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SUMMARY 
   
 
Introduction  
This document is a Draft Environmental Impact Statement (DEIS) for a proposed zoning amendment 
within the Town of Smithtown’s Zoning Ordinance to create a new Special Exception for Continuing 
Care Retirement Community (CCRC) within the Town Zoning Code Retirement Community (RC) zone, 
as well as a proposed change of zone application to place a specific project site, known as The Uplands 
at St. Johnland, within the RC zone so that a Special Exception for Continuing Care Retirement 
Community (CCRC) can be considered for development of The Uplands at St. Johnland property 
(hereafter, the “proposed project”).  The Draft Environmental Impact Statement (DEIS) will assess the 
potential environmental impacts of the proposed zoning amendment, as well as the site specific change of 
zone request for The Uplands at St. Johnland property.   
 
This Draft Environmental Impact Statement (DEIS) describes the proposed project site, catalogues the 
proposed project site and area resources, discusses potential environmental impacts of the zoning 
amendment and proposed development for the site specific change of zone application, including use of 
±5-acres of the nursing home property for discharge capacity for the Kings Park Sewage Treatment Plant 
(STP), presents measures to mitigate adverse impacts, and examines alternatives to the proposed site 
specific Uplands at St. Johnland project.   
 
Description of the Proposed Development Project           
The Uplands at St. Johnland site specific change of zone application is located at the southwestern corner 
of the intersection of St. Johnland Road and Old Dock Road, Kings Park, Town of Smithtown, County of 
Suffolk, New York (hereafter “proposed project site” or “subject property”).  The proposed project site 
occupies 49.69 acres of vacant land south of the St. Johnland Nursing Center.  The application also 
considers the partitioning of a ±5-acre portion of the St. Johnland Nursing Center property (located 
northwest of the proposed project site) to allow for the transfer of this five acres to the Suffolk County 
Department of Public Works (SCDPW) for the purpose of discharging treated sanitary effluent from the 
Kings Park Sewage Treatment Plant (STP).  According to a letter from the Suffolk County Department of 
Public Works (SCDPW), the use of ±5-acre parcel will allow the Kings Park Sewage Treatment Plant 
(STP) to process the full treatment capacity of the plant, while maintaining compliance with the permit 
restrictions set forth by the Long Island Sound Study.  The Kings Park Sewage Treatment Plant (STP) 
currently serves projects in the area (including the St. Johnland Nursing Center) and discharges treated 
effluent to the Long Island Sound.  The transfer of the five acres will allow the Kings Park Sewage 
Treatment Plant (STP) to divert their current surface water discharge to an inland groundwater recharge 
system on the ±5-acre parcel, and will provide availability for the proposed Uplands at St. Johnland 
Continuing Care Retirement Community project to connect to the Kings Park Sewage Treatment Plant 
(STP).  A change of zone is not needed or requested for the ±5-acre parcel.   
 
Anticipated Impacts and Proposed Mitigation          
Geology Impacts 

• Review of the test hole boring logs for borings installed on the proposed project site show that 
subsoils are variable beneath the site and include locations where intermittent underlying clay is 
prevalent, as well as areas that provide suitable subsoils for leaching.  A number of locations do 
not exhibit clay and therefore would provide locations for drainage recharge.      

• Drainage systems will be designed based on the subsurface soil information and will be located to 
take advantage of suitable quality leaching soils. 
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• It is expected that a combination of surface detention and subsurface recharge to areas with 
suitable soils will provide the necessary elements of the drainage system to ensure conformance 
with Town of Smithtown requirements.   

 
Geology Impacts Mitigation 

• Additional test holes may be required prior to any site plan approvals from the Town Board or 
Suffolk County Department of Health Services (SCDHS) (if the on-site sewage treatment plant 
alternative is selected).  This will permit evaluation of soils in conjunction with detailed grading, 
drainage and sanitary system final design.   

• Unsuitable material, if encountered, will be removed and backfilled with clean material to 
promote proper leaching of stormwater and sanitary effluent. 

• Short-term impacts will be mitigated by proper grading, erosion control, construction 
management and site stabilization techniques. 

 
Subsurface Soils Impacts 

• It is anticipated that 18.47 acres of the proposed project site would be cleared and graded.   
• Six (6) of the soils (CpA, CpE, PlA, PlB, Su and RdB) found on the subject site pose “severe” to 

“moderate” limitation to development due to seasonal high water table at depth of 0.5 to 1.5 feet, 
sandy surface layer and/or slopes.   

• These limitations relate to several project features, which include sewage disposal fields (which 
require leaching soils similar to stormwater drainage facilities), streets and parking areas, lawns 
and landscaping, paths and trails and play areas.  Of these soils, only Su and RdB are in areas of 
the site proposed for development and may be present in areas of buildings, paved areas and 
landscaping.   

• An estimated 62.63% of the overall site (31.12 acres) will remain in natural state and includes the 
periphery buffer area, wetlands area and 100 ft. wetland buffer setback area and most areas of 
high groundwater.  As a result, disturbance will occur within the internal portions of the property, 
and site plan engineering will be used to ensure suitable grade transitions and protection of 
natural soils on site. 

• Measures anticipated to be taken during the construction period which will minimize the potential 
for erosion include, but are not limited to 1) use of groundcovers; 2) minimize the time span that 
denuded soil is exposed to erosive elements; 3) use of drainage diversions; 4) use of soil traps; 
and 5) use of retaining walls which reduce the area required for grading.  As a result of these 
measures, it is not anticipated that soil erosion will constitute a significant impact. 

 
Subsurface Soils Mitigation 

• Ensure proper grading plans, erosion control plans and Stormwater Pollution Prevention Plans 
(SWPPPs) to address identified slope limitations associated with some on-site soils.   

• Convey sanitary waste to Kings Park Sewage Treatment Plant (STP) and discharge effluent to the 
5-acre parcel on the St. Johnland Nursing Center property leaching field to mitigate high seasonal 
water table limitation with respect to sewage disposal. 

• Conduct additional test borings if necessary to locate appropriate soils for stormwater recharge, 
detention and related leaching systems to mitigate potential impact with regard to high seasonal 
water table and slopes with respect to stormwater handling. 

 
Topography Impacts 

• Earthwork estimates indicate that import of soil will be necessary to achieve the proposed 
development.  The objective of the grading plan will be that any excess soil will be retained on-
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site and reused as fill.  Based on preliminary grading design, it is anticipated that approximately 
66,000 cubic yards (CY) of soil will be required as fill material for grading operations.  Of this 
total 61,000 CY will be obtained from on-site cut generated from excavation of the subject 
property (for building foundations, drainage structures, rough grading, etc.) and approximately 
5,000 CY of fill will be required to be imported to the site to provide adequate surface areas and 
grade transitions for development.  In addition, it should be noted that 55,000 CY of top soil will 
be excavated from the property.  Of this total, 15,000 CY will be reused within planned 
landscaped areas and the excess 40,000 CY will be removed from the property. 

• The Suffolk County Department of Public Works (SCDPW) intends to utilize ±5-acres of the St. 
Johnland Nursing Center property as a recharge area for treated effluent from the Kings Park 
Sewage Treatment Plant (STP).  Grading and excavation of this parcel will be required for the 
creation of this leaching field.  The land of this parcel will be mostly cleared and replanted with 
lawn, with the exception of a five-foot buffer of either natural vegetation or a planted berm/buffer 
which will provide screening of the property.     

• It is expected that 20% of the steep slope areas (0.64 acres) of the subject property will be subject 
to grading activities.  As per Section 322-12, a variance is required for alterations of slopes of 
15% or greater.  As a result, the applicant will request a variance from the Town’s Board of 
Zoning Appeals to facilitate the required grading.    

• Applicable erosion and sedimentation control guidelines will be observed during construction of 
the proposed project in order to minimize impacts.  In accordance with the New York State 
Department of Environmental Conservation (NYSDEC) State Pollution Discharge Elimination 
System (SPDES) Program, coverage under the General Permit for Stormwater Discharges from 
Construction Activities (NYSDEC Permit No. GP-0-010-001) will be obtained prior to the 
initiation of construction activities.  Prior to filing for coverage under the General Permit, the 
New York State Department of Environmental Conservation (NYSDEC) requires that a 
Stormwater Pollution Prevention Plan (SWPPP) be prepared for the parcel, including a detailed 
erosion and sediment control plan, to manage stormwater generated on-site during construction 
activities, and for post-construction stormwater management.     

 
Topography Mitigation  

• Required fill will be generated from site grading activities to the maximum extent possible, to 
reduce import of soil to the site.   

• Construction access areas will be stabilized with stone and installed with rumble strips to knock 
off dirt before trucks enter adjoining roadways. 

• A water truck will be available on-site when needed during construction activities to wet 
excessively dry soils. 

• Site grading of exposed soil surfaces will not occur during time periods when winds exceed 20 
miles per hour. 

• Measures to be incorporated into the Stormwater Pollution Prevention Plan (SWPPP) and 
anticipated to be taken during the construction period which will minimize the potential for 
erosion include, but are not limited to 1) use of groundcovers; 2) minimize the time span that 
denuded soil is exposed to erosive elements; 3) use of drainage diversions; 4) use of soil traps; 
and 5) drainage structure inlet protection. 

 
Vegetation and Wildlife Impacts 

• A total of 30.34 acres of natural vegetation are proposed to be retained, which will include 21.68 
acres of Successional Southern Hardwood forest, 1.33 acres of Red Maple Hardwood Swamp and 
7.33 acres of Coastal Oak-Hickory forest.   



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

Page S-4 

• The site will continue to provide some natural habitat for wildlife, though the removal of the 
existing woodland vegetation on the property is expected to result in a change in the 
characteristics of site habitat.   

• It is anticipated that the entirety of the ±5-acre site will be cleared for the installation of the 
leaching field and as a result the existing Successional Southern Hardwood forest on this parcel 
(±4.43 acres) will be removed.  Once all the effluent leaching pools are installed, the area will be 
re-seeded with a native, low maintenance seed mix.   

• Any improvements proposed within 100 feet of a New York State Department of Environmental 
Conservation (NYSDEC) regulated freshwater wetland boundary will require a permit prior to 
development activities.   

• In the short term, lands adjacent to the property will experience an increase in the abundance of 
some wildlife populations due to displacement of individuals by the construction phase of the 
proposed project.  Mobile species and particularly large mammals such as fox and deer would be 
expected to find suitable habitat south of the site where larger areas of natural open space 
currently remain.  Ultimately, competition with both conspecifics and other species already 
utilizing the resources of the surrounding lands would be expected to result in a net decrease in 
population size for most species.  While a significant portion (62.63%) of the existing habitat will 
remain, site specific populations may decrease from the loss of interior woodland 
habitat/fragmentation of large contiguous areas which certain species prefer.  It is anticipated that 
species that prefer edge habitats will be prevalent within the proposed development.   

• No rare or endangered wildlife species are expected on the site given the habitats present.  The 
coopers hawk, sharp-shinned hawk, marbled salamander, Eastern box turtle, and eastern 
spadefoot toad are the only species potentially expected on site which are listed as special 
concern species.  Although there is documented concern about their welfare in New York State, 
these species receive no additional legal protection under Environmental Conservation Law 
(ECL) Section 11-0535.   

 
Vegetation and Wildlife Mitigation 

• Native plant species that provide food and shelter to wildlife will be utilized in some of the 
landscaped areas. 

• Disturbance will be minimized to the maximum extent practicable, including delineating tree-
clearing limits at the site prior to construction in order to avoid inadvertent clearing.  

• The ±5-acre effluent leaching parcel will be re-seeded with a native grasses mix once installation 
of the leaching field is complete.  Fertilizers will not be utilized within the re-seeded ±5-acre 
effluent leaching parcel. 

• No known invasive plant species will be utilized, including those species specifically listed in 
Resolution 614-2007 enacted by the Suffolk County Legislature.   

 
Groundwater and Surface Water Resource Impacts 

• Based on the site quantities presented for the proposed project it is anticipated that a total of 46.64 
MGY of water will be recharged on the subject site.  This represents a 70.91% increase in 
recharge generated on the property, as compared with the existing recharge volume.   

• Stormwater will be handled by a drainage system that will recharge at point of generation as well 
as provide pickup systems to convey stormwater to a leaching pool network placed across the 
property, outside required buffer areas.   

• Sanitary effluent will be conveyed to the Kings Park Sewage Treatment Plant for treatment and 
treated effluent is proposed to be recharged on the 5-acre parcel proposed for transfer to Suffolk 
County Department of Public Works.   
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• The proposed project will utilize an on-site drainage system that will be designed to collect all 
stormwater runoff originating on developed surfaces and convey excess recharge to the 
subsurface for disposal.  The overall system will be capable of accommodating a minimum 3-inch 
rain storm event, as identified in the “site plan requirements for commercial and industrial sites” 
included in the Board of Site Plan Review Application Checklist.   

 
Groundwater and Surface Water Resource Mitigation  

• Use of the existing Kings Park Sewage Treatment Plant (STP), which will be subject to the 
review and approval of the Suffolk County Department of Health Services (SCDHS), Suffolk 
County Department of Public Works (SCDPW), Suffolk County  Sewer Agency (SCSA) and 
New York State Department of Environmental Conservation (NYSDEC), will ensure that 
groundwater quality will be protected from impact via treated sanitary effluent recharge; nitrogen 
in effluent from the sewage treatment plant will be limited to 10 mg/l or less. 

• Potential groundwater quality impacts from nitrogen-bearing fertilizers will be minimized by 
limiting both the rate of fertilizer use and the acreage of fertilizer-dependent landscaping.   

• It should be further noted that a subsurface parking garage is proposed in an area where perched 
water is noted to be present at approximately 10 feet below ground surface.  To mitigate concerns 
related to water intrusion, a perimeter foundation drain will be provided in the parking garage to 
alleviate potential infiltration issues related to perched water and foundation walls will be 
appropriately water proofed using acceptable methods and techniques.  Further drainage details 
will be completed during the design phase of the project and will be subject to appropriate agency 
review and approval. 

• The on-site drainage system will be designed to ensure that overland flow of runoff from newly 
developed areas to on-site wetlands located on the property will not occur.  In addition, the 
extensive buffer areas around this wetland will allow it to continue to receive runoff from natural 
lands within its contributing area, maintaining the current hydrologic properties of this system.   

• Adherence to the proposed Stormwater Pollution Prevention Plan (SWPPP) (to be prepared for 
the State Pollution Discharge Elimination System (SPDES) GP-0-10-001 permit, and which 
would include an erosion control plan) would ensure that stormwater generated during the 
construction period is controlled, and that erosion and its associated impacts is minimized. 

• There are an estimated 10 to 48 feet of vertical separation between the surface and true 
underlying water table.  This distance is expected to be more than sufficient to ensure adequate 
levels of attenuation and decay of contaminants in stormwater runoff, which would protect 
groundwater quality. 

• The wetland does not reflect the elevation of the regional water table, but is the result of 
accumulated silts and organic material, as well as the underlying sudbury soil type.  The recharge 
on the remainder of the site will percolate vertically downward, to the regional groundwater table.  
Specifically, the remaining natural areas of the overall site, comprising a total of 31.12 acres (or 
62.63%) will continue to act as natural drainage areas recharging and evapotranspiring 
precipitation.  As a result the proposed project is not expected to adversely impact surface water 
or drainage resources associated with the project site. 

• The use of a road deicer other than chloride (road salt) can mitigate groundwater impacts, and 
subsequent impacts to surface water quality, in the on-site pond.  One such type of product 
contains calcium magnesium acetate (CMA), and is considered far less corrosive than 
conventional road deicers.  Calcium magnesium acetate (CMA)-based deicers are used by a 
number of state and local transportation agencies throughout North America.  Use of other deicer 
products would be considered by the applicant to compare the effectiveness and cost before a 
final determination is made.   
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Transportation Impacts 
• The proposed Continuing Care Retirement Community (CCRC) development is projected to 

generate 49 trips during the AM peak hour (32 entering, 17 exiting), 58 trips during the PM peak 
hour (28 entering, 30 exiting) and 78 trips during the Saturday midday peak hour (42 entering, 36 
exiting). 

• The permitted use (21 single family homes) under the current zoning is projected to generate 24 
trips during the AM peak hour (6 entering, 18 exiting), 26 trips during the PM peak hour (16 
entering, 10 exiting) and 28 trips during the Saturday midday peak hour (15 entering, 13 exiting). 

• The results of the capacity analyses showed that during the No Build Conditions all the signalized 
intersections studied operate at overall LOS C or better during the weekday AM, weekday PM and 
Saturday midday peak hours with all the movements operating at LOS D or better except for the 
westbound left turn movement at the intersection of NYS Route 25A and Pulaski Road that 
operates at LOS E during the Saturday midday peak hour. With the construction of the proposed 
Continuing Care Retirement Community (CCRC) development (Scenario 1), the signalized 
intersections are expected to continue to operate at No Build conditions with minor or no increases 
in delay. Therefore, the construction of the proposed Continuing Care Retirement Community 
(CCRC) development is not expected to significantly impact the operation of the signalized 
intersections and roadways in the study area. The results of the analyses conducted for permitted 
use under current zoning (21 single family homes) are similar to those of the proposed Continuing 
Care Retirement Community (CCRC).  

• The results of the capacity analyses showed that during the No Build Conditions all the 
unsignalized intersections studied operate at LOS B or better during the weekday AM, weekday PM 
and Saturday midday peak hours. With the construction of the proposed Continuing Care 
Retirement Community (CCRC) development (Scenario 1), the unsignalized intersections including 
the proposed site driveways are expected to continue to operate at LOS B or better. Therefore, the 
construction of the proposed Continuing Care Retirement Community (CCRC) development is not 
expected to significantly impact the operation of the intersections and roadways in the study area. 
The results of the analyses conducted for permitted use under current zoning (21 single family 
homes) are similar to those of the proposed Continuing Care Retirement Community (CCRC). 

 
Transportation Mitigation  

• The Traffic Impact Study did not identify any significant impacts associated with the proposed 
project.  Accordingly, no mitigation is proposed. 
 

Community Services Impacts 
• The proposed project involves the development of a Continuing Care Retirement Community 

(CCRC).  Such a community is age-restricted, and will not create additional school-aged children 
to the Kings Park Central School District (CSD). 

• The proposed project will incrementally increase the potential need for the protective services of 
the Suffolk County Police Department (SCPD) for the subject site.  However, based on the size, 
experience level and staffing of its facilities, this increase in the potential need for services is not 
anticipated to be to a level which would cause a significant impact on the ability of the Suffolk 
County Police Department (SCPD) to provide such services.   

• Correspondence from the Fire District requests the opportunity to review all site and building 
plans prior to approval in order to have their requirements, such as vehicle access, turning ratio of 
apparatus, type of building construction, fire protection systems, complex access, fire alarm 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

Page S-7 

control panel locations and functionality, smoke detection and carbon monoxide detection, 
included in the development.   

• It is anticipated that the 287 residents would generate a total of 1,004.5 lbs/day of solid waste 
based on an average of 3.5 lb/day per capita.   

• The project will utilize public water to be supplied by the Suffolk County Water Authority 
(SCWA) via an extension to the existing 12-inch water main beneath St. Johnland Road.  The 
total water requirement of the project of approximately 41,519 gpd is not anticipated to impact 
the ability of the Suffolk County Water Authority (SCWA) to serve the subject site and existing 
customers.   

• The proposed project provides on-site recreational amenities for the residents that will occupy the 
site.  It is also noted that there are many active and passive recreational opportunities throughout 
the area of the subject site including: State Lands associated with Nissequogue River State Park, 
Sunken Meadow State Park (and golf course), Harrison Pond Town Park, Landing Avenue Park 
and Arthur H. Kunz County Park. 

 
Community Services Mitigation   

• Adherence to the New York State Fire and Building Codes will increase the level of safety from 
fires.  In addition, use of fire/smoke alarms will assist in minimizing the incremental increase in 
the potential need for fire protective services. 

• Streets, sidewalk, recreation and common areas will be maintained privately. 
• Water and energy resources will be conserved through water-conserving plumbing fixtures, 

mechanical systems, and rain sensors on irrigation systems will be utilized in construction, which 
will further minimize the volume of water required from the public water supply.   

• Significant amenities will reduce reliance on public recreational amenities.   
 
Economic Impacts 

• The construction period is projected to represent a total of approximately $103.6 million in 
investment. 

• The $103.6 million in direct output is projected to generate an indirect impact of approximately 
$31.4 million, and an induced impact of over $41.2 million, bringing the total economic impact 
on output to over $176.2 million during the construction period.  This represents the entire 
economic benefit to the community, resulting from construction output. 

• During the construction period, direct employment refers to the number of short-term jobs 
necessary to build the Continuing Care Retirement Community (CCRC).  It is projected that the 
construction period will necessitate 456.1 full time equivalent (FTE) employees.   

• Direct employment creates additional opportunities for job creation throughout other sectors of 
the economy through expenditures derived from labor income and output.  The 456.1 FTE jobs 
created during the construction period will have an indirect impact of 231.1 FTE employees and 
an induced impact of 295.5 FTE employees in other industry sectors, bringing the total impact of 
construction to 982.8 FTE jobs during the construction period.  This represents the entire 
economic benefit to the community, resulting from construction employment. 

 
Economic Mitigation 
• Neither the economic impact analysis nor the Residential Market Analysis identified any impacts 

associated with the proposed project.  Accordingly, no mitigation is proposed. 
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Land Use, Zoning and Town Plan Update Impacts 
• The proposed project will change the land use classification of the site from its current vacant 

status to senior residential use.  However, in consideration of the existing mix, presence and 
pattern of institutional, public recreational, residential and commercial uses in the area 
(particularly with respect to the proximity of the adjacent nursing home use, which is 
complementary to that of the proposed project), and commercial uses are found to the south along 
the NYS Route 25A corridor in Kings Park hamlet center, this change would not necessarily 
represent a significant or adverse land use impact.   

• The proposed project would change the zoning of the site, from R-43 to RC-Retirement 
Community.  As the Town Zoning Code would be amended at the same time to provide for the 
Continuing Care Retirement Community (CCRC) use (as a Special Exception in the RC-
Retirement Community district), the project would represent the first use of this amendment in 
the Town.  In this respect, the project will result in an impact to zoning with respect to the pattern 
of zoning in the area as well as from the implementation of the CCRC amendment.    

• The proposed project will generally conform to the Continuing Care Retirement Community 
(CCRC) dimensional requirements though six variances would be required.   

• The proposed project does not include a nursing home; such a facility is found on the north side 
of St. Johnland Road, opposite the subject site and under the same ownership.  As required by 
NYS law, the types of senior residential facility included in the proposed project must be 
associated with and proximate to a nursing home.  As experience indicates that nursing homes are 
popular in the Town, it is expected that the proposed project would be well-occupied.   

• The project will address the insufficiency of diverse housing types, by providing three types of 
senior residential development: townhouses, independent living units and assisted living units.   
This would have the effect of alleviating the paucity of such housing opportunities as well as the 
associated out-migration of seniors due to this absence of desired housing.  

 
Land Use, Zoning and Town Plan Update Mitigation 

• The proposed project represents a use that would complement the nursing home use located 
opposite, on the north side of St. Johnland Road, as well as the public recreational and vacant 
institutional uses that dominate the area (i.e., Sunken Meadow State Park, Nissequogue River 
State Park, the Town Parks and Kings Park Psychiatric Hospital).   

• The nature of the project would provide a substantial number of seniors having a continuum of 
consumer needs that would increase the customer bases of the commercial sites in the Kings Park 
hamlet center. 

• The project will not impact the freshwater wetland/buffer area that occupies 2.11 acres of the 
property’s north-central area. 

• The project will permanently preserve and protect an additional 29.01 acres of wooded land on 
the site. 

• The project would conform to the applicable aspects of the Town Plan Update. 
• The project would help mitigate the unfulfilled need for a variety of housing options in the Town, 

which is a goal of the Town Plan Update. 
 
Air Quality and Noise Impacts 

• A short-term increase in noise level and dust can be expected as a result of dust in the area.  
Potential adverse air quality impacts during construction may occur due to dust raised by truck 
movement, clearing/grading operations and from truck and construction equipment emissions.  
During this period, dust and particulate matter from the project site may be released into the air 
and carried off-site by wind.  These increases in construction-related dust will be temporary.   
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• Noise is regulated by Chapter 207 of the Town Code.  Pursuant to the Town Code, the sound 
levels generated by a commercial property as received by a residential property may not exceed 
55 dBA between 7 AM and 10 PM and 45 dBA between 10 PM and 7 AM.   

• Potential sources of noise that may be associated with the proposed development include short 
term construction noise and long term noise related to on-site vehicle use, additional traffic on 
area roadways, sound generated by residents, employees and visitors, maintenance of property 
(snow removal, landscape maintenance), and truck traffic (solid waste removal and deliveries).   

• The project design provides significant buffers, separating the proposed development from 
existing residences and roads.  A 200 foot buffer is proposed around the north, east, and west 
sides of the property.  To the south along Old Dock Road a buffer of 100 feet is proposed.  

 
Air Quality and Noise Mitigation 

• Potential noise impacts will be mitigated by ensuring that construction and operation comply with 
the Town of Smithtown noise code which specifies maximum permissible sound pressure levels.   

• Construction activities will be limited to weekdays between the hours of 7 AM and 6 PM on 
weekdays (not on legal holidays) to minimize the impacts of construction noise.   

• Noise dampening practices will be utilized during construction to minimize the impact on 
surrounding areas including keeping all mechanical construction equipment maintained in good 
working order to minimize noise levels. 

• Long-term impacts related to noise will predominantly result from the residential activities on the 
site that occur periodically and are a factor of any development, such as garbage removal, which 
typically occurs in early morning. 

 
Visual Resource Impacts 

• As depicted in photographic simulations prepared for the proposed development, existing views 
from Location 1 are comprised of vacant wooded land and a cleared area associated with the 
former internal roadway.  The simulated view of the proposed project from Location 1 illustrates 
an increase in clearing within the subject site, and the visibility of the proposed structures and 
landscaping within the site.  The proposed access roadway is the most prominent feature in this 
view, as it is located closest to Old Dock Road.  Although the proposed structures will be visible 
from this vantage point, they will be partially screened by existing natural vegetation to remain on 
the subject site (minimum of 100 feet along Old Dock Road) and landscaping proposed around 
the proposed structures.   

• Similar to views from Location 1, existing views from Location 2 are comprised of vacant 
wooded land.  The simulated view from this location depicts the proposed site access point from 
St. Johnland Road as the most prominent feature, and the proposed structures within the site 
visible in the background.  As with the simulated views from Location 1, views of the proposed 
structures from Location 2 will be partially screened by existing natural vegetation to remain 
(minimum of 200 feet along St. Johnland Road).   

• The most prominent features in views from Location 3 are the existing single family residential 
structures.  As illustrated in the simulated view, the single family residences will remain the most 
prominent feature from this Location, with the proposed structures visible in the background.  As 
with views from Locations 1 and 2, the majority of the proposed structures will be screened from 
view as a result of the intervening vegetation to remain on site (minimum of 200 feet along the 
western property boundary).  It is anticipated that the structures will be minimally visible from all 
three Locations during the summer months when all vegetation is in full bloom. 

• In general, the impact of the project on the visual resources of the site will be an increase in the 
visibility of the proposed buildings located in the interior portion of the site, primarily for 
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observers traversing Old Dock Road and St. Johnland Road.  Viewers from the residential 
development to the west will have views of the proposed development, although these views will 
be limited.  As the majority of the proposed development is located within the interior portion of 
the site, and significant areas of existing vegetation will remain around the perimeter of the 
proposed development, it is anticipated that very limited views of the proposed development will 
be visible during the summer months.  During winter months, the buildings will be more visible 
through the unvegetated trees.  As noted, the buildings are “set back” within the site, thus 
reducing mass and apparent size.   

• The proposed use is not in stark contrast with uses in the area including the existing nursing 
home, Kings Park Psychiatric Center buildings and residences.  The site does contain open space 
associated with Nissequogue River State Park and holdings of New York State as well as public 
lands in the Nissequogue River corridor.  These public lands will remain.  The proposed project 
provides a transitional use between the nursing home to the north and single family homes to the 
west, and in part adjoins significant building structures associated with Kings Park Psychiatric 
Center.  The project represents a change in the visual character of the area, but not necessarily a 
significant adverse change that would cause visual impacts.  As a result, visual impacts due to the 
proposed development are anticipated to be minimal.   

 
Visual Resource Mitigation 

• Visibility of the site from all vantage points will be mitigated through the provision of a wooded 
vegetative buffer along the perimeter of the property (with the exception of the proposed site 
access locations). 

• On site landscaping will serve to enhance the views of the proposed development and will 
provide some screening of the proposed structures. 

 
Cultural Resource Impacts 

• The Phase I Archeological Survey has revealed that the study area had a higher than average 
potential for the recovery of prehistoric sites and for historic sites. This was based upon 
environmental characteristics, proximity to prehistoric and historic sites, Indian trails, and 
European-American structures.  The field testing included the excavation of 432 shovel tests. No 
prehistoric artifacts or features were encountered. No historic artifacts or features were 
encountered. Twentieth century debris, slate platformlike structure and associated building 
depressions and roads were encountered. No further work is recommended. 

• A Letter of No Impact was received from State Historic Preservation Office dated May 3, 2011 
which indicates that the proposed project will have no impact upon cultural resources in or 
eligible for inclusion in the State and National Register of Historic Places. 

 
Cultural Resource Mitigation 

• The Phase I Archaeological Survey on the site recommends that no further work be performed 
and, therefore, no impact to such resources will occur.  Accordingly, no mitigation is proposed. 

 
Anticipated Cumulative Impacts            
A cumulative impact analysis of the proposed zoning amendment within the Town of Smithtown’s 
Zoning Ordinance to include Continuing Care Retirement Community (CCRC) as a Special Exception 
use was conducted.  The analysis identified several sites out of the total of seventeen (17) potentially 
eligible sites that may be suitable for Continuing Care Retirement Community (CCRC) use.  These are 
listed and summarized in terms of their potential for Continuing Care Retirement Community (CCRC) 
use as follows: 
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• ID No. 4 – golf driving range, area of fill, potentially compatible for CCRC development 
• ID No. 6 – Kings Park Psychiatric Center, will be subject to community input; proximate to St. 

Johnland, potential for CCRC development but not likely  
• ID No. 7 – adjoins St. Catherine of Siena Medical Center, potentially compatible for CCRC 

development but not likely 
• ID No. 9 – Borella’s nursery since 1954, potentially compatible for CCRC development but not 

likely 
• ID No. 10 – Gyrodyne/Flowerfield, existing businesses, potentially compatible for CCRC 

development but not pursued 
• ID No. 15a – vacant site with natural and human resource constraints and not compatible for 

CCRC development; CCRC development not likely  
• ID No. 15b – vacant site with prior RC zoning approval, potentially compatible for CCRC 

development 
 
The analysis provides a basis for the following findings: 
 

• Out of seventeen (17) potentially eligible sites Town-wide, there appear to be at most seven (7) 
sites that could potentially be used for Continuing Care Retirement Community (CCRC); 
however, of these, five (5) are not likely or not pursued in connection with prior land use plans. 

• Land use conversion of an existing use could take place; however, if land use conversion were to 
take place in the future, it would occupy a disturbed site and would not impact natural resources. 

• Any future use would be subject to change of zone to Retirement Community (RC) and review by 
the Town Board. 

• Any future use would be subject to Continuing Care Retirement Community (CCRC) Special 
Exception review by the Town Board and would have to meet the criteria and dimensional 
requirements or obtain relief. 

• Any future use would be subject to the State Environmental Quality Review Act (SEQRA) 
process which could include an Environmental Impact Statement (EIS) that would address project 
need, site conditions, potential environmental impacts, mitigation and alternatives to form a basis 
for a decision that weighs and balances social, environmental and economic issues.   

• Any future use would be subject to Town Code Chapter 322, §322-19, Environmentally Sensitive 
Lands and protection of site resources as well as Chapter 153 for stormwater management. 

 
The analysis demonstrates that the St. Johnland site is not the only eligible site for Retirement 
Community (RC) zoning and Continuing Care Retirement Community (CCRC) use in the Town of 
Smithtown.  The analysis shows that there are very limited cumulative impacts associated with the 
creation of the Continuing Care Retirement Community (CCRC) Special Exception under the Retirement 
Community (RC) zone, based on the criteria contained in the proposed Code revision, the dispersed and 
limited nature of potentially eligible sites, the preliminary environmental resource analysis of potentially 
eligible sites contained herein, the State Environmental Quality Review Act (SEQRA) process and 
conformance to land use and environmental regulations that would be required for use of one of these 
sites as a Continuing Care Retirement Community (CCRC).  The analysis further supports a finding that 
environmental review would address social, environmental and economic factors, and would ensure 
balanced decision-making with respect to any potential Continuing Care Retirement Community (CCRC) 
use in the Town.  
 
Alternatives Considered    
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• Alternative 1:  No Action - assumes that the subject site and the ±5-acre Nursing Center site 
remain in their current uses and conditions. 

• Alternative 2:  As-of-Right Development at Existing Zoning - this scenario assumes that the 
subject site is developed according to its current Residence-43 zoning; sanitary wastewater would 
be handled in individual on-lot septic systems.  The ±5-acre Nursing Center site would remain in 
its present use and condition. 

• Alternative 3:  Development Conforming to Continuing Care Retirement Community Special 
Exception Requirements (assumes no height or gross floor area variances are requested, and all 
parking is at grade).  This Alternative would require two variances for minor disturbances of 
environmentally sensitive lands.  Sanitary wastewater would be conveyed to the Kings Park 
Sewage Treatment Plant, and treated effluent would be discharged to the ±5-acre Nursing Center 
site to be transferred to the Suffolk County Department of Public Works. 

• Alternative 4:  Development per the Retirement Community District - assumes the subject site is 
rezoned to the Retirement Community district without the Continuing Care Retirement 
Community Special Exception, and is developed with age restricted apartments. Sanitary 
wastewater would be conveyed to the Kings Park Sewage Treatment Plant, and treated effluent 
would be discharged to the ±5-acre Nursing Center site to be transferred to the Suffolk County 
Department of Public Works. 

• Alternative 5:  Proposed Project, with Alternative Wastewater Treatment - assumes development 
of the proposed project, but utilizing a new sewage treatment plant, to be built on the adjacent ±5-
acre St. Johnland Nursing Center property to the north, which is also owned by the applicant. 
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1.0 OVERVIEW OF THE PROPOSED PROJECTS 
 
This document is a Draft Environmental Impact Statement (DEIS) for a proposed zoning 
amendment within the Town of Smithtown’s Zoning Ordinance to create a new Special 
Exception for Continuing Care Retirement Community (CCRC) within the Town Zoning Code 
Retirement Community (RC) zone, as well as a proposed change of zone application to place a 
specific project site, known as The Uplands at St. Johnland, within the RC zone so that a 
Special Exception for Continuing Care Retirement Community (CCRC) can be considered for 
development of The Uplands at St. Johnland property (hereafter, the “proposed project”).  The 
Draft Environmental Impact Statement (DEIS) will assess the potential environmental impacts of 
the proposed zoning amendment, as well as the site specific change of zone request for The 
Uplands at St. Johnland property.   
 
The Uplands at St. Johnland site specific change of zone application is located at the 
southwestern corner of the intersection of St. Johnland Road and Old Dock Road, Kings Park, 
Town of Smithtown, County of Suffolk, New York (hereafter “proposed project site” or “subject 
property”).  The proposed project site occupies 49.69 acres of vacant land south of the St. 
Johnland Nursing Center.  The application also considers the partitioning of a ±5-acre portion of 
the St. Johnland Nursing Center property (located northwest of the proposed project site) to 
allow for the transfer of this five acres to the Suffolk County Department of Public Works 
(SCDPW) for the purpose of discharging treated sanitary effluent from the Kings Park Sewage 
Treatment Plant (STP).  According to a letter from the Suffolk County Department of Public 
Works (SCDPW) (see Appendix G-3), the use of ±5-acre parcel will allow the Kings Park 
Sewage Treatment Plant (STP) to process the full treatment capacity of the plant, while 
maintaining compliance with the permit restrictions set forth by the Long Island Sound Study.  
The Kings Park Sewage Treatment Plant (STP) currently serves projects in the area (including 
the St. Johnland Nursing Center) and discharges treated effluent to the Long Island Sound.  The 
transfer of the five acres will allow the Kings Park Sewage Treatment Plant (STP) to divert their 
current surface water discharge to an inland groundwater recharge system on the ±5-acre parcel, 
and will provide availability for the proposed Uplands at St. Johnland Continuing Care 
Retirement Community project to connect to the Kings Park Sewage Treatment Plant (STP) (see 
Suffolk County Department of Public Works letter in Appendix G-3).  A change of zone is not 
needed or requested for the ±5-acre parcel.   
 
This Draft Environmental Impact Statement (DEIS) describes the proposed project site, 
catalogues the proposed project site and area resources, discusses potential environmental 
impacts of the zoning amendment and proposed development for the site specific change of zone 
application, including use of ±5-acres of the nursing home property for discharge capacity for the 
Kings Park Sewage Treatment Plant (STP), presents measures to mitigate adverse impacts, and 
examines alternatives to the proposed site specific Uplands at St. Johnland project.  Figure 1-1 
provides a location map of the proposed project site in relation to adjacent and local roadways 
(all figures are located in the section following the main text of this document.  It should be 
noted that all applicable figures related to the site specific change of zone application illustrate 
the location of the 49.69-acre proposed project site as well as the ±5-acre property proposed for 
transfer to the Suffolk County Department of Public Works (SCDPW)).  The Master 
Development Plan, prepared by VHB Engineering, Surveying & Landscape Architecture, PC, 
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(attached hereto in a pouch at the end of this document) presents the proposed development plan 
for the site specific change of zone application for the 49.69 acre proposed project site.  The 
applicant is the Society of St. Johnland.  A petition for the Change of Zone was submitted to the 
Town of Smithtown (“Town”) Town Board in 2007 (see Appendix A-3).  The analysis of 
potential significant environmental impacts of the site specific change of zone application for 
The Uplands at St. Johnland is provided in Sections 2.0 through 6.0 of this document. 
 
The change of zone request for the 49.69 acre proposed project site involves changing the 
existing Residence R-43 zoning to Retirement Community (RC) zoning and the authorization of 
a Special Exception use to allow for the development of a 199-unit Continuing Care Retirement 
Community (CCRC) consisting of 22 townhouse units, 153 independent living units and 24 
assisted living units.  The proposed Continuing Care Retirement Community (CCRC) 
development will provide housing and health care for residents 55 and older, in the form of a 
congregate 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.  
As defined by the New York State Office for the Aging, New York State (NYS)-approved 
Continuing Care Retirement Communities (CCRCs) are defined as “housing and care complex 
restricted to seniors.  It includes independent living units (apartments and/or cottages), social 
activities, meals, supportive assistance and personal care all on one campus.  Nursing home care 
is also included and may be provided on or off-campus.  Residents’ housing and healthcare are 
covered under a life-care contract or under a long-term housing and health care contract.  The 
Community’s health-related and nursing care are licensed and regulated by the New York State 
Health Department, and the Community’s financial status and pricing structure are overseen by 
the New York State Insurance Department.   
 
This document will assist the Town Board (as lead agency under the NYS Environmental 
Quality Review Act, SEQRA) in rendering an informed decision on the amendment within the 
Town of Smithtown’s Zoning Ordinance to create a new Special Exception for Continuing Care 
Retirement Community (CCRC) within the Town Zoning Code Retirement Community (RC) 
zone as well as The Uplands at St. Johnland application.  Part 617, Title 6 of the New York Code 
of Rules and Regulations (6 NYCRR Part 617) regulates the review of environmental 
consequences of an action as promulgated under the State Environmental Quality Review Act 
(SEQRA).  The Town Board is the Lead Agency for the proposed project, as the zoning 
amendment and change of zone application triggers the State Environmental Quality Review Act 
(SEQRA) process.  The Town Board has determined that the proposed Uplands at St. Johnland 
project is a Type I Action pursuant to Chapter 151 of the Town Zoning Code and State 
Environmental Quality Review Act (SEQRA) Part 617.  After assuming lead agency status, the 
Town Board issued a Positive Declaration on December 18, 2007 for the proposed Uplands at St. 
Johnland project, requiring the preparation of this Draft Environmental Impact Statement (DEIS) 
(see Appendix A-1).  Furthermore, the Town Board issued a Positive Declaration on February 
28, 2008 for the proposed Continuing Care Retirement Community (CCRC) zoning ordinance 
(see Appendix A-2).   
 
The contents of this Draft Environmental Impact Statement (DEIS) addresses the items specified 
in both Positive Declarations, and has been prepared by Nelson, Pope & Voorhis, LLC on behalf 
of the Town Board of the Town of Smithtown to fully disclose potential impacts and mitigation 
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measures of the proposed development project and change to the zoning ordinance.  Future 
stages of this review include: circulation of the document to involved agencies, parties of interest 
and the public during the review period; a public hearing on the Draft Environmental Impact 
Statement (DEIS); preparation of a Final Environmental Impact Statement (FEIS), which 
responds to agency and public comments received during the Draft Environmental Impact 
Statement (DEIS) review period; preparation and acceptance of the Findings Statement by the 
Lead Agency (including issues addressed by involved agencies), and the Town Board decision 
on the creation of the Continuing Care Retirement Community (CCRC) Special Exception 
zoning amendment and the Uplands at St. Johnland project site change of zone to Retirement 
Community (RC) and Special Exception.   
 
 
1.1 Project Background, Need, Objectives and Benefits 
 
1.1.1 Project Background   
 
The Society of St. Johnland approached the Town of Smithtown to discuss the construction of a 
Continuing Care Retirement Community (CCRC) on the vacant parcel of land south of the 
existing St. Johnland Nursing Center.  Currently, the Zoning Code of the Town of Smithtown 
includes Article VII, Retirement Community (RC) District, which permits limited uses intended 
to serve the elderly of the community.  However, in response to the Society of St. Johnland’s 
request as well as recognizing the need for continuing care for senior citizens, the Town has 
drafted a zoning amendment to revise the Code to permit Continuing Care Retirement 
Community (CCRC) as a Special Exception use in the Retirement Community (RC) District.  As 
a result, the proposed development project as well as the zoning Code revisions will be reviewed 
simultaneously in this document.  Further analysis of the proposed Code revision is provided in 
Sections 1.2 and 1.3, below (see pages 1-11 and 1-14, respectively).   
 
The applicant for the site specific proposed project is the Society of St. Johnland.  The St. 
Johnland Nursing Center is located north of the proposed project site, across St. Johnland Road.  
The St. Johnland community began 140 years ago by Dr. Muhlenberg, founder of St. Luke’s 
Hospital in New York City.  A community was created which consisted of industry and farming 
while supporting, educating and rehabilitating the young, old and in-need.  The community was 
located on 500 acres in what is now Kings Park.  In the 1950’s, the leaders of the Society of St. 
Johnland began specializing in caring for the elderly and in 1979 the St. Johnland Nursing Center 
was built to provide services to seniors.  St. Johnland has responded to the community’s 
changing needs by adding services such as Alzheimer’s and dementia care, a head trauma 
component, adult day care services and in-home services to serve the needs of the community at-
large.  Currently the St. Johnland Nursing Center employs more than 400 people and has 
maintained a consistent 100% occupancy.  In 2007, the applicant submitted a Change of Zone 
application to the Town to establish a Continuing Care Retirement Community (CCRC) to 
further expand options for continuing care for the growing senior citizen population.   
 
The zoning amendment within the Town of Smithtown’s Zoning Ordinance as well as the Master 
Development Plan for a proposed change of zone application are the subject of this Draft 
Environmental Impact Statement (DEIS). 
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1.1.2 Public Need and Municipality Objectives  
 
The proposed zoning amendment and site specific change of zone application are intended to 
assist in fulfilling a need for housing and continuing care for people over the age of 55.  
Continuing Care Retirement Communities provide individuals with various levels of care 
together on one campus-like setting so that residents can stay in the same community as their 
needs change.   
 
Significant demand has been identified for senior housing, both nationally and on Long Island.  
Five trends fueling the demand for active adult housing include the following1: 
 

1. the growth of seniors market in general; 
2. the increased affluence of the youngest seniors; 
3. the substantial equity built up by long-term homeowners; 
4. the changing needs, tastes and lifestyles of an aging population, particularly the baby boom 

generation; and 
5. the limited range of housing options available to this segment in the suburban communities where 

most live. 
 
The need to preserve and create housing for older adults is becoming more important.  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.  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-place2.   
 
This is recognized in the Town Code (§322-49), 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 site specific change of zone application (The Uplands at St. Johnland) was developed to 
provide a permanent integrated land use within the hamlet of Kings Park through the 
construction of 199 units of Continuing Care Retirement Community (CCRC) housing and 
services, including 22 townhouse units, 153 independent living units and 24 assisted living units.  
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) that will be attractive to seniors.  It is the applicant’s objective to 
provide high quality housing to assist in meeting the demand for an aging population which 
allows residents to age in-place and provide adequate services as residents’ needs change.    

                                                
1 Citizens’ Housing and Planning Association, “Age Restricted Active Adult Housing in Massachusetts”, June 2005. 
2 Howard County Senior Housing Master Plan, December 2004. 
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Three Continuing Care Retirement Communities (CCRCs) currently exist on Long Island: 
Peconic Landing in Greenport (249 units), Jefferson’s Ferry in South Setauket (248 units), and 
the Amsterdam at Harborside which recently opened in Port Washington (229 units).  Occupancy 
rates are high at the established communities, with 95% occupancy at Peconic Landing and 97% 
at Jefferson’s Ferry.   
 
A Residential Market Analysis was completed for The Uplands at St. Johnland project (see 
Appendix B).  Key findings are noted below: 
 
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 (CCRC) in Kings Park. 

 For the purpose of this analysis, and since Continuing Care Retirement Communities (CCRCs) 
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 (CCRC) 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 [of the Residential 
Market Study].  

 
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 (CCRC), 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 
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on the whole, the median age is projected to continue to increase through 2015. 
 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 (CCRCs) 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 (CCRC) 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 (CCRCs) 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 CCRCs in the local market are examined, 
this narrows the potential pool of residents of a new Continuing Care Retirement Community 
(CCRC) 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 (CCRCs) 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 (CCRC) to 22,202 
persons. 

 Approximately 67.6% of qualified residents would be drawn from the primary market area, 
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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 (CCRC) in Kings Park.  

 A conservative estimate assumes that a new Continuing Care Retirement Community (CCRC) 
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 (CCRC) 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 (CCRC) 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 (CCRCs) within the Town, as identified in the Supplemental Cumulative Impact 
Analysis, in Section 1.3 (see page 1-14).   

 
 
1.1.3 Benefits of the Projects 
 
The adoption of the Continuing Care Retirement Community (CCRC) Special Exception 
addition to the Retirement Community (RC) section of the Zoning Code will create a zoning 
mechanism that would permit Continuing Care Retirement Communities (CCRCs) to be 
established in locations which meet the criteria, subject to the Special Exception.  This addresses 
a documented need as established in the previous section.  Potential Town-wide and cumulative 
impacts related to the addition of this provision to the Town Zoning Code are addressed in 
Section 1.3 (see page 1-14), which provides an analysis of other locations in the Town that meet 
the 25-acre minimum lot size criterion of the Continuing Care Retirement Community (CCRC) 
Special Exception. 
 
The proposed Continuing Care Retirement Community zoning will introduce a new type of use 
to the Town of Smithtown and will provide both the local community as well as Long Island as a 
whole, with a type of use that is both in high demand and in low supply.  As determined in the 
Residential Market Analysis previously mentioned, the established Continuing Care Retirement 
Communities (CCRCs) on Long Island experience consistently high occupancy rates.  
 
The benefits of the proposed site specific change of zone application (The Uplands at St. 
Johnland) include establishing the Town’s first Continuing Care Retirement Community on a 
property that is adequately sized to ensure the retention of significant natural buffers.  Two-
hundred foot buffers are provided along the north, west and east property boundaries and a 100-
foot buffer is provided along the southern property boundary (adjacent to the Kings Park 
Psychiatric Center).  The planned development intends to ultimately provide approximately 
62.63% of naturally vegetated and pond area which is part of the overall pond/wetland area 
designated SJ-18 by the New York State Department of Environmental Conservation 
(NYSDEC).  The project will be privately owned and maintained with security services, and will 
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be built in conformance with modern building construction standards, thereby minimizing impact 
to other service providers.   
 
The proposed development project is projected to generate 287 residents made up of an 
estimated 1.5 persons per unit for the townhouse and independent living units and one person per 
unit for the assisted living units.  Comparatively, the industry standard for planning purposes for 
Continuing Care Retirement Communities (CCRCs) is 1.35 for dual occupancy apartments.  
Actual occupancy for similar Continuing Care Retirement Community (CCRC) developments 
include 1.22 persons per unit at Canterbury Woods in Williamsville, NY and 1.31 persons per 
unit at Peconic Landing in Greenport, NY.  Developers of these types of uses find that second 
bedrooms are often purchased by single occupants as an office, spare bedroom for visiting family 
members or for a caregiver when required, or simply for additional living space by the 
occupant3.  The types of residences proposed would not have an impact on the Kings Park 
Central School District (CSD), as there would be no school-age children present and no increase 
in school district expenditures.   
 
Based on analysis contained in Section 4.2 (see page 4-7), according to the Town of Smithtown 
Receiver of Taxes and the Town of Smithtown Assessor’s Office, the subject property is 
currently owned by a healthcare facility, and is exempt from paying property taxes.  However, 
upon full build-out of the proposed project, the Town Assessor’s Office assumes that the 
property will yield property taxes of approximately $1.29 million. A communication from the 
Town of Smithtown Assessor regarding the Town’s assessment assumptions is provided in 
Appendix M.  
 
The proposed project will generate both immediate and permanent employment opportunities for 
Town of Smithtown and area residents.  During the construction period, opportunities for 
employment will offer both direct and indirect benefits for residents of the Town of Smithtown 
as well as for those residing throughout the region.  It is projected that the 20-month construction 
period will generate 456 full-time equivalent (FTE4) employees during construction.  During the 
operation of the development, long-term jobs will also offer both direct and indirect benefits to 
the hamlet of Kings Park, the Town of Smithtown, Suffolk County and the region as a whole.  
The proposed development is anticipated to generate 73.6 FTE employees during annual 
operations.  The analysis of economic impacts is presented in Section 4.3.2 (see page 4-16).   
 
 
 

                                                
3  Personal Communication interviews with respective development Chief Financial Officers (CFOs) (James Juliano, 
Canterbury Woods and Steve Carroll, Peconic Landing).  Information provided in email dated November 2, 2011 
from Dennis Wilhelm, Orion Development Advisors, LLC.    
4 According to the Bureau of Economic Analysis, “full-time equivalent (or FTE) employees equal the number of 
employees on full-time schedules plus the number of employees on part-time schedules converted to a full-time 
basis.”  The designation of FTE is an industry standard means to standardize the number of part-time and full-time 
employees so that they can be compared across the board.  For example, an FTE of one (1) means that an employee 
works a total of 40 hours per week (or whatever the standard number of hours per work-week in a given 
occupation).  If a company employs ten (10) part-time persons who each work 20 hours per week, this equates to 
five (5) FTE.  This conversion allows for an accurate and clear projection as to the number of employees within a 
given location, and a benchmark in which to measure employment in other uses and/or locations. 
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A summary of benefits is provided as follows: 
 

 The Uplands at St. Johnland is designed to provide an attractive, residential community for the 
senior population, addressing senior needs now and for the future, thereby providing additional 
housing and level of care options for the Town’s seniors. 

 The proposed project will provide 24 assisted living units for occupancy by aged persons as well 
as 153 independent living units and 22 townhome units for senior residents, all of which are 
desired uses in the Town and region. 

 Since the proposed project is age-restricted, it will not generate any school-aged children.  
Therefore, the proposed project will not impact the Kings Park Central School District (CSD) in 
terms of an increased enrollment.   

 There is no anticipated impact on maintenance services as the site will be privately maintained, 
and minimal community service impacts are expected given the levels of health care provided by 
the proposed project and the existing St. Johnland Nursing Center. 

 The proposed project will generate approximately $1.29 million in property tax revenues, to be 
distributed to the Town, County, School District, and other local taxing jurisdictions. 

 Little to no traffic impact, as seniors travel off-peak and less frequently (see Section 4.1.2, page 
4-3). 

 Strong employment opportunities, including: 
o Estimated at 73.6 FTEs will be needed to assist in the operations of the community 
o A total of approximately 100 full-time and part-time positions 

 The project will generate construction jobs and maintenance and operation jobs, thus providing a 
more immediate employment benefit to the community. 

 
 
1.1.4  Longevity of the Continuing Care Retirement Community Use 
 
Continuing Care Retirement Communities (CCRCs) in the State of New York are regulated by 
the State Department of Health, the Insurance Department and the Continuing Care Retirement 
Community Council under the provisions of Article 46 of the Public Health Law of the State of 
New York and Insurance Department regulations and, in the case of cooperatives, by the State 
Attorney General’s Office under the provision of the Martin Act of the General Business Law.  
Applicable regulations from Article 46, including Sections 4605 Certificate of authority, and 
4606 Initial disclosure statement, are provided in Appendix F-1.  Prior to a Continuing Care 
Retirement Community (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.  New York State recently adopted regulations affording protection 
to prospective occupants of senior residential communities.  The regulations apply to senior 
residential communities organized as co-ops or condominiums and to those which require 
payment of substantial entry fees.  These regulations require the filing of an offering plan with 
detailed disclosure of significant aspects of a senior residential community before the developer 
can market it to the public.  The regulations aim to maintain and enhance the integrity of the 
industry by allowing senior citizens to make investment decisions armed with the necessary 
information, while facilitating the development of senior residential communities.   
 
The New York State Department of Health has oversight responsibility for the certification and 
operation of both continuing care retirement communities and fee-for-service continuing care 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 
 

Page 1-10 

retirement communities.  According to the New York State Department of Health website5, the 
following mechanisms have been established to keep continuing care retirement communities 
operational: 
 

 Department of Health approval is required prior to any marketing of a proposed community. 
The Department reviews the character and competence of the sponsor, and monitors the 
programmatic and legal requirements for the Continuing Care Retirement Community 
(CCRC), including all organizational documents and resident contracts; 

 Entrance fee deposits must be maintained in an escrow account in the resident's name; 
 Construction of a Continuing Care Retirement Community (CCRC) cannot begin until at 

least 50% of the units have been pre-sold; occupancy of Continuing Care Retirement 
Community (CCRC) housing or other facilities cannot begin until at least 50% of the 
residential units have been pre-sold; 

 Any changes in the Continuing Care Retirement Community (CCRC) that may affect 
residents, such as a change in the services offered by the community or a change in the 
community's operator, require Department of Health approval; 

 The financial feasibility of a proposed Continuing Care Retirement Community (CCRC) is 
reviewed by the Department of Health; 

 Continuing Care Retirement Communities (CCRC) that are based on an equity or cooperative 
model are also reviewed and monitored by the New York State Office of the Attorney 
General. 

 
Because CCRC resident contracts include a health care guarantee, the New York State 
Department of Insurance plays a major role in the approval and on-going oversight of these 
communities. 
 

 The Insurance Department must review and approve the proposed Disclosure Statement and 
Residency Agreement; 

 The Insurance Department evaluates the financial feasibility of the proposed Continuing Care 
Retirement Community (CCRC); 

 The Continuing Care Retirement Community (CCRC) must maintain financial reserves 
consistent with Insurance Department requirements; 

 The Departments of Health and Insurance conduct joint periodic operational and financial 
reviews of the Continuing Care Retirement Community (CCRC). 

 
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. 

 
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 

                                                
5 http://www.health.ny.gov/facilities/long_term_care/retirement_communities/continuing_care/ 
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service reserve fund.  The level of regulation and reserves required for Continuing Care Retirement 
Communities (CCRCs) have been designed to ensure these facilities stay operational, making it 
unlikely the project would be converted to an alternative use.  Supporting correspondence from 
Greenbrier Development, a leading developer of Continuing Care Retirement Communities 
(CCRCs) across the country, is provided in Appendix F-2.    
 
 
1.2 CCRC Ordinance Review 
 
1.2.1 Proposed Code Revisions 
 
The Town of Smithtown is considering amending the Zoning Ordinance to introduce a 
Continuing Care Retirement Community (CCRC) as a Special Exception use under the existing 
Retirement Community (RC) zoning district.  The proposed revisions define a Continuing Care 
Retirement Community (CCRC) as “a combination residential and institutional development for 
the elderly duly licensed by New York State as a continuing care retirement community.”  The 
proposed dimensional requirements in the draft code are as follows: 
 

Table 1-1 
CCRC DIMENSIONAL REQUIREMENTS 

 Proposed Requirement 
Minimum lot area 25 acres
Maximum building coverage 10%
Maximum gross floor area (GFA) 20%
Minimum buffer  200 feet
Maximum permitted density 5 dwelling units per acre 1 
Minimum building setback 200 feet
Maximum building height 35 feet, may increase to 50 feet 

with additional setback 2  
Parking requirement 2.5 spaces per dwelling unit 
1. The Town Board may increase the density by 1 dwelling unit for every 4,000 

SF of site preserved in its natural state in addition to the 200 foot buffer, up to 
a maximum of 6 dwelling units/acre. 

2. For every 2 feet of additional setback, may increase building height by 1 foot, 
to a maximum height of 50 feet.   

 
The Retirement Community (RC) zoning district has minimum requirements and design 
standards; however, the requirements of the Continuing Care Retirement Community (CCRC) 
use as a Special Exception would supersede the provisions in the Retirement Community (RC) 
district.  A copy of the draft Code amendment is provided in Appendix C-1.   
 
 
1.2.2 Review of Other Codes 
 
Twelve Continuing Care Retirement Communities (CCRCs) are located in the State of New 
York.  The municipal Zoning Codes for each respective Town containing a Continuing Care 
Retirement Community (CCRC) were reviewed to determine if there were any with Continuing 
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Care Retirement Community (CCRC)-specific zoning legislation; however, none of the 
municipalities in New York contained such legislation.  In the absence of such resource, a more 
broad-ranging review was done to include the Town of Greenwich, CT; the City of Worcester, 
MA; the City of Snelville, GA and the Township of Princeton, NJ.  This review of Continuing 
Care Retirement Community (CCRC)-specific municipal codes was conducted to determine 
other potential development controls for consideration and/or inclusion in the Town’s draft 
ordinance.  Four codes were selected as model ordinances, referred to as Sample 1 (CCRC 
Overlay Zone), Sample 2 (CCRC), Sample 3 (Continuous Care Campus District) and Sample 4 
(CCRC).  A table comparing dimensional requirements and design standards for the four sample 
codes to the draft ordinance is provided in Appendix C-2.   
 
A summary of the findings of the comparison is provided herein.  The different requirement 
categories vary between the examples as noted below: 
 

1. Minimum Lot size:  The sample codes vary between 5 acres and 50 acres, but average 28.75 
acres, which is comparable to the draft minimum lot size requirement of 25 acres.  

2. Density:  Permitted density ranges greatly, including 5 units/acre, 10 units/acre and 35 units/acre.  
One of the sample codes provides an equation to determine the allowable density based on lot 
size and the minimum lot size permitted in the respective zoning district.  The draft density of 5 
units/acre (up to 6 units/acre if adequate natural area is preserved) fits within this range.  
Furthermore, the Smithtown proposed Continuing Care Retirement Community (CCRC) density 
appears to be appropriate for the Town of Smithtown based on the types of development and 
densities that currently exist within the Town. 

3. Height:  Permitted height in the sample codes range from 35 feet/3 stories to a maximum height 
of 5 stories.  The draft maximum height of 35 feet/2½ stories up to a maximum of 50 feet if 
adequate buffer is provided appears to be appropriate and allows flexibility in design. 

4. Setbacks:  Required setbacks provided in the sample codes range greatly.  The setbacks drafted 
for the Continuing Care Retirement Community (CCRC) use are appropriate in context with the 
intensity of a Continuing Care Retirement Community (CCRC) use, as well as the existing 
Retirement Community (RC) zoning district, and the other zoning districts that currently exist 
within the Town of Smithtown.    

5. Coverage:  Coverage requirements in the sample codes are comparable to the draft Continuing 
Care Retirement Community (CCRC) ordinance, and appear to be appropriate.   

6. Parking:  The sample codes require significantly less parking for a Continuing Care Retirement 
Community (CCRC) use than the Smithtown proposed Continuing Care Retirement Community 
(CCRC).  The four sample codes require approximately one space per dwelling unit (1.1 spaces 
for Sample 3 and 1.4 spaces for Sample 4 for independent living units); however, Sample 4 also 
decreases the parking requirement as the type of dwelling unit gets more restrictive to the 
independence of its inhabitant, down to 0.35 spaces for nursing beds.  In addition to required 
parking spaces per dwelling unit, Sample 4 has an additional parking requirement based on 
employees for maximum shift.   

7. Age Requirements:  The sample codes require a minimum age of 55 years or 62 years.  The 
Retirement Community (RC) district requirement of 55 years of age or older (or 62 years of age if 
bonus density for affordable housing units in retirement communities is used) appears to be 
appropriate.   

8. Recreation/Open Space:  Two sample codes require a minimum area of open space for recreation.  
Sample 1 requires that 20% of the lot provide useable recreation area and Sample 2 requires a 
minimum of 25% of the site to be preserved as open space (of which 75% of the required open 
space must be maintained as natural vegetation).   
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9. Design Standards:  Design standards allow the municipality in which the Continuing Care 
Retirement Community (CCRC) is located the flexibility to ensure that the use operates 
consistent with the intent and fits within the context of the surrounding area.  The Smithtown 
draft Continuing Care Retirement Community (CCRC) does not identify any specific design 
standards.  The Retirement Community (RC) district includes design standards; however, they 
may not apply to a Continuing Care Retirement Community (CCRC) Special Exception use.   

 
As previously mentioned, three Continuing Care Retirement Communities (CCRCs) currently 
exist on Long Island: Peconic Landing in Greenport, Jefferson’s Ferry in South Setauket, and the 
Amsterdam at Harborside which recently opened in Port Washington.  The three Continuing 
Care Retirement Community (CCRC) developments are zoned Hamlet Density (HD) Residential 
in Southold, Planned Retirement Community (PRC) in Brookhaven and Residence AAA in 
North Hempstead, respectively.  Copies of these zoning codes are included in Appendix C-3.  A 
matrix comparing density, unit breakdown and other applicable development information for the 
three Long Island Continuing Care Retirement Communities (CCRCs) is provided in Appendix 
C-4.   
 
 
1.2.3 Recommendations 
 
The inclusion of the draft Continuing Care Retirement Community (CCRC) ordinance is 
beneficial to the Town and its residents.  Some additions and/or revisions may assist in ensuring 
that potential Continuing Care Retirement Community (CCRC) developments are designed, built 
and function to the highest standards, as well as ensuring that such use fits appropriately within 
the context of the surrounding community.  The Town may wish to consider decreasing the 
parking requirement or tailoring the parking requirement to vary for different units (i.e. more 
spaces for independent living units and fewer spaces for assisted living units) and/or require 
additional parking for staff.  Review of other codes indicates the draft requirement of 2.5 spaces 
per unit is high and may result in an overdevelopment of impervious parking areas that would be 
better suited as open space.   
 
The Town may also wish to consider adding specific design standards to the draft Continuing 
Care Retirement Community (CCRC) ordinance such as: a requirement for indoor common 
facilities (as well as size and type of facilities); requiring connectivity to public or private 
transportation to ensure that residents needs are met and are able to maintain independence for a 
longer period of time; and/or, a requirement for distribution of unit types (i.e. maximum number 
of townhouse independent living units, etc.) so as to make sure adequate units are available as 
residents’ needs change.  Providing design standards specific to a Continuing Care Retirement 
Community (CCRC) use is appropriate to ensure development that complies with the Town’s 
goals and objectives of revising the zoning ordinance to include a Continuing Care Retirement 
Community (CCRC) use.   
 
As currently drafted, there is ambiguity as to whether or not the minimum requirements and 
design standards in the Retirement Community (RC) district would apply to a Continuing Care 
Retirement Community (CCRC) development.  For example, it may be prudent to specify the 
base height of 2½ stories or 35 feet, with the potential to go to 3 stories or 50 feet upon approval 
of the Town Board in consideration of community/neighborhood character, visual resources, fire 
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district equipment, site topography, environmental resources and site design.  This would 
provide clarity and design flexibility in cases where it is appropriate.  If it is the intent that the 
minimum requirements and design standards in the Retirement Community (RC) district would 
not apply to the Continuing Care Retirement Community (CCRC) Special Exception use, then it 
is suggested that language be added to the draft Code which explicitly states this.  In conjunction 
with this revision, a minimum age requirement specific for a Continuing Care Retirement 
Community (CCRC) use could be added to the Continuing Care Retirement Community (CCRC) 
Special Exception section of the draft Code.   
 
 
1.3 CCRC Zone Parcel Identification and Cumulative Impact Analysis 
 
The potential cumulative impacts of the proposed addition of a Special Exception provision to 
the Retirement Community (RC) zone to allow for development of Continuing Care Retirement 
Community use are examined in the subsections below.  The enactment of this zoning could 
have potential impacts with respect to other parcels in the Town which meet the size criteria, and 
therefore could be developed for Continuing Care Retirement Community (CCRC) under the 
Special Exception provision.  The Town-wide implications of the proposed zoning amendment 
need to be understood to ensure that proper land use controls are incorporated into the proposed 
code amendment and that the new provision will not cause a significant adverse impact on a 
Town-wide basis by creating a precedent or facilitating the local/regional expansion of such 
facilities such that cumulative impacts could result.  This section provides mapping and analysis 
of potentially eligible parcels, and considers their potential for Continuing Care Retirement 
Community (CCRC) development, and the potential adverse environmental impacts that could 
result if proposed for such use.   
 
 
1.3.1 Background 
 

Senior residents have numerous housing alternatives to choose from when deciding their future, 
including those targeted to active adults, independence, continuing care, assistance, continuing 
care and nursing care.  Continuing Care Retirement Community, or CCRCs, 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.  Long Island is home to three 
Continuing Care Retirement Communities (CCRCs) as presented in other sections of this Draft 
Environmental Impact Statement (DEIS).  The Town of Smithtown has the potential to capture 
these increasing demands of seniors, allowing residents to remain in Smithtown, near their 
families and loved ones, with the comfort and security of aging in place.  Recognizing the 
possible need for this type of housing alternative, the Town is considering a code amendment to 
the uses permitted by Special Exception in the RC zoning district to allow for a Continuing Care 
Retirement Community (CCRC).  This overall Draft Environmental Impact Statement (DEIS) 
provides an analysis of the potential impacts of the modification to the Retirement Community 
(RC) zone to allow Continuing Care Retirement Community (CCRC) under a Special Exception, 
as well as evaluates the potential impacts of the site specific proposed St. Johnland Continuing 
Care Retirement Community (CCRC) application. 
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1.3.2 Purpose 
 
Included herein is a Geographic Information System (GIS) based analysis of potentially 
developable parcels based on the parameters established in the Town’s pending Continuing Care 
Retirement Community (CCRC) ordinance.  The primary criterion for study parcel identification 
is the mapping of parcels at least 25 acres in size.  Using Suffolk County Tax Map data, parcels 
of at least 25 acres in size within the Town were identified.  These parcels are described in terms 
of their characteristics, and analyzed with respect to environmental and planning resources.  This 
information is assessed to provide findings with respect to development potential and potential 
for cumulative impacts. 
 
 
1.3.3 General Parcel Identification 
 
A total of seventeen (17) sites were identified in the analysis, as will be described in greater 
detail in Section 1.3.5.  Geographic Information System (GIS) resources were used to provide 
general parcel identification information and mapping.  Figure 1-2 provides a location map (at a 
scale of 1”=5,000’) of the 17-sites illustrating planimetric information relating to roads, Town 
boundaries and geographic features such as surface water, parks, the Long Island Railroad 
(LIRR) and basic geographic features.  The parcels are all given a unique Identification Number 
(ID No.) for the purpose of further assessment.  Figure 1-3 provides a Town-wide aerial 
photograph illustrating regional context of each parcel (also at 1”=5,000’ scale).  It is noted that 
the Uplands at St. Johnland parcel including other lands of St. Johnland Nursing Center are 
identified as ID No. 5.  The 50± acre parcel meets the size criterion and is the subject of the full 
Draft EIS analysis.  The parcel depicted as ID No. 6 is the Kings Park Psychiatric Center, which 
is owned by the State of New York and will be described further in Section 1.5.  An additional 
Town-wide parcel identification map, provided as Figure 1-4, identifies the size of each parcel 
and the ownership according to tax records.  Figure 1-5 identifies the parcels in relation to 
public lands.   
 
 
1.3.4 Topics of Cumulative Analysis 
 
This report further identifies the methods of analysis, the characteristics of each parcel, 
environmental resource sensitivity, planning resource considerations, potential for re-
development for Continuing Care Retirement Community (CCRC) use, and potential impacts in 
consideration of cumulative factors.  The 17-parcels, their location, current status of use (i.e., 
vacant, partially, or fully developed), general type of use and basic characteristics are identified 
in Section 1.3.5.  Section 1.3.6 includes an assessment of environmental resources associated 
with identified parcels.  Geographic Information System (GIS) and resource mapping was used 
to determine a variety of natural resource and human resource qualities of the sites.  Section 
1.3.7 provides an assessment of the potential impact of use of the various parcels on the 
identified natural and human environmental resources.  Section 1.3.8 identifies the findings of 
the evaluation in the context of cumulative impact analysis.   
 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 
 

Page 1-16 

 
1.3.5 Detailed Identification of Potential Sites 
 

1.3.5.1 Methodology 
 
In order to determine potential for precedent and cumulative impacts throughout the 
Town, a sieve analysis was performed to identify all parcels that could be eligible for 
Special Exception approval under the new Continuing Care Retirement Community 
(CCRC) use.  The proposed code contains minimum area criteria of 25 acres to qualify 
for the use.  Geographic Information System software (ESRI ArcMap 10.0) and the 
Suffolk County Real Property tax parcel database was used to spatially identify properties 
of 25 acres in size or more (including adjacent parcels under the same ownership whose 
sum met the acreage requirement).  Then, all publicly owned properties were removed 
from the spatial database (except Kings Park Psychiatric Center as noted below).  This 
included Town, County, and State properties, as well as schools and the Long Island 
Railroad right of way.  The Kings Park Psychiatric Center property is included in the 
analysis as this property may be offered for sale by New York State and could become 
the subject of a redevelopment proposal (which could potentially include continuing care 
uses).   
 
 
1.3.5.2 Site Descriptions 
 
A total of seventeen (17) sites were identified as meeting the size criterion of 25 acres.  
These sites are dispersed widely across the Town.  Identified parcels were further mapped 
for the purpose of assessing their basic characteristics.  A series of aerial photographs 
were prepared at a scale of 1”=1,000’, and annotated with the parcel boundaries.  These 
are identified as Figures 1-6 through 1-12.  A locator map is provided with each larger 
scale air photo, so that the general location within the Town can be identified.  The 
parcels are described based on visual observations and review of aerial photography.  The 
parcels sizes are according to tax map records. 
 
ID No. 1 – This parcel is a series of three nearly contiguous parcels located on the south 

side of the LIRR that gain access from Old Northport Road just west of Sunken 
Meadow Parkway.  The area has historically been used for industrial purposes, and is 
currently occupied by Pioneer Asphalt, contractor yards, storage and maintenance 
buildings and vacant, mostly disturbed land.  The parcels are approximately 59.47 
acres in size. 

 
ID No. 2 – This parcel is located on the north side of Old Northport Road, approximately 

2,000 feet east of Sunken Meadow Parkway.  The land is currently vacant and 
vegetated with evidence of fill, storage and dirt access roads.  The parcel is 
approximately 25.43 acres in size. 

 
ID No. 3 – This parcel is located immediately adjacent to the east side of ID No. 2, and is 

accessed from a parcel to the east that has access to Old Northport Road, and 
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potentially from several tap roads (5th and 8th Avenues) to the north of this site.  The 
parcel is mostly disturbed and appears to have been filled.  This parcel is 
approximately 29.67 acres in size. 

 
ID No. 4 – This parcel is located north of Old Northport Road just west of Indian Head 

Road.  The parcel is the location of Indian Head Golf, and is currently occupied by a 
golf driving range.  The parcel is mostly disturbed; however, the western part of the 
property is re-vegetating.  The parcel is known to have been used for fill.  This parcel 
is approximately 25.79 acres in size. 

 
ID No. 5 – This is the proposed project site owned by the Society of St. Johnland and 

proposed for the Continuing Care Retirement Community (CCRC) that is also the 
subject of this Draft EIS.  The parcel that is the subject of the Continuing Care 
Retirement Community (CCRC) proposal is 49.69 acres in size and the proposal 
includes an additional ±5-acres on the north side of St. Johnland Road which is 
proposed to be transferred to Suffolk County Department of Public Works for 
sanitary effluent disposal.  The ±5-acres is part of a 36.24 acre parcel that is occupied 
by the St. Johnland Nursing Center.  The Society of St. Johnland also owns an 
additional 12.73 acre parcel to the northeast of the proposed Uplands at St. Johnland 
site.  Both the 31.24 acre part of the Nursing Home site, and the 12.73 acres are 
located within the Nissequogue River Wild, Scenic and Recreational Rivers (WSRR) 
corridor and therefore would remain as they current exist (St. Johnland Nursing 
Center and vacant).  The WSRR and related site constraints are discussed in greater 
detail in Sections 1.3.6 and 1.3.7. 

 
ID No. 6 - The Kings Park Psychiatric Center has been the subject of a variety of land use 

proposals, none of which have been implemented.  The property was transferred to 
the New York State Office of Parks, Recreation & Historic Preservation (OPRHP) in 
2003 and is now referred to as Nissequogue River State Park.  Though various plans 
have been prepared over time, the future use of this land remains uncertain though 
any use will be limited based on the current ownership and degree of public interest 
in this parcel.  The overall Kings Park Psychiatric Center is approximately 554.32 
acres in size, of which, the northern 1/3± is now Nissequogue River State Park, which 
will not be available for private development and will remain park. 

 
ID No. 7 – This parcel is located on the west side of St. Johnland Road, adjacent to the St. 

Catherine of Siena Medical Center.  The parcel has limited access frontage on St 
Johnland Road, and spans west to the Long Island Railroad.  The site is mostly vacant 
and wooded; however, there is a structure on the central of part of site.  The parcel 
appears to be used for parking for St. Catherine of Siena Medical Center.  This parcel 
is approximately 36.73 acres in size. 

 
ID No. 8a – This parcel is located on the west side of St. Johnland Road and is occupied 

by the St. Catherine of Sienna Medical Center and the Nursing Rehabilitation and 
Care Center.  This facility includes a 558-bed not-for-profit community hospital; a 
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298-unit senior housing facility; and a medical office building.  The parcel is 
approximately 37.72 acres in size. 

 
ID No. 8b – This parcel is located immediate south of and adjoining the St. Catherine of 

Siena Medical Center parcel.  The parcel has a driveway directly to St. Johnland Road 
and is occupied by the St. Catherine of Siena senior residence community which 
provides an independent living function to the overall Nursing Rehabilitation and 
Care Center.  This parcel is approximately 30.09 acres in size. 

 
ID No. 9 – This parcel is located on the north side of Edgewood Avenue between 

Glenrich Drive and Harness Road and immediately west of the Smithtown Jr. High 
School.  The parcel is occupied by a roadside nursery stand (Borella’s), open 
farmland and partial wooded areas.  This parcel is approximately 35.63 acres in size. 

 
ID No. 10 – This parcel is located on the south side of Route 25A, east of Mills Pond 

Road and north of the Long Island Railroad, with additional land located south of the 
Long Island Railroad and east to the Smithtown Town line with Brookhaven.  This 
parcel is owned by Gyrodyne Company of America, Inc. and was once a 
manufacturing and testing facility for drone aircraft.  The site includes industrial and 
other buildings, referred to as Flowerfield, St. James, and is currently leased for 
office, manufacturing and warehouse use.  One building nearest Route 25A and Mills 
Pond Lane is used as a catering facility.  The site is currently comprised of 62.33 
acres; an additional 245 acres was purchased by New York State.  The 62.33 acres 
has been the subject of land use proposals in the past, the most recent (2007) 
included: a community of 39 single-family homes, 60 townhouses and 210 
condominiums; planned removal of the industrial buildings and retention of 
approximately 40 acres of open space.6   

 
ID No. 11 – This parcel is located on the south side of Route 25, east of Sunken Meadow 

Parkway and Walter Court and west of Mayfair Terrace.  The site is occupied by the 
Mayfair Shopping Center, which includes multiple retail buildings occupied by retail 
stores and restaurants.  This parcel is approximately 25.21 acres in size. 

 
ID No. 12 – This parcel is located on the east side of Commack Road south of Delaware 

Avenue and north of Northern State Parkway and opposite the Hamlet Commack 
Golf and Country Club.  The site is primarily occupied by a large industrial building 
(Forest Laboratories) and parking area, with some wooded land on the north side of 
the site and a recharge area on the northeast part of the site.  This parcel is 
approximately 29.79 acres in size.  

 
ID No. 13 – This parcel is located on the east side of Commack Road, south of Vanderbilt 

Motor Parkway and west of Sunken Meadow Parkway.  The site is occupied by three 

                                                
6   http://markets.hpcwire.com/taborcomm.hpcwire/news/read?GUID=829656; PR Newswire-First Call; January 8, 

2007; Titled: Proposed Project Aims to Eliminate Industrial Usage, Meet Age-Restricted Housing Demand, 
Reduce Traffic and Increase Local Tax Revenues  
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large retail buildings including national retailers and department store uses, 
specifically, Wal-Mart, Home Depot and Kohls.  This parcel is approximately 39.78 
acres in size. 

 
ID No. 14 – This parcel is located on the north side of Route 25, east of Alexander 

Avenue, and includes part of the Smith Haven Mall.  The Smithtown portion of this 
parcel is approximately 45.52 acres in size. 

 
ID No. 15a – This parcel is located on the west side of Gibbs Pond Road, south of the 

terminus of Wood View Drive and east of Nichols Road.  The parcel is wooded and is 
approximately 35.89 acres in size. 

 
ID No. 15b – This parcel is located on the north side of Smithtown Boulevard 

immediately south of Parcel 15a.  The site is currently vacant but was previously 
approved for a retirement community known as Story Book Meadows in the early 
1990’s.  Some roads and interior site areas were cleared; however, the development 
was never constructed and the site remains vacant.  The parcel is approximately 23.98 
acres in size. 

 
These seventeen (17) sites (15 designated parcels with related sites 8a/8b and 15a/15b) 
will be the subject of further evaluation in the following sections. 

 
 
1.3.6 Existing Environmental Resources and Planning Considerations 
 
Certain environmental resources (including planning district resources) are able to be mapped in 
a manner that will assist with evaluation of potential impacts on various resources.  
Environmental and planning resource information was researched and mapped using available 
GIS data, digitized information maintained in the Nelson, Pope & Voorhis Geographic 
Information Systems (GIS) library and scanned reference material.  Data sources are referenced 
on the individual figures provided as a basis for description of environmental conditions. 

 
1.3.6.1 Existing Environmental Resources 
 
The various regional environmental resource categories include geology (topography and 
soils), water resources (groundwater and surface water) and ecological resources 
(wetlands).  Information relating to these resources is described herein: 
 
Topography – The north part of Smithtown is located in the Harbor Hills glacial terminal 

moraine, and the southwest area of Smithtown is in the Ronkonkoma terminal 
moraine, representing two (2) periods of glacial advance.  The areas between these 
moraines are the outwash plains formed as meltwater carried and deposited 
sediments.  The Town is bisected by the Nissequogue River basin, which is a glacial 
meltwater feature formed during glacial retreat, and the northeast part of the Town 
includes Stony Brook Harbor, a feature carved by glacial activity.  Figure 1-13 
depicts these features in a topographic map that illustrates lines of equal elevation in 
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10-foot contours, with relief associated with the morainal features in brown, outwash 
plains in yellow, and coastal riverine and harbor features in green.  The parcels are 
distributed widely across the Harbor Hills moraine (ID No. 1-6 and 10), outwash 
plains (ID No. 7-9, 11, 14 and 15a/15b), coastal/riverine areas (ID No. 5) and the 
Ronkonkoma terminal moraine (ID No. 12 and 13). 

 
Soils – Available soil mapping includes General Soil Associations and Soil Types.  Soil 

types relate to the geologic history which resulted in the topographic features 
described above.  Figure 1-14 provides a map of the General Soil Associations of 
each of the 17-sites.  Parcel locations vary widely in terms of soil associations with 
ID No. 1, most of 5, p/o 6, p/o 9 and 13 located in Soil Association 1 (Carver-
Plymouth-Riverhead association).  These soils are deep, rolling, excessively drained 
and well-drained, coarse textured and moderately coarse textured soils on moraines.  
Soil Association 2 (Haven-Riverhead association) includes ID No. 2, 3, 7, p/o 9, p/o 
11, 10, 12 and p/o 14.  Haven-Riverhead association soils are deep, nearly level to 
gently sloping, well-drained, medium-textured and moderately coarse textured soils 
associated with outwash plains.  Soil Association 3 (Plymouth-Carver association) 
includes 4, 8a/8b, p/o 11 and 15a/15b.  Plymouth-Carver Association soils are 
generally rolling and hilly, deep excessively drained, coarse-textured soils on 
moraines.  None of the soil associations appear to pose a regional constraint; 
however, localized conditions would require further evaluation in connection with 
land use applications.   

 
Groundwater – Groundwater management zones (GMZs) in the area of the identified 

parcels helps to understand basic hydrology and regulatory parameters for wastewater 
management.  Figure 1-15 depicts the Groundwater management zones (GMZs) as 
mapped by SCDHS.  Groundwater management zone VIII is a shallow flow zone that 
contributes to Long Island Sound and north shore rivers and embayments.  
Groundwater management zone (GMZ) I is a deep flow recharge area that is used for 
local water supply.  ID No. 1-4 and 11-15a/15b are all located in Groundwater 
management zone (GMZ) I, while ID No. 5-10 are located in Groundwater 
management zone (GMZ) VIII.  Both zones allow an on-site conventional wastewater 
disposal volume of 600 gallons per day per acre (gpd/ac), provided public water is 
provided, pursuant to Article 6 of the Suffolk County Sanitary Code (SCSC), which is 
administered by Suffolk County Department of Health Services (SCDHS).  
Discharges in excess of 600 gpd/acre require sewage treatment.  The majority of the 
Town is served by the water main distribution system of the Suffolk County Water 
Authority. 

 
Groundwater elevation contours are mapped by the United States Geological Survey 
(USGS); groundwater contours can assist in determining the direction of groundwater 
flow and water resources constraints.  Figure 1-16 identifies the groundwater 
contours in the Town of Smithtown and adjoining areas including the 17-parcels.  ID 
No. 1-4 are located in areas with groundwater elevations ranging roughly from 45-55 
feet above mean sea-level (msl).  ID No. 5 is in the range of 10-25 feet above msl, 
while ID No. 6 spans from 0 to nearly 40 feet above msl.  ID Nos. 7-8a/8b are in the 
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range of 40-45 feet above msl, ID No. 9 is between 25-30 feet above msl and ID No. 
10 is in the range of 30-35 feet above msl.  ID No. 11 straddles the 60 foot contour, 
and ID No. 12-13 are in the range of 65-70 feet above msl.  ID No. 14 is in the area of 
the highest groundwater elevation in Smithtown straddling the 70 foot contour, and 
ID No. 15a/15b straddle the 60 foot contour.  Depth to groundwater is not a 
significant issue for any of the parcels except for the northern parts of ID No. 6 which 
lies near the Nissequogue River, and ID No. 15a/15b which lies near Lake 
Ronkonkoma where groundwater is near the land surface. 

 
Overall, groundwater generally flows toward the north in a direction parallel to the 
contours; however, the Nissequogue River exerts a “de-watering” influence on the 
water table inducing water toward the flow of the river.  This causes groundwater to 
have an east and west component of flow in the central parts of the Town.  
Groundwater flows north to Long Island Sound from ID No. 1-6; east toward the 
Nissequogue River from ID No. 7, 8a/8b, 12 and 13; west toward the Nissequogue 
River from ID No. 9; northwest toward Stony Brook Harbor from ID No. 10; north, 
with a significant downward, vertical recharge component from ID No. 14 and 
southwest with a significant downward, vertical recharge component from ID No. 
15a/15b. 

 
Groundwater is an important resource to consider on a site-specific basis.  Projects 
must conform to Article 6 density limitations or seek connection to, or construction 
of, an STP.  These measures provide for protection of groundwater resources. 

 
Surface Water and Wetlands – Several parcels contain wetlands and/or surface water.  

The subject parcel (ID No. 5) contains a freshwater pond and associated wetlands.  It 
is noted that the northeast corner of ID No. 6 (the Kings Park Psychiatric Center), 
adjoins the Nissequogue River; however, this portion of the property is also within 
the Wild, Scenic and Recreational Rivers boundary and therefore significantly 
restricted.  The Gyrodyne parcel (ID No. 10) also contains freshwater wetlands.  It is 
noted that Spectacle Pond lies southeast of ID No. 15a/15b, and across Gibbs Pond 
Road.  The separation and intervening road would indicate a low probability of direct 
impact between ID No. 15 and Spectacle Pond. 
 
Figure 1-17 provides a map of the New York State Department of Environmental 
Conservation (NYSDEC) Freshwater Wetlands in the Town of Smithtown.  The 
proposed project site (ID No. 5) contains wetland system SJ-18; this wetland is 
considered and potential impacts intended to be mitigated through site-specific design 
which includes retaining a 100 foot buffer around this feature.  ID No. 6, the Kings 
Park Psychiatric Center, adjoins the Nissequogue River and associated wetlands; 
however, this portion of the property is also within the Wild Scenic and Recreational 
Rivers (WSRR) boundary and therefore significantly restricted.  The wetlands 
associated with Gyrodyne (ID No. 10) are identified as wetland system SJ-6.  No 
other parcels contain known or mapped freshwater wetlands, nor are there are any 
mapped wetlands adjoining the study parcels. 
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Figure 1-18 is a map of Surface Watershed Boundaries.  These boundaries are 
mapped based on surface topography, and illustrate the location of these parcels with 
respect to various land areas that ultimately contribute to surface waters.  ID No. 1, 5 
and 6 are in a larger watershed that locally contributes toward Sunken Meadow Creek 
and the northern reaches of the Nissequogue River.  ID No. 7, 8a/8b and 9 are in the 
same watershed, but farther south and in an area that contributes toward the 
Nissequogue River.  ID No. 10 is in a watershed that contributes toward Stony Brook 
Harbor.  There is a large inland watershed in the Town of Smithtown that wraps 
around the Nissequogue River basin and extends west into Huntington Town and east 
into Brookhaven Town.  The part of this watershed west of the Nissequogue River 
includes ID No. 2, 3, 4, 11, 12 and 13.  The part of this watershed east of the 
Nissequogue River includes ID No. 14 and 15a/15b.  This is an inland watershed that 
is independent of direct surface water, watersheds and recharges groundwater.  The 
various parcels are not in any one watershed that contributes to a single body of 
water.  As noted, surface watersheds include the Sunken Meadow Creek and 
Nissequogue River watershed, the Stony Brook Harbor watershed, and the inland 
watershed that recharges groundwater. 

 
Figure 1-19 illustrates the Wild, Scenic and Recreational Rivers (WSRR) boundary.  
This map illustrates that the north sections of ID No. 5 (St. Johnland Properties) and 
the north part of ID No. 6 (Kings Park Psychiatric Center) are primarily within the 
Recreational portion of the part of the Wild, Scenic and Recreational Rivers (WSRR) 
boundary.  This area is heavily restricted in terms of permitted land use, and as a 
result, the portions of the two (2) sites located in this area are only considered usable 
for a Continuing Care Retirement Community (CCRC) type development, if most of 
the development can be situated outside of the Wild, Scenic and Recreational Rivers 
(WSRR) boundary.  The development portion of ID No. 5 is appropriate for this 
concept, and the south part of the Kings Park Psychiatric Center may also be able to 
be used in this manner.  The northern parcels associated with ID No. 5 would not 
provide for suitable development areas for a Continuing Care Retirement Community 
(CCRC) given these constraints. 

 
 
1.3.6.2 Existing Human Resources 
 
The various regional human resources are more oriented toward planning considerations 
and include zoning and community services such as school districts, fire and ambulance 
districts.  Information relating to these resources is described herein: 
 
Zoning – The various zoning districts of the Town of Smithtown are illustrated in Figure 

1-20.  The zonings of the study parcels are identified in Table 1-2. 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 
 

Page 1-23 

 
TABLE 1-2 

STUDY PARCEL ZONING 
 
ID No. Parcel Zoning Surrounding Zoning 

1 Heavy Industrial; Light Industrial Primarily industrial with some R10, R21 to north  
2 Heavy Industrial; Light Industrial Industrial to south with some R21 to west and R10 to north
3 Light Industrial Industrial to south and east; R10 to north 
4 Light Industrial Industrial to west and east and p/o north; R21 to south and R6 to north
5 R43 Residential R43 to north, east and south, NB also to south; R15 to west
6 R43 Residential R43 to north and south; R10 to east and west; R15 also to west
7 Light Industrial R15 to north; RC to south; LI to east (some R15); R21 to west
8a Light Industrial; R15 1 LI to north; RC to south; R15, R21 to east; LI, RC to west
8b Retirement Community R21CL to west; RMGA to south; LI to north and east
9 R21 Residential R43CL to north; R21 to south; R21 to east; R43CL to west
10 Light Industrial VOH and R43 to north; R43 to south; TOB to east; R43 to west
11 Commercial Business RMGA to north; R10 to south; R10 to east; R10 to west
12 Light Industrial  R10 to north; highway to south and east; TOH to west 
13 Shopping Center Business NB to north; R10 to south; SCB and highway to east; NB, OB, R10 to west
14 Shopping Center Business SCB to north; SCB, WSI to south; TOB, VOLG to east; SCB, R10 to west
15a R15 Residential R15 to north; R15 to south; R10 to east; R15 to west 
15b Retirement Community R15 to north, east and west; NB and R10 to south 

Notes: 1.  Current use is St. Catherine of Siena Medical Center 
VOH – Village of Head of the Harbor 

  TOB – Town of Brookhaven 
  VOLG – Village of Lake Grove 

 Town Zoning per Code – NB=Neighborhood Business; SCB=Shopping Center Business; OB=Office 
Business 
 

 The study parcels are distributed across a wide variety of zoning districts including 
industrial, residential and commercial categories.  The surrounding zoning is also 
widely distributed across various Town zoning districts; however, ID No. 1-4 are 
primarily surrounding by industrial zoning.  

 
Educational Resources – Figure 1-21 illustrates the various school districts in the Town 

of Smithtown including: 
 

 the Kings Park Central School District (CSD) which includes ID No. 1-6;  
 the Smithtown Central School District (CSD) which includes ID No. 7-10 and 14-

15a/15b; and  
 the Commack Union Free School District (UFSD) which includes 11-13. 

 

As noted the study parcels are distributed across three (3) separate school districts within 
the Town. 
 
Fire Districts – Figure 1-22 illustrates the various fire districts in the Town of Smithtown 

and also shows the location of ambulance/Emergency Medical Service (EMS) 
locations.  Fire districts in the Town and the parcels within them are listed as follows: 

 
 the Kings Park Fire District (FD) which includes ID No. 1-6;  
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 the Smithtown FD which includes ID No. 7-9; 
 the St. James FD which includes ID No. 10; 
 the Commack FD which includes ID No. 11-13; and  
 the Nesconset FD which includes ID No. 14-15a/15b. 

 
As noted the study parcels are distributed across five (5) separate fire districts within 
the Town. 

 
Local Waterfront Revitalization Program – Figure 1-23 illustrates the Town’s Local 

Waterfront Revitalization Area (LWRP) boundary.  This boundary is primarily 
related to the Nissequogue River corridor.  The northern portion of ID No. 5 (i.e. the 
36.24 acre northwest parcel and the 12.73 acre northeast parcel) is located within the 
Local Waterfront Revitalization Area (LWRP); it is noted that most of the 36.24 acre 
parcel and all of the 12.73 acre parcel are also located in the Wild, Scenic and 
Recreational Rivers (WSRR) boundary (see Figure 1-19) which would further restrict 
potential future use.  ID No. 6 (part of Kings Park Psychiatric Center) is also within 
the Local Waterfront Revitalization Area (LWRP); it is noted that part of ID No. 6 is 
also within the Wild, Scenic and Recreational Rivers (WSRR) boundary (Figure 1-
19) and is designated as state public property (see Figure 1-5).  All other parcels are 
outside of the Local Waterfront Revitalization Area (LWRP) boundary.  Any use 
within the Local Waterfront Revitalization Area (LWRP) boundary would need to be 
reviewed for conformance with the land use guidelines and requirements of the Local 
Waterfront Revitalization Program (LWRP).   

 
 
The mapping of these resources with respect to each of the study parcels assists with the 
assessment of potential environmental impacts associated with the seventeen (17) 
identified sites. 

 
 
1.3.7 Assessment of Potential Environmental Impacts 
 
This assessment considers the various site resources and potential impacts related to potential 
land use on the seventeen (17) study parcels.  A matrix has been prepared to combine some of 
the key natural and human resource categories for easy comparison and assessment.  Table 1-3 
includes a detailed matrix of project characteristics of each of the seventeen (17) sites, including: 
use/character; topography/moraine; soil associations; groundwater management zones; surface 
water/wetlands; surface watershed; Wild, Scenic and Recreational Rivers; zoning; school 
districts; fire districts, and the Local Waterfront Revitalization Program (LWRP) boundary. 
 
In terms of natural resources, there are no significant constraints with respect to land use 
associated with the seventeen (17) parcels.  The following discussions relate to land use and 
potential impacts for natural resource categories. 
 
Use/Character – Of the seventeen (17) sites subject to this evaluation, six (6) are primarily 

industrial (ID No. 1-4, 10 and 12); three (3) are in commercial use (ID No. 11, 13 and 14); 
one (1) is agricultural (ID No. 9); one (1) is a State-owned Facility and park (ID No. 6); one 
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(1) is a medical and nursing rehabilitation center (ID No. 8a); one is a retirement community 
(ID No. 8b); and, four (4) are vacant or primarily vacant (ID No. 5, 7, 15a and 15b).  
Consequently, most of the sites are disturbed and/or established in other major land use 
types.  Only four (4) of seventeen (17) sites are vacant or primarily vacant. 

 
Topography/Moraine (Geology) – Topography is a site-specific resource that must be addressed 

in connection with a specific land use project.  The Town of Smithtown protects 
environmentally sensitive lands which includes slopes in excess of 15 percent under Town of 
Smithtown Town Code Chapter 322, §322-19.  Any site subject to a land use application 
must map steep slope areas and ensure protection to the maximum extent practicable.  In 
addition, the Town implements GP 0-10-001 requirements for site stormwater permits (State 
Pollutant Discharge Elimination System) and Chapter 153 of the Town Code, including 
preparation of erosion control plans and Stormwater Pollution Prevention Plans, which assist 
in ensuring that slopes are properly managed.  Individual site use, design, use of retaining 
walls, grade transitions, amount of grading and disturbance and appropriate mitigation assists 
in addressing potential topographic impacts in connection with proposed use of land.   

 
Soil Associations (Surface and Subsurface Soils) – Similar to topography, site soils must be 

evaluated for each individual site to determine constraints with respect to surface and 
subsurface soils.  The Soil Types are mapped and would be assessed in terms of constraints.  
Soil borings would be completed to ensure adequate leaching soils for sanitary and/or 
drainage on a given site.  Each individual site and use would be evaluated and designed in 
consideration of soil constraints to ensure that no significant adverse impacts would occur.  
In addition, the Town of Smithtown protects environmentally sensitive lands which includes 
poorly-drained soils, as defined by the United States Soil Conservation Service pursuant to 
Town of Smithtown Town Code Chapter 322, §322-19.  Any site subject to a land use 
application must identify constrained soils and avoidance to the maximum extent practicable.   
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Table 1-3 
STUDY PARCEL RESOURCE MATRIX 

 

ID 
No. 

Use/ 
Character 

Topo/ 
Moraine 

Soil 
Associations 

GMZ Surface Water/ 
Wetlands 

Surface 
Watershed 

WSRR * 
Boundary 

Parcel 
Zoning 

School 
District 

Fire 
District 

1 Industrial/ 
Asphalt 

Harbor 
Hills 

C-P-R Zone
I 

None Nissequogue/ 
SM Creek 

No Heavy Industrial; 
Light Industrial 

Kings Park
CSD 

Kings Park 
FD 

2 
Industrial/ 
Vacant Fill 

Harbor 
Hills H-R 

Zone
I None 

Inland 
Recharge No 

Heavy Industrial; 
Light Industrial 

Kings Park
CSD 

Kings Park 
FD 

3 
 

Industrial/ 
Solid Waste 

Harbor 
Hills H-R 

Zone
I None 

Inland 
Recharge No 

Light 
Industrial 

Kings Park
CSD 

Kings Park 
FD 

4 
 

Industrial/ 
Driving Range 

Harbor 
Hills 

P-C 
Zone

I 
None 

Inland 
Recharge 

No 
Light 

Industrial 
Kings Park

CSD 
Kings Park 

FD 
5 

 
Vacant/ 
Wooded 

Coastal 
Riverine 

C-P-R/
H-R 

Zone
VIII 

None 
Nissequogue/ 

SM Creek 
Partial * 

R43
Residential 

Kings Park
CSD 

Kings Park 
FD 

6 
 

Kings Park 
Psych Ctr 

Harbor 
Hills 

C-P-R/
H-R 

Zone
VIII 

None 
Nissequogue/ 

SM Creek 
Partial * 

R43
Residential 

Kings Park
CSD 

Kings Park 
FD 

7 
 

Mostly Vacant/ 
Wooded 

Outwash 
Plain 

H-R 
Zone
VIII 

None 
Nissequogue 

River 
No 

Light 
Industrial 

Smithtown
CSD 

Smithtown 
FD 

8a 
 

Medical Center, 
Nursing & Rehab 

Center 

Outwash 
Plain 

P-C 
Zone 
VIII 

None 
Nissequogue 

River 
No 

Light Industrial;  
R15 

Smithtown 
CSD 

Smithtown 
FD 

8b 
 

Retirement 
Community 

Outwash 
Plain 

P-C 
Zone
VIII 

None 
Nissequogue 

River 
No 

Retirement
Community 

Smithtown
CSD 

Smithtown 
FD 

9 
 

Agricultural/ 
Farm Stand 

Outwash 
Plain 

C-P-R/
H-R 

Zone
VIII 

None 
Nissequogue 

River 
No 

R21 
Residential 

Smithtown
CSD 

Smithtown 
FD 

10 
 

Industrial/ 
Commercial 

Harbor 
Hills 

C-P-R 
Zone
VIII 

None 
Stony Brook 

Harbor 
No 

Light 
Industrial 

Smithtown
CSD 

St. James 
FD 

11 
 

Shopping 
Center 

Outwash 
Plain 

H-R/
P-C 

Zone
I 

None 
Inland 

Recharge 
No 

Commercial 
Business 

Commack
UFSD 

Commack 
FD 

12 
 

Industrial Use 
Building 

Ronkonk-
oma 

H-R Zone
I 

None Inland 
Recharge 

No Light 
Industrial 

Commack
UFSD 

Commack 
FD 

13 
 

Large Box 
Shopping Ctr 

Ronkonk-
oma 

C-P-R Zone
I 

None Inland 
Recharge 

No Shopping Center 
Business 

Commack
UFSD 

Commack 
FD 

14 
 

Mall Shopping 
Center 

Outwash 
Plain 

H-R/
P-C 

Zone
I None 

Inland 
Recharge No 

Shopping Center 
Business 

Smithtown
CSD 

Nesconset 
FD 

15a 
 

Vacant/ 
Wooded 

Outwash 
Plain P-C 

Zone
I None 

Inland 
Recharge No 

R15 
Residential 

Smithtown
CSD 

Nesconset 
FD 

15b 
 

Vacant/ 
Wooded 

Outwash 
Plain 

P-C 
Zone

I 
None 

Inland 
Recharge 

No 
Retirement 
Community 

Smithtown
CSD 

Nesconset 
FD 

Notes: Soil Associations: C-P-R=Carver-Plymouth-Riverhead; P-C=Plymouth Carver; H-R=Haven-Riverhead. 
  *ID No. 5 and 6 are also partially within the LWRP boundary. 
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Groundwater Management Zones (Groundwater) – All sites in the Town are subject to a 600 
gpd/ac on-site sanitary discharge limit, provided public water is available (most of the Town 
is served by public water).  If discharge of greater than 600 gpd/ac is proposed, a sewage 
treatment plant (STP) is required.  These limitations are established under Article 6 of the 
Suffolk County Sanitary Code (SCSC) for best groundwater management practice.  

 
Conformance with Article 6 assists in addressing potential groundwater impacts as a result of 
sanitary wastewater discharge.  Depth to groundwater is assessed on a project specific basis 
using test holes to determine the elevation of water beneath a site.  The Town of Smithtown 
protects environmentally sensitive lands which includes lands where the depth to 
groundwater is less than 10 feet under Town of Smithtown Town Code Chapter 322, §322-
19.  Each individual site and use would be evaluated and designed in consideration of depth 
to groundwater, specific proposed use and potential groundwater impacts, to ensure that no 
significant adverse impacts would occur. 

 
Surface Water/Wetlands (Ecology) – As noted, only four (4) sites are vacant or near vacant and 

vegetated.  The majority of sites have disturbance including industrial, commercial and other 
activity.  No significant ecological resources are identified on a regional basis.  There are 
mapped wetlands the St. Johnland site (ID No. 5), the Kings Park Psychiatric Center site (ID 
No. 6), and the Gyrodyne site (ID No. 10); it is noted that wetlands and wetlands buffer 
protection would be addressed through site-specific design and protection mechanisms.  The 
remaining fourteen (14) sites do not contain wetlands.  It is also noted that the Town of 
Smithtown protects environmentally sensitive lands which includes a habitat for protected, 
threatened or endangered species under Town of Smithtown Town Code Chapter 322, §322-19.  
Each individual site and use would be evaluated and designed in consideration of habitats 
and ecological resources as appropriate, to ensure that no significant adverse impacts would 
occur. 

 
Surface Watersheds – It is noted that the various parcels are separated across several watersheds; 

as a result, no single surface watershed would be impacted should these sites be developed or 
re-developed.  Watersheds can be impacted by improper handling of stormwater runoff, 
and/or land use activities that degrade the aquifer which discharges to a surface water feature.  
Any newly proposed site uses would be required to retain stormwater on site.  In addition, the 
Town implements GP 0-10-001 and Town Code Chapter 153 requirements for site 
stormwater permits (State Pollutant Discharge Elimination Systems) including preparation of 
erosion control plans and a Stormwater Pollution Prevention Plan, which assists in ensuring 
that stormwater is properly managed on a given site.  Groundwater protection measures noted 
above further ensure that surface watersheds are protected.  In addition, since thirteen (13) of 
the sites are developed, any change in use resulting in re-development would be subject to 
updated stormwater handling requirements. 

 
Wild, Scenic and Recreational Rivers – The only sites in or near the Nissequogue Wild, Scenic 

and Recreational Rivers (WSRR) boundary are ID No. 5 and 6.  ID No. 5 is the St. Johnland 
parcel and other holdings.  The proposed Uplands at St. Johnland is designed to conform to 
the very stringent Wild, Scenic and Recreational Rivers (WSRR) requirements.  The other 
parcels are dominated by Wild, Scenic and Recreational Rivers (WSRR) lands and would not 
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be appropriate for a Continuing Care Retirement Community (CCRC) use.  ID No. 6 is the 
Kings Park Psychiatric Center; the State holdings include land in the Wild, Scenic and 
Recreational Rivers (WSRR).  It is expected that any State land in the Wild, Scenic and 
Recreational Rivers (WSRR) would not be part of a future land use proposal as these lands 
are part of the Nissequogue River State Park.  No impact to the Nissequogue Wild, Scenic 
and Recreational Rivers (WSRR) is expected. 

 
Zoning – The study parcels fall into a variety of zoning districts including industrial (heavy and 

light), commercial (shopping center and commercial business), retirement community and 
residential (R15, R21 and R43 districts).  The existing zoning is what determines the 
allowable land use on a given parcel.   

 
Currently, two (2) of the parcels are zoned RC, and therefore would be able to apply for a 
Continuing Care Retirement Community (CCRC) Special Exception, if the new Code were 
adopted.  Of these parcels, one is developed as a retirement community (ID No. 8b), and the 
other is vacant (ID No. 15b).  ID No. 8b is associated with the St. Catherine of Siena 
facilities, and would be appropriate for independent living in connection with an overall 
Continuing Care Retirement Community (CCRC) use, given its current use.  ID No. 15b 
adjoins other lands owned by the same entity and could potentially be used for a Continuing 
Care Retirement Community (CCRC) on its own or in combination with other lands.  Use of 
either of these sites for Continuing Care Retirement Community (CCRC) would require 
approval of the Continuing Care Retirement Community (CCRC) Special Exception and 
site/use specific State Environmental Quality Review Act (SEQRA) review and site plan 
approval.   
 
Of the remaining fifteen (15) sites, any potential use for a Continuing Care Retirement 
Community (CCRC) would require a discretionary action by the Town Board to change the 
zoning to Retirement Community (RC), and a further decision to grant a Continuing Care 
Retirement Community (CCRC) Special Exception, if the Board found that a proposed use 
was consistent with the requirements of the zoning district/Special Exception provisions.  As 
a result, the proposed adoption of the change to the Code to permit a Continuing Care 
Retirement Community (CCRC) by Special Exception in the Retirement Community (RC) 
zone, is not expected to have a significant adverse impact with respect to zoning, and would 
require several decisions before such a use could be established. 

 
School Districts (Education) – It is noted that the various parcels are separated across three (3) 

school districts; as a result, no single school district would be impacted.  Continuing Care 
Retirement Community (CCRC) uses do not involve generation of school-aged children, and 
therefore, would not impact educational resources.  Private facilities other than non-profit 
operators would generate tax revenue that would accrue to the school district to increase the 
tax base and provide benefit, but regardless, since no school age children are generated, no 
impact is expected. 

 
Fire Districts (Ambulance and Community Services) - It is noted that the various parcels are 

separated across five (5) fire districts; as a result, no single fire district would be impacted.  A 
Continuing Care Retirement Community (CCRC) on any of the study parcels would require 



The Uplands at St. Johnland 
Change of Zone Application 

Draft EIS 

 

Page 1-29 

new construction.  This construction would conform to current building and fire code, and 
would incorporate provisions for fire protection.  In addition, the Fire Marshal will review 
any proposed site plan and the local fire district would have input.  Any proposed use would 
incorporate this input, and would provide fire hydrants within or proximate to the site and 
sprinklers as well as other protection measures consistent with up-to-date codes, Town Fire 
Marshal and fire district input.  The Draft Environmental Impact Statement (DEIS) Code 
Review/Recommendations (Section 1.2.3) suggests that three stories with a potential for 
increase up to 50 feet be considered as a waiver from the Town Board where community, 
visual, fire district and other factors warrant it to provide design flexibility.  A 50 foot height 
is typical for industrial zoning districts, and would not be expected to cause an undue burden 
on fire district response; however, as noted, the Town Board would consider this if the 
Continuing Care Retirement Community (CCRC) Special Exception includes this provision.  
It is expected that the Continuing Care Retirement Community (CCRC) Special Exception 
would not result in significant adverse impact to fire districts given the specific 
considerations noted above.   

 
With respect to ambulance services, Figure 1-22 does illustrate ambulance and Emergency 
Medical Stations throughout the Town in most cases within several miles of any study parcel.  
Ambulance services are needed for all age cohorts; however, response to older age residents 
may be more prevalent.  It is noted that the Continuing Care Retirement Community (CCRC) 
would include various levels of care from active seniors in independent housing to assisted 
living with greater levels of care.  Residents are monitored for health conditions and limited 
nursing care would be available on site.  Older residents reside throughout the Town and 
would seek ambulance assistance if necessary.  The location of a Continuing Care Retirement 
Community (CCRC) would ensure that local ambulance services are aware of the facility and 
could plan accordingly to respond if called.  Any proposed Continuing Care Retirement 
Community (CCRC) would require review of adequacy of community services at which time 
more specific needs could be addressed based on the location, existing 
ambulance/Emergency Medical Service facilities and the proposed use.  As a result, it is not 
expected that the adoption of a Continuing Care Retirement Community (CCRC) Special 
Exception provision would result in significant adverse impacts to ambulance/EMS services. 
 
Impact on other community services would be limited given the private operation and 
maintenance of any proposed Continuing Care Retirement Community (CCRC).  On-site 
roads, amenities, infrastructure and maintenance would all ensure that a proposed facility 
would not be a burden on local community services. 

 
LWRP – Only ID Nos. 5 and 6 are within or partially within the Local Waterfront Revitalization 

Program (LWRP) boundary.  For ID No. 5, most of the 36.24 acre parcel and the entire 12.73 
acre parcel are also located in the Wild, Scenic and Recreational Rivers (WSRR) boundary 
which would further restrict potential future use.  For ID No. 6, the northern part of this 
parcel is also within the Wild, Scenic and Recreational Rivers (WSRR) boundary and is 
designated as state public property.  All other parcels are outside of the Local Waterfront 
Revitalization Program (LWRP) boundary.  Any use within the Local Waterfront 
Revitalization Program (LWRP) boundary would need to be reviewed for conformance with 
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 The employment includes the same distribution of employees that was seen under first-year 
operations: 7.5 FTE employees responsible for administrative services, 3.0 FTE employees for 
activities services, 11.0 FTE employees for assisted living services, 3.0 FTE employees for 
building and maintenance, 2.8 FTE employees for emergency systems services, 20.7 FTE 
employees for dining services, 3.0 FTE employees for grounds maintenance services, 15.8 FTE 
employees for housekeeping and laundry services, 2.8 FTE employees for transportation services, 
and 4.0 FTE employees for marketing services.28   

 The 73.6 FTE direct employment positions is projected to result in an indirect impact of 10.5 FTE 
jobs, and an induced impact of 16.9 FTE jobs throughout the region, bringing the total economic 
impact of operational employment to 101.0 FTE jobs during the second year of operations, and 
annually thereafter.  This represents the entire economic benefit to the community, resulting from 
the second-year and annual operational employment thereafter.29 

 During the second year of operations and annually thereafter, direct labor income refers to annual 
wages, earnings or salary that is paid to the 73.6 FTE employees during annual operations of the 
CCRC.  The 73.6 FTE employees are anticipated to earn a total of over $3.4 million in collective 
labor income during the second year of operations, and annually thereafter.30 

 The $3.4 million in direct labor income is projected to result in an indirect impact of over 
$596,000 and an induced impact of over $910,000, bringing the total economic impact of labor 
income to over $4.9 million during the second year of operations and annually thereafter.  This 
represents the entire economic benefit to the community, resulting from the second-year and 
annual operational labor income thereafter.31 

                                                                                                                                                       
five (5) FTE.   This conversion allows for an accurate and clear projection as to the number of employees within a 
given location, and a benchmark in which to measure employment in other uses and/or locations. 
28 Operational employment provided by the applicant in June 2011. 
29 According to IMPLAN, a multiplier of 19.558549 represents the total change in the number of jobs that occurs in 
all industries for each additional one million dollars of output delivered to final demand by “Nursing and Residential 
Care Facilities” (IMPLAN Sector 398) in Suffolk County, New York.   
30 This figure assumes that the 7.5 FTE employees responsible for administration services will earn annual salaries 
ranging from $40,502 for the Receptionists/Concierges to $164,075 for the Executive Director; the 3.0 FTE 
employees responsible for activities services will earn annual salaries ranging from $32,526 for the Activities 
Assistants to $59,213 for the Activities Director; the 11.0 FTE employees responsible for assisted living services 
will earn annual salaries ranging from $34,795 for the Receptionist to $137,376 for the Assisted Living Supervisor; 
the 3.0 FTE employees responsible for building and maintenance will earn annual salaries ranging from $51,093 for 
the Building Maintenance staff to $91,811 for the Plant and Maintenance Supervisor; the 2.8 FTE employees 
responsible for emergency system services (security guards) will earn annual salaries of $38,986; the 20.7 FTE 
employees responsible for dining services will earn annual salaries ranging from $22,997 for Dishwashers to 
$71,930 for the Chef; the 3.0 FTE employees responsible for grounds maintenance services will earn annual salaries 
of $34,556; the 15.8 FTE employees responsible for housekeeping and laundry services will earn annual salaries 
ranging from $27,045 for Laundry Staff to $36,813 for Janitors/Porters; the 2.8 FTE employees responsible for 
transportation services (drivers) will earn annual salaries of $33,947; and the 4.0 FTE employees responsible for 
marketing services will earn annual salaries ranging from $57,876 for Sales Counselors to $171,454 for the 
Marketing Director.  Occupational wage data is based on New York State Department of Labor’s Occupational 
Employment Statistics (OES) survey, which collects information from approximately 57,000 businesses.  Data were 
collected in 2006, 2007, 2008 and 2009, and then updated to the first quarter of 2010 by making cost-of-living 
adjustments.  These wage estimates reflect New York State’s minimum wage of $7.25, the minimum wage in effect 
at the time these estimates were prepared.  All wages are specific to the Long Island region, and reflect the mean 
annual wage for the specified occupation.  Moreover, for the purpose of this analysis, an additional annual inflation 
factor of three percent was applied to the mean annual wage, to reflect wages during the second year of the 
operations period, projected to occur in 2016.  It is further assumed that these wages will increase by an additional 
annual inflation factor of three percent for each year of operations after 2016.   
31 According to IMPLAN, a multiplier of 0.872894 represents the total dollar change in labor income of households 
employed by all industries for each additional dollar of output delivered to final demand by “Nursing and 
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A summary of key economic findings is provided in Table 4-4.   

 
TABLE 4-4 

SUMMARY OF KEY ECONOMIC FINDINGS 
 

Economic Impact Parameter 
Output 

(Total Revenue) 
Employment  

(Number of Jobs) 
Labor Income 
(Total Wages) 

Economic Impact of Construction 
Direct Impact $103,581,379 456.1 FTE $51,790,690
Indirect Impact $31,414,140 231.1 FTE $13,103,287
Induced Impact $41,230,777 295.5 FTE $14,686,446
Total Economic Impact of Construction $176,226,296 982.8 FTE $79,580,422
Economic Impact of First-Year Operations 
Direct Impact $114,744,800 73.6 FTE $3,329,489
Indirect Impact $25,966,197 158.6 FTE $8,836,580
Induced Impact $7,753,756 52.6 FTE $2,773,341
Total Economic Impact of First-Year 
Operations 

$148,464,754 284.8 FTE $14,939,410 

Economic Impact of Second-Year Operations and Annually Thereafter 
Direct Impact $7,909,800 73.6 FTE $3,429,374
Indirect Impact $1,770,200 10.5 FTE $596,495
Induced Impact $2,545,001 16.9 FTE $910,714
Total Economic Impact of Second-Year 
Operations and Annually Thereafter 

$12,225,001 101.0 FTE $4,936,583 

 
 
A Residential Market Analysis was completed for the proposed project (see Appendix B). 
 
 
4.3.3 Proposed Mitigation   
 
 Neither the economic impact analysis nor the Residential Market Analysis identified any significant 

adverse impacts associated with the proposed project.  Accordingly, no mitigation is proposed. 
 
 
4.4 Land Use, Zoning and Town Plan Update 
 
4.4.1 Existing Conditions 
 
Land Use 
The current land use classification of the subject site and of the vicinity discussed herein is based 
on aerial photography (see Figure 4-3) and visual observations of the property and vicinity.  The 
subject site is presently classified as vacant; it is undeveloped and predominantly wooded, with a 
freshwater pond/wetland area in the north-central portion of the property.  Minor encroachments 
exist on the site’s southern border (the adjacent commercial use has modified an estimated 0.10 
                                                                                                                                                       
Residential Care Facilities” (IMPLAN Sector 398) in Suffolk County, New York.   
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acres of land for landscaping), and along the western boundary (two neighbors have encroached 
with a swimming pool and a shed).  The adjacent and nearby land uses are as presented in Table 
4-5. 
 

Table 4-5 
LAND USE 

 
Direction Adjacent Land Uses Nearby Land Uses 

North 
Institutional (St. Johnland Nursing 

Center), Vacant  
Public Recreational (Sunken Meadow 

State Park) 

East 
Vacant, Vacant Institutional (Kings 

Park Psychiatric Center) 
Public Recreational (Nissequogue River 

State Park, Town Park) 

South 
Vacant Institutional (Kings Park 
Psychiatric Center), Commercial 

Vacant Institutional (Kings Park 
Psychiatric Center), Institutional, 

Commercial 

West Single-family residential 
Single-family residential, Public 

Recreational (Sunken Meadow State 
Park) 

 
The site is surrounded by vacant land, residential properties, an institutional use located opposite 
the site across St. Johnland Road to the north, and a small abutting commercial use to the south.  
Farther from the site, public recreational lands are found to the north, east and west, with 
residential lands to the west, vacant institutional land to the south, and commercial uses along the 
Old Dock Road corridor to the south.  In general, the pattern of land uses in the vicinity indicates 
that the site is located in the corner of a large inverted U-shaped area of institutional and public 
recreational lands (comprised primarily of the now-vacant Kings Park Psychiatric Center, the 
521±-acre Nissequogue River State Park and 1,266±-acre Sunken Meadow State Park), 
interspersed with vacant, residential and some commercial properties.   
 
The ±5-acres of the St. Johnland Nursing Center property to be subdivided and utilized by the 
Suffolk County Department of Public Works (SCDPW) is presently undeveloped and mostly 
wooded.   
 
Figure 4-4 depicts the locations of open spaces in the Town of Smithtown.  As can be seen, the 
subject site is located in the vicinity of three significant public open space areas: Sunken 
Meadow State Park (to the north and west), Nissequogue River State Park (to the east), and 
Harrison Pond Town Park (to the east). 
 
Zoning 
The current zoning classifications of the subject site and area are based on the Town Zoning Map 
(see Figure 4-5).  The subject site and ±5-acres to be subdivided from the St. Johnland Nursing 
Center property are both presently zoned Residence R-43 District.  The adjacent and nearby 
lands are zoned as presented in Table 4-6. 
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Table 4-6 
ZONING 

 
Direction Adjacent Land Zones Nearby Zones 
North R-43 R-10, R-43, OB 
East R-43 R-43
South R-43, NB R-43
West R-15 R-10, R-43 

 
Similar to the pattern of land uses, the pattern of zoning in the vicinity indicates that the site is 
located within the corner of a large inverted U-shaped area of R-43-zoned land.  Much of this 
land is developed with single-family homes, with the remainder taken up by large acreages in 
Kings Park State Hospital, Nissequogue River State Park and Sunken Meadow State Park.  To 
the west of the site in this area are higher-density residential zones (R-10 and R-15), which trend 
southward to NYS Route 25A and the commercial districts in Kings Park hamlet that line this 
roadway.  Here, commercial zones (including CB, SCB and HI) are found, along with higher-
density residential zones such as R-6, RM-7and RM-GA.  Lands to the east, beyond the Kings 
Park Hospital property, are zoned R-10 
 
Permitted uses in the R-43 district include one-family dwelling, cemetery, church or similar 
place of worship, convent or monastery, fire or ambulance station, park, playground or nature 
preserve, public library, museum or similar use, school (elementary or high) and agriculture. 
 
 
Table 4-7 lists the dimensional requirements for the existing R-43 zoning of the project site.   
 

Table 4-7 
DIMENSIONAL REQUIREMENTS, Existing Zoning 

R-43 District 
 

Use Required 
Minimum lot area (SF) 43,560
Minimum lot area per dwelling (SF) 43,560
Minimum lot frontage at setback line (feet) 150
Minimum road frontage (feet) 40
Minimum front yard depth (feet) 60
Minimum rear yard depth (feet) 100
Minimum side yard width, one/both (feet) 24/60
Maximum GFA (%) 20
Maximum height (feet/stories) 35/2-½ 

 
The site’s existing zoning would allow for 21 lots (see Yield Map Site Plan in pocket at the end 
of the document). 
 
Land Use Plans 
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Town Plan Update - The Town is in the process of preparing a Comprehensive Plan Update.  
The Plan, once complete, will be subject to the review and input of the Town and community, 
and adoption by the Town Board.  The Plan, which is presently in preparation, currently includes 
five volumes, and the sixth is in preparation: 
 

I. Draft Goals and Objectives Statement (undated) 
II. Draft Population Study (May 2007) 
III. Draft Natural and Cultural Resources Study (August 2007) 
IV. Draft Community Facilities Study (April 2008) 
V. Draft Economic Resources Study (February 2010) 
VI. Draft Implementation Plan (in preparation) 

 
The goal of the Update to the Town’s Comprehensive Plan is to improve the quality of life for its 
residents by proposing an environment that is reflective of the community’s wishes, including: 
 

 Developing and enhancing the community’s “sense of place” in order to provide a strong 
community identity. 

 Managing and modernizing the infrastructure so that it becomes more efficient while it serves the 
needs of the community. 

 Enhancing the environment and cultural resources through protection, preservation and 
management. 

 Improving the local economy in terms of business activities, taxes, employment, and property 
values so as to provide an attractive, affordable and livable community. 

 Providing for needs of all segments of the population. 
 Providing existing and future trends in land use, communication, technology, transportation and 

related fields to remain competitive and economically viable in the 21st century.   
 
As the Town Plan Update has not been completed, no recommendations specific to the subject 
site are available; these will be contained in the above-noted Draft Implementation Plan.  The 
following are the main findings of the five draft Plan Update components that pertain to the site 
and/or proposed project.  
 

Volume II: Draft Population Study 
 The median age in the Town has increased while the number of families with school-age children 

has decreased. 
 
Volume III: Draft Natural and Cultural Resources Study 
 Altering natural landforms to make property more useable can have substantial impacts on the 

surrounding properties. 
 The native vegetation and wildlife resource is important to the welfare of the community. 
 People identify themselves with the community in which they live. 
 Smithtown’s most desirable features are spacious yards, large pockets of open space, and wooded 

neighborhoods. 
 

Volume IV: Draft Community Facilities Study 
 In order for a community to function well, it must have the proper type, amount and distribution 

of community facilities. 
 Nursing homes in Smithtown have greater than 96% occupancy rates. 
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 As a result of the large amount of wastewater generated from medical facilities, wastewater 
restrictions have become a major factor in locating such facilities. 

 
Volume V: Draft Economic Base Study 
 There is insufficient housing of the types needed to serve younger families, singles, “empty 

nesters”, senior citizens, and others who wish to live in smaller units or different styles of 
community.  The lack of housing diversity along with the cost of housing is a major factor in the 
out-migration of younger and older age groups. 

 
Town of Smithtown Local Waterfront Revitalization Program – The Town’s Local Waterfront 
Revitalization Program was adopted in May 1989 to “promote the beneficial use of coastal 
resources and avoid impairment of these resources” within the Town.  This is accomplished 
through the Town’s adoption of specific policies for the coastal area which are designed to 
promote desired uses and prohibit detrimental uses within the coastal boundary.  The coastal 
boundary is defined by the New York State Department of State, and can be further refined by 
the Town.  As depicted in Figure 4-6, the subject parcel is not located within the Local 
Waterfront Revitalization Area, while the parcel slated for Sewage Treatment Plant expansion is 
located within the Local Waterfront Revitalization Area.  As indicated in the Positive 
Declaration (Appendix A-1), the subject parcel has been considered for inclusion within the 
Local Waterfront Revitalization Area, and therefore consistency to the applicable Local 
Waterfront Revitalization Program policies should be conducted.  This analysis is provided in 
Section 4.4.2 below.   
 
 
4.4.2 Anticipated Impacts 
 
Land Use 
The proposed project will change the land use classification of the site from its current vacant 
status to senior residential use.  However, in consideration of the existing mix, presence and 
pattern of institutional, public recreational, residential and commercial uses in the area 
(particularly with respect to the proximity of the adjacent nursing home use, which is 
complementary to that of the proposed project), this change would not necessarily represent a 
significant or adverse land use impact.  The proposed project represents an appropriate transition 
parcel between lands occupied by single-family residences to the west and the nursing home to 
the north.  There is at present a significant amount of public recreational land in the vicinity, as 
illustrated in Figure 4-4.  These open spaces provide a significant public benefit and contributor 
to the existing rural ambiance of the area, which will not be significantly impacted by the 
conversion of the subject site from vacant and wooded to a site developed for a Continuing Care 
Retirement Community (CCRC) which will include retention of large natural buffers, pond 
retention, and significantly reduced density in the Wild, Scenic and Recreational Rivers portion 
of the site.  Considering the large amount of open spaces in the area represented by these public 
lands, the use of approximately 47 acres (including developed as well as retained open space 
areas) represented by the project would not significantly reduce this resource. Finally, the subject 
site lies on a local roadway that situates the subject property on a transportation corridor that 
provides access to the site.   
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The design of the project and resultant anticipated aesthetic character of the project is expected 
to reduce the potential for adverse impact with respect to land use character.  This will be 
accomplished primarily by the retention of a minimum 200-foot deep (north and west side) and 
100-foot deep (south side) naturally-vegetated buffer along the entire perimeter of the site 
(except for the two access drives), the preservation of the entire wetland area, and use of a 
professionally-designed and executed landscape plan within the developed area.   
 
The new residents will provide economic benefits to local merchants, service-oriented businesses 
and general consumer activities in the area, which represent beneficial impacts to the land use 
pattern of the area.  The convenience of local shopping and resultant use by the residents would 
help to strengthen the residential character of the community.  The proposed project will 
generate construction jobs and operation and maintenance jobs for the facility and will result in 
an immediate realization of these economic benefits. 
 
The type of housing offered will help to diversify available housing types in the area and will 
provide various levels of care for senior citizens in the community and the region.  Single-family 
residential development is a prevalent type of housing in the area, with intermittent nursing home 
and townhouse/condominium developments in localized settings.  The proposed project provides 
quality housing that is designed to allow seniors the option to “age-in-place”.  The proposed 
Continuing Care Retirement Community (CCRC) development will provide residents lifelong care 
and residence, unlike other forms of retirement housing.  Designed as a residential campus with a 
variety of housing types, the proposed Continuing Care Retirement Community (CCRC) residents 
could move into the townhouse or independent living units and are able to eventually move into 
the assisted living units if a higher degree of health care becomes necessary, without having to 
move out of the community to obtain the needed care.   
 
The target market for the type of units offered is expected to include active seniors (in the 
townhouse units), elderly residents who wish to remain near their families in downsized living 
quarters (the independent living units) as well as providing a type of housing that employs 
medical staff (the assisted living units).   
 
The project will create a “continuum of care” environment to allow the full spectrum of senior 
housing uses from full independent living units in the townhouses to enhanced senior living, then 
assisted living; skilled nursing care would be available at the nursing home across St. Johnland 
Road.  
 
The ±5-acres of the St. Johnland Nursing Center property to be subdivided and utilized by the 
Suffolk County Department of Public Works (SCDPW) will be mostly cleared and replanted 
with native grasses with the exception of a five-foot buffer of either natural vegetation or a 
planted berm/buffer.  Leaching pools will be a maximum depth of 15 feet (or an effective depth 
of 12 feet) and a 10-foot diameter for the full 600,000 gpd capacity.  Pools will be located no 
closer than 25 feet from the ±5-acre property boundary.   
 
Zoning 
The proposed project would change the zoning of the site, from R-43 to RC-Retirement 
Community, however no change of zoning for the ±5-acres of the St. Johnland Nursing Center 
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property is being requested.  As the Town Zoning Code would be amended at the same time to 
provide for the Continuing Care Retirement Community (CCRC) use (as a Special Exception in 
the RC district), the project would represent the first use of this amendment in the Town.  In this 
respect, the project will result in an impact to zoning with respect to the pattern of zoning in the 
area as well as from the implementation of the Continuing Care Retirement Community (CCRC) 
amendment.    
 
The only zoning district in which the proposed project would be allowed is the RC district. 
Table 4-8 presents the anticipated dimensional requirements of the Continuing Care Retirement 
Community (CCRC) regulations, as well as the project’s conformance to each.  As can be seen, 
the proposed project will generally conform to the Continuing Care Retirement Community 
(CCRC) dimensional requirements though six variances would be required.  Section 2.4 (see 
page 2-18) presents a discussion of these permits. 
 

Table 4-8 
DIMENSIONAL REQUIREMENTS, Proposed Project 

CCRC Amendments (1) 
 

Use Required Proposed
Minimum site area (acres) 25 49.69
Maximum gross floor area (%) 20 25.1*
Maximum building height (feet) 50** 50* 
Maximum building coverage (%) 10 9.35 
Maximum density (units/acre) 5 5 
Minimum number of access driveways 2 2 
Minimum depth of natural buffer (feet) 200 100*
Minimum building setback from property lines (feet) 200 200 

(1) Special Exception required for CCRC in the RC district. 
* Variance requested. 
** For every 2 feet of additional setback, may increase building height by 1 foot, to a maximum height of 50 feet. 
 
The proposed project requests a yield that conforms to the maximum number of units allowed for 
a Continuing Care Retirement Community (CCRC).  The density analysis is presented in Section 
2.2.1 (see page 2-2). 
 
The subject site is located opposite a nursing home project that is developed on an R-43-zoned 
site.  Therefore, a precedent for uses that would be complementary to this type development has 
been established.  Through the requested rezoning, the proposed project provides housing for an 
under-served portion of the population in the Town.   
 
The community would benefit economically from increased senior housing diversity, the 
increased value of the property, and from increased property tax revenues.  The proposed project 
would result in temporary jobs during the construction phase in addition to the number of jobs 
created due to operation of site facilities, particularly the assisted living component.  In addition, 
the project would generate revenues to applicable service jurisdictions through the generation of 
property taxes, though it would result in incremental increases in demand for services.  Finally, 
the project is not in conflict with land use plans.     
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Land Use Plans 
Town Plan Update - As noted above, the Draft Implementation Plan is currently being prepared.  
It will be the concluding section of the Town Plan Update, and will present the recommendations 
to address the future needs of the Town, as described and explained in the main findings of each 
of the component documents of the Plan Update.  The following briefly discusses whether and 
how the proposed project addresses the pertinent findings of the Plan Update (by volume): 
 

Volume II: Draft Population Study 
 The two trends discerned regarding aging population and a decrease in families with school-age 

children suggests that housing for families that lack school-age children (either newly-wed 
couples without children as yet or older households where the children have grown and departed) 
will become increasingly attractive.  In addition, the trend for aging population suggests that 
housing for such residents will also become attractive.  The Continuing Care Retirement 
Community (CCRC) amendments to the Town Zoning Code (and as represented by the proposed 
project) would address these markets, by providing housing for both older, smaller households 
where children are not present, as well as older families that are beyond child-rearing years and 
are oriented toward aging lifestyles and housing/elder care needs. 

 
Volume III: Draft Natural and Cultural Resources Study 
 The proposed project minimizes alterations of the site’s existing natural landforms, particularly of 

the freshwater wetlands in the property’s north-central area.  This resource and its surrounding 
100-foot buffer) will be avoided entirely.  In addition, clearing/development of the rest of the site 
has been minimized to about 38%, so that a high level of preservation has been achieved. 

 As noted above, the project has been designed to disturb the minimum amount of the site’s 
existing natural vegetation necessary to provide the quality development sought by the applicant.  
As a result, the maximum preservation of natural spaces and associated habitat value of the site 
will be retained.   

 The proposed project is intended to create, by the interaction of its appearance, amenities, natural 
resources and facilities, a community as identified by its residents.    

 The project will retain and incorporate the numerous and significant desirable feature of the site 
(including the freshwater wetlands and extensive wooded spaces), and will utilize the site’s 
location within the hamlet of Kings Park to provide an attractive and successful facility of which 
its residents and neighbors will be proud.   

 
Volume IV: Draft Community Facilities Study 
 The project will provide a number of community facilities and services on-site for its residents, 

but does not include such features for the larger community.  It is noted that these features are 
already found in the Kings Park hamlet center on and along NYS Route 25A to the south.   

 The proposed project does not include a nursing home; such a facility is found on the north side 
of St. Johnland Road, opposite the subject site and under the same ownership.  As required by 
NYS law, the types of senior residential facilities included in the proposed project must be 
associated with and proximate to a nursing home.  As experience indicates that nursing homes are 
popular in the Town, it is expected that the proposed project would be well-occupied.   

 The proposed project will provide for the proper treatment and disposal of its wastewater, by 
connection to the existing Kings Park Sewage Treatment Plant (STP), operated by the Suffolk 
County Department of Public Works (SCDPW).   

 
Volume V: Draft Economic Base Study 
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 The project will address the insufficiency of diverse housing types, by providing three types of 
senior residential development: townhouses, independent living units and assisted living units.   
This would have the effect of alleviating the paucity of such housing opportunities as well as the 
associated out-migration of seniors due to this absence of desired housing.  

 
Town of Smithtown Local Waterfront Revitalization Program – As indicated in Section 4.4.1 
(see page 4-23), the subject property is not located within the Local Waterfront Revitalization 
Area, but is being considered for inclusion within the area and as such, should be analyzed for 
Local Waterfront Revitalization Program consistency.  The Sewage Treatment Plant expansion 
area is within the Local Waterfront Revitalization Area and consistency analysis to applicable 
policies for this parcel and the subject property is provided below.   

Policy 5:  Encourage the location of development in areas where public services and facilities 
essential to such development are adequate, except when such development has special functional 
requirements or other characteristics which necessitates its location in other coastal areas. 
 
St. Johnland Parcel:  The proposed Continuing Care Retirement Community (CCRC) 
development is located such that it is accessible by existing road systems, is served by existing 
electrical service and public water supply, and is able to connect to a Sewage Treatment Plant32.  
There are available recreational facilities in the vicinity of the subject site.  In addition, services 
provided by the St. Johnland Nursing Center to the north of the subject property would 
complement those provided by the proposed Continuing Care Retirement Community (CCRC) 
facility.  As a result, the proposed project is believed to be consistent with this policy. 

 
Sewage Treatment Parcel:  The proposed sewage treatment leaching area is located outside of the 
Wild, Scenic and Recreational Rivers boundary and adjacent to the existing St. Johnland Nursing 
Center.  The land enables Suffolk County to convey effluent from a surface water discharge to an 
inland groundwater discharge outside of the Wild, Scenic and Recreational Rivers boundary.  
This area is also one of the only areas appropriate for such a leaching field as other parcels within 
the vicinity of the existing sewer system are either developed, are located within the Wild, Scenic 
and Recreational Rivers corridor or do not have adequate depth to groundwater.  The site will not 
require structural improvements as leaching facilities will be subsurface and the site will appear 
as an open field.  As a result, the proposed leaching field is believed to be appropriately sited and 
therefore consistent with this policy. 
 
 
Policy 14a:  Undertake erosion control and management techniques for all phases of new 
development, including construction. 
 
St. Johnland Parcel:  As described in Section 2.2.2 (see page 2-10), a Stormwater Pollution 
Prevention Plan will be prepared as part of site plan approval.  Stormwater and erosion control 
measures will be designed in accordance with the New York State Department of Environmental 
Conservation Technical Guidance Manual.  As per New York State Department of Environmental 
Conservation regulations, the site will be inspected on a weekly basis to ensure stormwater and 
erosion control measures are being properly implemented.  If an erosion control measure is not in 
compliance with engineering specifications, the site inspector will notify the contractor and will 
provide recommendations for corrective actions.  As stormwater and erosion control measures 

                                                
32 The existing St. Johnland Nursing Center is connected to the Kings Park Sewage Treatment Plant. 
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will be implemented and inspected according to State regulations, the proposed development is 
believed to be consistent with this policy. 

 
Sewage Treatment Parcel:  Similar to the measures to be implemented for the St. Johnland 
Parcel, all appropriate erosion control measures will be utilized during leaching field installation.  
Stormwater and erosion control measures will be designed in accordance with the New York 
State Department of Environmental Conservation Technical Guidance Manual.  As per New York 
State Department of Environmental Conservation regulations, the site will be inspected on a 
weekly basis to ensure stormwater and erosion control measures are being properly implemented.  
If an erosion control measure is not in compliance with engineering specifications, the site 
inspector will notify the contractor and will provide recommendations for corrective actions.  As 
stormwater and erosion control measures will be implemented and inspected according to State 
regulations, the proposed development is believed to be consistent with this policy. 
 
 
Policy 18:  To safeguard the vital economic, social and environmental interests of the State and of 
its citizens, proposed major actions in the coastal area must give full consideration to those 
interests, and to the safeguards which the state has established to protect valuable coastal resource 
areas. 
 
St. Johnland Parcel:  The proposed development is undergoing the State Environmental Quality 
Review Act process, which included a Positive Declaration (Appendix A-1) outlining the 
economic, social, and environmental concerns associated with the proposed development.  This 
Draft Environmental Impact Statement has been prepared to assess those concerns, and no 
development decision can be made until all potential impacts have been analyzed.  The Statement 
of Findings will weigh the environmental, social and economic issues in consideration of the 
Environmental Impact Statement process documents.  As no decision can be made until the 
agencies consider the relevant findings of the Environmental Impact State process, the project 
will be ensured of conforming with this policy. 

 
Sewage Treatment Parcel:  The proposed development is undergoing the State Environmental 
Quality Review Act process, which included a Positive Declaration outlining the environmental 
concerns associated with the proposed development.  The development of the proposed Sewage 
Treatment Plant leaching area is being evaluated in conjunction with the proposed development.  
This Draft Environmental Impact Statement has been prepared to assess the concerns outlined in 
the Positive Declaration (Appendix A-1), and no development decision can be made until all 
potential impacts have been analyzed.  The Statement of Findings will weigh the environmental, 
social and economic issues in consideration of the Environmental Impact Statement process 
documents.  As no decision can be made until the agencies consider the relevant findings of the 
Environmental Impact State process, the project will be ensured of conforming with this policy. 

 
 
Policy 25b:  Prevent the irreversible modification of natural geological forms and the removal of 
vegetation from dunes, bluffs and wetland areas which are significant to the scenic areas of the 
Town of Smithtown. 
 
St. Johnland Parcel:  No significant geologic formations exist on the subject property.  Although 
±18.57 acres (37.37 %) of vegetation will be removed, a 200 foot buffer (100 feet along Old 
Dock Road) will surround the development, screening it from the surrounding community 
(Section 4.6.2 (see page 4-47)).  The proposed development is not anticipated to impact the 
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scenic quality of this area and as a result the proposed project is believed to conform to this 
policy. 

 
Sewage Treatment Parcel:  No significant geologic formations exist on the proposed Sewage 
Treatment Plant leaching area and no dunes, bluffs and wetland areas are located on this parcel.  
Vegetation will be removed from this parcel; however, no structural improvements are necessary 
as all improvements will be subsurface.  The site will appear as an open meadow.  Consequently, 
the use of the ±5-acre parcel is believed to be consistent with this policy.   
 
 
Policy 32:  Encourage the use of alternative or innovative sanitary waste systems in small 
communities where the costs of conventional facilities are unreasonably high given the size of the 
existing tax base of these communities. 
 
St. Johnland Parcel:  The St. Johnland parcel will connect to the Kings Park Sewage Treatment 
Plant and will not utilize conventional on-site sanitary systems.  This connection will allow for 
sanitary effluent to be treated before being discharged to the proposed leaching field.  As the 
proposed project will utilize a sewage treatment plant in place of conventional sanitary systems, 
the project is believed to conform to this policy. 

 
Sewage Treatment Parcel:  The installation of a leaching field for discharge of the existing Kings 
Park Sewage Treatment Plant effluent inherently provides consistency with this policy as the 
installation of this leaching field will be removing an existing effluent discharge to Long Island 
Sound and the Kings Park Sewage Treatment Plant is an existing waste treatment facility.  As the 
leaching field is a part of an alternative sanitary system for the development of the St. Johnland 
parcel, the use of the leaching field is believed to conform to this policy. 
 
 
Policy 33:  Best management practices will be used to ensure the control of stormwater runoff 
and combined sewer overflows draining into coastal waters. 
 
St. Johnland Parcel:  As described in Section 2.2.2 (see page 2-10), a Stormwater Pollution 
Prevention Plan will be prepared for site plan approval.  Stormwater and erosion control measures 
will be designed in accordance with the New York State Department of Environmental 
Conservation Technical Guidance Manual.  As per New York State Department of Environmental 
Conservation regulations, the site will be inspected on a weekly basis to ensure stormwater and 
erosion control measures are being properly implemented.  If an erosion control measure is not in 
compliance with engineering specifications, the site inspector will notify the contractor and will 
provide recommendations for corrective actions.  It is noted that no combined sewer overflows 
are proposed in connection with this project.  As a result, the proposed development is believed to 
conform to this policy. 

 
Sewage Treatment Parcel:  As with the development of the St. Johnland parcel, stormwater 
runoff from the site will be prevented during construction of the leaching field.  As the leaching 
field will be re-seeded with native grasses after construction resulting in no new impervious 
surfaces, stormwater runoff will not occur as a result of the proposed leaching field.  There is no 
combined sewer overflow proposed in connection with this project.  As a result, the installation of 
the leaching field is believed to conform to this policy. 
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Policy 37:  Best management practices will be utilized to minimize the non-point discharge of 
excess nutrients, organics and eroded soils into coastal waters. 
 
St. Johnland Parcel:  Once the development of the St. Johnland parcel is complete, on site 
landscaping will be maintained by a professional landscaper.  Best management practices 
anticipated to be employed by the landscaper include the use of fertilizer in landscaped areas only 
when necessary, adherence to manufacturer’s fertilizer application instructions and maintenance 
of landscaped beds.  The subject site will have an on-site drainage system that will ensure 
collection and recharge of stormwater such that non-point source discharge to coastal waters is 
not expected.  By utilizing the above best management practices, the parcel will not discharge 
excess nutrients via stormwater to coastal waters during rain events.  As a result, the proposed 
development is believed to conform to this policy.   

 
Sewage Treatment Parcel:  As previously indicated, the installation of the leaching field will be 
re-seeded with native grasses once construction is complete.  The grasses will require limited 
mowing and will not require fertilizer application.  As a result, no nutrients are anticipated to 
enter coastal waters via stormwater from the proposed parcel and as such, the installation of the 
leaching field is believed to conform to this policy. 
 
 
Policy 37a:  New development shall not result in greater than zero percent additional stormwater 
run-off. 
 
St. Johnland Parcel:  As described in Section 2.2.2 (see page 2-10) and Section 3.5.2 (see page 
3-36), stormwater generated on site will be fully accommodated on site, and drainage design will 
be subject to review and approval by the Town, who will ensure that the drainage system is 
adequate for the proposed development.  The current drainage plan is designed to store 
stormwater runoff from a three inch storm event, which is the minimum required.  A Stormwater 
Pollution Prevention Plan will be prepared for the site which will include a model of the drainage 
contributing area to the site to ensure that the proposed drainage system will be adequate for 
containing stormwater from applicable storm events.  As the proposed drainage system will be 
designed to contain stormwater runoff from the site and a Stormwater Pollution Prevention Plan 
will be prepared in accordance with State and Town requirements, the proposed development is 
believed to conform to this policy. 

 
Sewage Treatment Parcel:  As the parcel will be re-seeded with native grasses once construction 
is complete and no impervious surfaces will be added to the parcel, no increase in stormwater 
runoff will occur from the parcel.  As a result, the installation of the leaching field is believed to 
conform to this policy. 
 
 
Policy 38:  The quality and quantity of surface water and groundwater supplies, will be conserved 
and protected, particularly where such waters constitute the primary or sole source of water 
supply. 
 
St. Johnland Parcel:  As described in Section 3.5.2 (see page 3-36), the proposed project will 
connect to an existing sewage treatment plant and as a result, no nitrogen generated from sanitary 
waste will enter groundwater on site.  Modeling of nitrogen recharging to the site as a result of 
the proposed development results in a concentration of recharge well below the Suffolk County 
drinking water standard of 10 mg/L.  As described in Section 3.5.2 (see page 3-36), the proposed 
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project will increase the amount of recharge on the site due to the addition of impermeable 
surface area.  All stormwater will be recharged on site either naturally or through the drainage 
system ensuring that all stormwater recharges resulting in no reduction in the quantity of water 
recharging to groundwater.  No changes are proposed to the existing wetland or pond that would 
affect the water level of the pond.  As the proposed development protects the quality and quantity 
of water on the subject site, the proposed project is believed to conform to this policy.   

 
Sewage Treatment Parcel:  As described in Section 3.5.2 (see page 3-36), the sanitary effluent 
from the proposed project will be pumped to the existing Sewage Treatment Plant in Kings Park.  
Treated effluent would then be pumped to the ±5 acre parcel for discharge.  Modeling of nitrogen 
recharging to the site as a result of the proposed development results in a concentration of 
recharge well below the Suffolk County drinking water standard of 10 mg/L.  As described in 
Section 3.5.2 (see page 3-36), the proposed project will increase the amount of recharge on the 
site due to the addition of impermeable surface area.  All stormwater will be recharged on site 
naturally, ensuring that all stormwater recharge will result in no reduction in the quantity of water 
recharging to groundwater.  As the proposed development protects the quality and quantity of 
water on the subject site, the proposed project is believed to conform to this policy.   
 
 
Policy 38a:  Uses and/or development which may adversely impact ground and surface waters 
shall not be permitted in the coastal area. 
 
St. Johnland Parcel:  As described in Section 2.2.4 (see page 2-13) the proposed development 
will connect to the Kings Park Sewage Treatment Plant for treatment of sanitary wastewater.  
Section 3.5.2 (see page 3-36) describes the nitrogen modeling conducted for the proposed project 
demonstrating that the proposed project will not adversely affect groundwater supply.  The 
proposed project will employ stormwater management systems consistent with best management 
practices and will include a Stormwater Pollution Prevention Plan and containment of stormwater 
on-site consistent with Town design standards.  As the proposed use is not expected to cause 
groundwater or surface water impacts as a result of sanitary wastewater or stormwater, the 
proposed development is believed to conform to this policy.   

 
Sewage Treatment Parcel:  Section 3.5.2 (see page 3-36) describes the nitrogen modeling 
conducted for the proposed project demonstrating that the proposed project will not adversely 
affect groundwater supply.  The proposed project will employ stormwater management systems 
consistent with best management practices and will include a Stormwater Pollution Prevention 
Plan and containment of stormwater on-site consistent with Town design standards.  Additionally, 
the ±5-acre parcel will only be utilized as a subsurface leaching field for discharge of treated 
sanitary effluent.  It should be noted that the discharge to the ±5-acre parcel also protects surface 
waters as the leaching field removes a direct discharge from the Kings Park Sewage Treatment 
Plant into Smithtown Bay and conveys it to an inland groundwater leaching field.  As the 
proposed leaching field protects both surface and groundwater, the installation of the leaching 
field on the ±5-acre parcel is believed to conform with this policy. 
 
 
Policy 44:  Preserve and protect tidal and freshwater wetlands and preserve the benefits derived 
from these areas. 
 
St. Johnland Parcel:  As described in Section 3.4.1 (see page 3-13), a NYSDEC regulated 
freshwater wetland is located on the subject property.  As described in Section 3.4.2 (see page 3-
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27), the flagged freshwater wetland will not be disturbed as a result of the proposed project, and a 
100 foot buffer surrounding the wetland area will be provided to ensure the protection of this 
feature.  As such, the proposed development is believed to conform to this policy. 

 
Sewage Treatment Parcel:  No tidal or freshwater wetlands are located on this parcel, and as 
such, this policy does not apply to this parcel. 
 
 

4.4.3 Proposed Mitigation 
 

 The proposed project represents a use that would complement the nursing home use located 
opposite, on the north side of St. Johnland Road, as well as the public recreational and vacant 
institutional uses that dominate the area (i.e., Sunken Meadow State Park, Nissequogue River 
State Park, the Town Park and Kings Park Psychiatric Hospital).   

 The proposed use would also complement the low-density residential uses and zoning of the 
immediate area, and further, would complement the higher-density residential uses that are found 
at greater distances. 

 The nature of the project would provide a substantial number of seniors having a continuum of 
consumer needs that would increase the customer bases of the commercial sites in the Kings Park 
hamlet center. 

 The project will not impact the freshwater wetland/buffer area that occupies 1.33 acres of the 
property’s north-central area. 

 The project will permanently preserve and protect an additional 29.01 acres of wooded land on 
the site. 

 The project would conform to the applicable aspects of the Town Plan Update. 
 The project would help mitigate the unfulfilled need for a variety of housing options in the Town, 

which is a goal of the Town Plan Update. 
 

 
4.5 Air Quality and Noise 
 
4.5.1 Existing Conditions  
 
Air Quality 
General Air Quality Information - This section includes descriptions of the existing 
meteorological and climate characteristics of the vicinity, the air quality in the area, and the 
applicable air quality standards and regulations, as well as the current conformance to each.  
 
Meteorology and Climate 
This section will describe the meteorological setting for eastern Long Island, which includes the 
subject site, and existing air quality based on published air quality monitoring data.  These 
conditions are important in terms of analyzing project related impacts to air resources.  
 
Temperature - Long Island lies within the humid continental climatic region, and is characterized 
by four seasons with precipitation occurring throughout the year.  Winter temperatures tend to be 
relatively severe with the average temperature during the coldest month at 32 degrees Fahrenheit 
(ºF) or below.  Summer tends to be long and hot with temperatures above 72ºF.  Winters on 
Long Island tend to be warmer than on the surrounding mainland due to the moderating effect of 
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the Atlantic Ocean (because of its mass, the temperature of the water is very slow to change).  
Summers tend to be cooler, which is due to the moderating effect of sea breezes and the presence 
of the ocean (Navarra, 1979). 
 
Wind - Because air pollutants are carried and dispersed by wind, local air quality is directly 
affected by the local wind speed and direction.  The prevailing ground level winds on Long 
Island are from the southwest in the summer, northwest in the winter, and close to equal 
distribution from these two directions during the spring and fall.  Table 4-9 provides the 
frequency of wind from various directions on an annual basis for the years 1979 to 1988.   
 

Table 4-9 
WIND DIRECTION 

 
Wind 

Direction 
Annual 

Frequency (%) 
Wind

Direction 
Annual 

Frequency (%) 
N 5.95 S 4.59 

NNE 5.16 SSW 10.36 
NE 5.01 SW 10.67 

ENE 4.01 WSW 6.68 
E 3.15 W 6.95 

ESE 2.95 WNW 10.13 
SE 2.98 NW 9.61 

SSE 3.45 NNW 8.35 
 
Wind speed and gustiness are effective indicators of Long Island meteorological conditions and 
are monitored at Brookhaven National Laboratory (BNL) in Upton.  Table 4-10a provides the 
wind speed for this period, as well as an indication of wind gustiness/stability, based upon the 
percent of time wind occurred within each specified range.  Wind speed monitoring conducted at 
BNL finds that wind speed is between 5 and 16 miles per hour (mph) 63.95% of the time, with 
peak wind speeds of 1-12 mph 96.47% of the time and 3-9 mph 77.26% of the time (Nagle, 
1975; Brown, 1992).  It is important to note the rare occurrences of wind speeds less than 1 mph 
(1.17%).  Table 4-10b provides a record of wind stability for the period 1979-1988 as recorded 
at BNL.  Unstable wind conditions were recorded 54.22% of the time indicating a high potential 
for atmospheric mixing.   
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Table 4-10 

WIND SPEED AND GUSTINESS 
 

Table 4-10a 
Wind Speed (1979-1988)                      Table 4-10b 

Gustiness (1979-1988) 
Wind Speed

(mph) 
Frequency

(%) Gustiness 
Frequency 

(in %) 
<1 1.17 Very Unstable

(BNL GC:  A & B2) 
11.16 

1-3 10.20 
3-5 24.44 Unstable

(BNL GC:  B1) 
43.06 

5-7 31.86 
7-9 20.96 Neutral Instability

(BNL GC:  C) 
13.04 

9-12 9.01 
12-16 2.12 Stable

(BNL GC:  D) 32.72 
>16 0.23 

Source: Robert Brown, BNL Meteorologist, Revision Date 2-21-91. 
Notes: Height of wind vane changed from 355 ft. to 290 ft. in May 1981. 

BNL GC is the acronym for Brookhaven National Lab Gustiness Classification (A and B
2 represent the very 

unstable case; B
1
, the typical daytime unstable case; C, the strong wind-speed neutral stability case; and D, 

the nighttime stable case). 
 
Regulatory Framework  
The 1970 Clean Air Act required the United States Environmental Protection Agency (USEPA) 
to establish National Ambient Air Quality Standards (NAAQS) for six principal pollutants; 
carbon monoxide (CO), nitrogen dioxide, ozone, lead, particulate matter (PM), and sulfur 
dioxide.  Under the requirements of the Clean Air Act, states are required to ensure that air 
quality levels do not exceed the National Ambient Air Quality Standards (NAAQS) provided in 
Table 4-11.  The Clean Air Act established two types of national air quality standards. 
According to the Environmental Protection Agency (EPA), primary standards set limits to 
protect public health, including the health of "sensitive" populations such as asthmatics, children, 
and the elderly. Secondary standards set limits to protect public welfare, including protection 
against decreased visibility, damage to animals, crops, vegetation, and buildings.33 

                                                
33 http://www.epa.gov/air/criteria.html 
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Table 4-11 

NATIONAL AMBIENT AIR QUALITY STANDARDS* 
 

Pollutant 
Primary Standards Secondary Standards 

Level Averaging Time Level 
Averaging 

Time 

Carbon 
Monoxide 

9 ppm 
8-hour (1) 

None 
(10 mg/m3) 

35 ppm 
1-hour (1) 

(40 mg/m3) 

Lead 
0.15 µg/m3 (2) Rolling 3-Month Average Same as Primary 

1.5 µg/m3 Quarterly Average Same as Primary
Nitrogen 
Dioxide 

0.053 ppm Annual
Same as Primary 

(100 µg/m3) (Arithmetic Mean)
Particulate 
Matter 
(PM10) 

150 µg/m3 24-hour (3) Same as Primary 

Particulate 
Matter 
(PM2.5)  

15.0 µg/m3 
Annual (4)

(Arithmetic Mean) 
Same as Primary 

35 µg/m3 24-hour (5) Same as Primary

Ozone 

0.075 ppm (2008 std) 8-hour (6)
Same as Primary 

0.08 ppm (1997 std) 8-hour (7) Same as Primary

0.12 ppm 
1-hour (8)

Same as Primary (Applies only in limited areas-
does not apply for NY) 

Sulfur 
Dioxide  

0.03 ppm 
Annual 0.5 ppm 

3-hour (1) (Arithmetic Mean) (1300 µg/m3) 
0.14 ppm 24-hour (1)  

* ppm - parts per million; mg/m3 -  millgrams per cubic meter; μg/m3  -  micrograms per cubic meter. 
(1)   Not to be exceeded more than once per year. 
(2)   Final rule signed October 15, 2008. 
(3)   Not to be exceeded more than once per year on average over 3 years. 
(4)   To attain this standard, the 3-year average of the weighted annual mean PM2.5 concentrations from single or 

multiple community-oriented monitors must not exceed 15.0 µg/m3. 
(5)   To attain this standard, the 3-year average of the 98th percentile of 24-hour concentrations at each population-

oriented monitor within an area must not exceed 35 µg/m3 (effective December 17, 2006). 
(6) To attain this standard, the 3-year average of the fourth-highest daily maximum 8-hour average ozone 

concentrations measured at each monitor within an area over each year must not exceed 0.075 ppm (effective 
May 27, 2008)  

(7) (a)  To attain this standard, the 3-year average of the fourth-highest daily maximum 8-hour average ozone concentrations 
measured at each monitor within an area over each year must not exceed 0.08 ppm.   

(b) The 1997 standard—and the implementation rules for that standard—will remain in place for implementation 
purposes as EPA undertakes rulemaking to address the transition from the 1997 ozone standard to the 2008 ozone 
standard. 

(8)  (a)  The standard is attained when the expected number of days per calendar year with maximum hourly average 
concentrations above 0.12 ppm is < 1.  
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(b) As of June 15, 2005 EPA revoked the 1-hour ozone standard in all areas except the 8-hour ozone 
nonattainment Early Action Compact (EAC) Areas (which does not include NY). 

 

 
 
Areas that exceed the National Ambient Air Quality Standards (NAAQS) for any of the six 
criteria pollutants are designated nonattainment areas.  Currently, Nassau and Suffolk Counties 
are considered non-attainment areas for ozone and fine particulate matter (PM2.5) and moderate 
maintenance attainment areas for CO which means that it is  an area where the CO levels 
formerly exceeded the National Ambient Air Quality (NAAQ) standard, but which currently 
meets the standard.  Nassau and Suffolk Counties will continue to be designated as maintenance 
areas for CO for 20 years, and as long as the National Ambient Air Quality Standards (NAAQS) 
for CO are maintained during this time period, the areas will be designated as attainment areas 
for CO.  The United States Environmental Protection Agency (USEPA) requires the preparation 
of State Implementation Plans (SIPs), which establish strategies to reduce air pollution for 
nonattainment areas towards achieving National Ambient Air Quality Standards (NAAQS) for 
all criteria pollutants.  States are required to prepare and adopt SIPs for all nonattainment areas 
and periodically review and evaluate the effectiveness of the plans.  New York State Department 
of Environmental Conservation (NYSDEC) has made recommendations to the United States 
Environmental Protection Agency (USEPA) that portions of the State be designated as 
nonattainment areas for ozone (under the revised 2008 National Ambient Air Quality Standards 
(NAAQS) of 0.075 ppm) and fine particle (PM2.5) and NYS is currently under a mandate to 
prepare a State Implementation Plan (SIP) to address ozone and PM2.5.   
 
The New York State Department of Environmental Conservation (NYSDEC) continually 
monitors air pollution levels at more than 80 locations around the State.  The closest New York 
State Department of Environmental Conservation (NYSDEC) air quality monitoring stations to 
the project site are located in Holtsville and Riverhead where ozone levels are monitored 
between April and November.  Additional pollutants are monitored at stations in Babylon and 
Eisenhower Park (Nassau County).  The 2009 data for Region 1 is provided in Appendix N of 
this document.  The data indicates generally excellent air quality in the region where monitoring 
is conducted.  Ozone levels have varied from year to year.  Ground-level ozone is considered a 
secondary pollutant, since it is formed through a photochemical reaction between nitrogen oxides 
and reactive hydrocarbons in the presence of elevated temperatures and ultraviolet light.  The 
sources of the primary pollutants that form ozone include automobiles, trucks and buses, large 
combustion sources such as utilities, fuel stations, print shops, paints and cleaners, and engines 
(including construction and lawn equipment).  Ozone level concentrations that exceed the 
National Ambient Air Quality Standards (NAAQS) usually occur on hot sunny summer days 
with little to no wind.  Implementation of more stringent emission controls and vehicle 
inspection requirements are strategies included in the State Implementation Plan (SIP), which are 
expected to contribute to the reduction of ozone concentrations.  The present air quality in the 
vicinity of the site is expected to be excellent for the majority of the year, with the exception of a 
few days in summer when ozone levels are higher than normal.   
 
Noise 
General Noise Information - The environmental impact of noise can have various effects on 
human beings ranging from annoyance to hearing loss.  A noise problem is said to exist when 
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noise interferes with human activities (Rau and Wooten, 1980).  Various noise scales have been 
developed to describe the response of an average human ear to sound.  The most common unit 
utilized to characterize noise levels is the A-weighted decibel (“dBA”), which weighs the various 
components of noise according to the response of the human ear.  Because the human ear 
perceives the middle range of frequencies better than the high or low frequencies, the dBA scale 
assigns the middle range a much larger “loudness” value than higher and lower frequencies.  For 
the purpose of this report, sound levels are reported in Leq and range (minimum/maximum).  Leq 

refers to the energy-average sound level for a specific time period and relates sound intensity 
level to time as the "equivalent sound level" scale expressed in dBA.  Leq is commonly utilized as 
a statistical average sound level in noise impact prediction. 
 
Physical measurements of noise may be measured in dBA using a sound level meter.  The meter 
collects frequency values, which are automatically interpreted as a function of human hearing 
frequency response (according to the weighted decibel scale).  The weighted scale thus provides 
a measure of noise that is meaningful for assessing ambient noise environments and potential 
noise impacts as heard by human beings.  On average, a change of 3 dBA is required for the 
average person to detect a difference in the level of noise, whereas a change between 2 and 3 
dBA is the level associated with the threshold of detection and a change in the range of 5 dBA is 
noticeable and is considered to be an impact (see Table 4-12).  
 

Table 4-12 
AVERAGE ABILITY TO PERCEIVE CHANGES IN NOISE LEVELS 

 
Change  
(dBA) Human Perception of Change in Sound Levels 

2-3 Barely perceptible, threshold of detection
5 Readily noticeable
10 Doubling or halving of the loudness of sound 
20 Dramatic change
40 Difference between a faintly audible sound and very loud sound 

Source: Fundamentals and Abatement of Highway Traffic, Report No. PB-222-703, Federal  
 Highway Administration, June 1973. 

 
Sound levels decrease with distance from the source as a result of dispersion which is predicted 
using the "inverse square law", which applies a reduction of 4.5 dBA for each doubling of 
distance from a line source (such as a roadway) and 6 dBA reduction for a point source (a 
stationary source).  This reduction effect is due to natural dispersion only and is not a function of 
the presence of barriers or other objects (USDOT, 1980-1), which may result in additional 
attenuation of noise.  Also, because the decibel scale is logarithmic, the laws for addition of 
logarithms must be utilized for addition of decibels.  The addition of two similar noise levels will 
result in an increase of 3 dBA.  For example, a noise level of 50 dBA added to an existing noise 
level of 50 dBA would result in an end noise level of 53 dBA, an increase that is considered to 
be the threshold for human detection. 
 
As a point of reference and comparison, an increase of 10 dBA equates to a doubling of the 
sound energy.  This phenomenon is related to the logarithmic nature of the decibel scale, which 
will be explained below.  In the same respect, a decrease of 10 dBA appears to the listener as a 



The Uplands of St. Johnland 
Change of Zone Application 

Draft EIS 
 

Page 4-42 

halving of noise.  Table 4-13 relates changes in dBA to a receiver as compared to a base 
reference of 60 dBA. 
 
In addition to measurable and detectable increases in dBA, public reaction to noise is also a 
function of location (urban, suburban, rural), time of day, fluctuation of noise levels, duration, 
and individual judgment of the listener.   
 
In addition to attenuation by distance from the source, vegetation and noise barriers also result in 
attenuation of noise levels.  Densely wooded areas are expected to have an attenuation rate of 5 
dBA for every 100-foot depth of woods (up to a maximum attenuation of 10 dBA).  For low-
density vegetation, a nominal amount of attenuation of 2 to 3 dBA per 100 feet of woods may be 
expected to occur.  The attenuation of noise due to barriers (walls and buildings) is a function of 
the height and composition of the barrier.  A barrier capable of reducing sound energy 
transmission through the structure which interrupts the line of sight between a source and a 
receptor, will generally provide a minimum sound reduction of 5 dBA.   
 
By utilizing this information, it is possible to use the ambient noise, source noise and attenuating 
factors to predict noise levels resulting from a particular source.  The adjusted level is the noise 
level associated with the source after it is attenuated by distance and other attenuating factors 
such as structures interrupting the line of sight between the source and receptor, noise barriers, 
and thick vegetation.  The adjusted level is combined with the ambient level using the concepts 
of decibel addition described previously. 
 
Town of Smithtown Code - Noise regulations are contained in Chapter 207 of the Town Code.  
The intent of the noise control section of the Town Code is to prevent excessive sound that may 
jeopardize the health, welfare or safety of the public and applies to both mobile and stationary 
sources of noise generated within the Town.  The Town has set maximum permissible sound 
levels for different property categories for daytime and evening hours, provided in Table 4-14.  
It is noted that noise from construction activities are exempt from the maximum sound levels if 
performed between 7 AM and 6 PM on weekdays (not weekends or legal holidays). 
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Table 4-13 

COMMON NOISE LEVELS AND REACTIONS 
 

Sound Source 

Noise 
Level 
(dBA) 

Apparent 
Loudness 

Typical Human Reaction 

Military jet 
Air raid siren 

130 128X as loud Limit of amplified speech 

Amplified rock music 110 32X as loud Maximum vocal effort
Jet takeoff at 500 meters 
Train horn at 30 meters 

100 16X as loud  

Freight train at 15 meters 95  
Heavy truck at 15 meters 
Busy city street 
Loud shout 

90 8X as loud 
Very annoying 

Hearing damage  
(8+ hours) 

Busy traffic intersection 80 4X as loud Annoying 
Highway traffic at 15 meters 
Train horn at 500 meters 
Noisy restaurant 

70 2X as loud Telephone use difficult 

Predominantly industrial areas  
Light car traffic at 15 meters 
City or commercial areas 
Residential areas close to industry 
Noisy office 

60 Base reference Intrusive 

Quiet office 
Suburban areas with medium-

density transportation 
50 1/2 as loud Speech interference 

Public library 40 1/4 as loud Quiet 
Soft whisper at 5 meters 30 1/8 as loud Very quiet 
 10 1/32 as loud Just audible 
Threshold of hearing 0 1/64 as loud  

Note: The minimum difference in noise level noticeable to the human listener is 3 dBA.  A 10 dBA 
increase in level appears to double the loudness, while a 10 dBA decrease halves the apparent loudness. 
Source: (NYSDOT, 1980 and White, 1975) 

 
Existing Noise Conditions 
In order to assess potential noise impacts of the project, several factors must be considered 
including the location of potential sensitive noise receptors with respect to the noise source, the 
existing background environment and sources of noise, potential noise generated by the project 
and attenuation factors.   
 
The site is a vacant wooded area adjacent to Old Dock Road and St. Johnland Road, which are 
moderately traveled roadways. Receptors in the area are residences located to the west of the 
property, located on Twin Oaks Drive and St. Johnland Nursing Center to the north of the 
property.  To establish a baseline for analysis, sound level monitoring was conducted during a 
weekday morning at two stations: near the residential properties, and at the Nursing Home.  A 
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figure illustrating the locations of the sound level monitoring stations, on an aerial photograph 
indicating homes in the area and local sources of noise is provided as Appendix O. 
 

Table 4-14 
PERMISSIBLE A-WEIGHTED SOUND PRESSURE LEVELS  

BY RECEIVING PROPERTY CATEGORY, IN dBA 
Receiving Property Category 

Sound Source 
Property 
Category  

Residential, 
7:00 a.m. to 
10:00 p.m. 

(dBA)  

Residential, 
10:00 p.m. to 

7:00 a.m. 
(dBA)  

Commercial, 
all times 
(dBA)  

Industrial, 
all times 
(dBA)  

Residential  45  40 65 70  

Commercial or 
public lands or 
rights-of-way  

 
55  45  65  

 
70  

Industrial  55  45 65 70  

 
Source: Table I, Chapter 207: Noise Control, Town of Smithtown Town Code 

 
 Noise monitoring was conducted on August 23, 2011 beginning at 9:15 AM, to evaluate the 
ambient noise environment in the vicinity of the site near the closest residential receptors and 
identify existing sources of noise in the area.  Sound level measurements were collected using a 
SPER Scientific Model 840029 Digital Sound Level Meter.  The meter was calibrated before 
every period of readings.  Fifty sound level readings were taken at 10-second intervals at each 
sampling station.  Weather conditions were noted as sunny and cool with no significant breeze.  
Sound level measurement data and calculation of Leq for each sampling station for the period of 
sampling is included in Appendix O of this document.  
 
A discussion of the ambient noise at each of the stations is provided below: 
 
Station 1 is located to the north of the property along St. Johnland Road within the St. Johnland Nursing 

Center property.  A wooded area surrounds the Nursing Home to the north, east, and west. 
Readings were taken at a small area with picnic tables next to a driveway and parking lot for the 
Nursing Home.  This station is representative of the ambient conditions on the Nursing Home’s 
property.  The sound levels measured at this station were between 41.5 dBA and 62.4 dBA with 
vehicular traffic along St. Johnland Road and the driveway to the Nursing home audible.  Other 
ambient sounds were bird calls and cicada “singing”.   

 

Station 2 is located on the corner of Twin Oaks Drive and Mountain Laurel Lane, a residential area to the 
west of the property.  The sound levels measured at this station were between 39.0 dBA and 70.4 
dBA.  Ambient conditions at the site were typical of a suburban area with the noise environment 
existing of bird calls, cicada “singing”, minimal vehicular traffic, and surrounding neighborhood 
sounds with louder interspersed passing cars and trucks. 
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Table 4-15 provides the range of sound level readings and Leq (the equivalent A-weighted sound 
level over a given time interval) for the station locations.  In general, vehicle traffic along St. 
Johnland Road, local roads within the residential area, and various sounds from fauna are the 
factors that most noticeably impact the ambient noise levels.   

 
Table 4-15 

SOUND LEVEL MEASUREMENT RESULTS  
(in decibels; dBA) 

 
 
 
 
 
 
The existing noise environment surrounding the site is fairly typical for a property located in a 
moderately developed area along roadways with moderate traffic.  Based on the noise monitoring 
conducted, the Leq for the site ranges between 51.0 dBA to the north of the property and 55.3 
dBA to the west of the property (level associated with a suburban area) (Cowan, 1994) for the 
time periods studied. 
 
 
4.5.2 Anticipated Impacts  
 
Air 
A short-term increase in noise level and dust can be expected as a result of construction 
activities.  Potential adverse air quality impacts during construction may occur due to dust raised 
by truck movement, clearing/grading operations and from truck and construction equipment 
emissions.  During this period, dust and particulate matter from the project site may be released 
into the air and carried off-site by wind.  These increases in construction-related dust will be 
temporary.   
 
Noise 
Noise is regulated by Chapter 207 of the Town Code.  Pursuant to the Town Code, the sound 
levels generated by a commercial property as received by a residential property may not exceed 
55 dBA between 7 AM and 10 PM and 45 dBA between 10 PM and 7 AM.   
 
The change of land use from the vacant wooded area to a commercial-residential development 
will change the character of the area and is expected to result in a moderate increase in ambient 
noise over the current noise environment in the immediate area, due to the increase in activity 
over the present (vacant) land use.   
 
Potential sources of noise that may be associated with the proposed development include short 
term construction noise and long term noise related to on-site vehicle use, additional traffic on 
area roadways, sound generated by residents, employees and visitors, maintenance of property 
(snow removal, landscape maintenance), and truck traffic (solid waste removal and deliveries).   
 

Station Leq Maximum Minimum

Station 1 51.0 64.2 41.5 
Station 2 55.3 70.4 39.0 
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A typical sound level for a busy commercial area is in the range of 60 dBA and a residential area 
is in the range of 50 dBA.  It is expected that the proposed uses will generate sound levels within 
the range of these standards during typical waking hours of the public (i.e. between 7 AM to 10 
PM).  Prior to 7 AM and after 10 PM, the majority of commercial uses will be closed and 
therefore are not expected to generate significant levels of noise.   
 
The project design provides significant buffers, separating the proposed development from 
existing residences and roads.  A 200 foot buffer is proposed around the north and west sides of 
the property.  To the south along Old Dock Road a buffer of 100 feet is proposed.  
 
It is noted that construction noise will be short term and temporary.  Additional traffic on the site 
will travel at slower speeds and therefore generate less noise from tire wear and acceleration than 
vehicles traveling on public roads.   
 
In the short term, noise impacts are anticipated during the construction phase of the project 
related to clearing, grading, excavation, and building activities.  This will occur over a limited 
period of time between the hours of 7 AM and 6 PM in compliance with Town regulations and 
are not anticipated to result in a significant impact.  
 
No significant long-term noise impacts are anticipated from the project, as the proposed 
commercial-residential uses are buffered from nearby land uses via the proposed 200 foot buffer 
along the north and west sides of the property and the 100 foot buffer along Old Dock Road.   
 
 
4.5.3 Proposed Mitigation  
 

 Potential noise impacts will be mitigated by ensuring that construction and operation comply with 
the Town of Smithtown noise code which specifies maximum permissible sound pressure levels.   

 Construction activities will be limited to weekdays between the hours of 7 AM and 6 PM on 
weekdays (not on legal holidays) to minimize the impacts of construction noise.   

 Noise dampening practices will be utilized during construction to minimize the impact on 
surrounding areas including keeping all mechanical construction equipment maintained in good 
working order to minimize noise levels. 

 Long-term impacts related to noise will predominantly result from the residential activities on the 
site that occur periodically and are a factor of any development, such as garbage removal, which 
typically occurs in early morning. 

 
 
4.6 Visual Resources 
 
4.6.1 Existing Conditions 
 
The property currently consists of vacant wooded land with a pond and associated wetlands 
located in the north central portion of the property.  An old driveway runs in a north-south 
direction through the central portion of the property, and trails traverse the entire site.  
Institutional uses and vacant land dominate the land uses towards the north, while vacant land 
and a State Park dominate the land uses to the south and east, and single-family residences 
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dominate the land uses towards the west, as described in Section 4.4.1 (page 4-23)  The 
following discussion presents the existing visual character of the site and vicinity; the 
photographs in Appendix P-1 represent typical views of the site and its environs and depict the 
visual resources of the surrounding area. 
 
Photographs 1, 2 and 4 depict views along Old Dock Road in the vicinity of the subject site.  
Prominent features visible along Old Dock Road include Shanahan’s Bar, wooded land, and 
portions of the abandoned Kings Park Psychiatric Center.  The lack of maintenance of the Kings 
Park Psychiatric Center buildings and grounds is visible from these vantage points. 
 
Views of the area in the vicinity of the subject site along St. Johnland Road are represented in 
Photographs 3, 6, 9, 10 and 11.  As illustrated in these photographs, the views along St. Johnland 
Road are dominated by the surrounding vacant, wooded land; the existing vegetation is the main 
component of these views.  These views are representative of much of the area surrounding the 
subject site as much of the developed areas surrounding the subject site are obstructed from view 
by intervening vegetation.  
 
Views looking towards the subject site from surrounding public vantage points are depicted in 
Photographs 5, 7, 8, 12, 13, 14 and 15.  These photographs illustrate that views of the subject site 
consist primarily of vacant, wooded land.  Photographs 13, 14 and 15 are from intersections in 
the residential neighborhood located west of the subject site looking towards the subject 
property.  The residences are the dominant features in these views, while wooded land is visible 
in the background.  It is expected that views from the backyards of the residences located along 
the eastern side of Twin Oaks Drive would be of wooded land as these residences are adjacent to 
the subject property which currently does not contain any developed areas. 
 
In general, areas of varying uses are visible intermittently in the vicinity of the subject property, 
which include commercial, residential and institutional uses.  Overall, the views of the site and 
vicinity are dominated by vacant wooded land resulting from the lack of development on the 
subject site and the surrounding parklands which are partially developed.   
 
As previously mentioned, the ±5-acres of the St. Johnland Nursing Center property to be 
subdivided and utilized by the Suffolk County Department of Public Works (SCDPW) is 
presently undeveloped and mostly wooded.   
 
 
4.6.2 Anticipated Impacts 

 
As discussed and analyzed in Section 4.4.2 (page 4-27), the land use classification of the site 
would be changed by the proposed project, and the intensity of the site’s land use will be 
increased.  However, in consideration of the existing mix, presence and pattern of institutional, 
public recreational, residential and commercial uses in the area (particularly with respect to the 
proximity of the adjacent nursing home use, which is complementary to that of the proposed 
project), this change would not necessarily represent a significant change in use.   
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In order to provide representative views of the subject site subsequent to the development of the 
proposed project, photosimulations were created from three key vantage points in the vicinity of 
the proposed project; at the location of the proposed site access located along Old Dock Road, at 
the location of the proposed site access located along St. Johnland Road, and from the residential 
neighborhood located west of the subject site, from a point just north of the intersection of Twin 
Oaks Drive and Lyn Oak Lane.  The locations of the vantage points and the photosimulations are 
depicted in Appendix P-2.   
 
Photographic simulations of the proposed project were prepared by merging photographs taken 
in February 2011 from proposed project entrances along Old Dock Road and St. Johnland Road 
as well as along Twin Oaks Drive located in the adjacent residential neighborhood.  Several 
photographs from each location were merged to provide a wider range of views to include the 
entire property to the extent practicable.  Modeled representations of the proposed Uplands at St. 
Johnland complex were prepared using Sketchup computer modeling program.  A 3D terrain 
model was created in SketchUp using contour information from AutoCAD.  This same 
AutoCAD file had the building footprints, First Floor Elevation (FFE) information and location 
points for the three photo locations.  This additional information was added to the terrain model.  
A basic building model was also created in SketchUp and placed on the terrain, matching the 
FFE information.  Using the photo location points, a camera view was set on each point and, 
inserting the existing photo in SketchUp, the camera view of the model was matched to features 
in the photo.  Metadata from the photo, specifically, image dimension and focal length are 
mimicked in the camera view in SketchUp to ensure the most accurate matching of the model to 
the photo.  The rendered model image was exported from SketchUp and placed in Photoshop, 
matching the existing photo to simulate the proper location, heights (proposed 50-foot building) 
and overall scale of the actual proposed conditions. This simulated future views of the area with 
the proposed units constructed.   Features in the foreground are placed over the rendered model 
image to simulate the visibility of the project looking through the natural landscape that is to 
remain. 
 
As depicted in Appendix P-2, existing views from Location 1 are comprised of vacant wooded 
land and a cleared area associated with the former internal roadway.  The simulated view of the 
proposed project from Location 1 illustrates an increase in clearing within the subject site, and 
the visibility of the proposed structures and landscaping within the site.  The proposed access 
roadway is the most prominent feature in this view, as it is located closest to Old Dock Road.  
Although the proposed structures will be visible from this vantage point, they will be partially 
screened by existing natural vegetation to remain on the subject site (minimum of 100 feet along 
Old Dock Road) and landscaping proposed around the proposed structures.   
 
Similar to views from Location 1, existing views from Location 2 are comprised of vacant 
wooded land.  The simulated view from this location depicts the proposed site access point from 
St. Johnland Road as the most prominent feature, and the proposed structures within the site 
visible in the background.  As with the simulated views from Location 1, views of the proposed 
structures from Location 2 will be partially screened by existing natural vegetation to remain 
(minimum of 200 feet along St. Johnland Road).   
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The most prominent features in views from Location 3 are the existing single family residential 
structures.  As illustrated in the simulated view, the single family residences will remain the most 
prominent feature from this Location, with the proposed structures visible in the background.  As 
with views from Locations 1 and 2, the majority of the proposed structures will be screened from 
view as a result of the intervening vegetation to remain on site (minimum of 200 feet along the 
western property boundary).  It is anticipated that the structures will have minimal visibility from 
all three Locations during the summer months when all vegetation is in full bloom. 
 
In general, the impact of the project on the visual resources of the site will be an increase in the 
visibility of the proposed buildings located in the interior portion of the site, primarily for 
observers traversing Old Dock Road and St. Johnland Road.  Viewers from the residential 
development to the west will have views of the proposed development, although these views will 
be limited.  As the majority of the proposed development is located within the interior portion of 
the site, and significant areas of existing vegetation will remain around the perimeter of the 
proposed development, it is anticipated that very limited views of the proposed development will 
be visible during the summer months.  During winter months, the buildings will be more visible 
through the unvegetated trees.  As noted, the buildings are “set back” within the site, thus 
reducing mass and apparent size.   
 
The proposed use is not in stark contrast with uses in the area including the existing nursing 
home, Kings Park Psychiatric Center buildings and residences.  The site does contain open space 
associated with Nissequogue River State Park and holdings of New York State as well as public 
lands in the Nissequogue River corridor.  These public lands will remain.  The proposed project 
provides a transitional use between the nursing home to the north and single family homes to the 
west, and the  structures associated with Kings Park Psychiatric Center.  The project represents a 
change in the visual character of the area; however, design parameters including 200 foot 
perimeter buffering which allow the buildings and facilities to be set back within the parcel and 
screened by 200 feet of natural vegetation will assist in reducing impacts to the maximum extent 
practicable.   
 
The ±5-acres of the St. Johnland Nursing Center property to be subdivided and utilized by the 
Suffolk County Department of Public Works (SCDPW) will be mostly cleared and replanted 
with native grasses with the exception of a five-foot buffer of either natural vegetation or a 
planted berm/buffer.  No above-ground structures are required as all facilities will be 
underground; the site will appear as a meadow area and as a result, the site will not be in visual 
contrast to the surrounding area. 
 
 
4.6.3 Proposed Mitigation 
 

 Visibility of the site from all vantage points will be mitigated through the provision of a wooded 
vegetative buffer along the perimeter of the property (with the exception of the proposed site 
access locations). 

 On site landscaping will serve to enhance the views of the proposed development and will 
provide some screening of the proposed structures. 
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4.7 Cultural Resources 
 
4.7.1 Existing Conditions 
 
The site is located within an area identified by the State Historic Preservation Office (SHPO) as 
archeologically sensitive (see Figure 4-7).  The following description and discussion of the site’s 
potential for the presence of cultural resources has been taken from the Phase I Archaeological 
Investigation prepared for the site (see Appendix Q-1).   

Between February 21 and March 11, 2011, TRACKER-Archaeology Services, Inc. conducted a Phase 
IA documentary study and a Phase IB archaeological survey for the Old Dock property in Kings Park, 
Township of Smithtown, Suffolk County, New York. The purpose of the documentary study was to 
determine the prehistoric and historic potential of the project area for the recovery of archaeological 
remains. The Phase IA was implemented by a review of the original and current environmental data, 
archaeological site files, other archival literature, maps and documents.  The prehistoric and historic 
site file search was conducted utilizing the resources of the New York State Historic Preservation 
Office in Waterford, New York. Various historical and/or archaeological web sites may have been 
queried to review any pertinent site information. 
 
The purpose of the Phase IB survey was to recover physical evidence for the presence or absence of 
archaeological sites on the property. This was accomplished through subsurface testing and ground 
surface reconnaissance.  The entire property is 50 acres, located on the southwest side of the Old 
Dock Road and Saint Johnland Road intersection. The project area (APE) is limited to 26.9 acres 
minus wetlands and buffers.  The study was completed by TRACKER-Archaeology Services, Inc. of 
Monroe, New York. Prehistoric and historic research was conducted by Alfred Cammisa, M.A. Phase 
IB field work was completed by field director Alexander Padilla, B.A. and PI, Alfred Cammisa. 
Report preparation was by Alfred Cammisa, Felicia Cammisa, B.A. and Alexander Padilla.  The work 
was performed for Nelson, Pope & Voorhis, LLC, New York. 
 
PREHISTORIC POTENTIAL 
A prehistoric site file search was conducted at the New York State Historic Preservation Office 
(NYSHPO). The search included a 1 mile radius around the project area. The following sites are 
recorded: 
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Table 4-16 
PREHISTORIC POTENTIAL 

 
NYSM Sites  NYSHPO Sites  Distance from Site Description  
  APE ft(m) 

 
10308.00033 
 

3227 (984)
 

Kallen Site: no info. 
 

8057   2204 (672)  Kings Park Hospital: flakes,  

  misc. on eroded bluff adjacent 
   to marsh  

8060   3520 (1073)  Pond Park: flakes, points?,  

   near stream into pond.  

 10308.000030  3368 (1027)  Obadiah Smith House:  

  midden  
 
A Paleoindian point was recovered from this vicinity and a burial was also reported (Stone nd:map). 
In addition, an Indian foot trail may have existed along current Saint Johnland Road (Stone: not 
dated: map).  Assessing the known environmental and prehistoric data, we can summarize the 
following points: 
 

-A pond and associated wetlands are on the property adjacent to the project area. The study area 
is about 1700 feet west of Nissequogue River and 2000 feet south of Sunken Meadow Creek, 
both of which drain shortly into the Long Island Sound. 

-The project area contains level to moderate sloping terrain with well drained soils. 
-An Indian trail was likely located very close to the project area. 
-Prehistoric sites are recorded in the surrounding vicinity. 
 

In our opinion, the study area has an above average potential for the recovery of prehistoric remains 
along the level portion of the property. The type of site encountered may be a procurement and/or 
processing station or camp. 
 
HISTORIC POTENTIAL 
Contact Period (Seventeenth Century) 
At the time of European contact and settlement, the study area and surrounding territories were 
probably occupied by either the Slongo or Arhakaamunk, or Shockheyoune people. These people 
were likely villagers or a subtribe of either the large Nesaquake (Missaquogue) tribe or Matinecock. 
The Nesaquake and the Matinecock-used territory appear to have interfaced in the Sunken Meadow 
area (Bolton 1975: 53-54; Stone nd:map; Erichsen 1968: 1). An Indian foot trail may have existed 
along current Saint Johnland Road(Stone nd:map). 
 
Eighteenth Century 
Wigwams were still being used during this period. A wigwam was reported along the aforementioned 
Indian foot trail not far from the project area. It was reported by Reverend Horton in the 1740's who 
probably lived in it while visiting (Stone 1980:170; 1983; 1993:6; Stone nd: map). The term wigwam 
may have referred to 1 or a hamlet of wigwams. Smithtown was predominantly an agricultural 
community where wheat, rye, corn, oats and potatoes were the primary crops. The cutting and selling 
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of cordwood also provided income. Fishing was a thriving industry. The waters had a large supply of 
clams, crabs, oysters and eels and because of the Nichols Patent of 1665 and the Andros Patent of 
1667, Smithtown owned its own local water (Erichsen 1968: 7).  Settlement appears to have 
originally been concentrated near the northern part of the Town near the coast and upper Nissequogue 
River. During this century, settlement shifted further to the south of Town. The Nissequogue was 
dredged making it available for the bigger ships to dock further south (Cammisa 1994: 6). 
 
Nineteenth Century 
The 1836 Colton map shows what appears to be Route 25A but not Saint Johnland Road. No 
structures are on, or adjacent to, the study area (Figure 3 [of the Phase I Archaeological 
Investigation]). The 1858 Chace map appears to depict buildings along Saint Johnland Road. Captain 
Smith’s house appears adjacent to the project area. Three buildings are depicted across the road to the 
north (Figure 4 [of the Phase I Archaeological Investigation]). The 1873 Beers atlas shows a school 
house on the property possibly adjacent to the project area. The buildings on the north side of Saint 
Johnland Road are the St. Johnland Institute for Children (Figure 5 [of the Phase I Archaeological 
Investigation]). The project property has been owned by the St. Johnland Nursing Facility since 1866. 
At this time the property was used as a dairy farm (NPV 2011). The 1896 Hyde atlas shows the 
school still on the property adjacent to the project area. Other buildings are depicted on the property 
adjacent to the project area to the southwest and off the property. State Institutions are shown to the 
north and southeast of the project parcel (Figure 6 [of the Phase I Archaeological Investigation]). 
 
Twentieth Century 
The 1904 USGS shows no structures on or adjacent to the project area (Figure 7 [of the Phase I 
Archaeological Investigation]).  Barns and workers’ quarters for the St. Johnland Nursing facility may 
have been located on the property. These may have included block foundations heated by coal (NPV 
2011).  An historic site file search was conducted at the New York State Historic Preservation Office 
(NYSHPO).  The following sites were recorded within 1 mile: 
 

Table 4-17 
HISTORIC POTENTIAL 

 
NYSM Sites  NYSHPO Sites  Distance from Site Description  
  APE ft(m) 

 
10308.000822 
 

2868 (874) 
 

Kings Park State Hospital:
open field on Maple Hill 
was 
the burial ground (c. 
1890-1980) with unmarked 
graves 
 

 96NR01061  3508 (1070)  Obadiah Smith House: c.  

   1708-1850  
 
Assessing the known environmental and historic data, we can summarize the following points: 

-A pond and associated wetlands are on the property adjacent to the project area. The study area 
is about 1700 feet west of Nissequogue River and 2000 feet south of Sunken Meadow Creek, 
both of which drain shortly into the Long Island Sound. 

-The project area contains level to moderate sloping terrain with well drained soils. 
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-An Indian trail is located close to the project area. 
-Historic burials and a house were located in the vicinity. 
-Historic map documented structures were depicted adjacent to the project area. 

 
In our opinion, the project area has a higher than average potential for the recovery of nineteenth 
century European-American sites, possibly related to the St. Johnland Nursing facility. 
 
FIELD METHODS 
Walkover 
Exposed ground surfaces were walked over at shoulder width transects to observe for artifacts. 
Covered ground terrain was reconnoitered at about 15 meter intervals or less for any above ground 
features, such as berms, depressions, structures, or rock configurations, which might be evidence for a 
prehistoric or historic site. 
 
Shovel Testing 
Shovel test intervals were excavated at 15 meter intervals across the project area. Each shovel test 
measured about 30 to 40 cm. in diameter and was dug into the underlying subsoil (B horizon) 10 to 
20 cm. when possible. All soils were screened through 1/4 inch wire mesh and observed for artifacts. 
All shovel test pits were mapped on the project area map. Soil stratigraphy was recorded according to 
texture and color. Soil color was matched against the Munsell color charts for soils. Notes were 
transcribed on pre-printed field forms and a field journal. 
 
FIELD RESULTS 
Field testing of the project area consisted of the excavation of 432 shovel tests. No prehistoric 
features or artifacts were encountered. No historic features or artifacts were encountered. What 
appears to be a slate platform-like structure and associated building depressions were encountered 
along a gravel drive in the woods. 
 
Stratigraphy 
Stratigraphy on the property included the following: 

A/O horizon - 1 to 12 cm. thick of root mat, leaf litter, and humus. 
A horizon - 10 to 41 cm. thick of 10YR4/3 brown, 10YR3/3 dark brown, and 10YR4/4 dark 
yellow brown 
loamy sand. 
B horizon - 10 to 20 cm. into of 10YR5/6, yellow brown loamy sand, which was occasionally 
impeded. 

 
The ±5-acres of the St. Johnland Nursing Center property to be subdivided and utilized by the 
Suffolk County Department of Public Works (SCDPW) is not located within an archeologically 
sensitive area (see Figure 4-7).   
 
 
4.7.2 Anticipated Impacts 
 
The following conclusions and recommendations are taken from the Phase I Archeological 
Survey (see Appendix Q-1): 

 
The documentary study had revealed that the study area had a higher than average potential for the 
recovery of prehistoric sites and for historic sites. This was based upon environmental characteristics, 



The Uplands of St. Johnland 
Change of Zone Application 

Draft EIS 
 

Page 4-54 

proximity to prehistoric and historic sites, Indian trails, and European-American structures.  The field 
testing included the excavation of 432 shovel tests. No prehistoric artifacts or features were 
encountered. No historic artifacts or features were encountered. Twentieth century debris, slate 
platform-like structure and associated building depressions and roads were encountered. No further 
work is recommended. 

 
A Letter of No Impact was received from SHPO dated May 3, 2011 which indicates that the 
proposed project will have no impact upon cultural resources in or eligible for inclusion in the 
State and National Register of Historic Places (see Appendix Q-2). 
 
 
4.7.3 Proposed Mitigation 
 

 The Phase I Archaeological Survey on the site recommends that no further work be performed 
and, therefore, no impact to such resources is expected.  Accordingly, no mitigation is proposed. 
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5.0 OTHER IMPACTS EVALUATED 
 
 
This section provides a summary of the anticipated impacts of the proposed project on the 
environmental and human resources of the area, that were described in detail in Sections 3.0 and 
4.0.      
 
 
5.1 Cumulative Impacts 
   
Cumulative impacts are the potential impacts of a proposed action taken in conjunction with 
other active or anticipated nearby development projects, where the sum may potentially result in 
cumulative impacts that are greater than the individual impacts from each project.  An analysis of 
cumulative impacts is generally required within a Draft EIS when it is expected that multiple 
projects within the same area may result in a greater cumulative impact than is suggested by 
impact analyses of the individual actions.   
 
As described in the State Environmental Quality Review (SEQR) Handbook (NYSDEC, 2010), 
cumulative impacts are: 
 

Cumulative impacts occur when multiple actions affect the same resource(s).  These impacts 
can occur when the incremental or increased impacts of an action, or actions, added to other 
past, present and reasonably foreseeable future actions.  Cumulative impacts can result from a 
single action or from a number of individually minor but collectively significant actions 
taking place over a period of time.  Cumulative impacts do not have to all be associated with 
one project sponsor or applicant.  They may include indirect or secondary impacts, long term 
impacts and synergistic effects. 

 
Communication with the Town requesting information on the existence of pending or proposed 
projects in the vicinity (to be considered in the Traffic Impact Study) confirms that there are no 
such applications.  As a result, there are no other projects in the area whose impacts, in 
conjunction with those of the proposed project, may result in impacts that are greater than the 
individual impacts from each project. 
 
Section 1.3 (see page 1-14) contains the cumulative impact analysis of the proposed zoning 
amendment within the Town of Smithtown’s Zoning Ordinance to include Continuing Care 
Retirement Community (CCRC) as a Special Exemption use.  The analysis identified several 
sites out of the total of seventeen (17) potentially eligible sites that may be suitable for 
Continuing Care Retirement Community (CCRC) use.  These are listed and summarized in terms 
of their potential for Continuing Care Retirement Community (CCRC) use as follows: 
 

 ID No. 4 – golf driving range, area of fill, potentially compatible 
 ID No. 6 – KPPC, will be subject to community input; proximate to St. Johnland, not likely 
 ID No. 7 – adjoins St. Catherine of Siena Medical Center, potentially compatible, but not likely 
 ID No. 9 – Borella’s nursery since 1954, potentially compatible, but not likely 
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 ID No. 10 – Gyrodyne/Flowerfield, existing businesses, potentially compatible, not pursued 
 ID No. 15a – vacant site with constraints and not compatible surrounding zoning, not likely 
 ID No. 15b – vacant site with prior RC zoning approval, potentially compatible 

 
The analysis provides a basis for the following findings: 
 

 Out of seventeen (17) potentially eligible sites Town-wide, there are at most seven (7) sites that 
could potentially be used for Continuing Care Retirement Community (CCRC); however, of 
these, five (5) are not likely or not pursued in connection with prior land use plans. 

 Land use conversion of an existing use could take place; however, if land use conversion were to 
take place in the future, it would occupy a disturbed site and would not impact natural resources. 

 Any future use would be subject to change of zone to Retirement Community (RC) and review by 
the Town Board. 

 Any future use would be subject to Continuing Care Retirement Community (CCRC) Special 
Exception review by the Town Board and would have to meet the criteria and dimensional 
requirements. 

 Any future use would be subject to the State Environmental Quality Review Act (SEQRA) 
process which could include an Environmental Impact Statement (EIS) that would address project 
need, site conditions, potential environmental impacts, mitigation and alternatives to form a basis 
for a decision that weighs and balances social, environmental and economic issues.   

 Any future use would be subject to Town Code Chapter 322, §322-19, Environmentally Sensitive 
Lands and protection of site resources as well as Chapter 153 for stormwater management. 

 
The analysis demonstrates that the St. Johnland site is not the only eligible site for Retirement 
Community (RC) zoning and Continuing Care Retirement Community (CCRC) use in the Town 
of Smithtown.  The analysis shows that there are very limited cumulative impacts associated 
with the creation of the Continuing Care Retirement Community (CCRC) Special Exception 
under the Retirement Community (RC) zone, based on the criteria contained in the proposed 
Code revision, the dispersed and limited nature of potentially eligible sites, the preliminary 
environmental resource analysis of potentially eligible sites contained herein, the State 
Environmental Quality Review Act (SEQRA) process and conformance to land use and 
environmental regulations that would be required for use of one of these sites as a Continuing 
Care Retirement Community (CCRC).  The analysis further supports a finding that 
environmental review would address social, environmental and economic factors, and would 
ensure balanced decision-making with respect to any potential Continuing Care Retirement 
Community (CCRC) use in the Town.  
 
  
5.2 Adverse Impacts That Cannot Be Avoided 
 
The site and project have been characterized, the potential adverse impacts to the existing site 
and vicinity have been assessed, and mitigation measures have been described.  Some adverse 
impacts may still exist for which no mitigation is available.  Adverse impacts have been 
quantified and discussed; for those adverse impacts that cannot be quantified, qualitative 
discussions have been provided in previous sections of this document.  The adverse impacts of 
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the proposed project will be minimized where possible, but this section acknowledges those 
adverse impacts that may still occur, as follows: 

 
 Grading will permanently alter at most an estimated 38% of the site’s topography. 
 Despite the planned mitigation measures planned under the SWPPP (such as soil wetting, etc.), 

temporary increases in the potential for fugitive dust during the construction period may still 
occur. 

 Temporary increases in construction traffic and noise during the construction period. 
 Increase in the concentration of nitrate/nitrogen in water recharged on-site (including the ±5-acre 

sewage treatment plant parcel), from 0.01 mg/l at present, to 3.30 mg/l after construction. 
 Removal of a total of 18.47 acres of natural vegetation.  
 Increase in vehicle trips generated on the site and on area roadways over existing conditions 

(though no off-site mitigation appears necessary, as no decrease in LOS is expected).  
 Increased total anticipated water consumption on the site, from zero at present to 41,519 gpd 

associated with the project. 
 Increased intensity of land use on the site (over current site conditions). 
 Increased potential need for emergency services of Suffolk County Police Department (SCPD) 

and Kings Park Fire Department (offset by property tax revenues). 
 Increased demand on energy services of Long Island Power Authority (LIPA) and National Grid 

(to be paid for according to rate tariffs). 
 
 
5.3 Irreversible and Irretrievable Commitment of Resources 
 
This subsection is intended to identify those natural and human resources discussed in Sections 
3.0 and 4.0 that will be consumed, converted or made unavailable for future use as a result of the 
proposed project.  The proposed project will result in irreversible and irretrievable commitment 
of resources, as follows:   

 
 Material used for construction on the site, including but not limited to: wood, asphalt, concrete, 

fiberglass, steel, aluminum, etc. 
 18.47 acres of natural vegetation on the overall site. 
 Energy used in the construction, operation and maintenance of this project, including fossil fuels 

(i.e., oil and natural gas). 
 Potable water to be consumed on a daily basis, for the operation of the project, totaling an 

estimated 41,519 gpd. 
 
However, the impact of this commitment of resources is not anticipated to be significant, as the 
magnitude of these losses does not appear to be substantial. 
 
 
5.4 Growth-Inducing Aspects 
 
Growth-inducing aspects of a proposed development are those project characteristics which 
would cause or promote further development in the vicinity, either due directly to the project, or 
indirectly as a result of a change in the population, markets or potential for development in that 
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community. Direct impacts might include, for example, the creation of a major employment 
center or institutional facility, installation or extension of infrastructure improvements or the 
development of a large residential project, particularly if that project were designed for a specific 
age group.  An indirect impact would cause an increase in the potential for further development 
in an area, which in turn would result in direct impacts.   
 
In consideration of the above description of growth inducement, The Uplands at St. Johnland 
would increase the potential for growth in the vicinity.  However, the proposed project also 
reflects an on-going trend in the Town for growth in both the amount and diversity of quality 
senior housing.  In this sense, therefore, the proposed project does not in itself represent a trigger 
for such growth, but rather is a response to an established trend for such growth.   
 
It is anticipated that the proposed project would contribute to an increase in activity for local 
businesses.  The project will increase the number of residents in an area where commercial and 
service-oriented businesses are available by relatively short auto trips. These businesses, 
especially those serving the needs of senior customers, would tend to experience incrementally 
increased activity due to the increase in their customer bases.   
 
The construction of the site will create both short-term and long-term job opportunities.  In the 
short-term, development will create an estimated 456 construction jobs (to last multiple years), 
and indirectly jobs may be created based on increased patronage of material suppliers.  In the 
long-term, the proposed project will create an estimated 73.6 full time equivalent (FTE) 
permanent maintenance-related, skilled nursing and office-related positions. These jobs may be 
filled first from within the local labor pool.  These job opportunities would not require relocation 
of specialized labor forces or influx of large businesses from outside the area to provide 
construction support. As a result, job-related growth-inducing aspects of the proposed project are 
not expected to be significant. 
 
Development of the site will result in an incrementally increased usage of utilities.  Electrical and 
natural gas services are generally available throughout Long Island (and are presently available 
in the immediate vicinity of the subject site), and water mains are adjacent; therefore, significant 
expansions of these utilities are not expected.  Because these facilities and services already exist 
and have the capacity to service the proposed project, no significant change in potential growth is 
expected to result solely from this availability.  As the project will be developed at a density in 
excess of that allowable under Article 6 of the Suffolk County Sanitary Code (SCSC), on-site 
septic systems are not allowed, so use of a sewage treatment plan (STP) is required and 
proposed.  The project proposes to connect to the existing Kings Park Sewage Treatment Plant 
(STP) for treatment and disposal of its wastewater.  This connection is facilitated by the 
partitioning of a ±5-acre portion of the St. Johnland Nursing Center property (located northwest 
of the proposed project site) to allow for the transfer of this five acres to the Suffolk County 
Department of Public Works (SCDPW) for the purpose of discharging treated sanitary effluent 
from the Kings Park Sewage Treatment Plant (STP).  According to a letter from the Suffolk 
County Department of Public Works (SCDPW) (see Appendix G-3), the use of ±5-acre parcel 
will allow the Kings Park Sewage Treatment Plant (STP) to process the full treatment capacity of 
the plant, while maintaining compliance with the permit restrictions set forth by the Lon Island 
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Sound Study.  The Kings Park Sewage Treatment Plant (STP) currently serves projects in the 
area (including the St. Johnland Nursing Center) and discharges treated effluent to the Long 
Island Sound.  The transfer of the five acres will allow the Kings Park Sewage Treatment Plant 
(STP) to divert their current surface water discharge to an inland groundwater recharge system 
on the ±5-acre parcel, and will provide availability for the proposed Uplands at St. Johnland 
Continuing Care Retirement Community project to connect to the Kings Park Sewage Treatment 
Plant (STP) (see Suffolk County Department of Public Works letter in Appendix G-3).  It is 
understood that the use of the ±5-acre parcel allows the Kings Park Sewage Treatment Plant to 
treat to the full capacity of the plant, but does not provide for district expansion (to include Main 
Street Kings Park for example).  This facility already exists and serves other properties in the 
region, the proposed project does not present a growth-inducing aspect with respect to potential 
development.   
 
The proposed project may lead to the improvement of community services in the area as 
stimulated by the increased need for such services, the costs of which would be at least partially 
offset by the increased taxes generated by the project.   
 
 
5.5 Effects on the Use and Conservation of Energy Resources 
 
An increase in the consumption of energy resources would typically be expected from the 
intensification of land use on a site.  In general, the buildings will be constructed in conformance 
with New York State and Town building codes, which require adequate insulation as well as 
other design standards that would minimize energy use.  The proposed project will utilize energy 
efficient design standards to minimize energy consumption at the site.  In addition, use of new, 
energy-efficient building materials (e.g., insulations, windows, weather stripping, door seals, 
etc.) and mechanical systems (e.g., air conditioners, heating systems, HVAC systems, water 
heaters, heat pumps, etc.) is anticipated, which would minimize the amount of energy resources 
required.  Incorporation of such energy-conserving measures is not only required by New York 
State, but is a sensible building practice, particularly in light of the increasing cost of energy 
resources.  Water-saving plumbing fixtures can be specified for the proposed buildings in 
accordance with current building requirements and practice of the trade.  Installation of low-flow 
toilets, showers, sinks and equipment would reduce unnecessary water loss, which would 
translate into conservation of the energy resources required to heat this water. 
 
As discussed in Section 2.2.2 (see page 2-10), the applicant intends to incorporate substantial 
energy-saving features.  Generally, these features include use of building materials, site and 
project layout and design characteristics, and mechanical systems and operational procedures to 
reduce energy consumption.  As the project is only in a preliminary design stage, a final roster of 
these features is not available.  It is expected that a final decision on these features will be made 
prior to the submission of a Site Plan application. 
 
It is expected that the existing public energy supply available in the area will be adequate to meet 
the expected demand of the project.   
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There will be an increase in energy use during the construction phase of the proposed project.  
These impacts are expected to be of short duration, and the long-term energy demand is expected 
to remain stable.  
 
In summary, it is not anticipated that the project will result in significant adverse impacts on 
energy resources. 
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6.0 ALTERNATIVES  
 
The New York State Environmental Quality Review Act requires the consideration of 
alternatives to a proposed project in order to determine the merits and relative impacts of the 
proposed project as compared to those of other reasonable and feasible uses, sites and 
technologies that would reduce environmental impacts while achieving the applicant’s 
objectives.  The discussions and analyses of the alternatives should be conducted at a level of 
detail sufficient to allow for this informed comparison to be conducted by the decision-making 
agencies.  Alternative 1 is the “No Action” alternative, which is required by the State 
Environmental Quality Review Act and is intended to represent site conditions if it were 
maintained in its current status and condition.  For the subject application, the lead agency has 
determined that the following alternatives shall be analyzed:  

 
 Alternative 1:  No Action - assumes that the subject site and the ±5-acre Nursing Center site 

remain in their current uses and conditions. 
 Alternative 2:  As-of-Right Development at Existing Zoning - this scenario assumes that the 

subject site is developed according to its current Residence-43 zoning; sanitary wastewater would 
be handled in individual on-lot septic systems.  The ±5-acre Nursing Center site would remain in 
its present use and condition. 

 Alternative 3:  Development Conforming to Continuing Care Retirement Community Special 
Exception Requirements (assumes no height or gross floor area variances are requested, and all 
parking is at grade).  This Alternative would require two variances for minor disturbances of 
environmentally sensitive lands.  Sanitary wastewater would be conveyed to the Kings Park 
Sewage Treatment Plant, and treated effluent would be discharged to the ±5-acre Nursing Center 
site to be transferred to the Suffolk County Department of Public Works. 

 Alternative 4:  Development per the Retirement Community District - assumes the subject site is 
rezoned to the Retirement Community district without the Continuing Care Retirement 
Community Special Exception, and is developed with age restricted apartments. Sanitary 
wastewater would be conveyed to the Kings Park Sewage Treatment Plant, and treated effluent 
would be discharged to the ±5-acre Nursing Center site to be transferred to the Suffolk County 
Department of Public Works. 

 Alternative 5:  Proposed Project, with Alternative Wastewater Treatment - assumes development 
of the proposed project, but utilizing a new sewage treatment plant, to be built on the adjacent ±5-
acre St. Johnland Nursing Center property to the north, which is also owned by the applicant. 

 
The anticipated yields and layouts of these alternatives are described at a level of detail sufficient 
for a valid, quantified comparison of impacts necessary to satisfy State Environmental Quality 
Review Act requirements.  Sections 6.1 through 6.5 provide descriptions of each alternative, 
and Table 6-1 lists their estimated uses, yields and characteristics, along with those of the 
proposed project, to enable comparisons against the values of the proposed project as well as 
against each other.   
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Table 6-1 
COMPARISON OF ALTERNATIVES 

Site and Scenario Characteristics 
 

Parameter Proposed Project 
Alternative 1  
(No Action) 

Alternative 2 
(“As of Right” 
Single Family) 

Alternative 3
(Conformance with all Continuing Care 

Retirement Community Special 
Exception Criteria) 

Alternative 4 
(Retirement Community District 

without Special Exception) 

Alternative 5 
(Proposed Project with Alternative 

Sanitary Disposal) 

Zoning Retirement Community Residence-43 Residence-43 Retirement Community Retirement Community Retirement Community

Use/Yield 
Senior Residential/199 Continuing 
Care Retirement Community units 

Vacant 
Single-Family 

Residential/21 Lots 
Senior Residential/199 Continuing Care 

Retirement Community units 
Senior Residential/392 apartments 

Senior Residential/199 Continuing Care 
Retirement Community units 

Sanitary Treatment 
Kings Park Sewage Treatment Plant 
(connection required); recharge on 

Nursing Center site  
n/a  

On-Lot Septic 
Systems  

Kings Park Sewage Treatment Plant 
(connection required); recharge on 

Nursing Center site  

Kings Park Sewage Treatment Plant 
(connection required); recharge on 

Nursing Center site  

New Sewage Treatment Plant on Nursing 
Center Site (to serve Proposed Project 

and Nursing Center only)  
Coverages (acres): --- --- --- --- --- ---
Impervious/Paved  9.53 0.36 6.04 11.45 11.25 9.53
Landscaped  9.04  0.10 24.32 7.09 9.94 9.04
Water Surface 0.78 0.78 0.78 0.78 0.78 0.78
Red Maple Hardwood Swamp  1.33 1.33 1.33 1.33 1.33 1.33
Forested 29.01 47.12 17.22 29.04 26.39 29.01
Water Resources: --- --- --- --- --- ---
Domestic Water Use (gpd)  37,820 0 6,300 37,820 58,800 37,820
Irrigation Demand (gpd) (1) 3,699 0 9,950 2,900 4,067 3,699
Total Water Use (gpd) 41,519 0 16,250 40,720 62,867 41,519
Recharge Volume (MGY) 46.64  27.29 34.41 (2) 47.59 (2) 55.30 (2) 46.71 (2)

Recharge Nitrogen Conc. (mg/l) 3.30  0.01  3.22 (2) 3.17 (2) 4.20 (2) 3.30  (2)

Trip Generation (vph): --- --- --- --- --- ---
Weekday AM Peak Hour 49 0 24 49 24 49
Weekday PM Peak Hour 58 0 26 58 43 58
Saturday Midday Peak Hour 78 0 28 78 118 78
Miscellaneous: --- --- --- --- --- ---
Residents (capita) (3) 287 0 94 287 588 287
School-Age Children (capita) (4) 0 0 32 0 0 0
Employees (Full-Time Equivalents)  73.6 0 0 73.6 0 73.6
Solid Waste (5) 1,004.5 0 1,410 1,004.5 2,058 1,004.5
Parking Required (spaces) 531 n/a 42 531 294 531
Parking Provided (spaces) 531  0 42 531 295 531 
Total Taxes ($/year) 1.29 million  0(6) 350,550 1.29 million 1.458 million 1.29 million
School Taxes ($/year) 860,833  0 223,926 860,833 972,696 860,833 
School Costs ($/year) 0 0 387,768 0 0 0
Net School Tax Impact (±$/year)  +860,833  0 -153,842 +860,833 +972,696 +860,833 

(1) Assuming 5.5 inches/year of acreage to be fertilized and irrigated; annualized to 365 days/year. 
(2)   See Appendix J-4. 
(3) Assuming 4.47 capita/ single-family unit, 1.50 capita/townhouse, independent living or apartment unit, and 1.0 capita/assisted living unit. 
(4) Assuming 1.52 school-age children/single-family unit. 
(5) Assuming 3.5 lbs/day/capita for Continuing Care Retirement Community and 15 lbs/day/household for the single-family units (Salvato et al, 2009). 
(6) The applicant is a non-profit entity [501(c)(3)], and is therefore tax exempt under existing conditions.  
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6.1 Alternative 1: No Action 
 
If no action is taken and the proposed project is not implemented, the subject site would not be 
disturbed; it would remain vegetated and vacant.  In addition, the changes to the Kings Park 
Sewage Treatment Plant discharge of treated effluent would not change (i.e., surface discharge 
would continue).  As such, this scenario also describes the site’s existing conditions and impacts, 
which are described and analyzed in Sections 3.0 and 4.0.  The site would retain the potential for 
redevelopment in accordance with its existing Residence-43 zoning (see Section 6.2).   
 
This scenario would continue the natural functions associated with the site’s natural areas (i.e., 
2.11 acres of freshwater wetlands and surface water, 47.12 acres of forested land).  These areas 
would continue to provide habitats for wildlife.  In addition, these natural surfaces would sustain 
the site’s recharge function for aquifer replenishment, with minimal potential for adverse impacts 
to either groundwater or surface water quality.  This is due to the absence of pollutants deposited 
on these surfaces. 
 
The combined project site and ±5-acre St. Johnland Nursing Center site would continue to 
generate a total of 27.29 MGY of recharge, containing a concentration of nitrogen at 0.01 mg/l.  
This concentration conforms to the New York State Drinking Water standard of no more than 10 
mg/l. 
 
The public benefits associated with this scenario would be much reduced compared to those of 
the proposed project.  There would be no increases in public revenues in this scenario, and the 
site’s forested areas and wetland (and accompanying buffer area) would not be explicitly 
protected to the degree that would occur with the proposed project.  This alternative would not 
enable the Suffolk County Department of Public Works to establish a subsurface recharge area 
for treated effluent from the Kings Park Sewage Treatment Plant, which assists the County in 
meeting the Long Island Sound Study nitrogen reduction goals.  The Kings Park Sewage 
Treatment Plant would continue to discharge treated effluent to surface water, which would 
continue to have an adverse impact on the quality of water of Long Island Sound.   
 
This alternative is not in keeping with the goals and objectives of the applicant. 
 
 
6.2 Alternative 2: “As-of-Right” Development per Existing Zoning 
 
The Alternative 2 scenario assumes that the parcel is redeveloped in accordance with its existing 
Residence-43 zoning (see Yield Map Site Plan), which would yield 21 lots for detached, single-
family homes.  Each of these lots would conform to Suffolk County Sanitary Code Article 6, so 
that use of on-site septic systems would be permitted.  Lots are shown with a minimum lot size 
of two acres for the 22.46 acre portion of the property within the New York State Wild, Scenic, 
and Recreational Rivers Corridor and a minimum lot size of one acre for the remainder of the 
property.  The homes are assumed to be 5-bedroom units totaling 5,000 SF in area (2,500 SF 
footprint), with 3,500 SF of additional impervious surfaces assumed for the driveway, walkways 
and pool/patio.  It was assumed that approximately 40 percent of the total area in lots would 
remain natural (accounting for perimeter buffers to adjacent roadways and residences), and the 
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remaining area in lots would be maintained (i.e., fertilized and irrigated as described in Section 
2.2.4, page 2-13). 
 
This alternative assumes that the on-site wetland and surrounding 100 foot buffer would remain 
in its current natural condition.  Development pursuant to Residence-43 zoning would not be 
subject to the same road/lot setbacks as required by the proposed change of zone application; 
therefore single family development would result in activity within 200 feet of St. Johnland Road 
and Old Dock Road.  There would be two vehicle access points to the site, one on St. Johnland 
Road, and one on Old Dock Road, which are located in roughly the same locations as for the 
proposed project and located to avoid environmentally sensitive lands (see Yield Map Site 
Plan).   
 
Similar to the proposed project, a grading program would be required, to provide for proper 
surfaces for development and drainage system operations; this program would range over the 
eastern and western portions of the parcel, and avoid the wetland and its associated setback.  
Based on the values in Table 6-1, this alternative would clear more land than would occur in the 
proposed project (30.36 acres vs. 18.57 acres, respectively), as larger areas of lawn are 
anticipated and the lots would be in the control of individual home owners.  However, it is 
recognized that the final design and clearing would be determined at the time of subdivision 
review of detailed grading, drainage and development plans.  The drainage system would be 
designed to accommodate the volume of runoff required by Town standards, and would be 
subject to Town review and approval.   
  
The site’s roadway would be offered to the Town for dedication as a Town roadway, to be 
owned and maintained by that entity.  The Town Highway Department would therefore be 
responsible for maintenance, snow removal, recharge facilities and street lighting. 
 
In comparison to the proposed project, there would be fewer impervious surfaces in this scenario, 
however there would be more landscaped area and fertilizer/irrigation water usage given the 
larger lawn areas typical to single family lots.  As 200 foot buffers would not be required 
pursuant to Residence-43 zoning requirements, it is assumed that less natural buffer area would 
be retained, but the existing on-site wetland and setback area would remain under the single 
family development scenario.  This scenario would consume less water for domestic purposes 
than the proposed project (due to its conformance to Article 6), and so would generate less 
sanitary wastewater; however, the amount of water used for landscape irrigation would be 
greater given the larger lawn areas.  The total amount of potable water used would be 
significantly less than for the proposed project (16,250 gpd vs. 41,519 gpd, respectively).  The 
concentration of nitrogen in overall recharge generated would be similar to the proposed project 
(3.22 mg/l vs. 3.30 mg/l, see Appendix J-4) (the proposed project would have higher 
contributions of nitrogen from sanitary wastewater, but the single family Alternative 2 has larger 
area of lawn fertilized and conventional on-site sanitary system disposal).  Alternative 2 would 
have a lower volume of recharge due to the lower overall water use.  This alternative would not 
enable the County to address the current surface water discharge limitations at the Kings Park 
Sewage Treatment Plant, which would assist Suffolk County in conforming to the Long Island 
Sound Study nitrogen reduction goals.     
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Alternative 2 would generate fewer peak hour vehicle trips than the proposed project in all three 
cases examined: weekday AM, weekday PM and Saturday midday (49.0%, 44.8% and 35.9%, 
respectively).  This scenario would generate fewer residents than the proposal, but is expected to 
generate in the range of 32 school-age children, a cohort not represented in the proposed project.  
There would be no on-site employees here, while the proposed project would be a significant 
local employment generator.   
 
With regard to taxes, this scenario would generate a substantial amount of revenues available for 
all tax jurisdictions; these revenues are expected to offset the demand for services such as road 
maintenance, park use, and emergency services.  However, as this alternative would generate 
school-age children, there would be an increase in enrollment for the Kings Park Central School 
District that would necessitate an increase in expenditures to educate project generated students.  
The cost to educate the additional school aged children is not fully covered by the tax revenues 
levied to the school district from the additional single family dwellings.  In comparison, the 
proposed project would not generate any school aged children and is estimated to generate 
approximately $860,833 in taxes for the Kings Park Central School District. 
 
In terms of overall project feasibility, it is noted that the location of this site is well-suited to 
residential development, as two roadways offering safe and efficient access abut the site.  The 
Town Plan Update includes a number of goals that would be realized by this scenario, but these 
would be fewer than the number realized by the proposed project, particularly with respect to 
addressing senior housing needs.   
 
Town comprehensive planning efforts seek a balance of housing for diverse populations on 
appropriate sites in conformance with the Town Plan Update and Zoning Code.  While 
Alternative 2 would provide an appropriate and conforming land use on the site and would 
conform to zoning, it would not achieve the municipal goal to provide a greater diversity of 
housing options for diverse populations.  This alternative is not in keeping with the goals and 
objectives of the applicant. 
 
 
6.3 Alternative 3: Development Conforming to the Continuing Care Retirement 

Community Special Exception Requirements  
 
Alternative 3 assumes that the parcel is redeveloped with a senior residential project identical in 
use and yield to that of the proposed project, but would conform to the Continuing Care 
Retirement Community Special Exception requirements and therefore would not require height 
or gross floor area variances.  Additionally, all parking is provided at grade, consistent with 
Town Code requirements.  Alternative 3 would require minor variances for disturbances of 
environmentally sensitive lands (building on steep slopes and on areas where the depth to groundwater 
is less than 10 feet). 
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This Alternative differs from the Proposed Action by providing the following changes to the 
plan: 
 

 the independent living building is reduced in size as compared to the proposed project, by 
shortening two of its southward-extending arms; 

 the underground parking beneath the independent living building has been eliminated and all 
parking is provided at grade; 

 the western portion of the internal roadway and associated parking areas are reconfigured to 
reduce encroachment into the 200-foot Continuing Care Retirement Community buffer on the 
site’s southern side; and 

 the square footages of the independent living units have been reduced (though none of the yields 
of the three residential types yields have been changed). 

 
Similar to the proposed project, there would be two vehicle access points to the site, one on St. 
Johnland Road and one on Old Dock Road.  These two driveways would be located in the same 
locations as for the proposed project.  Also similar to the proposed project, this yield would 
exceed the allowed Suffolk County Sanitary Code Article 6 density for use of conventional on-
site sanitary systems, so that sewage treatment would be required.  Therefore, this Alternative 
would also connect to the Kings Park Sewage Treatment Plant.   
 
This alternative assumes that roughly the same portions of the site would be developed as for the 
proposed project though, as noted above, this scenario incorporates several plan changes that 
reduce the gross floor area and building footprint, allowing the proposed parking area to be 
located 200 feet from the southern property boundary.  The building remains the same height as 
the proposed project; however the wing of the building which abuts the 200 foot set back in the 
proposed project plan (thus necessitating the variance) has been removed.  As permitted by the 
Continuing Care Retirement Community Special Exception requirements, one additional foot of 
building height is permitted for every two feet of setback from the inside line of the 200 foot 
buffer area, up to a maximum height of 50 feet.  By removing the wing which abuts the 200 foot 
setback for the Alternative 3 site plan layout, the required additional setback is provided to allow 
the 50 foot building height (see CCRC Conforming Site Plan, Appendix R-1).  As demonstrated 
by the photosimulations prepared for the proposed project (Appendix P-2), views of the 
development will be visible along the site access road from Old Dock Road.  This view will 
remain similar to the proposed project as construction of the Alternative 3 building and parking 
area will still require the removal of trees, opening views along the access driveway.  The 
increased buffer may provide additional screening for the central portion of the building; 
however it is noted that the existing restaurant/bar use to the west of the Old Dock Road access 
driveway and natural buffer significantly screen views of portion of the building requiring a 
variance under the proposed action (the wing proposed to abut the 200 foot buffer).   
 
Similar to the proposed project, a grading program would be required, to provide for proper 
surfaces for development and drainage system operations; this grading program would range 
over the eastern, south-central and western portions of the parcel, and avoid the wetland and its 
associated setback.  Based on the values in Table 6-1, this alternative would clear slightly less of 
the property than would occur in the proposed project (18.44 acres vs. 18.47 acres).  However, it 
is recognized that the final design and clearing would be determined at the time of site plan 
review of detailed grading, drainage and development plans.  The drainage system would be 
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designed to accommodate the volume of runoff required by Town standards, and would be 
subject to Town review and approval.   
  
In comparison to the proposed project, there would be more impervious surface area in this 
scenario as all parking would be provided at grade, and there would be less landscaped area (so 
there would be less fertilizer usage and less irrigation water demand).  There would also be 
slightly more natural area retained; the same acreages of water surface in the freshwater wetland 
and fringing natural vegetation would be preserved.  This scenario would consume the same 
amount of water for domestic purposes as the proposed project, and so would generate the same 
volume of sanitary wastewater, and the amount of water used for landscape irrigation would be 
slightly less, so that the total amount of water used would be slightly less than for the proposed 
project (40,720 gpd vs. 41,519 gpd).  The concentration of nitrogen in overall recharge generated 
would potentially be slightly less than the proposed project (3.17 mg/l vs. 3.30 mg/l; see 
Appendix J-4).  Alternative 3 would have a slightly higher volume of recharge than the 
proposed project.  This alternative would enable the County to address the current surface water 
discharge limitations at the Kings Park Sewage Treatment Plant, and would cause an incremental 
reduction in nitrogen load to Long Island Sound by removing a surface water discharge to this 
water body.  The potential for groundwater mounding beneath the new sewage treatment plant 
would be mitigated by the minimum 70 feet of vertical separation between the site and the 
groundwater table, which would be more than sufficient to enable horizontal dispersion of 
recharge as it percolates downward.   
 
Alternative 3 would have the same trip generation characteristics and transportation impacts as 
the proposed project, as it is based on the same uses and yields, as well as the same roadway 
improvements.  This scenario would generate the same number of residents as the proposal, and 
would also not include any school-age children.  This scenario would also have the same 
employment impacts as the proposed project. 
 
It is expected that this alternative would be assessed similar to what was estimated by the Town 
Assessor, generating taxes of approximately $1.29 million per year.  Such tax revenues would be 
proportionately allocated to each taxing jurisdictions located within the boundary of the site. 
Thus, this alternative would have a similar fiscal impact to the proposed project.  As this 
alternative would generate no school-age children, there would be no enrollment impact for the 
Kings Park Central School District.   
 
It is acknowledged that, from a land use perspective, this alternative would have a similar level 
of feasibility as the proposed project, as these two development scenarios are similar (the 
differences are related to encroachment into the southern buffer, the reduction in building height 
and the size of the independent living units).  However, the independent living units in the 
proposed project would vary between 761 SF and 1,794 SF in size, while the units in this 
alternative would range from 750 SF to 1,100 SF in size.  It is this difference that makes this 
alternative unattractive to the applicant.  As independent living units constitute the majority of 
the residences proposed, the success of the project would depend primarily on the attractiveness 
of these units to potential buyers.  The applicant believes that a range of unit sizes including 
larger independent living units is more desirable from a marketing and occupancy perspective.  
The applicant does not wish to construct a large number of units that would not attract sufficient 
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sales from the segment of the housing market that the project seeks to address.  As such, this 
alternative is not in keeping with the goals and objectives of the applicant. 
 
 
6.4 Alternative 4: Retirement Community District (Without Special Exception) 
 
Alternative 4 would involve a change of zone of the subject site, from its existing Residence-43 
zone to Retirement Community, which would allow senior rental apartment units.  This use is 
allowed as-of-right in the Retirement Community district (the Continuing Care Retirement 
Community type of senior residential use of the proposed project and Alternative 3 would 
require a Special Exception approval in the Retirement Community district).  The assumed 392-
unit yield represents the site’s maximum yield based on the zoning included in this alternative.  
Twenty-four units would be located on the site’s eastern portion within the Wild, Scenic and 
Recreational Rivers corridor, and the remaining 368 units would be placed outside this area on 
the western portion. 
 
The apartments would be distributed into a number of two-story structures, and are assumed to 
include a mix of studio, one- and two-bedroom units having between 750 and 950 SF of floor 
area; with hallways and other common indoor spaces, gross floor area is assumed to average 
1,200 SF/unit.  This would represent a total Floor Area Ratio of 0.217, and a building coverage 
of 5.40 acres.  The Town Code requires a minimum of three parking spaces for each four units in 
the Retirement Community zone, or 294 spaces.  This scenario assumes that one space would be 
provided for each unit, or 392 spaces total.  
 
Design standards of the Suffolk County Department of Health Services require an assumed water 
use of 150 gpd/unit, for a total water use of 58,800 gpd.  This volume is well in excess of the 
volume for which on-site septic systems would be allowed (see Section 2.2.4, page 2-13), and as 
a result, connection to an off-site sewage treatment plant would be necessary for this alternative.  
It is assumed that the method of handling sanitary waste would be the same as for the proposed 
project and Alternative 3.   
 
This alternative assumes that, generally the same portions of the site would be developed as for 
the proposed project; however, this alternative would not be subject to the same road/lot setbacks 
and could result in activity within 200 feet of St. Johnland Road and Old Dock Road.  Therefore, 
the visibility of the residential buildings is expected to be greater than under the proposed 
project.  There would be two vehicle access points to the site, one on St. Johnland Road, and one 
on Old Dock Road.  It is assumed that these two driveways would be located in roughly the same 
locations as for the proposed project.  All internal site roadways would remain private.   
 
Similar to the proposed project, a grading program would be required, to provide for proper 
surfaces for development and drainage system operations; this program would range over the 
eastern, south-central and western portions of the parcel, and would avoid the wetland and its 
associated setback.  Based on the values in Table 6-1, this alternative would clear more land than 
would occur in the proposed project (20.73 acres vs. 18.47 acres); however, it is recognized that 
the final design and clearing would be determined at the time of site plan review of detailed 
grading, drainage and development plans.  The drainage system would be designed to 
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accommodate the volume of runoff required by Town standards, and would be subject to Town 
review and approval.   
 
Assuming that, similar to the proposed project, roughly 20% of the site’s total acreage would be 
landscaped, there would be 9.94 acres of combined open spaces/recreational area/landscaping in 
this alternative.  This would leave 28.50 acres of the site as undisturbed natural lands, including 
the 0.78 acres of water surface in the freshwater wetland, and 1.33 acres of surrounding Red 
Maple Hardwood Swamp.  
  
In comparison to the proposed project, there would be more impervious surfaces in this scenario, 
and there would be more landscaped area (so there would be more fertilizer usage and more 
irrigation water demand).  There would be less natural area retained.  This scenario would 
consume more water for domestic purposes than the proposed project (due to its greater yield), 
and so would generate more sanitary wastewater, and the amount of water used for landscape 
irrigation would be more, so that the total amount of potable water used would be greater than 
for the proposed project.  Alternative 4 would have a larger volume of recharge than the 
proposed project, and the concentration of nitrogen in overall recharge on-site would be higher 
than that of the proposed project (4.20 mg/l vs. 3.30 mg/l; see Appendix J-4).  This alternative 
would enable the County to address the current surface water discharge limitations at the Kings 
Park Sewage Treatment Plant, and would assist the County in meeting the nitrogen load 
reduction requirements to Long Island Sound by removing a surface water discharge to this 
water body.     
 
Alternative 4 would generate fewer peak hour vehicle trips than the proposed project in two of 
the three cases examined: the weekday AM and weekday PM (51% and 26%, respectively), and 
a 51% increase during the Saturday midday peak hour.  This scenario would generate more than 
twice the number of residents than the proposal but, like the proposed project, would not 
generate any school-age children.  There would be no significant amount of on-site employment 
here, as no commercial use is included.  It is acknowledged that some employment may occur, 
from need for maintenance/landscaper positions, to be employed by outside contractors, and 
management/office operations.  In contrast, the proposed project would generate an estimated 74 
full-time equivalent positions.  
 
It is estimated that this scenario would generate a substantial amount of revenues available for all 
jurisdictions; these revenues would be slightly greater than would be generated by the proposed 
project.  Similar to the proposed project, this alternative would generate no school-age children, 
and there would be no enrollment impact for the Kings Park Central School District.  Similar to 
the proposed project and with respect to school district economics, this alternative would not 
necessitate an increase in expenditures, so that a substantial net annual fiscal benefit would 
accrue to the district.  
 
In terms of overall project feasibility and public benefits, it is noted that the location of this site 
is suitable for senior residential development, as two roadways offering safe and efficient access 
abut the site.  However, Town comprehensive planning efforts seek a balance of housing for 
diverse populations on appropriate sites in conformance with the Town Plan Update and Zoning 
Code.  While Alternative 4 would provide senior housing, it would not achieve the larger 
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municipal goal to address a needed variety of senior housing needs, which would be the case for 
the proposed project.  This alternative is not in keeping with the goals and objectives of the 
applicant as the applicant seeks to build a CCRC to complement the existing St. Johnland 
nursing facility and the organizations mission. 
 
 
6.5 Alternative 5: Proposed Project, with Alternative Wastewater Treatment 
 
This scenario assumes that the proposed project is built on the subject site, but that its 
wastewater would be conveyed off-site, to a new sewage treatment plant to be funded and built 
by the applicant on the St. Johnland Nursing Center property to the north.  It is noted that the 
applicant owns this latter facility.  A schematic STP Layout with Leaching Pools Plan prepared 
by Michael P. Chiarelli Engineer P.C. (January 2012) is provided in Appendix R.   
 
This scenario would involve disconnecting the St. Johnland Nursing Center from the sewer 
system that conveys wastewater to the Kings Park Sewage Treatment Plant.  Construction of a 
sewage treatment plant on the nursing center property would require redirection of the existing 
collection facilities on this site to the new sewage treatment plant, and directing the new sewers 
from the proposed Uplands at St. Johnland to the new sewage treatment plant as well.  The 
existing pump station and force main would require decommissioning and abandonment 
according to State and County requirements.  Unlike the proposed project, no land transfer/sale 
agreement with the County would occur.  It is assumed that the new sewage treatment plant 
would be designed with a capacity sufficient to treat wastewater from only the proposed 199 
Continuing Care Retirement Community units and that of the St. Johnland Nursing Center.  This 
new sewage treatment plant would be subject to a full and complete permitting review by the 
Suffolk County Department of Health Services and Suffolk County Department of Public Works, 
and would conform to all applicable design standards and requirements. 
 
As can be seen upon review of Table 6-1, except for recharge volume, the physical 
characteristics and consumptions of this scenario are identical to those of the proposed project.  
Therefore, the impacts of this scenario for the subject site would also be identical to those of the 
proposed project, which are presented and analyzed in detail in Sections 3.0 and 4.0.  
 
Alternative 5 would have a slightly larger volume of recharge than the proposed project, and the 
concentration of nitrogen in overall recharge on-site would be identical to that of the proposed 
project (3.30 mg/l; see Appendix J-4).  This alternative would not enable the County to address 
the current surface water discharge limitations at the Kings Park Sewage Treatment Plant, which 
require the County to meet nitrogen load reduction requirements pursuant to the Long Island 
Sound Study. The Kings Park Sewage Treatment Plant would continue to discharge treated 
effluent to surface water, which would continue to have an adverse impact on the quality of 
water of Long Island Sound.   
 
Preliminary analysis suggests that this scenario would be feasible from engineering, regulatory 
and economic perspectives.  Groundwater flow in the area is generally northward toward Long 
Island Sound, so that recharge generated on either site, as well as at the new sewage treatment 
plant, would flow in a northward direction and away from the wetland on the subject site, so that 
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no impact to the water regime of this feature would be expected.  The potential for groundwater 
mounding beneath the new sewage treatment plant would be mitigated by the minimum 70 feet 
of vertical separation between the site and the groundwater table, which would be more than 
sufficient to enable horizontal dispersion of recharge as it percolates downward.  Installation of a 
new sewage treatment plant would be allowed under Suffolk County Sanitary Code Article 6, so 
that the only potential difficulties in this regard would be related to the cost of its construction 
and time frames for County and New York State Department of Environmental Conservation 
reviews and approvals. 
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