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1.0 INTRODUCTION AND PURPOSE 
 
Nelson, Pope & Voorhis, LLC was requested to prepare a residential market analysis to assist St. 
Johnland Nursing Center in identifying and quantifying the need for a Continuing Care 
Retirement Community in Kings Park.  NP&V is a professional environmental, planning and 
economic analysis firm with qualifications and expertise to prepare market analyses, and has a 
track record of such completed projects, as well as fiscal and economic analysis and related 
economic services to private and municipal clients.  The economic qualifications of the firm and 
personnel are provided in Attachment A. 
 
The 49.69-acre subject property is located on a tract of vacant land opposite the St. Johnland 
Nursing Center at the southwestern corner of the intersection of St. Johnland Road and Old Dock 
Road, in the hamlet of Kings Park, Town of Smithtown, Suffolk County, New York.  The subject 
site is a single tax parcel, specifically identified by Suffolk County Tax Map as District 800, 
Section 008, Block 04, Lot 02.   
 
Despite the nationwide slump in the housing market over the past few years, the demand for 
senior housing is on the rise, both on Long Island and nationwide.  The Town of Smithtown has 
the opportunity to capitalize on this growing trend on behalf of senior residents in the Town and 
region.  Kings Park, and the Town of Smithtown on the whole, has much to offer – a diverse 
population, proximity to medical care, vibrant downtowns and hamlet centers, access to local 
beaches, State and County parks and nature centers, are all factors that contribute to the character 
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of the Town, making it a desirable place for senior residents to remain, as well as relocate to, in 
their later years.  These favorable characteristics further support the need for the Town of 
Smithtown to examine means to capture all avenues of the senior housing market; only a few 
senior housing communities exist in the Town, none of which are targeted to continuing care.  As 
such, senior residents who demand such assistance must leave Smithtown in order to find quality 
living arrangements where they can age in place.  This results in an invaluable loss, in terms of 
population, knowledge, local resources and revenue within the community.   
 
Senior residents have numerous housing alternatives to choose from when deciding their future, 
including those targeted to active adults, independence, congregate care, assistance, continuing 
care and nursing care.  Continuing Care Retirement Communities have recently become a 
preferred option among senior populations, allowing them the distinct opportunity to age in 
place, despite their changing lifestyles and needs over time.   
 
Continuing Care Retirement Communities, also referred to as life care communities, are defined 
by New York State Department of Health as, “as a residential alternative for adults that offer – 
under one contract – an independent living unit such as an apartment or cottage, residential 
amenities and access to a continuum of long term care services, as residents' health and social 
needs change over time.”1  According to New York State Department of Health, residential and 
health care services typically include: 
 

 Independent housing including meals, social activities, scheduled transportation, 
housekeeping and maintenance;  

 Access to physician, prescription drug and rehabilitation services;  
 Supportive housing and services provided in an adult home, an enriched housing setting, 

or an assisted living residence; 
 Skilled nursing facility (nursing home) care for residents who become temporarily ill or 

who require long-term care. Skilled nursing care may be provided in an on-site facility or 
in an off-site nursing home affiliated with the Continuing Care Retirement Community.2  

 
Increasing numbers of senior residents are seeking out the security and comfort of Continuing 
Care Retirement Communities, with over 1,800 such communities located in the United States, 
as of July 2009.3  Twelve (12) such communities exist in New York State that has received a 
Certificate of Authority from the Commissioner of Health.  These include one (1) in Tompkins 
County, one (1) in Orange County, one (1) in Monroe County, two (2) in Erie County, two (2) in 
Westchester County, one (1) in Ulster County and one (1) in Broome County.  In addition, this 
includes three (3) communities on Long Island: The Amsterdam at Harborside in Port 

                                                 
1 New York State Department of Health, “Continuing Care Retirement Communities & Fee-For-Service Continuing 
Care Retirement Communities,” Revised June 2011.  Accessed via 
 http://www.health.state.ny.us/facilities/long_term_care/retirement_communities/continuing_care/ 
2 New York State Department of Health, “Continuing Care Retirement Communities & Fee-For-Service Continuing 
Care Retirement Communities,” Revised June 2011.  Accessed via 
 http://www.health.state.ny.us/facilities/long_term_care/retirement_communities/continuing_care/ 
3 United States Government Accountability Office, “Report to the Chairman, Special Committee on Aging, U.S. 
Senate, “Older Americans: Continuing Care Retirement Communities Can Provide Benefits, but Not Without Some 
Risk,” June 2010.  Accessed via http://gao.gov/new.items/d10611.pdf 
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Washington (North Hempstead Town), Jefferson’s Ferry in South Setauket (Brookhaven Town), 
and Peconic Landing in Greenport (Southold Town).4  In 1997, Continuing Care Retirement 
Communities were home to approximately 350,000 residents5, and according to the American 
Association of Homes and Services for the Aging, this number more than doubled to 745,000 
persons by 2010.6  
 
While there are currently three (3) Continuing Care Retirement Communities on Long Island, 
none of these senior communities are located within the Town of Smithtown.  As such, the Town 
of Smithtown has the potential to capture the increasing demands of its senior residents, allowing 
residents to remain in the community, near their families and loved ones, with the comfort and 
security of aging in the community in which they helped to create.  The proposed project 
includes the development of a 199-unit Continuing Care Retirement Community, consisting of 
three (3) types of units to meet the changing needs of its residents:  
 

 22 townhouses, all of which are proposed as two (2)-bedroom units with a garage, ranging in size 
from 1,600 to 1,800 SF; 

 153 one (1)- and two (2)-bedroom independent living units, ranging in size from 761 to 1,794 SF;  
and, 

 24 one (1)-bedroom assisted living units, all of which will be 539 SF.   
 
The proposed project is responsive to today’s active senior, and will offer a multitude of benefits 
to both its residents and residents of the surrounding community.  The proposed Continuing Care 
Retirement Community will provide housing and health care for residents aged 55 years and 
older, in the form of a housing community that maintains a program of health care and provides 
ancillary support and services designed to maximize the independence of residents as their age 
advances.  The proposed Continuing Care Retirement Community is intended to promote active 
lifestyles, ensure proper medical care, encourage overall health and wellness, support social 
involvement and provide good nutrition for residents.  Food service will be provided to its 
residents a variety of ways, including a communal dining room, private dining, café and bakery.  
The building will include a great room which could be used in a variety of ways.  The building 
will have a lap pool and spa with men’s and women’s locker rooms.  Other common areas 
available to residents include exercise and strength training equipment; an arts and crafts studio; 
a library and computer lab; a parlor area that includes a cocktail lounge, card area and bar; a 
beauty shop and barber; a convenience store; woodworking shop; mail room and lounge; 
seminar, media room, theatre and meeting room; and bank.  The assisted living building will 
include resident lounges; common resident laundries with washers and dryers; communal dining 
area; parlor/living room; library; an arts and crafts studio and TV/media room.    
 
 
                                                 
4 New York State Department of Health, “Continuing Care Retirement Communities & Fee-For-Service Continuing 
Care Retirement Communities,” Revised June 2011.  Accessed via 
http://www.health.state.ny.us/facilities/long_term_care/retirement_communities/continuing_care/ 
5 Sanders, Jacquelyn.  “Continuing Care Retirement Communities: A Background and Summary of Current Issues,” 
U.S. Department of Health and Human Services, Office of Disability, Aging and Long-Term Care Policy, February 
24, 1997.  Accessed via http://aspe.hhs.gov/daltcp/reports/ccrcrpt.htm 
6Greene, Kelly, “Continuing-Care Retirement Communities: Weighing the Risks,” The Wall Street Journal, August 
7, 2010. 
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The following analysis identifies and quantifies the need for a Continuing Care Retirement 
Community that could potentially be accommodated by The Uplands at St. Johnland in the 
hamlet of Kings Park.  Section 2.0 presents an executive summary and key findings of the 
residential market analysis.  Section 3.0 outlines the methodology and the sources of data used in 
this analysis.  Section 4.0 identifies and defines the target market area, or the boundary from 
which interest will be drawn for residents of a Continuing Care Retirement Community.  Section 
5.0 quantifies the market demand for a Continuing Care Retirement Community through an 
examination of demographic and socioeconomic characteristics of the target market area.  
Section 6.0 identifies the supply of existing Continuing Care Retirement Communities and 
comparable senior housing options that will likely serve as competition within the target market 
area’s immediate surroundings.  Section 7.0 analyzes the relationship between the demand for 
and the supply of existing Continuing Care Retirement Communities, and quantifies and 
recommends the amount and type of senior housing units that could be supported by the target 
market area.  Section 8.0 provides a conclusion with respect to the residential market analysis for 
a Continuing Care Retirement Community in the hamlet of Kings Park, and throughout the Town 
of Smithtown, and Section 9.0 outlines the references utilized in this analysis.   
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2.0 EXECUTIVE SUMMARY 

 
As noted in Section 1.0, this analysis identifies and quantifies the need for a Continuing Care 
Retirement Community opposite the St. Johnland Nursing Center in Kings Park.  A summary of 
findings is provided herein, with detailed methodologies and references provided in the 
subsequent sections of this analysis.  This analysis was prepared using methods, data and 
information that are considered to be industry standard in the preparation of a residential market 
analysis specific to a senior housing community. 
 
Statement of Need 
The demand for senior housing is on the rise – both on Long Island, and nationwide.  This is 
fueled by the growth of the senior market in general, coupled with the increased affluence of the 
youngest seniors, the substantial equity built up by long-term homeowners, the changing needs, 
tastes and lifestyles of an aging population – particularly the baby boom generation, and the 
limited range of housing options available to this segment in the suburban communities where 
most live.7  This demand is expected to continue based on demographics, the need for personal 
care, and a preference for homelike settings when possible.   
 
The need to preserve and create housing for older adults is becoming more important throughout 
all towns on Long Island.  High land prices, as well as older adults’ declining mobility, health 
and resources have made it more difficult for many seniors to find housing that meets their 
various needs in the immediate and surrounding communities in which they reside.  Since the 
vast majority of older adults wish to remain in or near their current homes, added attention must 
be given to the housing stock so that people can age in-place.8 
 
The Town of Smithtown has recognized this widespread need for such senior housing.  As stated 
in §322-49 of the Smithtown Town Code, Declaration of Policy: 
 

The Town Board hereby finds that there is an increasing need by persons of or nearing retirement 
age for reasonably priced dwelling accommodations in planned separate residential areas which 
will be inhabited by persons similarly circumstanced and which have been specially designed and 
developed for such age group, located in close proximity to centralized activity centers, 
community facilities or medical centers.  Dwellings designed for this age group shall be made 
available at a cost to the tenants below prevailing rental costs in the Town of Smithtown at the 
time of occupancy, which cost shall reflect any applicable government subsidy.  At all times, first 
priority for occupancy shall be given to elderly residents of the Town of Smithtown and their 
families…   

 
The proposed Continuing Care Retirement Community will introduce a new type of use to the 
Town and will provide both the local community as well as Long Island as a whole, a type of use 
that is both in high demand and in low supply.  The proposed project will assist in fulfilling a 
need for quality housing and continuing care for people over the age of 55 in Smithtown.  The 
proposed project will provide a permanent and integrated land uses within the hamlet of Kings 

                                                 
7 Citizens’ Housing and Planning Association, “Age Restricted Active Adult Housing in Massachusetts,” June 2005. 
8 Howard County Senior Housing Master Plan, December 2004. 
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Park, through the construction of three (3) types of housing, including townhouse units, 
independent living units and assisted living units within a Continuing Care Retirement 
Community.  This type of development provides individuals various levels of care together on 
one campus-like setting so that residents can stay in the same community as their needs change.  
The proposed project will provide care facilities and residences that will afford current area 
residents opportunities to remain in the community – in proximity to family, friends and 
accustomed neighborhoods – and will be attractive to seniors.   
 
Key Findings 
 
Target Market Area 

 A target market area represents the current and future population residing within the community 
that would likely support a Continuing Care Retirement Community in Kings Park. 

 For the purpose of this analysis, and since Continuing Care Retirement Communities tend to be 
quite local in nature, the primary market area was identified as the five (5) western towns in 
Suffolk County, New York.  This includes the towns of Babylon, Brookhaven, Huntington, Islip 
and Smithtown.   

 The secondary market area is comprised of the five (5) eastern towns in Suffolk County, 
including the towns of East Hampton, Riverhead, Shelter Island, Southampton and Southold.  In 
addition, the secondary market area includes Nassau, Bronx, Kings, New York, Queens, 
Richmond and Westchester counties in New York.   

 The tertiary market area includes those residing beyond the metropolitan New York region that 
may move to Suffolk County for other reasons, including proximity to family and loved ones, 
relocation, and/or the excellent quality of life, among others, should a Continuing Care 
Retirement Community become available in Smithtown.  This market segment includes Los 
Angeles County, California; Fairfield County, Connecticut; Broward, Miami-Dade, Orange and 
Palm Beach counties in Florida; and Bergen and Hudson counties in New Jersey.   

 The secondary market area and tertiary market area were identified based upon an analysis of 
migration patterns as will be documented in greater detail in Section 4.0.  

 
Market Demand 

 The population within the target market area has increased considerably since 1990.  Current 
estimates and projections suggest continued growth, yet at a slower pace, through 2015.   

 Reflective of the population trends, the number of households within the target market area has 
also increased significantly since 1990, and is projected to continue to increase slightly through 
2015.  The substantial growth indicates that additional residential development can likely be 
supported; as growth continues over the coming years, demand will further increase.   

 There exists a substantial population aged 55 years and older in each market area.   
 Seniors aged 55-64 years comprise the greatest portion of senior residents in each of the market 

areas.  It is important to note that while the majority of persons aged 55-64 years may not 
currently consider moving into a Continuing Care Retirement Community, it is likely that such 
housing may be demanded in the near future, as they begin to age over the coming years.   

 The target market area has experienced a significant shift in population between 1990 and 2015, 
with the number of persons aged 55 years and older projected to increase significantly within 
each market segment.  This is indicative of the aging of the population, which will continue to 
influence the type of housing demanded within the community. 

 The median age within each market area has increased considerably between 2000 and 2010, and 
on the whole, the median age is projected to continue to increase through 2015. 
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 When adjusted for annual inflation to represent 2010 dollars, median household incomes among 
households aged 55 years and older within the target market area have increased by 28.7% over 
the past ten years; it is projected that this trend will continue into 2015.   

 There exist a substantial number of households within each market segment that constitute net 
worth of $500,000 or more.   

 There are substantial differences between the median and the average values of net worth within 
the target market area.  Such disparities between the median and average net worth indicates the 
likelihood of an income gap within the target market area, with a substantial number of 
households with greater levels of net worth. 

 
Market Supply 

 A total of three (3) Continuing Care Retirement Communities have been identified as comparable 
senior housing communities that may serve as direct competition within the primary market area 
and throughout other parts of Long Island: Jefferson’s Ferry (12 miles away), The Amsterdam at 
Harborside (27 miles away), and Peconic Landing (58 miles away). 

 Combined, the three (3) communities are home to more than 700 residents.  
 None of the existing comparable communities are located in the Town of Smithtown.  Likewise, 

there are no comparable communities located in the nearby towns of Babylon, Huntington, nor 
Islip.  This indicates that a Continuing Care Retirement Community in Kings Park would likely 
fulfill the unmet demand for those residing within the local community.  

 All three (3) comparable communities were established over the past ten (10) years, with 
Jefferson’s Ferry opening in 2001 and Peconic Landing in 2002.  The Amsterdam at Harborside 
is the newest of the three (3) communities, having opened in 2010.  The relative newness of these 
communities indicates the recent rise in demand for such senior housing alternatives in the Long 
Island market.   

 On average, occupancy is very strong, with all of the comparable communities reporting little or 
no vacancy.  Minimal vacancies within the target market area are an indication of a strong market 
for additional assisted living communities. 

 Reflective of varying types and sizes of units, as well as the location of each community, entrance 
fees, monthly fees, and second person fees among comparable senior communities vary.   

 All of the comparable Continuing Care Retirement Communities have similar traits and 
characteristics, which are reflected in the provision of amenities, services and programs to 
residents.   

 
Market Absorption 

 A total of over 1.3 million households in the target market area are age- and income-qualified, 
with net worth of $500,000 or more.  This equates to a total of approximately 2.3 million age- and 
income-qualified persons in the target market area. 

 When the (approximate) 700 residents of the existing Continuing Care Retirement Communities 
in the local market are examined, this narrows the potential pool of residents of a new Continuing 
Care Retirement Community to 2,288,822 persons within the target market area. 

 Approximately 0.97% of persons aged 55 years and older demand residency within Continuing 
Care Retirement Communities in the United States.  When applying the 0.97% capture rate to the 
number of qualified persons within each market area, this equates to 1,596 qualified persons in 
the primary market area, 8,636 persons in the secondary market area, and 11,969 persons in the 
tertiary market area.  This results in a total number of qualified persons who are likely to demand 
residency within a Continuing Care Retirement Community to 22,202 persons. 
 
 



Residential Market Analysis 
The Uplands at St. Johnland Continuing Care Retirement Community 

 

 

Page 8

 Approximately 67.6% of qualified residents would be drawn from the primary market area, 
30.6% of residents would be drawn from the secondary market area, and 1.8% would come from 
the tertiary market area.  This results in a potential pool of 2,360 residents for a Continuing Care 
Retirement Community in Kings Park.  

 A conservative estimate assumes that a new Continuing Care Retirement Community will be able 
to capture between 15 and 20% of the demand, which results in between 354 and 472 residents.   

 A Continuing Care Retirement Community in Kings Park has the opportunity to serve a 
documented need by providing housing and services to a growing segment of the Town’s 
population.   

 The primary market area and specifically this part of the Town of Smithtown can support a 
Continuing Care Retirement Community as intended.  Moreover, there remains significant excess 
demand that could be absorbed in the surrounding communities and throughout Suffolk County. 

 Such excess demand has the potential to be fulfilled within other sites in Smithtown that have 
been deemed as potentially developable and suitable for additional Continuing Care Retirement 
Communities within the Town, as identified in the Supplemental Cumulative Impact Analysis.   
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3.0 METHODOLOGY 

 
Various data and information from national, state, local and private sources were used to conduct 
the market analysis for The Uplands at St. Johnland Continuing Care Retirement Community in 
Kings Park.  Methodology specific to various sections of this analysis are outlined in greater 
detail where applicable, and a detailed list of references can be found in Section 9.0. 
 
The United States Census Bureau (via http://www.census.gov/) was consulted for pertinent 
demographic data, including population trends, trends in the number of households, population 
by age, and median household income from 1990, 2000, and 2010 (where available) for each 
segment of the target market area.  These data were utilized to determine the demand for The 
Uplands at St. Johnland Continuing Care Retirement Community in Kings Park. 
 
New York State Department of Health (via http://www.health.ny.gov/), New York State Office 
for the Aging (via http://www.aging.ny.gov/), Suffolk County Department of Health Services 
(via http://www.suffolkcountyny.gov/departments/healthservices.aspx) and Suffolk County 
Office for the Aging  (via http://www.suffolkcountyny.gov/Departments/CountyExecutive/ 
OfficefortheAging.aspx) provide a comprehensive listing of all senior housing communities 
within New York State and Suffolk County.  These listings are sorted by type and location of 
housing, and were consulted for the purpose of identifying the existing supply of comparable 
CCRC throughout Long Island. 
 
Internal Revenue Service (via http://www.irs.gov/taxstats/article/0,,id=212683,00.html) produces 
annual population migration inflow (the number of new residents who moved to a specific place, 
and where they migrated from) and outflow (the number of residents moving from a specific 
place, and where they migrated to) data for all states and counties in the United States.  Such data 
is based on year-to-year address changes reported on individual income tax returns filed with the 
Internal Revenue Service.  The data includes the number of returns, which approximates the 
number of households that migrated, as well as the number of personal exemptions, which 
approximates the number of individuals who migrated.  This data was collected for the past five 
years, between 2004-05 and 2008-09, to represent migration inflow patterns specific to Suffolk 
County, New York. 
 
Environmental Systems Research Institute, Inc. (ESRI) (via http://bao.esri.com/) generates on-
demand reports specific to select locations through the ArcGIS Business Analyst Online 
program.  An Age 50+ Profile provides 2010 demographic estimates and 2015 demographic 
projections specific to the 50 years and older population.  A Net Worth Profile provides 2010 
demographic estimates specific to net worth, sorted by the age of the householder.  These data 
estimates and projections were generated for all persons residing in the primary market area, the 
secondary market area and the tertiary market area (as defined in Section 4.0 of this analysis).  
 
It is important to note that the 2010 demographic estimates do not reflect official counts from the 
2010 Census; official 2010 Census data has not been entirely released as of the date of 
publication of this analysis.  Rather, the demographic estimates generated through the ArcGIS 
Business Analyst Online program are 2010 estimates that reflect the most current data at the time 
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of publication, including but not limited to data from sources including the Current Population 
Survey, American Community Survey (via the United States Census Bureau), United States 
Postal Service, Internal Revenue Service, Survey of Consumer Finances (via the Federal Reserve 
Board), National Bureau of Economic Research, Nielsen Claritas Market Research, Hanley 
Wood Market Intelligence, and other commercial and federal data sources.   
 
American Association of Homes and Services for the Aging (via http://www.leadingage.org/), 
American Association of Retired Persons (via http://www.aarp.org/), Continuing Care 
Retirement Community Council (accessed through New York State Department of Health, via 
http://www.health.ny.gov/), National Investment Center for the Seniors Housing and Care 
Industry (via http://www.nic.org/), and Urban Land Institute (via http://www.uli.org/) provide 
research, publications, data and statistics pertaining to past, current and future trends among 
Continuing Care Retirement Communities nationwide and in various local markets.  Moreover, 
these sources provide a comprehensive listing of senior living communities throughout the 
nation.  These listings were consulted for the purpose of identifying the existing supply of 
comparable senior communities in Long Island to complement those identified by New York 
State Department of Health, New York State Office for the Aging, Suffolk County Department 
of Health Services and Suffolk County Office for the Aging.   
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4.0 IDENTIFICATION AND DEFINITION OF TARGET MARKET AREA 

 
In planning for a Continuing Care Retirement Community at the project site, it is important to 
recognize various considerations and concepts affecting viability in this location.  The first of 
these criteria is to identify the target market area.  A target market area will establish the 
boundary from which the Continuing Care Retirement Community will draw interest from 
current and future residents of the Town of Smithtown and the surrounding communities.   
 
Unlike commercial markets, residential markets often do not have fixed geographic borders.  
Rather, many factors determine the decision to reside in a given location.  Such factors include 
place of employment, household income, the cost of living, proximity to major thoroughfares 
and shopping areas, quality of life, property taxes and crime patterns of a given neighborhood or 
community, among others.  When evaluating options for senior housing, additional factors 
influence the decision to locate in a given area.  These include the proximity to their former place 
of residence and/or the proximity to family and loved ones, affordability, varying levels of care 
and the amenities and services offered by a given community. 
 
In order to better understand the housing market for a proposed Continuing Care Retirement 
Community, the target market area is broken down into three classification segments, identified 
and based on a critical evaluation of trends in the local senior housing market.  Generally 
speaking, the primary market area is the area in which the housing demand is anticipated to be 
strongest, typically representing approximately 60-80% of the potential residents.  This tends to 
be the area of the market immediately surrounding a given development.  
 
The secondary market area tends to draw interest from potential residents beyond the immediate 
community.  On average, 20-40% of potential residents will likely be drawn from this segment 
of the market.  Lastly, the tertiary (or regional) market area draws interest from those residing 
beyond the primary and secondary market areas, due to various factors influencing the decision 
to locate in a given area.  The tertiary market area tends to represent up to 20% of the potential 
residents at a given community.   
 
Since Continuing Care Retirement Communities are quite limited, and offer a specific type of 
service that is not widely found in today’s senior housing market, occupants of these 
communities typically come from a very wide area; however, the majority of the occupants move 
into such communities from the immediate area.  Patterns in such geographic origins are 
witnessed within the comparable Continuing Care Retirement Communities on Long Island.  The 
majority of Peconic Landing (Greenport) residents originate from Nassau and Suffolk counties, 
with a concentration of residents coming from Southampton and other communities on the south 
fork.  It was also noted that some residents come from New York City, with several other 
residents originally from Boston, Upstate New York, California, Florida, Connecticut, and the 
Midwest.  Likewise, the majority of the residents of The Amsterdam at Harborside moved from 
within a 10-15 mile radius, with most originating from elsewhere in Nassau County.  In addition,
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several residents moved from Florida and other places, returning to Long Island after having 
migrated years ago.9   
 
For the purpose of this analysis and since the majority of occupants tend to come from within the 
local community, the primary market area was identified as the five (5) western towns in Suffolk 
County.  This includes the towns of Babylon, Brookhaven, Huntington, Islip and Smithtown. 
 
Due to its proximity, the five (5) eastern towns in Suffolk County are deemed to be part of the 
secondary market area.  This includes the towns of East Hampton, Riverhead, Shelter Island, 
Southampton and Southold.  The remaining boundary of the secondary market area is slightly 
more elusive.  In order to determine the specific geographies that would comprise the secondary 
market area, migration patterns specific to persons moving into Suffolk County10 were analyzed 
using Statistics of Income Data from the Internal Revenue Service.  This data was collected over 
a five (5)-year period – from 2004-05 to 2008-09 – to illustrate trends in residency status.   
 
Of all persons moving into Suffolk County over the past five years, migration patterns indicate 
that approximately 70% of the residents move from only seven (7) counties within New York 
State; the remaining 30% of migrants originate from other places in the United States as well as 
from foreign nations.  Not surprisingly, the greatest numbers of persons that have migrated to 
Suffolk County over the past five (5) years come from neighboring Nassau County, New York.  
Those moving from Nassau County represent 35.8% of all migrants.  An additional 35% of 
persons moving into Suffolk County come from other counties in the metropolitan New York 
region, including Bronx County, Kings County, New York County, Queens County, Richmond 
County and Westchester County.11  Assuming migration patterns remain constant to their levels 
between 2004-05 and 2008-09, these counties are included within the secondary market area.   
 
For the purpose of this analysis, the tertiary market area includes those residing beyond the 
metropolitan New York region that may move to Suffolk County for other reasons, including 
proximity to family and loved ones, relocation to a place of former residence, and/or the 
excellent quality of life, among others.  An analysis of the migration data reveals that a 
significant portion of migrants to Suffolk County came from several counties in Florida, 
California, New Jersey and Connecticut.  Palm Beach, Broward, Orange and Miami-Dade 
counties in Florida represent 2.95% of all migrants to Suffolk County between 2004-05 and 
2008-09.  Likewise, persons moving from Los Angeles County, California, represent 0.7% of the 
migrants to Suffolk County.  Those moving from nearby Hudson and Bergen counties in New 
Jersey comprise 1.2% of all migrants, and those from Fairfield County, Connecticut, represent

                                                 
9 Personal interview with Connie Ellis, representing Peconic Landing, December 30, 2011; personal interview with 
Lisa Bernasconi, representing The Amsterdam at Harborside, January 3, 2012; information specific to Jefferson’s 
Ferry was not provided. 
10 It is important to note that this data is only available down to the County level.  Migration patterns specific to 
persons moving into the Town of Smithtown are not available for analysis. 
11 It is important to note that this data reflects all persons who have moved into Suffolk County; data is not specific 
to the senior population.  However, this information will serve as a benchmark in which to measure demand, and 
market absorption within the secondary market area in subsequent sections of this analysis. 
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0.6% of all migrants to Suffolk County.12  Assuming migration patterns will remain constant to 
their levels between 2004-05 and 2008-09, the above-mentioned counties in Florida, California, 
New Jersey and Connecticut comprise the tertiary market area.   
 
Table 1 illustrates the breakdown of the three market areas, with detailed migration data for each 
component of the target market area, in addition to their estimated market share.   
 
 

Table 1 
TARGET MARKET AREA 

 

Name of County Total Migration: 
2004-05 to 2008-09 

Estimated 
Market Share 

Primary Market Area 309,758 67.6% 
Five Western Towns in Suffolk County, NY 309,758 67.6% 
Secondary Market Area 140,012 30.6% 
5 Eastern Towns: Suffolk County, NY 31,808 6.9% 
Nassau County, NY 54,712 11.9% 
Bronx County, NY 3,936 0.9% 
Kings County, NY 11,633 2.5% 
New York County, NY 7,758 1.7% 
Queens County, NY 27,027 5.9% 
Richmond County, NY 957 0.2% 
Westchester County, NY 2,181 0.5% 
Tertiary Market Area 8,323 1.8% 
Los Angeles County, CA 1,095 0.2% 
Fairfield County, CT 915 0.2% 
Broward County, FL 1,350 0.3% 
Miami-Dade County, FL 756 0.2% 
Orange County, FL 859 0.2% 
Palm Beach County, FL 1,546 0.3% 
Bergen County, NJ 872 0.2% 
Hudson County, NJ 930 0.2% 
TOTAL: TARGET MARKET AREA 458,093 100.0% 
Source: United States Bureau of the Census, American Community Survey 1-Year Estimates 2005-2009; Internal 
Revenue Service, Statistics of Income Data, 2004-05 – 2008-09; Analysis by Nelson, Pope & Voorhis, LLC.

 
 
It is important to note that a Continuing Care Retirement Community in Kings Park would likely 
draw additional interest from those residing beyond the boundaries of the target market area.  
However, for the purpose of this analysis, the boundaries of the target market area represent a 
conservative estimate which will be used to measure demand and market absorption in 
subsequent sections of this analysis. 
 
                                                 
12 It is important to note that this data reflects all persons who have moved into Suffolk County; data is not specific 
to the senior population.  However, this information will serve as a benchmark in which to measure demand, and 
market absorption within the tertiary market area in subsequent sections of this analysis. 
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The boundaries of the target market area, including the primary market area, secondary market 
area and tertiary market area, are illustrated in Figure 1.  This target market area represents the 
population residing within the community that would likely support a Continuing Care 
Retirement Community at the project site, as well as other comparable senior housing 
alternatives that could be located within the Town of Smithtown.  The subsequent sections of this 
analysis detail such findings.   
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5.0 MARKET DEMAND 

 
In order to determine whether an additional Continuing Care Retirement Community can be 
supported in the local market, it is necessary to conduct an analysis of market demand.  This 
section will examine the demand for such development at the project site in the hamlet of Kings 
Park and the surrounding target market area, based on several determining demographic and 
socioeconomic characteristics of the residential population located within the target market area.   
 
 
5.1 Population and Households 
 
Trends in the residential population and in the number of households located within the target 
market area were examined within the primary market area, secondary market area and tertiary 
market area.  An analysis of past data, coupled with current estimates and projections, illustrate 
the changing needs of the target market area, and how such needs can be accommodated within 
the local market through existing and proposed senior housing communities, including a 
Continuing Care Retirement Community in Kings Park.  
 
As seen in Table 2 and Chart 1, the population within the target market area has increased 
substantially since 1990.  Between 1990 and 2000, the population in the primary market area has 
increased by 6.5%, or by over 79,000 persons.  Similarly, the population within the secondary 
market area increased by 8.3%, or by nearly 800,000 residents.  The tertiary market area 
witnessed substantial population growth of nearly 2.0 million persons, increasing by 
approximately 12.6% between 1990 and 2000.13   
 
Current estimates and projections suggest continued growth, yet at a slower pace within each 
market area, through 2015.  Based on the available standard demographic references, population 
within the primary market area is expected to grow by nearly 150,000 persons, growing by 
12.3% between 1990 and 2015.  Likewise, the population within the secondary market area is 
projected to increase by over 1.4 million residents, with 15.1% growth projected to occur 
between 1990 and 2015.  Population growth within the tertiary market area is projected to 
increase by 24.3% between 1990 and 2015, to over 19.6 million persons.14  It is important to note 
that this population projection does not account for specific developments currently in the 
planning or approval process.  Moreover, while such factors are examined at the local level, 
projections are not based solely upon specific build-out scenarios or land use analyses.  Rather, 
the projections are based upon historical trends and current estimates at the county level, a time 
series of county-to-county migration data, a historical analysis of residential building permit data 
and residential postal delivery counts.  Such data is supplemented with available information 
generated by nationwide databases, statistics providers and demographic and spatial analysis 
tools.15   

                                                 
13 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.   
14 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.   
15 ESRI Demographic Update Methodology: 2010/2015, an ESRI White Paper, August 2010. 
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Table 2 
POPULATION TRENDS 

 

Market Segment 1990 2000 2010 
(Estimate) 

2015 
(Projection) 

Primary Market Area 1,214,654  1,293,656  1,348,524  1,364,451  
Secondary Market Area 9,591,471  10,391,219  10,835,970  11,035,473  
Tertiary Market Area 15,802,730  17,798,906  19,296,584  19,642,765  
Total: Target Market Area 26,608,855  29,483,781  31,481,078  32,042,689  
Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental 
Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 

 
 

Chart 1 
CHANGE IN POPULATION 

Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online,  
Environmental Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 
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Reflective of the population trends, the number of households within the target market area has 
also increased significantly since 1990.  As seen in Table 3 and Chart 2, the number of 
households located within the primary market area has increased by 9.9% during the 1990s – 
from 381,609 households in 1990 to 419,216 households in 2000.  The secondary market area 
witnessed less growth in the number of households than in its population, growing by over
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242,000 households, or 6.7% over the decade.  Likewise, the tertiary market area grew by 
607,700 households, or by 10.7% between 1990 and 2000.16  
 
As seen with population trends, current estimates and projections suggest continued growth 
among households within each market area through 2015 – though at a relatively slower pace 
than what was experienced during the 1990s.  The latest estimates suggest 435,488 households 
currently exist within the primary market area, nearly 4.0 million households in the secondary 
market area and over 6.6 million in the tertiary market area.  The number of households is 
projected to increase slightly within all market areas through 2015.  Overall, the target market 
area is projected to experience approximately 16.7% growth in the number of households 
between 1990 and 2015.17  
 

 
Table 3 

HOUSEHOLD TRENDS 
 

Market Segment 1990 2000 2010 
(Estimate) 

2015 
(Projection) 

Primary Market Area 381,609  419,216  435,488  440,353  
Secondary Market Area 3,613,875  3,855,928  3,982,550  4,050,001  
Tertiary Market Area 5,653,349  6,261,049  6,675,328  6,768,466  
Total: Target Market Area 9,648,833  10,536,193  11,093,366  11,258,820  
Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, 
Environmental Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 

 
 

                                                 
16 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.  
17 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.   
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Chart 2 
CHANGE IN NUMBER OF HOUSEHOLDS 

Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online,  
Environmental Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 
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5.2 Age Profile 
 
The classification of the population into various age groups has significant implications on 
demand for new residential development (particularly senior housing) in the local housing 
market.   
According to a recent publication by the American Association of Homes and Services for the 
Aging, American Seniors Housing Association, and National Investment Center, the average age 
of recent movers into entrance-fee Continuing Care Retirement Communities was 81 years.18  
This median age is comparable with what is found in other Continuing Care Retirement 
Communities located on Long Island.  The average age of residents at The Amsterdam at 
Harborside is 81-82 years, while the average age of residents at Peconic Landing is 82-83 
years.19  However, it is important to note that Continuing Care Retirement Communities are a 
unique type of senior housing, encompassing residents of all ages, with many independent living 
residents in their 60s, and assisted living and skilled nursing residents into their 90s within both 
                                                 
18 American Association of Homes and Services for the Aging, American Seniors Housing Association, and 
National Investment Center, “Today’s Continuing Care Retirement Community (CCRC)”, July 2010.  Accessed via 
https://www.seniorshousing.org/filephotos/research/CCRC_whitepaper.pdf 
19 Personal interview with Connie Ellis, representing Peconic Landing, December 30, 2011; personal interview with 
Lisa Bernasconi, representing The Amsterdam at Harborside, January 3, 2012; information specific to Jefferson’s 
Ferry was not provided. 
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The Amsterdam at Harborside and Peconic Landing.20  As such, both the younger segment of the 
senior population and the older segment of the senior population should be examined due to the 
aging of the population, as evidenced in Chart 3 and Chart 4.  As such, and for the purpose of 
this analysis, since the proposed project is intended for residents aged 55 years and older, age 
groups under examination include those persons aged 55 – 64, 65 – 74, 75 – 84, and 85 and 
older.  The population within the target market area has further been broken down by age, with 
classifications based on similar characteristics among several groups of persons.   
 
As seen in Table 4, there exists a substantial population aged 55 years and older in each market 
area.  As of 2010, it is estimated that over 326,000 persons within this age group reside within 
the primary market area.  Approximately 2.6 million seniors reside in the secondary market area, 
and an additional 4.4 million senior residents live in the tertiary market area.21   

 
 

Table 4 
AGE PROFILE, POPULATION AGED 55 YEARS AND OLDER: 2010 

 

Market Segment 55-64 65-74 75-84 85+ Total 
Population: 55+ 

Primary Market Area 153,912  91,380  56,675  24,498  326,465  
Secondary Market Area 1,225,937 707,833  453,640  220,970  2,608,380  
Tertiary Market Area 2,032,389 1,199,567 806,658  397,557  4,436,171  
Total: Target Market Area 3,412,238 1,998,780 1,316,973 643,025  7,371,016  
Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental 
Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 
 

 
Seniors aged 55-64 years comprise the greatest portion of senior residents in each of the market 
areas.  In the primary market area, there exist nearly 154,000 persons in this age group; persons 
aged 55-64 comprise 11.4% of the total population in the primary market area.  Likewise, 
residents in this age group make up 11.3% of the population in the secondary market area and 
10.5% of the population in the tertiary market area.22  It is important to note that while the 
majority of persons aged 55-64 years may not currently consider moving into a Continuing Care 
Retirement Community, it is likely that such housing may be demanded in the near future, as 
they begin to age over the coming years.   
 
As seen in Chart 3, the target market area has experienced a significant shift in population, with 
the number of senior residents projected to increase by 61.9% in the primary market area, by 
32.9% in the secondary market area, and by 49.6% in the tertiary market area, between 1990 and 

                                                 
20 Personal interview with Connie Ellis, representing Peconic Landing, December 30, 2011; personal interview with 
Lisa Bernasconi, representing The Amsterdam at Harborside, January 3, 2012; information specific to Jefferson’s 
Ferry was not provided. 
21 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile. 
22 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile. 
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2015.23  This is indicative of the aging of the population, especially within the primary market 
area.  This population aging has, and undoubtedly will continue to influence the type of housing 
that could be demanded in the community. 
 
 

Chart 3 
CHANGE IN POPULATION AGED 55 YEARS AND OLDER 

Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online,  
Environmental Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 

 

13.2%

23.8%

15.6%

1.1%

18.6%

10.9%
9.5%

23.4%

10.7%

0%

5%

10%

15%

20%

25%

% Change: 1990 - 2000 % Change: 2000 - 2010
(Estimate)

% Change: 2010 - 2015
(Projection)

Year

G
ro

w
th

 in
 N

um
be

r 
of

 P
er

so
ns

 A
ge

d 
55

 
Y

ea
rs

 a
nd

 O
ld

er

Primary Market Area    Secondary Market Area    Tertiary Market Area
 

 
 
Reflective of the aging of the population illustrated in Chart 3, the median age within each 
market area has increased considerably between 2000 and 2010.  This is illustrated in Chart 4.  
 
 

                                                 
23 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile. 
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Chart 4 
CHANGE IN MEDIAN AGE 

Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, 
Environmental Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 
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5.3 Income 
 
According to the New York State Department of Health, residence in a Continuing Care 
Retirement Community requires a significant financial commitment.  Since residents must meet 
the financial criteria set forth by the Continuing Care Retirement Community, it is necessary to 
examine the households with sufficient financial resources to cover both the entrance fees and 
the monthly fees.  As such, it is of utmost importance to examine income levels within the target 
market area.   
 
Household income serves as primary measure in determining affordability among various 
housing options – including senior housing alternatives – within a given community.  As seen in 
Table 5, households aged 55 years and older in the primary market area had a median income of 
approximately $74,695 in 2010.  The median household incomes within the secondary and 
tertiary market areas are lower than that of the primary area, at $51,662 and $51,921, 
respectively.24  It is important to note, however, that despite current economic conditions, 
households aged 55 years and older have a relatively greater amount of income now than they 
did in 2000; it is projected that this trend will continue into 2015.  When household income 

                                                 
24 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.   



Residential Market Analysis 
The Uplands at St. Johnland Continuing Care Retirement Community 

 

 

Page 22

levels are adjusted for annual inflation to represent 2010 dollars25, median household incomes 
among households aged 55 years and older within the target market area have increased by 
28.7% between 2000 and 2000.  Specifically, the median household income among households 
aged 55 years and older increased by 12.8% among households within the primary market area, 
by 17.7% among households in the secondary market area, and by approximately 12.0% among 
households in the tertiary market area.  Such median household incomes within the entire target 
market area are projected to increase by 44.1% through 2015.26   
 
 

Table 5 
MEDIAN HOUSEHOLD INCOME 

 
Market Segment 2000 2010 (Estimate) 2015 (Projection) 

Primary Market Area $66,246* $74,695 $90,030 
Secondary Market Area $43,889* $51,662 $66,830 
Tertiary Market Area $46,364* $51,921 $62,057 
Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental 
Systems Research Institute, Inc., Age 50+ Profile; United States Bureau of Labor Statistics, Consumer Price 
Index Inflation Calculator; Analysis by Nelson, Pope & Voorhis, LLC. 
* Note: Data from 2000 has been adjusted for inflation, to represent 2010 dollars. 

 
 
It is important to note that the high number of seniors in each market area gives way to an 
important and often overlooked matter.  Although seniors – especially those in the older 
segments of the population – may not necessarily have substantial income, this group is likely to 
have other financial assets as well as income from other family members.  As such, and while 
median household income levels provide pertinent data, a more useful analysis of affordability 
stems from an examination of net worth.  Net worth is defined as total household wealth, minus 
both secured (i.e. home mortgages and vehicle loans) and unsecured (i.e. credit card debt and 
outstanding bills) debt.  Net worth includes home equity, equity in pension plans, net equity in 
vehicles, Individual Retirement Accounts and Keogh accounts, business equity, interest-earning 
assets and mutual fund shares, stocks, etc.27   
 
As seen in Table 6, net worth varies considerably among senior households within each of the 
market areas.  On average, it is estimated that 17.4% of the senior households (aged 55 years and 
older) in the target market area have a net worth of less than $15,000 in 2010.  This ranges from 
5.8% of all households within the primary market area, to 18.3% of all households within the 
secondary market area, and 17.6% of households aged 55 years and older within the tertiary 
market area.  On the contrary, approximately 50.6% of all households in the primary market area

                                                 
25 Such an inflation adjustment is a standard method that allows for a legitimate examination and comparison of how 
household income levels have changed over time.   
26 United States Department of Labor, Bureau of Labor Statistics, Consumer Price Index Inflation Calculator. 
27 United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed and 
analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Net Worth Profile. 
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constitute net worth of $500,000 or more.  There exist fewer households in the secondary and 
tertiary market areas with net worth exceeding $500,000, at 34.2% and 27.8%, respectively.28   

 
 

Table 6 
NET WORTH, HOUSEHOLDS AGED 55 YEARS AND OLDER: 2010 

 
Market 
Segment <$15,000 $15,000 - 

$49,999 
$50,000 - 
$99,999 

$100,000 - 
$149,999 

$150,000 - 
$249,999 

$250,000 - 
$499,999 $500,000+

Primary 
Market Area 5.8% 3.6% 5.1% 4.8% 9.8% 20.3% 50.6% 

Secondary 
Market Area 18.3% 9.2% 8.3% 5.6% 9.6% 14.9% 34.2% 

Tertiary 
Market Area 17.6% 10.3% 11.0% 7.0% 11.3% 14.9% 27.8% 

Total: Target 
Market Area 17.4% 9.6% 9.8% 6.4% 10.6% 15.1% 31.1% 

Source: United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed 
and analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Net Worth Profile; 
Analysis by Nelson, Pope & Voorhis, LLC. 

 
 

The wide range of net worth among households aged 55 years and older is reflected in the 
substantial differences between the median and the average within each market area.  As seen in 
Table 7, the average net worth among households in the primary market area aged 55-64 years is 
approximately 2.7 times greater than the median net worth.  Likewise, the average net worth is 
3.5 times greater than median net worth in comparable households within the secondary market 
area, and 4.3 times greater in comparable households within the tertiary market area.  Similar 
patterns exist among households aged 65-74, and households aged 75 years and older in each 
market segment.  Such disparities between the median and average net worth indicates the 
likelihood of an income gap within the target market area, with a substantial number of 
households with greater levels of net worth. 
 
 

                                                 
28 United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed and 
analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Net Worth Profile. 
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Table 7 
MEDIAN VS. AVERAGE NET WORTH, 

HOUSEHOLDS AGED 55 YEARS AND OLDER: 2010 (ESTIMATE) 
 

Market Segment 55 – 64 Years Old 65 – 74 Years Old 75+ Years Old 
Median Average Median Average Median Average 

Primary Market Area $500,000 $1,326,016 $493,659 $1,225,068 $314,441 $788,004
Secondary Market Area $243,775 $864,430 $255,909 $855,797 $212,189 $628,868
Tertiary Market Area $172,724 $745,000 $189,954 $742,829 $177,023 $511,249
Total: Target Market 
Area $243,775 $978,482 $255,909 $941,231 $212,189 $642,707

Source: United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed 
and analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Net Worth Profile; 
Analysis by Nelson, Pope & Voorhis, LLC. 

 
 



Residential Market Analysis 
The Uplands at St. Johnland Continuing Care Retirement Community 

 

 

Page 25

 
6.0 MARKET SUPPLY 

 
In order to determine whether The Uplands at St. Johnland Continuing Care Retirement 
Community can be supported within the Town of Smithtown, it was necessary to conduct an 
analysis of market supply.  This section examines the existing comparable Continuing Care 
Retirement Communities located within Long Island.  An analysis of these housing communities 
is crucial, as such communities will provide housing alternatives to the same population as The 
Uplands at St. Johnland Continuing Care Retirement Community.  
 
Senior residents have a wide variety of housing options available to them, with such options 
continually evolving based on the changing needs and lifestyles of this growing segment of the 
population.  In order to properly identify the existing supply of comparable communities in the 
local market, it is important to recognize the differences between various types of senior housing.  
The eight (8) prominent types of senior housing alternatives include: 
 

 Active adult retirement communities; 
 Independent living communities; 
 Congregate care retirement communities; 
 Assisted living communities; 
 Continuing care retirement communities; 
 Nursing care communities; 
 Alzheimer’s care facilities; and, 
 Rehabilitation centers 

 
Each of these housing alternatives cater to a different segment of the senior population, based on 
age, the stage in life, budget, the level of independence, varying types of amenities, and levels of 
care demanded by residents.  Table 8 outlines the major differences between the various types of 
senior housing communities.  It is important to note that there is no clear-cut methodology for 
determining the type of senior housing community that best fits the needs of a given resident; 
what is best for one person may not necessarily be the best option for another.   
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Table 8 
TYPES OF SENIOR HOUSING COMMUNITIES 

 
Type of 

Community Purpose Setting 

Active Adult 
Retirement 
Community 

Aimed at retired 
persons and those 
nearing retirement 
age, who wish to 
get a start on 
owning a place 
where they will 
eventually retire.  
Most communities 
are age-restricted 
to seniors aged 
50+, 55+ or 62+.   

Focused primarily on providing activities for and services to, 
residents in a setting where they will eventually retire.  
Residents typically live in individual single-family homes, 
condominiums, town houses or suites in high rise towers.  
Communities may offer facilities and amenities such as golf, 
tennis, views, walking and biking trails, a swimming pool, 
exercise rooms and a variety of clubs and interest groups. In 
addition, communities typically offer a variety of other activities 
such as art classes, dancing, woodworking, ceramics, etc.  
Communities usually have a clubhouse or country club with 
dining facilities.  Many communities are gated, offering a high 
level of security.   

Independent 
Living 
Community 

Aimed at seniors 
who are able to 
continue living at 
home but may 
need minimal 
help. 

Focused primarily on providing independence at home, with 
minimal or no extra assistance.  Residents typically live in 
single-family homes, condominiums, apartments, and/or 
cottages, allowing the ability to maintain an independent 
lifestyle. Some communities also include subsidized housing, 
offering rental assistance from the government. 

Congregate 
Care 
Retirement 
Community 

Aimed at seniors 
in good health 
who want both 
independence and 
companionship.  

Focused on the advantages of home while providing some 
supportive services such as meals, housekeeping and 
transportation.  Residents typically live in private living quarters 
with centralized dining services, shared living spaces, and access 
to social and recreational activities. Many communities offer 
transportation services, personal care services, rehabilitative 
services, spiritual programs, 24-hour security, laundry and other 
support services. 

Assisted 
Living 
Community 

Aimed at seniors 
who need regular 
help with eating, 
bathing, dressing, 
laundry, 
housekeeping, 
medication 
monitoring, and 
other daily 
activities.   
 

Focused on providing a greater level of care and assistance with 
daily living activities, while maintaining some independence.  
Residents of assisted living communities do not need the 
constant medical care provided in a skilled nursing community.  
Residents tend to be mobile, relatively independent and able to 
care for themselves, but may need some supportive services.  
Residents typically live in communities that combine lodging 
and various personal support services, such as meals, 
housekeeping, laundry, and shopping, along with opportunities 
to socialize, participate in group activities and exercise within 
the community. 

Continuing 
Care 
Retirement 
Community 

Aimed at seniors 
who want to 
provide for health 
needs as they age 
without having to 
relocate. 

Focused on providing a community in which a resident can age-
in-place.  Services are typically specified by contract, between a 
resident – usually for the remainder of the resident's lifetime – 
and the community, which offers various housing, services and 
levels of care on one campus. Residents typically enter into a 
community as independent living residents, with a guarantee to 
move into assisted living and/or skilled nursing upon changing 
needs and lifestyles.   
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Type of 
Community Purpose Setting 

Nursing Care 
Community 

Aimed at seniors 
with deteriorating 
mental or physical 
abilities and/or 
those with great 
difficulty with 
daily activities.   

Focused on providing constant nursing or convalescent care for 
seniors who need continual medical attention.  Residents 
typically live in semi-private rooms, with two beds to a room.  
Communities typically offer centralized dining services, 
common spaces, and access to limited social and recreational 
activities. 

Alzheimer’s 
Care 

Aimed at patients 
with Alzheimer’s 
Disease and/or 
those with other 
forms of 
neurological or 
degenerative 
conditions which 
effect cognition 
and function.  

Focused on maintaining quality of life for residents as their 
needs change, through the course of their disease. Individuality 
is recognized among residents and such facilities strive to 
understand their special needs.  Residents typically live in a 
secured unit for individuals with Alzheimer’s and other forms of 
dementia who require 24-hour monitoring in a secured 
environment.   

Rehabilitation 
Center 

Aimed at 
individuals of all 
ages who need 
specialized 
therapies, either 
on an in-patient or 
an out-patient 
basis. 

Focused on assisting individuals reach their highest level of 
functioning in daily life.  Rehabilitation centers are often 
affiliated with a hospital or nursing care community, although 
they can be separate, free-standing facilities.  Such centers offer 
various services, including physical, speech and occupational 
therapy. Many who attend a rehabilitation program have 
disabilities or ongoing medical problems, while others are 
recovering from an accident or a medical incident such as a 
stroke.  

Source: New York State Department of Health, “Continuing Care Retirement Communities & Fee-For-Service 
Continuing Care Retirement Communities,” Revised June 2011.  Accessed via 
 http://www.health.state.ny.us/facilities/long_term_care/retirement_communities/continuing_care/; New York 
State Office for the Aging, Accessed via http://www.aging.ny.gov/Index.cfm; Analyzed by Nelson, Pope & 
Voorhis, LLC. 

 
 
At first glance, a Continuing Care Retirement Community seems similar in nature to the other 
available housing options; however, there is more than a fine line that separates a Continuing 
Care Retirement Community from alternative living arrangements.  The many differences pertain 
to the types of services, levels of care, and long term security for residents who chose to live 
within such communities.  There are many important benefits of living in a Continuing Care 
Retirement Community, most notably the access to having several levels of care available in one 
setting.  This concept of “aging in place” has grown in popularity over the past decade or so, 
allowing senior residents the security of knowing that if they or their spouse’s needs progress, 
they can easily transition into receiving the services they need.  This allows residents to remain 
within the community for the rest of their lives.   
 
While there exist numerous types of senior housing communities, the services offered under a 
Continuing Care Retirement Community are extremely unique, making it incomparable to all 
other types of senior housing offered.  Numerous active adult retirement communities, 
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independent living communities and congregate care retirement communities are located on 
Long Island, yet they typically cater to a relatively younger senior population who are quite 
active, independent and ambulatory, and who generally do not require assistance with daily 
activities.  Likewise, numerous assisted living and nursing care communities exist in 
communities throughout eastern Long Island, yet they are targeted to a relatively older and 
immobile senior population who require a much greater and/or constant level of assistance.  
Moreover, while they certainly exist within the target market area, Alzheimer’s care and 
rehabilitation centers are not deemed comparable as they accommodate segments of the 
population who require specialized mental and/or physical assistance.  While various factors may 
result in some residents opting to move into these types of senior housing communities instead of 
a Continuing Care Retirement Community, the above-mentioned senior housing alternatives are 
not considered to be in direct competition with a new Continuing Care Retirement Community in 
the region.   
 
For the purpose of this analysis, and since Continuing Care Retirement Communities cater to a 
specific demographic who wish to age in place, the senior housing alternatives that are deemed 
comparable to the proposed project only include other Continuing Care Retirement 
Communities.  As seen in Table 9, a total of three (3) continuing care retirement communities 
have been identified within the primary market area and other surrounding communities on Long 
Island.  These include Peconic Landing in Greenport (Southold Town), Jefferson’s Ferry in 
South Setauket (Brookhaven Town), and The Amsterdam at Harborside which recently opened 
in Port Washington (Town of North Hempstead).  Combined, the three (3) Continuing Care 
Retirement Communities are home to more than 700 residents. 
 
As seen in Figure 2, the closest of the comparable communities is Jefferson’s Ferry, 
approximately 12 miles from a proposed development in Kings Park.  The Amsterdam at 
Harborside is approximately 27 miles away, and Peconic Landing is roughly 58 miles from the 
proposed Uplands at St. Johnland Continuing Care Retirement Community.  It is important to 
note that none of the existing comparable senior communities are located in the Town of 
Smithtown.  Likewise, there are no comparable communities located in nearby Babylon, 
Huntington, nor Islip.  This indicates that a Continuing Care Retirement Community in Kings 
Park would likely fulfill the demands for those residing within the immediate community.    
 
The comparable communities are all about the same size, with a mix of studios, one (1)-
bedroom, and two (2)-bedroom apartment units, as well as villas/cottages.  All comparable 
communities also provide a mix of assisted living and skilled nursing care beds, with two (2) of 
the three (3) communities also providing dementia care. 
 
All three (3) comparable communities were established over the past ten (10) years, with 
Jefferson’s Ferry opening in 2001 and Peconic Landing in 2002.  The Amsterdam at Harborside 
is the newest of the three (3) communities, having opened in 2010.  The relative newness of 
these communities indicates the recent rise in demand for such senior housing alternatives in the 
Long Island market.   
 
Occupancy within the three (3) Continuing Care Retirement Communities is very strong, with all 
of the comparable communities reporting little or no vacancy.  As of June 2010, The Amsterdam 
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at Harborside was 90% sold, while Peconic Landing was 95% occupied, and Jefferson’s Ferry 
was 97% occupied.  It is important to note that vacancies will inevitably occur as a result of 
resident turnover.  Minimal vacancies within the target market area are an indication of a strong 
market for additional Continuing Care Retirement Communities.  
 
Reflective of varying types and sizes of units, as well as the location of each community, 
entrance fees and monthly fees among comparable senior communities vary.  At the lower end of 
the price scale, Peconic Landing offers one (1)-bedroom apartment units within the $250,000 - 
$320,000 range, while studios are offered at Jefferson’s Ferry at the $316,600 price point.  
Entrance fees range upward from $930,000 for a village/cottage at Peconic Landing to over $2 
million for a two (2)-bedroom apartment at The Amsterdam at Harborside.  While The 
Amsterdam at Harborside does not charge second person entrance fees, such fees are 
approximately $40,000 for both Jefferson’s Ferry and Peconic Landing.  Various options for 
entrance fees are available to residents to suit their budget and varying needs.    
 
Likewise, monthly fees differ based on the types and sizes of units, and between the three (3) 
comparable communities.  Monthly fees at the comparable communities range from $2,400 to 
$3,500 for one (1)-bedroom units, from $3,150 to $7,520 for two (2)-bedroom units, and $4,600 
to $5,400 for villas/cottages.  Second person monthly fees range from $995 at The Amsterdam at 
Harborside to $1,267 at Peconic Landing. 
 
All of the existing Continuing Care Retirement Communities that were identified as comparable 
to what is proposed for The Uplands at St. Johnland have similar traits and characteristics, most 
of which are reflected in the provision of amenities, services and programs to residents.  In all 
communities, these include the provision of meals in an array of dining locations, sitting areas, 
library, swimming pool, health and wellness programs, a gym/fitness center, spa, beauty 
salon/barber shop, access to transportation, as well as resident clubs and organizations catering to 
various hobbies and interests.  In addition, amenities including numerous recreational activities, 
visiting physicians and dentists, lifetime learning opportunities, transportation, banking and 
postal services tend to be available to residents.  The extensive offerings at the comparable 
communities indicate strong demand for a vast array of amenities and services. 
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Table 9 
EXISTING SUPPLY OF COMPARABLE SENIOR HOUSING COMMUNITIES 

 

Name of 
Community Location Age of 

Residents 
Year 

Opened 
Housing 
Options 

Number 
of 

Residents
Occupancy 

Monthly 
Rent/ 

Entrance Fee 

Amenities, Services, Programs 
Offered 

Jefferson's 
Ferry 

1 Jefferson 
Ferry Drive, 
South 
Setauket 

62+ for IL; 
average 

age: 80’s 

2001 Studios: 6 
1-BR 

Apartments: 
114 

2-BR 
Apartments: 

100 
Villas/ 

Cottages: 28 
AL: 60 beds 

SNC: 40 beds 
Dementia: 20 

beds 

Capacity 
is 248 

residents 

97% 
 (as of June 

2010) 

Entrance Fees 
$316,600 - 
$771,000 
Second 
Person 

Entrance 
Fees: $40,800 
Monthly Fees: 

$2,537 - 
$5,383 
Second 
Person 

Monthly Fees: 
$1,352 

 

Indoor pool; spa; hair salon; masseuse; 
green house; billiards room; card room; 
woodworking shop; art studio; bocce 
court; horseshoe pit; ponds with 
fountains; tennis court; walking paths; 
putting green; ATM; community 
garden; post office; theater; library; 
computer center; café and pub; arts 
center; fitness center; country store; 
housekeeping; banking; lawn care; 
interior and exterior maintenance; wired 
for high speed internet access; 
educational and recreational activities; 
prescription deliveries; scheduled 
transportation; visiting physicians and 
dentists; guaranteed on-site assisted 
living/nursing care if/when residents 
need it 

Peconic 
Landing 

15400 
Brecknock 
Road, 
Greenport 

62+ 2002 1-BR 
Apartments: 

54 
2-BR 

Apartments: 
85 

Villas/ 
Cottages: 110 
AL: 26 beds 

SNC: 44 beds 
 

300+ 
residents 

95% 
(as of June 

2010) 

Entrance Fees 
$250,000 - 
$930,000 
Second 
Person 

Entrance 
Fees: $40,000 
Monthly Fees: 

$2,900 - 
$5,000 
Second 
Person 

Monthly Fees: 

Resort-style living; 144-acre campus; 
waterfront location with ½ mile beach 
on Long Island Sound; lifetime access 
to long-term care; over 20 resident-
managed clubs and committees; five 
dining rooms; café; auditorium; library 
with computer access; art room; card 
room; model train room; bank branch; 
unisex hair salon; guest rooms; 
meditation room; rose gardens; 
rehabilitation and wellness center; 
fitness center and exercise classes; 
tennis courts; indoor pool; walking and 



Residential Market Analysis 
The Uplands at St. Johnland Continuing Care Retirement Community 

 

 

Page 31

Name of 
Community Location Age of 

Residents 
Year 

Opened 
Housing 
Options 

Number 
of 

Residents
Occupancy 

Monthly 
Rent/ 

Entrance Fee 

Amenities, Services, Programs 
Offered 

$1,367 
 

biking paths; Lifetime Learning; 
housekeeping and linen service; interior 
and exterior maintenance services; 
scheduled transportation; on-site 
enriched living and skilled nursing care 
for life 

The 
Amsterdam 
at Harborside 

300 East 
Overlook, 
Port 
Washington 

62+ 2010 1-BR 
Apartments: 

47 
2-BR 

Apartments: 
179 

AL: 26 beds 
SNC: 56 beds 
Dementia: 18 

beds 

200+ 90% of 
units sold 
(as of June 

2010) 

Entrance Fees 
$544,500 - 
$2,055,900 

Monthly Fees: 
$2,400 - 
$7,520 
Second 
Person 

Monthly Fees: 
$1,995 

Unlimited senior life care, resort-style 
dining choices (gourmet, casual and 
bistro), weekly housekeeping and flat 
linen service, lifetime interior and 
exterior maintenance, regularly 
scheduled group transportation, 
concierge services, underground valet 
parking, 24-hour on-site security 
personnel, television monitoring, health 
education, screening programs, lifelong 
learning opportunities, cultural, social, 
educational and recreational activities, 
private dining rooms, state-of-the-art 
fitness center, heated indoor swimming 
pool, business center with computer 
stations, extensive landscaping, card 
and game room, billiards parlor, 
television/media room, theatre/multi-
purpose room, library, creative arts 
studio, beauty salon, barbershop, 
banking services, greenhouse, 
woodworking shop 

IL = Independent Living Community; AL = Assisted Living Community; SNC: Skilled Nursing Community 
 
Source: List of comparable senior housing communities compiled through various public and private resources, including New York State Department of Health, New 
York State Office for the Aging, Suffolk County Department of Health Services, Suffolk County Office for the Aging, American Association of Homes and Services 
for the Aging, and general knowledge of Long Island development.  Whenever possible, the lack of information was supplemented with data found elsewhere, 
including interviews with representatives from specified communities, individual community websites and various senior housing publications, as well as the Updated 
Market Assessment for the proposed project, prepared by Taylor Reporting Solutions, LLC.   
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7.0 MARKET ABSORPTION 

 
In general, the number of Continuing Care Retirement Communities grew substantially over the 
past few decades.  On Long Island, the development of Continuing Care Retirement 
Communities is an even more recent phenomenon, which is reflected in three (3) such 
communities that have been established over the past ten (10) years.  This rapid growth was due 
in part to the unmet demand for housing that satisfied the needs of the aging senior population on 
Long Island; such communities filled a niche among senior housing alternatives that did not 
previously exist.  Since the concept of Continuing Care Retirement Communities are relatively 
new, with only three (3) comparable communities in the local market, the question of continued 
growth – specifically within the Town of Smithtown – in this type of senior living remains.  This 
section seeks to quantify the need for a Continuing Care Retirement Community in the hamlet of 
Kings Park. 
 
The demand for senior housing, and specifically Continuing Care Retirement Communities, 
varies from region to region throughout the nation, with numerous factors ultimately determining 
the market absorption and the overall success of a Continuing Care Retirement Community in a 
given locale.  According to industry specialists, “developing elder housing of any type is 
challenging in populous areas of New York…. Land costs and property taxes are high, and many 
neighborhoods are worried that allowing greater density will increase traffic.”  As such, most 
senior housing experts would identify New York as the single most underserved market in the 
United States.29  
 
Numerous factors make the proposed project site attractive to a Continuing Care Retirement 
Community.  This includes substantial population centers in the immediate area and surrounding 
communities, the separation from other comparable senior housing communities in the target 
market area, the accessibility of the site from state and county highways, proximity to St. 
Johnland Nursing Center and other medical care facilities, and the abundance of recreational 
activities in the area.  Such factors illustrate the vast opportunities available for senior living in 
this part of Town. 
 
As mentioned in previous sections of this analysis, the minimum age for residents of Continuing 
Care Retirement Communities tend to be between 55 and 62 years.  Since there tend to be many 
residents within this demographic, and also many residents within an older segment of the senior 
population, this analysis assumes a comprehensive approach in quantifying the demand for an 
additional Continuing Care Retirement Community within the Town of Smithtown.  As seen in 
Section 5.2 and Table 4, there exists a substantial population aged 55 years and older in each 
market area.  Data estimates from 2010 indicate that the primary market area is comprised of 
over 326,000 persons within this 55 years and older age group.  Over 2.6 million persons aged 55 
years and older reside in the secondary market area and an additional 4.4 million persons of such

                                                 
29 American Seniors Housing Association, via Pristin, Terry, “Flexible Housing for Changing Needs of Elderly,” 
The New York Times, October 17, 2007.  Accessed via  
http://www.nytimes.com/2007/10/17/realestate/commercial/17elder.html?ref=continuingcareretirementcommunities 
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age reside in the tertiary market area.  In total, nearly 7.4 million persons30 aged 55 years and 
older comprise the target market area of persons who may demand a Continuing Care Retirement 
Community in the Town of Smithtown over the coming years.   
 
While the age of potential residents is one of the primary factors in determining qualified 
persons, the demand for senior living – especially Continuing Care Retirement Communities – is 
largely determined by affordability.  According to the New York State Department of Health, 
residence in a Continuing Care Retirement Community requires a significant financial 
commitment.  Cost is based on a variety of factors including the location, size of the housing 
unit, and the type of contract signed.31  Widely known as the most expensive of all long-term-
care options, Continuing Care Retirement Communities tend to require relatively high entrance 
fees when compared to alternative types of senior housing communities.32  Payments typically 
consist of two components – a one-time entrance fee and a monthly service fee.  The entrance fee 
is typically paid before moving into the community and is generally comparable to the average 
value of residential homes in a specified neighborhood.  The monthly service fee covers such 
expenses as housing costs and amenities, meals, housekeeping, transportation, maintenance, 
security and any needed health care.  Both entrance fees and monthly service fees vary, based 
upon the type and size of a given housing unit, and in New York State entrance fees begin at 
approximately $115,000; monthly fees begin at approximately $2,100.33  Elsewhere in the 
country, entrance fees can range from $100,000 to $1,000,000, with monthly fees ranging from 
$3,000 to $5,000, which may increase as needs change.34  As of 2010, the average Continuing 
Care Retirement Community entrance fee nationally was $248,000, up slightly from the national 
average of $238,600 in 2009.35 
 
Proposed entrance fees at The Uplands at St. Johnland Continuing Care Retirement Community 
range from $395,000 for a one (1)-bedroom unit, to $825,000 for a townhouse unit.  Likewise, 
monthly fees range from $2,250 for a one (1)-bedroom unit to $3,950 for a larger two (2)-
bedroom unit with a den.  Second-person fees are projected to total an additional $35,000 toward 
the entrance fee, and an additional $1,000 in monthly fees.  While higher than the national 
average, these fees are consistent with the relatively higher cost of living in Long Island, as 
evidenced by comparable entrance and monthly fees found within the other three (3) Continuing 
Care Retirement Communities on Long Island (as seen in Section 6.0). 

                                                 
30 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.  
31 New York State Department of Health, “Continuing Care Retirement Communities & Fee-For-Service 
Continuing Care Retirement Communities,” Revised June 2011.  Accessed via 
 http://www.health.state.ny.us/facilities/long_term_care/retirement_communities/continuing_care/ 
32 American Association of Retired Persons, “Continuing Care Retirement Communities: What They Are and How 
They Work.” Accessed via Caregiving Resource Center at http://www.aarp.org/relationships/caregiving-resource-
center/info-09-2010/ho_continuing_care_retirement_communities.html 
33 New York State Department of Health 
34 American Association of Retired Persons, “Continuing Care Retirement Communities: What They Are and How 
They Work.” Accessed via Caregiving Resource Center at http://www.aarp.org/relationships/caregiving-resource-
center/info-09-2010/ho_continuing_care_retirement_communities.html 
35 United States Government Accountability Office, “Report to the Chairman, Special Committee on Aging, U.S. 
Senate, “Older Americans: Continuing Care Retirement Communities Can Provide Benefits, but Not Without Some 
Risk,” June 2010.  Accessed via http://gao.gov/new.items/d10611.pdf 
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Since residents must meet the financial criteria set forth by the Continuing Care Retirement 
Community, it is necessary to also examine the households with sufficient financial resources to 
cover both the entrance fees and the monthly fees.  Since entrance fees range from $395,000 to 
$825,000, this analysis conservatively assumes that households will require a net worth of at 
least $500,000 to afford to reside within the proposed project.  It is important to note that other 
forms of payment, including assistance from adult children or other family members, as well as 
receipt of government subsidies, may enable non-income qualifying senior residents to afford to 
reside within a Continuing Care Retirement Community.  However, for the purpose of this 
analysis, a conservative estimate is assumed in measuring affordability. 
 
An examination of net worth among residents aged 55 years and older, as seen in Section 5.2 
and Table 6, indicates that there are nearly 90,000 households aged 55 years and older in the 
primary market area with net worth of at least $500,000.  Moreover, there are over 531,000 
households in the secondary market area, and an additional 696,000 households in the tertiary 
market area with such levels of net worth36 that could likely afford to reside within a Continuing 
Care Retirement Community in the region. 
 
As seen in Table 10, over 1.3 million households in the target market area aged 55 years and 
older are qualified and could afford to reside within a Continuing Care Retirement Community, 
with net worth of $500,000 or more.  When the average household size of persons aged 55 years 
and older is applied to these qualified households, this equates to a total of approximately 2.3 
million persons aged 55 years and older who could afford to reside within a Continuing Care 
Retirement Community. 
 
 

Table 10 
AGE- AND INCOME-QUALIFIED PERSONS: 2010 

 

Market Segment Age- and Income- 
Qualified Households 

Average 
Household Size 

Age- and Income- 
Qualified Persons 

Primary Market Area 89,939  1.84 165,253  
Secondary Market Area 531,170  1.68 890,315  
Tertiary Market Area 696,297  1.77 1,233,954  
Total: Target Market Area 1,317,406  1.74 2,289,522  
Source: United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental 
Systems Research Institute, Inc., Age 50+ Profile; Analysis by Nelson, Pope & Voorhis, LLC. 

 
 
As seen in Section 6.0, the three (3) existing comparable senior communities are comprised of 
over 700 residents.  When subtracted from the qualified persons residing within the primary 
market area, this equates to 164,553 qualified persons in the primary market area.  The number 
of persons residing within the secondary and tertiary market areas remains unchanged, as 
residents of Continuing Care Retirement Communities in those locations will not likely serve as 

                                                 
36 United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed and 
analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Net Worth Profile. 
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direct competition to a proposed community in Kings Park.  As seen in Table 11, this narrows 
the potential pool of residents of a new Continuing Care Retirement Community to 2,288,822 
persons within the target market area. 

 
 

Table 11 
AGE- AND INCOME-QUALIFIED PERSONS, LESS RESIDENTS 
OF EXISTING COMPARABLE SENIOR COMMUNITIES: 2010 

 

Market Segment Age and Income 
Qualified Persons 

Residents of Existing 
Comparable Senior 

Communities 

Qualified 
Persons 

Primary Market Area 165,253  700  164,553  
Secondary Market Area 890,315  -- 890,315  
Tertiary Market Area 1,233,954  -- 1,233,954  
Total: Target Market Area 2,289,522  700 2,288,822  
Source: United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed 
and analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Age 50+ Profile, Net 
Worth Profile; Analysis by Nelson, Pope & Voorhis, LLC.

 
 
While there exist an estimated 2.3 million persons who are age- and income-qualified for the 
proposed Continuing Care Retirement Community, it is necessary to apply a capture rate to 
account for the number of persons who would demand residency within a Continuing Care 
Retirement Community.  As seen in Section 1.0, and according to the American Association of 
Homes and Services for the Aging, there are approximately 745,000 persons residing within 
Continuing Care Retirement Communities across the country.37  When applied to the estimated 
population in the United States of 76,758,355 persons aged 55 years and older38, this equates to 
approximately 0.97% of residents aged 55 years and older that reside within a Continuing Care 
Retirement Community.  It is important to note that this number is on the rise, due to an aging 
population.  However, for the purpose of this analysis, and to present a conservative projection 
regarding the number of persons who would demand residency within a Continuing Care 
Retirement Community, this capture rate of 0.97% is assumed. 
 
When applying the 0.97% capture rate to the number of qualified persons within each market 
area, this equates to 1,596 qualified persons in the primary market area, 8,636 persons in the 
secondary market area, and 11,969 persons in the tertiary market area.  This results in a total 
number of qualified persons who are likely to demand residency within a Continuing Care 
Retirement Community to 22,202 persons, as seen in Table 12. 

 
 
 

                                                 
37Greene, Kelly, “Continuing-Care Retirement Communities: Weighing the Risks,” The Wall Street Journal, August 
7, 2010. 
38 United States Bureau of the Census; Accessed and analyzed via Business Analyst Online, Environmental Systems 
Research Institute, Inc., Age 50+ Profile.   
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Table 12 
AGE- AND INCOME-QUALIFIED PERSONS WHO DEMAND CONTINUING 

CARE RETIREMENT COMMUNITY RESIDENCY: 2010 
 

Market Segment Age and Income 
Qualified Persons 

Capture 
Rate 

Qualified Persons who Demand 
Continuing Care Retirement 

Community Residency 
Primary Market Area 164,553  0.97% 1,596  
Secondary Market Area 890,315  0.97% 8,636  
Tertiary Market Area 1,233,954  0.97% 11,969  
Total: Target Market Area 2,288,822  -- 22,202  
Source: United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed 
and analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Age 50+ Profile, Net 
Worth Profile; Analysis by Nelson, Pope & Voorhis, LLC.

 
 
The next step in determining market absorption is to apply a market share to each of the market 
segments to determine how many persons would come from the primary market area, as 
compared to the secondary and tertiary market areas.  As seen in Section 4.0, it is estimated that 
67.6% of potential residents would be drawn from the primary market area.  According to Table 
12, there are 1,596 qualified persons in the primary market area who are likely to demand 
residency within a Continuing Care Retirement Community.  Assuming that this figure 
represents 67.6% of the potential pool of residents at a new Continuing Care Retirement 
Community in Kings Park, this equates to a total of 2,360 qualified residents coming from the 
target market area.  Of this, approximately 30.6% of residents would be drawn from the 
secondary market area.  Assuming that 30.6% of the residents originate from this market 
segment, it results in 721 qualified persons coming from the secondary market area.  Lastly, it is 
assumed that 1.8% of residents would come from the tertiary market area.  Given these 
assumptions, this represents an additional 43 qualified persons.  This is illustrated in Table 13. 
 
 

Table 13 
QUALIFIED PERSONS: 2010 

 

Market Segment Qualified 
Persons Market Share Qualified Persons Specific 

to Market Segment 
Primary Market Area 1,596  67.6% 1,596  
Secondary Market Area 8,636  30.6% 721  
Tertiary Market Area 11,969  1.8% 43  
Total: Target Market Area 22,202  100.0% 2,360  
Source: United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed and 
analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Age 50+ Profile, Net 
Worth Profile; Analysis by Nelson, Pope & Voorhis, LLC.

 
 
It is important to note that a new Continuing Care Retirement Community is not predicted nor 
expected to capture all of the senior housing potential among residents of the target market area.  
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A conservative estimate assumes that a new Continuing Care Retirement Community will be 
able to capture between 15% and 20% of the total demand potential in the target market area.  
This capture rate is based on the strong occupancy among all existing comparable senior 
communities on Long Island, the distance from existing comparable senior communities and the 
lack of this type of senior housing in the immediate vicinity.  The remaining 80 – 85% represents 
the potential among existing and/or proposed Continuing Care Retirement Communities within 
Suffolk County to capture its market share throughout the target market area.   
 
Assuming a 15 – 20% capture rate for the purpose of this analysis, this results in absorption of 
between 354 and 472 residents that could potentially move into a Continuing Care Retirement 
Community in Kings Park.39  Of this, between 239 and 319 persons would come from the 
primary market area, comprising 67.6% of the total residents.  An additional 108 to 144 persons 
or 30.6% of the total population would likely originate from the secondary market area, and 
1.8%, or between six (6) and nine (9) residents are likely to move from the tertiary market area, 
as evidenced in Table 14.   
 
It is important to note that this figure reflects a conservative estimate, as a new Continuing Care 
Retirement Community in a desirable and underserved location is likely to attract a greater share 
of residents.  Moreover, and as noted previously, all of the existing comparable senior 
communities are nearly fully occupied; therefore, this presents the potential for a greater capture 
rate than conservatively assumed for the purpose of this analysis. 
 
 

Table 14 
MARKET ABSORPTION: 2010 

 

Market Segment Qualified Persons Specific 
to Market Segment 

15% Capture 
Rate 

20% Capture 
Rate 

Primary Market Area 1,596  239  319  
Secondary Market Area 721  108  144  
Tertiary Market Area 43  6  9  
Total: Target Market Area 2,360  354  472  
Source: United States Bureau of the Census; Survey of Consumer Finances, Federal Reserve Board; Accessed 
and analyzed via Business Analyst Online, Environmental Systems Research Institute, Inc., Age 50+ Profile, Net 
Worth Profile; Analysis by Nelson, Pope & Voorhis, LLC.

 
 
A Continuing Care Retirement Community in Kings Park has the opportunity to serve a 
documented need by providing housing and services to a growing segment of the Town’s 
population.  It is estimated that between 354 and 472 persons could be absorbed at a new

                                                 
39 It is important to note that this range of residents represents the market potential, considering demographic factors 
and absorption, and does not reflect the number of units that are anticipated to be constructed at the proposed 
project.   
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Continuing Care Retirement Community in Kings Park.40  Moreover, there remain additional 
opportunities for additional Continuing Care Retirement Communities throughout the local 
market, with a surplus of approximately 1,888 to 2,006 persons in the target market area.  These 
findings indicate that the primary market area and specifically this part of the Town of 
Smithtown can support a Continuing Care Retirement Community as intended, with 
approximately 287 persons residing within 22 townhouses, 153 independent living units, and 24 
assisted living units.  Moreover, there remains significant excess demand that could be absorbed 
in the surrounding communities and throughout Suffolk County.  Such excess demand has the 
potential to be fulfilled within other sites in Smithtown that have been deemed as potentially 
developable and suitable for additional Continuing Care Retirement Communities within the 
Town, as identified in the Supplemental Cumulative Impact Analysis.  

                                                 
40 It is important to note that this market absorption range represents the number of age- and income-qualified 
persons in the target market area who would likely demand housing within a Continuing Care Retirement 
Community in Smithtown, and not the actual number of residents that are anticipated to move into the proposed 
Continuing Care Retirement Community.   
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8.0 CONCLUSIONS AND RECOMMENDATIONS 

 
Despite the nationwide slump in the housing market over the past few years, the demand for 
senior housing is on the rise, both on Long Island and nationwide.  The Town of Smithtown has 
the opportunity to capitalize on this growing trend on behalf of senior residents in the Town and 
region.  Kings Park, and the Town of Smithtown on the whole, has much to offer – a diverse 
population, proximity to medical care, vibrant downtowns and hamlet centers, access to local 
beaches, State and County parks and nature centers, are all factors that contribute to the character 
of the Town, making it a desirable place for senior residents to remain, as well as relocate to, in 
their later years.  These favorable characteristics further support the need for the Town of 
Smithtown to examine means to capture all avenues of the senior housing market; only a few 
senior housing communities exist in the Town, none of which are targeted to continuing care.  As 
such, senior residents who demand such assistance must leave Smithtown in order to find quality 
living arrangements where they can age in place.  This results in an invaluable loss, in terms of 
population, knowledge, local resources and revenue within the community.   
 
Senior residents have numerous housing alternatives to choose from when deciding their future, 
including those targeted to active adults, independence, congregate care, assistance, continuing 
care and nursing care.  Continuing Care Retirement Communities, or Continuing Care 
Retirement Communities, have recently become a preferred option among senior populations, 
allowing them the distinct opportunity to age in place, despite their changing lifestyles and needs 
over time.   
 
The Town of Smithtown has recognized this widespread need for such senior housing.  As stated 
in §322-49 of the Smithtown Town Code, Declaration of Policy: 
 

The Town Board hereby finds that there is an increasing need by persons of or nearing retirement 
age for reasonably priced dwelling accommodations in planned separate residential areas which 
will be inhabited by persons similarly circumstanced and which have been specially designed and 
developed for such age group, located in close proximity to centralized activity centers, 
community facilities or medical centers.  Dwellings designed for this age group shall be made 
available at a cost to the tenants below prevailing rental costs in the Town of Smithtown at the 
time of occupancy, which cost shall reflect any applicable government subsidy.  At all times, first 
priority for occupancy shall be given to elderly residents of the Town of Smithtown and their 
families…   

 
The proposed Continuing Care Retirement Community will introduce a new type of use to the 
Town and will provide both the local community as well as Long Island as a whole, a type of use 
that is both in high demand and in low supply.  The proposed project will assist in fulfilling a 
need for quality housing and continuing care for people over the age of 55 in Smithtown.  The 
proposed project will provide a permanent and integrated land uses within the hamlet of Kings 
Park, through the construction of three (3) types of housing, including townhouse units, 
independent living units and assisted living units within a Continuing Care Retirement 
Community.  This type of development provides individuals various levels of care together on 
one campus-like setting so that residents can stay in the same community as their needs change.  
The proposed project will provide care facilities and residences that will afford current area 
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residents opportunities to remain in the community – in proximity to family, friends and 
accustomed neighborhoods – and will be attractive to seniors.  
  
The first step in quantifying the need for a Continuing Care Retirement Community is to identify 
the target market area, which establishes the boundary from which the assisted living community 
will draw interest.  As seen in Section 4.0, the primary market area was identified as the five (5) 
western towns in Suffolk County.  The secondary market area was identified as the five (5) 
towns in Suffolk County, as well as Bronx, Kings, Nassau, New York, Queens, Richmond and 
Westchester counties in New York.  The tertiary market area was identified as Los Angeles 
County in California; Fairfield County in Connecticut; Broward, Miami-Dade, Orange and Palm 
Beach counties in Florida; and Bergen and Hudson counties in New Jersey.  Data and trends 
were analyzed in order to depict the characteristics of those residing within the target market 
area; ultimately these persons will serve as the majority of support for a Continuing Care 
Retirement Community in Kings Park.   
 
As seen in Section 5.0, the target market area has experienced considerable growth – both in 
population and the number of households since 1990, and demographic projections forecast 
continued growth through 2015.  Moreover, the share of persons aged 55 years and older is 
growing substantially within the target market area, as evidenced by the aging of the population.  
This data indicates that additional senior housing, and specifically within Continuing Care 
Retirement Communities, can likely be supported; as growth continues over the coming years, 
demand will further increase.   
 
As seen in Section 6.0, three (3) comparable Continuing Care Retirement Communities were 
identified on Long Island: Jefferson’s Ferry in South Setauket (Town of Brookhaven), Peconic 
Landing in Greenport (Town of Southold), and The Amsterdam at Harborside (Town of North 
Hempstead).  Combined, the communities provide housing for over 700 persons.  The closest of 
the comparable communities is located approximately 12 miles from Kings Park.  It is important 
to note that none of the existing comparable senior communities are located in the Town of 
Smithtown.  Likewise, there are no comparable communities located in the nearby towns of 
Babylon, Huntington nor Islip.  This indicates that a Continuing Care Retirement Community in 
Kings Park would likely fulfill the demands for those residing within the immediate community.    
 
All comparable communities were established over the past ten (10) years, with all of them 
opening since 2001.  The relative newness of these communities indicates the recent rise demand 
for such senior housing alternatives in the local community.  Moreover, occupancy is very 
strong, with all comparable communities reporting minor levels of vacancy.  The extensive 
offerings at the comparable communities indicate strong demand for a vast array of amenities 
and services.   
 
Section 7.0 builds upon the findings of Section 5.0 and Section 6.0, and quantifies the need for a 
Continuing Care Retirement Community in the local market.  An analysis of age- and income-
qualified persons, potential absorption and a conservative ability to capture residents reveal that 
the market could absorb between 354 and 472 residents at a Continuing Care Retirement 
Community in Kings Park.  A Continuing Care Retirement Community in Kings Park has the 
opportunity to serve a documented need by providing housing and services to a growing segment 
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of the Town’s population.   
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Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

N E L S O N P O P E   
&  V O O R H I S  

Nelson, Pope & Voorhis, LLC was formed in 1997 and has grown in capabilities 
and size since that time.  The merging of Charles Voorhis & Associates (13 year 
history) with Nelson & Pope (a 50-year tradition in engineering and related 
services) created an environmental planning firm with a wealth of experience to 
bring to complex environmental problem solving, planning and feasibility, 
resource assessment and site investigations.   
 
Nelson, Pope & Voorhis serves governmental and private sector clients in 
preparing creative solutions in the specialized area of complex environmental 
project management and land use planning and analysis.   
 
Nelson, Pope & Voorhis has the benefit of knowledge of local issues, local 
resources, and the passion to provide the very best solutions and strategies for the 
local area.  This provides unparalleled knowledge of the application of the 
community planning process, comprehensive planning and SEQRA 
Administration.  The result is a team of highly compatible land use professionals 
that will get the job done in a manner that ensures real and implementable 
solutions. 
 
Nelson, Pope & Voorhis employees are recognized as experts in environmental, 
land use and planning issues and have provided consulting services to various 
municipalities.  NP&V encourages continuing education through participation in 
conferences and seminars for all staff and holds regular training luncheons 
utilizing APA and other training packages. 
 
Nelson, Pope & Voorhis has a capable staff of professionals, including planners 
and economic analysts, ecologists, hydrologists, wetlands specialists and 
environmental professionals.  When integrated with technical staff of Nelson & 
Pope,  the team is expanded to include civil, sanitary and transportation engineers 
and land surveyors. 
 
Nelson, Pope & Voorhis would appreciate the opportunity to discuss how we can 
assist you in achieving your goals.  We are committed to providing quality 
environmental, planning and consulting services to all clients.  This statement of 
qualifications is an introduction to the many services we provide with a focus on 
municipal services; the following pages contain a more detailed presentation of 
services offered by Nelson, Pope & Voorhis, as well as a sampling of completed 
projects and key staff resumes.   
 
Call us at (631) 427-5665.  We welcome the opportunity to serve your 
environmental, planning and consulting needs. 
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Charles Voorhis is managing partner and is a member of the American Institute 
of Certified Planners (AICP) and is a Certified Environmental Professional 
(CEP), having over 30 years of experience in environmental planning on Long 
Island and the New York area.  Mr. Voorhis oversees the business in terms of 
management, marketing and expertise, provides expert testimony in hearings and 
court proceedings, and ensures that client needs are served to the best of the 
firm’s ability. 
 
The firm has significant expertise in applied use of the State Environmental 
Quality Review Act (SEQRA) with understanding of the practical and legal use 
of this law from both the private and municipal perspective.  Staffing includes 
environmental professionals assembled to work together as a team with 
complementary expertise and interests.  NP&V personnel maintain wildlife 
collection permits in New York State, and are active contributors to the Long 
Island Geographic Information System (GIS) user group meetings and 
publications.  
 
The firm has developed a number of copyright protected computer models for 
environmental analysis in the areas of: wildlife and ecology; water budget 
analysis and groundwater impacts; economic and market analysis; and 
stormwater impact prediction. The reports and graphics generated for projects are 
high in quality and professionally prepared through the use of state-of-the-art 
technology in digital aerial photography, geocoding and mapping of site features 
using differential global positioning systems (GPS), AutoCAD analysis/mapping, 
ESRI geographic information systems (GIS) programs including ArcMap and 3D 
Analyst and Spatial Analyst, custom spreadsheet models for regional land use 
impact assessment, and related technological tools for advanced data 
management and word processing. The seamless integration of environmental 
and engineering services with Nelson & Pope is accomplished by direct 
communication and computer networking to ensure that projects are managed 
through the review process to the development stage.  
 
NP&V features three divisions, created to better serve clients 
with high quality, innovative and responsive consulting 



N E L S O N  P O P E   &  V O O R H I S  

The Three Divisions of NP&V... 

Environmental 
Planning 

Consulting 
 
 
 

Municipal Planning 
SEQRA Compliance 

Harbor Management 
Planning 

Feasibility Studies 
Due Diligence Assistance 

Regional Planning 
Economic Planning 
Environmental Site 

Assessment 
Environmental Science & 

Analysis 
Wetland Permitting 

Storm Water Management 
Plans 

Waterfront & Coastal 
Zone Projects 

Mapping 
Watershed Management & 

Water Supply 
Permitting & Processing 

Sustainability & Leed 
Project Planning & 

Support 
 

572 Walt Whitman Road 
Melville, New York 

11747 

Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

N E L S O N P O P E   
&  V O O R H I S  

The division of ENVIRONMENTAL & COMMUNITY PLANNING 
specializes in comprehensive local and regional planning. Technology is key in 
today’s planning field and NP&V continues to keep pace with the most current 
tools available for planning applications.  Use of Geographic Information System 
(GIS) software, 3D Analyst, ArcScene and Spatial Analyst, as well as 
CommunityViz (3-D simulation and analysis software), architectural SketchUp 
(modeling software), AutoCAD, and planning and analysis software and 
spreadsheets, results in rapid, accurate and high quality data, analysis, illustration 
and reporting.  This division conducts planning studies, revitalization plans, 
community development/public participation activities, and human resource 
analysis including noise, air, demographic, socio-economic and visual resource 
assessment (including 3D simulations, photo simulations and shadow studies).  
The division is directed by Kathryn Eiseman, AICP and includes planners, 
economic analysts and GIS specialists with environmental, planning and 
architectural backgrounds. 
 

The division of ENVIRONMENTAL RESOURCE & WETLANDS 
ASSESSMENT provides quality services in the preparation of Environmental 
Impact Statements (EIS’s), Environmental Assessments (EA’s), planning and 
zoning law review and preparation, stormwater permitting and erosion control 
compliance, and wetland delineation, assessment, mitigation and permitting.  
This division is headed by Carrie O’Farrell, AICP and has a capable staff 
including environmental scientists, wetland ecologists and environmental 
professionals to ensure timely delivery of quality products.  
 

The division of PHASE I/II ASSESSMENTS & REMEDIATION performs 
Phase I and II Environmental Site Assessments (ESA’s), voluntary cleanup, 
brownfields cleanup, RI/FS and all aspects of site remediation and investigation. 
The division is headed by Steven McGinn, CEI a member of Nelson & Pope’s 
environmental services branch for 13 years with significant experience in 
preparation of Phase I/II ESA’s field investigations and remediation.  This 
division includes a staff of hydrogeologists and environmental professionals and 
coordinates required field equipment and laboratory services. NP&V has 
performed large and small assessments and provides the fastest possible 
turnaround to meet due diligence periods and deadlines which are often a factor in 
real estate transactions. NP&V Phase I/II ESA services are known and accepted 
by lending institutions throughout the tri-state area. NP&V owns, maintains and 
operates GPR (Ground Penetrating Radar) and PowerProbe units to provide 
expanded services in site investigations.  A description of 
NP&V qualifications and resumes of personnel proposed for 
the project and specific project experience is included in the 
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What we do at Nelson, Pope & Voorhis… 
 
• SEQRA Compliance and Environmental Analysis: Environmental 

impact statements (EIS); assessment forms (EAF); ecological and wildlife 
studies; noise and air emission impact studies; and compliance with 
Federal, State & local environmental regulations & laws. 

 
• Municipal Planning:  Full environmental and planning review services for 

municipalities including site plan and subdivision review, zoning board 
review and SEQRA Administration. 

 
• Regional and Community Planning: Conceptual site development 

planning; public outreach: visioning workshops and charrettes; 
development alternatives; zoning; site yield studies; build-out analysis; 
visual analysis (3-D modeling; photo simulations) and comprehensive 
regional and hamlet planning studies. 

 
• Feasibility and Due Diligence Assistance: Comprehensive research 

into site development related issues affecting project implementation, 
timing and costs. 

 
• Economic Planning: Fiscal and economic impact analyses, market 

analyses & feasibility studies, economic development strategies, niche 
market and branding planning, tax base analysis, housing incentives and 
programs and community development.  

 
• Grants Administration: Preparation of federal and state funded 

municipal grant applications, project management; including the 
preparation of all reporting documents.  

 
• Environmental Site Assessment: Phase I, II and III environmental site 

assessments; geophysical surveys; remedial investigation and feasibility 
studies; Brownfield  investigations; voluntary cleanup program; oil spill 
closure; asbestos and lead testing and abatement. 

 
• Soil Borings & Subsurface Investigations: Soil borings, Ground 

Penetrating Radar; groundwater investigations, modeling;  and flow 
studies; monitoring well and peizometer installation. 
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Summary of Services... 
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Municipal Planning 
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Due Diligence Assistance 
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Wetland Permitting 
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Waterfront & Coastal 
Zone Projects 

Mapping 
Watershed Management 
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Permitting & Processing 
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Project Planning & 

Support 
 

572 Walt Whitman Road 
Melville, New York 

11747 

Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

N E L S O N P O P E   
&  V O O R H I S  

• STORM WATER MANAGEMENT PLANS (SWPPPS): Design of 
management plans for storm water and erosion control 
compliance with latest Federal and State regulations; preparation 
and processing of NOI; and site compliance during 
construction… 

 
• WATERFRONT AND COASTAL ZONE PROJECTS: Planning; 

permitting of waterfront improvement projects; water quality data 
management and studies; and  docking facilities… 

 
• MAPPING: Inventory of physical features;  GIS mapping; data 

management and analysis; and ground penetrating radar for 
identification of subsurface conditions… 

 
• WATERSHED MANAGEMENT AND WATER SUPPLY: Comprehensive 

regional watershed and water supply management and planning 
studies… 

 
• PERMITTING AND PROCESSING: Preparation and processing of 

environmental applications for submittal; client representation 
before municipal agencies and departments and expert 
testimony for legal support and hearings… 

 
• Wetland Permitting: Flagging and identification of fresh water 

and tidal wetlands; preparation of wetland permitting; and 
wetland restoration plans. 

 

Nelson, Pope & Voorhis has the benefit of knowledge of local 
issues, local resources, and the passion to provide the very best 
solutions and strategies for the local area.  This provides 
unparalleled knowledge of the application of the community planning 
process, comprehensive planning and SEQRA Administration.  The 
result is a team of highly compatible land use professionals that will 
get the job done in a manner that ensures real and 
feasible solutions. 



 

ECONOMIC AND FISCAL IMPACT ANALYSIS,  
 

DEMOGRAPHIC AND COMMUNITY NEEDS ASSESSMENTS   
 

572 Walt Whitman Road 
Melville, New York 

11747 

Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

Many of our clients know of our quality services in tax revenue and demographic 
impact analysis including demographic and school district impact assessments.  This 
expertise combined with our expert use of Geographic Information System (GIS) and 
census data has allowed NP&V to complete quality fiscal and economic impact 
studies since the company was formed in 1997.     
 

Our fiscal impact analyses identify project benefits in terms of tax revenue projections 
and demand for community services from various providers.  We have expanded our 
capabilities and recently, our economic impact analyses concentrate on an expanded 
quantification of project benefits including job generation during the construction and 
operation of development, projected salaries, consumer spending, sales tax generation 
from spending and other economic “ripple effect” benefits.  It is critically important to 
understand the full benefits of economic development projects during difficult 
economic times. 
 
 

NP&V has a track record of completed, successful and built projects involving fiscal 
impact analysis, demographic assessment, market studies and customized analyses of 
community service related impacts in nearly all Towns in Nassau and Suffolk 
Counties.  NP&V’s economic planning expertise can be integrated into economic 
development strategies, project feasibility, balancing of mixed-use project scenarios, 
community development and assistance programs and needs assessments.  Please 
contact us for more information on how we can assist with the economic planning 
aspects of your development, re-development, revitalization or community needs 
assessment project.  

 

• Fiscal Analysis 

• Economic Impact Analysis 

• Economic Development Strategies 

• Market Positioning & Branding 

• Main Street Revitalization  

• Comprehensive Community Needs 
Assessments 

• Socioeconomic Analysis 

• Demographic analysis 

• Tax Base Analysis 

Environmental 
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Sustainability & LEED 
Project Planning & 

Support 
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MARKET ANALYSIS 
 

 

572 Walt Whitman Road 
Melville, New York 

11747 

Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

NP&V is a professional environmental and planning firm with qualifications 
and expertise to prepare various types of residential and commercial market 
analyses and feasibility studies, and has a track record of such completed 
projects throughout Long Island.   
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Water Supply 
Permitting & Processing 
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N E L S O N P O P E   
&  V O O R H I S  

Nelson, Pope & Voorhis, LLC 

Findings and recommendations of our 
market analyses are tailored to each 
community, and provide the facts neces-
sary to determine the viability of a given 
project, attract specific types of busi-
nesses, and market projects to possible 
investors.  As such, our market analyses 
have proven to be a valuable tool in the 
decision-making process – for both the 
public sector and private developers.   

In the preparation of a market analysis, NP&V strives 
to identify and quantify the need for a specific type of 
development – be it a shopping center, office space, a 
new residential subdivision or an assisted living com-
munity, among others – that can be accommodated at 
a given location.  NP&V is able to analyze the rela-
tionship between the supply and demand and reveal 
whether or not a given development could be sup-
ported in a specified location.  This is accomplished 
through the definition of a target market area, a critical 
evaluation of demographics, socioeconomic character-
istics and consumer trends, and an analysis of existing 
and comparable developments.   



 

NICHE MARKET AND BRANDING PLAN &  
BUILD-OUT/TAX BASE ANALYSIS 

TOWN OF BROOKHAVEN 

572 Walt Whitman Road 
Melville, New York 

11747 

Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

Nelson, Pope & Voorhis (NP&V) is working with the Town of Brookhaven on a niche 
market and branding plan for Greater Bellport community.  The focus of this plan is to 
form a set of recommendations that outline the necessary steps that members in the 
Greater Bellport community can take in order to successfully create a sense of place, 
community pride and positive perceptions through a more niche-oriented position in the 
local market.  NP&V recommended various initiatives to make the Greater Bellport 
community unique and marketable, creating a place that people want to be, where 
people are comfortable, and a place that people remember and come back to time and 
again.  The niche market and branding plan strives to promote the community’s niche 
market to new residents, visitors and economic development opportunities alike, 
offering the Greater Bellport community the opportunity to develop a theme that they 
want to be known for.   

NP&V is also working with the Town of Brookhaven on a build-out/tax base analysis, 
to analyze how the local school district could be impacted by growth.  NP&V is 
working on the creation of a GIS model to compare tax assessments for various land use 
scenarios to ensure an adequate tax base to support increased growth in school 
population without disproportionate increases in residential tax rates. This model will be 
used to test assumptions for future development and analyze various alternatives in an 
automated fashion, allowing for easily comparison of scenarios and results. Ultimately, 
the model will provide a reality check for future planning with respect to provision of 
quality community services, and may provide support for creating additional 
commercial tax base within the district. The project is underway, and is nearing 
completion.  
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ECONOMIC DEVELOPMENT CHAPTER OF THE 
COMPREHENSIVE PLAN UPDATE 

TOWN OF SOUTHOLD 

572 Walt Whitman Road 
Melville, New York 

11747 

Phone: 631-427-5665 
Fax: 631-427-5620 

npv@nelsonpope.com 

In an effort to achieve the Town’s vision, five goals and numerous objectives were 
formed to provide direction for future decision-making pertaining to the Town’s 
economy.  Much of the Town’s economic vitality is based on the Town’s unique 
rural, historic and maritime-based character as well as its natural resources.  It is 
critical that these qualities be recognized, enhanced and protected.  NP&V is 
currently working on the preparation of the economic chapter of the 
Comprehensive Plan Update for the Town of Southold to allow for the formation 
of appropriate recommendations and implementation strategies focused on long-
term economic sustainability throughout the Town.   
 
One of the specific tasks involved with the economic chapter of the Town’s 
Comprehensive Plan is the zoning/build-out analysis.  The Town of Southold is 
facing development pressure and is concerned about the impact that the current 
zoning may have on the Town’s resources.  The Town of Southold prepared a 
build-out analysis of several zoning districts, and NP&V funneled these findings 
into a model to assess the regional impact of full build-out and modified 
development scenarios.  Ensuring quality of life, protection of environmental 
resources, housing needs and maintenance of the tax base were key elements of 
the model.  This project involved the creation of a spreadsheet model to 
synthesize multiple evaluation factors to analyze the impact of full build out of 
the Town of Southold under its current zoning.  This project is an update to a 
similar project completed for the Town in 2003.   
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Nelson, Pope & Voorhis 



 

 
Charles J. Voorhis, AICP, CEP 

PERSONAL PROFESSIONAL QUALIFICATIONS 

 
 Licensing and Certification: 
 

•  Certified Environmental Professional (CEP) 
• American Institute of Certified Planners (AICP) 
• Certified Environmental Inspector, Environmental Assessment Association 
• US Coast Guard Master Steam and Auxiliary Sail Vessels 
 

Experience: 
 
• Managing Partner of Firm, Nelson, Pope & Voorhis, LLC; Melville, New York (1/97-Present) 
• Principal of Firm, Charles Voorhis & Associates, Inc.; Miller Place, New York (8/88-1/97) 
• Director, Division of Environmental Protection, Department of Planning, Environment and Development; Town of  
  Brookhaven, New York (3/86-8/88) 
• Environmental Analyst, Division of Environmental Protection, Department of Planning, Environment and Development;  
  Town of Brookhaven, New York (8/82-3/86) 
• Private and Public Consultant, Planning and Environmental Issues (8/82-3/87) 
• Public Health Sanitarian, Suffolk County Department of Health Services; Hauppauge, New York (1/80-8/82) 
• Environmentalist I, Suffolk County Department of Environmental Control, Central Islip, New York (2/78- 8/79) 
 

Education: 
 
• SUNY at Stony Brook; Master of Science in Environmental Engineering, concentration in Water Resource Management,  
  1984 
• Princeton Associates; Groundwater Pollution and Hydrology Short Course, Princeton, New Jersey, 1983 
• New York State Health Department, Environmental Health Training Course, Hauppauge, New York, 1982 
• Southampton College of Long Island University; Bachelor of Science in Environmental Geology, 1977 

• Lake Agawam Comprehensive Management Plan, 2008 
• Southold TDR Planning Report and GEIS, 2008 
• Suffolk County North Shore Embayments Watershed  Management Plan, 

2007 
• Mt. Sinai Harbor Management Plan, 2006 
• The Residences at North Hills, DEIS and FEIS, 2005-06 
• Shelter Island Water Supply Study, 2005 
• Town of Southold Comprehensive Implementation Strategy, 2003 
• Lower Port Jefferson Harbor Action Plan, 2002 
• Setauket Fire District Needs Analysis, 2001 
• Southampton Agricultural Opportunities Subdivision, DEIS, FEIS and 

Findings, 2001 
• Old Orchard Woods, DEIS and FEIS, 2000 
• Town of Smithtown Armory Park, DEIS, 2000 
• Town of Southold Water Supply Management & Water Protection Strategy, 

2000 
• CVS @ Greenlawn, DEIS and FEIS, 1998 
• Knightsbridge Gardens, DEIS and FEIS, 1997 
• Camelot Village @ Huntington, DEIS, 1997 
• Airport International Plaza, DEIS and FEIS, 1996 
• Price Club @ New Rochelle, DEIS and FEIS, 1995 
• Commack Campus Park @ Commack DEIS and FEIS, 1994 
• Water Mill Shops @ Water Mill DEIS, 1993 
• PJ Venture Wholesale Club @ Commack DEIS and FEIS, 1993 
• Dowling College NAT Center DEIS and FEIS, 1992 
• Final EIS Angel Shores @ Southold, 1991 
• Town of Brookhaven Boat Mooring Plan, 1991 
• Draft EIS Round Hill @ Old Westbury, 1990 
• GEIS Commercial Rezonings on the Towns Own Motion, 1988 

• Draft EIS St. Elsewhere @ Nesconset, 1989 
• EQBA, Acquisition Study for Brookhaven Town, 1987 
• Award for Environmentally Sensitive Land Design, Pine Barrens 

Review Comm., 1988 
• Town of Brookhaven Land Use Plan, 1987 
• Discussion of Hydrogeologic Zone Boundaries in the Vicinity of S. 

Yaphank, LI, NY, 1986 
• Comprehensive Review of Industrial Zoned Land in the Sensitive 

Hydrogeologic Zone, Brookhaven, 1983 
 
Professional & Other Organizations (past and present): 
• American Planning Association, Washington, D.C. 
• National Association of Environmental Professionals, Alexandria, 

VA 
• Environmental Assessment Association, Scottsdale, Arizona 
• American Water Resources Association, Syracuse, New York 
• New York Water Pollution Control Association, Riverdale, New 

York 
• Water Pollution Control Federation, Washington, D.C. 
• Long Island Seaport & EcoCenter, Inc., Director, Port Jefferson, 

NY 
• Boy Scouts of America, Trained Scoutmaster, Nathanial Woodhull 

District, NY 
• Historical Society of Port Jefferson, Trustee, Port Jefferson, NY 
• Environmental Conservation Board, Village of Port Jefferson, NY 
• Port Jefferson Village, Waterfront Advisory Committee, Port 

Jefferson, NY 
• Town of Brookhaven Mount Sinai Harbor Advisory Committee, 

Medford, NY 
• Brookhaven Conservation Advisory Council, Medford, NY 

Significant Professional Achievements: 



 

 
STEVEN J. MCGINN, CEI 

PERSONAL PROFESSIONAL QUALIFICATIONS 

 
 Licensing and Certification: 
 

• Licensed Asbestos Inspector 
• OSHA 40 Hour HAZWOPER 
• Certified Environmental Inspector, Environmental Assessment Association (CEI)  
• Lead Based Paint Risk Assessor 
• Radon Measurement Specialist 
 

Experience: 
 
• Partner/Division Manager, Nelson, Pope & Voorhis, LLC (July 2005 to Present) 
• Senior Environmental Analyst, Nelson, Pope & Voorhis, LLC (January 1997 to July 2005) 
• Environmental Analyst, Nelson & Pope, LLP (July 1989 to January 1997) 
• Project Manager, Middleton Kontokosta & Associates (May 1988 to July 1989) 
• Planning Aide, Town of Huntington Planning Department (January 1987 to May 1988) 
 

Education: 
 
• 8-Hour HAZWOPER Refresher Course 
• 40-Hour Course Hazardous Materials Training 
• Performing Phase I Environmental Inspections, Environmental Assessment Association, Sept. 1997 
• Environmental Regulations Course, Executive Enterprises, June 1996 
• Environmental Impact Statements, Cook College/Rutgers University, December 1994 
• State University of New York at Cortland - Bachelor of Science in Geography, January 1986 

Significant Professional Achievements: 
 

•  Village of Hempstead Urban Renewal Project -  Phase I ESA 
•  Coram Plaza, Coram - Phase I, II & III ESA and Asbestos  
  Survey 
• 744 Clinton Street, Brooklyn - Phase I & II ESA 
•   Middle Island Country Club, Middle Island - Phase I & II ESA 
•   Tyrolean Auto Sport, Northport - Phase II & III ESA 
•   Long Island Children’s Museum, Westbury - Phase I & II ESA 
•   940 Bryant Avenue, Bronx - Phase I ESA 
•   1345 Seneca Avenue, Bronx - Phase I ESA 
•   Red Roof Farms, Rye Brook - Phase I & II ESA 
•   Thomas Dodge Subaru, Port Jefferson - Phase I & II ESA 
•   221 Skip Lane, Bay Shore - Phase I & II ESA 
•   950 West Main Street, Riverhead - Phase I ESA 
•   Long Island Galleria/Price Club Plaza, Westbury - DEIS & 

   FEIS 
•   Currans Road Development, Middle Island - DEIS & FEIS 
•   Timber Ridge at the Plains, Greenlawn - DEIS & FEIS 
•   Greene’s Creek Marina, Sayville - DEIS 
•   Town of Brookhaven Marine Reconstruction Projects,  
   Patchogue, Blue Point, Port Jefferson, Mount Sinai, - Tidal 
   Wetland Permits 
•   Village of Lake Success, Lake Success - Land Use and Zoning  

    Analyses 
 

Professional Responsibilities: 
 
• Division Manager  for Phase I and Phase II Environmental Site 

Assessments, Site Remediation Coordination and Supervision, 
Lead-Based Paint sampling and Asbestos Surveys for lending 
institutions 

• Author of numerous Phase I & II ESA reports, remediation & 
 brownfield projects work plans, and closure reports in both 
 draft and final formats for major large scale, high-profile pro
 jects. 
• Other responsibilities include the preparation of various environ-

mental, planning and zoning studies and the preparation of vari-
ous state and federal applications such as: land use and zoning 
studies, noise and air quality assessments,   feasibility studies, 
economic analyses, freshwater and tidal wetland permits, etc. 

• Interaction with various Town, County, State and Federal  offi-
cials, attorneys, developers, engineers, Town Boards, Planning 
Boards, and Zoning Boards of Appeals. 

 
Professional & Other Organizations (past and present): 
• American Planning Association, Washington, D.C. 
• National Association of Environmental Professionals,  
 Alexandria, VA 
• Environmental Assessment Association, Scottsdale, Arizona 
• National Groundwater Association, Assoc. of Groundwater   
 Scientists and Engineers 
 
  



 
Carrie O’Farrell, AICP 

PERSONAL PROFESSIONAL QUALIFICATIONS 

 
 

Experience: 
 

• Partner/Division Manager of the Environmental Resource & Wetland Assessment Division, Nelson, Pope & Voorhis, LLC 
 Melville, New York (3/2004 - present). 
 
• Environmental Planner; Nelson, Pope & Voorhis, LLC, Melville, NY (10/2002 to 2/2004).  Preparation of environmental as-

sessments, environmental impact statements and various other land use and feasibility studies.   Development of land use plans 
for town zoning and planning purposes, and coordinate reviews with various town and state officials.  Preparation of freshwater 
& tidal wetlands permits & permit plans, NYSDEC Stormwater Pollution Prevention Plans and Stormwater General Permit 
filings. 

 
• Consultant and Environmental Policy Analyst, Booz Allen Hamilton, Inc., Washington, D.C.  (1999 to 2002).  Provide program 
 management, planning, on-site support, and data analysis for various federal agency environmental programs including U.S. De
 partment of Energy, Federal Aviation Administration (FAA), and U.S. Department of Defense.   

 Prepared policy recommendations, program information briefings, Congressional testimony, and various program support active
 ties.  Reviewed and prepared sections of environmental impact analyses, policy language, responses to public comments, press  
 releases, and fact sheets; and coordinated interagency meetings and comment resolution between various federal offices. 
 

Education: 
 
• Bachelor of Science: University of Rochester, Environmental Science, May 1999 

Significant Professional Achievements: 
 

•  Environmental Impact Statements (EIS):  Lighthouse@Long 
Island, Kensington Estates, Woodbury; Roslyn Landing@Roslyn; 
Tiana Commons PDD, Town of Southampton; Glen Harbor Part-
ners Town of N. Hempstead; The Residences @ North Hills, 
Village of North Hills; Lands End, Village of Sands Point; Ko-
rean Church of  Long Island, Village of Lake Success; Sandy 
Hills, Town of Brookhaven;  

• Draft Generic EIS and Mixed Use Planned Development District  
  legislation: Gabreski Airport PDD;  North Sea Mixed  Use Devel-

opment District, Southampton, NY. 
• Planned Development District Master Plan & Planned Develop-

ment District (PDD) Legislation: Gabreski Airport Master Plan, 
Town of Southampton; North Sea PDD, Town of Southampton; 
Poxabogue Golf Course PDD, Town of  Southampton  

• Expanded Part I  & Part III Environmental Assessments: Parrish 
Art Museum, Town of Southampton; Cenacle Manor, Ronkon-
koma; The Seasons at East Meadow; Laurel Hollow Subdivision; 
Greenport Marina, Greenport, NY; Engel  Burman @ Plainview; 
Shaw Estates at Manorville 

• DEC SPDES Phase II Permits & Municipal Compliance: Village 
  of Poquott, Village of Port Jefferson, & Village of Bellport 
  Stormwater Management Plans; Completion of DEC annual re
  ports; completion of 75+ Stormwater Pollution Prevention Plans 
  for Stormwater Discharges  from Construction Activity (GP-0-
  08-001) for construction sites  throughout Nassau & Suffolk 
  Counties. 
  
 
 
  

 
• Municipal Planning Studies:  Mount Sinai Harbor Manage-

ment Plan, Town of Brookhaven; NYSDOS  Beaverdam 
Creek Watershed Management Plan; NYSDOS Barriers to 
Fish Passage in six South Shore Estuary Reserve Tributar-
ies; Town of North Hempstead, North Sheets Creek Beach 
Shoreline & Park Improvements;  Town of Shelter Island 
Water Supply Study; Village of Manorhaven Nature Pre-
serve.  

• Wetlands Permits & Feasibility Studies: Fire Island Pines  
 Property Owner’s Association, Brookhaven; Bedford Ponds, 
 Bedford, NY; Kismet Walks, Town of Islip; Mooney 
 Pond, Coram, Town of  Brookhaven; Port Washington Yacht 
 Club, Port Washington; 
• Site plan/subdivision review: Town of Southampton, Town 
 of  Southold, & Village of Poquott. 
• US Department of Energy Yucca Mountain Project Draft, 
 Supplemental, and Final EIS. Conducted headquarters poli
 cy review, prepared draft language, and coordinated inter-
 agency comment/review of documents for nationwide 
 NEPA project.  
• U.S. Department of Energy Yucca Mountain Site Re
 commendation. Assisted in the development and review 
 of  U.S. Secretary of Energy’s Yucca Mountain Site 
 Recommendation Decision and Congressional approval.   
• NYC CEQR Environmental Assessments: Briarwood 
 Plaza Bell Boulevard Rezoning; Hatzolah of Boro Park 
• NEPA Environmental Assessment: Heckscher Museum, 

Huntington, NY. 
 
  



 

 
KATHRYN J. EISEMAN, AICP 

 
PERSONAL PROFESSIONAL QUALIFICATIONS 

 
Licensing and Certification: 

 
• American Institute of Certified Planners (AICP) 

 
Experience: 

 
• Partner/Division Manager of the Environmental & Community Planning Division, Nelson, Pope & Voorhis, LLC 

Melville, NY) and Charles Voorhis & Associates, Inc. (Miller Place, NY) (7/93 to Present).  Project management, 
preparation of planning studies, downtown revitalization plans, visual preference surveys and public workshop plan-
ning and  facilitation, environmental impact statements, Geographic Information Systems analysis and mapping, air 
impact studies, air dispersion modeling (CAL3QHC), noise impact analysis and mitigation, conduct planning studies 
for land use compatibility/precedent, school and fiscal analysis, testimony at Planning Board meetings. 

• Arlington Central School District; Poughkeepsie, NY. (9/91 - 6/93). Mathematics teacher, grade 7. 
• Hyde Park Central School District; Hyde Park, NY. (9/89 - 6/91).  Mathematics teacher, grades 7 and 8. Yearbook 

and Mathcounts Club advisor. 
 

Education: 
 
• State University of NY at Stony Brook, Masters Degree in Environmental and Waste Management, 12/96. 
• State University of New York at New Paltz; New York (9/89- 6/93).  Graduate studies in mathematics, education,  
    computer science, environmental studies and liberal arts. 
• Syracuse University; Syracuse, New York.  Bachelors Degree. Dual Majors: Mathematics and Education, 5/88. 
• Université de Grenoble; Grenoble, France.  French language certificate program for foreign students, 5/84. 

Significant Professional Achievements: 
 

•   Montauk Highway Corridor Study & Land Use Plan for Mastic and  
  Shirley Phase II , 2009 

•   East Hampton Commercial Districts Study, 2009 
•   Oyster Bay LWRP, in progress 
•   Town of Brookhaven Athletic Fields Needs Assessment, in  
  progress 
•   Planning Consultant to the Village of Southampton, ongoing 
•   Eastern Waterfront Community Vision & Revitalization Plan , 6/09 
•   Lake Ronkonkoma Clean Lakes Study Update, 7/08 
•    Suffolk County North Shore Embayments Watershed Manage- 

  ment Plan, (Final), 11/07 
•     Syosset Downtown Redevelopment & Revitalization Plan, 9/05 
•     East Hills Architectural Review Board Planning Study, 1/05 
•  East Hills Residential Bulk Regulations Review & Study, 1/05 
•  Stormwater Outfall and Conveyance Inventory and Mitigation 

 Plan for Town of Islip, 2003 
•  Mt. Sinai Harbor Shellfish Closure Area Investigation, Town of 

 Brookhaven, 2/03 
•  Hicksville Fire District Mapping and Spatial Analysis, 2003. 
•  Visual Preference Survey, Port Jefferson Village, 6/02 
•  Setauket Fire District Needs Analysis, Setauket, New York, 

 2001 
•  Review of Past Water Quality Studies, Port Jefferson Village,  
 2000 
•  Stormwater Study, Inventory & Analysis of Stormwater Outfalls 

 for the Town of Brookhaven South Shore Bays, 1996, West 
 Meadow Creek, 2000, and Town of Islip, 2001 

Professional Organizations, Certifications & Training: 
 
• APA Metro Long Island Section Treasurer  
• Boys & Girls Club of Bellport Advisory Council Member  
• American Institute of Certified Planners since July 2000 
• American Planning Association Member since 1997 
• IAP2 Certificate Course in Public Participation, January 2004 
• CommunityViz Scenario Constructor, SiteBuilder 3D™,  
 Policy Simulator training, November 2002 
• Introduction to ArcView GIS, ESRI 16 hour course, 4/00   
• Fundamentals of Dispersion Modeling and Computer  
 Modeling Laboratory, June, 1998 
• Rutgers University, Methodology of Delineating Wetlands, 
 July 1987 
 

  



Experience: 
• Economic Analyst/Planner, Nelson, Pope & Voorhis, LLC (March 2009-Present) 

• Completed fiscal impact analyses and economic impact analyses for planned development dis-
tricts, as well as residential, commercial, recreational and mixed-use developments 

• Prepared market analyses, feasibility studies, and needs assessments on small and large-scale 
shopping centers, as well as residential developments, including independent senior living, as-
sisted living facilities and other senior housing developments 

• Completed property tax and sales tax analyses 
• Prepared niche market/branding and positioning plans 
• Conducted tax base, build-out, and zoning analyses 
• Completed analyses to assess and quantify impacts to local community service providers 
• Involved with the preparation of SEQR review documents including Environmental Assessment 

Forms and Environmental Impact Statements   
• Conducted demographic and socioeconomic analyses 
• Prepared proposals and other marketing efforts 

 
• Urban Planner/Economic Analyst, Saratoga Associates, Saratoga Springs, NY (2006-2008) 

• Completed comprehensive/master plans in urban, suburban and rural communities 
• Conducted comprehensive community needs assessments, and demographic and socioeconomic 

analyses at the county, municipal and neighborhood level 
• Heavily involved in economic development strategies, mall redevelopment, and tourism plans 
• Prepared market analyses and feasibility studies, as well as fiscal and economic impact analyses 

on residential, commercial, office space and alternative energy developments 
• Prepared corridor management plans, environmental impact statements, brownfield and industrial 

park redevelopment plans, local waterfront revitalization programs, parking demand analyses 
• Facilitated public participation and community visioning processes, as well as public forums re-

garding housing, public safety and economic development 
• Created maps, images, graphics and other visuals for various plans and presentations  
• Prepared and reviewed grants for federal, state and local funding sources 
 

Education: 
• Master of Urban Planning, Specialization in International and Economic Development 
 State University of New York, University at Buffalo, 2006 
• Bachelor of Arts - Economics 
• Bachelor of Arts - International Relations, Specialization in Economic Development 
 State University of New York, College at Geneseo, 2004 

 

 
NICOLE L. DELLAVECCHIA 

PERSONAL PROFESSIONAL QUALIFICATIONS 

 Technical Expertise and Skills: 
 

• IMPLAN, received formal training through 
Minnesota Implan Group 

• Microsoft Access, Excel, Frontpage, Publisher, 
 Word & Works 
• Adobe Acrobat, Illustrator, InDesign and  
 Photoshop 
• ESRI ArcMap 9.3 
• SPSS 
• MobileMapper and GPS Pathfinder Office 

Professional Organizations and Interests: 
 

•  American Planning Association, Member 
• United States Green Building Council, Member 
• Ronald McDonald House of Long Island,  
 Volunteer 
• Special Olympics of New York, New York City 

Region and Long Island Region, Volunteer 
• Alpha Phi Omega, Alumni 
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Long Island CCRC Developments- Zoning Codes 
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Long Island CCRCs Zoning Matrix 
 

 

Peconic Landing 
Town of Southold 

Hamlet Density (HD) Residential 
District 

Jefferson’s Ferry 
Town of Brookhaven 

Planned Retirement Community 
(PRC) District 

Amsterdam at Harborside 
Town of North Hempstead 

Residence AAA District 

Proposed Uplands at St. Johnland 
Town of Smithtown 

Retirement Community (RC) 
District 

Minimum Lot Size 10,000 SF (per unit) 1 Acre (Primary Zone) 
8 Acres (Secondary or Tertiary Zone) 20,000 SF 25 Acres 

Minimum Lot Width -- 100 Feet (Primary Zone) 
200 Feet (Secondary or Tertiary Zone) 125 Feet (at front setback line) -- 

Minimum Front Yard 
Setback -- 

25 Feet (Primary Zone)*May be 
increased to 75 feet 

75 Feet (Secondary or Tertiary Zone) 
40 Feet 200 Feet 

Minimum Rear Yard 
Setback -- 

50 Feet (Town Board may decrease 
minimum rear yard setback within 
Primary Zone to 25 feet if deemed 

appropriate) 

25 Feet (30 Feet if building is over 35 
Feet) 200 Feet 

Minimum Side Yard Setback -- 

50 Feet (Town Board may decrease 
minimum rear yard setback within 
Primary Zone to 25 feet if deemed 

appropriate) 

-- 200 Feet 

Minimum Natural Buffer -- -- -- 200 Feet 

Maximum Permitted Height 35 Feet/ 2 ½ Stories 

35 Feet/ 2 ½ Stories (Town Board may 
increase maximum permitted height 
within Primary Zone to 50 Feet/ 3 

Stories) 

45 Feet/3 Stories 50 Feet 

Maximum FAR -- 35% (Primary Zone) 
30% (Secondary or Tertiary Zone) -- -- 

Lot Coverage 25% -- 15% 10% 

Density -- 
6 units/acre (Primary Zone) 

4 units/acre (Secondary Zone) 
2 units/acre (Tertiary Zone) 

-- 5 units/acre 

Floor Area -- -- 1,700 SF 20% 

Affordable Housing -- Minimum 10% of units -- -- 

Recreational Facilities -- 200 SF/unit -- -- 

Parking Requirement 
1.5/unit (studio) 

1.5/unit (1-bedroom) 
2.0/unit (2-bedroom) 

1.0/ 2 beds 
1.0/ 0.67 unit (Independent & 

Congregate Living) 
1.0/unit (Assisted Living) 

2.5/unit 

 



 

Town of Southold, NY
Wednesday, October 19, 2011

Article V. Hamlet Density (HD) Residential District 

[Added 1-10-1989 by L.L. No. 1-1989 Editor's Note: This local law also repealed former Art. IV, M Light Multiple-Residence 
District, as amended. ]

§ 280-20. Purpose. 

The purpose of the Hamlet Density (HD) Residential District is to permit a mix of housing types and level of residential 
density appropriate to the areas in and around the major hamlet centers, particularly Mattituck, Cutchogue, Southold, 
Orient and the Village of Greenport. 

§ 280-21. Applicability. 

The Hamlet Density (HD) Residential District may be designated on the Zoning Map by the Town Board upon its own 
motion or by petition on parcels within 1/2 mile of a Hamlet Business (HB) District of Mattituck, Cutchogue and 
Southold Hamlet and within 1/4 mile of the Hamlet Business (HB) District of Orient and within 1/2 mile of the 
boundary of the Village of Greenport. 

§ 280-22. Use regulations. 

In the HD District, no building or premises shall be used and no building or part of a building shall be erected or altered 
which is arranged, intended or designed to be used, in whole or in part, for any use except the following: 

A. Permitted uses. 

(1) One-family detached dwellings, subject to residential site plan approval for more than one such structure per 
lot.

[Amended 3-28-2006 by L.L. No. 5-2006]

(2) Two-family dwellings, subject to residential site plan approval for more than one such structure per lot.

[Amended 3-28-2006 by L.L. No. 5-2006]

(3) Multiple dwellings, townhouses, row or attached dwellings, subject to residential site plan approval.

[Added 3-28-2006 by L.L. No. 5-2006 Editor's Note: This local law also provided for the renumbering of Subsection B
(3) as B(4). ]

(4) Continuing care facility and life care community.

[Added 11-12-1996 by L.L. No. 20-1996]

B. Uses permitted by special exception by the Board of Appeals. The following uses are permitted as a special 
exception by the Board of Appeals, as hereinafter provided, and subject to site plan approval by the Planning 
Board: Editor's Note: Former Subsection B(1), regarding multiple dwellings, townhouses, row or attached houses, which 
immediately followed this paragraph, was deleted 3-28-2006 by L.L. No. 5-2006. Subsequently, Subsections B(2), (3), (4) 
and (5) were renumbered B(1), (2), (3) and (4). 

(1) Accessory apartments in single-family residences as set forth in and regulated by § 280-13B(13) of the 
Agricultural-Conservation District. 
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(2) Bed-and-breakfast uses as set forth in and regulated by § 280-13B(14), without site plan approval. Editor's 
Note: Former Subsection B(4), wineries, added 8-1-1989 by L.L. No. 15-1989, which previously followed this 
subsection, was repealed 11-29-1994 by L.L. No. 26-1994. 

(3) Health care facilities.

[Added 11-12-1996 by L.L. No. 20-1996]

(4) Preservation and use of a federal or state designated historic building for the purpose of hosting community 
events, together with the use of part of such building for professional offices and/or one apartment, not to 
exceed a total of three uses per building, provided that such building is owned and maintained by a not-for-
profit historic organization. In no event shall there be more than one apartment per building.

[Added 10-25-2005 by L.L. No. 18-2005]

C. Accessory uses, limited to the following: 

(1) Accessory uses as set forth in and regulated by § 280-13C(1) through (7), (9) and (11) of the Agricultural-
Conservation District, and subject to conditions set forth in § 280-15 thereof. Editor's Note: Former Subsection 
C(2), regarding freestanding and ground signs, which previously followed this subsection, was repealed 11-29-1994 
by L.L. No. 25-1994. For current sign provisions, see Art. XIX, Signs. 

[Amended 11-29-1994 by L.L. No. 25-1994; 11-12-1996 by L.L. No. 20-1996]

(2) Accessory buildings, structures and other required facilities and equipment necessary to provide community 
sewers, water, heat, utilities and other community services to all buildings and structures on the premises; 
provided, however, that the plans for and the location of the same shall be approved by the Planning Board. 

§ 280-23. Bulk, area and parking regulations. 

No building or premises shall be used and no building or part thereof shall be erected or altered in the Hamlet Density 
(HD) Residential District unless the same conforms to the Bulk Schedule and Parking Schedule incorporated into this 
chapter, with the same force and effect as if such regulations were set forth herein in full. Editor's Note: The Bulk 
Schedule is included at the end of this chapter, and the Parking Schedule is in § 280-78A. 
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ZONING

280 Attachment 3

Town of Southold
Bulk Schedule for Residential Districts
[Added 1-10-1989 by L.L. No. 1-1989]

Column No. i ii iii iv v vi vii ix x xi xii

District A-C R-40 R-80 R-120 R-200 R-400 HD RR RO

Residential Unit 
Where 

Community 
Water and 

Sewer Available

2-Family 
Detached 
Dwellings 
in R-80 
District

Minimum requirements for 1-family detached 
dwellings1

Lot size (square feet) 80,000 40,000 80,000 120,000 200,000 400,00 20,000 20,000 40,000 10,000 160,000

Lot width (feet) 175 150 175 200 270 270 75 75 150 60 270

Lot depth (feet) 250 175 250 300 400 400 120 120 175 80 400

Front yard (feet) 60 50 60 60 60 60 35 35 50 30 60

Side yard (feet) 20 15 20 30 30 30 15 15 15 15 30

Both side yards (feet) 45 35 45 60 60 60 30 30 35 30 60

Rear yard (feet) 75 50 75 85 100 100 35 35 50 30 85

Livable floor area (square feet per dwelling unit) 850 850 850 850 850 850 8502 8503 850 850 850

Maximum permitted dimensions:

Lot coverage (percent) 20 20 20 10 5 5 25 25 20 25 10

Building height (feet) 35 35 35 35 35 35 35 35 35 35 35

Number of stories 2½ 2½ 2½ 2½ 2½ 2½ 2½ 2½ 2½ 2½ 2½

NOTES:
1 See text of chapter and Density and Minimum Lot Size Schedules for applicable districts.
2 Except one-bedroom or studio in multiple dwelling may have 600 square feet. Minimum floor area may be reduced up to 200 for moderate- and/or lower-cost dwellings.
3 Except one-bedroom or studio in multiple dwelling may have 600 square feet.

280 Attachment 3:1 05 - 01 - 2006



 

Town of Brookhaven, NY
Wednesday, October 19, 2011

Article XI. PRC Residence District (Planned Retirement Community) 

[Amended 9-3-1996, effective 9-23-1996; 7-18-2000, effective 8-7-2000; 8-23-2005 by L.L. No. 18-2005, effective 8-
29-2005]

§ 85-91. Legislative intent. 

These provisions are intended to provide for proper housing for the Town's senior citizens. The Town Board recognizes 
an existing and growing need for the provision of housing, especially designed for senior citizens. Therefore, maximum 
permitted densities may be increased to accomplish these goals. 

§ 85-91.1. Definitions. 

"Senior citizen housing unit" is hereby defined and shall be limited to persons who are 55 years of age or over, with the 
following exceptions: 

A. A husband and wife under the age of 55 years who is residing with his or her spouse who is 55 years of age or 
over. 

B. Children and grandchildren residing with their parents or grandparents where one of said parents or grandparents 
with whom the child or children or grandchild or grandchildren is/are residing is 55 years of age or older, 
provided that said child or children or grandchild or grandchildren are over the age of 19 years. 

C. Adults under 55 years of age may be admitted as permanent residents if it is established to the satisfaction of the 
Town Board that the presence of such person is essential for the physical care and economic support of eligible 
older persons. 

§ 85-92. Permitted uses. 

In a PRC District no building, structure or premises shall be used or occupied and no building or part thereof or other 
structure shall be so erected or altered except for one or more of the following purposes: 

A. Rental housing units. 

B. Attached or semi-attached single-family residences. 

C. Detached single-family residences. 

§ 85-93. Accessory uses. 

A. Customary accessory uses, structures and buildings, provided such uses are clearly accessory and incidental to 
the principal use and do not include any activity commonly conducted as a business. 

§ 85-94. Town Board special permits -- accessory uses. 

A. Day-care facility, provided such use is limited to residents of the multiple-family development. 

§ 85-95. Prohibited uses. 

All uses not expressly permitted are prohibited. 
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§ 85-96. Site location. 

A. Preference shall be given to planned retirement community development within a primary zone. "Primary zones" 
shall be defined as those areas of the Town within approximately 500 feet of a Main Street Business District. 
The Main Street Business District shall be deemed one of the Town's existing pedestrian-oriented downtown 
hamlet centers characterized by on-street parking, and pedestrian amenities such as wide sidewalks, benches and 
streetlights. In addition, commercial sites or industrially zoned sites used for commercial purposes, which 
provide opportunities for redevelopment as housing sites, or housing sites designated pursuant to an approved 
Hamlet Center Plan or Corridor Study, may be considered as primary zones. 

B. Secondary zones shall consist of those areas of the Town, outside of a Main Street Business District, which are 
located on connector roadways and which maintain convenient access to commercial centers and public or 
private transportation services. Convenient access shall be defined as within approximately 500 feet of said 
services. 

C. Tertiary zones shall be defined as those areas of the Town, other than primary or secondary zones, which may 
be appropriate for moderate density housing based upon the creation of public amenities for the use and 
enjoyment by residents of the development as well as the general public. Such amenities may include 
recreational opportunities such as golf] hiking trails, waterfront access or parkland, the establishment of wildlife 
corridors and scenic vistas or the creation of cultural facilities and/or the restoration and protection of 
historically significant structures/sites. 

(1) Tertiary zones shall not include any parcel within the Core Preservation Area or the Compatible Growth 
Area (CGA) of the Pine Barrens. 

(a) Exception. Property located within the Compatible Growth Area (CGA) of the Pine Barrens may be 
considered as a tertiary zone upon application to the Town Board in accordance with the procedures set 
forth in § 85-33 and a favorable vote of at least three-fourths of the members of the Town Board. 

§ 85-97. Minimum lot area. 

A. The required minimum lot area shall be one acre within a designated primary zone. 

B. The required minimum lot area shall be eight acres within a designated secondary or tertiary zone. 

§ 85-98. Minimum width of lot throughout. 

A. The required minimum lot width shall be 100 feet within a designated primary zone. 

B. The required minimum lot width within a designated secondary or tertiary zone shall be 200 feet. 

§ 85-99. Minimum front yard setback. 

A. The required minimum front yard setback shall be 25 feet within a designated primary zone. The Planning Board 
of the Town of Brookhaven may increase the minimum required front yard setback within a designated primary 
zone up to 75 feet as deemed appropriate based upon the nature and character of development that is in close 
proximity to the subject parcel. No parking shall be permitted within a designated front yard setback. 

B. The required minimum front yard setback within a designated secondary or tertiary zone shall be 75 feet. No 
parking shall be permitted within a designated front yard setback. 

§ 85-100. Minimum required side yard and rear yard setbacks. 

A. A minimum setback of 50 feet shall be provided adjacent to all adjoining properties. 

B. The Town Board may decrease the minimum required side yard or rear yard setback within a designated primary 
zone to 25 feet if deemed appropriate based upon the nature and character of development within 500 feet of the 
subject parcel. 
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§ 85-101. Maximum permitted height. 

A. Except as otherwise provided herein, the maximum permitted height for all structures shall be 35 feet or 2 1/2 
stories. 

B. The Town Board may increase the maximum permitted height within a designated primary zone to 50 feet 
and/or three stories, whichever is less. 

§ 85-102. Maximum permitted floor area ratio (FAR). 

A. The maximum permitted FAR shall be 35% within a designated primary zone. 

B. The maximum permitted FAR within a designated secondary or tertiary zone shall be 30%. 

§ 85-103. Density (units per acre). 

A. Primary zone. Except as otherwise provided herein, the maximum permitted density within a primary zone shall 
be six units per acre. 

(1) Exception. The maximum permitted density may be increased to nine units per acre for projects which 
involve the redevelopment of retail sites or for housing sites designated pursuant to a Town Board approved 
Hamlet Center Plan or Town Board approved Corridor Study, consistent with Town of Brookhaven 
Comprehensive Plan guidelines. 

B. Secondary zone. Except as otherwise provided herein, the maximum permitted density within a Secondary Zone 
shall be four units per acre. Yield shall be based upon a combination of the as-of-right yield for the subject 
parcel together with the transfer of development rights associated with environmentally sensitive land, including, 
but not limited to, state or locally designated wetlands, open space identified within the Community Preservation 
Fund Project Plan, the Core Preservation Area of the Pine Barrens, the Compatible Growth Area of the Pine 
Barrens or farmland. Yield associated with the transfer of development rights may be multiplied by a factor of 
two in computing the total yield for the subject parcel. Total yield shall be calculated in accordance with the 
following formula: 

Subject parcel + Dedicated Open Space = Total Yield

(As-of-right yield) + (As-of-right yield x 2) = Total Yield

NOTE: Yield for vacant land, which is zoned commercially, shall be based upon a density 
of three units per acre.

C. Tertiary zone. Except as otherwise provided herein, the maximum permitted density within a tertiary zone shall 
be two units per acre. Yield shall be based upon a combination of the as-of-right yield for the subject parcel 
together with the transfer of development rights associated with environmentally sensitive land, including, but 
not limited to, state or locally designated wetlands, open space identified within the Community Preservation 
Fund Project Plan, the Core Preservation Area of the Pine Barrens, the Compatible Growth Area of the Pine 
Barrens or farmland. Total yield shall be calculated in accordance with the following formula: 

Subject parcel + Dedicated Open Space = Total Yield

(As-of-right yield) + (As-of-right yield) = Total Yield

NOTE: Yield for vacant land, which is zoned commercially, shall be based upon Residence 
A-1 zoning standards.

D. Exceptions. Notwithstanding the above, change of zone applications approved and effective prior to the effective 
date of this article, which established density pursuant to covenants properly recorded in accordance with Town 
standards, and those applications which were granted hardship relief pursuant to § 17D-5 as well as those 
applications which were exempt pursuant to § 17D-4, entitled Moratorium on Development Within MF-1, MF-2, 
PRC, PRC-3 and PRCHC Districts, shall be exempt from the density provisions contained in this article. 
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Nothing herein shall be deemed in any manner to limit the Town Board's authority to rezone property in 
accordance with the provisions of Town Law and the Town Code. 

§ 85-104. Transfer of development rights. 

A. The transfer of development rights (TDR) associated with this chapter shall be completed in accordance with 
§ 85-408, entitled "Transfer of development rights." 

§ 85-105. Affordable housing. 

A. Minimum requirements. A minimum of 10% of all units permitted pursuant to § 85-103 shall be maintained as 
affordable units in accordance with Town guidelines. In no case shall less than one affordable or workforce unit 
be provided. All fractions shall be rounded up to the nearest whole number. 

B. Affordable housing density bonus. Provided that a minimum of 10% of all units permitted pursuant to § 85-103 
are maintained as workforce or affordable housing units, additional density may be permitted pursuant to the 
following: 

(1) Primary zone. 

(a) The maximum permitted density may be increased to nine units per acre, provided that for each 
additional market rate unit above six units per acre, two additional units are designated as workforce or 
affordable housing units in accordance with Town guidelines. 

(b) The maximum permitted density may be increased to 12 units per acre for projects in which 100% of the 
units are designated as workforce or affordable housing units in accordance with Town guidelines. 

(2) Secondary zone. 

(a) The maximum permitted density maybe increased to six units per acre, provided that for each additional 
market rate unit above four units per acre, two additional units are designated as workforce or affordable 
housing units in accordance with Town guidelines. 

(b) The maximum permitted density maybe increased to eight units per acre for projects in which 100% of 
the units are designated as workforce or affordable housing units in accordance with Town guidelines. 

(3) Tertiary zone. 

(a) The maximum permitted density may be increased to three units per acre, provided that for each 
additional market rate unit above two units per acre, two additional units are designated as workforce or 
affordable housing units in accordance with Town guidelines. 

(b) The maximum permitted density may be increased to four units per acre for projects in which 100% of 
the units are designated as workforce or affordable housing units in accordance with Town guidelines. 

§ 85-106. Recreational facilities. 

The owner or developer of a multiple-residence development shall set aside an area for outdoor recreational purposes 
exclusively for the use of the occupants of such multiple-residence development and their guests. Such recreational area 
shall be equal to the number of units multiplied by 200 square feet for each dwelling unit. Such area shall be shown as 
part of the site plan. The recreational area may include play lot facilities and equipment, group game areas or swimming 
pools. Such area shall be improved, constructed and maintained at the expense of the owner or owners thereof. 
Landscaped areas, which are not developed for recreational purposes, shall not be deemed to satisfy the requirements of 
this section. In addition, the owner shall pay to the Town a recreational fee, as set forth in the Town Code Chapter 29, 
to be used for the acquisition and improvement of recreational areas in the Town. 

§ 85-107. Time limitations on construction. 

A. A building permit shall be secured and construction begun in accordance with the approved final site 
development plan within three years from the effective date of the Town Board establishing such zone. 
Application may be made to the Town Board for not more than a one-year extension of the time limit for 
commencement of construction. The application shall be in the form of a written request setting forth the basis 
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for the request. In the event construction is not commenced within the specified time limits, the Town Board 
may review the zoning classification and the construction progress in connection therewith and, if deemed 
necessary, initiate proceedings to reclassify the property as deemed appropriate. 

B. All construction authorized in the final development plan must be completed within two years of the date 
construction is commenced. Application may be made to the Town Board for not more than a one-year 
extension of the time limit for completion of construction. The application shall be in the form of a written 
request setting forth the basis for the request. A plan for stated development, which will require more time than 
the limits contained herein, may be approved by the Town Board prior to or during the course of construction. 
In the event that construction is not completed within the time limit specified by the Town Board on this 
section, the Town Board may review the zoning and the progress in connection with the development and, if 
deemed necessary, initiate proceedings to reclassify the property as deemed appropriate. 

§ 85-107.1. Exemptions. 

[Added 12-6-2005 by L.L. No. 29-2005, effective 12-12-2005]In addition to the exceptions listed in § 85-103D, change 
of zone applications approved and effective, change of zone applications which have had a public hearing before the 
Town Board or those where the SEQRA process has commenced, on or prior to September 9, 2005, shall be exempt 
from the provisions herein and shall be permitted to proceed under the prior regulations. 

§ 85-107.2. New designation. 

[Added 12-6-2005 by L.L. No. 30-2005, effective 12-12-2005 Editor's Note: This local law also redesignated former § 85-
107.1 as 85-107.3. ]In every case where property has been specifically included within a PRC-3 Residence District, the 
same shall be classified as lying and being within the PRC Residence District. 

§ 85-107.3. General severability. 

If any clause, sentence, paragraph, section or item of this article shall be adjudged by any court of competent jurisdiction 
to be invalid, such judgment shall not impair nor invalidate the remainder hereof, but such adjudication shall be confined 
in its operation to the clause, sentence, paragraph, section or item directly involved in the controversy in which such 
judgment shall have been rendered. 
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Town of North Hempstead, NY
Wednesday, October 19, 2011

Article II. Residence AAA District (R-AAA) 

§ 70-4. Application of provisions. 

The provisions of this article shall apply in a Residence AAA District. 

§ 70-5. Permitted uses. 

A building may be erected, altered or used and a lot or premises may be used for any of the purposes set forth in this 
article and for no other: 

A. A single-family detached dwelling. 

B. Church or other building used exclusively for religious purposes. 

C. Agriculture, provided there is no display of harvested products for sale and no advertising on the premises. 

D. Accessory use on the same lot and customarily incidental to any of the above permitted uses, including those 
specified in Subsections E and F. 

E. Private garage, detached or attached or within the main building. 

F. Other accessory building or structure conforming to the provisions of Article XI. 

G. Professional office of a doctor, dentist, lawyer, teacher, artist, architect, engineer, accountant, ophthalmic 
dispenser or musician, as defined in § 70-231, provided that the office is located in the dwelling in which said 
professional person resides. 

H. Outdoor pool, as set forth in § 70-102.

[Added 4-28-1987 by L.L. No. 10-1987]

§ 70-5.1. Conditional uses. 

[Added 8-12-1980 by L.L. No. 10-1980]A building may be erected, altered or used and a lot or premises may be used 
for any of the purposes set forth in this article when authorized by the Board of Zoning and Appeals, pursuant to the 
provisions of Article XXIV, and for no other. 

A. Mother-daughter residence, as defined in § 70-231.

[Amended 4-28-1987 by L.L. No. 10-1987; 7-29-2008 by L.L. No. 7-2008; 9-22-2008 by L.L. No. 9-2008]

§ 70-6. Height. 

A. In the case of a single-family dwelling, no building shall exceed 2 1/2 stories, with a maximum height of 30 
feet.

[Amended 6-25-2002 by L.L. No. 9-2002]

B. In the case of a building other than a single-family dwelling, no building or part thereof shall exceed three 
stories with a maximum height of 45 feet, except a church spire or belfry. 
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§ 70-7. Plot area. 

[Amended 1-3-2006 by L.L. No. 1-2006]No dwelling or other building shall be constructed on a lot containing an area 
of less than 20,000 square feet. 

§ 70-7.1. Lot width. 

[Added 1-3-2006 by L.L. No. 1-2006]

A. No dwelling or other building shall be constructed on a lot unless it has a minimum lot width of 125 feet at the 
required front setback line. A minimum lot width of 40 feet shall be maintained at all points between the 
property line at the street and the front setback line. 

B. The minimum lot width shall be the same as the average lot width of existing lots within 350 feet on each side 
of the lot within the same blockfront(s) and district. For lots within 350 feet of an intersection, the blockfront(s) 
shall be assumed to continue across the intersection, excluding the width of the intersection. 

C. For corner lots, the minimum lot width shall be calculated separately for each blockfront, and the greater of the 
two shall prevail. 

D. The minimum lot width shall be the greater of A or B above, but in no case shall the width of a lot be required 
to exceed 200 feet. 

§ 70-8. Lot coverage. 

[Amended 12-14-1999 by L.L. No. 14-1999]The lot coverage shall not exceed 15% of the lot area. 

§ 70-9. Floor area. 

No dwelling shall be erected unless it has a habitable floor area on the first floor of at least 1,700 square feet. 

§ 70-10. Front yard. 

A. There shall be a front yard, the depth of which shall be not less than 40 feet from the front property line. 

B. On a corner lot a front yard shall be required on each street. The front yard on the narrower street frontage shall 
be not less than 40 feet in depth and the other front yard shall be not less than 35 feet in depth, and, if the street 
frontages are equal, a minimum front yard of 40 feet shall be required on each street front. 

C. The minimum front yard depth shall be the same as the average front yard depth of the existing primary 
buildings within 350 feet on each side of the lot or within the same blockfront and district or 40 feet, whichever 
is greater. No front yard shall be required to have a depth greater than 60 feet.

[Added 1-3-2006 by L.L. No. 1-2006]

§ 70-11. Side yards. 

A. On an interior lot, a single-family dwelling shall have two side yards, one on each side of the main building, the 
aggregate width of which shall be not less than 35% of the width of the lot, but in no case shall any side yard 
be less than 20 feet in width. 

B. On a corner lot, a single-family dwelling shall have only one side yard. Said yard shall be on the side adjoining 
the interior lot opposite the front yard having the greater street frontage. Said side yard shall have a minimum 
width of 20 feet. The two yards fronting on streets shall be considered front yards as provided under § 70-10B. 
The remaining yard shall be considered the rear yard and shall conform to the provisions of § 70-12. 

C. On an interior lot, a main building other than a single-family dwelling shall have two side yards, each having a 
minimum of 25 feet in width. If such building is over 35 feet in height, the width of each side yard shall be not 
less than 30 feet. 

D. On a corner lot, a building other than a single-family dwelling shall have only one side yard. Said yard shall be 
on the side adjoining the interior lot opposite the front yard having the greater street frontage. Said side yard 
shall have a minimum uniform width of 25 feet for a building 35 feet or less in height and a minimum uniform 
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width of 30 feet for a building over 35 feet in height. The remaining yard shall be considered the rear yard and 
shall conform to the provisions of § 70-12. 

E. Where a garage door(s) faces a side property line, a setback of 25 feet shall be provided between the side 
property line and the closest point of the garage structure.

[Added 1-3-2006 by L.L. No. 1-2006]

F. An areaway may extend into the required side yard, provided that, for any areaway projecting closer than four 
feet to a side property line, the entire areaway must be protected by a horizontal grating constructed in 
conformance with the requirements of the Building Code.

[Added 1-3-2006 by L.L. No. 1-2006]

§ 70-12. Rear yard. 

There shall be a rear yard, the depth of which shall be not less than 25 feet for all buildings 35 feet or less in height. For 
buildings over 35 feet in height, the depth of the rear yard shall be not less than 30 feet. 

§ 70-12.1. Parking requirements. 

[Added 3-25-1986 by L.L. No. 3-1986]Parking shall be required in accordance with the requirements set forth in § 70-
103. 

§ 70-12.2. (Reserved). 

Editor's Note: Former § 70-12.2, Floor area ratio (FAR), added 2-19-1991 by L.L. No. 5-1991, as amended, was repealed 12-14-
1999 by L.L. No. 14-1999. 

§ 70-12.3. Sky exposure planes. 

[Added 12-14-1999 by L.L. No. 14-1999]All new construction and alterations shall be contained within the area defined 
by the required sky exposure planes. 

A. There shall be a sky exposure plane projecting inward from each front and side property line at a ratio of one 
foot vertical to one foot horizontal. 

B. At no point may a structure be built higher than one times the horizontal distance from a lot line. 

C. The foregoing requirements for sky exposure plane shall not apply to alterations to existing single-family 
dwellings, provided that: 

(1) The existing dwelling has either a valid certificate of occupancy or a valid certificate of existing use 
effective as of December 31, 1999; and 

(2) The alteration does not include demolition of more than 40% of the building's perimeter as it existed on 
December 31, 1999; and 

(3) The maximum height to the ridge does not exceed 30 feet. 

§ 70-12.4. Detached garages, accessory buildings and accessory structures. 

[Added 12-14-1999 by L.L. No. 14-1999]Detached garages, accessory buildings and accessory structures must comply 
with the requirements of § 70-100.1, Accessory buildings, and § 70-100.2, Accessory structures. 

§ 70-12.5. Front yard paving. 

[Added 12-14-1999 by L.L. No. 14-1999]For all new construction, alterations or landscaping changes, a front yard may 
not be covered more than 30% by any impervious material or other type of paving. Water flow from paved areas must 
be controlled to alleviate excessive runoff onto adjacent properties. 
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§ 70-12.6. Eave height. 

[Added 12-14-1999 by L.L. No. 14-1999]The maximum height to the uppermost eave shall be 22 feet, as measured 
from the preexisting average grade at the perimeter of the building. 
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 Peconic Landing Jefferson’s Ferry Amsterdam at Harborside Proposed Uplands at St. Johnland 

Site acreage 144.77 Ac 49.83 Ac 10 acres 49.69 Ac 

Unit density per acre 1 unit/0.47 Ac 1 unit/0.16 Ac 1 unit/0.03 Ac 1 unit/0.25 Ac 

Unit type/size 
250 IL units (118 cottages + 132 MF 
units), 24 AL units, 32 skilled care 

beds ; 800-2,064 SF 

248 IL units (550-2,000 SF); 60 
enriched housing units 

226 IL apartments (49 1-bedroom, 179 
2-bedroom), average size 1,255 SF; 
health care center: 100 units (26 AL 

beds, 56 skilled nursing care beds, 18 
dementia beds), 

average size 553 SF 

22 townhouses (2,373 SF – 4,528 SF); 
153 IL units (761 SF – 1,794 SF); 24 

AL units (539 SF) 

Amenities 
Dining room and café, library, 

auditorium, fitness area, art studio, 
indoor pool 

Walking, jogging and biking paths, 
library, fitness center, computer lab, 

woodworking shop, theater, art gallery, 
social programs, cultural opportunities, 
volunteer opportunities, indoor pool, 
life enrichment programs, billiards, 

private dining room available, 
pub/lounge,  gardening areas, putting 
green, bocce ball courts, horseshoes, 

meditation room, card and game 
rooms, wellness clinic 

Dining choices, housekeeping, 
maintenance, transportation, concierge, 
underground parking, security, health 

education, screening programs, 
educational and recreational activities, 
fitness center, indoor swimming pool, 

business center, card/game room, 
media room, library, creative arts 
studio, beauty salon, barbershop, 

banking services, greenhouse, 
woodworking shop 

IL units – dining, great room, pool, arts 
& crafts, library, lounge, 

barber/beauty, convenience store, café; 
AL units- wellness area, dining, parlor, 
library, TV/media room, activities area 

Parking 548 stalls ±277 stalls 300 underground parking spaces 531 stalls (including 128 landbanked 
stalls) 

Building height 2 ½ story maximum 3 stories 6 stories 50 foot maximum 

Buffers 
Development set back from road; No 
buffers provided, however rear yard 

setbacks range from ±50’-100’ 
50-100 foot natural buffer N/A 

200 feet on western, northern and 
eastern boundaries, 100 feet on 

southern boundary 

Employees 121 full time/35 part time Unknown Over 100 employees estimated 73.6 FTEs 

 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 
 

 

 
 
 
 
 
 
 
 
 
 

 
 

APPENDIX D 
 

HISTORIC AERIALS SERIES 
  









The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

 
 
 
 
 
 
 
 
 
 

 
 

APPENDIX E 
 

BUILDING HEIGHT ANALYSIS 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

 
 
 
 
 
 
 
 
 
 

 
 

APPENDIX E-1 
 

IL Building Cross Sections 





The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

 
 
 
 
 
 
 
 
 
 

 
 

APPENDIX E-2 
 

Building Height Diagram 





The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

 
 
 
 
 
 
 
 
 
 

 
 

APPENDIX F 
 

CCRC SUPPORTING DOCUMENTATION 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

 
 
 
 
 
 
 
 
 
 

 
 

APPENDIX F-1 
 

Laws of New York, Article 46 Continuing Care Retirement 
Communities (applicable sections) 



  
                                 ARTICLE 46 
  
                   CONTINUING CARE RETIREMENT COMMUNITIES 
  
  Section 4600.   Legislative findings and purpose. 
          4601.   Definitions. 
          4602.   Continuing care retirement community council; powers and 
                    duties. 
          4603.   Commissioner; powers and duties. 
          4603-a. Residential health care demonstration facilities. 
          4604.   Certificate   of  authority  required;  application  and 
                    approval. 
          4604-a. Council approval  required  for  industrial  development 
                    agency  financing  in  connection with continuing care 
                    retirement communities. 
          4605.   Certificate of authority; authority of operator. 
          4606.   Initial disclosure statement. 
          4607.   Annual statement. 
          4608.   Continuing care retirement contract. 
          4609.   Withdrawal, death or dismissal of person; refund. 
          4610.   Entrance fee escrow account. 
          4611.   Reserves and supporting assets. 
          4612.   Residents' organizations. 
          4613.   Advertisements. 
          4614.   Audits. 
          4615.   Revocation, suspension or annulment  of  certificate  of 
                    authority. 
          4616.   Appointment of a caretaker. 
          4617.   Receiverships. 
          4618.   Civil action. 
          4619.   Criminal penalties. 
          4620.   Separability. 
          4621.   Priority  reservation  agreements;  prior to obtaining a 
                    certificate of authority. 
          4622.   Priority  reservation  agreements;  after  obtaining   a 
                    certificate of authority. 
          4623.   Long  term care insurance for continuing care retirement 
                    communities. 
          4624.   Continuing care retirement communities making assurances 
                    regarding long term care. 
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    §  4605.  Certificate  of  authority;  authority  of  operator.  1.  A 
  certificate of authority shall authorize an operator: 
    a. to operate a continuing care retirement community and to enter into 
  contracts pertaining to such community; 
    b. to prepare and make public information that details  the  terms  of 
  any contract relating to a community; 
    c.  to  advertise  the community and the related services that will be 
  provided pursuant to this article; and 
    d. to  offer  and  execute  contracts,  including  the  collection  of 
  entrance  fees  and deposits pursuant to section forty-six hundred eight 
  of this article. 
    2.  a.  The  commissioner,  in  consultation  with  the  council,  may 
  authorize  an  operator  of  a  community  with an on-site or affiliated 
  residential health care facility  to  provide,  for  a  limited  period, 
  residential  health  care  facility  services  to  persons,  who are not 
  residents of the community, provided, however, that the  operator  shall 
  not  discriminate in the admission, retention or care of any such person 
  because such person is or will be eligible  for,  or  receives  or  will 
  receive, medical assistance benefits pursuant to title eleven of article 
  five of the social services law. 
    b.  The  commissioner, in consultation with the council, may authorize 
  an operator of a community with an  on-site  or  affiliated  adult  care 
  facility  to provide, for a limited period, adult care facility services 
  to persons, who are not residents of the community,  provided,  however, 
  that  the operator shall not discriminate in the admission, retention or 
  care of any such person because such person is or will be eligible  for, 
  or  receives  or  will  receive, medical assistance benefits pursuant to 
  title eleven of article five of the social services law or  supplemental 
  security income benefits pursuant to title sixteen of the federal social 
  security  act  and any additional state payments made under title six of 
  article five of the social services law. 

Page 1 of 1Laws of New York

12/8/2011http://public.leginfo.state.ny.us/LAWSSEAF.cgi?QUERYTYPE=LAWS+&QUERYDATA=$$PBH4605$...



  
    §  4606.  Initial  disclosure  statement.  Prior to the execution of a 
  contract, or before the transfer of any money, other than  a  refundable 
  priority   reservation   fee   or  non-refundable  priority  reservation 
  agreement application  fee,  to  an  operator  by  or  on  behalf  of  a 
  prospective resident, whichever occurs first, the operator shall deliver 
  to  the  person  with  whom  the  contract  is to be entered into or the 
  person's legal  representative  the  most  recent  annual  statement  as 
  required  by  section  forty-six  hundred  seven of this article, and an 
  initial disclosure statement which contains the following: 
    1. The information contained in the contract, unless a  copy  of  such 
  contract  is  attached  to  and  made  a  part of the initial disclosure 
  statement, together with full disclosure of the  use  of  any  fees  and 
  charges in connection with the contract, including entrance fees; 
    2.  The  information  required  in paragraph i and subparagraphs (ii), 
  (iii) and (iv) of paragraph j of subdivision two  of  section  forty-six 
  hundred four of this article; 
    3.  The  name  and business address of the provider and a statement of 
  whether the provider is  an  individual,  partnership,  corporation,  or 
  other legal entity; 
    4.  The  name  and  address of any person whose name is required to be 
  provided pursuant to subdivisions two and three of this section and  any 
  professional  service, firm association, foundation, trust, partnership, 
  corporation, or any other business or legal entity in which such  person 
  has,  or which has in such person, a ten percent or greater interest and 
  which it is presently intended will or may  provide  goods,  leases,  or 
  services  to  the  provider  of a value of five hundred dollars or more, 
  within any year,  including  a  description  of  the  goods,  leases  or 
  services and the probable or anticipated cost thereof to the provider; 
    5. If the facility is to be operated by a manager: 
    a.  the  identities of any other facilities managed by said individual 
  or entity and a copy of the agreement  currently  in  effect  or  to  be 
  entered  into  between the provider and the manager for the operation of 
  the facility; 
    b. if the manager is incorporated or established  and  operated  on  a 
  for-profit  basis,  the  identity of all individuals or entities holding 
  any ownership or beneficial interest in the manager,  and  fees  or  any 
  other compensation anticipated to be paid by the provider to the manager 
  for the operation of the facility; and 
    c.  the  method by which the manager was chosen to manage the facility 
  and, if the manager was chosen because of  a  condition  in  a  mortgage 
  commitment  to the provider, the identity of the mortgagee requiring the 
  condition in the commitment. 
    6. A description of the proposed or existing facility,  including  the 
  location, size and anticipated completion date if not completed; 
    7.  A  statement  as to whether the applicant was or is affiliated, or 
  has a contractual relationship, with a religious, charitable,  or  other 
  nonprofit   organization,   the   extent  of  any  such  affiliation  or 
  contractual  relationship,  and  the  extent  to  which  the   nonprofit 
  organization  will  be  responsible  for  the  financial and contractual 
  obligations of the applicant; 
    8. If the facility  is  already  in  operation  or  if  the  applicant 
  operates one or more similar facilities within or outside of this state, 
  a  statement  of  the  changes  in the scope of or the rates for care or 
  services provided, including tables showing the  frequency  and  average 
  dollar  amount  of each increase in periodic rates at each such facility 
  for the previous five years or such shorter period as the  facility  may 
  have been operated by the provider; 
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    9.  If the applicant is the subsidiary corporation or the affiliate of 
  another corporation, a statement identifying the parent  corporation  or 
  the  other affiliate corporation, the primary activities of such parent, 
  or other affiliate corporation, the interest in the  applicant  held  by 
  such  parent or other affiliate corporation, and the extent to which the 
  parent corporation will be responsible for the financial and contractual 
  obligations of the subsidiary; 
    10. Most recent  financial  statement  of  the  provider  prepared  in 
  accordance  with  generally  accepted accounting principles applied on a 
  consistent basis and certified by an independent  certified,  or  public 
  accountant,  including  a  balance sheet as of the end of the provider's 
  last fiscal year and income statements for the last two fiscal years, or 
  such shorter period of time as the provider has been in operation; 
    11. If construction, lease, rental, or purchase of  the  facility  has 
  not  yet  been  completed,  a  statement  of  the anticipated source and 
  application of the funds to be used in such purchase, lease, rental,  or 
  construction, including but not limited to: 
    a.   an   estimate  of  the  cost  of  purchasing,  leasing,  renting, 
  constructing and equipping the facility, including, but not limited  to, 
  such  related  costs  as  financing  expense, legal expense, land costs, 
  occupancy development costs,  and  all  other  similar  costs  that  the 
  provider  expects  to  incur  or  become  obligated  for  prior  to  the 
  commencement of occupancy; 
    b. an estimate  of  the  total  entrance  fees  to  be  received  from 
  residents upon completion of occupancy; 
    c. a description of any mortgage loan or the other long-term financing 
  intended  to  be  used  for the financing of the facility, including the 
  anticipated terms and costs of such financing; 
    d. an estimate of any funds which are anticipated to be  necessary  to 
  fund  start-up  losses and to assure full performance of the obligations 
  of the operator pursuant to  life  care  contracts  including,  but  not 
  limited  to, any reserves required pursuant to section forty-six hundred 
  eleven of this article; 
    e. a projection of estimated income from fees and charges  other  than 
  entrance  fees,  a  description  of  individual  rates anticipated to be 
  charged,  and  the  assumptions  used  for  calculating  the   estimated 
  occupancy rate of the facility; 
    f.  a  projection  of  estimated  operating  expenses of the facility, 
  including a description of  the  assumptions  used  in  calculating  the 
  expenses  and  separate allowances, if any, the replacement of equipment 
  and  furnishings  and  any  anticipated  major  structural  repairs   or 
  additions; 
    g. identification of assets pledged as collateral for any purpose; 
    h. an estimate of assets pledged as collateral for any purpose; and 
    12.  A  statement indicating that community residents who are enrolled 
  in a health maintenance organization may have nursing facility  benefits 
  available  under  both  the  health  maintenance organization subscriber 
  contract and the continuing care  retirement  contract.  Such  statement 
  shall  also indicate that if the health maintenance organization and the 
  community  cannot  reach   an   agreement   on   appropriate   financial 
  arrangements,  then  the  resident may have to be admitted to a facility 
  approved by the health maintenance  organization  in  order  to  receive 
  their  Medicare  benefit  for nursing facility services under the health 
  maintenance organization subscriber contract. 
    13. The initial disclosure statement  and  marketing  materials  of  a 
  continuing  care retirement community must clearly include a description 
  of the services offered as part of  its  contract,  including,  but  not 
  limited  to,  any  limitations on nursing facility services. The initial 
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  disclosure statement  and  marketing  materials  of  a  continuing  care 
  retirement  community which offers various types of contracts, which may 
  include life  care  contracts,  must  clearly  differentiate  among  the 
  various types of contracts which it may offer. 
    14.  In  accordance  with  regulations promulgated by the council, the 
  operator shall prepare a standard information sheet  for  each  approved 
  continuing  care  retirement  community,  which  must be approved by the 
  department  of  health,  distributed  with  the  community's   marketing 
  materials  and  attached to the initial disclosure statement prepared in 
  accordance with this section. The standard information  sheet  shall  be 
  prepared  in  plain  language and in twelve point type and shall include 
  but shall not be limited to the following information: 
    a. a brief description  of  the  community,  including  its  name  and 
  location and amenities and services available; 
    b.  the  name,  address,  and  telephone  number of the operator and a 
  contact person employed by the operator; 
    c. the number and  types  of  independent  living  units,  adult  care 
  facility  units  and nursing home beds and whether such beds are on-site 
  or off-site; 
    d. the types of contracts available; 
    e. a listing of all fees, charges, and refund options and the services 
  covered by such fees and charges; 
    f. any insurance coverage required of residents; and 
    g.  any  other  information  which  the  continuing  care   retirement 
  community  council  determines  will  assist a consumer in comparing the 
  benefits and costs of different continuing care retirement communities. 
    15.  Any  other  information  as  may  be  required   by   regulations 
  promulgated by the council. 
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Greenbriar Development Correspondence, January 9, 2012 



   
 

 
GREENBRIER DEVELOPMENT, LLC  3232 MCKINNEY AVE SUITE 1160 DALLAS, TEXAS 75204 
 

 
 
 
 
January 9, 2012 
 
Carrie L. O'Farrell, AICP 
Partner/Division Manager 
Environmental Resource & Wetlands Assessment 
 
Nelson, Pope & Voorhis, LLC 
ENVIRONMENTAL  *  PLANNING  *  CONSULTING 
572 Walt Whitman Road 
Melville, NY  11747 
 
 

Re: The Uplands at St. Johnland 
 Independent and Assisted Living Expansion 

 
 
 
Dear Carrie,  
 
Per your request, we are providing this statement regarding the above referenced project 
and concerns expressed by the town of Smithtown regarding potential change in use for 
the CCRC expansion at St. Johnland. 
 
The "continuing care" concept began over a century ago with religious and fraternal 
organizations providing their own elderly members with housing and care.  Their 
popularity grew in both the for-profit and not-for profit sectors across the country.  The 
response has been due to the preference of older people for a living environment that 
included a complete continuum of housing, services, and health care.   
 
In New York continuing care retirement communities or CCRCs are heavily regulated 
under Article 46 New York State Public Health Law.  Prior to a CCRC being built, 
Article 46 requires a Certificate of Authority which requires the examination of financial 
and market feasibility, resident contracts, actuarial study and other project information.  
In addition, Article 46 regulates ongoing operations after the community is open 
requiring the following: 

 Annual Statement including audited financial statements prepared by an 
independent  certified public accountant 

 Minimum cash reserves of principal and interest payments and payment 
for taxes and insurance for 12 months, total estimated operating costs for 
up to 6 months, quantitative and qualitative standards set forth in 
regulations issued by the superintendent. 



   
 

 
GREENBRIER DEVELOPMENT, LLC  3232 MCKINNEY AVE SUITE 1160 DALLAS, TEXAS 75204 
 

Underwriting requirements and covenants are generally set much higher than the state 
minimums.  Underwriters require a significant amount of liquid reserves including 
working capital reserve fund, construction contingency, project contingency, operating 
reserve and debt service reserve fund.  Given the level and regulation and reserves it is 
unlikely the project would be converted to an alternative use.   
 
As a leading developer of CCRC’s across the country, we are not aware of any entrance 
fee CCRC’s that have failed and changed uses to another type of development after the 
project was constructed. It is extremely unlikely that a change of use would be feasible as 
resident entrance fees would need to be refunded, and a struggling project would not have 
the financial where-with-all to make such refunds. 
 
In addition, the programmatic space for the common areas, service and healthcare would 
not translate to usable space for other types of projects. These spaces constitute a large 
percentage of the overall square footage of the CCRC, typically upwards of 35 to 40%. 
 
Most CCRC’s that Greenbrier has developed have had restrictions in the entitlement 
language that only allows the uses included within a typical CCRC. We would expect 
similar language to be incorporated in the final Smithtown zoning approval. This 
language may include age restriction, parking restrictions, non-commercial uses, etc.. 
 
CCRC’s in the State of New York are very difficult to develop and have very high 
barriers to entry. As is shown in the supporting documentation, the existing established 
communities are doing very well (Peconic Landing & Jefferson’s Ferry) and the most 
recent (Amsterdam) is still going through its initial fill up.  
 
Please feel free to contact me if you have additional questions or comments. 
 
Best Regards, 
 
Thomas J. Navin 
EVP & COO 
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Geologic Cross Sections 
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SCDPW Soil Boring Test Log and Location Map  
(Nursing Home Property) 



COUNTY OF SUFFOLK 

 
STEVE LEVY 

SUFFOLK COUNTY EXECUTIVE 
 

DEPARTMENT OF PUBLIC WORKS 
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SUFFOLK COUNTY IS AN EQUAL OPPORTUNITY / AFFIRMATIVE ACTION EMPLOYER 

 
 

YAPHANK, N.Y. 11980 335 YAPHANK AVENUE 

(631) 852-4280
FAX (631) 852-4764

GILBERT ANDERSON, P.E. 
CHIEF DEPUTY COMMISSIONER 

JAMES K. PETERMAN, P.E. 
ACTING CHIEF DEPUTY COMMISSIONER

 
 

Memorandum 
 
To: Janice McGovern, Sanitation Division 
From: Richard Carioto, Laboratory Division 
Date: November 21, 2011 
Subj.: Soil Borings by Health Department (Geo Probe 4’ Long Tubes) 
Re:       Kings Park WWTP, St Johnland Nursing Home, Kings Park 
 
Below are the results of the tests performed on the 4’ long Geo Tube Soil Boring samples, taken by the 
Health Department and delivered to the Laboratory:   
 
 
Boring 1  75’ Behind Red Shed  (Taken 11/15/11) 
  
Geo Probe 

Tube 
Length 

Length 
of Soil in 

Tube 

 
% 

Gravel 

% 
Coarse 
Sand 

% 
Fine 
Sand 

% 
Silt & 
Clay 

 
AASHTO 

Classification 

 
Unified 

Classification 
0’ – 4’ 0” -11” 2.8 14.9 59.8 22.5 A – 2 – 4 SM 
0’ – 4’ 11” – 31” 1.9 12.6 68.1 17.4 A – 2 – 4 SM 
4’ – 8’ 32.25” 12.5 28.1 51.3 8.1 A – 3 SP – SM 
8’ – 12’ 34” 8.4 29.0 56.2 6.4 A – 3 SP – SM 
12’ – 16’ 31.5” 7.6 27.8 57.6 7.0 A – 3 SP – SM 
16’ – 20’  No sample Tube Broke in the Field   
20’ – 24’ 34.5” 20.3 44.5 32.6 2.6 A – 1 – b SP 
24’ – 28’ 32” 28.2 49.0 20.6 2.2 A – 1 – b SP 
28’ – 32’ 35” 21.1 44.1 31.5 3.3 A – 1 – b SP 
32’ – 36’ 36” 8.1 39.4 50.2 2.3 A – 3 SP 
36’ – 40’ 37.5” 12.6 47.1 37.7 2.6 A – 1 – b SP 
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Memorandum 
 
Date: November 21, 2011 
Subj.: Soil Borings by Health Department Geo Probe 4’ Long Tubes 
Re:       Kings Park WWTP, St Johnland Nursing Home, Kings Park 
 
 

Boring 2  (Taken 11/17/11) 
  
Geo Probe 

Tube 
Length 

Length 
of Soil in 

Tube 

 
% 

Gravel 

% 
Coarse 
Sand 

% 
Fine 
Sand 

% 
Silt & 
Clay 

 
AASHTO 

Classification 

 
Unified 

Classification 
0’ – 4’ 24” 11.3 30.0 51.7 7.0 A – 3 SP – SM 
4’ – 8’ 33” 9.3 29.4 58.1 3.2 A – 3 SP 
8’ – 12’ 24” 5.0 36.7 56.9 1.4 A – 3 SP 
12’ – 16’ 29” 0.6 12.9 83.1 3.4 A – 3 SP 
16’ – 20’ 26” 10.8 27.0 55.2 7.0 A – 3 SP – SM 
20’ – 24’ 24” 8.4 27.7 56.3 7.6 A – 3 SP – SM 
24’ – 28’ 22” 6.0 30.0 58.4 5.6 A – 3 SP – SM 
28’ – 32’ 31” 11.1 31.8 53.5 3.6 A – 3 SP 
32’ – 36’ 33” 9.4 36.4 49.9 4.3 A – 3 SP 
36’ – 40’ 28” 2.2 22.1 71.0 4.7 A – 3 SP 

 
Boring 3  (Taken 11/17/11) 
  
Geo Probe 

Tube 
Length 

Length 
of Soil in 

Tube 

 
% 

Gravel 

% 
Coarse 
Sand 

% 
Fine 
Sand 

% 
Silt & 
Clay 

 
AASHTO 

Classification 

 
Unified 

Classification 
0’ – 4’ 24” 0.6 17.8 66.9 14.7 A – 2 – 4 SM 
4’ – 8’ 32” 5.9 37.0 54.6 2.5 A – 3 SP 
8’ – 12’ 28” 0.8 31.4 65.9 1.9 A – 3 SP 
12’ – 16’ 27” 3.5 30.5 63.5 2.5 A – 3 SP 
16’ – 20’ 24” 0.4 16.5 79.9 3.2 A – 3 SP 
20’ – 24’ 26” 0.7 20.3 76.6 2.4 A – 3 SP 
24’ – 28’ 24” 2.1 20.9 74.5 2.5 A – 3 SP 
28’ – 32’ 28” 0.4 15.8 81.0 2.8 A – 3 SP 
32’ – 36’ 29” 4.1 33.3 59.6 3.0 A – 3 SP 
36’ – 40’ 32” 5.9 34.1 53.5 6.5 A – 3 SP – SM 
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Phase I ESA 
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Phase II ESA 
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Remedial Action Report 
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NPV Staff Qualifications 



 

 
Charles J. Voorhis, AICP, CEP 

PERSONAL PROFESSIONAL QUALIFICATIONS 

 
 Licensing and Certification: 
 

•  Certified Environmental Professional (CEP) 
• American Institute of Certified Planners (AICP) 
• Certified Environmental Inspector, Environmental Assessment Association 
• US Coast Guard Master Steam and Auxiliary Sail Vessels 
 

Experience: 
 
• Managing Partner of Firm, Nelson, Pope & Voorhis, LLC; Melville, New York (1/97-Present) 
• Principal of Firm, Charles Voorhis & Associates, Inc.; Miller Place, New York (8/88-1/97) 
• Director, Division of Environmental Protection, Department of Planning, Environment and Development; Town of  
  Brookhaven, New York (3/86-8/88) 
• Environmental Analyst, Division of Environmental Protection, Department of Planning, Environment and Development;  
  Town of Brookhaven, New York (8/82-3/86) 
• Private and Public Consultant, Planning and Environmental Issues (8/82-3/87) 
• Public Health Sanitarian, Suffolk County Department of Health Services; Hauppauge, New York (1/80-8/82) 
• Environmentalist I, Suffolk County Department of Environmental Control, Central Islip, New York (2/78- 8/79) 
 

Education: 
 
• SUNY at Stony Brook; Master of Science in Environmental Engineering, concentration in Water Resource Management,  
  1984 
• Princeton Associates; Groundwater Pollution and Hydrology Short Course, Princeton, New Jersey, 1983 
• New York State Health Department, Environmental Health Training Course, Hauppauge, New York, 1982 
• Southampton College of Long Island University; Bachelor of Science in Environmental Geology, 1977 

• Beaver Dam Creek Watershed Management Plan, 2009 
• Lake Agawam Comprehensive Management Plan, 2009 
• Southold TDR Planning Report and GEIS, 2008 
• Suffolk County North Shore Embayments Watershed  Management Plan, 

2007 
• Mt. Sinai Harbor Management Plan, 2006 
• The Residences at North Hills, DEIS and FEIS, 2005-06 
• Shelter Island Water Supply Study, 2005 
• Town of Southold Comprehensive Implementation Strategy, 2003 
• Lower Port Jefferson Harbor Action Plan, 2002 
• Setauket Fire District Needs Analysis, 2001 
• Southampton Agricultural Opportunities Subdivision, DEIS, FEIS and 

Findings, 2001 
• Old Orchard Woods, DEIS and FEIS, 2000 
• Town of Smithtown Armory Park, DEIS, 2000 
• Town of Southold Water Supply Management & Water Protection Strategy, 

2000 
• CVS @ Greenlawn, DEIS and FEIS, 1998 
• Knightsbridge Gardens, DEIS and FEIS, 1997 
• Camelot Village @ Huntington, DEIS, 1997 
• Airport International Plaza, DEIS and FEIS, 1996 
• Price Club @ New Rochelle, DEIS and FEIS, 1995 
• Commack Campus Park @ Commack DEIS and FEIS, 1994 
• Water Mill Shops @ Water Mill DEIS, 1993 
• PJ Venture Wholesale Club @ Commack DEIS and FEIS, 1993 
• Dowling College NAT Center DEIS and FEIS, 1992 
• Final EIS Angel Shores @ Southold, 1991 
• Town of Brookhaven Boat Mooring Plan, 1991 
• Draft EIS Round Hill @ Old Westbury, 1990 

• Draft EIS St. Elsewhere @ Nesconset, 1989 
• EQBA, Acquisition Study for Brookhaven Town, 1987 
• Award for Environmentally Sensitive Land Design, Pine Barrens 

Review Comm., 1988 
• Town of Brookhaven Land Use Plan, 1987 
• Discussion of Hydrogeologic Zone Boundaries in the Vicinity of S. 

Yaphank, LI, NY, 1986 
• Comprehensive Review of Industrial Zoned Land in the Sensitive 

Hydrogeologic Zone, Brookhaven, 1983 
 
Professional & Other Organizations (past and present): 
• American Planning Association, Washington, D.C. 
• National Association of Environmental Professionals, Alexandria, 

VA 
• Environmental Assessment Association, Scottsdale, Arizona 
• American Water Resources Association, Syracuse, New York 
• New York Water Pollution Control Association, Riverdale, NY 
• Water Pollution Control Federation, Washington, D.C. 
• Long Island Seaport & EcoCenter, Inc., Director, Port Jefferson, 

NY 
• Boy Scouts of America, Trained Scoutmaster, Nathanial Woodhull 

District, NY 
• Historical Society of Port Jefferson, Trustee, Port Jefferson, NY 
• Environmental Conservation Board, Village of Port Jefferson, NY 
• Port Jefferson Village, Waterfront Advisory Committee, Port 

Jefferson, NY 
• Town of Brookhaven Mount Sinai Harbor Advisory Committee, 

Medford, NY 
• Brookhaven Conservation Advisory Council, Medford, NY 

 

Significant Professional Achievements: 



  
 

 
Lara H. Pomi-Urbat 
PERSONAL PROFESSIONAL QUALIFICATIONS 

 
 
Experience: 
 

• Environmental Analyst, Nelson, Pope & Voorhis, LLC (April 2007-Present) 
  Division of Environmental and Community Planning, Melville, NY 
  Preparation of scientific studies and impact analysis documents including ecological assessments, wetland 
  permit processing and restoration, and natural resource protection. Specialized capabilities in GIS and graphic 
  software to aid in resource inventory and analysis. 
• Teaching  Assistant for BIO 201, Stony Brook University (September 2006-December 2006) 
  Led undergraduate organisms to ecosystems laboratory sections. 
• Teaching Assistant for BIO 203, Stony Brook University (January 2006-August 2006) 
  Led undergraduate cell and organ physiology laboratory sections. 

 
 

Education: 
 

 M.A. Stony Brook University 
 Department of Ecology and Evolution, December 2006 
 Thesis:  “The accuracy of predictions for invasive Garlic Mustard, Alliaria petiolata, in North America”   
 
 B.S. Stony Brook University 
 Department of Biology, June 2005 
 
 Research Experience 
 
 Undergraduate Research, Stony Brook University 
 Department of Biology, September 2004-June 2005 
 This consisted of independent undergraduate research which focused on invasive earthworms on Long Island.   

Significant Professional Achievements 
 

• South Shore Estuary Fish Barriers Study 
• Beaverdam Creek, Watershed Management Plan 
• Calverton Bird Surveys 
• Cenacle Property, Wetland Delineation 
• Hamptons Club at Eastport, Wildlife Sweep 
      Phase A & B 
• Sandy Hills, Middle Island, DSEIS, FSEIS 
• Competition Toyota DSEIS, FSEIS 
• Eastport Hamlet Centre DEIS 
• Jefferson Hollow, Habitat Assessment 
• Cenacle, Expanded EAF 
• Osprey Park, NYSDEC Wetland Permit 
• Fairfield at Rocky Point Visual Analysis 
• St. Gerard Visual EAF 
• Shade Tree Nursery, Phase I ESA 
• 4600 Elijah’s Lane, Phase I ESA 
• 4508 Alvah’s Lane, Phase I ESA 
• 50 Commerce Drive, Phase I ESA 

 

Honors and Scholarships:  
 
• Stony Brook University URECA Small Grant’s, Fall 

2004, Spring 2005 
• Member of National Society of Collegiate Scholars, Fall 

2002-Present 
• Nesconset Chamber of Commerce Scholarship, Spring 

2001 
 
Professional Associations/Memberships: 
 
Society for Conservation Biology 
LIGIS 
LIISMA  
NEARC 
 
Software Experience: 
 
Microsoft Office, ArcGIS, AutoCAD, Adobe 
Photoshop, DIVA-GIS, Sketch-Up, RAMAS and  
MaxEnt 
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NYSDEC Breeding Bird Survey 



Common Name Scientific Name
Behavior 

Code
Date NY Legal Status

American Black Duck Anas rubripes P2 6/3/2002 Game Species
American Crow Corvus brachyrhynchos FY 6/11/2001 Game Species
American Goldfinch Spinus tristis D2 7/11/2001 Protected
American Oystercatcher Haematopus palliatus P2 6/17/2003 Protected
American Redstart Setophaga ruticilla FY 7/11/2001 Protected
American Robin Turdus migratorius FL 6/14/2001 Protected
American Woodcock Scolopax minor D2 3/16/2001 Game Species
Baltimore Oriole Icterus galbula FL 6/11/2001 Protected
Bank Swallow Riparia riparia P2 5/24/2001 Protected
Barn Swallow Hirundo rustica NE 5/10/2001 Protected
Belted Kingfisher Megaceryle alcyon P2 7/11/2001 Protected
Black-and-white Warbler Mniotilta varia T2 6/14/2001 Protected
Black-billed Cuckoo Coccyzus erythropthalmus FY 6/17/2003 Protected
Black-capped Chickadee Poecile atricapillus FY 6/6/2001 Protected
Black-crowned Night-Heron Nycticorax nycticorax X1 6/3/2002 Protected
Blue Jay Cyanocitta cristata FL 7/11/2001 Protected
Blue-gray Gnatcatcher Polioptila caerulea P2 4/24/2001 Protected
Blue-winged Warbler Vermivora pinus FL 6/14/2001 Protected
Brown Thrasher Toxostoma rufum FY 6/14/2001 Protected
Brown-headed Cowbird Molothrus ater FL 7/11/2001 Protected
Canada Goose Branta canadensis NE 4/24/2001 Game Species
Carolina Wren Thryothorus ludovicianus NE 7/8/2000 Protected
Cedar Waxwing Bombycilla cedrorum D2 6/14/2001 Protected
Chimney Swift Chaetura pelagica ON 7/2/2001 Protected
Chipping Sparrow Spizella passerina FY 6/14/2001 Protected
Common Grackle Quiscalus quiscula FY 5/24/2001 Protected
Common Tern Sterna hirundo P2 6//2003 Threatened
Common Yellowthroat Geothlypis trichas T2 6/14/2001 Protected
Downy Woodpecker Picoides pubescens NY 6/6/2001 Protected
Eastern Kingbird Tyrannus tyrannus NE 6/11/2001 Protected
Eastern Phoebe Sayornis phoebe ON 6/28/2001 Protected
Eastern Screech-Owl Megascops asio T2 4/15/2001 Protected
Eastern Towhee Pipilo erythrophthalmus FL 6/14/2001 Protected
European Starling Sturnus vulgaris ON 4/24/2001 Unprotected
Fish Crow Corvus ossifragus FL 6/14/2001 Protected
Gadwall Anas strepera P2 6/5/2001 Game Species
Gray Catbird Dumetella carolinensis FY 6/5/2001 Protected
Great Crested Flycatcher Myiarchus crinitus D2 7/1/2000 Protected
Great Egret Ardea alba X1 7/5/2002 Protected
Great Horned Owl Bubo virginianus T2 1/19/2002 Protected
Green Heron Butorides virescens NE 6/11/2001 Protected
Hairy Woodpecker Picoides villosus FY 5/31/2001 Protected
Horned Lark Eremophila alpestris NE 5/21/2002 Protected-Special Concern
House Finch Carpodacus mexicanus P2 5/24/2001 Protected
House Sparrow Passer domesticus ON 3/17/2001 Unprotected
House Wren Troglodytes aedon FL 6/5/2001 Protected
Indigo Bunting Passerina cyanea T2 6/28/2001 Protected
Killdeer Charadrius vociferus ON 6/9/2003 Protected
Lawrence's Warbler Vermivora chrysoptera x V. pinus FY 7/4/2002 Protected
Least Tern Sternula antillarum NE 6/5/2001 Threatened
Mallard Anas platyrhynchos NE 5/1/2001 Game Species
Marsh Wren Cistothorus palustris ON 7/11/2001 Protected
Mourning Dove Zenaida macroura D2 4/24/2001 Protected
Mute Swan Cygnus olor NE 4/30/2000 Protected
Northern Bobwhite Colinus virginianus T2 6/27/2004 Game Species
Northern Cardinal Cardinalis cardinalis FY 5/24/2001 Protected
Northern Flicker Colaptes auratus N2 7/8/2000 Protected
Northern Mockingbird Mimus polyglottos FL 6/14/2001 Protected
Northern Rough-winged Swallow Stelgidopteryx serripennis FL 6/28/2001 Protected
Orchard Oriole Icterus spurius FS 6/18/2001 Protected

List of Species Breeding in Atlas Block 6452A



Common Name Scientific Name
Behavior 

Code
Date NY Legal Status

Osprey Pandion haliaetus NE 4/30/2000 Protected-Special Concern
Ovenbird Seiurus aurocapilla T2 7/5/2001 Protected
Piping Plover Charadrius melodus NY 5/28/2002 Endangered
Prairie Warbler Dendroica discolor T2 6/14/2001 Protected
Red-bellied Woodpecker Melanerpes carolinus FL 7/11/2001 Protected
Red-eyed Vireo Vireo olivaceus T2 5/31/2001 Protected
Red-tailed Hawk Buteo jamaicensis T2 5/17/2001 Protected
Red-winged Blackbird Agelaius phoeniceus FY 5/24/2001 Protected
Rock Pigeon Columba livia ON 3/17/2001 Unprotected
Rose-breasted Grosbeak Pheucticus ludovicianus T2 6/5/2001 Protected
Snowy Egret Egretta thula X1 6/3/2002 Protected
Song Sparrow Melospiza melodia FY 6/18/2001 Protected
Swamp Sparrow Melospiza georgiana T2 7/5/2002 Protected
Tree Swallow Tachycineta bicolor NE 5/10/2001 Protected
Tufted Titmouse Baeolophus bicolor FL 6/14/2001 Protected
Virginia Rail Rallus limicola T2 6/4/2002 Game Species
Warbling Vireo Vireo gilvus FY 6/14/2001 Protected
White-breasted Nuthatch Sitta carolinensis P2 3/17/2001 Protected
White-eyed Vireo Vireo griseus T2 5/31/2001 Protected
Wild Turkey Meleagris gallopavo X1 6/28/2004 Game Species
Wood Duck Aix sponsa FL 7/11/2001 Game Species
Wood Thrush Hylocichla mustelina T2 6/28/2001 Protected
Worm-eating Warbler Helmitheros vermivorum T2 6/11/2005 Protected
Yellow Warbler Dendroica petechia FY 5/31/2001 Protected
Yellow-billed Cuckoo Coccyzus americanus T2 5/31/2002 Protected
Yellow-crowned Night-Heron Nyctanassa violacea FL 6/9/2003 Protected

Current Date: 2/15/2011
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PROJECTION OF WILDLIFE ECOLOGICAL RESPONSE (POWER) 

 
NELSON, POPE & VOORHIS, LLC,  MICROCOMPUTER MODEL 

 
SPECIES LIST  

 
 
 
INTRODUCTION 
 
This appendix has been included to present the results of a computer model used to investigate 
the various wildlife species which can be expected to be found on the site considering the 
habitats established.  This model was developed by and for the use of Nelson, Pope & Voorhis, 
LLC using available information and references for the various species.  The model utilizes 
Excel spreadsheets to identify wildlife species commonly found in various Long Island habitats, 
based upon thorough research of available literature.  The habitats investigated consisted of 
Successional Woodlands and Freshwater Pond.  Some of the species listed in this model would 
not be expected on the property given the surrounding development, but are present in similar 
habitats. 
 
The first column identifies the common name of the species, presented with the main common 
name in alphabetical order (for example: red-tailed hawk would come before blue jay).  The 
scientific name of particular species is in the second column.  The third column shows the legal 
status of the species, of which there are four possible entries (Endangered, Threatened, Special 
Concern and Local Concern).  The fourth column indicates the seasons during which the species 
might be expected to be present and the fifth column, of particular importance to the 
environmental setting, contains information on frequency of the species in the habitat (abundant, 
common, rare and non expected); the species activity in the habitat (nesting, hunting and 
resting).  References are provided with the reference list provided at the end of the appendix.  
The printout contained in this appendix, coupled with the discussions provided in the main body 
of the report, provides significant information of the wildlife found, or expected to be found on 
site. 
 



The Uplands at St. Johnland
Change of Zone Application

Draft EIS

Successional Woodland Species - Inventory and Characteristics

                   Found During                Frequency /
Common Name Scientific Name Status winter spring summer fall Habitat Use References
Birds Birds
gray catbird Dumetella carolinensis none Late X  C / N,F 4 9
black capped chickadee Parus atricapillus none X X X X  A / N,F 4 11
brown-headed cowbird Molothrus ater none X X Early  A / N,F 4 6
brown creeper Certhia familiaris none X X Early  C / N,F 4 9
American crow Corvus brachyrhynchos none X X X X  A / N,H 4 11
yellow-billed cuckoo Coccyzus americanus none Late X  C / N,F 4 12
mourning dove Zenaida macroura none X X X X  C / N,H 4 8
rock dove Columba livia none X X X X  C / N,F 4 8
house finch Carpodacus mexicanus none X X X  A / N,F 4 20
Northern flicker Colaptus auratus none X X X X  A / N,F 4 14
common grackle Quiscalus quiscula none X X X X  A / N,F 4 6
rose-breasted grosbeak Pheucticus ludovicianus none Late X Early  R / N,F 4 20
Cooper's hawk Accipiter cooperii special concern X X  N / N,H 4 17
red-tailed hawk Buteo jamaicensis none X X X X  C /   H 4 16
blue jay Cyanocitta cristatta none X X X X  A / N,F 4 10
dark-eyed junco Junco hyemalis none X Late C / N,F 4 21
American kestrel Falco sparverius none X X X X  C / N,H 4 17
Eastern kingbird Tyrannus tyrannus none X X Early  C / N,F 4 15
golden-crowned kinglet Regulus satrapa none X X  X  R / N,H 4 7
ruby-crowned kinglet Regulus calendula none X X  X  R / N,H 4 7
Northern mockingbird Mimus polyglottos none X X X X  C / N,F 4 9
great-horned owl Bubo virginianus none X X X X  C / N,H 4 17
American redstart Setophaga ruticilla none Late X X  C / N,F 4 19
American robin Turdus migratorius none X X Early  A / N,F 4 7
yellow-bellied sapsucker Sphyrapicus varius none Late X Early  C / N,F 14
fox sparrow Passerella iliaca none X X X  R /   F 20 21
house sparrow Passer domesticus none X X X X  C / N,F 4 20
song sparrow Melospiza melodia none X X X X  A / N,F 4 22
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS
                   Found During                Frequency /

Common Name Scientific Name Status winter spring summer fall Habitat Use References
white-throated sparrow Zonotrichia albicollis none X X X X  C / N,F 4 22
European starling Sturnus vulgaris none X X X X  A / N,F 4 23
barn swallow Hirundo rustica none Late X  C / N,F 4 15
brown thrasher Toxostoma rufum none X X Early  C / N,F 4 9
hermit thrush Catharus guttatus none X X X X  R / N,F 4 7
wood thrush Hylocichla mustelina none X X Early  C / N,F 4 7
rufous-sided towhee Pipilo erythrophthalmus none Late X Early  A / N,F   4 20
red-eyed vireo Vireo olivaceus none Late X  C / N,F 4 23
black-and-white warbler Mniotilta varia none X X  C / N,F 4 18
blue-winged warbler Vermivora pinus none Late X  C / N,F 4 14
chestnut-sided warbler Dendroica pensylvanica none Late X  C / N,F 4 19
cedar waxwing Bombycilla cedrorum none X X Early  C / N,F 4 23 32
Eastern wood-peewee Contopus virens none X X  C / N,F 4 15
American woodcock Philhela minor none X X X  R / N,F 4 30
downy woodpecker Picoides pubescens none X X X X  A / N,F 4 14
hairy woodpecker Picoides villosus none X X X X  R / N,F 4 14
red-bellied woodpecker Melanerpes carolinus none X X X X  R / N,F 4 14
Carolina wren Thryothorus ludovicianus none X X X X  C / N,F 4 9
house wren Troglodytes aedon none Late X Early  C / N,F 4 9
Mammals
big-brown bat Eptesicus fuscus none X X X X  C / N,F 1 29
hoary bat Lasiurus borealis none Late Early  C / N,F 45
Keen's bat Myotis keenii none X Early  R / N   1 29
little-brown bat Myotis lucifugus none X X X X  C / N,F 1 29
red bat Lasiurus borealis none Late X Early  C / N,F 1 29
silver-haired bat Lasionycteris noctivagans none X  R / N,F 1 29
Eastern chipmunk Tamis striatus none X X X X  C / N,F 1 29
Eastern cottontail Sylvilagus floridanus none X X X X  A / N,F 1 29
white-tailed deer Odocoileus virginianus none X X X X  C /   F 1 25 29
red fox Vulpes vulpes none X X X X  C / N,H 1 29
Eastern mole Scalopus aquaticus none X X X X  C / N,F 1 29
meadow-jumping mouse Zapus hudsonicus none X X X X  R / N,F 1 29
white-footed mouse Peromyscus leucopus none X X X X  C / N,F 1 29
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS
                   Found During                Frequency /

Common Name Scientific Name Status winter spring summer fall Habitat Use References
Virginia opossum Didelphis virginiana none X X X X  C / N,F 1 29
racoon Procyon lotor none X X X X  C / N,F 1 29
masked shrew Sorex cinereus none X X X X  C / N,F 1 29
short-tailed shrew Blarina breuicauda none X X X X  A / N,F 1 29
striped skunk Mephitis mephitis none X X X X  N / N,F 1 29
Eastern gray squirrel Sciurus carolinensis none X X X X  C / N,F 1 29
meadow vole Microtus pennsylvanicus none X X X X  R / N,F 29 45
pine vole Microtus pinetorum none X X X X  C / N,F 1 29
long-tailed weasel Mustela frenata none X X X X  R / N,H 1 29
woodchuck Marmota monax none X X X X  R / N,F 1 29
Herptiles
Eastern garter snake Thamnophis sirtalis none X X X X  C / N,F 38 40
eastern hognose snake Heterodon platyrhinos special concern X X X X  R / N,H 38
eastern milk snake Lampropettis d. triangulum none X X X X  C / N,F 38 39

KEY:
Frequency: Activity:
A- abundant N- nesting
C- common H- hunting
R- rare R- resting
N- not expected F- foraging
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS

Fresh Water Pond Species - Inventory and Characteristics

                           Found During                    Frequency/ Reference
Common Name Scientific Name Status winter spring summer fall Habitat Use Numbers
Birds
American black duck Anas rubripes none X X X X  R / N,F 4 27
American coot Fulica americana none X X Early  R / N,F 4 26
barn swallow Hirundo rustica none Late X  C / N,F 4 15
belted kingfisher Megaceryle alcyon none X X X X  C / N,F 4 12
blue-grey gnatcatcher Polioptila caerulea none X X  R / N,F 4 7
Canada goose Branta canadensis none X X X X  C / N,F 4 28
Eastern kingbird Tyrannus tyrannus none X X Early  A / N,F 4 15
Eastern screech owl Otus asio none X X X X  C / N,H 4 17
European starling Sturnus vulgaris none X X X X  R / N,F 4 23
fox sparrow Passerella iliaca none X X X  R /   F 20 21
great blue heron Ardea herodias none Late X  R / M   4 26
great egret Casmerodius albus none X X  C / N,F 4 26
greater scaup Aythya marila none X X  C /   F 32 44
green heron Butorides striatus none X X Early  C / N,F 4 26
green-winged teal Anas crecca none X X X  C / N,F 4 27
hooded merganser Lophodytes cucullatus none X X X X  C / N,F 4 27
horned grebe Podiceps auritus none X Early X  C / N,F 32 42
least sandpiper Calidris minutilla none X  R /   F 32
lesser scaup Aythya affinis none X X  C /   F 32 44
lesser yellowlegs Triniga flavipes none X Early X  R /   F 30 32
mallard Anas platyrhynchos none X X X  C / N,F 4 27
mute swan Cygnus olor none X X X X  C / N,F 4
pied-billed grebe Podilymbus podiceps none X Early  R /   F 32
red-winged blackbird Agelaius phoeniceus none X X Early  A / N,F 4 6
ring-necked duck Aythya collaris none X X  C /   F 4 27
rough-winged swallow Stelgidopteryx ruficollis none Late X  R / N,F 4 15
semipalmated plover Charadrius semipalmatus none Late X Early  R /   F 31 32
spotted sandpiper Actitus macularia none X X Early  R / N,F 4 31 32
tree swallow Tachycineta bicolor none X X  C / N,F 4 15
wood duck Aix sponsa none X X Early C / N  4 27
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS

                          Found During                     Frequency/ Reference
Common Name Scientific Name Status winter spring summer fall Habitat Use Numbers
Mammals
big-brown bat Eptesicus fuscus none X X X X  R /   H 1 29
Keen's bat Myotis keenii none X Early  R / N   1 29
little-brown bat Myotis lucifugus none X X X X  C /   H 1 29
red bat Lasiurus borealis none Late X Early  R /   F 1 29
Eastern pipistrelle Pipistrellus subflavus none X X Early  R /   F 1 29
silver-haired bat Lasionycteris noctivagans none X  R / N,F 1 29
white-tailed deer Odocoileus virginianus none X X X X  C /   F 1 25 29
red fox Vulpes vulpes none X X X X  C /   H 1 29
mink Mustela vison none X X X X  C / N,F 1
meadow-jumping mouse Zapus hudsonicus none X X X X  R / N,F 1 29
white-footed mouse Peromyscus leucopus none X X X X  C / N,F 1 29
muskrat Ondarta zibethicus none X X X X  C / N,F 1 29
Virginia opossum Didelphis virginiana none X X X X  C /   F 1 29
racoon Procyon lotor none X X X X  C / N,F 1 29
Norway rat Rattus norvegicus none X X X X  C / N,F 1 29
striped skunk Mephitis mephitis none X X X X  N /   F 1 29
meadow vole Microtus pennsylvanicus none X X X X  R / N,F 29 45
long-tailed weasel Mustela frenata none X X X X  R / N,H 1 29
bull frog Rana catesbeiana none X X X X  C / N,H 33 34 35 37
Herptiles
common gray treefrog Hyla versicolor none X X X X  C / N,F 33 37
green frog Rana clamitans none X X X X  C / N,H 33 35 37
wood frog Rana sylvatica none X X X X  C / N,F 33 37
red-spotted newt Notophthalmus viridescens none X X X X  C / N,F 36 38
spring peeper Hyla crucifer none X X X X  R / N,F 33 35 38
spotted salamander Ambystoma maculatum none X X X X  R / N  34 36 38
Eastern tiger salamander Ambystoma tigrinum tigrinum endangered X X X X  R / N,F 36 38
marbled salamander Ambystoma opacum special concern X X X X  R /   F 34 36 38
Eastern garter snake Thamnophis sirtalis none X X X X  C / N,F 38 40
eastern milk snake Lampropettis d. triangulum none X X X X C / N,F 38 39
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS

                         Found During                      Frequency/ Reference
Common Name Scientific Name Status winter spring summer fall Habitat Use Numbers
Eastern ribbon snake Thamnophis s. sauritus none X X X X  C / N,F 38 40
Northern ringneck snake Diadophis punctatus none X X X X  C /   H 38
Northern water snake Natrix sipedon sipedon none X X X X  C / N,F 38 39
stink pot Sternotherus odoratue none X X X X  C / N,F 38
Fowler's toad Bufo woodhousei fowleri none X X X X  C / N,F 33 37
Eastern box turtle Terrepene carolina special concern X X X X  C / N,F 41
painted turtle Chrysemys picta none X X X X  C / N,F 38
snapping turtle Chelydra serpentina none X X X X  C / N,F 38 41
spotted turtle Chlemys guttata special concern X X X X R / N,F 38 41

KEY:
Frequency: Activity:
A- abundant N- nesting
C- common H- hunting
R- rare R- resting
N- not expected F- foraging
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PROJECTION OF WILDLIFE ECOLOGICAL RESPONSE (POWER) 

 
NELSON, POPE & VOORHIS, LLC,  MICROCOMPUTER MODEL 

 
SPECIES ADAPTABILITY 

 
 
This portion of the appendix has been included to present the results of a computer program to 
identify "Species Adaptability." This list is another component of the program developed for use 
by Nelson, Pope & Voorhis, LLC to determine potential impacts of the proposed project on 
wildlife.  In this application the "Adaptability" of the observed and expected species are shown.  
The "adaptability" as indicated in the table, refers to whether an individual species may 
potentially benefit from (+) a habitat change from natural to urban/suburban setting; or, be 
impacted (-), or remain constant (=), as a result of this change.  These values are not intended to 
represent the dynamics of actual species on the subject site under post-development conditions.  
The column entitled “Comments” provides relevant information which was obtained from the 
literature, as regards special habits of the particular species, such as adaptability, nesting, food, 
etc.  This column is particularly important in assessing the potential impacts to the species as a 
result of the proposed project.  The preceding text considers the site specific aspects of the 
proposed development in regard to individual species.  This appendix is included to provide the 
reader with the benefit of what the literature which was consulted in connection with the Habitat 
Suitability Model suggests, in terms of generalized species dynamics resulting from land use.  
References are the same as those cited in the previous Species List portion of the appendix. 
 



The Uplands at St. Johnland
Change of Zone Application

Draft EIS
Successional Woodland Species - Adaptability and Comments

Common Name Scientific Name Adapt. Comments References
Birds
American crow Corvus brachyrhynchos = extremely adaptable; omnivorous 4 11
American kestrel Falco sparverius - adaptable; prefers open areas and parks; will nest near humans 4 17
American redstart Setophaga ruticilla - urbanization and agriculture have negative effects 4 19
American robin Turdus migratorius = very adaptable; abundant in parks; nests in man-made structures 4 7
American woodcock Philhela minor - prefers moist woodland and thicket near open fields 4 30
barn swallow Hirundo rustica + nests almost entirely on buildings 4 15
black capped chickadee Parus atricapillus = abundant around parks, urban and suburban areas 4 11
black-and-white warbler Mniotilta varia - builds nests under shrubs and/or trees 4 18
blue jay Cyanocitta cristatta = extremely adaptable to human activity and other stresses 4 10
blue-winged warbler Vermivora pinus - primarily abandoned and overgrown field, and thickets 4 14
brown creeper Certhia familiaris - prefers predominantly deciduous wooded areas 4 9
brown thrasher Toxostoma rufum = common in parks,suburban areas, wooded edges, dry open areas 4 9
brown-headed cowbird Molothrus ater = lays eggs in other bird's nests; some stay during winter 4 6
Carolina wren Thryothorus ludovicianus = associated with woodland thickets and brushy areas, often near water 4 9
cedar waxwing Bombycilla cedrorum + prefers open woodlands, orchards and residential areas 4 23 32
chestnut-sided warbler Dendroica pensylvanica - prefers first growth woods, with some open brush area 4 19
common flicker Colaptus auratus = abundant around parks, suburban and urban areas 4 14
common grackle Quiscalus quiscula = adapts well to urban and suburban habitats 4 6
Cooper's hawk Accipiter cooperii - needs extensive woodland 4 17
downy woodpecker Picoides pubescens = found in parks and suburban areas 4 14
Eastern kingbird Tyrannus tyrannus = very adaptable to human activities; prefers open areas 4 15
Eastern wood-peewee Contopus virens = prefers suburban areas, parks and villages with shade trees 4 15
European starling Sturnus vulgaris + extremely adaptable to human activity; considered a pest 4 23
fox sparrow Passerella iliaca - boreal species, winters here in edge, thickets, brushy areas 20 21
golden-crowned kinglet Regulus satrapa - prefers spruce vegetation; no atlas sightings on Long Island 4 7
gray catbird Dumetella carolinensis = abundant around parks, urban and suburban areas 4 9
great-horned owl Bubo virginianus - nocturnal; rare in wooded areas of less than 20 acres 4 17
hairy woodpecker Picoides villosus = found mainly in deciduous forests 4 14
hermit thrush Catharus guttatus = not common on Long Island; when present, prefers pine barrens 4 7
house finch Carpodacus mexicanus + nests almost entirely on buildings; considered a pest species 4 20
house sparrow Passer domesticus + prefers buildings, urban, suburban, gardens; considered a pest 4 20
house wren Troglodytes aedon = found in suburban areas and gardens; nests in crevices of buildings 4 9
long-eared owl Asio otus - nocturnal; prefers dense forested areas near water 4 17
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS
Common Name Scientific Name Adapt. Comments References
mourning dove Zenaida macroura = abundant around parks, urban and suburban areas 4 8
dark-eyed junco Junco hyemalis - prefers forested area with elevation >300 meters; no LI atlas record 4 21
Northern mockingbird Mimus polyglottos + prefers to nest near humans 4 9
red-bellied woodpecker Melanerpes carolinus = prefers forest openings; mostly found on Long Island north shore 4 14
red-eyed vireo Vireo olivaceus = found in parks and suburban areas with shade trees and undergrowth 4 23
red-tailed hawk Buteo jamaicensis - needs 100 foot radius undisturbed area for nest 4 16
rock dove Columba livia + nests almost entirely on buildings; considered a pest species 4 8
rose-breasted grosbeak Pheucticus ludovicianus = mainly found on north shore 4 20
ruby-crowned kinglet Regulus calendula - occurs as non-breeding species; present during migration 4 7
rufous-sided towhee Pipilo erythrophthalmus - may be present year round on Long Island 4 20
sharp-shinned hawk Accipiter striatus - avoids humans; nests in heavily forested areas 4 16
song sparrow Melospiza melodia = common to most habitats except deep forest, open field and marsh 4 22
white-throated sparrow Zonotrichia albicollis - prefers brushy areas and thick undergrowth 4 22
wood thrush Hylocichla mustelina = prefers vacant wood (trees >40 feet); may adapt of wooded suburban 4 7
yellow-bellied sapsucker Sphyrapicus varius = nests in tree cavity; found in parks, yards and gardens 14
yellow-billed cuckoo Coccyzus americanus - avoids heavy urban areas; prefers wooded open or edges for nests 4 12

Mammals
big-brown bat Eptesicus fuscus + roosts in structures; found throughout LI; hunts over water 1 29
hoary bat Lasiurus borealis = roosts in trees, sometimes found in parks 45
Keen's bat Myotis keenii + roosts in buildings, crevices and bark; more common on eastern LI 1 29
little-brown bat Myotis lucifugus + roosts in buildings and man made structures; hunts over water 1 29
red bat Lasiurus borealis - feeds in marsh area; nests within 1000 yards of marsh in trees 1 29
silver-haired bat Lasionycteris noctivagans - prefers wooded areas near water, primarily during summer months 1 29
Eastern chipmunk Tamis striatus = prefers open woods, thickets, and rocky areas 1 29
Eastern cottontail Sylvilagus floridanus = will adapt to suburban areas, if there is sufficient cover 1 29
white-tailed deer Odocoileus virginianus - requires range of one-half square mile 1 25 29
red fox Vulpes vulpes - builds den in wooded areas with loose-sandy soil and good drainage 1 29
Eastern mole Scalopus aquaticus = tunnels underground 1 29
meadow-jumping mouse Zapus hudsonicus = found around water in pine barrens; prefers open areas with grasses 1 29
white-footed mouse Peromyscus leucopus = common to most all habitats; does not adapt well to human activity 1 29
Virginia opossum Didelphis virginiana = common in suburban areas, woods, marsh and coastal areas 1 29
racoon Procyon lotor + nocturnal; very adaptive; found in urban and forest areas 1 29
masked shrew Sorex cinereus = tunnels underground; common in wood and wet habitats 1 29
short-tailed shrew Blarina breuicauda = tunnels underground; abundant in a variety of habitats 1 29
striped skunk Mephitis mephitis = prefers mixed wood & brush within 2 miles of water; not expected on LI 1 29
Eastern gray squirrel Sciurus carolinensis = found in parks, urban and suburban areas; very adaptable 1 29
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS
Common Name Scientific Name Adapt. Comments References
meadow vole Microtus pennsylvanicus = tunnels underground; prefers open woodland 29 45
pine vole Microtus pinetorum = tunnels underground; prefers sandy soil in woods and field; can swim 1 29
long-tailed weasel Mustela frenata - prefers dense wood, but may appear in all land habitats near water 1 29
woodchuck Marmota monax - appears primarily in scrub woods and brushy areas; not common on LI 1 29
Herptiles
Eastern garter snake Thamnophis sirtalis = occupies a variety of habitats 38 40
eastern hognose snake Heterodon platyrhinos = sandy soil and sunny roadside; feeds on herptiles and insects 38
eastern milk snake Lampropettis d. triangulum = occupies a variety of habitats 38 39
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS

Freshwater Pond Species : Adaptability and Comments

Common Name Scientific Name Adapt. Comments References
Birds
American black duck Anas rubripes - nests in thick vegetation within 1.2 meters of water 4 27
American coot Fulica americana - winters occasionally in area 4 26
barn swallow Hirundo rustica + nests almost entirely on buildings 4 15
belted kingfisher Megaceryle alcyon - nests in banks (rarely in trees), up to a mile from fishing area 4 12
blue-grey gnatcatcher Polioptila caerulea = prefers dense foliated trees along water ways 4 7
Canada goose Branta canadensis = prefers lakes, rivers, bays and marshes 4 28
canvasback Aythya valisineria - rarely winters in the area 4 27
Eastern kingbird Tyrannus tyrannus = very adaptable to human activities; prefers open areas 4 15
Eastern screech owl Otus asio = nocturnal; nests in hollow trees, abandoned buildings, nest boxes 4 17
European starling Sturnus vulgaris + extremely adaptable to human activity; considered a pest 4 23
fox sparrow Passerella iliaca - boreal species, winters here in edge, thickets, brushy areas 20 21
gadwall Anas strepera - observed in south shore bays; may occupy pond and river areas 4 27
great blue heron Ardea herodias - occurs as non-breeding species; present during migration 4 26
great egret Casmerodius albus - common in south shore bays; nests in tall vegetation 4 26
greater scaup Aythya marila - winters in bay areas 32 44
green heron Butorides striatus - may be found near lakes, streams, ponds and marshes 4 26
green-winged teal Anas crecca - nests in upland areas in proximity to water 4 27
hooded merganser Lophodytes cucullatus - not expected on Long Island 4 27
horned grebe Podiceps auritus - prefers southeast shores, oceans, and bays 32 42
least sandpiper Calidris minutilla - may occasionally winter on Long Island 32
lesser scaup Aythya affinis - prefers ponds, lakes, rivers and sometimes marshes 32 44
lesser yellowlegs Triniga flavipes - does not nest on Long Island; considered a migratory shorebird 30 32
mallard Anas platyrhynchos - adaptable to human activity 4 27
mute swan Cygnus olor = common in bays, very adaptable 4
pied-billed grebe Podilymbus podiceps - prefers brackish water in Long Island area 32
red-winged blackbird Agelaius phoeniceus = needs water 4 6
ring-necked duck Aythya collaris - does not nest on Long Island 4 27
rough-winged swallow Stelgidopteryx ruficollis = common to streams & rivers; nests in low banks, buildings, cavities 4 15
semipalmated plover Charadrius semipalmatus - non-breeder on LI; may forage during summer, occasionally winter 31 32
spotted sandpiper Actitus macularia - nests on ground in grassy areas 4 31 32
tree swallow Tachycineta bicolor = always nests near water 4 15
wood duck Aix sponsa - prefers wooded rivers and ponds, and wooded swamps 4 27

Mammals
big-brown bat Eptesicus fuscus + roosts in structures; found throughout LI; hunts over water 1 29
Keen's bat Myotis keenii + roosts in buildings, crevices and bark; more common on eastern LI 1 29
little-brown bat Myotis lucifugus + roosts in buildings and man made structures; hunts over water 1 29
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The Uplands at St. Johnland
Change of Zone Application

Draft EIS
Common Name Scientific Name Adapt. Comments References
red bat Lasiurus borealis - feeds in marsh area; nests within 1000 yards of marsh in trees 1 29
Eastern pipistrelle Pipistrellus subflavus = found near water in open woods, also found in buildings 1 29
silver-haired bat Lasionycteris noctivagans - prefers wooded areas near water, primarily during summer months 1 29
white-tailed deer Odocoileus virginianus - requires range of one-half square mile 1 25 29
red fox Vulpes vulpes - builds den in wooded areas with loose-sandy soil and good drainage 1 29
mink Mustela vison - prefers wetlands surrounded by forested areas 1
meadow-jumping mouse Zapus hudsonicus = found around water in pine barrens; prefers open areas with grasses 1 29
white-footed mouse Peromyscus leucopus = common to most all habitats; does not adapt well to human activity 1 29
muskrat Ondarta zibethicus - prefers damp and marshy fresh and salt water habitats 1 29
Virginia opossum Didelphis virginiana = common in suburban areas, woods, marsh and coastal areas 1 29
racoon Procyon lotor + nocturnal; very adaptive; found in urban and forest areas 1 29
Norway rat Rattus norvegicus + nocturnal; usually associated with human activity 1 29
meadow vole Microtus pennsylvanicus = tunnels underground; prefers open woodland 29 45
long-tailed weasel Mustela frenata - prefers dense wood, but may appear in all land habitats near water 1 29

Herptiles
bull frog Rana catesbeiana - strictly aquatic, wooded lakes 33 34 35 37
common gray treefrog Hyla versicolor - prefer mossy trees near ponds 33 37
green frog Rana clamitans - mainly aquatic species 33 35 37
wood frog Rana sylvatica - prefers leafy pools and transient pools in wooded areas 33 37
red-spotted newt Notophthalmus viridescens - prefers shallow ponds in wooded areas; open moist woods 36 38
spring peeper Hyla crucifer = prefers pools/marsh near woodland; found high in trees in summer 33 35 38
spotted salamander Ambystoma maculatum - will breed in pond or vernal ponds in late March, early April 34 36 38
Eastern tiger salamander Ambystoma tigrinum tigrinum - needs fishless pond or vernal pond with 500' vacant radius to breed 36 38
marbled salamander Ambystoma opacum = moist to sandy areas; lays eggs in fall in low spots wet by rain 34 36 38
Eastern garter snake Thamnophis sirtalis = occupies a variety of habitats 38 40
eastern milk snake Lampropettis d. triangulum = occupies a variety of habitats 38 39
Eastern ribbon snake Thamnophis s. sauritus = semi-aquatic specie seldom wanders far from wet areas 38 40
Northern ringneck snake Diadophis punctatus = prefers secluded moist areas under logs/stones; can adapt to suburb 38
Northern water snake Natrix sipedon sipedon - common in swamp, bog, marsh, stream, pond and lake environments 38 39
stink pot Sternotherus odoratue - not common on LI; prefers lake, pond and sluggish streams 38
Fowler's toad Bufo woodhousei fowleri - found in suburban areas, gardens; breeds in shallow permanent ponds 33 37
Eastern box turtle Terrepene carolina - terrestrial based species 41
painted turtle Chrysemys picta - prefers small bodies of water 38
snapping turtle Chelydra serpentina - sometimes found on land near water 38 41
spotted turtle Chlemys guttata - found in bogs and ponds; may be in brooks and pools 38 41
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Intro. Res. No. 1144-2007                                          Laid on Table 2/6/2007 
Introduced by Legislators Viloria-Fisher and Browning 
  

RESOLUTION NO.   614  -2007, ADOPTING LOCAL 
LAW NO.       22 -2007, A LOCAL LAW TO PROHIBIT 
THE SALE, INTRODUCTION AND PROPAGATION OF 
INVASIVE, NON-NATIVE PLANT SPECIES 
  

                   WHEREAS, there was duly presented and introduced to this County 
Legislature at a meeting held on February 6, 2007, a proposed local law entitled, "A 
LOCAL LAW TO PROHIBIT THE SALE, INTRODUCTION AND PROPAGATION OF 
INVASIVE, NON-NATIVE PLANT SPECIES"; now, therefore be it 
  
                   RESOLVED, that said local law be enacted in form as follows: 
  
                   LOCAL LAW NO. 22 -2007, SUFFOLK COUNTY, NEW YORK 

  
A LOCAL LAW TO PROHIBIT THE SALE, INTRODUCTION 
AND PROPAGATION OF INVASIVE, NON-NATIVE PLANT 
SPECIES 
  

                   BE IT ENACTED BY THE COUNTY LEGISLATURE OF THE COUNTY OF 
SUFFOLK, as follows: 
  
Section 1.  Legislative Intent. 
  
                   This Legislature hereby finds that Resolution No. 985-2005 established 
the Suffolk County Water and Land Invasives Control Task Force in order to develop a 
long term plan for controlling invasive species in Suffolk County. 
  
                   This Legislature determines that the Suffolk County Water and Land 
Invasives Control Task Force recommended that certain invasive species be prohibited 
from being sold in Suffolk County as a first step in preventing these species from being 
introduced in Suffolk County through a “Do Not Sell” list. 
  
                   This Legislature further determines that the Suffolk County Water and 
Land Invasives Control Task Force recommended the establishment of a Suffolk County 
Water and Land Invasives Advisory Board. 
                    
                   This Legislature hereby finds and determines that invasive nonnative 
aquatic plants can displace native species and alter natural ecosystems and are 
considered to be the second leading cause of species extinction and endangerment 
worldwide. 
                    
                   This Legislature also finds and determines that these invasive plants can 
negatively impact agriculture, industry and human health. 
  
                   This Legislature further finds and determines that during the 20th 
Century, invasive species were responsible for documented losses of 97 billion dollars 
to the U.S. economy. 
  
                   Therefore, the purpose of this law is to protect the ecology of Suffolk 
County by prohibiting the sale of invasive plants in Suffolk County. 
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Section 2.  Definitions. 
  
                   As used in this law, the following terms shall have the meanings 
indicated: 
  
“INVASIVE SPECIES”— a plant species that is (1) non-native to the ecosystem under 
consideration, and (2) whose introduction causes or is likely to cause economic or 
environmental harm or harm to human health, including their cultivars and varieties, 
which harm must significantly outweigh any benefits. 
  
“NON-NATIVE”— with respect to a particular ecosystem, a species that has not 
historically occurred in that ecosystem, and which is not listed in the New York Flora 
Atlas as being native to New York. 
  
“PERSON”— any individual, firm, partnership, corporation, company, society, 
association, or any organized group of persons whether incorporated or not. 
  
“PROPAGATE” – purposefully increasing the population of a species by means of 
manipulating its sexual and/or asexual reproduction process.  
  
Section 3.  Prohibitions. 
  
A)       No person shall knowingly sell, transport, distribute, propagate or knowingly 

cause to be sold, transported, distributed, or propagated to any person located 
within the County of Suffolk, or to any person making the purchase from within 
the County of Suffolk, any invasive species as listed on Exhibit “A” herein, as 
said Exhibit may be amended by law from time to time, with the advice of the 
Water and Land Invasives Advisory Board. 
  

B)       No person shall knowingly sell, transport, distribute, propagate or knowingly 
cause to be sold, transported, distributed, or propagated to any person located 
within the County of Suffolk, or to any person making the purchase from within 
the County of Suffolk, any invasive species as listed on Exhibits “A” and “B” 
herein on or after January 1, 2011, as said Exhibits may be amended by law 
from time to time, with the advice of the Water and Land Invasives Advisory 
Board. 

  
Section 4.  Creation of a Suffolk County Water and Land Invasives Advisory 
Board. 
  
A)                 There is hereby created a Suffolk County Water and Land Invasives Advisory 

Board, which shall consist of the following nine (9) members: 
  

1)     The Chairperson of the Suffolk County Legislature’s Environment, Planning 
and Agriculture Committee, or his/her designee, who shall serve as chair; 

  
2)     The Commissioner of the Suffolk County Department of Environment and 

Energy, or his/her designee; 
  

3)     The Suffolk County Executive, or his/her designee; 
  

4)     The Presiding Officer of the Suffolk County Legislature, or his/her designee; 
5)     The Commissioner of the Suffolk County Department of Parks, Recreation & 

Conservation, or his/her designee; 
6)     A member of an environmental group chosen by the Chairperson of the 

Suffolk County Legislature’s Environment, Planning and Agriculture 
Committee; 

  
7)     A representative chosen by the Long Island Farm Bureau; 

Page 2 of 8Intro. Res. No. 1144-2007

10/20/2011http://legis.suffolkcountyny.gov/resos2007/i1144-07.htm



  
8)     A representative chosen by the Long Island Nursery and Landscape 

Association; and 
  

9)     A member of the Long Island Invasive Species Management Area (LIISMA). 
  

B)                 The Suffolk County Water and Land Invasives Advisory Board shall advise the 
Commissioner of the Suffolk County Department of Environment and Energy 
and the Suffolk County Legislature on matters relating to invasive species in the 
County, and shall recommend to the Suffolk County Legislature appropriate 
revisions to the “Do Not Sell” list established pursuant to Section 3 of this law, 
on no less than an annual basis. 

  
C)                 The Suffolk County Water and Land Invasives Advisory Board shall hold its first 

meeting no later than thirty (30) days after the oaths of office of all members 
have been filed. 

  
D)                The members of the Suffolk County Water and Land Invasives Advisory Board 

shall serve without compensation and members number 6 through 9 listed in 
subsection A, above, shall be appointed to serve initial terms ending on 
December 31, 2008, and shall be appointed to serve a term of two year 
thereafter. 

  
E)                 Five (5) members of the Suffolk County Water and Land Invasives Advisory 

Board shall constitute a quorum for the purposes of conducting the business of 
the Board. 

  
F)                 The Suffolk County Water and Land Invasives Advisory Board shall hold regular 

meetings, keep a record of all of its proceedings and determine the rules of its 
own proceedings with special meetings to be called by the Chairperson upon his 
or her own initiative or upon receipt of a written request thereof signed by at 
least five (5) members of the Suffolk County Water and Land Invasives Advisory 
Board.  Written notice of the time and place of such special meetings shall be 
given to each member at least four (4) days before the date fixed by the notice 
for such special meeting. 

  
G)                All clerical services involving the month-to-month operation of the Suffolk 

County Water and Land Invasives Advisory Board, as well as supplies and 
postage as necessary, shall be provided by the staff of the Clerk of the County 
Legislature. The Suffolk County Water and Land Invasives Advisory Board may 
request, receive, and utilize such facilities, resources, and data of any 
department, office, or agency of Suffolk County as it may reasonably request to 
properly carry out its powers and duties. 

  
H)                 The Suffolk County Water and Land Invasives Advisory Board shall hold no less 

than four (4) meetings annually, and shall conduct at least two (2) public 
hearings within the County of Suffolk for the purpose of obtaining necessary 
information or other data from the public.  The time and place of each public 
hearing shall be published in the official County newspapers. 

  
I)                   All vacancies in the membership of the Suffolk County Water and Land 

Invasives Advisory Board shall be filled in the manner provided for their original 
appointment. 

  
Section 5.  Exemptions. 

  
A.)              The prohibitions contained in this law shall not apply to bona fide scientific 

experiments or for educational purposes, provided that no invasive species used 
in such bona fide scientific experiments or for educational purposes shall be 
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permitted to be sold or distributed. 
  

B)                 Any person desiring to use any invasive species for bona fide scientific 
experiments or for educational purposes shall be required to apply for a written 
waiver of the provisions of this law from the Suffolk County Department of 
Environmental and Energy, on a form to be prescribed in Exhibit “C” herein. 

  
Section 6.  Penalties. 
  
                   Any person who violates Section 3 of this law shall be guilty of a violation, 
punishable by a fine of $1,000 for a first and second offense; and shall be guilty of an 
unclassified misdemeanor for a third, and each subsequent offense, punishable by a 
fine of $2000 and/or no more than 30 days in jail. 
                    
Section 7. Rules and Regulations. 
  
                   The Suffolk County Department of Environment and Energy shall issue 
and promulgate such rules and regulations as it deems necessary and appropriate to 
carry out the provisions of this law. 
  
Section 8.  Applicability. 
  
A)                 The prohibition described in Section 3(A) of this law shall apply to actions 

occurring on or after January 1, 2009. 
  
B)                 The prohibition described in Section 3(B) of this law shall apply to actions 

occurring on or after January 1, 2011. 
  
Section 9.  Severability. 
  
                   If any clause, sentence, paragraph, subdivision, section, or part of this 
law or the application thereof to any person, individual, corporation, firm, partnership, 
entity, or circumstance shall be adjudged by any court of competent jurisdiction to be 
invalid or unconstitutional, such order or judgment shall not affect, impair, or 
invalidate the remainder thereof, but shall be confined in its operation to the clause, 
sentence, paragraph, subdivision, section, or part of this law, or in its application to the 
person, individual, corporation, firm, partnership, entity, or circumstance directly 
involved in the controversy in which such order or judgment shall be rendered. 
  
  
Section 10.  SEQRA Determination. 
  
                   This Legislature, being the State Environmental Quality Review Act 
(SEQRA) lead agency, hereby finds and determines that this law constitutes a Type II 
action pursuant to Section 617.5(c)(6) and (27) of Title 6 of the NEW YORK CODE OF 
RULES AND REGULATIONS (6 NYCRR) and within the meaning of Section 8-0109(2) of 
the NEW YORK ENVIRONMENTAL CONSERVATION LAW as a promulgation of 
regulations, rules, policies, procedures, and legislative decisions in connection with 
continuing agency administration, management and information collection.  The Suffolk 
County Council on Environmental Quality (CEQ) is hereby directed to circulate any 
appropriate SEQRA notices of determination of non-applicability or non-significance in 
accordance with this law. 
  
Section 11.  Effective Date. 
  

Page 4 of 8Intro. Res. No. 1144-2007

10/20/2011http://legis.suffolkcountyny.gov/resos2007/i1144-07.htm



                   This law shall take effect on the sixtieth (60) day immediately subsequent 
to filing in the Office of the Secretary of State. 
  
DATED: June 26, 2007 
  
                    APPROVED BY: 
  
  
                    /s/ Steve Levy 
                    County Executive of Suffolk County  
  

          Date: July 12, 2007 
           

                   After a public hearing duly held on July 10, 2007 
          Filed with the Secretary of State on August 6, 2007 

  
  
  
  

EXHIBIT  “A” 
  
Scientific Name Common Name
Alliaria petiolata Garlic mustard 
Ampelopsis brevipedunculata  Porcelain-berry 
Anthriscus sylvestris wild chervil 
Aralia elata  Japanese Angelica Tree 
Artemisia vulgaris mugwort, common wormwood 
Cabomba caroliniana  A. Gray Carolina fanwort; Cabomba  
Cardamine impatiens L. Narrowleaf bittercress 
Caulerpa taxifolia the marine "killer algae" 
Celastrus orbiculatus  Oriental bittersweet 
Centaurea maculosa (biebersteinii Spotted knapweed 
Cirsium arvense Canada thistle 
Cynanchum louiseae / nigrum (AKA 
Vincetoxicum nigrum) 

Black Swallow-wort 

Cynanchum rossicum (AKA Vincetoxicum 
rossicum) 

Pale Swallow-wort 

Egeria densa Brazilian water weed 
Eleagnus angustifolia  Russian olive 
Eleagnus umbellate Autumn Olive 
Euphorbia cyparissias Cypress spurge 
Euphorbia esula  Leafy spurge 
Froelichia gracilis (Hook.)Moq. Cottonweed 
Glaucium flavum Crantz sea poppy, yellow horned poppy  
Glossostigma diandrum Mudmat 
Heracleum mantegazzianum Giant hogweed 
Hesperis matronalis L. Dame's rocket 
Humulus japonicus  Japanese Hops 
Hydrilla verticillata  Hydrilla 
Hydrocharis morsus-ranae European Frog-bit (aquatic) 
Impatiens glandulifera Royle Tall impatiens; purple balsam 
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EXHIBIT  “B” 
  

  
  

Lepidium latifolium Tall pepperweed, perennial pepperweed
Lespedeza cuneata Chinese lespedeza 
Ligustrum obtusifolium Sie.&Zucc Border privet 
Ludwigia hexapetala  Water primrose 
Ludwigia peploides Floating primrose-willow; water purslane 
Lythrum salicaria Purple loosestrife 
Microstegium vimineum Japanese stilt grass 
Myriophyllum aquaticum (Vell.) Verdc (AKA 
M. brasilense) 

Parrot feather, Brazilian water milfoil 

Myriophyllum spicatum L.   Eurasian water milfoil 
Najas minor Allioni Eutrophic water-nymph 
Nelumbo nucifera pink lotus 
Nymphoides peltata  yellow floating heart 
Paulownia tomentosa  Princess Tree 
Phalaris arundinacea L.  Reed Canary-grass 
Phragmites australis Common reed grass (nonnative genotype) 

 
Scientific Name Common Name
Polygonum cuspidatum  Japanese knotweed 
Polygonum perfoliatum Mile a minute vine 
Polygonum sachaliensis (Fallopia) Giant knotweed 
Potomogeton crispus L.  Curly leaf pondweed 
Pueraria montana var. lobata Kudzu 
Ranunculus ficaria  Lesser celandine 
Rhamnus cathartica Common buckthorn 
Rosa multiflora Multiflora rose 
Rubus phoenicolasias Maxim.  Wineberry 
Salvinia molesta Giant salvinia 
Senecio jacobaea Tansy ragwort; stinking willie 
Silphium perfoliatum L.  Cup-plant 
Trapa natans Water chestnut 
Vitex rotundifolia L. f. Beach vitex; roundleaf chastetree  

Scientific Name Common Name
Lonicera  bella  Bell's honeysuckle 
Lonicera  morrowii  Morrow's honeysuckle 
Lonicera  maackii "Rem Red" honeysuckle 
Lonicera japonica  Japanese honeysuckle 
Lonicera tatarica Tartarian honeysuckle 
Lonicera xylosteum L.  Dwarf, Fly honeysuckle 
Myosotis scorpioides L.  Forget-me-not (aquatic) 
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Return this form to the Suffolk County Department of Environment and Energy 
  

All requirements of this form must be completed by the applicant.  The information 
that you provide must be legible.  Please type or print (clearly) in black ink. 

  
Requested Invasive Species Information  

  
Applicant Information 

  
Purpose/Need for Variance 

  
  
  
  
  
What measures will be taken to ensure that the invasive species being applied for in 
this variance will not escape, spread or negatively affect the surrounding natural 
environment, agriculture or forest crop, and/or human health? 
  
  
  
  
Once the project has ended, how will the species be disposed of (please describe in 
detail)? 

  
Scientific Name: 

  

  
Common Name: 

  

  
Name: 

  

  
Affiliation: 

  

  
Phone Number: 

    
Fax Number: 

  

  
Mailing Address: 

  

  
City: 

    
State: 

  
  

  
Zip Code: 

  
  

  
E-Mail Address: 

  

          

  
Project Description: 

(please attach 
additional pages if 

necessary) 
  

  

  
Purpose of Project: 

  

  
Start Date: 

    
End Date: 

  

  
Project Location: 

  

  
City: 

    
State: 

  
  

  
Zip Code: 
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Additional Material Required 

USGS Topographical Map with Site clearly shown  
Photographs before project begins and after project ends  
A description of the results/findings of the research work  

  
  
  

               
   Applican
Signature 

Date 
  
  
  
  
  
  
  
  
For Department of Environment and Energy Use Only 

  
  
  
  
  
  
  

      
   

  
Does the applicant meet the requirements for a variance? 
     

Yes  ______                 No  ______ 
  
Notes: 
  
  
  
Approved:     ____________________________              Date: _______________ 
  
Denied:   _______________________________              Date:  _______________ 
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