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1.3 Community Vision and Goals and Objectives 
 
Renaissance Downtown has 
worked collaboratively with the 
Town DLM to oversee the 
community participation process 
for the preparation of this BOA 
Study and the RRAP with the 
assistance of a community liaison, 
Ms. Siris Barrios.  Ms. Barrios 
and members of RD and the 
Town DLM have worked 
continuously with the community 
since the summer of 2014 in the 
development of the RRAP.  The 
outreach that has occurred to 
obtain the community input has 
informed the preparation of this 
BOA Study, and resulted in an 
expression of the community’s 
vision for the future.   
 
The RRAP, in conjunction with 
the adopted ROD Zoning and this 
BOA, seek to provide a blueprint 
for addressing various challenges, 
while capitalizing upon the 
community’s strong desire to 
include a mix of retail stores, service-related businesses, restaurants and diverse housing options, 
along with improved transportation, infrastructure, pedestrian pathways, public green spaces and 
access to the Peconic River throughout the Riverside hamlet area.   
 
The overall Vision Statement for the Riverside Revitalization Plan is to:  

 
• Position Riverside as a Gateway of the Town, retain and attract a diverse and multicultural 

population that includes young professionals and members of the innovation and knowledge 
economies to promote the Town as a preeminent regional destination. 

• Create a true sense of place, utilizing smart growth and sustainable development principles that 
meet the needs of current residents and attract future residents and businesses. 

• Facilitate the creation of a mixed use and walkable Gateway Center to enhance the vibrancy of 
the Riverside Hamlet Center and create a diversity of uses (to live, work, shop, learn, and play). 

• Complement Riverhead’s downtown area and leverage the proximity of the Long Island Rail 
Road station and availability of bus service. 

• Reinforce a sense of community and neighborhood identity. 

• Enhance the character and overall visual environment of the Project Area. 
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• Promote housing choices with a broad range of housing types and price points including 
attainable and market-rate housing options. 

• Expand the property tax base and provide additional employment opportunities. 

• Incorporate municipally owned property located within the Project Area to achieve an effective 
redevelopment strategy; and provide an avenue for private property owners to partner with the 
public sector and RD to foster the redevelopment of underutilized assets for the benefit of both 
themselves and the community. 

• Leverage existing assets and proximity to maritime resources along the Peconic waterfront, 
natural assets, recreation areas, preserved open spaces of the Pine Barrens region, and proximity 
to Riverhead’s downtown area. 

• Attract business, residents and visitors to stimulate the local economy and position Riverside as a 
tourist destination with access to both the north and south forks and the many assets they possess. 

(RRAP, July 2015, Page 15) 
 
The RRAP describes in detail the implementation methods to achieve the goals expressed above. 
The BOA Step II Nomination Study informs and facilitates achievement of the above vision 
statement, as well as the goals and objectives expressed in the RRAP.  The BOA Study and the 
Generic Environmental Impact Statement supplement the RRAP by focusing on specific land use 
issues, regulatory constraints, and development opportunities; and provides initial steps and 
implementation measures towards actualization of the above goals and objectives.   
 
Specific goals and objectives of the BOA Study are to: 
 

• Delineate the boundaries of the BOA based on a rational examination of existing conditions, 
natural and man-made boundaries, and community issues, assets, opportunities and needs; 

• Inventory existing land uses, development patterns, capital infrastructure and environmental 
conditions within the BOA, and along with information from past studies and community 
visioning processes, identify existing brownfield sites, blighted or abandoned buildings, long-
term vacant and underutilized properties, and other issues and obstacles that discourage economic 
development, contribute to poverty and inadequate housing, may support or promote illegal 
activity and other negative social conditions, create an undesirable sense of place and community, 
and impede proper functioning of the hamlet as a whole;  

• Determine priority sites for remediation and redevelopment based on past community visioning 
and planning studies, existing zoning standards, theoretical development programming, lot 
size(s), property ownership (i.e., public or private), access, site visibility, environmental 
conditions, and other factors; 

• Identify the specific issues of concerns relating to strategic sites, and determine opportunities for 
redevelopment of key properties in order to stimulate and support positive change and achieve the 
goals and objectives of the RRAP, ROD and this BOA Study.  

• Summarize key findings and implementation strategies in a logical and concise manner to 
facilitate plan implementation.    
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• Define Principles: members must sign a 

“Triple Bottom Line” agreement before 

participating in the process.  

• Seed the Process: Traditional in-person 

grassroots outreach & meetings with key 

stakeholders & civic leaders take place prior to 

launching the formal public Social Networking 

Campaign. During this process, a local 

representative is hired to lead the CSPM 

program & RD opens a public informational 

office within the redevelopment area. 

• Launch Social Networking Web-based 

Applications: informational resource to accept 

member registrations and ideas, and engage 

local business leaders and entrepreneurs 

throughout the process.  

• Launch Campaigns: By focusing on one 

interest area at a time (such as retail, public 

destinations and downtown living), each with 

its own time period for campaigning, members 

are motivated to work together. Each campaign 

lasts one to two months with the objective of 

having the top ideas receive a minimum 

number of “Likes/Upvotes,” thereby becoming 

eligible for a feasibility study  

• Feasibility Studies: enlist the talents of 

national leaders in downtown retail & market 

feasibility to test the viability of community 

driven concepts.  

• Find the Best Ideas: To reach the greatest 

number of participants, the team hosts events & 

meetups to provide a forum in which local 

individuals & leaders can identify themselves 

& participate within their comfort zone.  

• Monthly Meetups: Brainstorm & develop 

ideas. Participants work on planning for 

upcoming events such as festivals & efforts to 

spur local business. 

• Events: The CSPM team participates in, & 

often generates, many community events, 

which allow community members to learn 

about how they can help shape their 

community. These events build tremendous 

momentum as local residents begin to fully 

understand the potential of the redevelopment 

HOW CSPM WORKS 

1.4 Brownfield Opportunity Area Boundary Description and Justification  
 
The Riverside BOA Study Area encompasses a portion of the 
Riverside Census Designated Place and is bounded by Little 
Peconic River to the west, a portion of the David A. Sarnoff 
Preserve to the south, the Peconic River to the north and 
Whitebrook Drive to the east.  Figure 1-3, which was 
previously presented in this report, provides a map of the 
BOA Study Area which coincides with the boundaries 
established in the RRAP.  The borders of the BOA Study Area 
contain certain Town of Southampton lands which were 
identified for redevelopment as well as the 15 potential 
brownfield sites, referred to herein as “sites of environmental 
concern”,  which were identified during the grant application 
phase and have been further investigated during the course of 
this Study.  An additional five sites have been added to the list 
of sites of environmental concern.  Table 1-2 lists the sites of 
environmental concern.  Of these sites, Sites EC-1 through 
EC-11, and EC-17 and EC-18 are considered to have greatest 
potential for redevelopment, in that these properties are 
located in areas that are programmed for redevelopment 
activities.  
 
The proposed BOA Boundary, as noted, has been defined 
largely on existing natural features (i.e., the Peconic River, 
Little Peconic River, Black Creek Pond), a preserved Central 
Pine Barrens Core Preservation area, the Town of 
Southampton/Town of Riverhead municipal boundary, and 
the locations of sites of environmental concern, identified in 
Table 1-2, which are located throughout the Riverside hamlet, 
and specifically found along Peconic Avenue, Flanders Road, 
Riverleigh Avenue, Old Quogue Road, and Ludlam Avenue.  
The BOA Boundary includes the residential neighborhoods 
which are affected by their adjacency to these sites, as well 
the Riverside traffic circle, where five major roadways and 
one secondary street converge (Flanders Road (SR 24)/Center 
Drive (CR 94), Lake Avenue (CR 63), Riverhead Quogue 
Road (CR 104), Peconic Avenue, and Woodhull Avenue). 
The implications of having abandoned, vacant and 
underutilized properties within the community are expressed 
in the indicators of economic distress identified in Table 1-1 
and Section 1.2 above.  
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2.0 COMMUNITY PARTICIPATION PLAN AND TECHNIQUES TO ENLIST 
PARTNERS  

 
2.1 Community Outreach Plan 
 
This section provides a summary of the community outreach, techniques, input and results that 
were employed in the development of the RRAP and this BOA Step II Study.   
 
The Town established an Advisory Committee made up of staff from various Town departments 
to provide input on the BOA Nomination Study.   
 
In addition to the Advisory Committee, continuous coordination between the Town, Master 
Developer, and the local representative to lead the Crowd Source Place Making (CSPM) effort 
occurred. The CSPM process is guided by the principles of Social, Environmental, and 
Economic responsibility which are emphasized to community members that participate in the 
process.  CSPM utilizes in-person meetings and internet-based tools to allow community 
members to upload and vote on ideas, uses, retail concepts, types of commercial/retail tenants, 
and amenities.  
 
Since the summer of 2014, RD has employed a full time outreach coordinator to work with the 
community on this project.  A community based office was established to encourage community 
participation and provide a base for the CSPM efforts.  During the process, a number of methods 
were utilized to reach as many people within the community as possible, including population 
segments that normally do not participate in official meetings.  RD employs social media and 
networking tools that include proprietary web-based applications designed to engage the 
community in meaningful dialogue, which is essential to the planning and implementation 
process.  The sidebar provides an overview of how CSPM is conducted by RD.  Because the 
community provided so much valuable input to develop the vision for the community - this 
process served as the basis for community outreach for the BOA Study.  In coordination with RD 
and the Advisory Committee, additional outreach occurred following the preparation of the 
Action Plan. Because of the overlapping and complementary purposes of the BOA program and 
revitalization action process, this BOA Study relies on the community participation process held 
to develop the RRAP.  
 
The following provides an overview of the CSPM that has occurred in Riverside since the 
summer of 2014. 
 

• In the summer of 2014 Renaissance Downtowns opened a CSPM Community Office at 108 
Peconic Avenue and hired a community liaison to better understand the collective values and 
vision of residents for the redevelopment plans.  Riverside Rediscovered (RR) officially began in 
August 2014 at a kick-off community meeting in the presence of Town officials, by a vote of 
about 50 residents in attendance.  

• Hosting the monthly meet-ups exclusively in Riverside has significantly increased resident 
participation.  During this period, RD talked to over 500 residents face-to-face and conducted 
special outreach with local pastors and congregations in order to reach a wide audience.  
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• Door knocking: A major component of the outreach effort included walking the community and 
literally going door to door to speak to residents of Riverside.  During this process, RD witnessed 
firsthand the living conditions of residents and the existing range of housing types and conditions.   

• The Riverside Rediscovered website (http://riversiderediscovered.com/) was launched in August 
2014 and quickly revealed the digital divide in the community.  As a result of a significant 
amount of face-to-face outreach, the website has achieved 150 registered users online.  During 
this period, RD also launched a Riverside Rediscovered Facebook Page (with 207 “likes”), a 
Riverside Rediscovered Community Liaison personal page (583 “friends”) and a twitter account 
(40 followers). 

• Schedule:  
o Riverside Rediscovered Monthly Meetups: October 2014 – April 2015  
 At the first monthly meetup in October of 2014, residents came together to state their 

concerns and desire to make Riverside a socioeconomically vibrant place to live, work, 
and play. Round table discussions revealed that residents want to preserve the natural 
beauty of the area, while also encouraging businesses and services to meet the needs of 
residents.  

 Community Asset Mapping:  At the second monthly meetup, members engaged in a 
community asset mapping exercise.  Participants were asked to answer twelve key 
questions that identified the places they go to for groceries, dining out, socializing, health 
care, arts and recreation.  The results are clear: Riverside residents are forced to travel, 
often far, to fulfill their wants and needs.  This clearly demonstrates the near total lack of 
assets and amenities within the community and the need for an injection of new activity.  

 At the second monthly meetup, members engaged in a crime and safety mapping exercise.  
Residents identified issues in the built environment such as poor lighting, unsafe 
crosswalks, dilapidated buildings and unkempt properties as well as social issues such as 
homelessness, crime, prostitution and drug use that will be addressed through the 
revitalization of the community. 

 During the third monthly meetup, the “Ideas” campaign was launched and the concept of 
WaterFire on the Peconic was presented. Residents were asked to post their ideas online or 
visit the Community Office to document their ideas with the Community Liaison. 

 At the fourth meetup, Riverside Rediscovered presented a summary of the outreach efforts 
conducted so far and updated residents on the ideas that had been presented. Residents 
expressed their concern for affordability and desire for development that considers 
economic realities in Riverside.  

 The fifth meetup featured a presentation regarding architectural styles which made 
residents enthusiastic about creating an aesthetic downtown to promote Riverside as a 
unique destination. The “Idea” Action Plan Campaign was also launched at this meeting. 

 The sixth meetup provided residents with an update on the Idea Action Plan Campaign 
and encouraged residents to help their family, friends, and neighbors cast their “Like 
Ideas” with paper ballots (see more below).  

o Door Knocking: September 2014 - November 2014, and March 2015 – April 2015 
o One on One Meetings: August 2014 – August 2015 
o CSPM Online Campaigns: November 2014 – August 2015 

• In March 2015 the Children's Museum of the East End (CMEE) began an eight (8) week pilot 
program for children between the ages of 2 and 5.  The sessions were filled within 24 hours of the 
announcement, with children from Riverside, Flanders, Northampton, Hampton Bay, Tuckahoe 
and Westhampton all taking part.  The “Museum without Walls” Riverside experiment has 
proven without a doubt that the community and the rest of the Town of Southampton can and will 
come together in Riverside if quality programming and quality space is offered.  The program 
was such a success that the CMEE recently approached Riverside Rediscovered about offering 

http://riversiderediscovered.com/
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the program again in the Riverside community and with the offer to fund the program.  If there is 
continued interest and participation, a permanent home for a children’s museum in the 
community can be explored.  

 
Top Ideas from the ‘Liking’ System on Facebook and paper ballots were defined as ideas with at 
least 100 “Likes” at the completion of the RRAP and are listed below (these tallies were as of 
completion of the RRAP in July 2015 - visitors to the website continue to provide input)3:  
 

• Shuttle Bus Service – Downtown Riverhead (157 Likes),  
• Southampton Boardwalk (157 Likes),  
• Water Fire (151 Likes),  
• Water Fountain/Ice Rink (147 Likes),  
• Indoor Recreation Center (131 Likes),  
• Modern Movie Theater (130 Likes),  
• Riverside Row Restaurants (119 Likes),  
• Waterfront Green Spaces (110 Likes),  
• Riverside Park Maritime Trail (109 Likes),  
• Quality and Affordable Supermarket (108 Likes),  
• Healthy Village (107 Likes),  
• Farmers Market Food Mart (103 Likes),  
• Zip Code for Riverside, Flanders, and Northampton (103 Likes),  
• Children’s Museum (101 Likes). 

 
The CSPM process utilized in development of the RRAP recommends that the Top Ideas be 
analyzed to determine if the project is socially, economically, and environmentally feasible.  
After the feasibility studies, it is recommended that an Implementation Team be established 
consisting of community supporters and representatives of both public and private sectors.  There 
are examples of how these initiatives have already begun (including the CMEE initiative 
discussed above).  WaterFire International is exploring the feasibility of a WaterFire installation 
on the Peconic River and is actively preparing a Creative Placemaking Plan utilizing funds 
provided through the BOA Program that will help inform decision-making and provide 
supporting analysis for the area as a whole to support large scale community events.  A new 
organization, Waterfire Peconic, is now a registered non-profit organization with New York 
State and has applied for federal 501(c) nonprofit status to allow tax deductible contributions.  In 
the meantime, the Flanders, Riverside, and Northampton Community Association (FRNCA) has 
approved a resolution to act as the financial sponsor so that tax deductible contributions to 
WaterFire may be collected through FRNCA.   
 
 
2.2 Techniques to Enlist Partners 
 
The key to implementation of the recommendations of the BOA Nomination Study - and 
specifically in this case, adoption of the RRAP and Zoning Amendments to support 
redevelopment - was intensive outreach to build commitment from agencies and community 
                                                 
3 As of September 29, 2015, the Riverside Rediscovered Liaison’s Facebook Community is at 609 people and the 
Riverside Facebook Page has 260 ‘likes’.   
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service providers and thereby enlisting partners for the actual revitalization to occur following 
adoption of the new zoning regulations.   
 
Early in the process, letters were sent to community service providers and agencies with 
permitting authority. The letters included a description of the revitalization program and a 
request to meet for agency input.  Outreach also included presentations to each of the involved 
Town departments and Boards to maximize awareness and understanding of the importance of 
success of the revitalization of Riverside.  The results of these agency discussions are reflected in 
the inventory and analysis section of this Step II BOA Study.   
 
An Advisory Committee was established to assist in the preparation and review of the RRAP and 
BOA. The Committee included numerous representatives from the Town, NP&V, and 
Renaissance Downtowns.  The individual members on the Advisory Committee as well as their 
titles are listed in Table 2-2. 

Table 2-2 
ADVISORY COMMITTEE MEMBERS 

Town Working Group  

Christine Scalera Councilperson 

Bradley Bender Councilperson 

Frank Zappone Deputy Town Supervisor 

Kyle Collins Planning & Development Administrator 

David Wilcox Director of Planning 

Town Sub Group  

Kathleen Murray Deputy Town Attorney 

Christine Fetten Director of Municipal Works 

John LaRosa Assistant Town Engineer 

Janice Scherer Principal Planner 

Tom Neely Director of Public Transportation & Traffic Safety 

Janice Wilson Chief Legislative Aide 

Colleen Jones Graphic Supervisor 

Nelson, Pope and Voorhis  

Carrie O’Farrell Senior Partner 

Kathryn Eiseman Partner  

Renaissance Working Group  

Sean McLean VP Planning and Development 

Ela Dokonal Director of Planning 

Brandon Palanker Marketing and PR 

Darren Monti Project Manager 

Siris Barrios Community Liaison 
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The Advisory Committee conducted numerous meetings, including outreach meetings, 
community and community services meetings, and committee meetings, throughout the planning 
process. The details of each meeting are described in the table below. 

 
Table 2-3 

RIVERSIDE BOA/RRAP ADVISORY COMMITTEE MEETINGS 
 

Date Meeting Purpose and Attendees Location 

Oct. 17, 2014 
BOA/RRAP Steering Committee Meeting 
Kyle, Dave, Frank, Kathleen, Janice W., Sean, 
Ela 

Town Hall 

Oct. 22, 2014 

BOA / RRAP Steering Committee Meeting  
Kick Off Meeting with DOS  
David A., Kyle, Dave, Frank, Kathleen, Janice 
W., Sean, Ela, Darren M., Brian P 

Riverside 
Rediscovered 

Oct 27, 2014 

Meeting with community resident 
Discussion about traffic circle modifications and 
pedestrian bridge 
Kyle, Dave, Chris Sheldon 

Town Hall 

Dec 12, 2014 
BOA / RRAP Steering Committee Meeting 
Kyle, Dave, Frank, Kathleen, Janice W., Sean, 
Ela 

Town Hall 

Feb. 27, 2015 
BOA / RRAP Steering Committee Meeting  
Review draft zoning proposals 
Kyle, Dave, Janice S., Kathleen 

Town Hall 

March 13, 2015  
BOA / RRAP Steering Committee Meeting 
Kyle, Dave, Frank, Janice S., Kathleen, Janice 
W., Christine, Tom, Sean, Ela  

Town Hall 

March 20, 2015  
BOA / RRAP Steering Committee Meeting 
Kyle, Dave, Janice S., Tom N. 
 

Town Hall 

March 26, 2015 
BOA / RRAP Steering Committee Meeting 
Review proposed zoning proposals 
Kyle, Dave, Janice S., Sean, Ela, Steve 

Renaissance 
Downtown’s 
Office 

April 3, 2015 
BOA / RRAP Steering Committee Meeting 
Interview of respondents to BOA RFP 
Kyle, Dave, Sean  

Town Hall 

April 7, 2015  

BOA / RRAP Steering Committee Meeting 
Review and discuss proposals from BOA RFP 
respondents 
Kyle, Dave, Janice S., Kathleen M., Sean 

Town Hall 
Conference Call 

April 21, 2015 
BOA / RRAP Steering Committee Meeting 
Review and Discuss Draft RRAP 
Kyle, Dave, Janice S., Janice W. 

Town Hall 
 

July 1, 2015 

BOA / RRAP Steering Committee Meeting 
Review and Discuss Draft RRAP 
Kyle, Dave, Janice S., Kathleen M., Sean,  Ela, 
Kathy E., Carrie, Chic & 2 traffic consultants 
from N&P (Osman Barrie and Matthew Mattera) 

Renaissance 
Downtown’s 
Office 
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Date Meeting Purpose and Attendees Location 

July 17, 2015 
BOA / RRAP Steering Committee Meeting 
Review and Discuss Draft RRAP 
Kyle, Dave, Kathleen M., Ela, Steve, Ryan P. 

Town Hall 
Conference Call 

August 24, 2015 
BOA / RRAP Steering Committee Meeting 
Update meeting with NYS Department of State 
Dave A., Kyle, Dave, Sean, Kathy E., Carrie O. 

Town Hall 

August 28, 2015 

BOA / RRAP Outreach Meeting 
Riverhead School District 
Kyle, Dave, Sean, Carrie O., School 
Superintendent and 2 others 

Riverhead School 
District 

August 28, 2015 
BOA / RRAP Outreach Meeting 
Riverhead Fire District 
Kyle, Dave, Sean, Carrie O., 3 Fire District Reps 

Riverhead Fire 
Department 

Sept 10, 2015 

BOA / RRAP Steering Committee Meeting 
Discuss scheduling Town Board meetings and 
time for completion of BOA/RRAP and SEQRA 
Kyle, Dave, Kathleen, Janice W. 

Town Hall 

Sept 15, 2015 
5:00 pm 

BOA / RRAP Outreach Meeting 
Presentation and Update on Plan at regular 
meeting of Riverside Economic Development 
Council 

Crohan Center 

Sept 15, 2015  
7:00 pm 

BOA / RRAP Outreach Meeting 
Presentation and Update on Plan at regular 
meeting of FRNCA  (40 attendees) 

Crohan Center 

 
Sept 17, 2015 

BOA / RRAP Outreach Meeting 
Presentation of Plan at a regular meeting of the 
NYS Pine Barrens Commission 
Kyle, Dave, Sean, Carrie, Siris   
 
 

Town Hall 

Sept 18, 2015 

BOA/RRAP Outreach Meeting 
Town of Southampton Housing Authority 
Outreach Meeting 
Kyle, Dave, Sean, Kathy, Housing Authority 
Reps  
 

Town Hall 

Sept 18, 2015 

BOA/RRAP Outreach Meeting 
Town of Southampton Municipal Works 
Kyle, Sean, Carrie, Christine Fetten, Director of 
Municipal Works 

Town Hall 

Sept 18, 2015 

BOA/RRAP Outreach Meeting 
Town of Southampton Police 
Kyle, Dave, Sean, Carrie, Kathy, Chief Pearce, 
Captain Schurek  

Town Hall 

Sept 22, 2015 

BOA/RRAP Outreach Meeting 
Flanders-Northampton Volunteer Ambulance 
Dave, Sean, Mike, Chief Ehlers, R. Hintze, 
FNVA Board of Directors  

FNVA 
Headquarters 
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Date Meeting Purpose and Attendees Location 

Oct 7, 2015 
BOA/RRAP Outreach Meeting 
Suffolk County Water Authority 
Kyle, Dave, Sean, Charles, SCWA Reps 

SCWA Oakdale 
Office 

Oct 8, 2015 
Oct 22, 2015 

BOA/RRAP Outreach Meeting 
Southampton Planning Board 
Kyle, Sean, Carrie, Planning Board 

Town Hall 
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3.0 ANALYSIS OF THE PROPOSED BROWNFIELD OPPORTUNITY AREA 
 
3.1 Community and Regional Setting 
 
This section provides a summary and description of the contextual relationship of the BOA 
Study Area as it relates to the community, the towns of Southampton and Riverhead, and the 
region.  This section will set the stage for the analysis of the BOA Study Area which follows.   
 
The Study Area is located south of the Peconic River, east of Little Peconic River, and north of 
the David A. Sarnoff Preserve - a designated Bird Conservation Area which is one of the largest 
undisturbed Pine Barrens on Long Island.  To the southwest of the Study Area is the Cranberry 
Bog Nature Preserve, a wooded area with trails surrounding Swezey Pond and a former 
cranberry bog.  All of these nearby resources suggest an environmentally complex and beautiful 
natural setting.  The setting that surrounds the community is idyllic and yet, the community of 
Riverside is economically depressed, blighted, and home to a community that is dealing with a 
variety of negative social issues.  While some members of the community work hard to maintain 
their properties, many homes and businesses are in disrepair and yards and vacant properties are 
strewn with debris and refuse.  Numerous buildings are boarded up and some have been vacant 
for many years.  As was summarized in Section 1.0, the Town has been involved in several 
planning initiatives over the years, some of which resulted in zone changes intended to 
encourage new development and revitalization.  However, little changed in the community 
through these past efforts and the Town recognized a need for an alternative approach.   
 
The Riverside Study Area is home to a total of 1,711 people living in 706 households.  As noted, 
the Riverside CDP area is the most economically distressed community according to the Suffolk 
County Department of Economic Development and Planning analysis presented in Section 1.0.  
According to the American Community Survey 5-year estimates, the median home value within 
the Study Area is just $79,740 (as compared to the median of $383,400 for all of Suffolk 
County).  The population is generally less educated than the residents of the County, with 36.7 
percent not having graduated from High School or received an equivalency degree and relatively 
few (4.5 percent) having a Bachelor’s degree.  In comparison, 10.2 percent of Suffolk County’s 
25+ population does not have a High School diploma.  The median income of the Study Area, at 
$38,640 is significantly lower than that of Suffolk County at $87,763.  In 2013, Riverside had an 
unemployment rate of 14.6% which was much greater than the County (at 7.4% during that 
period).  Riverside also has a very low labor force participation rate.   Labor force participants 
are classified as individuals who are either working or looking for work.  Those who are not 
participating in the labor force may be retired, or prevented from doing so by disability or school 
attendance, or they may have been out of work for so long that they have given up on seeking 
regular employment.  In 2013, the labor force participation rate was 25.7% (as compared to 
66.1% in Suffolk County).  This speaks not only the need for jobs, but also a diversification of 
the area to revitalize existing commercial markets.  All of these factors provide indicators of an 
economically distressed community, where availability of community benefits related to the 
revitalization of the area will provide significant tangible benefits to elevate the community as a 
whole.   
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3.2 Inventory and Analysis 
 
3.2.1 Introduction 
 
All planning studies include an inventory and analysis of existing conditions and natural and 
man-made resources to assist in determining the challenges confronting the community or area.  
For the current project, this step included undertaking a field inventory, reviewing pertinent 
materials (e.g., maps, plans, studies, and databases), and gaining an understanding of local 
issues, opportunities, and constraints.  Goals and objectives were then developed to address the 
challenges identified, all in accordance with an overall vision for future redevelopment as 
expressed by the community.   
 
The Riverside hamlet is surrounded by significant natural resources including the Peconic River 
and protected open space contained in the nearby Central Pine Barrens. Much of the land 
surrounding the hamlet is protected open space, including lands held by the Town of 
Southampton, Suffolk County and the State of New York.  These natural assets provide various 
benefits but can also present constraints to redevelopment due to their unique qualities, 
importance to the community, and vulnerability to impacts.  Much of the land within the BOA is 
within the Central Pine Barrens Compatible Growth Area, while regulations and conditions 
related to development in proximity to wetlands and surface water bodies present other 
limitations.  Development in and around the BOA is also complicated by the goals and 
regulations of special overlay districts and general restrictions related to wastewater treatment, 
aquifer protection and Wild, Scenic and Recreational River Corridors.  Each of these programs 
or special districts and the related implications for future redevelopment are described in this 
Study and are discussed in even greater detail throughout the DGEIS. 
 
The lack of sufficient infrastructure for treating wastewater in Riverside is perhaps the greatest 
obstacle to redevelopment and economic growth.  Currently, wastewater is collected, treated and 
disposed through individual on-site septic systems or outdated cesspools.  In order to prevent or 
reduce potential adverse effects of wastewater discharge on the underlying Sole Source Aquifer 
and the Peconic River and Estuary, limits have been placed on the amount of untreated 
wastewater that can be generated on individual sites.  These limits, imposed by the Suffolk 
County Sanitary Code (SCSC), are necessary to protect communities and their environmental 
resources; however, they also limit the development potential of properties in the Study Area.  
The creation of a sewage treatment plant or “STP” would benefit the Riverside community in 
numerous ways.  An STP would be capable of collectively processing larger volumes of sewage 
than individual on-site septic systems so that development would not be limited based on 
wastewater generation, but a new state of the art treatment plant would also be expected to have 
long-term economic benefits as it would allow more development and local investment, as well 
as provide environmental benefits by reducing the concentration of certain contaminants such as 
nitrogen that would otherwise be released into ground and surface waters. 
 
The Central Pine Barrens has a significant presence in the hamlet and other area communities 
and represents the last significant wilderness area on Long Island.  It is an important resource 
that must be protected as it provides many benefits including the recharge of the sole source 
aquifer which is used as Long Island’s exclusive drinking water supply.  The “Central Pine 
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Barrens Comprehensive Land Use Plan” outlines numerous techniques to protect and preserve 
this important natural resource.  The construction of an STP would reduce possible sources of 
contamination and help to preserve the integrity of the Central Pine Barrens and its many natural 
functions and resources.  
 
There has already been considerable investment in the area and a commitment to revitalization 
by the Town which has culminated in the current partnership with RD, preparation of the RRAP 
and ROD to entice redevelopment of the area, and support for redevelopment through 
interagency coordination to achieve partnerships and buy-in that is necessary to achieve the level 
of redevelopment appropriate for ensuring future success.   
 
 
3.2.2 Land Use and Zoning  
 
Introduction 
 
Land use and zoning are core issues that must be thoroughly analyzed and addressed in order to 
achieve Riverside’s redevelopment and revitalization goals.  There are several basic 
characteristics that define land use conditions in the Riverside community.  These include: 
 

• the hamlet’s close association with downtown Riverhead; the clear and present need to 
eliminate poverty, vacant and boarded-up buildings, and widespread blight through local 
investment, economic development, job creation, and area revitalization;  

• the area’s abundant and critically important natural resources and preserved open spaces; 
• existing haphazard development patterns, the overall poor condition of the man-made 

environment, and limited aesthetic character;  
• the multitude of zoning districts and the ineffective mix of land uses and conditions they 

have fostered; and  
• a general inability for the physical community to function as a cohesive, successful and 

sustainable community. 
 
Brownfield sites or “sites of environmental concern” are especially noteworthy as they provide 
opportunities for cleaning up hazardous sites, restoring natural conditions and/or reclaiming land 
for productive use that can spur further investment and community revitalization.  
  
Inventory and Analysis of Land Use 
 
The Riverside hamlet (i.e., Riverside Census Designated Place or “CDP”) encompasses a total 
land area of 5.2 square miles of which 5.1 square miles is uplands and 0.1 square miles is 
underwater land and a significant portion of its area is preserved open space.  The Riverside 
BOA, itself, consists of 467.6 acres or about 0.73 square miles.  The communities of Riverside 
and downtown Riverhead are closely related by several factors that go beyond their obvious 
geographic proximity and sharing of the Peconic River and associated resources.  For example, 
Riverside is served by the Riverhead School District, Riverhead Library District and Riverhead 
Fire District, and falls within the Riverhead postal district, and residents of the two communities 
commonly work, shop, recreate, and seek entertainment at the same places.  In fact, many 
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facilities or landmarks within Riverside, such as the Suffolk County Jail, Suffolk County office 
facility, and traffic circle are routinely mistaken as and referred to as being within the Town of 
Riverhead.  The effect of this association, therefore, is arguably, the absence of Riverside’s own 
unique identity and sense of place.  Moreover, both Riverside and Riverhead are currently 
undertaking BOA Studies, which are being prepared by the same consulting firm (Nelson, Pope 
and Voorhis (“NPV”)).  The histories, close geographic association, shared natural resources, 
and significant social and economic interaction between the two communities, in conjunction 
with the community planning initiatives that are currently underway, offer great opportunity for 
cooperation and cumulative benefits that should be greater than their individual parts.  Examples 
include the potential for the construction of a pedestrian bridge over the Peconic River to connect 
the two communities, traffic circle improvements that will benefit both, shared social events such 
as WaterFire, and enhanced business activity and additional residents to create more vibrant 
communities.    
 
Development along SR 24 (Flanders Road) and portions of several other major roads that merge 
at the traffic circle in Riverside include mixed commercial, industrial, residential, and 
institutional land uses, vacant land, and vacant/boarded-up buildings.  Since development along 
the SR 24 corridor is scattered rather than compact, is inconsistent in terms of use (e.g., 
commercial building next to a single-family home, next to a vacant lot, next to a vacant building, 
etc.), consists of single-story rather than two, three or multiple-story structures, and does not 
have a major business anchor, the business district does not function as a dense, walkable, 
vibrant and successful downtown or mixed use hamlet center.   
 
Developed land outside the immediate corridor area consists primarily of a dispersed mix of 
medium to high density/small lot single-family residential neighborhoods and mobile home 
parks, vacant lots or buildings, light industrial development, and scattered institutional or 
community service facilities.  The general land use and development pattern in the Study Area is 
shown in Figure 3-1 and is summarized as follows: 
 
Single-family residential neighborhoods are present primarily south of SR 24 along the eastern 
and western boundaries of the Study Area as well as some areas adjacent to the southern 
boundary.  Specifically, these areas include land along: 
 

• Woodhull Avenue, Pegs Lane, Lake Avenue (CR 63), and Maynard Street to the west; 
• Ludlam Avenue, Pebble Way, Phillips Avenue, White Brook Drive, Brown Street, and Goodridge 

Avenue, to the east.   
• Old Quogue Road, Vail Avenue and Pine Street.   
• Small pockets of single-family development or individual isolated residential lots are otherwise 

scattered throughout the Study Area.  
   
Manufactured home parks are found at the south end of the Study Area off of Riverleigh Avenue 
(CR 104) and on the north side of SR 24 along the Peconic River, opposite Enterprise Zone 
Drive and the Peconic Mini Storage facility.  In total, there are three mobile home parks in the 
Study Area.  The largest is the Riverwoods/MacLeod community located at the south end of the 
Study Area on the west side of Riverleigh Avenue.  The two smaller mobile home parks are 
located adjacent to one another along the Peconic River, one of which has been identified as the 
Parkview community. 
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Commercial development exists primarily around the traffic circle, along Riverleigh Avenue and 
Lake Avenue (near the traffic circle) and at intermittent sites along SR 24.  Commercial uses 
include but are not limited to several gasoline filling stations, convenience stores, a beverage 
distributor, hotel, credit union, a fast food restaurant, deli, a graphics business, billiard table sales 
and service business, antique shop, hair salon, barber shop, scuba diving equipment retailer, auto 
sales, auto repair, and other small miscellaneous retail and personal services businesses.  A few 
vacant commercial buildings were also noted.   
 
Industrial land uses are very limited and are relatively dispersed in the Study Area.  The three 
largest developed industrial sites in the Study Area are located within or adjacent to the 
Southampton Enterprise Zone subdivision, the largest of which is used as a mini storage facility, 
and the other two are undetermined industrial uses.  Other industrial uses in the Study Area 
include a glass and mirror shop (south side of SR 24), an auto salvage yard and junk yard (along 
Old Quogue Road) and a few small sites that now contain vacant buildings.  Several industrial 
lots remain undeveloped.  Auto repair is also sometimes considered an industrial use. 
 
Institutional land uses are widely dispersed throughout the Study Area and include:  Phillips 
Avenue Elementary School (off of Phillips Avenue south of the Southampton Enterprise Zone 
subdivision) which is the largest institutional use in the Study Area; Southampton Head Start (off 
of SR 24, west of Suffolk Federal Credit Union); several places of worship (one on the west side 
of Riverleigh Avenue, one on the west side of Old Quogue Road, and another on the north side 
of SR 24); a social/fraternal lodge (Masonic Temple) (on the north side of SR 24 and west side 
of the State recharge basin), and a State Police barracks (Riverleigh Avenue, approximately 500 
feet southeast of the traffic circle).   
 
Vacant land is located primarily north of SR 24 and adjacent to the river, within the 
Southampton Enterprise Zone industrial subdivision, on a long wooded parcel (SCTM:  900-139-
3-10.2) adjacent to the west of the subdivision which extends between SR 24 and Old Quogue 
Road, and within an undeveloped six-lot residential subdivision.  In addition, there are a number 
of small vacant lots scattered throughout the single-family residential neighborhood at the center 
of the Study Area.  Vacant lots are publicly or privately-owned and several appear to be owned 
by the same property owner of adjacent residential lots to make a larger usable lot.  The current 
and future disposition of some of the vacant publicly-owned land in the Study Area is unknown 
or not currently available and therefore is not classified as parks or open space (see Public 
Ownership Map Figure 3-2).  Vacant buildings are also present in the Study Area, including but 
not limited to, a former gasoline station, what appears to have been a warehouse, and 
miscellaneous former commercial uses. 
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Parks, open space, and wildlife preserves are prevalent throughout the Riverside community, 
especially outside and adjacent to the Study Area and serve to create well-defined boundaries for 
the hamlet.  Several properties within the Study Area comprising an estimated 57.64 acres have 
been preserved for one or more of these purposes.  Preserved land within the Study Area 
includes two large Town-owned parcels located north of SR 24 on the east side of the Study 
Area; Town-owned land at the northeast corner of the intersection of Ludlam Avenue and Old 
Quogue Road (Ludlam Avenue Park); County-owned land situated southeast of the intersection 
of Maynard Street and Lake Avenue (CR 63) which contains a freshwater pond and is 
contiguous to the David A. Sarnoff Pine Barrens Preserve; and Town-owned land located at the 
northeast corner of the traffic circle between Peconic Avenue and Nugent Drive (CR 94).   
 
Transportation land uses include State and County arterial highways and Town streets as well as 
three lots containing or designated as stormwater recharge basins, including two Town-owned 
lots, one located on the west side of the Southampton Enterprise Zone Subdivision and one 
located off of Pebble Way, and a NYSDOT recharge basin on the north side of SR 24, adjacent 
to the Masonic Temple.  The Riverside portion of SR 24 is an important multifunctional 
roadway.  The road is a regional arterial serving the area’s local commercial and residential uses 
and facilitates waterfront access.  Development along this road has faced many challenges, 
particularly in light of the recent recession, which in turn has resulted in a high number of vacant 
and derelict buildings throughout the corridor and surrounding area.  
 
Table 3-1 summarizes the total number of lots and total acreage for each general land use 
classification.   

Table 3-1 

EXISTING LAND USE 
 

Land Use Number of 
Parcels 

Total 
Acres 

Proportion of 
Study Area 

(%) 
Residential 364 211.7 45.28 
Commercial 40 37.3 7.98 
Industrial 10 8.0 1.71 
Institutional 15 28.8 6.16 
Transportation 9 7.7 1.65 
Streets and Rights-of-Way --- 49.0 10.48 
Dedicated Parks and Recreation 7 38.7 8.28 
Vacant Land 95 86.3 18.46 
Surface Waters(1) 2 (1)0.0028 (1)0 
Total 542 467.5 100% 

Source:  Town of Southampton Division of Geographic Information Systems and New York  
State Department of State 

Notes: 
1.  These figures represent surface water features that are “parcelized.”  Small ponds that are 
located on a larger parcel would be classified according to the primary use of the parcel (e.g., 
vacant).  In total, there are 6.5 acres of open surface waters within the ROD boundaries. Any 
differences in total acreage are due to rounding. 
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Development patterns in Riverside have remained relatively stagnant with the exception of the 
construction of the Suffolk Federal Credit Union at the corner of SR 24 and Enterprise Zone 
Drive approximately seven or eight years ago, a redevelopment that involved the construction of 
a convenience store along Flanders Road near the east end of the BOA, and more recent 
development on two lots within the Southampton Enterprise Zone industrial subdivision that are 
now developed with light industrial uses.  Several other lots within the Enterprise Zone 
subdivision remain vacant, which may be due in part to the recent recession and a general 
decline in industrial development in the Town and throughout the northeastern United States.  
The State Police barracks at 234 Riverleigh Avenue is also a relatively recent addition to the area 
and provides a greater police presence in the community.  Many lots in the Study Area remain 
vacant, some of which are publicly owned as described previously.  The State acquired land on 
the north side of SR 24 approximately 10 years ago for use as a stormwater recharge basin and 
the County acquired other nearby land along the river for parkland or open space preservation.  
The more recent County land acquisitions along the river were once part of a proposal for a large 
hotel, catering facility and restaurant which never came to fruition.  
 
3.2.3 Brownfield, Abandoned, and Vacant Sites  
 
The following section provides the findings from an area-wide environmental assessment 
conducted in July and August of 2015.   
 
A preliminary inventory and assessment of properties that may have been adversely affected by 
past land use activities or that may currently pose risks to the environment due to site uses or 
known handling, storage, spills, leaks or disposal of hazardous materials was conducted by 
NP&V’s Division of Phase I/II Assessments & Remediation.  This investigation included a 
review of a comprehensive 2015 environmental database report prepared by Toxics Targeting, 
Inc. for the Study Area, as well as a follow-up preliminary site identification and land use 
inventory performed by NP&V.  The Toxics Targeting database includes information from 21 
different environmental databases which identify past and present environmental issues and the 
current cleanup status of known materials releases.  Issues considered by the report include but 
are not limited to hazardous materials spills, leaking above- and below-ground fuel storage tanks, 
known brownfield sites, waste disposal treatment sites, toxic materials storage and discharge 
areas, hazardous conditions cleanup locations, air pollutant dischargers, and past environmental 
violations.  Based on a review of the Toxics Targeting database report and a subsequent field 
inventory, the first seventeen (17) of the following sites were identified as having past or present 
environmental issues.  In addition, three (3) sites have been identified as potential brownfield 
sites based on observations or information provided by other agencies (including tax delinquent 
properties, condemned buildings and land uses with potential for contamination).  Figure 1-4, 
presented earlier, shows the locations of these sites based on the Map ID number provided with 
each description.   
 
89 Peconic Avenue (Map ID EC-1) 
The property located at 89 Peconic Avenue is listed as a Petroleum Bulk Storage (PBS) facility 
and as being the subject of a closed spill incident that affected groundwater.  The property 
appears on the historical Sanborn Maps as a filling station with four tanks on-site.  NP&V has 
assigned a Moderate Risk to this site based upon the spill incident and previous site use as a gas 
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station and thus would recommend that a full Phase I ESA be prepared.  A Phase II ESA may 
also be necessary based on past history, depending on the results of the Phase I ESA.  Based 
upon the previous use, it is expected that soil and groundwater testing would be appropriate to 
ensure that there are no remaining impacts from prior use.  This property is currently a business 
known as the Peconic Paddler that provides kayak and paddle board rentals and sales.  The 
property is 0.7 acre in size and has frontage on Peconic Avenue; it faces Grangebel Park and the 
Peconic River to the north.  The SC Tax Map number is District 0900 - Section 118.00 - Block 
02.00 - Lot No. 02.000.  This is a highly visible property at the roundabout and a high priority 
site for redevelopment. 
  

 
Photo of 89 Peconic Avenue 
Source:  NP&V Photo (September 30, 2015) 
 
7 Peconic Avenue (Map ID EC-2)   
The property located at 7 Peconic Avenue (SCTM Number 900 - 118 - 2 - 4) is a half-acre active 
Valero Service Station today.  The record search found that this site is listed as a PBS facility, a 
RCRA Generator and has been the subject of now closed spill incidents that previously impacted 
groundwater.  The property appears on Sanborn Maps as a filling station with tanks present 
(1969).  NP&V classifies this property as a High Risk due to its current and historical use and 
recorded spill incidents that impacted groundwater.  The gas station is in a highly visible location 
at the gateway to Riverside, located on the traffic circle (in the northeast quadrant) and is a high 
priority for redevelopment in the future.  Prior to redevelopment, a full Phase I ESA would need 
to be prepared and it is expected that Phase II Testing of groundwater and soils would be 
appropriate to determine whether soil and or groundwater contamination from petroleum 
products exist on the property.   
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Photo of 7 Peconic Avenue  
Source:  NP&V Photo (August 28, 2015) 
 
8 Lake Avenue (Map ID EC-3) 
The Shell Service Station located at 8 Lake Avenue faces the traffic circle in the southwest 
quadrant.  The site consists of 3 SC Tax Map parcels: 900 – 138 – 1 - 104.1, 102, and 101.  The 
property is currently used as a gas station with convenience market.  The property is listed as a 
PBS facility and as being the subject of several closed spill incidents, some of which have 
impacted groundwater.  The property appears on Sanborn Maps as a filling station with tanks 
present (1969).  NP&V classifies this property as a High Risk due to its current and historical 
use and recorded spill incidents that impacted groundwater.  Prior to redevelopment, a full Phase 
I ESA would need to be prepared and it is expected that Phase II Testing of groundwater and 
soils would be appropriate to determine whether soil and or groundwater contamination from 
petroleum products exist on the property.  
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Photo of 8 Lake Avenue  
Source:  NP&V Photo (September 30, 2015) 
 
30 East Moriches Road (Map ID EC-4) 
The almost 1 acre property located at 30 East Moriches Road (SCTM Number 900 - 138 - 2 - 30) 
is the former Riverboat Diner.  The property is listed as having been the subject of a closed spill 
incident.  The property appears on Sanborn Maps as a restaurant (1969).  NP&V classifies this 
property as Low to Moderate Risk for redevelopment due to former property use as a food 
preparation establishment and discharges to the sanitary system could present an issue.  The 
property is currently vacant and a highly visible property in the southern section of the traffic 
circle which makes it a high priority for redevelopment.  It is believed that redevelopment of this 
site would act as a catalyst for other redevelopment in the area. 
 

 
Photo of 30 East Moriches Road 
Source:  NP&V Photo (August 28, 2015) 
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Photo of 30 East Moriches Road 
Source:  NP&V Photo (September 30, 2015) 
 
11 Flanders Road (Map ID EC-5) 
The property located at 11 Flanders Road is 0.82 acres and situated on the south side of Flanders 
Road and east of the traffic circle. The SC Tax Map number is District 0900 - Section 138.00 - 
Block 02.00 - Lot No. 32.000.  The site is listed as a Petroleum Bulk Storage (PBS) facility and a 
USEPA RCRA Generator as well as being the subject of several spill incidents reported on 
05/15/2002, 01/14/2003, 09/04/2003, 10/15/2003, and 11/23/2004, as well as one major spill 
(05/27/2010 tank broke - equipment failure), for which the files have been closed.  The site is a 
former Getty fuel station.  An earlier cleanup from a 1990 site investigation by Tyree resulted in 
approximately 9.5 tons of soil being removed from the site.  This property is listed in the 2006 
Blight Study as 0.82 acres and used as a commercial Gas and Service Station in good condition. 
The Blight Study also concluded that the shape of the lot is satisfactory but the property was 
determined to be under-utilized and under sized.  Data were found in the database that waste oil 
had been discovered in a monitoring well.  There are no activities occurring on the site at 
present.  At least 9 tanks have been documented to have been removed but one tank may remain.  
The property appears on Sanborn Maps as a filling station and auto repair with tanks present 
(1969).  NP&V classifies this property as a High Risk due to its current and historical use and 
recorded spill incidents that impacted groundwater.  Prior to redevelopment, a full Phase I ESA 
would need to be prepared and it is expected that Phase II Testing of groundwater and soils 
would be appropriate to determine whether soil and or groundwater contamination from 
petroleum products exist on the property. Since the property is located in a highly visible site 
close to the traffic circle, it has a high priority for redevelopment. 
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Photo of 11 Flanders Road 
Source:  NP&V Photo (August 28, 2015) 
 

 
Photo of 11 Flanders Road 
Source:  NP&V Photo (September 30, 2015) 
 
35 Flanders Road (Map ID EC-6)  
The nearly 0.4 acre property located at 35 Flanders Road (SCTM Number 900 - 138 - 2 - 33) is 
known as the Slepboy Property and is located on the southern side of Flanders Road adjacent to 
EC-5. The property is the subject of a closed spill incident that occurred in 1990 that affected 
groundwater.  The property is listed as a PBS facility and a RCRA Generator.  The property 
appears on Sanborn Maps as a dwelling unit (1969).  NP&V has classified the property as having 
Moderate Risk with respect to development even though spill was closed due to issues related 
to the adjacent vacant Getty gas station which may present other issues including soil vapor 
intrusion.  Prior to redevelopment, a limited Phase II with testing of groundwater and soils would 
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be appropriate to determine whether soil and or groundwater contamination from petroleum 
products still exist on the property. 
 

 
Photo of 35 Flanders Road (note, see 11 Flanders Road to west) 
Source:  NP&V Photo (August 28, 2015) 
 
104 Flanders Road (Map ID EC-7)  
The 0.11 acre property located at 104 Flanders Road is still an active spill according to DEC 
records, though the incident occurred in 2006.  The spill was of unknown quantity.  The property 
appears as a dwelling on Sanborn Maps.  NP&V has classified the property as having Moderate 
Risk since it is still an active spill site.  The property is located on the north side of Flanders 
Road, south of the Peconic River, and east of the traffic circle. The SC Tax Map number is 
District 0900 - Section 118.00 - Block 02.00 - Lot No. 10.000.   

 
Photo of 104 Flanders Road 
Source:  Google Street view (accessed August 10, 2015) 
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113 Flanders Road (Map ID EC-8) 
The 0.24 acre property located at 113 Flanders Road (SCTM Number 900 - 139 - 1 – 72) is 
developed with Riverhead Precision Auto Collision.  The site is on the southern side of Flanders 
Road and east of the traffic circle.  The property is listed as a PBS facility and a RCRA 
Generator.  The property appears on Sanborn Maps and historically appears as an auto repair 
facility.  NP&V has classified the property as having Moderate Risk for redevelopment due to 
the property use and would recommend the preparation of a Phase I ESA. 
 

 
Photo of 113 Flanders Road 
Source:  NP&V Photo (September 30, 2015) 
 
308/310 Riverleigh Avenue (Map ID EC-9) 
This ½ acre property is located on the east side of Riverleigh Avenue (#308/310) and was known 
formerly as Riverhead Auto Supply & Universal Service of America.  The SC Tax Map number 
is District 0900 - Section 139.00 - Block 01.00 - Lot No. 048.001.  In the 2006 Blight Study, this 
0.58 acre property was listed as a vacant property in poor condition.  The property is now owned 
by the Town of Southampton and is one of the properties that will be available for 
redevelopment by the Master Developer.  The property is now vacant with only a concrete slab 
foundation of the prior building present towards the roadway (building was demolished between 
2004 and 2006) and asphalt in the rear.  During site inspections, it was observed that this 
property is used for dumping of trash.  Regardless of its vacant status, the site is listed as a 
RCRA Generator.  The property appears to have been developed since at least 1903, based upon 
historical mapping.  The property appears on Sanborn Maps and historically appears as an auto 
sales and service facility.  A Phase II ESA was prepared for the Southampton Community 
Housing and Development Corporation/Southampton Housing Authority which included a 
geophysical survey, cesspool bottom sediment sampling, underground storage tank 
(UST)/suspect underground storage tank soil sampling, and groundwater sampling.  The results 
of the cesspool evaluation did not indicate the presence of impacted sediment; however it was 
recommended that the cesspool be backfilled with clean fill during any development of the site.  
Soil samples were collected near a confirmed underground storage tank near the northern 
property line and two suspect underground storage tanks.  The analysis of the soil samples did 
not indicate petroleum-related compounds.  Recommendations included further analysis of 
suspect USTs and the abandonment and removal of all confirmed tanks.  The groundwater 
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evaluation revealed concentrations of two TCL VOCs and total PCBS above the NYSDEC 
TOGS standard.  The two VOCs were chlorobenzene, commonly found in pesticides, and 
MTBE, a gasoline-related compound.  The elevated concentrations of the VOCs and PCBs was 
not found in the soil samples or all of the groundwater tests, therefore the contamination was 
deemed likely from an off-site source and no recommendations were given.  In order for 
redevelopment to occur, it was recommended that a sub-slab vapor barrier be installed beneath 
any future building foundation in order to ensure satisfactory indoor air quality.  NP&V has 
classified the property as having Moderate Risk due to former property use.  Development may 
be hindered due to soil vapor resulting from off-gassing in a shallow water table so mitigation 
measures for future development may be warranted.  
 

 
Photo of former building at 308 Riverleigh Avenue (since demolished) 
Source: Southampton Town building records 
 

 
Photo of 308 Riverleigh Avenue 
Source:  Google Street view (accessed August 10, 2015) 
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454 Riverleigh Avenue (Map ID EC-10) 
The property located at 454 Riverleigh Avenue (SCTM Number 900 - 139 - 2 - 54.1) is 
approximately 1.9 acres in size.  According to the 2006 Blight Study, this property was listed as 
an auto body/tire shop with three buildings in good condition and a regularly shaped lot.  The 
property is currently used as an automobile repair facility (Best Price Auto Repair and Tires) and 
is listed as a PBS facility and a RCRA Generator.  The property appears on Sanborn Maps and 
historically appears as being occupied by dwellings.  NP&V has classified the property as having 
Moderate to High Risk due to property use.  Prior to redevelopment, a Phase I ESA would be 
appropriate to determine whether testing is required.   
 

 
Photo of 454 Riverleigh Avenue 
Source:  NP&V Photo (September 30, 2015) 
 
500 Riverleigh Avenue (Map ID EC-11) 
The property located at 500 Riverleigh Avenue is now used by Riverhead Trailer.  The SC Tax 
Map number is District 0900 - Section 139.00 - Block 02.00 - Lot No. 50.002.  This 2.0 acre 
property is listed in the 2006 Blight Study as a vacant property formerly used as an auto 
dealership.  The Blight Study additionally concluded that the property is in fair condition with a 
regularly shaped lot.  Formerly the property was occupied by Dyer Motors.  The site is listed as a 
PBS facility and RCRA Generator.  The property appears on Sanborn Maps and historically 
appears as being occupied by dwellings.  NP&V has classified the property as having Moderate 
Risk due to former site use. A Phase I ESA is recommended and a follow-up Phase II ESA may 
be necessary, depending on the results of the initial assessment.   
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Photo of 500 Riverleigh Avenue 
Source:  Google Street view (accessed August 10, 2015) 
 

 
Photo of 500 Riverleigh Avenue 
Source:  NP&V Photo (September 30, 2015) 
 
 
568 Riverleigh Avenue (Map ID EC-12)   
The property located at 568 Riverleigh Avenue is listed as an active spill incident that occurred 
in 1999.  The property has a size of 0.35 acres and the SC Tax Map number is District 0900 - 
Section 140.00 - Block 01.00 - Lot No. 10.000.  According to database records the spill resulted 
in the release of 250 gallons of fuel oil that impacted soil.  The property appears on Sanborn 
Maps and historically appears as occupied by dwellings.  NP&V classified the property as 
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Moderate Risk due to the active spill incident and quantity of product released.  However, since 
it is an older spill the contamination may now be limited. 
 

 
Photo of 568 Riverleigh Avenue  
Source:  NP&V Photo (September 30, 2015) 
 
182 Old Quogue Road (Map ID EC-13) 
The property located at 182 Old Quogue Road is now occupied by Juniors Auto Salvage.  The 
property has a size of 0.62 acres and a SC Tax Map number of 900 – 140 - 2 -71.1.  The property 
is an active junk yard that was previously the subject of a closed spill incident.  No Sanborn Map 
provided.  NP&V has classified the property as having High Risk due to property use and poor 
housekeeping practices.  Prior to redevelopment, a full Phase I ESA would need to be prepared 
and it is expected that Phase II Testing of soils would be appropriate to determine whether soil 
and or groundwater contamination from petroleum products exist on the property. 
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Photo of 182 Old Quogue Road  
Source:  Google Street view (accessed August 10, 2015) 
 
219-223 Flanders Road (Map ID EC-14) 
The property located at 219-223 Flanders Road is developed with multifamily housing.  The 0.88 
acre property is situated on the southern side of Flanders Road and has a SC Tax Map number of 
District 0900 - Section 139.00 - Block 03.00 - Lot No. 54.003.  The site is reported to have an 
Active Spill on file for an incident that occurred in 2007 of unknown quantity.  The property was 
classified as having Moderate to High Risk since the spill is still active but seems to be limited 
to soil.  However, the soil was excavated to 12 feet and strong odor is reported to still be present. 
This issue should be resolved and further investigation may be necessary. 
 

  
Photo of 219-223 Flanders Road 
Source:  Google Street view (accessed August 10, 2015) 
 
301 Flanders Road (Map ID EC-15) 
The 0.53 acre property located at 301 Flanders Road (SCTM Number 900 - 141 - 2 – 2) is the 
Shamrock Gas Station.  The site is situated on the southwest corner of Flanders Road and 
Ludlam Avenue.  The site is listed as a PBS facility and having been the subject of a closed spill 
incident.  While no active spills, NP&V has classified the property as having a High Risk due to 
its use as a gas station.  A Phase I ESA should be prepared for this site.  Due to the history of the 
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site, a Phase II ESA may also be warranted prior to any redevelopment to determine if soil or 
groundwater has been adversely affected. 
     

 
Photo of 301 Flanders Road 
Source:  NP&V Photo (August 28, 2015) 
 

 
Photo of 301 Flanders Road 
Source:  Google Street view (accessed August 10, 2015) 
 
Intersection of Ludlam Avenue and Flanders Road (Map ID EC-16) 
The 0.63 acre property located at the southeast corner of Ludlam Avenue and Flanders Road 
(SCTM Number 900 - 141 - 2 – 3) was previously an Ocean Gas Station and is now a Valero 
Gas Station.  An active spill that occurred in 1998 is listed.  In addition, the site was the subject 
of several closed spills and is listed as a RCRA Generator as well as a PBS facility.  
Groundwater has been reported to have been affected and elevated levels of MTBE in 
groundwater were extracted from on-site monitoring wells.  The site is also a risk site due to 
property use.  The use and spills may have resulted in a soil vapor intrusion issue at the home 
located at 404 Flanders Road.  NP&V has classified the property as having High Risk due to use 
as a fuel station as well as active incidents that affected groundwater and possibly air quality at a 
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nearby home. Due to the history of the site and nature of use a Phase I ESA should be prepared.  
A Phase II ESA may also be warranted prior to any future redevelopment to determine if soils 
and/or groundwater have not been adversely affected.      

 
Photo of southeast corner of Flanders Road and Ludlam Avenue 
Source:  NP&V Photo (August 28, 2015) 
 

 
Photo of southeast corner of Flanders Road and Ludlam Avenue 
Source:  Google Street view (accessed August 10, 2015) 
 
117 Ludlam Avenue (Map ID EC-17) 
The 1.43 acre property located at 117 Ludlam Avenue (SCTM Number 900 - 141 - 2 – 36.3) was 
formerly occupied by Cedar Graphics, Inc.  The site fronts Ludlam Avenue to the east, Van 
Houten Street to the north, and Phillips Avenue to the west.  The property is listed as a PBS 
facility and as a RCRA Generator.  The building has been abandoned, but appears to have been 
recently used as a church.  NP&V has classified the property as having Moderate to High Risk 
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due to former use as a printing facility and regulatory listings. Any future redevelopment of this 
site should be preceded by a Phase I ESA. 
 

 
 

 
Photos of 117 Ludlam Avenue 
Source:  NP&V Photos (August 28, 2015) 
 
97 Old Quogue Road (Map ID EC-18) 
This 0.3 acre property is developed with a single family home that faces the street, and a fence 
which partially obstructs views into the yard.  The SC Tax Map number is District 0900 - Section 
139.00 - Block 02.00 - Lot No. 45.000.  The 2006 Blight Study identified this property as a one 
family residence in poor condition that appears to be utilized as a dumping site.  The study also 
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determined that the lot has a regular shape but it is under the minimum size and may not have the 
proper Certificates of Occupancy.  The front of the lot is paved and during inspections was used 
by several cars.  In the rear yard area multiple vehicles are stored.  Redevelopment of this site 
may be delayed due to a need for environmental remediation from past land uses. 
 

      
Sources: Bing map birds-eye view and Google Street View accessed September 25, 2015. 
 
48 Old Quogue Road (Map ID EC-19) 
This 0.2 acre property is developed with a two and a half story building that was reportedly used 
for auto repair with double garage doors on the ground level and reported to have multifamily 
housing above.  There is a small boarded up building towards the street as well.  The large 
building is currently boarded up and according to SC Department of Economic Development and 
Planning has been condemned by the Town of Southampton and is tax delinquent and being 
considered under their TDR program.  The program seeks to transfer properties that have 
become tax delinquent for redevelopment and has Phase I ESA and if necessary Phase II Testing 
completed in order to make properties more palatable for the development community to 
purchase, clean up and redevelop.  However, funds have yet to be made available for a Phase I 
ESA for this particular site. The 2006 Blight Study identified this property as containing two 
buildings used for residential apartments in poor condition on an under sized but regularly 
shaped lot.  The SC Tax Map number is District 0900 - Section 139.00 - Block 03.00 - Lot No. 
02.002.   

 
Photo of 48 Old Quogue Road 
Source:  NP&V Photo (September 30, 2015) 
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98 Old Quogue Road (Map ID EC-20) 
This ½ acre property is developed with three one story buildings and the remainder of the site is 
generally paved for outdoor storage of vehicles and equipment.  The property is currently used as 
an automobile towing facility.  NP&V has classified the property as having Moderate to High 
Risk due to property use.  Prior to redevelopment, a Phase I ESA would be appropriate to 
determine whether testing is required.  The SC Tax Map number is 900 - 139 - 3-37.   
 

 
Photo of 98 Old Quogue Road 
Source:  NP&V Photo (September 30, 2015) 
 
Summary profile sheets have been prepared for a number of the properties identified herein as 
having greatest potential to act as catalysts for revitalization of the area as a whole.  These sites 
are generally those within areas programmed for redevelopment, highly visible along the 
corridor and whose current state is impacting the community.   
 
The information provided on the summary sheets includes the following details and are found in 
Appendix A of this document: 
 

• Location, SCTM Number 
• Ownership 
• Size and improvements/condition of improvements  
• Potential contamination issues  
• Known or suspected contaminants, and the media which are known or suspected to have 

been affected (soil groundwater, surface water, sediment, soil gas)  
• Notes regarding redevelopment potential 
• Walkscore, access to transit and sidewalk accessibility  

 
The potential reuse of the properties identified herein is discussed in Section 4.0 of this BOA 
Nomination Study.  Figure 3-3 illustrates the Sites of Environmental Concern and the 
Theoretical Development Program prepared by the Master Developer. 
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3.2.4 Zoning Districts 
 
Introduction 
 
Zoning provides the primary means for directing land development and plays a major role in 
determining land use and density, development patterns and site and community form and is 
therefore is essential to the revitalization process. Current zoning includes the pre-existing 
“underlying” zoning which preceded the BOA Study and RRAP and the recently adopted ROD 
zoning which may be invoked at the property owner’s discretion.   
 
Inventory and Analysis of Existing Zoning 
 
Figure 3-4 presents the existing underlying zoning districts that regulate land use in the 
Riverside Study Area.  Currently, there are 13 zoning districts, including five single-family 
residence districts, six commercial, one light industry, and one open space conservation district, 
as well as the 7 recently approved ROD Overlay Zones.  Table 3-2 lists the existing zoning 
districts, the total number of lots in each zone and total acreage by zone.  The new Overlay 
Zones are discussed in Section 4.0. 
 

Table 3-2 
EXISTING ZONING 

Zoning Number of Parcels Total Acres1 
Residential Districts 

Residence-15 (R-15) 365 203.8 
Residence-20 (R-20) 43 24.9 
Country Residence 40 (CR-40) 1 11.2 
Mobile Home Subdivision (MHS-40) 2 57.3 
Residence-80 (R-80) 18 30.6 

Business Districts 
Highway Business (HB) 47 30.1 
Village Business (VB) 55 28.2 
Shopping Center Business (SCB) 6 6.2 
Resort Waterfront Business (RWB) 7 19 
Office Business (OD) 1 1.5 
Motel Business (MTL) 1 4.9 

Industrial Districts 
Light Industry (LI-40) 29 45 

Parks, Open Space and Conservation Districts 
Open Space and Conservation (OSC) 4 4.8 
Total 579 

(542 tax lots, 37 of which 
are split zoned)(2) 

467.5 

Source:  Town of Southampton Division of Geographic Information Systems and New York State Department of 
State 

Notes: 1 - Includes abutting streets and ROWs 
 2 - The total number of tax lots in the Study Area is 542; however, 37 of these lots are split zoned and are 

double counted, thereby making the total lots by zoning district artificially high.  Differences in total 
acreage are due to rounding. 
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