expenses relatdw tdetelopment of non-
luxury housing,” including:
o0 Site acquisition or improvement,
o Demolition of dilapidated housing to make way for HOMiSisted
development,
o Payment of relocation expenses.

There are rent, subsidy, and purchase-price limitatims®cated with the HOME
program, published annually by HUD. At least 15 percentthaf participating
jurisdiction’s (PJ) allocation must be reserved foousing owned, developed, or
sponsored by experienced, community-driven nonprofit groupsrégsdas Community
Housing Development Organizations (CHDOs). The PJ enmire that HOME-funded
housing units remain affordable in the long term (20 y&arsew construction of rental
housing; 5-15 years for construction of homeownership hgusand housing
rehabilitation, depending on the amount of HOME subsidy).

9.1.4 HUD -Low Income Housing Tax Credits

The Low Income Housing Tax Credits (LIHTC) progranars indirect Federal subsidy
used to finance the development of affordable rental hguer low-income households.
The following information was taken from the Federal Hogisnd Urban Development
(HUD) Community Planning and Development website. Onlgehoortions that might
be relevant to Gordon Heights are reproduced below.

The Program- Tax credits are available to developers of qualifiegepts through local
housing and community development agencies to increasesupply of affordable
housing. The program provides developers with tax incentivesvest in affordable
rental housing. Developers can sell the credits toshove to raise capital (or equity) for
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their projects, which reduces the debt that the developald otherwise have to carry.
Because the debt load is lower, these properties can supper rents. Provided the
property stays in compliance with program requirememntggstors receive dollar-for-
dollar credits against their Federal tax liability egehlr for 10 years.

Allocation - Each year, the IRS allocates housing tax credits to designated state
agencies-typically state housing finance agencies - which in turn awardrédés to
developers of qualified projects. States allocate housing tax creditagthr a
competitive process. The state allocating agency must develop a plifofating the
credits consistent with the state's Consolidated Plan. Federalrégwires that the
allocation plan give priority to projects that (a) serve the lomesbme families; and (b)
are structured to remain affordable for the longest period of timedeFal law also
requires that 10 percent of each state's annual housing tax credit allocatieet laside
for projects owned by nonprofit organizations. The credit amount for a qbrage
calculated based on the costs of development and the number of qualifiextdave
units, and cannot exceed the amount needed to make the project feasible.

Eligibility - To be eligible for consideration under the LIHTC Program, a proposed
project must:

= Be aresidential rental property.

=  Commit to one of two possible low-income occupancy thresbmlorements.

= Restrict rents, including utility charges, in low-incométsin

= Operate under the rent and income restrictions for 30 yealtsrger, pursuant to

written agreements with the agency issuing the tax credits.

Typical rental properties that are eligible under HOM#ll also be eligible under
LIHTC. However, the LIHTC program is not as flexible as theM#EOprogram
concerning service-enriched housing, or concerning group homes and transitional
housing. The LIHTC program requires that rehab be performed, if theopeveis
acquiring an existing building. Tax credits may be earned on the acquisitian of
existing development provided the owner meets the 10-year prexmesship rule.
This rule states that the property to be acquired must not have changedsioyyreerd
been placed in service during a 10-year period prior to the acquisitionuildifg that
has not been used in ten or more years can claim the acquisition enesht if its
ownership has changed, given that it has not been placed in serviog duait period.
Projects eligible for housing tax credits must meet low-incat@ipancy threshold
requirements. Project owners may elect one of the followinghtesholds:
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= 20-50 Rule: At least 20 percent of the units must be rentatestrand occupied by
households with incomes at or below 50 percent of the HUD-deterraneed
median income (adjusted for household size).
= 40-60 Rule: At least 40 percent of the units must be rentatestrand occupied by
households with incomes at or below 60 percent of the HUD-deterraneed
median income (adjusted for household size).
The 20-50 Rule is conceptually similar to - although not exactly the samea 20
percent Low HOME requirement. Similarly, the 40-60 Rule is compartbla 40

percent High HOME requirement.

Rent Limits- The rent for each unit is established so that tenant monthly housing costs,
including a utility allowance, do not exceed the applicable LIHTC remt.liThese limits

are based on a percentage of area median income, as adjusted by uniOsizeurse,

rents cannot exceed local market limits.

It is important to note that the LIHTC Program restricts only ploetion of the rent paid
by the tenant, not the total rent. As a result, certain rentak@sge programs can be
used to raise the total rent above the LIHTC rent limit. Fangxe, project-based
Section 8 contract rents can exceed the LIHTC limit, but tenant-basedrnS& contract
rents cannot.

Affordability Requirements -The LIHTC program requires a minimum affordability
period of 30 years (i.e., a 15-year compliance period and subsequent 15-yszateeit
use period). Some states require a longer affordability period for BITCl properties,
and other states may negotiate longer affordability periods on a propertyis{jemsis.
Tenant incomes are recertified annually to ensure their continued étigibi The
allocating agency is responsible for monitoring compliance with the pomastluring
the affordability period and must report the results of monitoring téRIse

9.1.5 HUD - Homeownership Zones

The Homeownership Zone (HOZ) initiative awarded grantseiected cities as seed
money to stimulate investment in their target arell@meownership Zone cities were
encouraged to apply New Urbanist design principles in dpwejotheir HOZ plans by
providing for a pedestrian-friendly environment, a mixrafames and compatible uses,
defined neighborhood boundaries and access to jobs andtraasi. Theremay be
another round of funding, but no current funding is avaelabl
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According to a HUD representative, although there areppopriated funds for another
round of HOZs, the model could be adapted using other existiis fto leverage private
investment. Additional information about the HOZ demaigin programs is available
on HUD’s website atwww.hud.gov/offices/cpd/affordablehousing/programs/hoz/index.cfm

9.1.6 HUD - Self-help Homeownership Opportunity Program (SHOP)

The Self-help Homeownership Opportunity Program (SHOP) provides fundgfblee
national and regional non-profit organizations and consortia to purchase home sites and
develop or improve the infrastructure needed to set the stage fat ®geity and
volunteer-based homeownership programs for low-income persons and farSiH&3P
funds are used for eligible expenses to develop decent, safe and saoitaiyxury
housing for low-income persons and families who otherwise would notmbkeco
homeowners. Homebuyers must be willing to contribute significant amafuhtsir own
sweat equity toward the construction of the housing units. Eligible lhoress must
apply through current SHOP grantees and their affiliates.

Eligible Applicants -National and regional nonprofit organizations or consortia with
experience in using homebuyer and volunteer labor to build housing may apply.
Applicants must have completed at least 30 units of self-help housing thighiast 24
months.

Eligible Activities - SHOP funds may be used for only land acquisition, infrastructure
improvements, and administrative costs. Total land acquisition and infraseuc
improvement costs together may not exceed an average of $15,000 in SkéGP@Ess

per home. Administrative costs (program administration, planning and management
development costs) may not exceed 20% of the grant amount.

HUD lists the following non-profit organizations as dbigi to provide SHOP funding on
Long Island:
* ACORN Housing Carporation

e Habitat for Humanity International
e Housing Assistance Council

Cameron Engineering & Associates, LLP 9-7
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9.2New York State

9.2.1 Low-Income Housing Tax Credit Program

The Low Income Housing Tax Credit Program (SLIHC)msedeled after the federal

LIHC program (see above). Units that receive SLIHGstesce must serve households
whose incomes are at or below 90 percent of the ardeama&come (vs. the 60 percent
standard of the federal program). Dollar-for-dollar reuncin state taxes is provided to
investors in qualified low-income housing.

9.2.2 Housing Trust Fund Program

The Housing Trust Fund Corporation (HTFC) administees ltbw-Income Housing
Trust Fund Program (HTF) to help meet the need for affdedhousing. The HTF
provides funding to eligible applicants to: a) constrimiv-income housing, b)
rehabilitate vacant, distressed or underutilized residepti@perty (or portions of a
property), and c) convert vacant or underutilized nordessial property to residential
use for occupancy by low-income homesteaders, tenaertgnttcooperators or
condominium owners. The agency also provides seed nmonagn-profits that need
financial assistance to develop a full HTF project appba.

The program is open to not-for-profits, housing developmimd companies,
municipalities, housing authorities, private developeré wivestments in a project that
limit their profits, and partnerships where the non-prodittner has at least a 50 percent
controlling interest. Low-income persons may not lpeatl recipients of payments,
grants, or loans from the Corporation, but may rexsivch funds from another eligible
applicant. Projects must be located in a ‘blightedaanean area in danger of becoming
blighted. They must be vacant, distressed, or under-amtupiOccupancy in HTF
projects is limited to low-income persons and familiesl@fined by the agency.

Funding is limited to $125,000 per unit. The sponsor must ergogeterm (15-30
years) occupancy by low-income persons. Seed money fuigliimited to $5,000 per
unit and a maximum amount of $45,000 for the entire projegtto 10 percent of HTF
funding can be used for a community service facility. Motre than 50 percent of an
HTF award can be used towards property acquisition.
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9.2.3 The Housing Development Fund

The Housing Development Fund (HDF) is a revolving loamdfthat provides loans to
nonprofits to develop low-income housing projects. Lotmsugh the HDF can be
applied to pre-development costs, site acquisition, toacton/rehabilitation financing,

and other project development costs that can be modgafee loans can provide short
term financing that can then be repaid from equity couted by investors in low-

income housing credit projects (see above).

Projects funded through HDF loans must provide housingloferincome residents.
Permanent financing is usually provided by State, Fedenauoicipal government, but
can be privately financed. Generally, HDF pre-develoggnaad site acquisition loans
are repaid out of construction financing; HDF constarctioans are repaid from
permanent financing; and HDF bridge loans are repaid frontygquoceeds. Some HDF
applications for construction financing have come fromliegpts who requested
permanent financing from the NYS HOME Program (see betowepay the HDF loan.

Eligible HDF projects must serve low-income resideni&he government entity that
provides permanent funding determines and regulates occuig@nitity. When project
financing does not include government assistance, residenegtricted to households
with incomes hot exceeding six times the total housing cost (rent and utilieesgpt
that for households with three or more dependents, the income must red sgeen
times the total housing cost

9.2.4 New York State Affordable Housing Corporation

The Housing Finance Agency (HFA) and the Affordable HoysCorporation (AHC)
make financing available to for-profit and not-for-profit depers for the construction
and preservation of affordable housing. The State of Newk Mortgage Agency
(SONYMA) offers low interest fixed-rate mortgages, @lgscost assistance, and other
programs to help low- and moderate-income families lmechomeowners. SONYMA
also offers mortgage insurance to lenders of multifaholysing.

The AHC administers the Affordable Home Ownership Devalept Program (AHOD
Program), which provides grants to governmental, not-foftpand charitable groups to
build, acquire/rehabilitate or improve homes for lowd anoderate-income families.
Grantees of the AHOD Program must ensure that homeebugr homeowners are
eligible recipients of Program funds. The Progrankesaavailable grants up to $35,000
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per unit or $40,000 per unit in high cost areas like Suffolk Courynded projects
service individuals or families that earn between 100gygrand 166 percent of the HUD
Low Income Limits (see Table 9-4 for Suffolk Countyjhe agency issues a Request for
Proposal once or twice per year.

Table 9-4 - AHC 2008 Income Limits for Low Income Familis

Area Average Income Limits in Dollars Number Persons
1 [ 2 | 3 1 4 ] 5 ] 6 ] 7 ] 8
NY State 65,300
Metro 66,800
Non-Metro 52,700
Suffolk, 100% | 97,100 | 54,376| 62,144 69,912 77,680 83,894 90,109 96323 102,538
Suffolk, 166% | 97,100 | 90,264| 103,159 116,054 128,949 139,265 149,581 159,897 170,212

Source: HUD, 2008

9.2.5 Neighborhood Stabilization Program

The NYS Housing Finance Agency (HFA) oversees the Nedtumd Stabilization
Program (NSP), a $64.5 million effort funded by New Yorkt&tand the Federal
government to help communities most severely affectetthdyoreclosure and subprime
crises. The NSP program offers subsidies to localicipalities and nonprofit housing
providers to buy, renovate, and then resell or remcfosed and abandoned properties.
Once renovated or newly constructed, the homes wouldolle g rented to low-,
moderate-, and middle-income households, with mandated-tésm affordability.
Suffolk County applied for and received funds through this progsze below).

9.3 Suffolk County Economic Development & Workforce Housing

9.3.1 Workforce Housing Property Acquisition Program

Suffolk County’'s_Department of Economic Development andrikférce Housing can
issue bonds to acquire sites for workforce housing devaafsn The County would
then transfer the sites at no cost to the particigabwn or village, which could develop
the site itself or in conjunction with a non-profit for-profit entity. The developments
must offer a minimum of 20 percent workforce housing unitee program is on a first-
come first served basis and gives preference to: ajagewents that provide more than
20 percent workforce housing; b) developments that would keets affordable
permanently; c) developments of ten units or more;gdg¢en’ developments; and e)
developments that meet the County's Smart Growth goals.
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9.3.2 Workforce Housing Commission Endorsement

Suffolk County’s Workforce Housing Commission (WHC) proa®the construction of

workforce housing by issuing endorsements for certaiegi®that meet its guidelines.
The WHC encourages development of homes for familgesieg no more than 120

percent of the area median income, a minimum of 50 peotevhich must be available

to families earning no more than 80 percent of the aredamécome. Projects can win
the endorsement of the Commission by following cerfaincedures and meeting as
many of the following goals as possible:

e Support a vibrant economy by enabling employers tocataad retain skilled
employees

* Provide a diversity of housing options

» Strengthen the integrity of existing core downtowraar@nd community centers

* Promote innovative approaches to workforce housing

* Promote adaptive re-use of existing structures

* Promote affirmative marketing to encourage diverse comrasnit

» Offer innovative and energy efficient design solutions

* Promote use of existing and new public transportation sgstemmeduce traffic
congestion

» Conserve and enhance open space

* Promote long term affordability

9.3.3 Neighborhood Stabilization Program

In late March 2009, the County secured $11,572,744 in federal furtdagguire and re-
develop foreclosed, blighted, and abandoned properties, #iethes majority of the
properties to first-time homebuyers. The County sigae agreement with HUD to
award $5,681,443 to a consortium that includes the County, tewas, and 10 villages.
The consortium’s program will be implemented in pahgr with Brookhaven Town,
the Community Development Corporation of Long Islanee($elow) and the Long
Island Housing Partnership (see below). The majofigyroperties will be sold to first-
time buyers and some will be offered as affordableatentHomes will be acquired from
banks at a discount of at least 15 percent of currerkathaalue and will be sold for their
acquisition plus rehabilitation costs. Purchasers rbesfirst-time homebuyers with
incomes below 120 percent of the federally determined mead@me for the area,
which for a family of four in Suffolk County would be $122,150'he county, in
partnership with several towns including Brookhaven subthiein application for the
State’s allocation of Neighborhood Stabilization Pamgrfunds. Those funds could also
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be used to acquire and rehabilitate foreclosed propettegay or June, the County will
apply for its share of the $2 billion in Neighborhoodlslization Program funds
included in the federal stimulus plan (American Recogeny Reinvestment Act).

9.3.4 Suffolk County’s 72h Program

The 72-h program is based on NYS General Municipal Ldtallows the County to
transfer properties it acquires to towns and villagesaffordable housing purposes.
Frequently, the properties are then transferred fromTinen to non-profit housing
agencies such as the Community Development Corporatibangf Island and the Long
Island Housing Partnership. The program is based on tHellS@ounty Tax Act.
When property owners do not pay taxes, the County paysth® municipalities the
taxes due them and then takes title. The 72-h provisiatiais the county to transfer
property to another municipality for certain purposes.

9.4Brookhaven Housing, Community Development & Int  ergovernmental
Affairs

The Town’s Department of Housing, Community Developthemd Intergovernmental
Affairs administers the federal Community DevelopmBiack Grant (CDBG) Program.
Eligibility for many of the Department’s programs issbd on household income as provided
by census maps from the U.S. Department of Housing & JBevelopment (HUD). The
CDBG program funds projects such as water main installand public water connections,
residential rehabilitation, and downtown revitalization.

9.5 Community Development Corporation of Long Islan d

The Community Development Corporation (CDC) of Lorglamd is a HUD-certified
housing agency that, among other services, assiste thetrelopment of multiple-residence
rental housing and provides lending assistance. Theyipate in Federal Housing Tax
Credit and Section 8 programs as well as the Statésdsfble Housing Corporation (AHC)
grant program. The AHC offers grants up to $25,000 to lohercost of homes to make
them more affordable for moderate-income purchasers.
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9.6Long Island Housing Partnership

9.6.1 Overview

The Long Island Housing Partnership (LIHP) offers assigtdn municipalities, private
developers, and not-for-profits with affordable and wor&t housing development
funding, technical assistance, and mortgages.

9.6.2 Employer Assisted Housing Program

The LIHP has a unique Employer Assisted Housing progratraisssts individuals with
their home purchase, while at the same time assistimglogers recruit and retain
qualified employees. The LIHP works with a number ohd.dsland employers who
offer monetary benefits to their employees. Adddiofunds from county, state, and/or
the federal government can be added to the funds madebdevdila those firms. The
program is available to all Nassau and Suffolk businegegsare willing to provide a
benefit contribution, which may be in the form of a gramatched saving and/or interest
rate buy downs, or other incentive. Both new and egishomes may qualify for
purchase according to program guidelines. Employeeshayste-qualified. Additional
information is found at http://www.lihp.org/help.aspx.

9.6.3 Technical Assistance Program

The Long Island Housing Partnership, Inc. provides technicdtasce to community
based not-for-profits to help them develop new housingidict). The organization will
also assist for-profit developers create affordableatemd ownership opportunities.

9.6.4 Financing and Grant Assistance

The LIHP can access financing through its Regional Len@iagsortium, a group of
banks that participate in affordable housing lending. Tdisgy provide grant assistance
to community non-profits by preparing governmental and priveector funding
applications. The non-profit acts as applicant execuineggrant/loan agreement and
assuming responsibility for compliance with the prograre LIHP provides help to the
non-profit with grant monitoring and compliance, thegalke process, and the
administration of grant/loan funds.
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9.6.5 Development/Municipal Approval

The LIHP will assemble a pre-development team, vagist with municipal approvals
and permits, selection of a developer, monitoring of caogsbn, and securing of a
Certificate of Occupancy.

9.7 Habitat for Humanity

Habitat for Humanity of Suffolk is anirffdependently operated affiliate of Habitat for
Humanity International. [They] are a non-profit, ecumenical Christian partnership of
concerned people that builds with and sells affordable homes to hardgddw-income
families.” The organization has constructed homes in many of IBuf@ounty’s
communities. Habitat for Humanity of Suffolk produces sudor approximately
$100,000. Homeowners receive a no-profit, no interest ngetém their home, which is
typically $800-950 a month including mortgage, taxes, and insuradoeneowners agree
to contribute 270 hours of building time (sweat equity) lo@irthome and other Habitat
homes, to complete educational classes, and to pedommunity service as the “down-
payment” on their new home.
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10  Zoning, Building Code, and TDR Recommendations

Table 10-1 lists all land use and zoning changes proposédsihand Use Plan. Each parcel
undergoing a proposed land use and zoning change is numberedamdoshFigure 10-1 and
Figure 10-2. Figure 10-3 and Figure 10-4 show all proposed landnéas@ng, respectively.

10.1 Rezone the Parcels Required for the Neighborhoo  d Centers

10.1.1 Rezone South Neighborhood Center Parcels as Planned Development
District

The Town has Planned Development District (PDD) zonmddlow the flexibility
necessary to achieve environmentally sensitive, economicallyfidi@heand socially
desirable developmeit To achieve a PDD, a development must minimize
environmental impacts, maximize the preservation and proteofi certain significant
environmental features, and must demonstrate a public benEfie developer must
provide a statement of the proposed changes to the underyiiggzvith an explanation
of the proposed public benefits. The developer must &fflee Barrens credits (PBC’s)
or must instead provide ‘special public benefits.’

In the case of the South Neighborhood Center, theigpgublic benefit’ would include
affordable housing and neighborhood amenities such &aimenunity Center and South
Center Public Green. South Neighborhood Center mast®luld be zoned as a PDD.

RECOMMENDATION : Rezone South Neighborhood Center Parcels to PDD

10.1.2 Create a Hamlet Center Overlay District for the Westfield-Fife
Neighborhood Center Parcels

The Town recently proposed Hamlet Center and Corridandgitional Overlay Districts

as part of the Middle Country Road Land Use Plan (AppeBji The Town should

designate the Westfield-Fife Neighborhood Center par€Ehble 10-2) as a Hamlet
Overlay District.

RECOMMENDATION : Create Hamlet Overlay District for the WestfieldeF
Neighborhood Center parcels.

Cameron Engineering & Associates, LLP 10-1
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Table 10-1. Proposed Land Use and Zoning Changes

Map ID Tax IC Existing Land Us Proposed Land Ut Existing Zonini | Proposed Zonin | Acreagt
1 451-2-4.2| Commercial Transitional J2 & Al J 0.5980
2 451-2-4.6| Commercial Transitional J5 J 0.6313
3 451-2-4.8| Commercial Transitional J2 J 0.3358
4 451-2-8.1| Institutional Transitional J4 & Al J 21.8469
5 452-1-15| Commercial Transitional PRC J 6.0042
6 || 452-1-14.2] Commercial Transitional J4 J 1.0062
7 | 452-1-14.1f Commercial Transitional J2 J 9.4034
8 || 452-1-10.1] Open Space / Preserve Open Space / Preserve AZ J6A2 &| 1.8423
9| 452-1-11.3] Commercial Mixed Use Hamlet Center J2 & Al J6 4147,
10| 452-1-11.20 Open Space / Preserve Open Space / Preserve| A2 J6A2 & 1.6601
11 452-1-13| Vacant Mixed Use Hamlet Center J2 & Al J6 & Al 1.7036
12| 430-3-15.1] Commercial Mixed Use Hamlet Cente J2 J6 1.B428
13 452-2-3| Residential Mixed Use Hamlet Center Al J6 0.3249
14| 430-3-22.1 Institutional (Church) Mixed Use Hamlet Cente 2 ] J6 1.3009
15 452-2-22| Residential Mixed Use Hamlet Center| Al J6 0.2290
16| 452-2-26.1] Residential Mixed Use Hamlet Cente Al J6 0.p244
17 430-3-24) Commercial Mixed Use Hamlet Center J2 J6 0.4892
18 430-3-28) Commercial Mixed Use Hamlet Center J2 & Al J6 2528
19 430-3-26| Residential Mixed Use Hamlet Center| Al J6 0.7839
20 430-3-25| Commercial Mixed Use Hamlet Center J2 & Al J6 010p
21 431-3-1| Vacant Transitional J2 & Al J 0.9934
22 431-3-2| Vacant Transitional J2 & Al J 0.9288
23 431-3-3| Commercial Transitional J2 & Al J 0.2408
24 431-3-8| Commercial Transitional J2 & Al J 1.9048
25 431-3-9| Vacant Transitional J2 & Al J 2.21188
26 431-3-10 Commercial Transitional J2 & Al J 0.2923
27 431-3-11) Commercial Transitional J2 J 2.5¢68
28 431-3-12| Residential Transitional J2 & A1 J 2.2477
29| 431-3-13.1] Vacant Transitional Al J 4.7924
30 431-3-14| Vacant Transitional Al J 2.3643
31| 431-3-13.20 Vacant Transitional Al J 4.0405
32 431-3-62| Vacant Transitional Al J 0.0505
33| 431-3-26.3 Commercial Transitional J2 & Al J 1.1744
34| 431-3-26.1 Commercial Transitional J2 & A1 J 0.4625
35 431-3-27| |Institutional Transitional J2 & Al J 0.3988
36| 431-3-28.2 Commercial Transitional J2 J 0.3511
37| 431-3-28.1] Commercial Transitional J2 J 0.3666
38 431-3-29| Vacant Transitional J2 J 0.1220
39| 431-3-30.5§ Commercial Transitional J2 J 0.6897
40 431-4-8| Commercial Transitional J2 & Al J 0.9959
41 431-4-9| Commercial Transitional J2 & Al J 0.9994
42 431-4-29] Commercial Transitional J2 & Al J 2.8112
43 452-3-44| Abandoned Commercidl Residential Al Al 0.5235
44 452-2-38| Industrial Residential Al Al 1.62B3
45 453-2-20| Vacant Recreational Al Al 1.5991
46 479-4-9| Abandoned Commercial Residential Al Al 0.59323
47 496-5-19| Vacant Recreational Al Al 0.7343
48 497-3-13| Vacant Recreational Al Al 0.3495
49 527-1-5| Vacant Recreational Al Al 0.4467
50 526-1-20| Vacant Mixed Use Hamlet Center Al PDD 5.9883
51 545-1-1| Vacant Mixed Use Hamlet Center Al PDD 4.0095
52 545-1-4| Vacant Mixed Use Hamlet Center Al PDD 3.8094
53 526-1-19] Vacant Mixed Use Hamlet Center Al PDD 25.4393
54 526-1-21| Vacant Mixed Use Hamlet Center Al PDD 0.7220
55 545-3-1.1] Vacant Mixed Use Hamlet Center Al PDD 1.8572
Cameron Engineering & Associates, LLP 10-6
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Table 10-2 — Westfield-Fife Neighborhood Center - Hamlédverlay District Parcels

Map ID Tax IC Existing Land Us Proposed Land Ut Existing Zonini | Proposed Zonin | Acreag!

8 || 452-1-10.1] Open Space / Preserye  Open Space / Preserve AZ J6A2 &| 1.8423

9| 452-1-11.3] Commercial Mixed Use Hamlet Center J2 & Al J6 4147,
10 452-1-11.20 Open Space / Preserve  Open Space / Preserye A2 J6A2 & 1.6601
11 452-1-13| Vacant Mixed Use Hamlet Center J2 & Al J6 & Al 1.1036
12| 430-3-15.1] Commercial Mixed Use Hamlet Center J2 J6 1.B428
13 452-2-3| Residential Mixed Use Hamlet Center Al J6 0.3249
14 430-3-22.1 Institutional (Church) Mixed Use Hamlet Center 2 ] J6 1.3009
15 452-2-22| Residential Mixed Use Hamlet Center Al J6 0.2290
16| 452-2-26.1] Residential Mixed Use Hamlet Center Al J6 0.p244
17 430-3-24)| Commercial Mixed Use Hamlet Center J2 J6 0.44892
18 430-3-28) Commercial Mixed Use Hamlet Center J2 & Al J6 2528
19 430-3-26| Residential Mixed Use Hamlet Center Al J6 0.7839
20 430-3-25| Commercial Mixed Use Hamlet Center J2 & Al J6 010p

10.1.3 Rezone Westfield-Fife Neighborhood Center Parcels to J6

In order to develop the Westfield-Fife Neighborhood Ceaterenvisioned and allow
mixed residential and commercial use buildings, the Tdvaulsl change the underlying
zoning for those parcels (Table 10-2) that would become gfathe Westfield-Fife

Neighborhood Center from primarily General Business (32Ma&in Street Business
District (J6).

RECOMMENDATION : Rezone Westfield-Fife Neighborhood Center Parcels6to J
(Main Street Business District).

10.1.4 Permit Live-Work Units in the Hamlet Overlay District

The Town should permit live/work uses as described ini@ed0.3 in its Hamlet
Overlay Districts. Live/work uses are appropriate for leantenters, traditional
downtowns, and even some commercial districts.

RECOMMENDATION : Permit Live-Work Units in the Hamlet Overlay Distric

10.1.5 Rezone Middle Country Road Parcels to J - Transitional Business

Parcels along Middle Country Road between the proposeahCHamlet Center and the
Westfield-Fife Neighborhood Center and then again betwden Westfield-Fife
Neighborhood Center and the Middle Island Hamlet Cesise Table 10-3) should be
rezoned for ‘Transitional Business’ as defined in Town CAdele XIXA: J Business
District (Transitional Business) as amended 7-22-2003 aadte# 8-11-2003.
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Table 10-3 - Transitional Business District Parcels
Map ID Tax IC Existing Land Us | Proposed Land U: | Existing Zonini | Proposed Zonin | Acreag
1 451-2-4.2| Commercial Transitional J2 & Al J 0.5980
2 451-2-4.6| Commercial Transitional J5 J 0.6313
3 451-2-4.8| Commercial Transitional J2 J 0.3358
4 451-2-8.1| Institutional Transitional J4 & Al J 21.8469
5 452-1-15| Commercial Transitional PRC J 6.0042
6| 452-1-14.2] Commercial Transitional J4 J 1.0062
7 452-1-14.1) Commercial Transitional J2 J 9.4034
21 431-3-1| Vacant Transitional J2 & Al J 0.9834
22 431-3-2| Vacant Transitional J2 & Al J 0.9288
23 431-3-3| Commercial Transitional J2 & Al J 0.2408
24 431-3-8| Commercial Transitional J2 & Al J 1.9048
25 431-3-9| Vacant Transitional J2 & Al J 2.21188
26 431-3-10 Commercial Transitional J2 & Al J 0.2923
27 431-3-11) Commercial Transitional J2 J 2.5668
28 431-3-12| Residential Transitional J2 & A1 J 2.2477
29 431-3-13.1] Vacant Transitional Al J 4.7924
30 431-3-14| Vacant Transitional Al J 2.3643
31 431-3-13.2| Vacant Transitional Al J 4.0405
32 431-3-62| Vacant Transitional Al J 0.05p5
33 431-3-26.3 Commercial Transitional J2 & A1 J 1.1744
34 431-3-26.1 Commercial Transitional J2 & A1 J 0.4¢25
35 431-3-27| Institutional Transitional J2 & Al J 0.3988
36 431-3-28.21 Commercial Transitional J2 J 0.3511
37 431-3-28.1 Commercial Transitional J2 J 0.3$66
38 431-3-29| Vacant Transitional J2 J 0.1420
39 431-3-30.5 Commercial Transitional J2 J 0.6897
40 431-4-8| Commercial Transitional J2 & Al J 0.9959
41 431-4-9| Commercial Transitional J2 & Al J 0.9994
42 431-4-29| Commercial Transitional J2 & Al J 2.8112

Such a rezoning would help reduce commercial sprawl and mivate retail uses Iin
hamlet and neighborhood centers in concert with the dBafiokhaven 2030

Comprehensive Plan. Permitted uses in the J Businessirmuade: single-family or

two-family dwellings, office, mixed-use buildings (excluditigpse associated with retalil
operations), churches, or similar places of worship,spahouses, libraries, and
municipal buildings or uses. The Town defines the intérthe Transitional Business
code as follows:

A. The Town Board recognizes the importance of enhancing the character and
identity of the various hamlets, which comprise the Town of BrookhaViajor
elements of this identity involve the residential uses, archreend streetscape
which have traditionally developed along the major roadways and which serve as
scenic gateways to the business districts of these communities.

B. The resulting advance of strip commercial development underminesitue
functional and visual role these business districts play in preservinghaaity
identity. Such development would add a significant amount of traffic along
roadways, which are already congested, thereby reducing service and safety
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C. The Town Board finds that a transitional business zoning district msure
redevelopment of these properties consistent with the various hachietacter

and identity thereby insuring that the such identity would not be undermined
through the elimination or significant modification to the residential stmagt
replacement of front lawn and vegetation with parking, commercial daygw
and signage, all of which would destroy the present visual quality of these
gateways. The creation of a transitional business district is alsastens with

the various hamlets’ character and identity limiting the advance op stri
commercial development, which also undermines the unique functional and visual
role these business districts play in preserving community identity.

D. It is the intent of the Town Board to create a transitional busizesing
district which would not result in the adverse effects so desktritng would be

an economically viable alternative to the existing designation, and consiatant

the various hamlets' identity and character. The provisions containeldisn t
article are intended to maintain the unique and historic character of tige si
through the maintenance of the architecture and streetscape, the consolidation of
roadway access, the minimization of parking within the front yard and only
permitting those uses within the transitional district which are gaible with

said restrictions and the transitional nature of these sites.

RECOMMENDATION : Rezone Middle Country Road parcels to J - TransitiBoginess.
10.2 Revise Accessory Apartment Code to Permit Deta  ched ADU'’s

Existing Code: Accessory apartments and granny flats candpr@additional affordable
housing options to the community and provide additional neead=ime to owners of the
primary residence. The additional income could be uséglmhomeowners pay mortgage
expenses and property taxes, to make improvements, angbteriseire proper maintenance
and upkeep of the home.

Suffolk County Real Property Tax Service Agency reports déisaof 2007, there were 45
single-family units with accessory apartments in Gorderghts. These units are all part of
the home (principal residence) and are not built otteched or detached garages. Town of
Brookhaven ordinance § 85-201 regulates ADU'’s.

Town code permits accessory dwelling units (ADU'’s) as$ phthe principal residence only.
Owner occupancy of the principal residence in which théJA® located is also required.
Town code does not permit freestanding accessory apdsinadso known as ‘granny flats.’
The Town does not permit any other entity or individtmlown a larger percentage
collectively or individually than the owner-occupantheTTown permits only one ADU per
dwelling, restricts apartment size based on the sizbeoprincipal residence, and permits
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only one bedroom. The Town will not permit additioA®U’s if “5% or more of the lots
within a one-half-mile radius of the subject parcel contain accessorytrapats. The
Board of Zoning Appeals can hear requests to vary this rexgant. Ultimately, in
unsewered areas, accessory units can only be permittedtdtal flow from the parcel meets
Suffolk County requirements, which in Gordon Heights (Hgexaogic Zone IIl) is 300
gallons per acre. The Suffolk County Department of Puldlmrks will be developing
guidelines for sewering selected areas of the County.essoey apartment units should be
permitted in greater numbers in those areas that andlldre sewered (such as hamlet and
neighborhood centers and downtowns), as they aradosatthere additional development is
acceptable or even desirable.

Proposed Changes: The Town should revise its AccesSpaytment Code to permit
detached ADU'’s or ‘granny flats’ as single-story structusesover garages (two-story)
within 1500 feet of J6 districts, hamlet overlay districesxd PDD’s that include a
neighborhood or hamlet center . Most traditional nleaghood planners consider 1500 feet
(approximately one-quarter mile) as walking distance.xiBnity of ADU’s to ‘downtown’
commercial areas improves community walkability, redueéance on automobiles, reduces
auto congestion, and helps support community businesses.

Safeguards must be included in any proposed change to thes@igcégpartment Code to
protect the integrity of single-family residential dists from absentee landlords that might
illegally rent both the principal residence and accgsapartment. Licensing of these units
by the Town is an option that gives it the opporturgtyifhispections prior to license renewal.
A licensing fee could offset the cost of inspections prmtessing. The revised Accessory
Apartment Code should include specific building and site irequents in such as the
following (see sample ordinance in Appendix C):

» Sizes of the units should be based on property size and beuéxpanded to a
maximum of 850 square feet to allow small two bedroom units,

» The size of the apartment should be related to théz{s.g. no units greater than
850 square feet for lots 10,000 square feet and larger),

 The size of the apartment must not be constructed oyirapfortion with the
principal dwelling and should remain subordinate to it ze;sihe maximum gross
floor area of the Accessory Apartment should be lesstihtireg. 30-40%) of the
gross floor area of the principal dwelling.

 To maintain green streetscapes and avoid front yardsdptoy meet the ADU
parking requirements, a minimum percentagg. 40%) of the front yard of a
dwelling that has an ADU should be landscaped area.

» Deed restrictions should be imposed that prohibit theratgpaale of the accessory
unit and that bind successor property owners to all use mog]it
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* On-site parking requirements should be relaxed to permie smwstreet parking
and thus reduce lot coverage,

» Change five percent limitation on number of ADU’s bgueing radius from 1/2
mile to 1500 feet and eliminating requirement entirelgawered areas,

* Reduce assessment for properties with ADU’s dedicated fompancy by low-
income households.

RECOMMENDATION : Revise Accessory Apartment Code to Permit DetachBd)'s
within 1500 feet of J6 districts, hamlet overlay districesxd PDD’s that include a
neighborhood or hamlet center. Institute specificdig and site requirements to protect
single-family neighborhoods.

10.3 Improve Building Code for Live/Work Units, Per  mit in Select Zones

The Town has recognized the desirability of live/work umitel permits them in its J
(Transitional Business), J2 (General Business), J6n(i8#&ieet Business District) zones and
in PDD’s (Planned Development Districts). The Townudth@lso permit live/work units in
Hamlet Centers, and specifically inside the commeimaters of the proposed Westfield-
Fife and South Neighborhood Centers.

The architecture of the live/work units should complentést design of the commercial
spaces. Building codes must address construction issueéscdpethis hybrid building type
such as separate access, business signage, and clliang.paBprinkler systems and fire-
resistant barriers separating residences and conahspace are of particular concern for
regulating the design of this hybrid building type. Chajkes inherent in providing parking
on tight sites can be overcome by arranging live/workswanound community green spaces
and allowing on street parking for patrons. Model codesagadlable from a variety of
sources including the American Planning Association (Appendlix D

RECOMMENDATION : Permit live/work units in Hamlet Centers. Ensure thaiding
codes provide for flexible use of the residential anchroercial spaces, include appropriate
safety language, and meet current guidelines for live/work.unit

10.4 Utilize Transfer of Development Rights

The Town of Brookhaven has a Transfer of Developniights (TDR) program in its
zoning code that could help support the preservation of opeer #peplemented. The goal
of the TDR program is th@reservation of natural resources, open spaces, historically
significant properties, and farmland, and the provision of orderly growth andagewent in

the Town TDR’s have become a popular means of attaining highertylemsdevelopment
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sites in the Town of Brookhaven. Pine Barrens crddiige gone from $7,500 in 1996 to
$116,250 in 2005, $83,652 in 2008, and $80,000 at the end of 2009 according fthe re
Pine Barrens Credit Program: Transferable Development Rights mir@eSuffolk County
by the NY Central Pine Barrens Joint Planning and Poliegn@ission. The same recent
report cited the following changes to the TDR program:

= New Brookhaven Critical Resource Areas within CGA
= Brookhaven'’s “Overton Preserve” as a voluntary “CGAdeg Area for Credits.
= Brookhaven’s “Hamlet Centers” and “Transition Areasireg Middle Country Road
as special CGA areas for receiving and sending PineBa@eedits, respectively.
= Incorporation of past Commission land use decisionsiatedpretations, including
Credit Program decisions and policies.
= Upgraded standards & guidelines for development.
= New “open space standard” utilizing “conservation designédmplement existing
“clearing” standard.
»= |nvasive & native plants, “dark sky”, “tall structuresteep slopes and other topical
areas
= Overhaul of the Pine Barrens Credit chapter, includifacation rules and process
streamlining.
The Middle Country Road Land Use Plan recommended udeamfsfer of Development
Rights utilizing Pine Barrens Credits to transition M@@ountry Road from the strip center
development that exists there today to the ‘Transificga’ envisioned in the Plan. In order
for that to occur, the Town should designate the ‘Titimms Areas’ as sending areas for
development credits. Similarly, the Town should destigrthe proposed Westfield-Fife

Neighborhood Center as a receiving area for TransfBewélopment Rights credits.

The Middle Country Road Land Use Plan recommended purdiaBae Barrens Credits
from parcels in the Transition Area that are eithemawdor are not fully built out. Those
rights, if purchased by developers of the proposed Wek#igd Neighborhood Center could
provide greater density, buy down parking requirements, ogase lot coverage. Stripping
development rights from the areas designated as Timm#ireas would help achieve the
goal of encouraging development in the proposed Hamlets discouraging further
development in the Transition Areas. The Pine Bar@ommission should establish the
value of TDR credits for commercial parcels in Han@&nters in terms of the specific
change in the developer’s obligation over or underrégired by the underlying zoning (or
overlay district). For example, how many TDR creaitsuld a developer need to purchase
to achieve a five percent reduction in on-site parking tan percent increase in FAR? The
commercial real estate market would determine the valughese credits based on
construction, financing, and other soft costs, along Withpotential sales price or income
generated by the property. The Town will work with theePBarrens Commission’s TDR
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program rather than establish its own TDR program. The Barrens Commission either
would have to accept the Town’s designation of sendmbraceiving areas or would need
to create the designation itself. Other Towns, sagtHuntington and Southampton have
established their own competing TDR programs.

Use of Pine Barrens Credits for the South Neighborh@enter will facilitate the needed
density. The use of Planned Development District (PDIhing for the South
Neighborhood Center will make possible the kind of dgwalent envisioned by the
community there. The density proposed for the Centedugies the use of on-site septic
systems even with purchase of TDR’s (the SCDHS permilg @ doubling of allowable
flow to 600 gallons per acre, which is still too low). Aduhal density is permissible inside
a PDD as long as the developer provides an appropriatec fadriefit and purchases Pine
Barrens Credits. Furthermore, the developer of thattSdleighborhood Center will be
required to bear most of the expense of connecting to eidprg a wastewater treatment
plant, contributing to the cost of a community cerd@d making a portion of the residential
units affordable.

RECOMMENDATION : Designate the Transitional Corridors of Middle CoyriRoad as
sending areas for the potential sale of Transfer ofe@@wment Rights (TDR) for Pine
Barrens Credits. Designate the Westfield-Fife Neaghbod Center as a receiving area for
the purchase of TDR credits.

10.5 Address Non-Conforming Use Properties

The Town should disallow new applications for non-comiog commercial uses inside
Gordon Heights (Table 10-4). Future commercial uses dhmuencouraged to locate in the
proposed Neighborhood Centers.

Table 10-4 - Non-Conforming Commercial Uses Inside GordoHleights

Section/Block/Lot Zoning
452-3-44 Al
47¢-4-9 Al

RECOMMENDATION : Disallow new commercial use applications for nemorming
properties.
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11 Residential Land Use Recommendations

The housing market analysis predicts a demand for 90 to 150ofimésv housing by 2012 for

the new developments at the proposed Westfield-Fife amathSNeighborhood Centers.
Preliminary approximations of the share of householdgH&market” for for-sale and rental
housing suggest that between 10 and 15 of these new unitd Wewemanded by qualified
renter households from within Gordon Heights and that¢mainder would likely be demanded
by households qualified as potential home purchasers.ougth Gordon Heights has a higher
percentage of renters than the Town of Brookhavenwabode does, the availability of rental
housing in Long Island in general is considerably lower tmamther suburban area like
Westchester.

Gentrification is occurring in Gordon Heights at thensatime that new rental and affordable
housing opportunities are needed. The housing boom ofagiefdw years created building
opportunities in communities like Gordon Heights withvéw land costs than more affluent
areas. Considerably larger and more expensive homesaegstucted in Gordon Heights than
had been built there in the many years before thenbo@entrification may have stopped or at
least slowed in the community with the overall slowdowthe real estate market. However, it
remains a potential threat to the provision of futurerdéble housing in the community.

Developing a mix of single-family detached housing, townhguse&d granny flats would
support the community’s vision of expanding housing optionssfocific segments of the
Gordon Heights population, including young people desiring then affordable space, elderly
residents looking to lower maintenance costs assdcwith their residences, and single parent
households seeking housing that is affordable but spaciousjleho accommodate family space
needs. Figure 11-1 is a representation of the Centeranlé 11-1 lists the recommended mix
of units and commercial space.

Table 11-1 - Recommended Housing and Commercial Space ieijhborhood Centers

Type South Westfield-Fife Total
Center Center

Commercial (square feet) 18,000 5,880 23,880
Apartments above stores (units) 10 9 19
Townhouses/ Live Work (units) 16 4 20
Cottage Court (units) 8 0 8
1/8 acre lots (number) 59 0 59
1/4 acre lots (number) 25 0 25
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Figure 11-1. South Neighborhood Center Visualization
Source: ADLIII Architecture
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11.1 Provide Housing Choices in the South Neighborh ~ ood Center

The Town should rezone the parcels encompassed by these South Neighborhood
Center (Table 11-2 and Figure 10-2) to a Planned DevelopmstnicDi

Table 11-2 - Proposed Zone Change for South NeighborhoocdeGter

Map ID Tax ID Liﬂztllrjge Proposed Land Use Ez)gz?r?gg P;%?]?sgc Acreage
50 526-1-20 Vacant Mixed Use Hamlet Center Al PDD 5.9883
51 545-1-1 Vacant Mixed Use Hamlet Center Al PDD 4.0095
52 545-1-4 Vacant Mixed Use Hamlet Center Al PDD 3.8094
53 526-1-19 Vacant Mixed Use Hamlet Center Al PDD 25.2393
54 526-1-21 Vacant Mixed Use Hamlet Center Al PDD 0.7220
55 545-3-1.1 Vacant Mixed Use Hamlet Center Al PDID 1.8572

11.1.1 Core Area

The South Neighborhood Center conceptual plan (Table ldc@jporates a number of
different housing options to appeal to a broad segmemuddnold types. Townhouse-
style buildings in the commercial core would be desigimedccommodate residential
units that could be converted to partially or wholly coenoial €.g. office over retail or
residential over retail) as demand for commercial spaoeased. All of the buildings
within the Neighborhood Center core would be two st@@shat the upper floors could
be either office or residential. Apartments overes would be available in the core of
the core area, as well as townhouses and live/work ur@sanny flats either inside
principal residences or detached would provide additioreatiaent space.

Since the economic analysis indicated a limited demancetail development, several of
the core buildings would be constructed as residentiahltouses, but designed for
future conversion into commercial buildings. The rdixese buildings at both the corner
of Granny and Mill Roads and the corner of Granny Roadtlaadillage green would
each have 9,000 square foot footprints.

11.1.2 Cottage Court

A ‘Cottage Court’ in the northeastern corner of tlmut® Neighborhood Center would
provide a different housing type where lots are spread draucentral court. These
small cottages would offer single-family home living imare manageable size. The
Neighborhood would transition from apartments in the ¢orenore traditional single-
family homes from the core outward.
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11.1.3 Single-Family and Two-Family Outside the Core

The residential neighborhood on the eastern portiathefSouth Neighborhood Center
would be primarily 100 foot by 100 foot (quarter-acre) lots,Sdn@e size as the existing
residential lots to the east. Additional eighth adoés would be located on the western
side of the South Neighborhood Center. Some ofhtheses on the eighth-acre lots
would be two-family homes. The additional density wiolglp support businesses in the
Neighborhood Center.

11.1.4 Live-Work Units

Live/work units would be made available in the core of teggNborhood Center. They
are discussed further in Section 11.4. Developing livédkvgpace would support the
community’s vision of providing affordable housing and supplyilegilble residential
and commercial space to house new and existing bussnetsee/work space can be
formatted to accommodate multiple business types whiletaming suburban context.

11.1.5 Accessory Dwelling Units

Accessory dwelling units (ADU'’s) inside the principal dwelling apartments above
garages (‘granny flats’) would be available for some da #ingle-family homes.
Accessory dwelling units in the principle residence are pesgnunder Town code,
Granny flats would require a change in Town code. ThesE'&Ban help provide
additional affordable rentals and can help make the prinbqp@e more affordable by
providing rental income. The flats also create “ay@she alley” to increase safety.

11.1.6 Residential Access

Rear alleys would serve all of the new residential. loftkis would make possible more
continuous sidewalks without driveway interruptions, whil#l providing off street
parking. Alleys can be treated as either public rightsays or easements on private lots,
whichever is preferred by the community.

RECOMMENDATION : Rezone the parcels in the proposed South NeighborhooterCe
to a Planned Development District. Issue guidelinesdievelopment of the parcels
including the suggested number and mix of housing types, affotgajmhls, architectural
guidelines, and community amenities.
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11.2 Provide Housing Choices in the Westfield-Fife Neighborhood Center

The residents of Gordon Heights envisioned the Westfig&lNeighborhood Center as both
a community entrance and a northern residential aad oenter for the community. They
pointed to a need for a gateway that would announce itorgieand residents that they had
entered Gordon Heights. Wilson Avenue was selected@dsan entrance because it crosses
through the geographic center of Gordon Heights. Unforélyait does not completely
cross the community from Middle Country Road to GranogdR The 2006 Middle Country
Road Land Use Plan (LUP) proposed the Westfield-Fife Nedtdod Center that would
extend from Homestead Drive east to Wilson Avenue (

Figure 2-3). The adopted Plan called for development ofitk® into a small and compact
neighborhood fronting Middle Country Road on both its Imard south sides.

The Westfield-Fife Neighborhood Center conceptual plarpraposed here (Figure 11-3)
includes only a portion of the Westfield/Fife Neighborhdoehter proposed in the Middle
Country Road LUP. The economic analysis performealiosf Gordon Heights, suggested
a demand for only 25,000 to 50,000 square feet of retail develdpmethe entire
community. During the visioning, the community made it cldaat a viable South
Neighborhood Center was a high priority. Consequethly, majority of the new retail is
recommended for the South Neighborhood Center. As Gotdoghts and surrounding
communities grow, so could the Westfield-Fife NeighborhGedter.

The Middle Country Road Land Use Plan called for thestfield-Fife Neighborhood Center
to extend from Homestead Drive east to Wilson Avenih its center and entrance to the
community at Fife Drive (Figure 2-3). There are seveaahnt parcels between Homestead
Drive and Fife Drive that could be developed as part sfift@ighborhood Center. There is
already multifamily housing in the area — the Homeskéldge Apartment complex on the
west side of Homestead Drive. West Yaphank Road I&ads this area through the
community and almost to the proposed South Neighborheote€ It does not (but should)
connect to Homestead Drive. Unfortunately, the Cemtard be located outside the Gordon
Heights Fire District and so could not help offsetrié®dential fire tax burden. Very few of
the existing Middle Country Road commercial establishmargswithin the fire district. If
the Gordon Heights Fire District boundaries were gedrto include all of Gordon Heights
(or at least all of Middle Country Road west of Emma/&y, then the proposed location for
the Westfield-Fife Neighborhood Center would be insiddithalistrict.
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The Town should change the zoning of the parcels encoatpagshe proposed Westfield-
Fife Neighborhood Center to J6 in order to permit mixedthae includes residential and
retail (Figure 10-1 and Table 11-3).

Table 11-3 - Proposed Zone Change for Westfield-Fife Neigbrhood Center

Section/Block/Lot Existing Zoning Proposed Zoning
452-1-10.1 A2 A2, J¢
452-1-11.5 J2, Al JE
452-1-11.2 A2 A2, J¢
452-1-13 J2, Al J6, Al
43(C-3-15.1 Jz JE
452-2-3 Al JE
43(C-3-22.1 Jz JE
452-2-22 Al JE
452-2-26.1 Al JE
43C-3-24 Jz JE
43(C-3-28 J2, Al JE
43(C-3-2€ Al JE
430-3-2& J2, Al JE

The economic analysis predicted a limited market demamdnéw commercial and
residential space in Gordon Heights. The communityesgad a desire to see most of this
demand located in the proposed South Neighborhood Centerse@eently, only two new
commercial structures are proposed for the Westfielel-Kéighborhood Center (Figure
3-1). They would be small mixed-use buildings, one with88@ square foot footprint and
the other with a 4,080 square foot footprint. These waddally be two stories with the
upper level used for either offices or apartments. Toeyd be located on the vacant parcel
west of Fife Drive. Per the Middle Country Road Lan@& B4an, an entry to this parcel from
Fife Drive might be possible that would connect the ngads of all the parcels of the
Neighborhood Center. Parking would be accommodated belamuaposed buildings.

RECOMMENDATION : Rezone the parcels in the proposed Westfield-Fife Neigjiolod
Center to J6 and designate the Center as a Hamleta@\@istrict. Issue guidelines for
development of the parcels including the suggested numbemanaf housing types,
affordability goals, architectural guidelines, and commuaienities.

11.3 Establish Housing Affordability Requirements

The Planned Development District for the proposed Sélglyhborhood Center should
include affordable housing and workforce housing according to 88®{libi® Brookhaven

Code (Affordable Housing), which requires a minimum of 1&@etr affordable units. The
code also provides for a sliding scale of additionalsdgndepending on whether the
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proposed development is in a primary zone (within 500 ¢det Main Street Business
District), secondary zone (on connector roadways waitess to commercial centers and
transportation), or in a tertiary zone (other areas tiage public amenities). The Town
would likely consider the South Neighborhood Center looatidertiary zone based on the
proposed amenities (community center, public plaza, adoespen space). The density
bonuses provided by the code apply to the ‘conventionabiged properties. As the South
Neighborhood Center would be zoned as a PDD, other ineentechanisms might be
possible. New code amendments are being drafted which wgpéhd the primary zone to
approximately ¥ mile from the Main Street Businessri2ist

The Westfield-Fife Neighborhood Center would be zoned rib would become a new
hamlet center, which would characterize it as a ‘prynmone’ or one that is more like a
Main Street Business Districh (pedestrian-oriented downtown hamlet centers characterized
by on-street parking,. and pedestrian amenities such as wide sidewatid)ebeand
streetlighty. The Westfield-Fife Neighborhood Center would begible for a density
increase to nine units per acpgopvided that for each additional market rate unit above six
units per acre, two additional units are designated as workforce or afforthabiging units

in accordance with Town guidelinedf all of the units are proposed as affordable, tihen t
maximum permitted density could be increased to 12 units per acr

RECOMMENDATION : Require a minimum of 20 percent affordable housingerSthuth
and Westfield-Fife Neighborhood Centers. Provide incesitifiog additional affordable
housing.

11.4 Provide Live-Work Units in the Neighborhood Ce  nters

Live/work space is often conceptualized as, but need neinids, urban commercial space
with dense housing above. Less intensive design caemeeresidential context. Suburban
live/work space formatting must be sensitive to both residedtbusiness needs, providing
sufficient privacy to residents while maintaining fletty for businesses with different
street-front exposure and client/customer access ne8dburban live/work space formats
can be achieved through various typologies; perhaps modilédgisingle-family detached
housing incorporating first-floor commercial space witkBidences above. This type of
space can accommodate a variety of businesses includisgliamts and merchandisers.

Another possible typology is housing with in-unit loft spdor office use, which permits
administrative oversight of street-front commersjppace below. Other possible formats are
garage-attached or detached rear-yard space fronting teepanamercial streets; these types

Cameron Engineering & Associates, LLP 11-9



Gordon Heights Land Use Plan April 2011

of spaces in particular accommodate businesses engagedhin nianufacturing or
distribution activities. Yet another live/work modelt@ cluster housing around business
incubator space, allowing resident business owners to mesolurces to pay for office
supplies, telecommunications services, and costs assbewth common area maintenance.
This option is particularly effective if the host commity desires economical rental housing
yet still requires space that minimizes business-oipgrabosts.

Commercial space can account for 15 to 45 percent ofotla built square footage of
live/work units. However, the upper end of this range is mgdigeconfined to urban
work/live spaces. Commercial space can achieve pricingistent with companion
residential space on a dollar per square foot basis. wavk/ units can give young
entrepreneurs an affordable opportunity to enter businessheaaluable to single-parent
households who want to work but cannot afford childcevehome-based businesses for
expansion, to seniors that want to work part time froar thomes, and to artists and others
in the ‘creative class’ that often prefer live/worktani

The Town of Brookhaven is encouraging the developmenhashlet centers and the
revitalization of existing downtowns. An important eth of these places, particularly
those in areas where the average household incomeow Ibeé County median, is the
live/work unit. The Town has recognized the desirabilityliee/work units and permits
them in its J (Transitional Business), J2 (General i&ss), J6 (Main Street Business
District) zones and in PDD’s (Planned Development Bisly. The Town should permit
live/work units in Hamlet Centers and inside the commaércenters of the proposed
Westfield-Fife and South Neighborhood Centers. The actoite of the live/work units
should complement the design of the commercial spaces.

There are many designs for live-work units. Some sirhplye an extra room for use as an
office or a bedroom. Others have a real commerciadespath an apartment upstairs and
still others are more loft-style apartments. Municipades distinguish between home
occupations allowed in residential zones and true livddwanits. Home occupation
ordinances permit modest, low-impact business or comatarses in a residence within a
residential zone. Home occupation ordinances limit ceraial activities in terms of hours
of operation, parking, and number of employees to erbatehey remain compatible with
residential uses. Live/work ordinances, however, allssidestial uses within commercial,
office, or industrial buildings and zones. Some citigst llive/work units to commercial
districts to protect manufacturing districts from er@ioment and displacement from
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residential or other uses. The American Planning Assonfatiefines the live/work unit,
establishes its purpose, and proposes regulations fgppeadix D).

Developers in downtown Portland, Oregon offer prospettiweers a range of possible floor
plans to help them visualize possible uses. In Mi&hrida, some live-work units include
adaptablespaced bi-level units called LOTS, or living over the studio, anitAccessing the

workspace requires going out on the terrace and down & Sjair@ase from the residential
space. That design is the architect’s solution to M&moning codes, which have no
provisions for apartments with both commercial and residlieuses. The Miami units also
have movable wall panels that allow occupants to confitngie own space.

Most commercialand residential zoning specifies different requiremémtdire protection
and sewer capacity, parking, compliance with the Amesicgith Disabilities Act, and more.
Developers in most parts of the country avoid thesges by building work and living space
under one roof without connecting them. That way, noostes can work as long as the
municipality zones the property for both commercial segidential use. However, there are
usually use restrictions on the commercial portion of\week spaces allowed in areas that
also allow residential use. Some uses may be preappravessidents’ association may
approve others, and still others may be completely baviakt live/work zoning codes treat
live/work units that have employees or are regularly dpehe public differently, primarily
because of requirements for disabled access (for owerapyees, customers and visitors).
Some live/work codes have specific requirements forefsleg mezzanines” (see City of
Oakland ordinand®. Owners of livedork units presumably save money by not paying
separate rents for living space and workspace, as weltlasing transportation costs.

RECOMMENDATION : Provide live-work units in the neighborhood centers.
115 Expand Availability of Accessory Apartments

Accessory dwelling units (ADU’s) should be encouraged in gheposed Neighborhood
Centers and within 1500 feet (walking distance) of them. wéder, there are few
opportunities for ADU’s inside the community even on sarh¢he long, narrow lots east
and west of Gray Avenue and Wilson Avenue due to the @suwmastewater limit for

Hydrogeologic Zone Il of 300 gallons per day per acre.

2 American Planning Association. March 2008odel Smart Land Development Regulatiolmgerim Planning
Advisory Service Report.

¥ Qakland, California, City of. Planning Code, Title 17, 17.10@ Joint living and work quarters:
http://bpc.iserver.net/codes/oakland/
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RECOMMENDATION : Revise Accessory Apartment Code to Permit DetachBd)'s
within 1500 feet of J6 districts, hamlet overlay districesxd PDD’s that include a
neighborhood or hamlet center. Institute specificdig and site requirements to protect
single-family neighborhoods.

11.6 Redevelop Small Lots

11.6.1 Consolidate and Redevelop Selected Small Lot Clusters

There are two significant clusters of small lotsGordon Heights (Figure 5-4) where
small lots could be consolidated into larger parcelslowatievelopment of new single-
family housing units.

An examination of vacant and publicly owned propertiesnadaed and fire damaged
homes, and properties in foreclosure reveals addit@uastlers in the community (Figure
5-5). It may be possible for the Town in cooperatiorhvaitnon-governmental housing
organization to acquire and aggregate these properties d@te anew and affordable
single-family housing. A larger cluster would allow #edition of public amenities to
the consolidated property. Elimination of small lots wlomhprove groundwater quality
by reducing the concentration of septic systems.

However, consolidation and redevelopment of these phiepewould also eliminate

some of the small affordable homes whose existenoapigrtant to many limited income
Gordon Heights households. A careful examinatiomefdubject properties would have
to be completed to determine the viability and advisgholitredeveloping these small lot
clusters.

Unfortunately, the community experienced the redevelopn@ntsome small or

abandoned lots in the past that resulted in poorly comsttand maintained properties.
As a result, there is a reluctance now to welcontevelopment plans by ‘outside’
groups without extensive due diligence. However, some grokgpghe Long Island

Housing Partnership have worked well in Gordon Heights anddcdevelop an

actionable plan working in conjunction with the Gordoeidgtts Civic Association and
the Chamber of Commerce.

RECOMMENDATION : Work with housing groups like the Long Island Housing
Partnership to acquire, consolidate, and redevelop seketiatiot clusters.
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11.7 Identify Options to Reduce Foreclosures

Reducing foreclosures not only helps the affected homeowmndr,also benefits the
community by keeping people in their homes and reducing thebewwf abandoned
properties. A recent Newsday artitteghlighted an innovative effort that teamed a builder
and a nonprofit to buy and modify at-risk mortgages antbtavoid foreclosure.

The plan has investors led by James Vilardi, head dfdse Construction Group in Valley

Stream spending $5 million to $10 million to buy upwards of 5Qtgages at a discount and
then working with the Long Island Housing Partnership tekemzayments affordable for the
homeowners. Once the nonprofit-private team owns rtiegtgage, it can offer more

flexibility in reworking loans by extending the loan terrm &s much as 50 years), lowering
the interest rate, or suspending payments for borrowatsrizly have lost their job.

Under this scenario, a group of investors would be theeksndnd would profit from the
homeowners’ interest payments. The homeowners cefifthnce when property values rise
and pay off the original loan. Their repayments and aguodf the investors’ profits would
be used to buy more problem mortgages from traditiondklen

This kind of program steps in before homes have beenldsegt on. Other programs can
help once a house has been foreclosed on. _The HousiagcEi Agency’s Neighborhood
Stabilization Program, for example, purchases abandonedoreclosed homes and
rehabilitates them for first-time qualified homebuyers.

RECOMMENDATION : To the extent that the Town has jurisdiction, warnkh housing
groups like the Long Island Housing Partnership to purchaseesisti mortgages and
prevent foreclosures.

* LI team investing in saving homes from foreclosukewsday, August 25, 2009
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12

Commercial Land Use Recommendations

12.1 Provide New Retail

Residents said that various neighborhood-type service lsgsmethat are not currently
available force them to travel to other communitiediltdhose needs. Some services do
exist in Gordon Heights, but are scattered through thenamity, primarily in home-based
businesses. In addition to providing needed housing and, té&iSouth Neighborhood
Center can help create an identity for Gordon Heidhtsconcentrating many of the
community activities there. Commercial enterprisas loalp make both the Neighborhood
Centers more attractive to residents and create woioeevillage center than a residential
development. The market analysis confirmed the resilthe visioning in terms of the
demand for certain types of neighborhood retail.

The retail demand analysis suggests that between 11,000 and 241208 feet of space
could be supported within the Gordon Heights Trade Area by 28paces developed in the
proposed Neighborhood Centers will have a convenience goddsearices focus and will

principally serve the local community. The analysis destrates market support for new
development in the food and beverage service, clothing clotiing accessory stores,
electronics and appliances stores, and miscellaneousg categories. There may be
additional development potential for limited food and bagerstores retail. Accordingly, a
local electronics shop, miscellaneous retailers sucla @lsrist or stationary store, new
restaurant space, and a small coffee shop or converstémeeare all supportable. If new
apparel-focused retail is to be developed, it should beakbech as small boutique space.

The through traffic on Mill and Granny Roads will helpnigriadditional customers to the
Neighborhood Center businesses from outside the comyrontitelp enhance their viability.
The South Neighborhood Center will be oriented aroundbdicogreen, approximately 100
feet by 200 feet (Figure 12-1), and anchored by the new Comn@eitier at its north end.
The green would provide a public gathering, activity, and espate. The majority of the
retail would have Granny Road frontage to maximize its Vigibio drivers. The green

would be a public amenity provided by the developer, or thenT could acquire it

separately. The Community Center would require its dwding. The developer might
contribute to that funding. See Figure 12-2 for a visutdinaof the South Neighborhood
Center from Granny Road.
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Figure 12-1. Typical Village Green
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Since the economic analysis indicated a limited denf@nicktail development, several of the
core buildings would be constructed as residential townhpum#sdesigned for future
conversion into commercial buildings. The mixed-usé&ings at both the corner of Granny
and Mill Roads and the corner of Granny Road and the vitdagen would each have 9,000
square foot footprints. This ground floor square footage intiaddto the retail at the
Westfield-Fife Neighborhood Center would be approximately 24 §&@are feet. The
economic analysis estimated a retail demand of bet28®90 and 50,000 square feet. The
townhouses between these buildings and lining the sidé® afreen would, if converted to
commercial use, create an additional 27,550 square fegirgithe total to 52,300.

The building on the southeast corner of the proposedgéilareen would be reserved for a
post office. The community expressed an interest ingatheir own post office and zip

code since they are currently divided between four diftepestal codes. Locating a full-

service post office is unlikely as the Postal Servigmissolidating its operations. However,
a retail outlet might be possible, particularly if theveloper of the South Neighborhood
Center were to provide space. Alternatively, the lmgicdould be used for additional retail
space. All of the buildings within the neighborhood cemiier intended to be two story
buildings. Upper floors can be used for either officeesidential use.

The progression of sweeping retail initiatives thal wénsform nearby stretches of Middle
Country Road suggests that new retail offerings developethinwithe proposed
Neighborhood Centers must be positioned to compete agawsspaces coming online just
outside of the Gordon Heights Trade Area.

RECOMMENDATION : Expedite permitting for new retail business in the GarHeights
Neighborhood Centers.
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Figure 12-2. South Neighborhood Center from Granny Road
Source: ADLIII Architecture
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12.2 Expand Commercial Tax Base

Gordon Heights needs additional commercial enterpriseprovide local jobs and expand
shopping opportunities. The Gordon Heights Chamber of Gaoendentified a dozen or
more businesses, owned by residents of Gordon Helgiit®perated out of their homes or
in nearby towns, that could fill the new commercialtriits. Attracting locally owned
businesses to the new Neighborhood Centers would boostwoity pride, help support the
businesses, and provide jobs for residents of Gordon tdeigh

RECOMMENDATION : The Gordon Heights Chamber of Commerce and the Town's
Office of Economic Development should work together to kigvetrategies and incentives
for existing Gordon Heights businesses to expand inteah@munity and others to relocate
to the community.
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13 Industrial Land Use Recommendations

Gordon Heights has three industrially zoned (L1 - Ligitustrial) parcels on the east side of
Mill Road near the southern terminus of West YaphankdRoEhe industrial property by West
Yaphank Road (Section 525 Block 1 Lots 13.1 and 13.2) is ideatigtdd near (walking
distance to) the proposed South Neighborhood Centg@otential employees to live or shop.

Attracting new industry to this location would increabe commercial tax base in Gordon
Heights. Real industrial development of this parcel wdwing local jobs to the community and
help support the neighborhood retail proposed for the Sdathhborhood Center. An ideal
scenario would be the relocation of a manufacturing wned by a community member to this
parcel with the associated employment of Gordon Hgligbsidents.

One 1.63-acre property (Section 452 Block 2 Lots 38) is zonegkgidential, but currently has
an industrial land use. This non-conforming use should beegtuo residential.

RECOMMENDATION : Encourage industrial or commercial development of tleamnalight
Industrial (L1) parcel on east side of Mill Road near Wésphank Road and redevelopment of
the other two L1 parcels on Mill Road to bring jobs to ®GordHeights. The single non-
conforming industrial use property should be returned to resadese.

Cameron Engineering & Associates, LLP 13-1



Gordon Heights Land Use Plan April 2011

14

Recreational Land Use Recommendations

14.1 Provide Additional Pocket Parks

The 2009 Statewide Comprehensive Outdoor Recreation Plan ®CIRhe New York
State Parks, Recreation, and Historic PreservationniPlg Bureau has guidelines for
neighborhood, community, and regional parks (see Seétid and Table 5-5). Based on
Gordon Heights’ 2007 population of 6,070, its size of approxiymat@45 acres (2.73 square
miles) and SCORP guidelines, the Gordon Heights comgnghduld have approximately 12
play lots or pocket parks, three neighborhood parks, aedcommunity park. In fact,
Gordon Heights is lacking the recommended number of Iplsyor pocket parks, but does
have the appropriate number of neighborhood parks and coitynpanks (Cathedral Pines,
Overton Preserve, and others).

There are however, numerous small parcels scatteredgtiout the community that may
lend themselves to development as pocket parks based priovatheir location more than
one-quarter mile from adjacent pocket parks. Vacant |sathat could be acquired for
pocket parks or playgrounds are listed in Table 14-1 and are simoWwigure 14-1. |If
acquired, the Town might contract with the Gordon HesgCivic Association or one of the
community’s church organizations to operate and maint@iparks.

Table 14-1 - Proposed Pocket Park Parcels

Parcel Number* | Tax Map Numbers
45 453-2-20
47 496-5-19
48 497-3-13
49 527-1-5

*Refer to Figure 10-1 and Figure 10-2

RECOMMENDATION : Work with the Civic Association to verify that tipgoposed park
locations work for the community. Proceed with acdiisiof identified parcels.
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14.2 Improve Park Connectivity and Accessibility

There is little to no connectivity between the oppace public parcels of the community
(Figure 14-1), though opportunities exist. The Town has propasecxtensive trail system
that surrounds Gordon Heights.

A pedestrian/bicycle connection should be developed from pheposed South
Neighborhood Center to the Overton Preserve througi olsn-owned parcel to the north
and the small County owned parcel adjacent to it andraagp Mill Road. Other public
parcels inside Gordon Heights should also be connectte tproposed Town trail system
(Figure 14-1).

Another connection to the Overton Preserve shouldréated from the proposed Westfield-
Fife Neighborhood Center to the former Coram Airpandperty, currently owned by the

County, should it become a public park. Access fromGbanty property to the Overton

Preserve should also be developed. Pedestrian/bicyadsimgs should be constructed on
Mill Road to allow passage from Gordon Heights into@werton Preserve.

Granny Road Park adjoins numerous Town-owned parcels tsotit and west. A more
formal connection through these parcels (Figure 14-1) woddtera new greenway that
could reach almost to Mill Road near the proposed Sowighdorhood Center and the
public golf course.

The Town-owned property north of Mill Lane connectsoasrWest Bartlett Road to other
Town properties that then connect to County propertiehéoetst (Figure 14-1). The
County properties are part of the Carmans River wateltsla¢diltimately reaches the south
shore. Formalizing the connections between these pieperith a hiking trail, pedestrian
or bicycle path would create a large and ecologicallgrde greenway (Figure 14-1).

The Middle Country Road Land Use Plan (LUP) identifiggpartunities in Gordon Heights
for expanding park and recreational facility connectiohse LUP recommended connecting
the Town-owned property between the Spring Lake Golf @oarsl Middle Country Road
to the Core Preservation Area of the Pine Barreasdpve to the east and north to the RCA
Property. The LUP proposed use of the parcels at tithesast corner of Middle Country
Road and West Bartlett Road for parking to access tipopeal greenbelt (Figure 14-1).

The Middle Country Road LUP also suggested restoring theé Motse at the southeast
corner of Middle Country Road and Homestead Drive and usegemaining lands to the
south and east for a public park or playground. The MottsEldnas since collapsed, but the
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Town has committed to rebuilding a replica in its pladehe Gordon Heights Chamber of
Commerce would likely be a tenant of the rebuilt hou$is property/park would be the
western end of the proposed Westfield-Fife NeighborhoadeCe As such, it could connect
the Neighborhood Center to the County-owned former i@aaaport property to the west
and ultimately to the Overton Preserve (Figure 14-1)pedestrian/bicycle trail here could
also connect the Neighborhood Center to the old peebuilding (recommended in the LUP
for renovation and reuse as a youth center and venusofomunity meetings) and to St.
Francis Cabrini Church.

RECOMMENDATION : Connect the proposed South Neighborhood Center tdréile
network proposed by the Town. Connect existing and peapbparks and open space inside
Gordon Heights to each other and to neighboring greenbpeltks, and preserves. Connect
the Westfield-Fife Neighborhood Center to the Countyped park and the Overton
Preserve.
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15 Infrastructure Recommendations

15.1 Provide Wastewater Collection

15.1.1 Estimated Wastewater Flow

Based on the demographic and economic study, there mdgnend for approximately
87-149 housing units. Assuming a single-family equivalent 86®00 gpd per unit, the
maximum residential flow may be as much as 45,000 gpd. The alsalprojects retail
demand of 11,000 to 24, 000 square feet (sf). Of the totdl detaand, up to 15,000 sf
could be ‘dry’ retail and 9,000 sf could be restaurants.ndgJgie Suffolk County values
of 0.03 gpd/sf for dry retail (450 gpd) and 0.15 gpd/sf for restau(ar@s0 gpd), new
commercial development could generate flows of up to appairly 1,800 gpd. Thus,
full development of residential and retail demand waalguire collection and treatment
of almost 47,000 gpd. Such a volume exceeds the County HBajplartment's
allowable on-site disposal and the capacity of ‘packalgats’ (typically 15,000 gpd).
The development would therefore require either its tnatment plant, a connection to
adjoining private plants (existing or proposed), or a caioreto a public treatment plant
(existing or proposed).

RECOMMENDATION : Consider phased development of the Neighborhood Centers
manage wastewater collection and treatment until nedj@ewer collection and treatment
become available.

15.1.2 Wastewater Options for Phased Development

Ultimately, full build-out of the Gordon Heights Wastd-Fife and South Neighborhood
Centers would be possible only by connecting to a TowrGaamty-owned wastewater
treatment plant or by construction of its own treatn@ant. However, as the Town and
County will be initiating a sewer requirements and cdpastudies, the availability of

either public option cannot yet be determined. Even ifsthdies are completed in two
years, implementation of the recommendations (SEQRAign, funding, permitting, and
construction could be another five to eight years orem Thus, it is likely that ten years
could elapse before a connection to a public system wasbfms As both the County
and Town will be conducting these studies, they arekelglito permit a new private

treatment plant until the studies are completed. Eken, it is more likely that one or
both studies would recommend the consolidation of spraliate plants into a larger
regional facility and a policy of discouraging new pte/alants.
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In the interim, phased development of the Westfiefd-Fand South Neighborhood
Centers may be possible. Development of the firss@laf a South Neighborhood
Center could be accommodated by a 15,000 gpd ‘package plant’ explayding the
capacity of neighboring developments (Figure 6-1). Apge plant could service 40-50
housing units (or more, if they are small apartmeatshg with the anticipated dry and
wet retail. Alternatively, first phase flow might bg@d to an expanded plant operated
by the Kettles Lane development to the west, or t@atmperated by the proposed Mill
Pond development to the south, should it proceed and tagse¢ aside flow capacity. A
second development phase of another 40-50 residentialconikd be accommodated by
whichever option is not pursued in Phase I.

The third and last phase of the Gordon Heights Westhd&land South Neighborhood
Centers may be able to connect to a public systemhd&yiime, the package plant would
be in the declining years of its service life and coulédliendoned and the space utilized
for a pump station.

RECOMMENDATION : Permit phased development of the Neighborhood Cewitrs
flexible options for sewage collection and treatmenhémage wastewater collection and
treatment until regional sewer treatment becometadna.

15.1.3 Connection to a County or Town Treatment Plant

Full development of the Neighborhood Centers as proposeddwiltimately require
connection to a wastewater treatment plant. ThaeBeDistrict, approximately 1.5 miles
north of the South Neighborhood Center (Figure 6-13lis=issed in Section 6.1, may be
available if the County determines that there is capdoit adds it) and expands the
district. The Medford Sewer District may also baitable for a connection, though it is
approximately 2.5 miles from the South Neighborhood CdfRigure 6-1).

RECOMMENDATION : Incorporate Gordon Heights Neighborhood Center sewer
connection into plans for the County’s Selden or Matifoeatment plants. Request that
Gordon Heights’ flow be considered in the Suffolk Cousgyvering study and ensure
that the flow is included in the Brookhaven-wide study ¢peindertaken by the Town.

15.2 Ensure Adequate Street Lighting

It appears that there are adequate streetlights throughah&ordon Heights (Figure 6-2).
However, according to many community residents, stiigét maintenance could be
provided in a timelier manner. Prompt lamp replacementdviellp improve neighborhood

Cameron Engineering & Associates, LLP 15-2



Gordon Heights Land Use Plan April 2011

safety. The Gordon Heights Civic Association and Charab€ommerce could work with
the Town to improve delivery of these services. Tha il also has a petition process to
request streetlights where a majority of residentsrohtes that lighting is inadequate.

RECOMMENDATION : Ensure that the Town’s Division of Streetlightingnducts an
assessment of Gordon Heights streetlights anddtasded all of the lights into their priority
Streetlighting Inventory and Maintenance System (SIM$he SIMS is used to track the
status of each light, its maintenance history, wattaje, Residents and the Civic
Association should report damaged or unlit lights to thesion.

15.3 Improve Mobility

15.3.1 Connect Neighborhood Centers by Extending Street Connectivity

The Town’s adopted 2006 Middle Country Road Land Use Plan )lagéposes the
development of five distinct Hamlet Centers and ongghlmrhood Center along Middle
Country Road (NY25) between North Ocean Avenue (CR83)dombst and William
Floyd Parkway (CR46) to the east. Transition zonesawmilinect the Hamlet Centers and
will contain business and residential uses that adioetiee standards established in the
Plan. An important feature of Hamlet Centers isrimdé street connectivity and good
connections to the surrounding area.

Two road connections may be necessary for the saoutieghborhood center and two
others could be useful (Figure 15-1). Rose Lane (not Roset) would be extended
across Gordon Avenue towards the proposed South Neigidmbr@enter through an
existing right-of-way. A north-south road could be tedafrom Richard Drive across
Granny Road with a crosswalk in that intersection. Riwhard Drive extension could
connect to an extension of Gray Avenue southward. Tisea@ existing right-of-way
spur at the south end of Gray Avenue, so that purchase@ény would not be required
to make this connection. This could serve as an altermdte Wilson Avenue extension
to create a north-south connection between the pedpdieighborhood Centers. The
South Neighborhood Center could also have an easteaesection with Baldwin Court.
West Yaphank Road should be extended to Homestead Driveptove connectivity
around the Westfield-Fife Neighborhood Center.

RECOMMENDATION : Extend Rose Lane across Gordon Avenue towards the
proposed South Neighborhood Center through an existing-afgliay. Construct a
north-south road from Richard Drive across Granny Roatt witcrosswalk in that
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intersection. Connect Richard Drive extension to atereston of Gray Avenue
southward. Connect West Yaphank Road to Homestead Drive.

15.3.2 Maximize Public Transportation Access

If the Suffolk County Bus S60 route modified their roualy slightly, it could
incorporate stops within the two planned neighborhood centérsould, for example,
continue down West Yaphank Road and turn east on Granny Rgmuing at the South
Neighborhood Center. Shelters should be provided atxatireg and new stops to
promote the use of public transportation. The mobilippremendations of thsliddle
Country Road Land Use Plashould be implemented to provide bus stops with shelters
in the hamlet centers and an internal transit systesnwould provide shuttle service
between the hamlet centers of the corridor.

RECOMMENDATION : Work with Suffolk County Bus to alter their S60 route t
incorporate the planned Neighborhood Centers into the route.

15.3.3 Provide Bicycle Lanes and Racks in Key Locations

Most of the roadways in Gordon Heights are relativgalyet and sufficiently wide for
bicycles. However, the main through corridors like GPaygnue and West Yaphank
Road would be safer if striped for bicycles. Bike lanesvide a protected area for
bicyclists to travel instead of competing for space wittomobiles. The Gordon Heights
Civic Association could identify the best locations faryiole lanes based on the popular
routes travelled by children to community facilitieBicycle racks should be provided at
Town Parks, the St. Michaels Community Center, andrdteations where children
gather. Provisions should be made for bicycle accegbeadormer Coram Airport
iffwhen it becomes a County Park. Similarly, acdesthe Overton Preserve by bicycle
would be a welcome recreational addition to the ar€ehe Town has not designated
bicycle trails within the Preserve).

RECOMMENDATION : Work with the Gordon Heights Civic Association tceemdify
the best locations for bicycle lanes based on the populdes travelled by children to
community facilities. Provide bicycle racks at Townkathe St. Michaels Community
Center, and other locations where children gather. Prdiayele access to the Overton
Preserve and the former Coram Airport iffwhen it mees a County Park.
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15.3.4 Construct Sidewalks

Sidewalks should be available along the major commupityidors. Like bicycle paths,
the community is best able to identify the most appabdgriocations for sidewalks based
on the routes most used by pedestrians. Sidewalk neéedtsfied during the visioning
are listed in Table 15-1, below. The proposed NeighborhootefGesre places designed
for easy pedestrian access between the residential tmdareas and the community
facilities. Sidewalks will make pedestrian travel easgfe, and attractive inside the
Centers. Sidewalks should also connect the Centeashtr locations inside Gordon
Heights. Sidewalks should be available for pedestrimesscto community facilities
such as day care centers, churches, and parks.

Table 15-1 - Sidewalk and traffic calming needs from th&isioning

Granny Road from Mill Road to West Bartlett R
* Granny Road Ball Field
The Children's Park
Three major churches, Community Baptist, St. Mary's Advil Feed My Sheep
Heavy pedestrian usage
High traffic count
e Community store
Wilson Avenue from Carr Lane to Middle Country Road (Rout
* St. Michael's Recreation Center
»  Shopping on 25
» High traffic count
* Heavy pedestrian use
West Yahank Road from Seymour Lane to Middle Country Road (Rot
*  Major thruway from within community to Middle Country Ro@bute 25)
» Commercial areas - 7/11, Laundromat, Mike's, Westfidopping, Barber Shop
* Veterans' Memorial
» High traffic count

The 2006 Middle Country Road Land Use Plan recommends 1Widetsidewalks in
Hamlet Centers and five-foot wide sidewalks elsewhetbarcorridor. It proposes curb
bulb-outs or extensions to reduce pedestrian crossingqicéstand improve visibility for
Middle Country Road.

RECOMMENDATION : Construct sidewalks along Granny Road from Mill Road to
West Bartlett Road; on Wilson Avenue from Carr Laméviiddle Country Road; and on
West Yaphank Road from Seymour Lane to Middle Country Road.
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15.3.5 Provide Traffic Calming Measures

Some of the through streets allow motorists to travehtes of speed that are dangerous
to residents and particularly children. Constructing sadksvon these streets can narrow
them and thereby slow travel speeds. Adding bicycle &nping can narrow the
apparent width of the street and slow vehicle speedg \whilviding for bicyclists,

Clearly marked crosswalks around community facilitiekenpedestrian access easier
and safer. Striping alone may be sufficient by thosditias located in quieter areas.
However, walkways across streets like Granny Road shoeuidore specifically marked.
Use of raised crosswalks is especially effective imtiap motorists to the presence of
pedestrians. Other methods include use of textured, imghyiatel or colored pavement.
Table 15-1 includes locations the community identified gairmg traffic calming.

RECOMMENDATION : Provide well-marked or raised crosswalks on those ragsiw
recommended for sidewalks at intersections near comyriaailities.

15.3.6 Middle Country Road Access Management and Parking

The Middle Country Road Land Use Plan (LUP) recommended ftilowing
improvements to Middle Country Road (NY25). All would requapproval from the
State Department of Transportation (DOT).

Middle Country Road AccessThe LUP suggested reducing the number of curb cuts to
improve safety and traffic flow. It also proposed cahtshared access to many
businesses at one time to enable motorists to parkio@ceentral Hamlet location rather
than make a series of trips to several sites.

Shared and Public Parking The LUP suggested that shared parking and connectivity
between developed properties would reduce use of the aofoidshort trips between
properties and would improve pedestrian mobility. It pemgbcentralized off-street
parking in both private and public lots and wide, well-lieys or connecting driveways
between the stores and lots. The Plan suggeststshorion-street parking on Hamlet
Center streets and along the corridor wherever feasible

Raised Medians The Plan proposed raised, landscaped medians to hedfotira NY?25
into a Boulevard and interrupt the sea of asphaltisddamedians would also reduce
turning conflicts and provide pedestrian refuges. Vehicle taumals with deceleration
lanes and mountable curbs for emergency vehicle as@ssalso suggested in the LUP.
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The LUP recommended a raised median between Homesteadadd Wilson Avenue.
Such a change in the SR 25 roadway would require a desagibifity study, but if
possible, could create more of a ‘downtown’ atmospherethis portion of Middle
Country Road.

Turning Lanes— Elimination of excess curb cuts (from implementatadfnproposed
access management) would increase demand at shared amasmd. The Plan
proposed to mitigate this impact by providing a raised meaiaNY 25 with turn lanes at
these intersections. The turn lanes would reduce comgesas vehicles would not stand
in through lanes waiting to turn.

RECOMMENDATION : Work with the NYS DOT to implement changes recomadesh
in the Middle Country Road Land Use Plan for SR 25. Ipo@te the recommended
access and parking recommendations into the WestfieddINdighborhood Center
Hamlet Overlay District requirements.

15.3.7 Parking

On-street parking is available throughout the communityarkiRg currently is not a
major concern, as there are few commercial areas cany one large multifamily
complex (Homestead Village).

The Middle Country Road Land Use Plan recommends dtddic parking garages or
lots in the Hamlet Center. The Plan suggested makingngaikcentives available to
developers that contribute to public parking facility camndion.

Development of the Westfield-Fife and South NeighbothdCenters would require
adequate parking. The design for the South NeighborhooteCacludes a shared
parking lot behind the stores for the commercial patreosje of the residential users,
and visitors to the community center. Parking is redugih the assumption that the
compact nature of the Neighborhood Center would encouvatieng.

RECOMMENDATION : Permit parking reductions in the Neighborhood Centers f
shared parking and on-street parking. Locate parking behind corahseas.

Cameron Engineering & Associates, LLP 15-8



Gordon Heights Land Use Plan April 2011

16 Community Service Recommendations

16.1 Reduce Fire District Taxes

Fire District taxes are a burden on some Gordon Heiggdsidents, yet the Fire Department is
a source of pride in the larger community.

RECOMMENDATION : The Town has commissioned an independent study ofdi i
and upon completion, the recommendations should bexedie

16.2 Construct Community Facility and Public Space in South Center

During the visioning, residents made it clear that Sichiskel's Community Center is
inadequate to meet all the needs of the community. Tinggested construction of a new
community center in the proposed South NeighborhoodeCen

The community envisioned the South Neighborhood Center dasca fhat would provide
housing and services in a convenient pedestrian-frientimge The South Neighborhood
Center would be oriented around a public green, approxima@€lyfeet by 200 feet, and
anchored by the new Community Center at its north @rte green would provide a public
gathering, activity, and event space.

The Community Center would be a place for after-sclactivities for children and would

provide meeting space for residents and local groups. Then@aity Center could be built

in phases, provided the first phase has frontage alongilthge Green. There would be a
trail from the rear of the Community Center that wdoulind its way through the Town-

owned preserve to the north and ultimately to the towelPreserve on the west side of Mill
Road.

RECOMMENDATION : Incorporate a public green and provisions for a new community
center into the requirements for the South NeighborhGedter Planned Development
District.
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