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EXECUTIVE SUMMARY 
 
This Draft Environmental Impact Statement (DEIS) is submitted to the Town of Huntington 
Planning Board (Lead Agency) on behalf of The Northwind Group, LLC (Applicant) in 
compliance with the State Environmental Quality Review Act (SEQRA) and in accordance with 
requirements of the Town of Huntington. The Draft Environmental Impact Statement (DEIS) 
examines the potential impacts of the proposed development of (i) residential senior housing on a 
154.56 acre site (Site) while preserving the existing recreational land use, a golf course property 
known as the Indian Hills Country Club (Club), (ii) improvements to Club facilities, including 
the golf course, and (iii) possible amendment of the previously issued Special Use Permit under 
Town Code Section § 198-109 and § 198-110 (C) (5).   
 
1.1 Project Location and Description 
 
The Site is located on the north shore of western Suffolk County, overlooking the Long Island 
Sound (Sound).  The site is comprised of two (2) tax parcels on the north side of Breeze Hill 
Road and five (5) tax parcels on the south side of Breeze Hill Road, between Makamah Road to 
the west and Fresh Pond Road to the east  in Fort Salonga, Town of Huntington, New York.  
 
The proposed action (Project) involves a clustered subdivision of 99 lots (98 senior dwellings 
and 1 clubhouse/fitness center lot) on an existing golf course and several adjoining properties 
totaling 154.56 acres zoned R-40.  The 98 units will be located in 49 duplex buildings and will 
be age-restricted (55 and over) senior townhomes.  The 98 residences will generally be sited in 
three (3) areas of the site where there is existing road access, and clustered to preserve open 
space pursuant to New York State Town Law, Section 278 and Town Code §198-114 Cluster 
Development.   
 
 
1.2 Significant Beneficial and Adverse Environmental Impacts 
 
The Project would alter the existing land use on the Site through the addition of a residential 
community with 99 units on the Site. Although the land use on a portion of the Site would 
change, the golf course, country club and open space would be maintained in place and 
improved. The proposed residential and recreational uses on the Site would be consistent with 
the existing residential and institutional uses in the surrounding area.  Cumulative land use and 
zoning impacts are not anticipated. 
 
The Applicant has designed the proposed project to achieve the highest and best use of the 
property based on the Horizons 2020 Comprehensive Plan Update, adjacent land uses and 
residential market trends.  The project sponsor believes there is a demand for a well-designed 
senior duplex townhome residential development at this location that will offer an attractive 
alternative to individuals seeking high quality housing within a private community that is, in 
part, maintained and overseen by a property owners association and has amenities including a 
golf course.  The project will increase housing opportunities in the Town by diversifying the 
housing stock in the area, which includes adjacent residential developments to the east, west and 
south.  The subject property has convenient access to a network of roadways including Breeze 
Hill Road, Fresh Pond Road, Makamah Road and Mystic Lane.  
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1.3 Mitigation Measures Proposed 
 
This section briefly summarizes potential Project impacts and required mitigation measures in 
each of the areas analyzed for the DEIS. Refer to Sections 2, 3 & 4 of this DEIS for a complete 
discussion of each of these potential impacts and mitigation measures. 
 
1. Topography 
 
Overall the entire property has undulating topography which was first created by natural glacial 
advance and retreat processes and later altered to accommodate development of the golf course.  
A significant topographic feature of the site is the Coastal Erosion Hazard Area (CEHA) line and 
areas north of this line that are subject to erosion hazard.  The CEHA line is located on the north 
side of the subject site near Long Island Sound. No development is proposed on or within the 
CEHA. The Site design preserves the steep slopes of the property to the maximum extent 
practicable. The proposed plan ensures that buildings are set back at least 120-feet from the 
CEHA line. 
 
No significant long-term adverse impacts are expected with respect to topography, since a 
grading plan has been devised to minimize the area and volume of disturbance. Grading will be 
the minimum necessary to achieve the goals for the proposed development. Any potential 
impacts that may occur with respect to steep slopes will be addressed through proper engineering 
and grading methods including use of retaining walls and maintaining slopes with a suitable 
angle of repose as well as groundcover stabilization after grading activities are complete.  Proper 
spacing of slopes with the use of retaining walls, located to minimize long slopes and mitigate the 
rate of water decent allowing heavy rains to soak in rather than runoff.  Provision of buffer areas 
will slow water runoff, trap sediment, and enhance infiltration.  
 
Short term impacts will be controlled by proper grading, erosion control, construction inspection 
and management, and site stabilization techniques consistent with New York State Department 
of Environmental Conservation (NYSDEC) and Town of Huntington requirements. Mitigation 
measures include establishment of an Erosion and Sediment Control Plan, implementation of a 
Stormwater Pollution Prevention Plan, use of a water truck, rumble strips and proper internal staging 
areas. 
 
2. Surface and Subsurface Soils 
 
The Soil Survey identifies the subject property as lying within an area characterized by the 
Carve-Plymouth-Riverhead Association soils.  This association is characterized as containing 
deep, rolling, excessively drained and well drained, coarse textured and moderately coarse-
textured soils on moraines. Thirty-seven site specific test borings were installed in the northern, 
eastern and southern portions of the site in order to characterize subsurface soils conditions on 
the subject property.  Soils on the property have been evaluated in terms of constraints, severity 
of constraints and engineering methods to address any soil limitations. The site plan has been 
prepared to address these constraints.  Proper grading design and erosion control measures are 
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included in the site plan, and proper design as well as full site plan review for grading and 
drainage will preclude adverse impacts. 
 
 
3. Water Resources 

 
a) Wetlands and Surface Water Resources 
 
Both freshwater and tidal wetlands exist on the subject property.  The site consists of a series of 
ponds located through the central portion of the golf course.  Based upon review of the historic 
aerial photograph, the ponds appear to be manmade.  The two ponds in the northwest part of the 
golf course are mapped by the New York State Department of Environmental Conservation 
(NYSDEC) as fresh water wetlands and fall under their jurisdiction. The property also maintains 
approximately 1,500 feet of frontage on the Sound shoreline.  The majority of the shoreline is 
armored with stone revetment (western and central portions) and the eastern portion of the 
shoreline has been stabilized with a line of partially buried concrete rings.  The Sound is a tidal 
wetland which is regulated by the NYSDEC from the Sound landward to the top of the slope 
running along the north side of the 12th tee, fairway and green.  The shoreline and slope are also 
regulated by the Town of Huntington under the CEHA regulations. 
 
The man-made ponds/recharge areas on the Site, total approximately 3.2 acres.  The freshwater 
wetlands (no pond) total 0.50 acres.  All of the on-site wetlands were disturbed during 
construction of the original golf course. The surface water quality of the existing ponds is 
documented in Section 2.3.1.  Water quality is typical of golf course water features with some 
elevated nutrient and bacteria concentrations, and limited organic compounds and metals.  The 
intent of this project is to improve pond water quality and curtail/eliminate overflow from the 
site which currently overflows to Fresh Pond.  This will ensure that water quality of the ponds is 
improved through stormwater storage and a Golf Course Environmental Management Plan, and 
elimination of the pond overflow.  As a result, adverse on-site surface water impacts, and off-site 
impacts which currently occur will be reduced and/or eliminated as a result of the expanded 
drainage storage on-site, and the Golf Course Environmental Management Plan. Vegetated 
buffer strips and fescue areas will be added adjacent to wetland and surface water resources 
where appropriate.  
 
b) Stormwater Management 
 
The project involves dispersed recharge and surface detention of stormwater, as well as dispersed 
wastewater disposal system, and as a result, will not alter the regional flow of groundwater.  The 
subject site has adequate depth to the regional groundwater table to ensure that leaching of 
stormwater recharge will occur efficiently.  Extensive soil borings were prepared to understand 
perched water conditions based on subsurface clays and lower permeability soils.  The site 
drainage system considers these subsurface conditions so that leaching and storage of stormwater 
is managed in conformance with Town requirements.   
 
For drainage design, the ponds will be expanded, lined to retain water, will be maintained at a 
minimum water level, and will provide increased stormwater capacity in the “freeboard” or area 
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above the minimum water level, up to a maximum elevation water level.  The full stormwater 
system, which is designed for a nine (9) inch storm event consistent with Town requirements, 
includes the stormwater pickup and conveyance system, a recharge basin, and the enlarged 
ponds.  These improvements provide a stormwater management improvement on the site. 
 
All stormwater runoff generated on developed surfaces will be retained on-site and recharged to 
groundwater through the existing and proposed pond network, a proposed recharge basin, 
depressions, a system of catch basins and leaching pools, individual roof drains and pervious 
vegetated/landscaped groundcover that allows for direct filtration.   
 
c) Wastewater and Groundwater Resources 
 
Based upon SCDHS design flow factors, the 98 townhomes are expected to generate 29,400 
gallons per day (gpd) based upon 300 gpd/unit.  The clubhouse (200 catering seats @ 7.5 gpd; 50 
indoor seats @ 30 gpd; and 50 outdoor seats @ 15 gpd) is expected to generate 3,750 gpd.  The 
maintenance building has a design flow of 200 gpd.  This results in a total design flow of 33,350 
gpd. 

 
The design flow calculation has been prepared based on the combined wastewater flow and 
additional flow allocated to golf course use.  The proposed project is significantly below the 
allowable flow provided for under SCSC Article 6 (26,266 gpd less).   
 
Suffolk County recently approved an amendment to the SCSC adding Article 19, which gives the 
County Department of Health Services the authority to promulgate procedures, protocols and 
standards for the use of innovative and alternative on-site septic treatment and disposal systems 
(signed by Suffolk County Executive Steve Bellone on August 10, 2016).  Article 19 authorizes 
the first major change to residential wastewater treatment technology since 1973, when rules 
changed to require a septic tank in addition to a leaching pool.  When properly designed, sited, 
installed, managed, and maintained, I/A OWTS provide a cost-effective and environmentally 
sound alternative to sewers in portions of Suffolk County that are outside the designated sewer 
areas, significantly reducing nitrogen in wastewater. 
 
The proposed project is expected to result in the construction of four (4) sanitary system zones 
for the townhomes, two (2) north and two (2) south of Breeze Hill Road.  Each sanitary system 
zone will be divided into sections comprised of 4 to 5 buildings (8 to 10 townhome units) for 
achieving an optimal sanitary treatment design based on up a 3,000 gpd or less treatment unit.  
Each of these subzones will utilize a SCDHS approved I/A OWTS.  Treatment systems of this 
type are designed to reduce biochemical oxygen demand, suspended solids and total nitrogen in 
order to achieve a reduction in nitrogen load to less than 19 milligrams per liter (mg/l).  The 
drinking water standard is 10 mg/l and the nitrogen concentration in untreated effluent is 
typically in the range of 50-60 mg/l.   
 
Following tertiary treatment, sanitary waste generated in each zone will be gravity fed or 
pumped to communal leaching pool systems designed to accommodate the anticipated flow from 
all the residential units within each subdivided unit.  Recharge areas are located based on test 
hole information that identified suitable soil leaching properties. 
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Sanitary waste generated by the clubhouse will also utilize an I/A OWTS to provide tertiary 
treatment within the design capabilities of the system.  However, since kitchen waste will also be 
generated, sanitary effluent will first be discharged to a grease trap prior to transfer to the 
selected tertiary treatment unit.   
 
If and when a power failure occurs, the I/A OWTS installations are designed to process sewage 
via gravity flow.  Thus, no pumps are required to keep the system in operation.  For those 
occasions that there are power failures at the pump stations, portable skid mounted generators 
will be placed at the location of the pump stations to assure that sewage can be transmitted to the 
treatment systems. 
 
The sanitary wastewater handling will be subject to an engineering report, SCDHS review and 
approval, oversight of installation and monitoring of the effectiveness of systems.  The applicant 
commits to the use of I/A OWTS as outlined above, and will obtain the necessary SCDHS 
approvals for this installation.  No impacts to groundwater quality are expected based on 
evaluation of the proposed use, stormwater and sanitary waste systems; however, further analysis 
of the water balance and nitrogen is provided below 
 
4. Air Resources 
 
Studies of potential impacts to air quality and greenhouse gas emissions conclude that the 
proposed Project would have no long term significant impacts. Temporary short term, 
construction related impacts are identified and would be mitigated through a variety of best 
management practices. The proposed Project would include several site and building design 
features that address greenhouse gas emissions and energy efficiency, including: spray foam 
insulation; blown fiberglass insulation in the attic areas; EnergyStar compliant windows, doors, 
and appliances; energy efficient HVAC systems, light bulbs, hot water heaters and furnaces; 
caulking and sealing of top plates; infiltration tests; taped seams of all exterior house wraps; 
exhaust fans; programmable thermostats; and, split zone HVACs.  
 
5. Ecology 
 
The subject site is or the most part, the location of an existing golf course and existing developed 
lands.  It is noted that the majority of the proposed development will occur in areas which were 
previously cleared for landscaping and now consist of Successional Southern Hardwood forest, 
which is of less ecological value as it is currently impacted by the predominance of invasive 
species found within this habitat.  Development has been carefully planned to protect the on-site 
wetlands and a 100-foot buffer area, and to situate development in existing cleared and/or 
previously disturbed areas. 
 
The impacts to the ecological resources of a site are generally a direct result of clearing of 
natural vegetation, increase in human activity and associated wildlife stressors, and the resulting 
loss and fragmentation of wildlife habitat.  The majority of the subject site is currently mowed 
with the exception of approximately 43.02 acres of natural area including the habitats listed 
earlier and 13.08 acres of mainly unvegetated areas which include the ponds, cart paths, gold 
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bunkers and buildings.  The changes in habitat quantities for the overall property are listed in 
Table 2-16.  The planned development intends to ultimately provide approximately 4.07% of 
Coastal Oak Hickory Forest, 4.97% of Successional Southern Hardwood Forest, 1.61% of 
Maritime Bluff, and 0.32% or 0.49 acres of Red maple-hardwood swamp within the project site.  
As a result, 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 
 
Vegetation on-site will be improved through the removal of non-native invasives and the 
replacement with native trees, shrubs and herbaceous plant material. 

 
The Tree Survey, as provided in Appendix B-4, indicates existing trees on the site.  This 
provides a tree preservation plan for those existing trees located out of development areas.  The 
tree preservation plan contemplates retaining existing trees north of the CEHA line and within 
100’ of the freshwater wetlands.  Trees within the golf course will remain subject to ongoing golf 
course maintenance practices.  Tree planting pursuant to the Sheets 29-31 of the N&P site plan 
will occur and will act as part of the long-term tree preservation for the property.  According to 
the Tree Survey, one significant tree, a 55-inch diameter at breast height (dbh), Fagus sylvatica 
purpurea, located at the rear (South) of the existing clubhouse is to remain during development.  
No other unique or significant trees were identified within development areas of the site. The 
development of the Site is planned to utilize, to the extent practical, already cleared and 
developed land, thereby reducing impacts to vegetation and wildlife. Significant impact to 
wildlife is not anticipated. Wildlife habitat, however, will be improved by implementation of the 
landscape plan, use of native plants where new plantings are proposed. 
 
6. Land Use, Zoning and Plans 
 
a) Land Use 
 
The proposed 98 residential unit development fully complies with the land use requirements of 
New York State Town Law Section 278, Town Code, Sections 198-14 & 114 (i.e. R-40 
Residence District & Cluster Developments), Article X Steep Slope Conservation Law and the 
site and development provide the necessary services, infrastructure, and utilities to serve the 
development.  The use is appropriate for this location based on its existing recreational use, 
surrounding land uses and zoning, and has the potential to further enhance the diversity of the 
local housing stock, which is predominantly composed of conventional single-family residential 
neighborhoods.  The transition from adjacent conventional residential and park uses, is 
appropriate and fully consistent with land planning practice outlines in the Town’s Horizons 
2020 Comprehensive Plan Update and Town zoning.  Since the subject property and abutting 
lands are zoned for residential purposes, there is a high degree of compatibility between uses, 
particularly since the majority of the site is an existing golf course that will remain.  The 
proposed use facilitates retention of the golf course and is a significant improvement over 
development of the site under current zoning which would involve 99 individual homes.  The 
proposed project includes duplex housing, such that only 49 structures will be built, and the 
existing clubhouse will be replaced by a new clubhouse.   
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b) Zoning 
 
The proposed project has been designed in accordance with the standards of Chapters 198-14(E) 
and 198-114 Height, Area and Bulk Regulations and Cluster Development, respectively of the 
Town of Huntington. 
 
c) Plans  
 
The proposed use fulfils the goals of the various Land Use Plans referenced in Section 3.1.1; the 
project will retain the existing golf course, and this is facilitated by providing limited residential 
use on the site based on the underlying zoning.  The proposed project retains the golf course 
which is the dominant land use character of the areas immediately surrounding the site.   
 
A strategy of the TOH Horizons 2020 Comprehensive Update (A.1.5) is to "Require/encourage 
alternative site design standards (e.g., conservation subdivisions and lot averaging techniques) to 
better preserve natural areas on a tract.  Conservation subdivisions are a form of residential 
development that reduces lot sizes so as to set aside a substantial amount of the property as 
permanently protected open space.  This concept differs from “Cluster Development” in a 
number of ways, particularly in its higher standards for the quantity, quality, and configuration of 
the resulting open space.  The Proposed Action may be considered a Conservation Subdivision 
due the large contiguous areas of open space that will result.  
 
The Project will maintain the existing golf course as a private recreational open space at the Site. 
The Club property shall be used solely for a membership club in accordance with the 
requirements of the Zoning Ordinance, and the portion of the Site on which the golf course is 
located shall permanently be used only as a golf course or otherwise as open space accessory to 
the golf course community. Access to open spaces on the Site will remain private, resulting in no 
change from the existing conditions. Residents of the proposed condominium units would have a 
full array of recreation facilities at the Club.  
 
Other land use and water-resource land use plans are reviewed in the DEIS and the proposed 
project is consistent with these plans.  Although the proposed Project is not expected to have any 
significant impact on existing public open spaces and recreational facilities, the Club will 
continue to sponsor events in support of community organizations.  
 
7. Community Character 

 
The existing character adjacent to the subject parcel is mixed, but includes numerous detached 
single-family residences with amenities such as swimming pools; Town (Geissler’s Beach) and 
County (Fresh Pond) wetlands and roadways.  Approximately 95 acres of the property is 
generally part of the golf course including greens, tees fairways, rough and mowed areas under 
trees, as well as the maintenance area, clubhouse, driving range, pro shop and halfway house.  
The remainder of the property is either vegetated or beach, or residential use associated with four 
(4) homes on the south part of the site and two (2) homes on the southwest part of the site.   
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The property contains a combination of gentle, moderate, and steeply sloping undulating 
topography, including several knolls on its north side.  Passersby traveling on adjacent roadways 
do not have significant on-site views of the property, due to topography and existing vegetation.  
The site’s interior has limited views as seen by the public from adjoining roadways and private 
properties due to vegetation and slopes and the large open distances that extends to the property 
boundaries.   
 
The proposed project will alter the visual character on and around the subject property by 
changing the use of the site from golf recreational to residential and golf recreational use.  The 
project will increase the overall density of development on the site as compared to existing 
conditions; however, the level of activity, use and number of buildings will be less as a result of 
the proposed project than if developed under current zoning.  It is the applicant’s goal to develop 
a premier luxury residential community on the property and in doing so, reduce visual impacts 
by retaining the golf course.  An important feature of the project is that the proposed senior units 
will be duplex’s, such that only 49 buildings will be built for housing on the site, as compared 
with 99 or more units of single-family residential buildings under current zoning.   
 
The overall views of the golf course will not be significantly altered; however, residential use 
that is characteristic and common in the neighborhood will be introduced.  The proposed 
residences will be setback a minimum of 50 feet from adjacent land to the east, west and south.  
All homes will comply with R-40 district’s 35-foot building height standard and contain no more 
than 2½ stories.  As part of the improvements, the applicant must install street trees which will 
assist with visual screening.  Decorative street lighting will line one side of each of the streets 
and, like the street trees, will also be spaced at 40-foot intervals.  Tree protection will be installed 
five feet from the outer drip line of trees proposed for retention in construction zones to remain 
to ensure that workers are aware that the trees are present and must be protected.  Individual 
building lots will include typical landscape installations for foundation and yard plantings.  The 
architecture is attractive and the views of the new uses are limited.  The distance from 
viewpoints and vegetative screening reduces the visual dominance and massing of the new uses, 
but overall, the use is consistent with neighborhood character, and most important, the existing 
golf course will be retained. 
 
The change in the visual character of the site, from a golf recreational use to a residential and 
golf open space cluster use which will be mitigated by retention of buffers along the property, 
permanent retention of more than 91% open space, installation of screening trees along the 
disturbed perimeter, as well as the planting of street trees.   
 
8. Community Services 
 
a) Schools 
 
The impact of any project upon the local school district in which it is located depends on the 
number of school-age children that will be generated, offset by increased tax revenues and the 
ability of the school district to provide educational services for these children.  The ability of a 
school district to handle increased demand for educational services depends primarily upon the 
adequacy of long-term planning within the district, in combination with increased tax revenue 
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generation to strengthen the tax base of the community.  Since the proposed project is age-
restricted to residents 55 years and older, it is not anticipated that it will generate any school-
aged children.  It is estimated that the school district will levy over $1.1 million in taxes from the 
proposed project, without the district incurring costs associated with an increased enrollment.  
This net revenue could ease the district’s need to tap into additional fund balances, reduce their 
financial burden, and could also help alleviate an increased burden on other taxpayers throughout 
the district.   
 
b) Emergency Services 
 
It is not anticipated that the proposed project would have a significant adverse impact on the 
patrol responsibilities of the SCPD for security/safety purposes.  While the potential need for 
police services to the site would be increased by the addition of residences, this increase would 
not in itself be a significant added burden on patrol activities, as this use does not generate much 
potential need for response.  A request for confirmation that SCPD is able to provide service for 
the project was sent in a letter dated September 4, 2018.  Although no response was received, 
earlier correspondence from the SCPD dated August 2, 2016 (see Appendix P) indicates that the 
department will adapt as necessary to protect and serve the community for the previously 
proposed change of zone project.   
 
Similar to police protection, the proposed project is not expected to have a significant adverse 
impact on the Northport Fire Department (NFD).  The project would incrementally increase the 
potential need for fire protective services, though this increased potential need would not in itself 
be a significant added burden on the department.  This is due to the project’s adherence to the 
NYS Fire Code in construction, and the anticipated use of fire-resistant building materials and 
smoke/fire alarms and detectors.   
 
9. Transportation 
 
The 98 senior residences are projected to generate 51 trips (16 entering and 35 exiting) during 
the weekday AM peak hour, 59 trips (35 entering and 24 exiting) during the weekday PM peak 
hour and 23 trips (10 entering and 13 exiting) during the Saturday midday peak hour. 
 
Due to the fact that the project will be developed in three different quadrants, a percent 
distribution was prepared for each.  During the Weekday AM and PM Peak Hours, most of the 
traffic would utilize the SW Quadrant to the south of the Site. In the AM, this would amount to 
approximately 23 trips during the Peak Hour.  
 
The Traffic Impact Study in DEIS Appendix Q concludes that the proposed golf course 
community will not significantly affect the area roadways. Similar Levels of Service and delays 
will be experienced under Future No-Build and Future Build Conditions. As a result no roadway 
improvements are recommended as part of the Project. 
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10. Human Health 
 
A Phase I Environmental Site Assessment (ESA) was completed for the property in February 
2014 to determine whether any potential environmental or public health concerns are present on 
the site.  The purpose of the assessment was to, in part, establish a basis of understanding of the 
past and present uses of the sites in order to identify any recognized environmental conditions 
which may exist in connection with the site and surrounding properties.  The Phase I ESA report.  
Reported and closed spills in the NYSDEC database are included in the Phase I ESA.  Based on 
the recommendations of the Phase I ESA report, a Limited Phase II ESA was conducted on the 
property to address specific issues raised in the Phase I ESA. 
 
A Supplemental Suffolk County Department of Health Services (SCDHS) Phase II ESA was 
completed to address issues raised by the SCDHS in order to determine if elevated 
concentrations were present in a small drywell located on the south side of the main club, the Pro 
Shop building sanitary system and the dirt-filled pit in the maintenance garage the structures 
sampled.  A sampling and analysis program was designed to determine if these structures had 
been impacted by the prior and existing uses of the subject property.   
 
Site remediation activities were performed to address the issues discovered during the Limited 
Phase II ESA.  All remediation activities were coordinated with the Suffolk County Department 
of Health Services (SCDHS) to ensure that appropriate methods and procedures are utilized to 
ensure that all impacted materials are removed in compliance with their requirements and 
standards.  Remediation was completed on the clubhouse kitchen sanitary system in February 
and March of 2017.  A ‘no further action’ letter was issued by SCDHS. 
 
In response to the Town of Huntington’s concerns for adequate protection of the environment, 
and as a component to the Club’s Golf Course Environmental Management Plan, turf 
management will continue to meet or exceed the Best Management Practices for New York State 
Golf Courses (NYSBMP).  The BMP was developed with Cornell University, New York State’s 
golf course superintendents, the NYSDEC and other stakeholders.  It is a State standard for turf 
management practices, designed to protect natural resources, with an emphasis on water quality. 
The BMP is a decision-making tool with tools for post decision monitoring and record keeping, 
conducted to evaluate and adjust applied turf management strategies.  The course operations and 
any modifications caused by the proposed residential development will meet the BMP principals 
and additional healthy turf management strategies.  Indian Hills currently exemplifies 
environmental stewardship, and coexists with adjoining residential land uses without negative 
impacts to the environment. 
 
11. Cultural Resources 
 
Phase I, Phase II, Phase IB Archaeological Addendum and Phase II Addendum Archaeological 
Investigations were conducted for the proposed improvements at the subject site by TRACKER 
Archaeology, Inc. of Monroe, New York for the proposed Project  to determine the prehistoric 
and historic potential of the property for the recovery of archaeological remains.  
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The purpose of the Phase I archaeological survey is to establish the presence or absence of 
archaeological sites.  If the site is to be impacted by proposed construction or other activities, 
Phase II intensive testing of any archaeological site is them specified by the regulations of the 
New York State Historic Preservation Office and the National Advisory Council on Historic 
preservation. Phase II investigation methods should interpret the archaeological sites and 
determine if it is eligible for the nomination to State or National Registers of Historic Places. 
 
Based upon topographic characteristics, distance to other known prehistoric sites and an Indian 
trail, the property was assessed as having a higher than average potential for encountering 
prehistoric sites. Based upon topographic characteristics, distance to historic map documented 
structures, historic sites, historic roads, and an Indian trail, the property was assessed as having a 
higher than average potential for encountering historic sites.  The field testing included the 
excavation of shovel tests at 15-meter intervals across the project area.  No prehistoric or historic 
artifacts or features were encountered on the golf drive range (SW section) or the maintenance 
area (NE section).  A Native American site was encountered on the northwest section consisting 
of 7 artifacts of quartz and black/olive green glass, flakes and small tools in 7 positive STʼs. 
 
No further work was recommended at the golf drive range (SW section) or the maintenance area 
(NE section).  However, a Phase II intensive testing was recommended and implemented on the 
North-West Section of the project area (near the bluff overlooking the Long Island Sound) and 2 
areas in the northwest part and 1 area on the southeast part of the site. Phase II addendum 
investigations at Sites A, B, and C included 134 close interval ST’s and 14 TU’s. The shovel 
testing started off with ST 398 because the Phase IB addendum ended in ST 397. 
 
The Division for Historic Preservation of the Office of Parks, Recreation and Historic 
Preservation (OPRHP) reviewed the revised report entitled “Phase II Addendum Archaeological 
Investigation at Indian Hills Prehistoric Sites A, B, & C for proposed Additional Improvements 
at the Indian Hills Golf Course, Fort Salonga (Northport), Township of Huntington, Suffolk 
County, New York”. A total of three Precontact Period Native American archaeological sites 
have been identified within the project’s Area of Potential Effects (APE). OPRHP concurred 
with the report recommendation that the three archaeological sites do not meet the eligibility 
requirements of the State and National Registers of Historic Places (S/NRHP). Therefore, 
OPRHP had no additional concerns regarding the project’s potential impacts to archaeological 
and/or historic resources. 
 
12. Other Required Sections 
 
The DEIS also contains chapters that analyzes the impacts of the project’s potential construction-
related impacts, cumulative impacts; unavoidable adverse impacts; irreversible and irretrievable 
commitments of resources; growth-inducing aspects and the impacts on the use and conservation 
of energy. Long-term impacts that cannot be fully mitigated include modification of site 
topography and vegetation; altered drainage patterns and increased energy and water 
consumption.  However, required erosion controls will stabilize soils; replanting will mitigate 
changes in habitat and visual resources; the collection, treatment and recharge systems will 
contain all storm and wastewater and water and energy capacity is available.  Further, it is noted 
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that these impacts would also occur, and likely to a greater extent, if the project site were 
developed under current zoning. 
 
 
1.4 Alternatives Considered 
 
1.4.1 Introduction 
 
SEQRA requires the consideration of alternatives to the proposed project.  Alternatives should 
represent reasonable and feasible land use, technology and other options to the proposed project 
that would achieve the applicant’s objectives and remain within the applicant’s capabilities.  The 
purpose of this analysis is to determine the merits (as reflected in the totality of impacts) of the 
proposed project as compared to those of other possible uses, sites and technologies that would 
also achieve the applicant’s objectives and potentially reduce environmental impacts.  The 
discussion and analysis 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 SEQRA and is intended to set 
a baseline of the existing conditions that characterize the project site, against which the 
corresponding conditions of the other alternative scenarios can be compared to determine the 
impacts relative to those of the other potential uses of the site.    
 
Generally, the alternatives evaluation is comprised of analyses of the potential impacts of each 
alternative scenario on the same range of environmental resources as was conducted for the 
proposed project.  Thus, the review of alternatives takes the form of an analysis of the anticipated 
impacts of each scenario, as compared to those of the site in its existing condition, which is 
Alternative 1. 
 
 
1.4.2 Brief Descriptions of the Alternatives 
 
For the subject application, the following alternatives were evaluated:  
 

• Alternative 1: No Action - assumes that the site remains in its current conditions.  This 
scenario shall reflect a site of 145.32 acres, without the acquisition of land to access the 
private road to Breeze Hill Road, or for the Makamah Road access. 

• Alternative 2: Detached Standard Subdivision without Golf Course - assumes a standard 
subdivision involving development per existing zoning and the yield map for the 
proposed project, with removal of the golf course, and acquisition of land to access the 
private road to Breeze Hill Road, but no Makamah Road access.  This scenario assumes a 
site of 152.20 acres. 

• Alternative 3: Detached Cluster Subdivision without Golf Course - assumes an 
alternative cluster subdivision involving development of the number of lots according to 
existing zoning and the yield map, in a clustered subdivision with removal of the golf 
course and acquisition of land to access the private road to Breeze Hill Road, and 
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acquisition of the private road, but no Makamah Road access.  This scenario assumes a 
site of 152.77 acres. 

• Alternative 4: Attached Cluster Subdivision with Golf Course and without Makamah 
Road Access - assumes an alternative cluster subdivision involving development of the 
number of lots according to existing zoning and the yield map, in a clustered subdivision 
that retains the golf course, and acquisition of land to access the private road to Breeze 
Hill Road, but no Makamah Road access.  This scenario assumes a site of 151.08 acres. 

• Alternative 5: Attached Cluster Subdivision with Redesigned Golf Course, Layout A - 
assumes an alternative cluster subdivision that  retains the golf course but assumes a 
layout that provides greater setbacks for the proposed units from the surrounding 
residences, with acquisition of land to access the private road to Breeze Hill Road, and 
acquisition of the private road, but no Makamah Road access.  This scenario assumes a 
site of 151.65 acres. 

• Alternative 6: Attached Cluster Subdivision with Redesigned Golf Course, Layout B - 
assumes an alternative cluster subdivision that retains the golf course and provides 
greater preservation of slopes and natural areas, redistributes the units toward disturbed 
areas, and provides an increased separation from sensitive environmental areas per 
NYSDEC recommendations.  His scenario includes acquisition of land to access the 
private road to Breeze Hill Road, but no Makamah Road access.   This scenario assumes 
a site of 151.08 acres. 

• Alternative 7: Acquisition of Subject Property’s Development Rights, Either in Total or 
Partially, by Town, County or State - assumes that all or a portion of the property’s 
development rights are obtained by the Town of Huntington, by Suffolk County, or by 
New York State.  This scenario assumes a site of 145.32 acres. 

 
 
1.4.3 Comparison of Impacts  
 
It must be remembered that Alternative 7 is identical to Alternative 1 in that Alternative 7 would 
not change the use, operations, or physical condition of the project site; this scenario would 
merely remove the potential for the site to be re-developed in the future by public purchase of the 
property’s development rights.  As such, Alternatives 1 and 7 are fundamentally different from 
Alternatives 2 through 6; the former assume that no re-development occurs (so that no impacts 
would occur for these scenarios), while the latter represent changed site conditions and 
characteristics (so that impacts would occur). 
 
Topography  
In general, and like the proposed project, Alternatives 2 through 6 would result in physical 
alteration of the site’s and ground surface, from clearing and grading operations conducted prior 
to re-development.  However, the amount of land to be impacted would vary from a high of 
115.15 acres (Alternative 2) to a low of 34.3 acres (Alternative 6).  For comparison, the proposed 
project would disturb 51.94 acres. 
 
The only significant geological feature that may be impacted by either the proposed project or 
the alternatives are the steep slopes found within and along the golf course, throughout the site. 
The steep slopes of the natural bluff in the site’s northern portion would not be disturbed under 
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any scenario.  The amount of steep slopes that would be subject to disturbance would vary, 
depending upon whether the golf course is retained or not. Alternative 2 would remove the 
course and subdivide this area into lots, and so would represent the greatest potential impact to 
steep slopes.  
 
Soils 
Generally, the grading programs for the proposed project and Alternatives 3 through 6 would be 
similar in terms of location and depths of cut and fill activities, (as these scenarios would retain 
the golf course), and so the amount of excess soil generated would depend primarily on the 
acreage of grading.  Alternative 2 would grade the most acreage, and so would  generate the 
greatest potential volume of excess soil.   
 
Water Resources  
As the existing natural ponds on the site are designated freshwater wetlands, the conceptual plans 
have been prepared to avoid potential impacts to these features, so that neither the proposed 
project nor any of Alternatives 2 through 6 would impact these features.   
 
The proposed project and Alternatives 2 through 6 would substantially increase the consumption 
of groundwater to serve the site with potable water.  Further, Alternatives 3, 4, 5 and 6 assume 
that the existing irrigation well would be retained to continue to provide all landscape irrigation 
water for the site.  Finally, for those scenarios that would retain the golf course, application of 
the Golf Course Environmental Management Plan would ensure that no operation or 
maintenance activities. would cause contamination of soil or groundwater resources. 
 
Evaluation of groundwater and subsurface geological conditions indicate that there should be no 
concerns in regard to inadequate depth to the water table or the ability of subsurface soils to 
adequately transmit recharge.  Further, site plan review would be conducted by Town and 
County engineering staff, ensuring that proper operations of wastewater treatment and drainage 
systems would occur. 
 
The subject site is not subject to significant potential for flooding, as it is elevated well above sea 
level and displays substantial grade changes sufficient to rapidly convey runoff downslope and 
off-site.  
  
Generally, the three largest factors contributing to recharge volume are acreage of impervious 
surfaces, on-site wastewater treatment, and irrigated acreage.  The results of the SONIR 
computer model for recharge volume generated indicates that the most recharge would be 
associated with the proposed project, and the least by Alternatives 1 and 7.   
 
Unlike the proposed project, the residences and clubhouse in Alternatives 2 through 6 are 
assumed to be served by septic systems.  Generally, a septic system does not operate as 
efficiently in removing nitrogen from wastewater as an enhanced septic system of the type 
assumed for the proposed project.  This is supported by the results of the SONIR computer 
model runs, which indicate a substantially lower nitrogen concentration in the site’s recharge for 
the proposed project than for Alternatives 2 through 6.   
 



The Preserve at Indian Hills 
Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 

       
    

 
 

Page ES-15 

Air Resources 
Neither the proposed project nor any of the alternative development scenarios evaluated herein 
would include any source of air emission that would require state permitting.   
 
Ecological Resources  
The most clearing (which indicates potential impact on habitat space and the flora and fauna that 
lies in or depends upon habitat space) would be associated with Alternative 2, followed by 
Alternative 3, Alternative 5, then the proposed project, followed by Alternative 4.  Alternative 6 
would clear the least acreage of the site.  Alternative 2 would require the most clearing because it 
would be distributed over the entirety of the subject site, necessitating development of an 
extensive internal roadway network and on-lot development of patios and driveways. 
Additionally, Alternative 2 includes two new recharge basins (totaling 7.96 acres), which are not 
included in the drainage system design of the proposed project. 
 
Conversely, Alternative 6 would provide the greatest acreage of vegetated surfaces (including 
landscaping, natural vegetation, the wetlands, beach, bluff, etc), closely followed by the 
proposed project, then by Alternates, 4, 3, 5 and 2.  Thus, Alternative 6 would provide the most 
acreage for potential future use by wildlife, closely followed by the proposed project., then in 
decreasing order by Alternatives 4, 3, 5 then 2. 
 
Land Use, Zoning and Plans  
Both the proposed project and Alternatives 4, 5 and 6 would add a new land use category to the 
site; the proposed project would add “Senior Residence” to the existing “Recreation” category, 
whereas Alternatives 4, 5 and 6 would add the “Residence” category.  Alternatives 2 and 3 
would remove “Recreation” altogether, and change the land use of the site to entirely 
“Residence.”   
 
As the pattern of land uses in the vicinity is dominated by the “Residence” and “Open Space” 
categories, implementing the proposed project or Alternatives 4, 5 and 6 would not have an 
impact on this pattern from the standpoint of uses.  Re-development under Alternatives 2 or 3 
would eliminate the golf course, an open space resource, which would impact the pattern of land 
uses in the area.  However, it should be noted that the above-noted impacts would be minor in 
extent and not significant. 
 
Like the proposed project, Alternatives 2 through 6 would result in re-development of the project 
site.  While the nature and density of that re-development would be similar to the proposed 
project for Alternatives 4, 5 and 6, Alternatives 2 and 3 would represent a somewhat lesser 
intensity of re-development than the proposed project, as neither of these alternatives would 
retain the golf course. The general intensity of site uses and activities associated with the 
Alternatives may be summarized as follows:  
 

1. Alternatives 2, 3 and 5 would physically impact a greater acreage of the site, than would 
be the case for the proposed project;  

2. Alternatives 2 and 3 would remove an existing land use from the site entirely (the Indian 
Hills golf course, a recreational land use), rather than retaining and improving upon it, as 
in the proposed project and Alternatives 4, 5 and 6; 
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3. Alternatives 2 through 6 would provide a significantly greater number of site residents 
than the proposed project; 

4. Alternatives 2 through 6 would produce a substantial number of school-age children 
(which would not occur under the proposed project); and 

5. Alternatives 2 through 6 involve residences that would produce residents having a full 
range of ages, whereas the proposed project would produce only senior (55 years and 
above) residents. 

 
In consideration of the above factors, it may be concluded that the impacts on the land use 
characteristics of the site and vicinity would be greater if Alternatives 2 through 6 were 
implemented, as compared to those expected if the propose project were built.   
 
Like the proposed project, there would be no change in the zoning of the project site in 
Alternatives 2 through 6, so that the zoning pattern in the area would not be impacted.   
 
Unlike the proposed project and Alternatives 4, 5 and 6, Alternatives 2 and 3 would not conform 
to the Parks, Recreation & Conservation Land use of the site as recommended in the Town 
Comprehensive Plan Update.  Alternatives 2 through 6 would not address the plan’s action item 
agenda goals of providing for a range of housing types for underserved portions of the Town’s 
residents (such as senior citizens).  Finally, only Alternative 2 would not  provide sustainable 
water resource infrastructure (e.g., the enhanced wastewater treatment systems of the proposed 
project and Alternatives 3 through 6).  
 
Community Character  
With respect to land use, like the proposed project, none of the Alternatives would  be 
inconsistent with the prevailing character of the community; each of the scenarios evaluated here 
would provide low-density residential development and  (except for Alternatives 2 and 3) retain 
the existing golf course, a Recreational use.  These two uses match the land use types that 
dominate the area. 
 
Not including impacts that would occur during construction, none of the Alternatives considered 
would result in any increases in noise or odors to a degree greater than that of the proposed 
project.  Potential sources of noise and/or odors would be expected from vehicle movements 
from either or both the residential component and the golf course, but each of these types of use 
are well-known to not cause significant noise and/or odor impacts.  The similar or greater 
amounts of internal road length, driveways and patios would tend to result in similar or greater 
amounts of lighting (to be dispersed throughout the site) than the proposed project, again with 
similar or greater impacts on the character of the site and the neighborhood.  However, each 
scenario would be subject to the review and approval of the Town, which would apply 
appropriate restrictions on light fixtures, pole height, illumination, use of shrouds, and setbacks, 
to ensure that the potential for fugitive lighting impacting the neighbors is minimized. 
   
Like the proposed project, each alternative would be based on a grading plan that avoids grade 
changes that would block views for the neighbors.  Additionally, each scenario would retain 
substantial vegetated perimeter buffers and setbacks that, with retained and supplemental internal 
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landscaping, would minimize the potential for significant impacts on views of and across the site 
for the neighboring properties. 
 
As defined by visual appearance, general level and intensity of activity on the site, and noise, 
implementing Alternatives 2 through 6 would impact the character of the site and neighborhood 
to a similar or greater degree than would be the case for the proposed project.  Specifically, there 
would be a substantially higher number of occupants on the site in these Alternatives than for the 
proposed project.  In addition, these scenarios would generate a substantial number of school-age 
children.  The Alternatives would generate similar or greater numbers of vehicle trips than the 
proposed project, so that there would be similar or greater impacts to community character from 
traffic-generation than the proposed project.   
 
Community Services  
Like the proposed project, Alternatives 2 through 6 would substantially increase the amount of 
taxes generated by the site as compared to its existing condition; each scenario would also 
substantially increase its allocation of taxes to the Northport-East Northport UFSD.   
 
In comparison to the proposed project, Alternative 2 would generate more total and school 
district taxes, while Alternatives 4, 5 and 6 would generate the same amounts of these two 
figures, and Alternative 3 would generate less total and school district taxes. 
 
Being a senior residential development, the 98 residences in the proposed project would generate 
no school-age children.  In contrast, the 98 residences of Alternatives 2 through 6 would generate 
an estimated 148 school-age residents, who would attend local schools.  These would represent 
an adverse impact on enrollment of the district (as the schools these students would attend may 
not have sufficient available classroom space to accommodate them). 
 
Such an enrollment increase would have an adverse effect on district expenditures, by requiring 
the district to expend an additional $2.7 million annually.   While district tax allocations would 
be increased by the project (see above), that increased allocation would not be large enough to 
fully offset the increased expenditures necessitated. Conservatively assuming that all such 
residents would attend the Northport-East Northport UFSD, district expenditures would be 
increased by roughly $2.7 million annually, but school taxes would be increased by $1.0 to $1.2 
million per year.   
 
Specifically, each of Alternatives 2 through 6 would result in a shortfall in school taxes versus 
school expenditures: Alternative 2 would result in the lowest shortfall ($1.52 million annually), 
with Alternatives 4, 5 and 6 causing a shortfall of $1.58 million per year, and Alternative 3 
having the greatest shortfall,($1.68 million pe year). This shortfall in tax allocation could require 
the district to increase its tax rate, cut expenditures, or a combination of both.   
 
Such adverse impacts on school district fiscal conditions would not occur for the proposed 
project, as this scenario would not generate potential school children, there would be no 
increased enrollment for the Northport-East Northport UFSD, no increased expenditures, and no 
shortfall in school district tax allocations.  In fact, the proposed project represents a significant  
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fiscal benefit to the district, as all school taxes allocated would be available to the Northport-East 
Northport UFSD. 
 
For the proposed project and Alternatives 2 through 6, the site would continue to warrant 
oversight on the part of the SCPD and the Northport Fire Department.  It should be noted that the 
nature of the oversight and the potential need of emergency response would be changed by these 
scenarios, as a result of the presence of residents. Each of these services would receive 
substantial increases in site-generated tax allocations, to offset at least portions of any increased 
expenditures necessitated. 
 
As the golf course operation would continue for the proposed project and Alternatives 3, 4, 5 and 
6, use of the on-site well to provide irrigation water would not change (Alternative 2 would close 
and abandon the irrigation well).  As the acreages of irrigated landscaping are assumed to vary 
from 46± acres (Alternative 6) to 23± acres (Alternative 2), the volume of groundwater used 
would vary accordingly.  In comparison, the proposed project would irrigate 32.52 acres. 
 
The SCWA would provide all water for domestic consumption. The residences in the proposed 
project and Alternatives 2 through 6 would consume the same amount of water, 29,400 gpd. An 
additional consumer of domestic water is the golf course clubhouse and maintenance building, if 
retained (the proposed project and Alternatives 4, 5 and 6, at 3,950 gpd), or the golf course 
clubhouse retained  for a community clubhouse (Alternatives 2 and 3, at 3,750 gpd).   
 
The substantially larger number of site residents in Alternatives 2 through 6 would generate a 
substantially larger amount of solid wastes than the proposed project, with a correspondingly 
greater impact on the solid waste removal and disposal services and facilities of the Town.   
 
With regard to impacts associated with potential usage of public parks and local recreation 
facilities, the nature of Alternatives 2 and 3 are such that residents of these scenarios would be 
somewhat more likely to use such sites than those of the proposed project or Alternatives 4,5 and 
6 (which are designed around a golf course readily available to the site’s residents).   
 
Alternative 2 would include roads that would be offered for dedication to the Town for 
maintenance, whereas those of the proposed project and Alternatives 3, 4, 5 and 6 would remain 
in private ownership, to be maintained privately.  As a result, Alternative 2 would result in a 
greater adverse impact on the road maintenance services of the Town, by incrementally 
increasing the amount of roadway that would be maintained.   
 
The proposed project and Alternatives 2 through 6 will increase the demand for and consumption 
of energy, particularly electricity, on the site.  In comparison to the increased usage of the 
proposed project, it is expected that the increases of Alternatives 2 through 6 would be similar to 
that of the proposed project, as each scenario includes 98 residences and either the golf course 
(Alternatives 4, 5 and 6), or the golf course clubhouse retained as a community clubhouse 
(Alternatives 2 and 3).   
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Upon consideration of the above-noted impacts, it is expected that Alternatives 2 through 6 
would demand more community services than the proposed project, particularly in relation to 
school services.   
 
Transportation 
In comparison to the proposed project, Alternatives 4, 5 and 6 would generate fewer vehicle trips 
during the weekday AM peak hour, nearly the same number of trips during the weekday PM 
peak hour, and more trips during the Saturday midday peak hour. Generally, each of these 
scenarios will increase the trip generation of the site. The sizes of increases would vary due to 
the difference in the type of residence assumed and whether the golf course is retained or not.  
The proposed project would generate the most trips during the weekday AM and PM peak hours, 
but Alternatives 4, 5 and 6 would generate the most trips in the Saturday Midday peak hour.  
Alternative 2 would generate fewer trips than for all peak hours evaluated, and Alternative 3 
would generate the fewest numbers of peak hour trips.  Additionally, the directional distributions 
of the trips generated by the scenarios would be similar to those of the proposed project because 
each of these scenarios assume new accesses onto Mystic Lane and either Thornton Drive or 
Frost Pond Road, and Breeze Hill Road. In consideration of these two factors, it would be 
expected that a similar potential for impacts on local roadways and intersections would occur.   
 
The proposed project was analyzed in a TIS and its impacts were not found to be significant.  
Therefore, it is expected that the potential impacts of Alternatives 2 through 6 would not differ 
substantially from those of the proposed project. 
 
Human Health 
Evaluations of the site’s soil and water resources indicate that there remain no foci of impact on 
the site.  Further, neither the proposed project nor any of the alternative development scenarios 
would include any activities that could introduce such impact to the site.  As a result, none of the 
development scenarios examined herein would impact human health from exposure to new or 
existing sources of contaminants. 
 
Cultural Resources  
Investigation for the proposed project has determined that the property has no known or 
suspected cultural resources (whether prehistoric or historic); as a result, no impacts to such 
resources could occur.  Thus, there would be no difference in the potential impact on cultural 
resources between Alternatives 2 through 6 and the proposed project. 
 
Construction 
Generally, it is expected that the geographic and temporal extents of construction would be 
similar for the proposed project and Alternatives 3 through 6.  As Alternative 2 would remove 
the golf course (for subdivision into residential lots), it is expected that the impacts of 
construction would be greatest for this scenario.  All other impacts associated with construction, 
such as vehicle trips, duration of impacts, construction noise and dust generated, etc. would be 
similar for all scenarios evaluated. 
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1.4.4 Summary and Conclusion 
 
The above general discussions indicate that some of the impacts (both adverse and beneficial) 
anticipated from the proposed project would be greater than those of the Alternatives, and other 
impacts would be less than those of the Alternatives.  On balance, Alternatives 2 and 3 would 
produce greater adverse impacts on geology/soils (greater disturbance), water resources (higher 
nitrogen load), ecology (greater intensity and spatial use of land and domestic impacts), land 
use/zoning (removal of recreational use), land use plans (does not advance goals of the plan), 
community character (loss of the golf course), community services (greater burden and less net 
tax revenue to school district), and transportation (higher peak hour trip generation).  
 
Alternatives 2 and 3 are not in keeping with the goals and objectives of the applicant, which is to 
provide a high-quality, year-round residential community centered on a revitalized private golf 
course/country club that minimizes impact on the site and surrounding community, particularly 
with regard to water quality, the Northport-East Northport UFSD, tax revenue, and conformance 
to the Town Comprehensive Plan Update.  Alternatives 4, 5 and 6 would achieve the goals of the 
project sponsor with respect to a residential community with a private golf course/country club, 
but these scenarios would have greater adverse impacts on water resources (total usage, recharge 
volume, nitrogen recharged),  community character (greater number of residents), and 
community services (greater burden and less net tax revenue to school district), than the 
proposed project.   
 
In consideration of the above analysis, it may be concluded that, on balance, the potential 
impacts of Alternatives 2 through 6 would be generally more adverse than those of the proposed 
project, and therefore there is no compelling reason to pursue these scenarios in preference to the 
proposed project. 
 
1.5 Issues of Controversy (if any) 

Draft Crab Meadow Watershed Hydrology Study and Stewardship Plan  

The Town has taken a proactive stance during subdivision and site plan reviews of developments 
requiring water quality improvements and delineation of private and public watersheds.  During 
review of the proposed development, the Town Highway Department may request that any 
existing discharge pipes that direct stormwater onto Town roads or right-of-ways be removed. 
The Town may also require that the natural hydrology of steams and connections be re-
established to restore proper flows and limit wetland impacts.    

Fresh Pond lies at the extreme northeastern edge of the Town-defined CMW boundary.  It is 
mostly owned by the County of Suffolk.  It does not contribute flows into the Crab Meadow 
wetland system and the majority of the pond area is located in the Town of Smithtown.  The 
pond currently receives stormwater overflow/streamflow from Indian Hills Golf Course and 
residential areas to the west and discharges through a narrow tidal outlet directly into Long 
Island Sound.  This area of Fresh Pond Road and Breeze Hill Road was visited immediately 
following a significant rainfall event (e.g., 8”+ in 24 hours) on August 13, 2014, and found to be 
one of the worst flooding locations within the CMW. 
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1.6 Matters to be Decided 
 
 

PERMITS AND APPROVALS REQUIRED 
 

Agency Approval 
Huntington Town Planning Board Subdivision; Site Plan; Buffer Relief 
Huntington Town Zoning Board of Appeals Special Use Permit Amendment 
Huntington Highway Office Road Access Permit; Drainage  
Suffolk County Department of Health Services  Water Supply; Sewage Discharge 
Suffolk County Water Authority Water Supply Connection 
NYSDEC  Tidal and Freshwater Wetland Permits; 

SPDES Stormwater Permit  
Huntington Town Building Department  Demolition and Building Permits 
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3.0 HUMAN ENVIRONMENTAL RESOURCES 
 
3.1 Land Use, Zoning and Plans 
 
3.1.1 Existing Conditions  
 
Land Use 
The Indian Hills Country Club is a notable feature in the area as it has been an established golf 
course since it opened in 1961.  The subject property consists of an irregularly-shaped property 
that presently contains a landscaped 18-hole golf course with a driving range and associated 
country club facilities and several parcels with residential homes south and west of the existing 
golf course.  There is an existing clubhouse and pro shop south of Breeze Hill Road and a 
maintenance facility south of Thornton Drive.  There are several small freshwater ponds within 
the golf course, existing vegetation and the course borders an estuarine and marine wetland to the 
north (Long Island Sound). 
 
More specifically, the 154.56-acre property is comprised of seven (7) tax parcels located on the 
north and south sides of Breeze Hill Road, west of Fresh Pond Road and east of Makamah Road 
in the hamlet of Fort Salonga, County of Suffolk, New York.  The physical address of the property 
is 21 Breeze Hill Road and its Suffolk County tax lot designations are:  0400-014-04-1 & 2 and 
0400-015-01-3.3, 11, 12, 19 & part of 22.  
 
The structures currently present on the subject property include: six (6) single family homes, three 
(3) sheds, the main clubhouse, a pro shop,1 a halfway house, a barn utilized for storage, an 
equipment shed, a fertilizer and spray rig storage structure, and a maintenance garage with 
associated offices.   
 
The main clubhouse, which consists of a two-story building with a painted concrete and wood 
shingle exterior, was originally constructed in 1896 according to Bob Cornelius, the maintenance 
manager of the country club.  Several additions were added to the original structure over the years 
to form its current configuration.  This building contains locker rooms, a kitchen, dining areas, 
restrooms, an event hall, a card room, office space, and storage areas.  Events services for wedding 
receptions, bridal and baby showers, communions, bar/bat-mitzvahs and other celebrations and 
business meetings are available for both members and non-members.    
 
The pro shop consists of a two-story building with a wood shingle exterior.  The building contains 
storage areas for member’s golf bags and golf carts in the basement, a retail pro shop on the first 
floor, and office space on the second floor.  
 
The halfway house consists of a very small, one-story concrete structure with an asphalt shingle 
roof.  The building contains a small storage area, a small kitchen area, and a restroom.   
 

                                                 
1 This is a 2-story building that includes the pro shop, storage and auxiliary spaces. 
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The storage barn located south of the main clubhouse consists of a one-story structure with a vinyl-
sided exterior.  The structure is utilized for the storage of electric golf carts in addition to furniture.  
There is a large paved parking area between the storage barn and the clubhouse. 
 
The maintenance buildings include an equipment shed, a fertilizer and spray rig storage structure, 
and a repair shop with associated offices; these buildings are located in the northeastern portion of 
the subject property, adjoined by a common paved parking area. 
 
A photo log showing features that currently exist on and adjacent to the project site is provided in 
Appendix L.  Photographs depict the existing land use of the subject site as well as the character 
of the site. 
 
The subject property is located within a low density suburban residential neighborhood in the 
Hamlet of Fort Salonga, Town of Huntington, Suffolk County, NY.  Land surrounding the site is 
mostly developed with single-family residential lots, zoned R-40 (minimum one-acre).  Two lots 
are residential vacant land (Section 14, Block 4, Lots 10.5 & 11) or Suffolk County Parkland (east 
side of Fresh Pond Road; Section 14, Block 7, Lots 1.6 & 2).  Land farther to the east includes 
Fresh Pond, located in both the Towns of Huntington and Smithtown and designated as Critical 
Environmental Area (Fresh Pond Greenbelt CEA, designated by Suffolk County in 1988).  Land 
farther to the north and west is Town Parkland, Geisslers Beach Park and the Crab Meadow 
Wetlands and Public Golf Course.  Land farther to the southwest is Makamah County Nature 
Preserve.   
 
The Crab Meadow Drainage Basin as depicted in the Town of Huntington Horizons 2030: 
Comprehensive Plan Update, Figure 3.1 Environmental Resources, encompasses the subject site.  
All of the municipal lands in the Crab Meadow area (Crab Meadow Beach, Jerome Ambro 
Memorial Wetlands Preserve, and Crab Meadow Golf Course) are under the jurisdiction of the 
Town Board of the Town of Huntington and are recognized as parkland in the Town 
Comprehensive Plan (1993) and carried as such on Section VIII of the Town Assessment Roll.   
 
Figure 3-1 is an aerial photograph with labels indicating land use in the vicinity of the project site.  
This map provides an illustration of current recreational/golf land use at the subject site as well as 
the uses in the surrounding area. 
 
Existing land use at the subject site involves golf club members and their use of the golf course 
and clubhouse.  The clubhouse is available for special events and Indian Hills Country Club is 
used for “outings” by various community groups for fundraising and social gatherings.  The current 
membership is 390 members; however, not all members use the course or clubhouse at any one 
time.  There is a summer staff of approximate 20.  The maximum number of persons that may be 
on the site at one time would occur during an event/outing.  The staff would be the same, and the 
number of players based on 8 per hole is in the range of 144.  Additional attendees may involve 
strictly dinner guests which could account for another 60 participants.  Assuming staff, golfers and 
dinner guests, the maximum number of individuals that may use the property at any one time is in 
the range of 224 persons.  
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Under current conditions, the peak season is April through October, when members/guests use the 
club.  The off-season is November through March, with January, February and March being the 
months of minimal usage of the club.  Some changes in the use of the site will occur as a result of 
the project; this is discussed in Section 3.1.2. 
 
Zoning 
The Town of Huntington relies primarily on its duly adopted Zoning Code (Chapter 198, 
“Zoning”) and its Official Zoning Map to manage growth, guide land development activities, 
promote land use compatibility and suitable patterns of development, provide housing and 
economic development opportunities, and protect the environment.  The zoning pattern of the area 
is shown on the Zoning Map provided (Figure 3-2).  Pursuant to a Huntington Town Planning 
Board Resolution dated July 26, 2017 (see Appendix E), under the existing R-40 Residence 
zoning, and Town Code, Article X The Steep Slopes Conservation Law, 99 individual single-
family lots can be accommodated on the property while maintaining the existing clubhouse and 
pro shop. 
 
The Town adopted a Comprehensive Plan/Master Plan document: Horizons 2020: Huntington 
Comprehensive Plan Update [hereafter the: Comprehensive Plan] on December 9, 2008 for the 
development of the Town in the years beyond 2020 based on extensive citizen input.   As expressed 
in the document’s Executive Summary ‘It (i.e,. the Comprehensive Plan) provides the means to 
realize the improvement and future growth of the Town through clear and consistent goals, 
policies, and strategies to achieve expressed citizens values and aspirations for our community’.  
The Land Use Element includes a Generalized Future Land Use Map for use in conjunction with 
the policies and strategies to guide Town decision-making on land use issues. Land Use Map was 
prepared to illustrate the desired general pattern of future land use in Huntington.  The Generalized 
Future Land Use Map (Figure 6.3) identifies the desired general pattern of future land use in 
Huntington for application of the policies and strategies contained in the Land Use Element and 
other elements of the Comprehensive Plan.  It does not replace the Town’s current Zoning Map, 
but rather provides a framework for identifying zoning changes needed to implement the plan 
policies and strategies.  The Generalized Future Land Use Map (Figure 3-3) identifies the subject 
site for use as Parks, Recreation & Conservation Land.  This category includes both public parks 
and conservation areas and lands used for outdoor recreation, which in some cases may not be 
permanently protected as open space.   
 
The project site is zoned Residential “R-40” which allows single-family residential development 
on lots of 43,560 SF or more.  Adjacent land to the south, east, and west is also zoned R-40, with 
nearly all privately-owned land currently developed for residential use. 
 
The R-40 Residential zoning district is primarily a single-family residential zone; however, a few 
additional land uses are permitted as-of-right.  The following is a list of permissible land uses in 
the Town’s R-40 zoning district: 
 

1. Single-family dwellings. 
2. Farm, nursery, truck garden, country estate. 
3. Churches, temples, parish houses, convents, monasteries. 
4. Public schools. 
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5. Private elementary and secondary schools providing full-time day instruction and having a course 
of study approved by the New York State Department of Education, colleges and universities, 
provided that the plot shall comprise at least eight (8) acres and that the building and site 
development plans have been first submitted to and approved by the Planning Board as providing 
adequate parking, traffic control, setbacks and recreation areas for the proposed use. The Planning 
Board may make any reasonable modifications in such plans to promote safety, health and general 
welfare of the community, preserve the general character of the neighborhood and conserve 
property values, and no building permit shall be issued until such plans have been approved. 

6. Library, museum or art gallery conducted to serve primarily the residents of the Town and operated 
by a municipal agency or by a nonprofit agency organized or chartered locally for the purpose. 

7. Town park, playground, athletic field, beach, bathhouse, boathouse, marina or other Town 
recreational use. 

8. Municipal parking field. 
9. Fire station. 
10. Municipal water supply reservoir, tank, standpipe, pumping station or filter bed, provided any tank 

or standpipe shall be set back from all lot lines a distance equal to the height of the structure. 
 
Town Code Section 198-110 provides the Zoning Board of Appeals with the authorization to issue 
special use permits for the establishment of a golf course in a residence district.  The Indian Hills 
Country Club operates under an existing Special Use Permit. 
 
Land Use Plans 
Multiple land use plans are reviewed herein to establish the planning documents that would guide 
use of the subject site.  These include both land use planning and resource related documents in 
order to identify important and recognized resources of the site and area. 
 
Horizons 2020: Huntington Comprehensive Plan Update (December 2008) 
The proposed use of the project site would be guided by several action agenda items and goals 
identified in the Comprehensive Plan and is divided into four themes: 

 
1. Community Character 
2. Quality of Life 
3. Sustainable Community Structure 
4. Responsive Town Government 
 

It is the intention of the Town Board to implement land use policies set forth in the Huntington 
Comprehensive Plan with specific reference to the conservation and preservation of open space 
and the support of private recreational endeavors.  
 
The following action agenda items from the Vision Statement are relevant to the proposed project: 
 

1. We honor our rich heritage by protecting and restoring our historic buildings, districts and 
landmarks; and by interpreting Huntington’s history for present and future generations. 

2. We preserve and enhance the Town’s unique aesthetic character and identify by setting high 
standards for quality, by protecting our neighborhoods and villages from incompatible influences, 
and by continually enhancing our scenic corridors, open space network, public access to the 
waterfront, and civic facilities and landmarks. 
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3. Quality housing, including a broader array of housing choices, is accessible to and affordable for 
households of different ages, lifestyles and economic means.   

4. New development and redevelopment throughout Huntington is carefully managed to protect the 
character of neighborhoods, villages and other established land use patterns; preserve open space; 
and set high standards for aesthetic quality.   

5. Sustainable water, sewer and stormwater infrastructure systems meet community needs while 
safeguarding environmental quality and the quality of our drinking water supply.   

 
The Plan classifies the Town’s remaining open space resources into five categories, one of which 
is recreational open space.  The Plan states that the continued operation of day camps, golf courses 
and riding schools should be encouraged and they should be considered key priorities for 
acquisition by the Town should their continued use be threatened.  The Plan contains several policy 
recommendations in the Environmental Resources and Open Space section that could relate to golf 
courses and critical recreational resources in Huntington, including the following: 
 

1. Permanently preserve Huntington’s unique environmental resources. 
2. Permanently protect lands with highly valuable environmental resources through fee simple 

acquisition, easements or other conservation techniques. 
3. Preserve open space within new developments. 
4. Require a minimum open space set aside within new developments, together with standards to 

ensure that open space is meaningful and publicly accessible. 
5. Encourage voluntary open space dedications through conservation subdivisions.   
6. Investigate use of the Transfer of Development Rights (TDR) program enabled by Town Code to 

preserve open space. 
7. Work with Huntington’s private owners of substantial undeveloped property to explore 

preservation and recreation opportunities. 
8. Maintain and promote Huntington’s parks and recreational facilities. 
9. Establish a new zoning district or districts to reinforce the status and function of Huntington’s open 

space/recreation resources. 
10. Develop strategies to meet needs for different types of parks and recreational facilities 

geographically distributed throughout the Town. 
 
The proposed open space subdivision allows development of the townhomes while preserving the 
recreational and open space uses of the golf course.  As a result, the proposed project will conform 
to the recommendations of the Comprehensive Plan Update.   
 
Figure 3-3 provides the Generalized Future Land Use for the subject site, as identified in the 
Comprehensive Plan Update.  The site is identified as appropriate for low-density residential 
development, which is defined as single-family residential with a minimum lot size of 20,000 SF 
(R-20, R-40, and R-80 zoning districts).  It is recognized that existing zoning has a minimum lot 
size of one (1) acre or 43,560 square feet.  Consistent with this policy, the proposed project 
provides a yield of yield of 0.64 units per acre, less than what would be permitted as-of-right under 
current zoning if each property were developed independently. 
 
Private Golf Course Moratorium Proposed Planning Options Report (January 2009) 
The Report identified parameters that should guide future decision-making for private golf courses, 
including: 
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1. Golf is on the upswing with participation projected to rise statewide. 
2. The private golf course represents the largest remaining class of underdeveloped open space in the 

Town. 
3. Market pressures and high land valuation in Huntington are not conducive to establishing new golf 

courses on the few remaining large properties. 
4. Existing residential development surrounds the private golf courses at similar or higher density 

zoning. 
5. The loss of any of the private golf courses is likely to affect demand for the Town’s two municipal 

courses. 
6. Best environmental management of the private courses should be encouraged to maintain 

significant natural resources (such as wetlands, woodland cover and steep slopes), biodiversity and 
quality of recharge contributed to the underlying aquifer system. 

7. There is no inherent incentive in the existing residential zoning categories in which the private 
courses lie to conserve the recreational use or resources. 

8. Regional plans and studies recommend that golf courses be rezoned to the zoning classification 
with the lowest development density.   

 
The Report recommends of the fifteen alternatives posed, there are three options that provide the 
strongest protections for open space while limiting the impacts on the current landowners.  The 
first is a Planned Recreational Overlay District; the second, a Residential Open Space Cluster 
Ordinance and a third was a Golf Course Incentive District.   
 
The proposed project results in a Residential Open Space Cluster as recommended in the report to 
facilitate continued use of private golf courses.  The use addresses a significant and sensitive 
resource in the Town of Huntington and enables addition of compatible amenities.  Single-family 
residential uses that engender outdoor recreational use are encouraged.  The proposed project 
results in complementary residential use of the site, which allows preservation of the golf course.  
The proposed cluster project and resultant preservation of open space conforms to the intent of 
preserving private golf courses within the Town.   
 
 
Environmental Open Space and Park Fund Program (EOSPA) 
A 1998 OASIS (Open Areas Information System) Draft Staff Study provided a retrospect on what 
has happened to lands mapped on the 1974 Open Space Index (OSI) from January 1, 1975 to July 
31, 1998; the Town’s Protected Lands Inventory; and a Proposed 1998 Open Space Index Update.  
This 1998 study evaluated opportunities where lands that adjoin public parkland may be presented 
for dedications, such as Indian Hills Golf Course which adjoins the Town’s Geissler’s Beach.  
However, the subject site was not recommended for acquisition for open space preservation 
purposes in the Town of Huntington EOSPA Fund and Land Conservation Progress Report from 
1998 program initiation to August 2008.   
 
Town of Huntington Open Space Index (1974) 
Based on the September 1974 Open Space Index for the Town of Huntington, the Site is part of a 
larger 196.9 acre Town designated Open Space Index Parcel (OSI # NE-6 comprising 123.4 acres 
and NE-9 comprising 73.5 acres) that primarily includes the Site and other properties.  These 
properties are described in the index as landscaped area; land groomed or cleared or otherwise 
showing development, beach or bay frontage; waterfront property, woodland, forest and second-
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growth woodland pond, stream or other surface water, resh or saltwater.  Open Space Index 
recommendations include calls for immediate affirmative action to preserve the property or to 
conserve its open space value and natural features and explicit decision-making in land use planning 
by governing agencies.  The Open Space Index does not confer any regulatory authority, but 
provides an inventory of open space that existed in the Town in 1974 when the plan was prepared. 
 
Water and Resource Land Use Plans 
 
Crab Meadow Watershed Hydrology Study, June 2015, Prepared by GEI Consultants, Inc. 
The purpose of this study was to perform a preliminary hydrology analysis that characterizes the 
watershed, describes its flow patterns, and to identify potential flooding impacts to help assess the 
drivers and stressors to this unique ecosystem with the intent of protecting its vitality through 
implementation of a community-based Stewardship Plan. 
 
The Crab Meadow Wetlands are designated by the New York State Department of State 
(NYSDOS) as a Significant Coastal Fish and Wildlife Habitat, since they represent one of the 
largest tracts (approximately 300 acres) of undeveloped salt marsh on Long Island’s north shore. 
The Crab Meadow Wetlands are recognized by the Long Island Sound Study initiative as a 
Stewardship Site which seeks to preserve native communities, protect critical habitats for 
endangered and threatened species, and promote multiple uses balanced with long-term scientific 
research and education. 
 
The preliminary model in the study provides the Town of Huntington the framework to develop 
future analyses to improve the accuracy of results to include the following: 
 

• Highway and roadway As-Builts from the Department of Transportation. 
• Storm Sewer Network within the Watershed 
• Dam Embankment, Spillways, Storage Reservoirs, Levees, and other flood control 
• Structures 
• Site specific topographic survey data 
• Updated LiDAR data 
• Current and projected future land use 
• Infiltration testing 
• Storm Surge 
• Climate Change 

 
The study concludes [Limitation of Liability]:  
 

This report presents the results of preliminary flood routing for the 2-, 10- and 100-year storm 
events in the Crab Meadow Watershed.  The results are based on engineering judgment and best 
available data available at the time of the study.  The results of this study should only be used to 
identify potential drainage patterns and hypothetical flooding impacts for various storm events.  If 
any portion of the Crab Meadow Watershed were to experience flooding from a storm event, actual 
flooding limits, conditions, peak flows, peak velocities, duration and water surface elevations will 
vary from those presented in this study.  Reuse of this study and FLO-2D model for any other 
purpose, in part or in whole, is at the sole risk of the user. 
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This Plan is not complete or currently adopted by the Town Board.  The Town’s plan for 2019 is 
to complete the work with the consultant and community and finalize the study and stewardship 
plan initiated in 2014 (see also Section 3.1.2.) 
 
Crab Meadow Watershed Wildlife Environmental Education Manual 
The Crab Meadow Watershed is an area of 680 acres located north of Route 25A in Northport, 
New York.  The watershed includes Henry Ingraham Nature Preserve, Fuchs Pond Preserve, 
Makamah County Park, Crab Meadow Golf Course, Jerome A. Ambro Memorial Wetlands 
Preserve, Crab Meadow Beach and Kirschbaum Park.  A majority of the water from the forests, 
ponds, marshes and beaches of the Crab Meadow Watershed drains into the Long Island Sound.  
The manual applies to the public parklands identified above, and would not pertain to the subject 
site which is a long term active recreational use in the community. 
 
2015 (Revised) Suffolk County Comprehensive Water Resource Management Plan. 
Suffolk County has long recognized the importance of managing and protecting its water resources 
and has developed and implemented drinking water and groundwater management regulations and 
programs for decades.  Water resource management and protection are of utmost importance in 
Suffolk County, since residents rely upon groundwater as their sole source of drinking water 
supply.  Because groundwater provides stream baseflow and discharges to surrounding coastal 
waters, the water quality of Suffolk County freshwater streams and marine waters is also directly 
affected by legislation enacted to protect groundwater and drinking water supplies. 

This updated version now incorporates the principles of coastal resiliency, including controlling 
nutrient inputs to enhance the health of wetlands and eelgrass.  The Executive Summary also has 
a broader ecological perspective on nutrient impacts, addressing harmful algal blooms and 
shellfish.  This fully revised Plan includes updates on water quality-related issues and sea level 
rise.  Working with stakeholders, the County has developed a more focused action plan.  The 
Department of Economic Development and Planning has been a major partner in updating the 
plan. 

Suffolk County has identified priority high density (greater than 5 homes per acre) and medium 
density (1 to 5 homes per acre) residential subregions within the contributing areas with the 
following characteristics:  
 

1. With a depth to groundwater of 10 feet or less; and/or  
2. Contribute to an area that is listed as a 303(d) impaired water body  

 
Smithtown Bay is not included on the current (2014) NYS Section 303(d) List of Impaired/TMDL 
Waters.  Although it is assessed as an impaired water, it is categorized as an IR Category 4a water 
that is not listed due to the completion and implementation of the Long Island Nitrogen TMDL.  
This updated assessment also suggests it may be appropriate to include this waterbody on the next 
list of pathogens due to the frequency of beach closures (DEC/DOW, BWRM, January 2015). 
 
LIS Comprehensive Conservation and Management Plan (CCMP) 
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In 1994, the states of Connecticut and New York and the United States Environmental Protection 
Agency approved the Comprehensive Conservation and Management Plan for Long Island Sound. 
Developed by the Long Island Sound Study, the Plan identifies the specific commitments and 
recommendations for actions to improve water quality, protect habitat and living resources, 
educate and involve the public, improve the long-term understanding of how to manage the Sound, 
monitor progress, and redirect management efforts.  Using the Plan as a blueprint, the Long Island 
Sound Study has continued to refine and add detail to commitments and priorities, including with 
the 1996 Long Island Sound Agreement and the 2003 Long Island Sound Agreement. 
 
Five areas were identified as critical to enhancing land planning and use to improve water quality, 
habitat protection, and public access throughout watershed.  Recommendations were developed in 
each area. 
 

• The impacts from existing development are significant, particularly in urbanized areas, and must 
be reduced to improve coastal water quality.  These areas should be targeted for nonpoint source 
management, including public education, infrastructure upgrades, spill prevention and response, 
and flood and erosion control.  Also, abandoned or underutilized sites should be a high priority for 
remediation and reuse. 

• The impacts from new development are also significant and must be minimized to prevent further 
degradation of water quality.  Progressive planning and management should ensure the application 
of best management practices, protect wetlands, minimize land disturbances, improve access, and 
maintain appropriate water- dependent uses. 

• To improve land use decision making that incorporates effective water quality and habitat 
protection, better information, training, and technical assistance must be available.  Training, 
technical assistance, and financing should be made available to local governments, as well as 
education for the public, professionals, and trade organizations.  This will help develop consistent 
land use and natural resource information and management practices in the region. 

• Conservation of natural resources and open space is vital to the long-term protection of Long Island 
Sound.  Open space preservation and conservation practices must be aggressively pursued. This 
might be accomplished through a watershed-based planning approach that integrates protection of 
surface waters with programs and plans that guide growth and development. 

• Public access is essential to public use and enjoyment of Long Island Sound, especially since 
improvements to water quality involve public costs.  Public access improvements should be 
aggressively pursued throughout the watershed using a combination of traditional techniques, such 
as fee-simple acquisition, and innovative techniques, such as transfer of development rights and 
tax credits. 

 
Of the 38 classified saline waters in Suffolk County including the Long Island Sound and those 
that discharge to the Long Island Sound, 19 are identified as impaired according to the NYSDEC’s 
All Impaired Waters List.  This includes a large portion of the Long Island Sound as well as all of 
the county’s north shore harbors (Huntington Harbor, Centerport Harbor, Northport Harbor, 
Nissequogue River, Stony Brook Harbor, Port Jefferson Harbor, Mt. Sinai Harbor and Mattituck 
Creek). 
 
Within the Suffolk County watershed area, nonpoint sources are the major contributors of nutrients 
and pathogens.  Recommendations identified by each of the estuary programs focus on reducing 
nitrogen loading from sanitary wastewater and fertilization, implementation of best management 
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practices (BMPS) to improve stormwater quality, and open space preservation to improve water 
quality and reduce impacts on the ecology of Suffolk County’s coastal waters 
 
The proposed project incorporates water quality and resource-based planning and management 
measures consistent with CCMP’s watershed recommendations. 
 
North Shore Embayment Watershed Management Plan (NSEWMP) (2007) 
The NSEWMP was an intensive watershed study prepared by Nelson, Pope & Voorhis, LLC for 
Suffolk County.  The plan was prepared to determine the Suffolk County Zone 11 of the Long 
Island Sound Study and Total Maximum Daily Load (TMDL) limit as well as conformance to the 
nitrogen reduction goals of the TMDL.  The study specifically addressed the north shore of Suffolk 
County to estimate water quality influence on Lon Island Sound with respect to water quality of 
embayments (harbors and bays), streams and groundwater; land use and nitrogen pollution loading 
from point (e.g., sewage treatment plants) and nonpoint sources (e.g. lawn fertilization, pet waste, 
etc.) and natural resources.  The plan established the Long Island Sound Nitrogen Influx Reduction 
(LISNIR) model that quantified the relative inputs of nitrogen to the Long Island Sound basin 
using source-based methods.  LISNIR refine the relative contributions of point and non-point 
source nitrogen.  It was determined that given the higher nitrogen load from subsurface outflow 
than previously predicted, the relative nitrogen inputs create a significant challenge to achieving 
the goal of a 58.5 percent non-point source nitrogen reduction with respect to conformance with 
the TMDL.  The plan further outlined measures to continue nitrogen reduction goals with an 
emphasis on non-point source contributions.  Measures included best management practices point-
source (ie., expanded sewering and treatment plant efficiencies) and non-point source (i.e., 
increases in non-fertilizer dependent vegetation, reductions in fertilizer usage, reduced nitrogen in 
groundwater through on-site sanitary system upgrades to reduce subsurface outflow of 
groundwater; control of wildfowl populations and continued zero discharge in the marine 
environment).  
 
3.1.2 Anticipated Impacts 
 
Land Use 
The proposed 98 residential unit development fully complies with the land use requirements of 
New York State Town Law Section 278, Town Code, Sections 198-14 & 114 (i.e. R-40 Residence 
District & Cluster Developments), Article X Steep Slope Conservation Law and the site and 
development provide the necessary services, infrastructure, and utilities to serve the development.  
The use is appropriate for this location based on its existing recreational use, surrounding land uses 
and zoning, and has the potential to further enhance the diversity of the local housing stock, which 
is predominantly composed of conventional single-family residential neighborhoods.  The 
transition from adjacent conventional residential and park uses, is appropriate and fully consistent 
with land planning practice outlines in the Town’s Horizons 2020 Comprehensive Plan Update 
and Town zoning.  Since the subject property and abutting lands are zoned for residential purposes, 
there is a high degree of compatibility between uses, particularly since the majority of the site is 
an existing golf course that will remain.  The proposed use facilitates retention of the golf course 
and is a significant improvement over development of the site under current zoning which would 
involve 99 individual homes.  The proposed project includes duplex housing, such that only 49 
structures will be built, and the existing clubhouse will be replaced by a new clubhouse.   
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Land use diversity is improved as a result of the proposed project.  According to the Long Island 
Index (longislandindexmaps.org), there is only one other multifamily housing community in Fort Salonga; 
the Colony Club, which consists of 38 units and was constructed in the 1980’s.  The project fulfills a need 
for alternative housing in the hamlet of Fort Salonga. 
 
Huntington Town Code §198-2 defines Open Space as: “A portion of land where buildings and 
roadways are prohibited. Open space shall include natural areas, agricultural fields, parks, 
playgrounds, athletic fields, and landscaped areas such as lawns and buffer strips.”  The proposed 
project provides more than 91% open space pursuant to this definition.  This is a significant 
beneficial feature of the project. 
 
The plan has been designed to limit clearing and grading and place development on the site in a 
manner that allows the golf course to continue to operate as a full 18-hole club.  Clearing limits 
and jurisdictional wetland boundaries are shown on plans included in Attachment C.  Permitted 
accessory buildings and uses are listed in the Town Code under § 198-21.3(C) and are subject to 
permits and approvals.   
 
Most of the subject property and/or adjacent lands have screening or vegetated buffers.  The 
installation of street trees and buffer plantings proposed around the perimeter of the property (see 
Appendix B, Landscape Plans) as part of the proposed project, and the preservation of existing 
trees will help to maintain homeowner privacy and screen the proposed homes from the adjacent 
residential uses and roadways.  Installation of decorative street lighting, the erection of fencing, 
and the high-quality architecture of the proposed homes will further preserve and enhance scenic 
resources, while mitigating potential adverse conditions.   
 
The proposed use fulfils the goals of the various Land Use Plans referenced in Section 3.1.1; the 
project will retain the existing golf course and this is facilitated by providing limited residential 
use on the site based on the underlying zoning.  The proposed project retains the golf course which 
is the dominant land use character of the areas immediately surrounding the site.  Residential use 
is placed in three (3) separate areas of the site with separate access to each area.  This disperses 
the proposed use and allows areas of the property that are not used for golf to be utilized.  Overall 
consistency with land use compatibility, Land Use Plans, Town Code and the design as described 
herein ensures that no significant adverse land use impacts will occur as a result of the project. 
 
Proposed land use at the subject site will continue to involve golf club members and their use of 
the golf course and clubhouse.  In addition, the residential component will contribute population 
to the site.  The total number of residents expected to reside on the property is 147, as indicated in 
Table 1-1.  The proposed residential component of the project will be age-restricted, such that 
owners must be 55 years old or more.  Based on the experience of the builder, who has built other 
senior communities on Long Island, in the range of 5 percent of the occupants may be less than 55 
years of age.  This would include a spouse or other family member of an owner that may be less 
than 55.  No children under the age of 19 are permitted, in keeping with restrictions placed on 
other similar communities.  It is expected that many residents of The Preserve at Indian Hills will 
not occupy the residential project during winter months as is the pattern of use/occupancy of other 
similar senior communities. 
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The proposed subdivision will also result in a limit on the membership of the Indian Hills Country 
Club, where no such limits exists, specifically the current golf membership is 390 total, and a cap 
of 425 golf members will be incorporated into approvals.  This will marginally increase the total 
number of members from existing to proposed conditions; however, as noted, there is no limit 
under current conditions and therefore, the proposed project offers the ability to restrict 
membership. 
 
The clubhouse will remain available for special events such as “outings” by various community 
groups for fundraising and social gatherings.  The number and frequency of events is expected to 
be the same for proposed conditions as it is for current conditions.  The proposed membership is 
425 members; however, not all members will use the course or clubhouse at any one time.  The 
summer staff will remain in the range of 20.  The maximum number of persons that may be on the 
site at one time would occur during an event/outing.  The staff would be the same, and the number 
of players based on 8 per hole is in the range of 144.  Additional attendees may involve strictly 
dinner guests which could account for another 60 participants.  Assuming staff, golfers and dinner 
guests, the maximum number of individuals that may use the property at any one time is in the 
range of 224 persons.  Add to this the resident population of 147, and the maximum number of 
persons on the site at one time would be in the range of 371 under proposed conditions.   
 
The impacts to the intensity of seasonal use of the property will not change.  Under current 
conditions, the peak season is April through October, when members/guests use the club.  The off-
season is November through March, with January, February and March being the months of 
minimal usage of the club.  This pattern of seasonal use is expected to remain.  Hours of operation 
of the clubhouse will remain unchanged and will be from sunrise to midnight with the greatest 
usage during April through October.   
 
Zoning 
The proposed project has been designed in accordance with the standards of Chapters 198-14(E) 
and 198-114 Height, Area and Bulk Regulations and Cluster Development, respectively of the 
Town of Huntington as indicated in Table 3-1, as discussed in greater detail following the table. 
 
As can be seen by analysis of the Overall Plan (Attachment C) and the “Zoning Compliance” 
table (Table 3-1), the proposed project complies with the requirements of the Town Code.   
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Table 3-1 
ZONING AND DEVELOPMENT STANDARDS COMPLIANCE TABLE 

(Cluster Golf Development in the R-40 Zone) 
 

Parameter Requirement Proposed Development 
Golf Course Special Permit issued by the Zoning Board of Appeals pursuant to Town Code 

Section 198-110 Issuance of Special Permits and Special Exceptions. 
Granted without any requirement specified for renewal or 

extension. 
Open Space The preservation of the natural and scenic qualities of open lands in perpetuity 91% 
Area per Dwelling Unit Modified lots conforming to the minimum lot size and density requirements of 

the applicable zoning ordinance as well as all environmental and historical 
factors for cluster development 

98 units based upon a Yield Map showing lots conforming to 
the minimum lot size and density requirements of the 

applicable zoning ordinance as well as all environmental and 
historical factors; a total of 98 units and continuation of a golf 

course on 154.56 acres. 
Maximum Bldg. Height 2 stories / 35 feet 2 stories / 35 feet 
Front Yard Setback Minimum 50 feet Minimum of 10 feet  
Rear Yard Setback Minimum 50 feet Minimum 10 feet 
Side Yard Setback / Interior Lot Combined total of 50 feet for two yards; 25 feet minimum for each yard  Combined total of 8 feet for two yards; 0 feet minimum for 

each yard 
Building and Parking Lot Setback A building and parking lot setback of at least fifty (50) feet in depth shall be 

provided, as measured from all exterior lot lines of the property under review. 
Any community building, recreational or related amenity developed for the 
exclusive use of residents of the cluster development must be set back at least 
fifty (50) feet from all exterior lot lines of the property under review. 

At least 50 feet 
  

Parking Spaces Golf Course Clubhouse: 
Dining Area: 2,996 sq.ft. x 1 / 50 aq.ft. = 60 Stalls 
Golf Course: 18 Holes x 3 / Hole = 54 Stalls 
Driving Range: 12 Positions x 1 / 1 = 12 Stalls 

Community Golf Pro Shop: 
3,750 sq.ft. x 1 / 200 sq.ft. = 19 Stalls 

Total General Parking Required = 145 Stalls 
 

Senior Housing: 
Independent Dwelling Unit: x 1.5 Stalls = 147 Stalls 

Total Residential Parking Required=147 
 

Total Sum Parking Required=292 

146 (general) + 196 (private, 2 car garage per unit) 
=Total Sum of 342 parking spaces. 
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As indicated in Section 5.0, Alternative 2: As-of-Right Subdivision assumes that the project site 
is developed under its existing R-40 zoning with a 99-lot subdivision that conforms to all 
applicable zoning and planning requirements and standards, including the Steep Slope Ordinance 
and providing area for parkland dedication.  However, yield is ultimately determined by the 
Planning Board as outlined in Section 4.9.3.2 of Chapter A202 of the Town’s Subdivision 
Regulations and Site Plan Specifications.  
 

Factors include, but are not limited to consideration of the Town’s Steep Slope Ordinance; Height, 
Area and Bulk Requirements; street frontage; conforming street width and radius; parkland set-
aside; wetlands, if present (only the regulated area beyond the state designated wetlands 
boundary); and historic significance of the site and surroundings. Special site features, such as 
state-designated wetland(s), shall be excluded from yield calculations subject to Planning Board 
determination.  

 
An alternative to a standard subdivision is cluster development (Pursuant to New York State Town 
Law, Section 278 and Town of Huntington, Chapter A202 Subdivision and Site Plan Regulations, 
Section 4.7.  A cluster designation is applicable in all residential zoning districts. 
 

“Cluster development” refers to the modifications of the applicable zoning regulations to provide 
an alternative permitted method of development on a particular parcel of land in accordance with 
an approved yield map. In no case shall the number of building lots or dwelling units exceed the 
number that could be permitted, in the Planning Board’s judgment, if the land were subdivided into 
lots conforming to the applicable zoning ordinance or local law. 
 
The purpose of a cluster designation is to enable and encourage flexibility of design and 
development of land in such a manner as to promote the most appropriate use of land, to facilitate 
the adequate and economical use of streets and utilities, and to preserve the natural and scenic 
qualities of open lands. There shall be a measurable qualitative or quantitative public benefit 
associated with any cluster development as determined by the Planning Board or its designee. 
 
If the applicant chooses to pursue a cluster development, their licensed professional shall first 
prepare a Yield Map for review by the Planning Board. The Yield Map shall show lots conforming 
to the minimum lot size and density requirements of the applicable zoning ordinance as well as all 
environmental and historical factors (see Section 4.9.3.2). The yield of the proposed development 
should be determined at the earliest possible date. 
 
Once the Planning Board has approved the yield, the applicant shall prepare a Cluster Map 
depicting no more lots than those depicted on the approved Yield Map. However, the Cluster Map 
shall show clustered lots or dwelling units, and shall depict a Table of Modifications that provides 
the zoning modifications required to produce the established yield. The Cluster Map must clearly 
depict the most adequate and economical use of streets and utilities, and depict the preservation of 
the natural and scenic qualities of open lands in perpetuity. 
 

At their regular meeting dated July 26, 2017, the Huntington Town Planning Board approved the 
Yield Map submitted on July 18, 2017 depicting ninety-nine (99) lots (see correspondence dated 
August 2, 2017 from Robert Riekert, Deputy Director).  This Yield Map does not account for the 
additional 3.44-scre parcel added after the approval from which no additional density is realized 
(SCTM # 0400-014-04-3.2). 



The Preserve at Indian Hills 
Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 
 

                Page 3-15 

A further Town land use consideration with respect to cluster development is as follows: 
 

“Sometimes the Town Board, Planning Board and/or Zoning Board of Appeals require lands to be 
held as protected private passive or recreational open space as mitigation during the planning 
process and application review.  Whether this involves rezoning requirements, clustered 
subdivisions (where the conforming yield for a property is concentrated on a component of a site), 
or conservation buffers, the resulting open space reservation can be substantial.  In these cases 
management for the affected properties vests with the private owner.  In the eighteen years since 
the EOSPA Program began, over 150 acres have been conserved as privately-held open space.  
Examples of some of these projects include: private recreation and common areas (The Greens at 
Half Hollow golf course; Beechwood at Half Hollow Hills; The Legends at Half Hollow, and The 
Villages at Huntington) and conservation areas (Old Orchard Woods, Huntington Harbor Estates, 
and Dalton Meadows).” 2 

 
In many cased much of the common area is “managed” and/or “active” open space (e.g., lawn, 
recreational amenities, ponds).  In these cases, its use and/or viewscape is similar in most cases to 
that of improved parkland.  Cluster development has been successful as a planning tool in 
preserving open space, resulting in additional acreage set aside to complement dedicated as 
parkland.  The proposed project also proposes attached units which offers significant benefits for 
open space conservation as compared to individual single-family homes.  
 
A strategy of the TOH Horizons 2020 Comprehensive Update (A.1.5) is to "Require/encourage 
alternative site design standards (e.g., conservation subdivisions and lot averaging techniques) to 
better preserve natural areas on a tract.  Conservation subdivisions are a form of residential 
development that reduces lot sizes so as to set aside a substantial amount of the property as 
permanently protected open space.  This concept differs from “Cluster Development” in a number 
of ways, particularly in its higher standards for the quantity, quality, and configuration of the 
resulting open space.  The Proposed Action may be considered a Conservation Subdivision due 
the large contiguous areas of open space that will result.  
 
A cluster development requires flexibility in application of zoning dimensional/bulk requirements 
in order to achieve retention of open space.  Requested Planning Board modifications and 
expansion/continuation of ZBA special exception permitted use for the country club are described 
below:   

 
• Lot Area, Front, Side, Rear Yards and Lot Width at Setback:  A Planning Board modification is 

required for the relaxation of the minimum area requirements as permitted by Height, Area and 
Bulk regulations, see Article IX and § 198-110(C)(5)(i) of Town Code to allow for a cluster 
conservation development as detailed in the Table of Modifications on the Overall Plan, provided 
as Attachment C, herein in this DEIS.   
 

• Special Exception Permitted Use:  A ZBA special use permit is required for continuing the existing 
special exception permitted use for the expansion of the country club.   
 

In regard to the area requirements, a modification is requested from the Planning Board for what 
is permissible pursuant to § 198-114 of the Town Code, which states that: 

                                                 
2 Town of Huntington EOSPA Fund and Land Conservation Progress Report, 1998-2018 

https://www.ecode360.com/7231108#7231108
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“Simultaneously with the approval of any plat upon which the Planning Board is 
empowered to act pursuant to § 276 of the Town Law, such Board may make any 
reasonable modification of the zoning regulations applicable to the land so platted as 
authorized by § 278 of the Town Law and as specified in this article. Any such modification 
of the zoning regulations shall be made to provide an alternative permitted method for the 
layout, configuration and design of lots, buildings and structures, roads, utility lines and 
other infrastructure, parks and landscaping in order to preserve the natural and scenic 
qualities of open space including historic landmarks and sites. Unless otherwise specified 
in this article, any modification of the zoning regulations made by the Planning Board in 
connection with plat approval shall be limited to size of lot, minimum yard dimensions, 
location of buildings, location and extent of parking and loading areas and provision of 
public recreation areas, including parks and playgrounds, or public school sites.” 

 
Modification of the zoning regulations such as those requested, size of lot and minimum yard 
dimensions as indicated by the Code is fully permissible, subject to the discretion of the Planning 
Board and adverse impacts to land resources and community character are not anticipated for the 
following reasons: 
 

• The plan is consistent with the Town’s land use, open space and lot yield zoning requirements 
outlined in the Code.  

• Area modifications will not negatively affect the form and pattern of this new development as it 
will be applied across the site but instead will provide the flexibility needed to provide the best 
design.   

• The development will have a relatively low density consistent with adjacent single-family 
residential developments to the south, east and west. 

• The proposed homes will be high-end homes with exceptional architectural quality that will provide 
a level of visual quality that enhances the integrity of the built environment.  

• The planting of street trees, protection of existing trees and tree clusters, retention of natural 
vegetation for buffering and screening, and ultimately fine landscaping of lots anticipated will 
promote aesthetic benefits, while screening any less desirable aspects of development from public 
view. 

 
A special exception use shall be authorized by a special use permit, and before such permit is 
issued, the appropriate Board shall find that the proposed use (§ 198-66): 
 

(1)  Will be properly located in regard to transportation, water supply, waste disposal, fire protection 
and other facilities. 
(2)  Will not create undue traffic congestion or traffic hazard. 
(3)  Will not adversely affect the value of property, character of the neighborhood or the pattern of 
development. 
(4)  Will encourage an appropriate use of land consistent with the needs of the Town. 
(5)  Will not impair the public health or safety and will be reasonably necessary for the public health 
or general welfare and interest. 

 
The proposed modification also meets the requirements for Preliminary Subdivision Application 
(#18 on the list).  The proposed modifications will provide a public benefit by promoting the most 
appropriate use of land, facilitating the most economical use of existing streets for access while 
preserving open space and the natural scenic qualities of the land.  

http://www.ecode360.com/7231253#7231253
http://www.ecode360.com/7231254#7231254
http://www.ecode360.com/7231255#7231255
http://www.ecode360.com/7231256#7231256
http://www.ecode360.com/7231257#7231257
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The proposed project has been designed in a manner that is consistent with the intent of the R-40 
cluster development § 198-114 and Preliminary Subdivision Application specifically stated as 
follows: 
 

“The golf course exists at the subject property in accordance with a special use permit previously 
issued by the ZBA.  It is the applicant’s intention to maintain the existing golf course facility, as an 
accessory to the residential development and in the spirit of recreational open space, as has been 
previously granted by the town for both the Hamlet and the Greens.  If during the course of review 
the application is referred to the ZBA for an interpretation of the existence of the previously issued 
special use permit, that application would be made under the auspices of Town Code section 198-
109 and 198-110 (C) (5).” 

 
This project was specifically designed to allow for protection and retention of the existing golf 
course consistent with the goal of the Town’s Horizons 2020 Comprehensive Plan Update for 
preserving recreational open space and community character.  The proposed project will retain the 
golf course, while providing senior housing that will complement the Town’s housing stock and 
provide attractive alternative housing to the dominant single-family development in the area.  As 
a result, no significant adverse zoning impacts are anticipated, and the project is found to further 
the goals of the Town in terms of utilizing a zoning district that is specifically designed for the 
purpose that is advanced by the proposed project. 
 
Town of Huntington Land Use Plans and Principles 
 
Horizons 2020: Huntington Comprehensive Plan Update (December 2008) 
The proposed clustered subdivision is in conformance with Town Code and allows development 
of the townhomes while preserving the recreational and open space uses of the golf course.  The 
project also implements key elements of the Plan in terms of providing quality design, retention 
of recreational open space, avoidance of unique environmental features, offering alternative 
housing, supporting the senior population, and enhancing and retaining recreational use.  As a 
result, the proposed project will conform to the recommendations of the Comprehensive Plan 
Update.   
 
As noted in Policies A.8, A.9 and A.12, Chapter 3.3 Policies and Strategies of the Huntington 
Comprehensive Plan, the proposed project will incorporate strategies from the plan elements to 
avoid and minimize impacts on users of surrounding public parks, preserves and private open 
spaces that includes the following: 
 

A.8.1 Require a minimum open space set aside (e.g., 20-30%) within new developments, 
together with standards to ensure that the open space is meaningful (e.g., central greens or 
greenway linkages) and publicly accessible. 
A.8.2 Encourage voluntary open space dedications through conservation subdivisions (see 
Environmental Resources and Open Space Policy A.1). 
A.9.1 Work with private landowners and non-profit land conservation organizations (e.g., the 
North Shore Land Alliance) to protect privately owned open space through techniques such as 
conservation easements and limited development options. 
A.9.6 Work with Huntington’s private owners of substantial undeveloped property to explore 
preservation and recreation opportunities. 
A.12.5 Encourage private sector development of recreational facilities to help meet demand 
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for playing fields. 
 
The cluster design allows golf course open space to be retained in conformance with the Town 
Comprehensive Plan.   
 
Private Golf Course Moratorium Proposed Planning Options Report (January 2009) 
The proposed project results in a development that is consistent with the recommendations of this 
report, which will facilitate continued use of private golf courses (a significant resource in the 
Town of Huntington), and enabling addition of compatible amenities.  The proposed project results 
in complementary residential use of the site, which allows preservation of the golf course.  The 
proposed cluster and resultant preservation of open space conforms to the intent of preserving 
private golf courses within the Town. 
 
Principles of Smart Growth (October 1999) 
Design of the proposed project incorporates The Principles of Smart Growth & Livability, as 
adopted by the Huntington Smart Growth Steering Committee, in the review of applications, land 
use decisions and amendments to the Town Code and regulations as adopted by the Town Board 
per resolution 1999-610 of October 5, 1999.  The project clusters development into three areas of 
the subject site to avoid suburban sprawl, integrates residential and recreational use and provides 
senior housing, an alternative housing choice within the community.  
 
Environmental Open Space and Park Fund Program (EOSPA) 
The proposed project does not have any direct relation to this program; however, it is noted that 
the subject site was not recommended for acquisition.  Nevertheless, the proposed project will 
result in the retention of the existing golf course, a goal which is consistent with open space 
protection the Town. 
 
Town of Huntington Open Space Index (1974) 
The proposed action will result in the retention of golf course open space, with a reduction of open 
space associated with proposed new home construction and roadways.  Other open space including 
beach and bluff areas, designated freshwater wetlands and buffers, and other areas of open space are 
retained in addition to the golf course open space areas.  Consistent with this recommendation and 
Article X of the Town of Huntington Subdivision Regulations and Site Plan Specifications, 103.9 
acres of landscaped area (golf course), 21.23 acres of natural and 14.61 acres of ponds are proposed 
for dedication as open space.  The potential amount of open space resulting from the proposed 
project will be greater than if a conventional subdivision were constructed on the site.  No adverse 
impact is expected with respect to the Open Space Index based on the following considerations: 
the Open Space Index does not confer any regulatory authority and only represents an inventory 
of open space that existed in the Town in 1974; proposed project will retain substantial open space 
as both recreational area and through protection of constrained portions of the site (beach, bluff, 
wetlands, buffers); and, the proposed project will retain substantially more open space through 
cluster design than a conventional subdivision. 
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Water and Resource Use Plans 
 
Draft Crab Meadow Watershed Management Plan, March 2018 (GEI Consultants, Inc.) 
Draft Crab Meadow Watershed Hydrology Study, June 2015 
The Town released the draft Crab Meadow Watershed Management Plan on 3/27/2018 and 
provided the opportunity for public review and comment.  The plan remains a draft and is not 
adopted by the Town Board. 
 
The draft Crab Meadow Watershed (CMW) study evaluates potential risks from future 
development.  Adding new development increases the amount of impervious surface in the form 
of rooftops, driveways, asphalt, and compacted earth, preventing the infiltration of water into the 
ground.  As a result, stormwater runoff over the land surface increases.  This alteration can impact 
waters and habitat of the CMW.  The Town will use land cover and use data being collected as 
part of the watershed characterization study, to develop a hydrologic model to help inform 
planning decisions within the CMW.  General information pertaining to the CMW is presented 
below: 
 

• Private and public watersheds should be delineated. 
• During review of the proposed developments, the Town Highway Department may request that any 

existing discharge pipes that direct stormwater onto Town roads or right-of-ways be removed.  The 
Town may also require that the natural hydrology of streams and connections be re-established to 
restore proper flows and limit wetland impacts.  

• The Town should continue efforts to protect parklands and acquire additional contiguous open 
space parcels within the CMW.   

• Promote sustainability for areas located within the CMW which highlight the need for additional 
long-term coastal and resiliency planning for properties fronting Long Island Sound. 

• The Town was encouraged to implement Best Management Practice (BMP) pilot projects 
throughout the CMW, to provide working examples for the residents.  As new homes are developed 
and/or expanded, as infill on previously vacant parcels or replacing existing residences, owners 
should be informed of the potential impact of their actions and individual stewardship actions 
should be encouraged.  The watershed brochure that encourages individual stewardship actions 
should be shared when new building permits are issued. 

 
The draft CMW Management Plan specifically identifies the Indian Hills Country Club site in 
several places within the document, noted as follows: 

 
• Residents expressed concerns about further development in the watershed.  Sites of particular 

interest identified for preserving open space include the Indian Hills golf course. 
• Runoff controls to protect Fresh Pond.  Fresh pond collects drainage from Indian Hills Golf Course 

and residential areas to the west and discharges through a narrow tidal outlet directly into Long 
Island Sound.  This area was visited immediately following a significant rainfall event (e.g., 8”+ in 
24 hours) on August 13, 2014, and found to be one of the worst flooding locations within the CMW. 

• Significant slumping is noted within the coastal area at Indian Hills golf course, possibly due to 
springs. 

• Indian Hills golf course beach access is intersected by stone groins, which makes beach access 
difficult. 

 
As noted, the plan is not adopted at present; however, review of these draft comments in relation 
to the proposed project is provided for informational purposes.  Preservation of the Indian Hills 
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Country Club is laudable and is accommodated as part of the development, consistent with this 
recommendation.  The applicant seeks to retain the golf course, and residential use is proposed to 
allow the golf course to remain.  Limited residential use, below what the property would yield 
under current zoning, is proposed as a cluster development in three (3) areas of the site to disperse 
the new use and retain the golf course.  Natural resources including wetlands, the shoreline/bluff 
area and other vegetated areas are being retained.  The proposed project will facilitate increased 
retention of stormwater on the site to reduce/eliminate the pond overflow that travels to Fresh 
Pond, also consistent with the draft CMW Management Plan.  The land slumping associated with 
the shorefront and bluff areas of the property have been documented for more than 100 years.  
Underlying clay appears to promote this slumping and a Coastal Erosion Hazard Area boundary 
has been designated on the site due to these conditions.  No new activity is proposed within this 
CEHA area and new improvements will be setback sufficiently from the active terrain area to 
ensure stability.  As a result, the bluff slumping condition will remain an ongoing condition that 
will not change as a result of the project.  Similarly, beach access conditions will not change as a 
result of the project as there is no plan to remove the stone groins.  It is important to note that the 
proposed project retains the golf course, and substantially reduces the nitrogen load in the Crab 
Meadow watershed, below what would occur if the property were developed under current zoning 
(see Section 5.0).  The proposed project also includes a Golf Course Environmental Management 
Plan to implement BMPs associated with fertilization and maintenance for minimized nitrogen 
and other application and maximum nutrient uptake by turf (see Appendix G).  Based on this 
information, the proposed project is in keeping with the intent of the CMW Management Plan.  As 
noted, this plan is under review, and not adopted by the Town Board at present. 
 
Crab Meadow Watershed Wildlife Environmental Education Manual 
This manual does not have any direct bearing on the proposed use.  Nevertheless, the golf course 
use will continue and will provide wildlife habitat and recreational opportunities associated with 
the ongoing operation. 
 
2015 (Revised) Suffolk County Comprehensive Water Resource Management Plan. 
Water resources are addressed in Section 2.2 and Alternatives are addressed in Section 5.0 of this 
DEIS.  The proposed project will allow the golf course to continue and will add a residential 
component to facilitate retention of the golf course.  The project will include 
Innovative/Alternative Onsite Wastewater Treatment Systems and will continue to employ turf 
management practices to reduce nitrogen loading.  It is noted that the proposed project will have 
less impact on groundwater resources than the use of the site under R-40 zoning without the golf 
course.  The proposed project will result in additional on-site stormwater retention that will 
reduce/eliminate the pond overflow to Fresh Pond as compared with current overflow conditions, 
also a water quality benefit.  Traditional R-40 use of the site, which some have described as 
“checkerboard or cookie-cutter housing development” is not consistent with goals of the Town to 
protect the golf course.  The 2015 SCCWRMP does not specifically reference the subject site; 
however, the project will advance goals of this Plan by reducing nitrogen loading as compared to 
use under current zoning. 
 
LIS Comprehensive Conservation and Management Plan (CCMP) 
The proposed project incorporates water quality and resource-based planning and management 
measures consistent with CCMP’s watershed recommendations. 
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North Shore Embayment Watershed Management Plan (NSEWMP)(2007) 
The NSEWMP is a comprehensive document prepared by NP&V that analyzes information that 
was available in 2007 to gain an understanding of the watershed and develop a plan that would 
allow Suffolk County to reduce 58.5 percent of its non-point source nitrogen load to Long Island 
Sound by 2014.  The report showed that groundwater is the largest contributor of nitrogen to the 
sound from the Suffolk County Management Zone.  Nitrogen from groundwater in terms of 
magnitude is followed by atmospheric deposition, stream flow, sewage treatment plant discharges 
and stormwater.  It was determined that the relative nitrogen inputs create a significant challenge 
to achieving the goal of a 58.5 percent reduction in nitrogen.  The proposed project incorporates 
water quality and resource-based planning and management measures consistent with NSEWMP’s 
watershed recommendations such as reducing the quantity of fertilizer applied to turf and 
preserving open space. 
 
The Preserve at Indian Hills is consistent with the BMPs of the NSEWMP.  Specifically, the 
proposed project will: 
 

• Establish a Groundwater Management Program for the existing golf course;  
• Utilize I/A OWTS for sanitary waste management; 
• Reduce the overflow of pond water from the existing golf course ponds to Fresh Pond; and 
• Contain existing stormwater on-site that is not otherwise contained, and retain all stormwater for 

new development consistent with Town engineering/design standards. 
 
The overall proposed project employs BMPs for new development and improves the operation of 
the existing golf course.  It is noted that the nitrogen used in fertilization under current golf 
management practices is low as compared with other golf courses.  The Golf Course Management 
program will ensure that this continues, and will seek to reduce nitrogen application to the 
maximum extent practicable.  Consequently, the proposed project is consistent with the NSEWMP 
and no significant adverse impacts are expected. 
 
3.1.3 Proposed Mitigation  
 

• In zoning the subject property R-40, the Town deemed the site suitable for single-family residential 
development on lots of 1 acre or greater.  It was determined that such development would meet its 
land use goals and that this particular use, at its proposed density, would be compatible with the 
envisioned development and land use pattern of the area.  Planning Board modifications are 
requested to facilitate a cluster design and continuation of a ZBA Special Exemption use for the 
golf course.  To mitigate dimensional/bulk modifications, the subdivision clusters development in 
three areas of the site, includes the retention of natural buffers and landscaping.  

• The proposed development is designed with inherent land use mitigation, as it will provide setbacks 
and buffers to increase land use compatibility in transition between the town house style 
development and single-family development directly west, east and south of the site.   

• The project exhibits superior site design providing appropriate on-site recreational amenities; 
landscaping and interior setbacks and open space. 

• The proposed project will conform to the review criteria for the R-40 cluster development, which 
includes:  
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 Buildings are adequately grouped to preserve open space resources such that a conservation 
subdivision3 will result.  To the greatest extent practicable, open space is designated as a single 
block and not divided into unconnected small parcels located in various parts of the 
development. 

 Pedestrians can easily access open space. 
 All development is situated to minimize the alteration or disturbance of natural features, natural 

vegetation, and topography. 
 Existing scenic views or vistas are permitted to remain unobstructed, especially from public 

streets. 
 Floodplains, wetlands, and steep slopes are protected from development. 

• The cluster development advances the spirit and intent of preserving open space consistent with the 
Town Comprehensive Plan Update Strategy A.8.2. for encouraging voluntary open space 
dedications through conservation subdivisions and Environmental Resources and Open Space 
Policy A.1 (Strengthen protection of sensitive environmental resources by applying best 
management practices through Huntington’s development regulations). 

• A benefit of this land use is the significant beneficial impact on the Northport UFSD by its 
generation of significant school taxes and, as there would be no school-age children present, would 
not contribute to any enrollment increase, thereby not increasing school district expenditures (see 
Section 3.3.2).   
 

• The project is consistent with the spirit and intent, as well as key elements of, the Town 
Comprehensive Plan Update, which recognizes the importance of providing a mix of housing types 
in the Town.  Specifically, the project will provide an alternative to single-family home ownership 
in a quality housing development. 

• The project is consistent with recommendations of the draft CMW Management Plan: 
 The project provides drainage infrastructure improvements and stormwater control BMPs, such 

as installing recharge and catch basins and leaching pools higher up in the subwatershed to 
reduce flow volumes to capture and retain stormwater runoff before discharging into Fresh 
Pond.  

 The project provides and protects contiguous open space parcels within the CMW. 
 The project promotes sustainability regarding coastal shoreline issues, such as bluff slumping 

at Indian Hills Golf Course by eliminating development in the Coastal Erosion Hazard Area.  
 The project retains the golf course, and substantially reduces the nitrogen load in the Crab 

Meadow watershed, below what would occur if the property were developed under current 
zoning. 

 The use of Best Management Practices for minimizing/eliminating potential impacts by 
encouraging individual stewardship actions as outlined in the Golf Course Environmental 
Management Plan. 

• The project is consistent with applicable recommendations of the SCCWRMP update by reducing 
residential density, and conforming with SCDHS Guidance Memo 17 and Article 6 of the SCSC. 

• The proposed project is consistent with the applicable recommendations of the Town Open Space 
Index through retention of golf course recreational open space and protection of constrained areas 
of the site such as beaches and bluffs, wetlands and buffers. 

• The proposed project is consistent with the applicable recommendations of the NSEWMP by 
reducing nitrogen to the maximum extent through golf course management practices, use of I/A 

                                                 
3 “Conservation subdivisions are a form of residential development that reduces lot sizes so as to set aside a substantial 
amount of the property as permanently protected open space. This concept differs from “Cluster Development” in a 
number of ways, particularly in its higher standards for the quantity, quality, and configuration of the resulting open 
space.”  Horizons 2020: Huntington Comprehensive Plan Update, Pg.3-12. 
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OWTS for sanitary waste, and reduction of stormwater overflow to Fresh Pond with full 
containment of stormwater from new development based on the applicable design storm. 

• The project is expected to have minimal impacts on climate change, and no mitigations are 
proposed.  The effects of climate change on the site’s conditions also are predicted to be minimal 
for the next 50 to 75 years.  The high site elevations, with proposed housing development, roads, 
and utilities well above floodplains, protect the proposed homes from potential flooding due to 
increased storms and sea level rise.  Section 4.1.2 and 4.1.3 of 2015 Town of Huntington Climate 
Action Plan indicates average precipitation in the area is expected to increase five to fifteen percent 
by about 2080, and intense downpours will become more frequent.  Along the seacoast, sea level 
could rise more than four feet by 2090.  These changes will exacerbate current flooding problems 
in the Town of Huntington.  At the southern entrance to the development off Makamah Road, a 
wetland complex west off the site is predicted to flood to a height of 9 feet in a 100-year storm.  
Future floodplains may be expected to be adjusted upward by FEMA in future re-mappings in the 
coming decades, to account for the anticipated increases in rainfall, but the site access at the south 
end of the site is at 22 feet in elevation (13 feet above the current 100-year flood height).  This 
height is unlikely to ever be reached by floodwaters.  The north access to the site off Mystic Lane 
is not near any floodplains.  Along the Long Island Sound, the current 100 year flood height is 17 
feet, and the proposed housing at the northern portion of the development is set at over 70 feet in 
elevation.  With an expected four feet of sea level rise, the areas proposed for housing development 
will remain well above future flood heights of Long Island Sound.  Proposed grading, site 
disturbance and construction are all set entirely behind the New York State Coastal Erosion Hazard 
Area line  established by the NYSDEC , well south of the top of the bluff above the Long Island 
Sound.  Aerial photography of the shoreline from June 2018 shows a stable, riprap revetment 
extending approximately 1200 feet along the existing shoreline, where the existing golf course 
extends to the water, providing further protection.  The State has not made any predictions at this 
time how higher water levels in Long Island Sound may affect erosion rates or the position of the 
CEHA line, but this particular site provides a large margin of safety with all construction and 
disturbance well outside of erosion hazard areas. 

 
 
3.2 Community Character  
 
3.2.1 Existing Conditions 
 
Visual Character 
The existing character adjacent to the subject parcel is mixed, but includes numerous detached 
single-family residences with amenities such as swimming pools; Town (Geissler’s Beach) and 
County (Fresh Pond) passive parks and roadways.  Approximately 95 acres of the property is 
generally part of the golf course including greens, tees fairways, rough and mowed areas under 
trees, as well as the maintenance area, clubhouse, driving range, pro shop and halfway house.  The 
remainder of the property is either vegetated or beach, or residential use associated with four (4) 
homes on the south part of the site and two (2) homes on the southwest part of the site.  Photographs 
of the subject site are provided in Appendix L.  These photographs are captioned as to location 
and fully characterize the existing site conditions of the subject site. 
 
The property contains a combination of gentle, moderate, and steeply sloping undulating 
topography, including several knolls on its north side.  Passersby traveling on adjacent roadways 
do not have significant on-site views of the property, due to topography and existing vegetation.  
The site’s interior has limited views as seen by the public from adjoining roadways and private 
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properties due to vegetation and slopes and the large open distances that extends to the property 
boundaries.   
 
A photographic study of the subject property for visual assessment purposes is contained in 
Appendix M.  The appendix includes existing as well as proposed conditions for nine (9) view 
locations.  These locations were selected consistent with the Final Scope, to reflect the existing 
visual character of visually accessible portions of the subject site.  The following view locations 
are represented in the photographs: 

• View 1 is from Long Island Sound from the north looking south toward the site.  The existing holes 
12 and 13 of the golf course are visible.  

• View 2 is from Hayes Hill Drive from the west looking east toward the site.  This view is not 
included for the existing condition, as it would require trespass onto private land.  A simulated 
review of the proposed condition is provided and referenced in Section 3.2.2. 

• View 3 is from Claymore Road looking south toward the site.  This view depicts the view toward 
the golf course from the rear of the yard off of Claymore Road where access could be gained. 

• View 4 is from Fresh Pond Road looking east toward the site.  This view depicts the hillside of the 
existing golf course. 

• View 5 is from Breeze Hill Road looking north across the site.  The existing golf course and Long 
Island Sound are within view. 

• View 6 is from Green Knoll Court looking west toward the site.  The view includes an existing 
structure and vegetation on the neighboring site. 

• View 7 is from the driveway south of Breeze Hill Road west of the site, looking east toward the 
site.  The lower part of the driving range and cleared areas on the golf course are evident. 

• View 8 is from Makamah Road looking east toward the site.  This view depicts the existing house 
on the subject site as viewed from Makamah Road. 

• View 9 is from Makamah Road looking south toward the site.  This view depicts the wooded areas 
and hill from the north looking south toward the subject property. 

 
The existing clubhouse is barely visible when looking south from Breeze Hill Road up the 
clubhouse drive at the location of the driveway and signage.  The clubhouse is up a slope and 
minor feature from this viewpoint, as it is screened by vegetation and distance.   
 
Based on the photographs and above description, it may be concluded that the property in its 
present condition does not currently offer unique or significant visual resources to the community 
with the exception of the existing golf course and generally vegetated condition.    
 
Sight Lighting and Sound 
There are currently several street lights along the site’s access driveway and in the existing 
clubhouse parking areas.  The project site currently generates very little noise due its current use 
as a golf course.  Property maintenance in the form of landscaping will occasionally generate noise 
at the subject site.  These activities are an ongoing condition associated with the existing golf 
course, have been performed during daylight hours, and are not expected to considerably impact 
the area.  Ambient and intermittent noise from traffic, grounds keeping, operation of generators 
and air conditioning units and outdoor human activities on adjacent residentially developed sites, 
comprise the primary noise generators in the area.     
 
 
3.2.2 Anticipated Impacts  
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Visual Character 
Overall, the Site’s visual character will change from that of a membership club with golf course 
grounds only to a mix of residential use and a golf club.  The proposed project will introduce 
residential development to three (3) areas of the site, in order to retain the existing golf course and 
cluster residential use in areas that are advantageous from the standpoint of access and minimized 
impact to golf operations.  Landscaping, setbacks and attractive architecture will tend to minimize 
visual impact and change to area conditions.  The central portion of the site will remain a golf 
course, resulting in little impact to surrounding views.  Areas of development will be located on 
lower slopes in the northwest quadrant and slightly higher slopes in the southwest and southeast 
quadrants than the surrounding area.  Sloping topography and vegetation will significantly limit 
views deep into the Project Site.  Views of the proposed buildings will largely be obstructed by 
expanses of site vegetation along the property’s perimeter.  All views will be designed to maintain 
a buffer to surrounding land uses.   
 
The proposed project will alter the visual character on and around the subject property by changing 
the use of the site from golf recreational to residential and golf recreational use.  The project will 
increase the overall density of development on the site as compared to existing conditions; 
however, the level of activity, use and number of buildings will be less as a result of the proposed 
project than if developed under current zoning.  It is the applicant’s goal to develop a premier 
luxury residential community on the property and in doing so, reduce visual impacts by retaining 
the golf course.  An important feature of the project is that the proposed senior units will be 
duplex’s, such that only 49 buildings will be built for housing on the site, as compared with 99 or 
more units of single-family residential buildings under current zoning.   
 
Appendix M contains a series of photographs of existing conditions and photo simulations to 
show the potential changes in views from adjacent residential properties and public vantage points 
including roadways, Town owned properties, County owned properties, private open space and 
from the Long Island Sound as required by the Final Scope.  The following provides a description 
of the nine (9) locations around the perimeter of the site where photographs of the existing views 
were taken and photo-simulations of the same view are provided to depict the proposed project 
once constructed: 

 
• View 1 is from Long Island Sound from the north looking south toward the site.  The proposed 

view depicts residential units in the distance beyond the crest of the bluff which are screened by 
horizontal separation and vegetation.  The residential units are barely visible, and the existing holes 
12 and 13 of the golf course remain apparent.  

• View 2 is from Hayes Hill Drive from the west looking east toward the site.  This view depicts the 
proposed units and their architecture.  There are views of Long Island Sound and attractive 
residential use on this portion of the subject site. 

• View 3 is from Claymore Road looking south toward the site.  This view depicts residential 
structures associated with the proposed project through the trees and off in the distance, partially 
obscured by vegetation and topography. 

• View 4 is from Fresh Pond Road looking east toward the site.  This view depicts the hillside with 
some residential buildings visible.  The buildings exhibit attractive architecture and are partially 
screened by vegetation.  The buildings are distant from the road such that their mass is minimized 
though the buildings are visible.  
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• View 5 is from Breeze Hill Road looking north across the site.  The existing golf course and Long 
Island Sound are within view with residential units in the distance toward the west.  The units are 
not a dominant feature of the landscape given their distance and smaller appearance, and the 
clustered location which fits within the setting of the existing golf course.  An additional View 5 
depiction is provided, which portrays what the site would look like if developed with single-family 
homes which would be more obtrusive (see Section 5.0). 

• View 6 is from Green Knoll Court looking west toward the site.  The view includes the existing 
structure and vegetation, beyond which are the new residential buildings that are partially visible 
through the trees.  The architecture is attractive, and the buildings are at a distance.  The mass is 
minimized, and the views are screened, and there is also a topographic factor such that the buildings 
are downslope and therefore less obtrusive, with tree line visible above the buildings and an overall 
effect of minimized mass of the new structures. 

• View 7 is from the driveway south of Breeze Hill Road west of the site, looking east toward the 
site.  The new residential buildings are visible from this viewpoint, but are in the distance and 
partially screened by fencing.  The buildings are attractive and typical of a residential landscape.   

• View 8 is from Makamah Road looking east toward the site.  This view depicts the proposed 
entrance road and residences associated with the new development.  There is an attractive fence 
and gatepost feature, and the homes are somewhat distant from the road, which reduces the visual 
massing of the structures.  There is a change in the visual character, but overall is not significant as 
the architecture is attractive and the view is typical of residential housing which is characteristic of 
the community.   

• View 9 is from Makamah Road looking south toward the site.  This view depicts the wooded areas 
and hill from the north looking south toward the subject property and there is no change from this 
viewpoint.  The proposed project is not visible from this viewing location. 

 
As noted, and in fulfillment of the Final Scope, these views were chosen to provide; views from 
adjacent residential properties; and, views from public vantage points including: roadways, Town 
owned properties, County owned properties and Long Island Sound.  The photographs and visual 
simulations demonstrate that the project site is presently occupied by a country club operation, 
characterized by open vistas across golf course vegetation (both the fringe of former woods kept 
as a visual buffer and tended fairways, tees and greens), wetlands and rolling terrain.  The overall 
views of the golf course will not be significantly altered; however, residential use that is 
characteristic and common in the neighborhood will be introduced.  The proposed residences will 
be setback a minimum of 50 feet from adjacent land to the east, west and south.  All homes will 
comply with R-40 district’s 35-foot building height standard and contain no more than 2½ stories.  
As part of the improvements, the applicant must install street trees which will assist with visual 
screening.  Decorative street lighting will line one side of each of the streets and, like the street 
trees, will also be spaced at 40-foot intervals.  Tree protection will be installed five feet from the 
outer drip line of trees proposed for retention in construction zones to remain to ensure that workers 
are aware that the trees are present and must be protected.  Individual building lots will include 
typical landscape installations for foundation and yard plantings.  The architecture is attractive and 
the views of the new uses are limited.  The distance from viewpoints and vegetative screening 
reduces the visual dominance and massing of the new uses, but overall, the use is consistent with 
neighborhood character, and most important, the existing golf course will be retained. 
 
The clubhouse area will be modified by placing a new clubhouse north of the existing clubhouse.  
The footprint of the clubhouse will remain the same, but a new building will be constructed nearer 
Breeze Hill Road.  This building is expected to be visible from Breeze Hill Road, but will be 
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screened by vegetation and reduced in visual appearance by landscaping and distance.  The 
clubhouse area will be screened with a row of evergreen plantings near the east property line that 
will screen views of the building and parking area.  The view will be characteristic of a golf course 
and clubhouse, which is the historic use of the site since the early 1960’s.  No significant change 
in visual character is expected with respect to the clubhouse are given these factors. 
 
Site Lighting, Sound and Odors 
Chapter 143: Outdoor Lighting of the Town Code provides outdoor lighting regulations which 
include three provisions specific to residential development requirements (§143-13 of the Town 
Code):  
 

A. No luminaire shall be located or concentrated so as to produce glare or direct illumination across the 
boundary lines of the property nor shall any such light create a nuisance or hazard or detract from the 
use and enjoyment of adjacent property. 
B. Any relocation of a lighting fixture or assemblage, or enlargement, change, repair or alteration of 
existing exterior lighting, and any new installation shall be in conformance with the provisions of this 
Chapter. Residential outdoor lighting guidelines shall be available at the Department of Engineering 
Services. 
C. The following guidelines shall be made available by the Department of Engineering Services to 
residential property owners to facilitate compliance: 

(1) Diagrams of generally acceptable and unacceptable light fixtures. 
(2) Various wattage/lumen conversions. 
(3) General information to educate the public 

 
The only lighting currently proposed by this residential subdivision is street lighting.  Based on 
the size of the property, locations of the streets and street lights, the height of street light fixtures, 
the planting of street trees, and the retention of trees and vegetated buffers, impacts to adjacent 
properties from excessive illumination from street lights, are not anticipated.  Outdoor lighting for 
future homes is expected to include typical porch and rear yard patio lighting.  The proposed street 
lighting fixtures will be equipped with solid/opaque hoods to prevent light from being cast upwards 
and causing sky glow.  As required by § 143-6, of Town Code, there will be no projection of 
lighting off site from the common lighting on the project site. 
 
The ambient noise environment is characteristic of the surrounding land uses, including area 
roadways such as Breeze Hill and Fresh Pond Roads.  The closest receptors include residential 
properties west, east and south of the subject property.  It is expected that noise from vehicles on 
adjacent roadways will continue to be the dominant source of background noise at the site and in 
the surrounding area.  The only significant sources of noise which may be audible to nearby 
residents related to the residential use of the property under the proposed development are on-site 
traffic from the development, property maintenance activities, use and other human activities 
associated with the proposed residential use of the property.  Traffic on-site will be insignificant 
with vehicles traveling at low speeds due to the residential nature of the subdivision, and therefore, 
is not expected to result in a significant increase in ambient noise levels.  Other post-development 
noise will be typical of a residential neighborhood and consistent with what currently exists in the 
area, thus no significant noise-related impacts are expected.   
 
Potential impacts related to odor are addressed in Section 2.4.2.  Based on evaluation, no 
significant adverse odor impacts are expected as a result of the project. 

http://www.ecode360.com/7225870#7225870
http://www.ecode360.com/7225871#7225871
http://www.ecode360.com/7225872#7225872
http://www.ecode360.com/7225874#7225874
http://www.ecode360.com/7225875#7225875


The Preserve at Indian Hills 
Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 
 

                Page 3-28 

3.2.3 Proposed Mitigation 
 

• The change in the visual character of the site, from a golf recreational use to a residential and golf 
open space cluster use which will be mitigated by retention of buffers along the property, permanent 
retention of more than 91% open space, installation of screening trees along the disturbed 
perimeter, as well as the planting of street trees.   

• As part of the site plan improvements landscaping is proposed.  This landscaping will provide 
buffers, clubhouse screening, street trees and residential landscaping associated with the dwellings. 

• As demonstrated by the renderings, particular attention has been given to the architectural design, 
building materials and landscaping, exterior layout of the site and homes, compatibility and 
retention of the golf course.  Careful planning of the layout and design of the future homes will 
help to ensure the character of the proposed subdivision does not adversely impact the surrounding 
community. 

• The proposed street lighting fixtures are equipped with solid/opaque hoods to prevent light from 
being cast upwards and causing sky glow.  As required by § 143-6, of Town Code, there will be no 
projection of lighting off site from the common lighting on the project site.     

• Potential impacts related to odor are addressed in Section 2.4.2.  Based on evaluation, no significant 
adverse odor impacts are expected as a result of the project, including consideration of the removal 
of buffer vegetation in limited locations. 

 
 
3.3 Community Services  
 
3.3.1 Existing Conditions 
 
Taxes and Fiscal Conditions  
During the 2018-19 fiscal year, property owners within this part of the Town of Huntington are 
taxed at a rate of $272.798 per $100 of assessed valuation.  These tax rates account for property 
taxes paid to Northport-East Northport Union Free School District (UFSD), Library District, 
Suffolk County, SCPD, various Town funds, Metropolitan Transportation Authority and other 
local taxing jurisdictions.   
 
According to the Town of Huntington Assessor’s Office, the eight (8) tax parcels that comprise 
the subject property are assessed at $60,850 (100% of the market valuation).  This translates into 
a current generation of $167,191 in property tax revenues.  Of this, $108,898 or 65.1% of the total 
taxes generated by the site are distributed to the Northport-East Northport UFSD, and $7,458 or 
4.5% of the taxes are allocated to the Library District.  An additional $1,659 or 1.0% of the total 
tax revenues are distributed to Suffolk County, $25,696 (15.4%) to the SCPD, and $577 to the Out 
of County Tuition Fund (0.3%).  Approximately 9.8% of the tax revenue is levied to the Town of 
Huntington, which includes the Town/Part Town funds, Highway Fund and Town-Wide Lighting 
District. These three line items combine to total over $16,000 in revenues.  The Fire District levies 
$2,586, or 1.5% of the total tax revenue generated by the subject parcel.  The balance of the current 
property tax revenues is apportioned to various other town and local taxing jurisdictions.  Table 
3-2 provides a summary of the taxing jurisdictions, tax rates and tax revenue compiled for the 
entire site.  
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Table 3-2 
TAX REVENUES, 2018-19 TAX YEAR 

 

Taxing Jurisdiction 
Current Tax Rate                         
(per $100 Assessed 

Valuation) 

Current Tax 
Revenue 

Percent of 
Total Taxes 

Northport-East Northport School District 178.961 $108,898 65.1% 
Northport-East Northport Library District 12.257 $7,458 4.5% 
Suffolk County 2.726 $1,659 1.0% 
Suffolk County Police District 42.228 $25,696 15.4% 
Out of County Tuition 0.948 $577 0.3% 
Town/Part Town 14.382 $8,751 5.2% 
Highway Tax 11.224 $6,830 4.1% 
Town-Wide Lighting District 1.208 $735 0.4% 
New York State Real Property Tax Law 3.998 $2,433 1.5% 
Open Space Bonds II & III 0.463 $282 0.2% 
New York State MTA Tax 0.154 $94 0.1% 
Refuse District $397.723/unit $1,193 0.7% 
Fire District - Protection District #1 4.249 $2,586 1.5% 
TOTAL: ALL TAXING JURISDICTIONS 272.798 $167,191 100.0% 
Source: Town of Huntington Property Tax Record; Analysis by Nelson, Pope & Voorhis, LLC. 

 
Schools 
The subject property is located within the Northport-East Northport UFSD.  Figure 3-4 shows the 
location of the project site in reference to the school district.  
 
The Northport-East Northport UFSD is comprised of nine (9) schools, which includes one (1) high 
school, Northport High School, two (2) middle schools – East Northport Middle School and 
Northport Middle School – and six (6) elementary schools: Bellerose Avenue Elementary School, 
Dickinson Avenue Elementary School, Fifth Avenue Elementary School, Norwood Avenue 
Elementary School, Ocean Avenue Elementary School, and Pulaski Road Elementary School.  The 
district office is at William J. Bronsan Building, named after the retired Superintendent of Schools 
William J. Bronsan. 
 
According to New York State Education Department, student enrollment within the Northport-
East Northport UFSD has declined by 16.5%, or 1,084 students over the past ten years between 
the 2006-07 and 2016-17 academic years.4 Under existing conditions, there are no school-aged 
children residing at the subject property.   
  
Police Protection 
Figure 3-5 shows the location of the public safety services in reference to the project. The subject 
site lies within the Suffolk County Police Department (SCPD) Second Precinct.  Precinct offices 
are located on 1071 Park Avenue, Huntington.  
 
The current police protection demand of the project site is limited to ordinary patrol and response 
to nuisance calls.     

                                                 
4 This represents the most currently published data as of the date of submission of this analysis. 
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Fire Protection  
Figure 3-5 shows the locations of fire protection services for the subject site.  Fire protection and 
ambulance service for the site are provided by the Northport Fire Department, whose headquarters 
are located at 204 Main Street in Northport and their substation is located at 22 Waterside Rd, 
Northport. 
 
Water Supply 
The overall project site lies within the service district of Suffolk County Water Authority.  As 
shown in Figure 3-6, the three closest public supply wells, Wayne Court, Middleville Road and 
Waterside Road facilities lie 0.68, 0.95 and 1.0 miles distant from the project site, respectively.  
Wayne Court is screened in the Raritan Clay; Middleville Road is a Magothy well and Waterside 
Well #1 is Glacial and Well #2 being the Magothy. 
 
Assuming that all wastewater generated will originate from the public water supply, daily water 
consumption totals approximately 37,250 gallons gpd (excluding irrigation).  In addition, it should 
be noted that irrigation of the existing golf course is provided from an on-site irrigation well.  The 
average annual pumpage from the years 2005 through 2018 was 21,175,842 gallons per year (see 
Section 1.6.5). 
 
Solid Waste Disposal 
The Town of Huntington collects and manages municipal (i.e., non-hazardous) solid waste 
generated within the Town.  However, the property owners utilize a private hauler for their solid 
waste.   
 
Public Parks and Recreational Facilities 
The subject site is a source of private recreation for users of the Indian Hills Country Club (IHCC).  
IHCC is available to the public for special occasions.   
 
Suffolk County (Makamah County Nature Preserve and Fresh Pond) and Town parks [Geissler’s 
Beach (fishing only) and Crab Meadow Beach and Golf Course] are located in relative proximity 
to the subject site.   
 
Energy Services 
PSEG and National Grid are the local providers of electricity and natural gas, respectively, in the 
vicinity of the site.    
 
Market Value of Existing Homes in the Community 
A report was prepared that addresses the probable impacts on the market value for existing homes 
in the community of the proposed 98 unit “cluster” development as well as the possible effects of 
an alternative development that would involve a standard subdivision of 98 detached units without 
the golf course (Alternative 2) by CUSHMAN & WAKEFIELD of Long Island, Inc., dated 
January 21, 2019 (see Appendix O).  Data from the report indicates that residents closer to the 
Indian Hills Country Club have higher incomes than those farther away.  This is due to the presence 
of the golf course, as well as the fact that the Long Island Sound is adjacent to the golf course.  
Report findings are further addressed in Section 3.3.2.   
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3.3.2 Anticipated Impacts 
 
Each of the community service providers was contacted with a letter requesting information and a 
request for input regarding the project.  These letters and any responses received from community 
service providers are included in Appendix P. 
 
Taxes and Fiscal Conditions  
Many of the Town and County’s community services and facilities are supported in large part by 
the revenues generated through property taxes.  The Town of Huntington and Suffolk County, as 
well as other local taxing jurisdictions will greatly benefit from an increase in such property tax 
revenues, resulting from the development and operation of the proposed project. 
 
For the purpose of this analysis, it is necessary to determine the assessed valuation for the proposed 
project.  The value was determined based upon estimated selling prices of approximately $850,000 
per unit.5   
 
Given the above-mentioned assumptions regarding selling prices, and when applied to the 98 units, 
the estimated market valuation for taxing purposes is $83.3 million.  This was then applied to the 
Town of Huntington’s current residential assessment ratio (RAR) of 0.69% and an equalization 
rate of 100%.  This results in a projected assessed valuation of $574,770, upon full build-out and 
occupancy of the 98 residential units.  This is seen in Table 3-3. 
 

Table 3-3 
ESTIMATED ASSESSED VALUATION: RESIDENTIAL COMPONENT 

 
 Number 

of Units 
Proposed  

Selling Price 
Assessed 
Valuation 

Three (3)-bedroom Townhouse 98 $850,000 $83,300,000 
Residential Assessment Ratio -- -- 0.69 
Estimated Market Valuation -- -- $574,770 
Equalization Rate 100.00% 
Projected Total Assessment $574,770 
Source: Data provided by applicant; Analysis by Nelson, Pope & Voorhis, LLC. 

 
Current tax and equalization rates can be applied to the assessed valuation in order to project the 
impact that the proposed project will have on the local tax base.  Table 3-4 shows the current tax 
rates/revenue, as well as the revenues that are projected to be levied from full build-out of the 
proposed project, and the total revenues – which includes the current revenue generated through 
the golf course, combined with the revenue projected to be generated from the 98 townhomes.  The 
information provided in the table was derived from the current assessment factors and tax rates 
provided by the Town of Huntington Receiver of Taxes, the Town of Huntington Assessor’s 
Office, as well as the total projected assessed valuation for the development upon full build-out.  
It is important to note that all analyses are based on current tax dollars, and the revenue allotted 
among taxing jurisdictions will vary from year to year, depending on the annual tax rates, assessed 
                                                 
5 Selling prices were provided by the applicant in November 2018.  It is important to note that all costs are 
estimates based upon market conditions as of the date of submission of this analysis. 
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valuation and equalization rates.  Further, the final assessment and levy will be determined by the 
sole assessor at the time of occupancy.  Projections included herein are as accurate as possible 
using fiscal impact methodologies, for the purpose of the planning and land use approval process. 
 
The development of the 98 townhomes will significantly increase taxes generated by the site, 
resulting in a substantial increase in revenues distributed to each taxing jurisdiction.  At full build-
out, this residential component is projected to generate over $1.6 million in annual taxes.  When 
combined with the existing taxes generated by the golf course, total tax revenue is projected to 
total over $1.7 million per year.  
 
Upon full build-out of the proposed project and inclusive of the taxes generated by the existing 
golf course, it is projected that the project will levy over $1.1 million to the School District, 
representing 65.1% of the total tax generated by the site.  Likewise, the proposed project will levy 
$77,908 to the Library District, comprising 4.5% of the tax levy.  Approximately $17,327 or 1.0% 
of the total tax revenues is projected to be distributed to Suffolk County, $268,410 (15.4%) to the 
SCPD, and $6,026 to the Out of County Tuition Fund (0.3%).  Approximately 9.8% of the tax 
revenue is projected to be levied to the Town of Huntington, which includes the Town/Part Town 
funds, Highway Fund and Town-Wide Lighting District. These three (3) line items combine to 
total over $170,000 in revenues.  The Fire District is anticipated to generate a total of 
approximately $27,007, or 1.5% of the total tax revenue generated by the subject parcel.  The 
balance of the projected property tax revenues is apportioned to various other town and local taxing 
jurisdictions, as shown in Table 3-4. 
 

Table 3-4 
PROPOSED TAX REVENUES  

 

Taxing Jurisdiction Current Tax 
Revenue 

Projected Tax 
Revenue:  

98 Townhomes 

Projected Tax 
Revenue: 

Total 
Northport-East Northport School District $108,898 $1,028,614 $1,137,512 
Northport-East Northport Library District $7,458 $70,450 $77,908 
Suffolk County $1,659 $15,668 $17,327 
Suffolk County Police District $25,696 $242,714 $268,410 
Out of County Tuition $577 $5,449 $6,026 
Town/Part Town $8,751 $82,663 $91,415 
Highway Tax $6,830 $64,512 $71,342 
Town-Wide Lighting District $735 $6,943 $7,678 
New York State Real Property Tax Law $2,433 $22,979 $25,412 
Open Space Bonds II & III $282 $2,661 $2,943 
New York State MTA Tax $94 $885 $979 
Refuse District $1,193 $38,977 $40,170 
Fire District - Protection District #1 $2,586 $24,422 $27,007 
TOTAL: ALL TAXING JURISDICTIONS $167,191 $1,606,938 $1,774,129 
Source: Town of Huntington Property Tax Record; Analysis by Nelson, Pope & Voorhis, LLC. 
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Schools 
The impact of any project upon the local school district in which it is located depends on the 
number of school-age children that will be generated, offset by increased tax revenues and the 
ability of the school district to provide educational services for these children.  The ability of a 
school district to handle increased demand for educational services depends primarily upon the 
adequacy of long-term planning within the district, in combination with increased tax revenue 
generation to strengthen the tax base of the community.  Since the proposed project is age-
restricted to residents 55 years and older, it is not anticipated that it will generate any school-aged 
children.  As seen in Table 3-4, it is estimated that the school district will levy over $1.1 million 
in taxes from the proposed project, without the district incurring costs associated with an increased 
enrollment.  This net revenue could ease the district’s need to tap into additional fund balances, 
reduce their financial burden, and could also help alleviate an increased burden on other taxpayers 
throughout the district.   
 
Police Protection 
It is not anticipated that the proposed project would have a significant adverse impact on the patrol 
responsibilities of the SCPD for security/safety purposes.  While the potential need for police 
services to the site would be increased by the addition of residences, this increase would not in 
itself be a significant added burden on patrol activities, as this use does not generate much potential 
need for response.  A request for confirmation that SCPD is able to provide service for the project 
was sent in a letter dated September 4, 2018.  Although no response was received, earlier 
correspondence from the SCPD dated August 2, 2016 (see Appendix P) indicates that the 
department will adapt as necessary to protect and serve the community for the previously proposed 
change of zone project.   
 
Fire Protection and Ambulance Services 
Similar to police protection, the proposed project is not expected to have a significant adverse 
impact on the Northport Fire Department (NFD).  The project would incrementally increase the 
potential need for fire protective services, though this increased potential need would not in itself 
be a significant added burden on the department.  This is due to the project’s adherence to the NYS 
Fire Code in construction, and the anticipated use of fire-resistant building materials and 
smoke/fire alarms and detectors.  A request for confirmation that NFD is able to provide service 
for the project was sent in a letter dated September 4, 2018.  Although no response was received, 
earlier correspondence from the NFD, email undated (see Appendix P) did not indicate any issues 
for serving the previously proposed change of zone project.    
 
Forty-eight (48) senior townhomes will be located south of Breeze Hill Road with access provided 
via a new private roadway extending more than 900 feet east from Makamah Road. Pursuant to 
Suffolk County Planning Commission Subdivision Guidebook Rules and Regulations the 
maximum length of a cul-de-sac within a residential subdivision should not exceed 1000 feet in a 
low-density area. Similarly, Town of Huntington Planning Board Regulations and Site Plan 
Specifications require that ‘blocks not ordinarily exceed 900 feet in length’.  The purpose of these 
guidelines is to provide safe and efficient access. 
 
In correspondence to the Northport Fire Department (NFD), dated September 4, 2018, the NFD 
was requested to review the proposed project map and provide any input regarding their ability to 
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provide services.  In an email dated April 15, 2019, the NFD District had no concerns regarding 
the ability to provide safe and efficient service. 
 
Water Supply 
The proposed project will increase the overall consumption of water.  It is anticipated that the 
proposed project will use approximately 33,350 gallons of water per day resulting in an overall 
water consumption of the site of approximately 97,198 gpd (including golf course irrigation).  Golf 
course irrigation currently exists and will continue to be sourced from an on-site golf course 
irrigation well. 
 
A request for confirmation that Suffolk County Water Authority (SCWA) is able to provide service 
for the project was sent in letters dated September 4, 2018.  Correspondence from the SCWA 
(letter dated March 15, 2019, see Appendix P) indicates that existing water mains are available to 
service the subject site from Breeze Hill Road, Mystic Lane and Fresh Pond Road.   
 
Solid Waste Disposal 
The proposed project will generate a greater amount of solid waste than the current use, all of 
which will be collected via private carters.  Approximately 780 pounds of solid waste per day is 
anticipated based on 3.5 pounds per day per resident and 0.013 lbs/SF/day for the clubhouse. 
Curbside pickup of refuse is anticipated twice per week with recycling on the third day. 
 
Only dwellings with a class of property between 200-299 that are capable of receiving curbside 
refuse recycling or yard waste collection can be included in the Town of Huntington Residential 
Refuse District, and therefore served by the Town or an authorized sub-contractor.  All other 
residential dwellings (including the proposed residences at The Preserve at Indian Hills must 
contract directly with a private waste removal company.   
 
Public Parks and Recreational Facilities 
A variety of recreation facilities will be offered for residents of the townhome development.  
Furthermore, the proposed subdivision will allow preservation of the golf course.  It is not 
anticipated that there will be a burden on public parks or recreational facilities as a result of the 
increase in residents to the site. 
 
Energy Services 
It is expected that there will be no significant adverse impacts to either PSEG or National Grid as 
a result of the project’s increased use of electricity or natural gas, respectively.  Correspondence 
from the PSEG and National Grid (letters dated September 19, 2018 and February 12, 2019, 
respectively, see Appendix P) indicate that electric and natural gas service can be provided for the 
proposed project.  New construction will utilize appropriate and necessary energy-conserving 
materials and mechanical systems, minimizing the increased consumptions of these energy forms.  
In addition, these utilities are chartered to serve development within their service areas, and the 
area is already well-served with electricity and natural gas.  It is expected that the project will 
utilize energy- and resource-conserving features, materials and systems and may incorporate 
systems and features associated with the LEED system.  These will include modern, energy-
efficient building materials (e.g., insulation, windows, weather stripping, door seals, etc.) and 
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mechanical systems, (e.g., air conditioners, heating systems, HVAC systems, water heaters, heat 
pumps, etc.).   
 
Market Value of Existing Homes in the Community 
The proposed development is expected to have the positive/beneficial impact on surrounding homes 
as a result of the retention of the golf course and open space, allowing many of the adjacent properties 
to retain their property value enhancing views and proximity to a recreational use.  The 55 and over 
community of townhomes will not be competitive with the existing housing stock, also of benefit to 
nearby single-family homeowners.  This would preserve property values by not adding competitive 
supply.  Over 55 communities also do not significantly increase traffic in an area, do not add students 
to the public-school system, and contribute to the real estate tax base.  Possible negative impacts are 
changes in the views for several homes.  It appears that four (4) homes may experience affected views 
on the northwest side of the property.  This will be mitigated by the fact that the new townhomes will 
be constructed at a grade level far below the homes on Hayes Hill Drive (see Section 3.2.2).  There 
are approximately eleven (11) existing homes located adjacent to the project on the south side of the 
project.  These homes currently view either woods or possibly the driving range and clubhouse, which 
are not particularly value enhancing views.  The anticipated impact on the values of these homes is 
nominal (also see Section 3.3.2).  
 
There are three (3) homes located near the proposed development at the east end of the property that 
could be affected by the proposed development.  One of those houses currently overlooks a 
maintenance area, therefore any change in view may be positive.  The other two homes overlook the 
golf course.  The views from these homes will be affected as depicted in Section 3.2.2.  Alteration of 
views is inevitable under any development of the golf course for single-family homes under current 
zoning, or the clustering of limited units in strategic locations on the golf course property.  The overall 
conclusions of the real estate value study are provided below: 
 

“The proposed cluster development would have a minimal impact on property values in the area, 
affecting only 2 homes.  The alternative redevelopment of the site would have a significantly greater 
impact on the community, probably affecting the values of all homes in the short term, while 
certainly affecting the value of 23 more homes than the cluster development.  Traffic would be less 
under the cluster development than the single-family home development.  The benefits to the school 
district of the over 55 community, as opposed to the current condition or the alternative 
development of single-family homes is also a consideration.  The proposed over 55 community 
would add no students to the district, while adding tax dollars over and above what is currently 
received.” 

 
Fiscal Impacts to Suffolk County 
In an effort to quantify the fiscal impact that the proposed project will have on Suffolk County, it 
was necessary to apportion costs between residential and non-residential uses and estimate a per-
capita and per-employee cost associated with the provision of County services.  The residential 
share of costs was estimated by dividing the residential property values and number of residential 
parcels by the total property value and number of parcels within the County boundaries.  Likewise, 
the non-residential share of costs was estimated by dividing the non-residential property values 
and number of non-residential parcels by the total property value and number of parcels within the 
boundaries of the County.  The residential and non-residential percentages of the total property 
value and total number of parcels were averaged, and the combined value was applied to the total 
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County expenditures6 of approximately $3.0 billion.7  It is noted that Suffolk County funds 
expenditures through a variety of methods, including grants, state aid, fees and fines, among others.  
Since only the tax revenue is being considered, it is important to note that this analysis presents a 
conservative projection on the costs of providing County services – including those funded via the 
tax levy, as well as those funded from other sources.   
 
As seen in Table 3-5, the estimated share of residential-associated expenditures attributed to the 
provision of services total 82.3%, or $2.5 billion; the estimated share of non-residential-associated 
expenditures attributed to providing services totals 17.7%, or $540.0 million. 
 
The estimated share of residential-associated expenditures of $2.5 billion was divided by the 
estimated total population of the County.  The latest 2013-2017 5-Year population estimates 
indicate an estimated 1.5 million residents in Suffolk County.8  Given these assumptions, this 
results in a per-capita expenditure of approximately $1,681.  The per-capita expenditure is actually 
a County-wide cost to provide services to the existing population, based on all housing types.  With 
respect to non-residential-associated expenditures, the estimated share of $540.0 million was 
divided by the estimated total number of employees located within the County.  According to 2018 
estimates, this included 744,090 employees.9  Given these assumptions, this results in a per-
employee expenditure of approximately $725.70.   
 
The per-capita expenditure of $1,681 that is associated with the provision of County services was 
applied to the 147 persons10 projected to reside at the proposed project.  Given these assumptions, 
the total fiscal impact on Suffolk County is projected to total $247,137 per year.  The property 
taxes of $263,831 generated by the proposed project will cover these costs, and are projected to 
result in a net revenue to the County of approximately $16,693 per year.  
 
 
 
 
 
 
 
 
 

                                                 
6 Source of methodology: Development Impact Assessment Handbook, Urban Land Institute, 1994. 
7 New York State Office of the State Comptroller, 2018 Report on Financial Data for Local Governments.  
Data specific to Suffolk County. 
8 According to the 2013-2017 American Community Survey 5-Year estimates published by the U.S. Census 
Bureau, there are 1,497,595 persons residing within Suffolk County. 
9 According to the 2018 estimates published by ESRI Business Analyst, there are 744,090 persons employed 
within Suffolk County.  
10 This figure assumes a residential demographic multiplier of 1.5 persons per household, aged 55 years 
and older. 
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Table 3-5 
PROJECTED FISCAL IMPACT ON SUFFOLK COUNTY 

Parameter Residential Non-Residential  Total 
Total Expenditures (2017-18 
Budget) -- --  $3,057,754,334 

Number of Parcels in Suffolk 
County (2018) 481,944 104,248 

 586,192 

    Percentage of Parcels 82.2% 17.8%  100.0% 
Total Assessed Value: Suffolk 
County11 (2018) $70,295,874,461 $14,947,655,266  $85,243,529,727 

    Percentage of Assessed 
Valuation 82.5% 17.5%  100.0% 

Estimated Percentage of 
Associated Expenditures: Suffolk 
County 

82.3% 17.7% 
 

100.0% 

Estimated Apportioned 
Expenditures $2,517,767,583 $539,986,751  $3,057,754,334 

Number of Residents/Employees: 
Suffolk County 

1,497,595 
residents 

744,090 
employees 

 -- 

Per-Capita/Per-Employee 
Expenditure $1,681.21 $725.70  -- 

Number of Persons Serviced: 
Proposed Project 147 residents  0 employees  147 persons 

Total Fiscal Impact on Suffolk 
County: Proposed Project $247,137 $0  $247,137 

Total Property Tax Revenues 
Generated to Suffolk County: 
Proposed Project 

-- -- 
 

$263,831 

Net Fiscal Impact: Suffolk 
County -- --  $16,693  

 Source: Suffolk County; New York State Office of Real Property Services; U.S. Census Bureau; 
ESRI Business Analyst; Analysis by Nelson, Pope & Voorhis, LLC based upon methodology 
from Development Impact Assessment Handbook, Urban Land Institute, 1994. 

 
Fiscal Impacts to Town of Huntington 
In an effort to quantify the fiscal impact that the proposed project will have on the Town of 
Huntington, it was necessary to apportion costs between residential and non-residential uses and 
estimate a per-capita and per-employee cost associated with the provision of Town services.  The 
residential share of costs was estimated by dividing the residential property values and number of 
residential parcels by the total property value and number of parcels within the Town boundaries.  
Likewise, the non-residential share of costs was estimated by dividing the non-residential property 
values and number of non-residential parcels by the total property value and number of parcels 
within the boundaries of the Town.  The residential and non-residential percentages of the total 
property value and total number of parcels were averaged, and the combined value was applied to 

                                                 
11 This figure reflects the sum of the assessed value among all ten towns located within the County. 
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the total Town expenditures12 of approximately $194.2 million.13  It is noted that the Town funds 
expenditures through a variety of methods, including grants, state aid, fees and fines, among others.  
Since only the tax revenue is being considered, it is important to note that this analysis presents a 
conservative projection on the costs of providing Town services – including those funded via the 
tax levy, as well as those funded from other sources.   
 
As seen in Table 3-6, the estimated share of residential-associated expenditures attributed to the 
provision of services total 78.5%, or $152.4 million; the estimated share of non-residential-
associated expenditures attributed to the provision of services total 21.5%, or $41.7 million. 
 
The estimated share of residential-associated expenditures of $152.4 million was divided by the 
estimated total population of the Town.  The latest 2013-2017 5-Year population estimates indicate 
an estimated 204,011 residents within the Town of Huntington.14  Given these assumptions, this 
results in a per-capita expenditure of approximately $747.45.  Likewise, the estimated share of 
non-residential-associated expenditures of $41.7 million was divided by the estimated total 
number of employees located within the Town.  According to 2018 estimates, this included 
125,263 employees.15  Given these assumptions, this results in a per-employee expenditure of 
approximately $333.34.   
 
The per-capita expenditure of $747.45 that is associated with the provision of Town services was 
applied to the 147 persons16 projected to reside at the proposed project.  Given these assumptions, 
the total fiscal impact on the Town of Huntington is projected to total $109,876 per year.  The 
property taxes of $170,435 generated by the proposed project will cover these costs, and are 
projected to result in a net revenue to the Town of approximately $60,559 per year.  
  

                                                 
12 Source of methodology: Development Impact Assessment Handbook, Urban Land Institute, 1994. 
13 New York State Office of the State Comptroller, 2018 Report on Financial Data for Local Governments.  
Data specific to the Town of Huntington. 
14 According to the 2013-2017 American Community Survey 5-Year estimates published by the U.S. 
Census Bureau, there are 204,011 persons residing within the Town of Huntington. 
15 According to the 2017 estimates published by ESRI Business Analyst, there are 125,263 persons 
employed within the Town of Huntington. 
16 This figure assumes a residential demographic multiplier of 1.5 persons per household, aged 55 years 
and older. 
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Table 3-6 
PROJECTED FISCAL IMPACT ON TOWN OF HUNTINGTON 

Parameter Residential Non-Residential Total 
Total Expenditures (2018 Budget) -- -- $194,244,079 
Number of Parcels in Town of Huntington 
(2018) 64,738 9,077 73,815 

    Percentage of Parcels 87.7% 12.3% 100.0% 
Total Assessed Value: Town of Huntington 
(2018) $253,441,112 $112,252,197 $365,693,309 

    Percentage of Assessed Valuation 69.3% 30.7% 100.0% 
Estimated Percentage of Associated 
Expenditures: Town of Huntington 78.5% 21.5% 100.0% 

Estimated Apportioned Expenditures $152,488,712 $41,755,367 $194,244,079 
Number of Residents/Employees: Town of 
Huntington 

204,011 
residents 

125,263 
employees -- 

Per-Capita/Per-Employee Expenditure $747.45 $333.34 -- 
Number of Persons Serviced: Proposed 
Project 147 residents 0 employees 147 persons 

Total Fiscal Impact on Town of Huntington: 
Proposed Project $109,876 $0 $109,876 

Total Property Tax Revenues Generated to 
Town of Huntington: Proposed Project -- -- $170,435 

Net Fiscal Impact: Town of Huntington -- -- $60,559  
Source: Town of Huntington; New York State Office of Real Property Services; U.S. Census Bureau; ESRI 
Business Analyst; Analysis by Nelson, Pope & Voorhis, LLC based upon methodology from Development Impact 
Assessment Handbook, Urban Land Institute, 1994. 

 
3.3.3 Proposed Mitigation 
 

• The proposed project will generate significant increases in tax revenues and allocations to each of 
the pertinent community services would offset the increased costs to the pertinent community 
services to provide services. 

• The proposed units are for seniors, aged 55 or more, and therefore, no school age children will 
result from the project.  This increases the beneficial impact of tax revenue to the school district. 

• The school district will levy over $1.1 million in taxes from the proposed project, without the 
district incurring costs associated with increased enrollment.  This net revenue could ease the 
district’s need to tap into additional fund balances, reduce their financial burden, and could also 
help alleviate an increased burden on other taxpayers throughout the district.   

• Smoke and fire detectors will be installed in the proposed homes and current construction standards 
will be adhered to as mandated by the NYS Building Code. 

• Water-conserving plumbing fixtures and mechanical systems will be used where appropriate in 
order to minimize water consumption. 

• While the proposed project will result in an increase in solid waste generated on-site, this waste 
will be removed from the site and disposed of properly.  As a result, no mitigation measures are 
necessary or proposed. 

• Energy-efficient design and current construction methods will be utilized and buildings will be 
constructed consistent with NYS Building Code. 

• The proposed development, overall, would have a positive impact on property values in the area. 
The 55 and over community of townhomes would also be non-competitive with the existing 
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housing stock.  This would preserve property values by not adding competitive supply. Over 55 
communities also do not significantly increase traffic in an area, do not add students to the public 
school system, and contribute to the real estate tax base. 

• Indian Hills Country Club has a history of community service with plans to increase opportunities 
for charitable, educational and community organizations to utilize the facilities to their benefit. 
Charity Golf Outings, Fund Raisers for PTA and school organizations, installment dinners for local 
fire departments, and to provide a home course for the Northport HS Golf Team.  These are just a 
few examples of community, charitable and philanthropic uses available to the public.  

• The landscape species to be planted on the subject site are described in Section 1.6.6 of this DEIS. 
 
 
3.4 Transportation 
 
3.4.1 Existing Conditions 
 
A Traffic Impact Study (TIS) has been prepared for the project by Nelson & Pope.  The TIS, dated 
January 2019 is provided in Appendix Q-1.  The study evaluates the potential traffic impacts 
associated with the proposed application for the addition of 98 senior housing units.  This report 
summarizes the results of a detailed investigation of the traffic impacts associated with the 
proposed senior housing development by reviewing the area’s existing roadway characteristics and 
traffic conditions, estimating the vehicular volume and pattern that the proposed project will 
generate during peak hours, and analyzing the effect of the additional volume on the surrounding 
roadway network.  TIS Figure 1 shows the overall study area and Figure 2 shows the study 
intersections.  The key elements of the existing conditions assessment are provided herein: 

In executing the scope of work, the following steps were undertaken. 

• A detailed field inspection was conducted to obtain an inventory of existing roadway geometry, 
location/geometry of existing driveways and intersections along with signing, signal timings, 
phasing and cycle lengths.  
 

• Turning movement traffic counts were conducted during the weekday morning (7:00 AM to 
9:00AM), weekday evening (4:00 PM to 6:00 PM) and Saturday midday (11:00 AM to 2:00 PM) 
peak periods at the following intersections: o Fort Salonga Road (NYS 25A) at Makamah Road  

o Fort Salonga Road (NYS 25A) at Fresh Pond Road/Bread and Cheese Hollow Road  
o Makamah Road and Breeze Hill Road  
o Makamah Road and Makamah Beach Road/Mystic Lane  
o Fresh Pond Road and Breeze Hill Road  
 

• Automated Traffic Recorder (ATR) machines were placed on Makamah Road in the vicinity of the 
proposed site access driveway to the southwest quadrant to collect vehicle speeds and volumes.  

 

• The most recent 3-years of accident data for the study intersections and roadways in the vicinity of 
the site was obtained from NYSDOT. The data was tabulated and summarized.  

 

• The turning movement counts collected at each intersection was tabulated for each time period. 
Peak hours were identified and peak hour factors calculated for each approach.  

 

• An Estimated Time of Completion (ETC) year of 2020 (2 years) is anticipated for this project. 
Therefore, a horizon year of 2020 was utilized for No Build and Build conditions to determine the 
impacts that may be created by the construction of this project.  
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• An annual growth factor of 1.0% obtained from the NYSDOT LITP2000 Study for the Town of 
Huntington was applied to the existing traffic volumes to estimate the increase in background traffic 
that would occur in 2020. These volumes are referred to as the Ambient No Build Volumes.  

 

• The Towns of Huntington and Smithtown were contacted to obtain information on other planned 
projects in the nearby area that may affect the study intersections. At the time this study was 
conducted there were no significant planned projects in the vicinity of the proposed project 
provided by either municipality.  

 
• Estimates of traffic that would be generated by the proposed senior housing development were 

prepared utilizing trip generation data published by the Institute of Transportation Engineers (ITE) 
publication, Trip Generation, Tenth Edition. The site-generated traffic volumes were assigned to 
the adjacent street system based upon the anticipated directional trip distribution forecasted by 
Nelson & Pope.  

 
• The 2020 Build Condition volumes for the proposed senior housing development were developed 

by adding the site generated traffic volumes to the 2020 No Build Condition volumes.  
 

• Capacity analyses were performed at the study intersections for the Existing Condition, No Build 
Condition and Build Condition for weekday AM, PM and Saturday midday peak hours.  

 
• The results of the analyses for the 2020 No Build Conditions and 2020 Build Conditions were 

compared to identify any significant impact associated with the proposed senior housing 
development.  

 
 
3.4.2 Anticipated Impacts  
 
In order to identify the potential impacts the proposed senior housing development may have on 
the adjacent street system, it is necessary to estimate the magnitude of traffic volume generated 
during the peak hours and to estimate the directional distribution of the site traffic when entering 
and exiting the subject property.  The trip generation estimates for the proposed development were 
prepared utilizing data within the Institute of Transportation Engineers’ (ITE) publication, Trip 
Generation, Tenth Edition.  This publication sets forth trip generation data obtained by traffic 
counts conducted at sites throughout the country.  The Land Use Code within the ITE trip 
generation manual corresponding to the proposed use is Land Use Code # 251, Senior Housing 
Detached.  Table 3-7 provided below summarizes the trip generation estimates for the proposed 
development.  Appendix B of the TIS contains the trip generation worksheets. 
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Table 3-7 
TRIP GENERATION 

 

Time 
Period Distribution 

Senior Housing 
38 Units 

(ITE LUC 251) 
NW Quadrant 

Senior Housing 
12 Units 

(ITE LUC 251) 
NE Quadrant 

Senior Housing 
48 Units 

(ITE LUC 251) 
SW Quadrant 

TOTAL 
(98 Units) 

Weekday AM 
Peak Hour  

Enter 6 3 7 16 
Exit 14 5 6 35 
Total 20 8 23 51 

Weekday PM 
Peak Hour  

Enter 14 5 16 35 
Exit 9 4 11 24 
Total 23 9 27 59 

Saturday Midday 
Peak Hour 

Enter 4 1 5 10 
Exit 5 2 6 13 
Total 9 3 11 23 

    Source: Trip Generation, 10th Edition, published by ITE 
 

As can be seen from Table 3-7 above, the three locations of proposed senior housing development 
are projected to generate 51 trips (16 entering and 35 exiting) during the weekday AM peak hour, 
59 trips (35 entering and 24 exiting) during the weekday PM peak hour and 23 trips (10 entering 
and 13 exiting) during the Saturday midday peak hour. 
 
The volume of site traffic anticipated to be generated by the proposed senior housing development 
during peak hours was distributed and assigned to each intersection movement based on existing 
roadway volumes and travel patterns.  The nature of the proposed land use and its associated travel 
patterns were considered as well.  Due to the fact that the project will be developed in three 
different quadrants, a percent distribution was prepared for each.  Tables 3-8 through 3-13 below, 
summarized the analysis results for the 2020 No Build and Build conditions.  The six classes of 
LOS, ranging from LOS A (best) to F (worst), are defined in Appendix C of the TIS. 
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Table 3-8 
LEVEL OF SERVICE SUMMARY (SIGNALIZED) – AM PEAK 

 
      No Build Build 
      

Signalized Intersections Approach Movt. Delay LOS Delay LOS 
Fort Salonga Road (NYS 25A) at 

EB 
L 6.8 A 7 A 

Bread and Cheese Hollow Rd/ T 10.5 B 10.7 B 
Fresh Pond Rd R 4.5 A 4.7 A 
 

WB L 7.5 A 7.6 A 
  TR 10.5 B 10.7 B 
  NB LTR 24.6 C 25.2 C 
  

SB LT 18.8 B 20.1 C 
  R 7.9 A 7.8 A 

  Intersection   11.4 B 11.9 B 
Notes:  LOS = Level of Service, Delay = seconds/vehicle,  

 
 
 

Table 3-9 
LEVEL OF SERVICE SUMMARY (UNSIGNALIZED) – AM PEAK 

 
      No Build Build 
Unsignalized Intersections Approach Movt. Delay LOS Delay LOS 
Fort Salonga Road (NYS 25A) at Makamah Rd EB LT 0.7 A 0.8 A 
  SB LR 18.6 C 20.1 C 
Makamah Rd at Breeze Hill Rd WB LR 9.1 A 9.3 A 
  SB LT 4.1 A 4.2 A 

Makamah Rd at Makamah Beach Rd/Mystic 
Ln 

EB LTR 8.5 A 8.5 A 
WB LTR 9.1 A 9.2 A 
NB LTR 2.1 A 1.6 A 
SB LTR 0.0 A 0.0 A 

Fresh Pond Rd at Breeze Hill Rd 

EB LTR 9.1 A 9.2 A 
WB LTR 9.4 A 9.8 A 
NB LTR 2.9 A 4.0 A 
SB LTR 0.8 A 0.7 A 

Fresh Pond Rd at Northeast Site Access EB LR - - 8.5 A 
  NB LT - - 0.8 A 
Breeze Hill Rd at Southwest Site Access WB LT - - 8.8 A 
  NB LR - - 0.5 A 

Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Table 3-10 
LEVEL OF SERVICE SUMMARY (SIGNALIZED) – PM PEAK 

 
      No Build Build 
      
Signalized Intersections Approach Movt. Delay LOS Delay LOS 
Fort Salonga Road (NYS 25A) at  

EB 
L 8.1 A 8.6 A 

Bread and Cheese Hollow Rd/ T 11.9 B 12.1 B 
Fresh Pond Rd R 4.6 A 4.6 A 
 

WB L 7.7 A 8 A 
  TR 14 B 14.7 B 
  NB LTR 28.2 C 29.4 C 
  

SB LT 20.5 C 21.7 C 
  R 4.1 A 4.5 A 

  Intersection   14 B 14.7 B 
Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
 

 Table 3-11 
LEVEL OF SERVICE SUMMARY (UNSIGNALIZED) – PM PEAK 

 
      No Build Build 
Unsignalized Intersections Approach Movt. Delay LOS Delay LOS 
Fort Salonga Road (NYS 25A) at Makamah Rd EB LT 1.1 A 1.4 A 
  SB LR 23.5 C 26.7 D 
Makamah Rd at Breeze Hill Rd WB LR 8.8 A 9.1 A 
  SB LT 2.5 A 2.9 A 

Makamah Rd at Makamah Beach Rd/Mystic 
Ln 

EB LTR 8.5 A 8.5 A 
WB LTR 9.0 A 9.4 A 
NB LTR 4.1 A 2.7 A 
SB LTR 1.5 A 1.5 A 

Fresh Pond Rd at Breeze Hill Rd 

EB LTR 9.0 A 9.0 A 
WB LTR 9.5 A 9.9 A 
NB LTR 3.7 A 4.4 A 
SB LTR 0.9 A 0.7 A 

Fresh Pond Rd at Northeast Site Access EB LR - - 8.4 A 
  NB LT - - 0.8 A 
Breeze Hill Rd at Southwest Site Access WB LT - - 8.8 A 
  NB LR - - 1.6 A 

Notes:  LOS = Level of Service, Delay = seconds/vehicle  
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Table 3-12 

LEVEL OF SERVICE SUMMARY (SIGNALIZED) – SATURDAY PEAK 
 

      No Build Build 
      
Signalized Intersections Approach Movt. Delay LOS Delay LOS 
Fort Salonga Road (NYS 25A) at 

EB 
L 8.2 A 8.2 A 

Bread and Cheese Hollow Rd/ T 16.1 B 16.2 B 
Fresh Pond Rd R 5.6 A 5.7 A 
 

WB L 10.4 B 10.5 B 
  TR 11.9 B 12 B 
  NB LTR 31.4 C 32 C 
  

SB LT 21.9 C 22.4 C 
  R 3.3 A 3.6 A 

  Intersection   15.8 B 16.1 B 
Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
 

Table 3-13 
LEVEL OF SERVICE SUMMARY (UNSIGNALIZED) – SATURDAY PEAK 

 
      No Build Build 
Unsignalized Intersections Approach Movt. Delay LOS Delay LOS 
Fort Salonga Road (NYS 25A) at Makamah Rd EB LT 1.1 A 1.2 A 
  SB LR 17.6 C 19.2 C 
Makamah Rd at Breeze Hill Rd WB LR 9.1 A 9.2 A 
  SB LT 2.1 A 2.4 A 

Makamah Rd at Makamah Beach Rd/Mystic Ln 

EB LTR 8.7 A 8.7 A 
WB LTR 9.6 A 9.6 A 
NB LTR 3.6 A 3.3 A 
SB LTR 0.0 A 0.0 A 

Fresh Pond Rd at Breeze Hill Rd 

EB LTR 8.8 A 8.9 A 
WB LTR 9.7 A 9.8 A 
NB LTR 3.9 A 4.1 A 
SB LTR 0.0 A 0.0 A 

Fresh Pond Rd at Northeast Site Access EB LR - - 8.5 A 
  NB LT - - 0.2 A 
Breeze Hill Rd at Southwest Site Access WB LT - - 8.8 A 
  NB LR - - 0.3 A 

Notes:  LOS = Level of Service, Delay = seconds/vehicle 
 
 
Fort Salonga Road (NYS 25A) and Bread and Cheese Hollow Road/Fresh Pond Road  
In the No Build Condition, the signalized intersection of Fort Salonga Road (NYS 25A) and Bread and 
Cheese Hollow Road/Fresh Pond Road is, from an overall perspective, projected to operate at overall 
LOS B during all peak periods. With the construction of the proposed project, the overall intersection 
as well as the individual movements will continue to operate at No Build conditions during all peak 
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hours with minimal increase in delay. Therefore, no significant impacts are created and no mitigation 
measures are proposed at this intersection.  
 
Fort Salonga Road (NYS 25A) and Makamah Road  
In the No Build Condition, the eastbound left-turn movement at this unsignalized intersection is 
projected to operate at LOS A during all peak periods. The southbound stop-controlled approach 
(Makamah Road) of this unsignalized intersection is projected to operate at LOS C during all peak 
periods. With the construction of the proposed project, the eastbound left-turn movement will continue 
to operate at No Build conditions during all peak hours with minimal increase in delay. Under the Build 
condition, the stop controlled southbound approach is anticipated to have a degradation in LOS from 
C to D during the PM peak period with an anticipated increase in delay of only 3.2 seconds.  
 
Makamah Road at Breeze Hill Road  
In the No Build Condition, the westbound stop-controlled approach of this unsignalized intersection 
as well as the southbound left-turn movement are projected to operate at LOS A during all peak periods. 
With the construction of the proposed project, the intersection will continue to operate at No Build 
conditions during all peak hours with minimal increase in delay. Therefore, no significant impacts are 
created and no mitigation measures are proposed at this intersection.  
 
Makamah Road at Makamah Beach Road/Mystic Lane  
In the No Build Condition, all approaches of this unsignalized intersection are projected to operate at 
LOS A during all peak hours. With the construction of the proposed project, the intersection will 
continue to operate at No Build conditions during the analyzed peak periods with minimal increase in 
delay. Therefore, no significant impacts are created and no mitigation measures are proposed at this 
intersection.  
 
Fresh Pond Road and Breeze Hill Road  
In the No Build Condition, all approaches of this unsignalized intersection are projected to operate at 
LOS A during all peak periods. With the construction of the proposed project, the intersection will 
continue to operate at No Build conditions during the analyzed peak periods with minimal increase in 
delay. Therefore, no significant impacts are created and no mitigation measures are proposed at this 
intersection.  
 
Fresh Pond Road and Northeast Quadrant Site Access  
In the Build Condition, the eastbound stop-controlled approach (Site Access) of this unsignalized 
intersection is projected to operate at LOS A during all peak periods. The northbound left-turn 
movement is also projected to operate at LOS A during all peak hours.  
 
Makamah Road at Southwest Quadrant Site Access  
In the Build Condition, the westbound stop-controlled approach (Site Access) of this unsignalized 
intersection is projected to operate at LOS A during all peak periods. The southbound left-turn 
movement is also projected to operate at LOS A during all peak hours. 
 
The conclusions of the TIS are summarized as follows: 
 

1. A sight distance analysis was performed on Makamah Road at the proposed access to the 
southwest quadrant, Lee’s Court and was determined that upon the regrading required at this 
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location due to the existing topography the available sight distance will exceed AASHTO 
recommended values for the 85th percentile operating speeds of the main roadway. 
 

2. All the intersections studied are projected to continue operating at No Build LOS during the 
weekday AM, PM and Saturday midday peak hours with the construction of the proposed 
senior housing development with minimal increase in delay with the exception of Fort Salonga 
Road (NYS 25A) at Makamah Road during the PM peak period where the southbound stop-
controlled approach is anticipated to change from LOS C to LOS D with an increase in delay 
of only 3.2 seconds. 

 
Based on the results of the Traffic Impact Study as detailed in the body of this report, it is the 
professional opinion of Nelson & Pope that, constructing the proposed senior housing development 
on the Indian Hills Country Club property will not result in any adverse traffic impacts in the study 
area. 

 

3.4.3 Proposed Mitigation  
• Based on the results of the Traffic Impact Study as detailed in the body of this report, it is the 

professional opinion of Nelson & Pope that no traffic mitigation is necessary. 
A prior change of zone to R-OSC was proposed for the subject site.  The R-OSC change of zone did 
contemplate certain improvements to this intersection that would occur as a result of the change of zone.  
The current application for use under existing zoning is evaluated in terms of potential traffic impacts, and 
there are no impacts to the intersection of Makamah Road and NYS Route 25A.  No mitigation is proposed 
or necessary to the intersection of Makamah Road and NYS 25A.  All study intersections meet operational 
thresholds.  As a result, no off-site improvements are proposed.   
 
 
3.5 Human Health 
 
3.5.1 Existing Conditions 
 
A Phase I Environmental Site Assessment (ESA) was completed for the property in February 2014 
to determine whether any potential environmental or public health concerns are present on the site.  
The purpose of the assessment was to, in part, establish a basis of understanding of the past and 
present uses of the sites in order to identify any recognized environmental conditions which may 
exist in connection with the site and surrounding properties.  The Phase I ESA report is provided 
in Appendix I-1.  Reported and closed spills in the NYSDEC database are included in the Phase 
I ESA.  Based on the recommendations of the Phase I ESA report, a Limited Phase II ESA (dated 
August 31, 2015; see Appendix I-2) and a Pesticide Report (dated November 6, 2015; see 
Appendix I-3) was conducted on the property to address specific issues raised in the Phase I ESA. 
 
Additionally, a Supplemental Suffolk County Department of Health Services (SCDHS) Phase II 
ESA (dated December 30, 2016; see Appendix I-4) was completed to address issues raised by the 
SCDHS in order to determine if elevated concentrations were present in a small drywell located 
on the south side of the main club, the Pro Shop building sanitary system and the dirt-filled pit in 
the maintenance garage the structures sampled.  A sampling and analysis program was designed 
to determine if these structures had been impacted by the prior and existing uses of the subject 
property.   
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3.5.2 Anticipated Impacts 
 
Site remediation activities were performed to address the issues discovered during the Limited 
Phase II ESA (see Appendix I-2).  All remediation activities were coordinated with the Suffolk 
County Department of Health Services (SCDHS) to ensure that appropriate methods and 
procedures are utilized to ensure that all impacted materials are removed in compliance with their 
requirements and standards.  Remediation was completed on the clubhouse kitchen sanitary system 
in February and March of 2017.  A ‘no further action’ letter was issued by SCDHS and is included 
in Appendix I-6.  Removed soils were transported by a licensed waste hauler to an appropriate 
facility for disposal.  Given this oversight, no significant adverse impacts are anticipated with 
respect to soils due to past site uses or existing contamination conditions. 
 
The site is an active golf course operation that has been in existence since 1961.  The proposed 
project will situate residential uses on parts of the golf course, while retaining the full 18-hole golf 
course as a permanent recreational open space resource.  As part of this application, the applicant 
prepared a Golf Course Environmental Management Plan to improve evaluate and improve 
operations for environmental protection purposes.  This document is included as Appendix G and 
is described and referenced in Section 1.7 of this DEIS.   
 
The Town has expressed human health concerns through the adoption of the Final Scope, that are 
addressed herein: 
 

In response to the Town of Huntington’s concerns for adequate protection of the environment, and 
as a component to the Club’s Golf Course Environmental Management Plan, turf management will 
continue to meet or exceed the Best Management Practices for New York State Golf Courses 
(NYSBMP).  The BMP was developed with Cornell University, New York State’s golf course 
superintendents, the NYSDEC and other stakeholders.  It is a State standard for turf management 
practices, designed to protect natural resources, with an emphasis on water quality. The BMP is a 
decision-making tool with tools for post decision monitoring and record keeping, conducted to 
evaluate and adjust applied turf management strategies.  The course operations and any 
modifications caused by the proposed residential development will meet the BMP principals and 
additional healthy turf management strategies.  Indian Hills currently exemplifies environmental 
stewardship, and coexists with adjoining residential land uses without negative impacts to the 
environment. 

 
• Indian Hills Participation in Audubon International  

For a holistic approach to turf management, coupled with its commitment to environmental 
stewardship Indian Hills is a member of Audubon International.  The Club’s goal is achieving full 
Audubon International Certification.  The Audubon program is a recognized environmental 
stewardship program for golf courses.  The program includes six individual certifications to achieve 
full certification: Environmental Planning, Water Conservation, Water Quality, Chemical 
Reduction, Wildlife & Habitat, and Public Outreach.  The application process requires submission 
of descriptive maps, photographs, detailed statement of environmental goals, and documentation 
on how and when goals will be achieved, water quality sample analysis (TKN, BOD, COD, pH, 
etc.) wildlife inventory counts, and other similar requirements.  The Club is currently developing 
its Environmental Planning initiatives. 
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• Golf Course Environmental Management Plan (GCEMP) 

The GCEMP approach uses plant health science-based technologies coupled with an Integrated 
Pest Management (IPM) program. The Plan is based on scientific methods for managing turf, with 
minimal inputs, known in the turf industry as an Integrated Turf Health Management Plan. These 
methods create a system of protocols to manage healthy turf by using science, technological 
resources and cultivation practices to grow healthy turfgrass. Healthy dense turf is the cornerstone 
of minimizing inputs.  The applicants will implement the GCEMP program as an effective 
management tool to minimize inputs, thereby reducing potential impacts. The GCEMP program is 
implemented through the course operations and includes: soil amendments; irrigation system 
management; turf equipment; support technologies; selection of turfgrass cultivars; daily scouting 
for pests and turf conditions, monitoring pest thresholds; laboratory based disease/pest 
identification; recordkeeping and monitoring; timing and characteristics of selected and applied 
fertilizers and pesticides. All are factors and tools to be used by the professional golf course 
Superintendent to accomplish the goal of minimizing impacts.   The turf managers will promote 
healthy turf with improved soil health (maintaining types and quantities of microbes; maintaining 
adequate oxygen; sustaining correct water retention and organic matter, etc.). Management will 
improve the surface conditions for turf health by managing shade, improving air circulation, 
controlling light exposure and minimizing wear.  Decision making within the GCEMP approach 
gives priority to cultural practices and natural methods of turf care.  The GCEM Plan is dynamic 
and responsive to environmental changes. The GCEMP includes the Integrated Pest Management 
Plan (IPM). IMP uses preventative pest and disease strategies of an integrated organic pest 
management approach, and offers a reduction in non-organic pest treatment technologies 
commonly used on Suffolk County golf courses.  Pesticide use is limited to applications during 
extreme pest pressure conditions, when other treatments fail to prevent or cure the pest problems 
whereby turf loss would be catastrophic, and are typically restricted to spot treatments and primarily 
restricted to greens. Preventative and curative pest treatment technologies will be reviewed by the 
Superintendent to assess efficacy. The current nutrient inputs have been reduced to a not to exceed 
limit of 2.5-pounds of total nitrogen per 1000 SF per year throughout the golf course turf area, 
excluding the roughs.  Suffolk County Fertilizer Law was enacted to reduce nitrogen impacts to 
ground and surface water. It exempts golf courses but recommendations are to apply 3-pounds of 
nitrogen per 1000 SF per year. Current industry and governmental goals are set to lower this to 2.1 
pounds per 1000 SF. The Indian Hills fertilizer records indicate golf course annual nutrient 
applications are less than 2-pounds of total nitrogen per 1000 SF. This represents a 66% reduction 
in applied nitrogen compared to the allowable amount designed to protect ground and surface water. 
Applied nutrients to golf course roughs are minimized, with grass clippings from tees and greens 
dispersed in the roughs to provide nutrients stored in the grass clippings and accounted for in the 
overall nitrogen mass balance equation. 

 
• Utilize Bio-Filters to Reduce Sediment and Stormwater Generated Pollutants: 

Where practicable (determined by topography, clearing limits, and peak flow analyses) stormwater 
from the golf course is pre-treated using bio-filters (grassed swales). The bio-filters collect and 
retain sediment and absorb nutrients from the stormwater before it reaches ponds and/or leaching 
pools. Bio-filters include the secondary roughs which are naturalized areas designed to treat 
stormwater runoff generated at the golf course as well as throughout the developed property. 

 
• Voluntary Participation in and Compliance with the Standards of The Peconic Estuary Nitrogen 

Management Challenge for Golf Courses: 
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This voluntary program was developed with Cornell University, USEPA, Peconic Estuary Program 
stakeholders, SCDOH, USGA, and local east end golf course superintendents. The program limits 
the long-term average nitrate in groundwater to < 2.0 ppm; well below the New York and Federal 
Standard for groundwater of 10 ppm. 

 
• Utilize State of the Art Irrigation Control Systems: 

Golf course irrigation systems today use computer-controlled irrigation sprinklers and drip 
irrigation that are managed by in-ground soil moisture meters, hand held moisture meters and above 
ground weather stations. These technologies maintain soil moisture levels near field capacity. High 
efficiency electric variable frequency drive (VFD) pumps and individual sprinkler head controls 
allow water to be applied where and when it is required, without sequencing of entire zones. This 
reduces over and under watering which can decrease plant health, increase stress and disease 
pressure, and hold potential for pesticide and nutrient runoff and leaching concerns.  Turf areas that 
comprise the bunker surrounds will be irrigated by subsurface “drip” irrigation to minimize water 
entering the sand bunker. The system reduces the watering time, minimizes and conserves water 
resources. When necessary, wetting agents will be used to reduce water inputs and improve water 
dispersion to the root zone. 

 
• Develop Cultural Practices for Promoting Turf Health 

The selection of turfgrasses, and management practices includes implementing scheduled 
cultivation to promote healthy turf and improved soil conditions. The program includes aerification 
with topdressing soil (sand/soil/peat) as prescribed by physical soil tests; aerification to relieve 
compaction and to improve drainage and soil gas exchange; verti-cutting to remove excessive 
thatch (organic matter); drill and fill (deep soil coring to improve soil conditions); mowing height 
adjustments to relieve turfgrass wear and stress.  Cultivation will be used to improve air circulation 
and provide proper soil moisture throughout the course. To date several trees and shrubs that restrict 
adequate air circulation have been pruned or removed. 

 
• Utilize State of the Art Equipment and Resources and Trained Personnel for Turf Management  

The turf industry offers improved technologies for equipment and continuing education programs 
for its industry members. Hybrid (electric/fossil fuel) fairway mowers and battery powered hand 
green mowers, and greens rollers have significantly improved energy conservation goals and 
reduced the golf industry’s fossil fuel use. The course managers use a powered turf boom sprayer 
with spray nozzle boom curtain with computerized application controls (designed to specifically 
apply inputs and direct nozzle spray downward with zero to minimal drift potential). The existing 
turf management facilities are equipped with emergency response and spill cleanup kits, trained 
personnel, concrete wash down pad; fuel and chemical storage and handling equipment that 
exceeds the minimum standards for SCDOH and NYSDEC.  Continued education and personnel 
training minimizes unintentional turf chemical applicator error, (over and under sprays) and 
conserves inputs by treating only areas of specific need. The fertilizer spreaders and turf sprayer 
equipment are carefully calibrated to minimize drift, and potential for errors. Mowers and irrigation 
system controls are serviced by professionals as part of an overall turf management system.  Turf 
and soil samples are routinely collected and analyzed by qualified laboratories to determine nutrient 
levels, plant physiological conditions, physical properties of soils and turf pathogen identification. 
Daily record keeping is performed using turf management specific software and hand held or desk 
top computers.  

 
• Operate and Maintain a Sustainable Golf Course Facility 
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Today’s professional golf facility management is based on sustainability. Clubhouse menus are 
designed around local food sources and season availability. Clubs often grow their own herbs and 
vegetables, install solar panels to recharge batteries in electric golf carts and turf equipment, and 
supply heated water for pools, showers and buildings. Several facilities recycle their kitchen and 
golf course organic waste for compost, compost teas, topdressing and landscape garden mulch. 
Integrated with these programs are ornamental gardens with selected plants to attract and maintain 
populations of butterflies, bees, and hummingbirds, bluebirds, bats, purple martins, and provide 
wood duck houses that are installed throughout the course and grounds. Sustainability reduces 
operating costs and provides users a connection to the local environment.   
 

• Provide Public Outreach Programs for Turf Management 

Turf and ornamental plantings are mainstays of local residential properties.  The Indian Hills staff 
will offer its professional and technical support to the local community. Using website 
communications and local presentations the Club will educate the community on how to improve 
turf health and its quality with minimal inputs to protect water quality. Local students will be invited 
to observe and participate in natural resource educational projects, birding and similar educational 
forums.  
 
The Indian Hills golf course turf management strategies include: annual soil and plant tissue testing 
as measures for assessing the nutrient status of turf; a weekly monitoring program of clipping yield 
to assess turfgrass growth and density; control of thatch and mat accumulation; water quality 
monitoring of groundwater and ponds, streams, or other water bodies for determining if runoff and 
leaching are occurring; moisture metering and irrigation system monitoring for improved water 
conservation with limits on course irrigated areas; use of cultural practices to reduce turf stress and 
disease pressure; and adverse impact potential from variations in the formulation of supplemental 
nutrients. 
 
Methods to estimate nitrogen loading were developed by the USEPA, USGA, Peconic Estuary 
Program stakeholders and Eastern Long Island golf course superintendents in a program called the 
“East End Nitrogen Reduction Program for Golf Courses.” This program has been in place for more 
than a decade, has specifically targeted a reduction of golf course generated nitrogen limited to 2.0 
mg/L, is still active and administered by Cornell Cooperative Extension. Cornell calculates the 
nitrogen loading from participating golf courses by using the quantity (expressed in pounds) of 
applied nitrogen to the area of fertilized as well as unfertilized land within the entire golf property 
boundaries (expressed in square feet or acres). Therefore, when nitrogen applications are measured 
as a mass per unit of area the potential of nitrogen loading from properly managed turf it is expected 
to be much less than managed turf in areas of Suffolk County.   

 
Based on the Golf Course Environmental Management Plan, which will be implemented on an 
ongoing basis following subdivision approval, no adverse human health impacts are anticipated.  
In addition, the Indian Hills Country Club has completed Phase I and II Environmental Site 
Assessments, and all recognized environmental conditions that have been identified through this 
process have been fully addressed and a sign-off letter has been received from SCDHS.  As a 
result, no adverse human health impacts are anticipated with respect to past operations. 
 
3.5.3 Proposed Mitigation 
 

• Indian Hills Golf Club has developed a formal Golf Course Environmental Management Plan 
provided in Appendix G).  The Plan is helpful for identifying golf course management and 
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operational procedures coupled with environmental stewardship programs.  The Plan minimizes or 
avoids potential adverse environmental impacts of concern regarding the Indian Hills residential 
development.   

• Continue Management of the Golf Course in Accordance with Best Management Practices for New 
York State Golf Courses, (BMPNYS) February, 2014. 

 
 
3.6 Cultural and Historic Resources 
 
3.6.1 Existing Conditions 
 
Phase I, Phase II, Phase IB Archaeological Addendum and Phase II Addendum Archaeological 
Investigations were conducted for the proposed improvements at the subject site by TRACKER 
Archaeology, Inc. of Monroe, New York, dated October 2015 (Appendix R-1), October 2018 
(Appendix R-2), and March 2019 (Appendix R-3) respectively for the proposed Indian Hills 
Development to determine the prehistoric and historic potential of the property for the recovery of 
archaeological remains.  
 
The purpose of the Phase I archaeological survey is to establish the presence or absence of 
archaeological sites.  If the site is to be impacted by proposed construction or other activities, Phase 
II intensive testing of any archaeological site is them specified by the regulations of the New York 
State Historic Preservation Office and the National Advisory Council on Historic preservation. 
Phase II investigation methods should interpret the archaeological sites and determine if it is 
eligible for the nomination to State or National Registers of Historic Places. Phase II investigations 
would supply information needed to make this determination and would include: 
 

1) Site integrity, including the depth and extent of undisturbed soil horizons and the presence or 
absence of cultural features, and the degree of natural and/or human disturbances to those features. 

2) Cultural components/affiliations and time range present. 
3) Vertical and horizontal distribution of archaeological remains (spatial boundaries and stratigraphic 

levels). 
4) Site interpretation, including any uniqueness/significance, in a local or regional context, must be 

demonstrated. 
 
This was accomplished by a review of the original and current environmental data, archaeological 
site files, other archival literature, maps, and documents.  A prehistoric site file search was 
conducted utilizing the resources of the New York State Historic Preservation Office (OPRHP) - 
Field Services Bureau in Waterford, New York. Various historical and archaeological web sites 
were reviewed for any pertinent information.  A Phase IB survey was conducted 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.  A prehistoric site 
was encountered in the NW area, consisting of 7 positive STʼs with 1 artifact per ST.  The Phase 
II study was conducted in September 2015. The October 2018 addendum (revised) was in response 
to a request by OPRHP for additional work (letter dated October 30, 2018, Appendix R-2) and 
additional project area.  The Addendum recommended a Phase II in 3 areas, 2 in the northwest part 
and 1 on the southeast part of the site (Sites A, B & C). After further review, SHPO then 
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recommended that in addition to a Phase II at Sites A, B, and C that work be conducted into the 
2015 area and this is included as part of Site A Phase II work (Lloyd: letters dated October 30 & 
November 2, 2018). 
 
3.6.2 Anticipated Impacts 
 
Based upon topographic characteristics, distance to other known prehistoric sites and an Indian 
trail, the property was assessed as having a higher than average potential for encountering 
prehistoric sites. Based upon topographic characteristics, distance to historic map documented 
structures, historic sites, historic roads, and an Indian trail, the property was assessed as having a 
higher than average potential for encountering historic sites.  The field testing included the 
excavation of shovel tests at 15-meter intervals across the project area.  No prehistoric or historic 
artifacts or features were encountered on the golf drive range (SW section) or the maintenance 
area (NE section).  A Native American site was encountered on the northwest section consisting 
of 7 artifacts of quartz and black/olive green glass, flakes and small tools in 7 positive STʼs. 
 
No further work was recommended at the golf drive range (SW section) or the maintenance area 
(NE section).  However, a Phase II intensive testing was recommended and implemented on the 
North-West Section of the project area (near the bluff overlooking the Long Island Sound) and 2 
areas in the northwest part and 1 area on the southeast part of the site. Phase II addendum 
investigations at Sites A, B, and C included 134 close interval ST’s and 14 TU’s. The shovel testing 
started off with ST 398 because the Phase IB addendum ended in ST 397. 
 
3.6.3 Proposed Mitigation 
 

• Between 2015 and 2019, TRACKER Archaeology, Inc. conducted intensive survey work under the 
direction of New York State Historic Preservation Office (OPRHP) for the proposed 
improvements at The Preserve at Indian Hills as documented in Appendices R-1, R-2, R-3 and 
R-4. 

• The Summary and Conclusions of the Phase I and II indicated the following:  Based upon these 
results the project site has no research value that would make it eligible for the historic registers.  
Therefore, no further work is recommended and no mitigation required.  New York State Historic 
Preservation Office had reviewed and accepted the revised Phase IB Addendum archaeological 
survey report for additional Phase II testing. 

• OPRHP review of the March 2019 submission (Appendix R-3)entitled “Phase II Addendum 
Archaeological Investigation at Indian Hills Prehistoric Sites A, B, & C for proposed Additional 
Improvements at the Indian Hills Golf Course, Fort Salonga (Northport), Township of Huntington, 
Suffolk County, New York” concurred with the report recommendation that the three identified 
archaeological sites did not meet the eligibility requirements of the State and National Registers of 
Historic Places (S/NRHP). Therefore, OPRHP had no additional concerns regarding the project’s 
potential impacts to archaeological resources. 

• In concluding their review (see correspondence dated June 24, 2019 provided in Appendix R-4), 
OPRHP determined “…that no properties, including archaeological and/or historic resources 
listed in or eligible for the New York State and National Registers of Historic Places will be 
impacted by this project”. 
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4.0 OTHER REQUIRED SECTIONS 

 

4.1 Construction-Related Impacts 

Impacts related to construction may include: noise, erosion, dust and vehicle/truck activity.  

Construction impacts are short-term, intermittent in nature, and largely contained on site, and 

would cease when construction was completed.  Section 1.7 provides a full description of the 

control measures to be implemented during construction to control these potential impacts.   

 

With respect to noise, construction activities are limited to Monday through Friday between the 

hours of 7:00 am and 6:00 pm to conform to Chapter 141-4, “Noise disturbances enumerated,” of 

the Town Code.  Erosion control will be managed by erosion and sedimentation control 

measures and adherence to the SWPPP as well as an erosion control plan incorporating the 

NYSDEC Technical Guidance manual, and use of erosion and sedimentation control measures 

such as silt fencing, storm drain inlet protection, turf reinforcement mat, and good housekeeping 

procedures will be utilized.  It should be noted that the area of the property proposed for 

development is currently occupied by the existing golf course and amenities and has been 

previously graded and stabilized for this use.  Any potential impacts that may occur with respect 

to steep slopes will be reduced by observation of sound grading principals and maintaining 

slopes with a suitable angle of repose.  An extensive erosion control plan, including silt fences, 

hay bales and erosion control ground cover, would minimize erosion, dust and runoff during 

construction.  The proposed erosion control measures are provided in Section 2.13.  Dust control 

includes use of watering trucks, limited the areas of disturbance undergoing grading activities, 

and temporary seeding, mulching and stabilization practices will reduce the potential for fugitive 

dust generation at the site, as well as best management practices per the SWPPP, covering soil 

transport trucks, emission controls, drainage system stabilization and revegetation.  Construction 

vehicle and truck activity will be intermittent and dispersed and hours of operation and dust 

control will assist in minimizing impacts (see Section 1.7). 

 

Site remediation activities were performed to address the issues discovered during the Limited 

Phase II ESA (see Appendix D-2).  All remediation activities were coordinated with the SCDHS 

to ensure that appropriate methods and procedures are utilized to ensure that all impacted 

materials are removed in compliance with their requirements and standards.  Remediation was 

completed on the clubhouse kitchen sanitary system in February and March of 2017.  A ‘no 

further action’ letter was issued by SCDHS and is included in Appendix I-6.  Removed soils 

were transported by a licensed waste hauler to an appropriate facility for disposal.  Given this 

oversight, no significant adverse impacts are anticipated with respect to soils due to past site uses 

or existing contamination conditions. 

 

 

4.2 Cumulative Impacts 

This subsection analyzes the impacts of 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.  The Town of Huntington and the Town of Smithtown were contacted  
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to obtain information on any planned projects in the area.  At the time this study was conducted, 

it was determined that there were no significant planned projects in the vicinity of the proposed 

project. 

 

There has been a proposed subdivision on the Town Planning Board Agenda for many years 

known as Roberg Estates, located approximately one (1) mile southwest of the subject site on the 

north side Norwood Road, 215 feet east of Sound Court in Northport.  At their February 6, 2019 

meeting the Planning Board’s approved an extension of filing time for the 17th time to April 17, 

2019.  This project was determined to be too distant from the subject site to have a significant 

combined effect in consideration of the proposed project.   

 

A 3.75-acre tract at 1064 Fort Salonga Road, southeast of the intersection of Makamah Road, 

Fort Salonga, commonly referred to as the Tanenbaum property had been proposed for a 

subdivision.  However, it was nominated by neighbors for open space acquisition and in August 

of 2016, the Town took title of the property to be maintained as a passive park with trails. 

According to the Town web site, the cost for acquisition was $897,500. 

 

All the intersections studied are projected to continue operating at No Build LOS during the 

weekday AM, PM and Saturday midday peak hours with the construction of the proposed senior 

housing development with minimal increase in delay with the exception of Fort Salonga Road 

(NYS 25A) at Makamah Road.  No other projects have been identified that would act in 

combination with the proposed project to increase traffic beyond the conditions studied in 

relation to the Preserve at Indian Hills project.  Therefore, no cumulative impacts related to 

traffic or other resources are expected to occur.   

 

 

4.3 Adverse Impacts That Cannot Be Avoided 

Implementation of the proposed project may result in potential short and/or long-term impacts.  

Short term impacts may include minor erosion of exposed on-site soils and increased traffic, 

dust, and noise due to construction activities.  These activities are discussed in Section 4.1 

above.  Mitigation measures previously discussed in this DEIS would reduce many of these 

impacts to a point where they are not significant.  

 

Long-term impacts that cannot be fully mitigated include modification of site topography and 

vegetation; altered drainage patterns and increased energy and water consumption.  However, 

required erosion controls will stabilize soils; replanting will mitigate changes in habitat and 

visual resources; the collection, treatment and recharge systems will contain all storm and 

wastewater and water and energy capacity is available.  Further, it is noted that these impacts 

would also occur, and likely to a greater extent, if the project site were developed under current 

zoning. 
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4.4 Irreversible and Irretrievable Commitment of Resources 

 

The proposed 98-unit residential cluster-open space recreational development would preclude 

other uses of the property.  Certain resources related to the construction aspects of the 

development (including the future build-out of the residential units) would be committed.  These 

resources include, but are not limited to, concrete, asphalt, lumber, topsoil and related building 

materials.  Mechanical equipment resources will be committed to assist personnel in the 

construction at the subject property.  The operation of construction equipment will require 

electricity, water resources and fossil fuels.  Furthermore, the construction phase of the proposed 

project will require the commitment of manpower resources, as well as time.  Resources 

committed to this project are common resources that are available through the construction 

industry and do not involve rare or unobtainable materials, manpower or resources. 

 

 

4.5 Growth-Inducing Aspects 

 

Growth-inducing aspects are generally described as the long-term secondary effects of the 

proposed action.  The creation of 98 single-family residential town homes is not expected to 

create a significant increase in the demand for additional commercial or institutional resources 

within the Town of Huntington or the surrounding area.  Although a minor increase in local 

population would result, the project will significantly increase taxes generated by the site, 

resulting in a substantial rise in revenues distributed to each taxing jurisdiction.  At full build-

out, the project is projected to generate approximately $1.6 million in annual taxes.  When 

combined with the existing taxes generated by the golf course, total tax revenue is projected to 

total over $1.7 million per year. 

 

The proposed project will utilize individual on-site advanced sanitary systems to accommodate 

sanitary waste generated by the future residences, such that the proposed action would not 

require or result in the expansion of any existing, or creation of any new sewer district.  

 

With regard to traffic growth, no off-site roadway expansion will be required.  Thus, the 

proposed action will not create the need for any changes to the roadway infrastructure in the 

vicinity of the site.  Since new roadway infrastructure will not be required, growth inducement is 

not expected to result.  Since the proposed project is age-restricted to residents 55 years and 

older, no school-aged children will be generated.  It is estimated that the school district will levy 

over $1.1 million in taxes from the proposed project, without the district incurring costs 

associated with an increased enrollment since there will be no school-age children.  This net 

revenue could ease the district’s need to tap into additional fund balances, reduce their financial 

burden, and could also help alleviate an increased burden on other taxpayers throughout the 

district.  Therefore, no expansion of public educational facilities would be expected.   

 

It is not anticipated that the proposed project would have a significant adverse impact on the 

patrol responsibilities of the SCPD for security/safety purposes.  While the potential need for 

police services to the site would be increased by the addition of residences, this increase would 

not in itself be a significant added burden on patrol activities, as this use does not generate much 

potential need for response. 
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Similar to police protection, the proposed project would not have a significant adverse impact on 

the Northport Fire Department (NFD).  The project would incrementally increase the potential 

need for fire protective services, though this increased potential need would not in itself be a 

significant added burden on the department.  This is due to the projects adherence to the NYS 

Fire Code in construction, and the anticipated use of fire-resistant building materials and 

smoke/fire alarms and detectors.   

 

Based upon the above analysis, the proposed action is not expected to result in significant 

growth- inducing impacts in the Town of Huntington. 

 

 

4.6 Effects on the Use and Conservation of Energy 

The proposed action would create 98 town homes, new clubhouse and small sanitary pumps that 

would represent a moderate incremental increase in demand for energy resources.  It is expected 

that electric supplies would be provided by PSEG Long Island and home heating by natural gas 

supplies from National Grid, resulting in the consumption of energy resources.  It is expected 

that the incorporation of energy-efficient elements into the construction of the individual 

residences would be as proposed in the future, and, at minimum, in accordance with the energy 

efficiency requirements set forth in New York State Building Code.  It is expected that adequate 

energy supplies would be available to the subject property, and that no significant adverse 

energy-related impacts would result from implementation of the proposed action.   
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5.0 ALTERNATIVES 
 

SEQRA requires the consideration of alternatives to the proposed project.  Alternatives should 
represent reasonable and feasible land use, technology and other options to the proposed project 
that would achieve the applicant’s objectives and remain within the applicant’s capabilities.  The 
purpose of this analysis is to determine the merits (as reflected in the totality of impacts) of the 
proposed project as compared to those of other possible uses, sites and technologies that would 
also achieve the applicant’s objectives and potentially reduce environmental impacts.  The 
discussion and analysis 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 SEQRA and is intended to set 
a baseline of the existing conditions that characterize the project site, against which the 
corresponding conditions of the other alternative scenarios can be compared to determine the 
impacts relative to those of the other potential uses of the site.    
 
Generally, the alternatives evaluation is comprised of analyses of the potential impacts of each 
alternative scenario on the same range of environmental resources as was conducted for the 
proposed project (and detailed in Sections 2.0 and 3.0).  Thus, the review of alternatives takes 
the form of an analysis of the anticipated impacts of each scenario, as compared to those of the 
site in its existing condition, which is Alternative 1. 
 
For the subject application, the following alternatives were evaluated:  

 

• Alternative 1: No Action - assumes that the site remains in its current conditions.  This scenario 
shall reflect a site  of 145.32 acres, without the acquisition of land to access the private road to  
Breeze Hill Road, or for the Makamah Road access. 

• Alternative 2: Detached Standard Subdivision without Golf Course - assumes a standard 
subdivision involving development per existing zoning and the yield map for the proposed 
project, with removal of the golf course, and acquisition of land to access the private road to 
Breeze Hill Road, but no Makamah Road access.  This scenario assumes a site of 152.20 acres. 

• Alternative 3: Detached Cluster Subdivision without Golf Course - assumes an alternative 
cluster subdivision involving development of the number of lots according to existing zoning and 
the yield map, in a clustered subdivision with removal of the golf course and acquisition of land 
to access the private road to Breeze Hill Road, and acquisition of the private road, but no 
Makamah Road access.  This scenario assumes a site of 152.77 acres. 

• Alternative 4: Attached Cluster Subdivision with Golf Course and without Makamah Road 

Access - assumes an alternative cluster subdivision involving development of the number of lots 
according to existing zoning and the yield map, in a clustered subdivision that retains the golf 
course, and acquisition of land to access the private road to Breeze Hill Road, but no Makamah 
Road access.  This scenario assumes a site of 151.08 acres. 

• Alternative 5: Attached Cluster Subdivision with Redesigned Golf Course, Layout A - 

assumes an alternative cluster subdivision that  retains the golf course but assumes a layout that 
provides greater setbacks for the proposed units from the surrounding residences, with acquisition 
of land to access the private road to Breeze Hill Road, and acquisition of the private road, but no 
Makamah Road access.  This scenario assumes a site of 151.65 acres. 
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• Alternative 6: Attached Cluster Subdivision with Redesigned Golf Course, Layout B - 

assumes an alternative cluster subdivision that retains the golf course and provides greater 
preservation of slopes and natural areas, redistributes the units toward disturbed areas, and 
provides an increased separation from sensitive environmental areas per NYSDEC 
recommendations.  His scenario includes acquisition of land to access the private road to Breeze 
Hill Road, but no Makamah Road access.   This scenario assumes a site of 151.08 acres. 

• Alternative 7: Acquisition of Subject Property’s Development Rights, Either in Total or 

Partially, by Town, County or State - assumes that all or a portion of the property’s 
development rights are obtained by the Town of Huntington, by Suffolk County, or by New York 
State.  This scenario assumes a site of 145.32 acres. 

 

Given the assumptions describing Alternatives 1 and 7 above, no conceptual plans for either of 
these two scenarios were prepared.  Conceptual plans for Alternatives 2 through 6 were prepared, 
and are contained herein, in Appendix B; Project Plans.  Table 5-1 compares the site and 
development characteristics and impacts of the proposed project and those of the alternatives 
considered.  Sections 5.1 through 5.7 describe each of the alternatives analyzed per the Final 
Scope.  Section 5.8 provides a Discussion of Impacts which assesses each resource category and 
compares the relative impacts of each alternative and the proposed project. 
 
 
5.1 Alternative 1: No Action  

  
This alternative assumes that the proposed project is not implemented, so that the zoning of the 
site remains R-40, and the existing condition, use and activities on the property remain 
unchanged.  As such, the existing nature and extent of impacts of  this scenario, which are 
described in detail in Sections 2.0 and 3.0 of this document, would likewise remain unchanged.  
It should be noted that, under this scenario, the subject site would retain the potential for re-
development, in accordance with its R-40 zoning. 
 
 

5.2 Alternative 2: Detached Standard Subdivision without Golf Course 

  

This alternative assumes that the golf course is closed and the golf course maintenance building 
and irrigation well are removed, and that re-development occurs with a standard residential 
subdivision over the entire property under the existing R-40 zoning.  Such an assumption yields a 
subdivision of 99 lots, of which 98 lots would be residential lots, and Lot 99 would encompass 
the existing golf course clubhouse, which would be retained and reused as a community center 
for the residents.  The northernmost 20.72-acre part of the site would be provided for Parkland 
dedication.  Except for the Parkland and the golf course clubhouse area, the existing golf course 
areas would be occupied by the subdivision.  As a result, much if not all of this area would then 
be subject to clearing and grading operations to establish proper surface grades and building sites 
for construction.  Areas within the 98 lots cleared for grading that would not be developed for the 
residences or paved surfaces are assumed to be landscaped, with an appropriate suite of native 
grasses and shrubs.  Landscape maintenance would be conducted by or at the direction of the 
individual lot owner.  As a result, the amount of maintained (i.e., regularly mowed, irrigated and 
fertilized) landscaped area on each lot may vary, and the amounts of irrigation and fertilizers 
applied would vary as well.   
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Table 5-1 

SITE AND PROJECT CHARACTERISTICS 

Proposed Project and Alternatives 1-7 

 

Parameter Proposed Project 
Alternative 1: 

No Action 

Alternative 2: 

Detached Standard 
Subdivision, No Golf 

Course 

Alternative 3: 

Detached Cluster 
Subdivision, No Golf 

Course 

Alternative 4: 

Attached Cluster Subdivision 
with Golf Course, No 

Makamah Road Access 

Alternative 5: 

Attached Cluster 
Subdivision with Golf 

Course, Layout A 

Alternative 6: 

Attached Cluster 
Subdivision with Golf 

Course, Layout B 

Alternative 7: 

Town, County, or 
State Acquisition of 
Development Rights 

Use  
Residential & 
Recreational 

Recreational Residential  Residential  
Residential &  
Recreational 

Residential & 
Recreational 

Residential & 
Recreational 

Recreational 

Yield 
98 senior units & 

private golf course 
Private golf course 98 units & clubhouse 98 units & clubhouse 98 units & private golf course 

98 units & private golf 
course 

98 units & private golf 
course 

Private golf course 

Wastewater Treatment System Enhanced Septic Septic Septic Septic Septic Septic Septic Septic 

Cleared/Graded (acres; estimated) 51.94 0 115.15 58.50 34.96 53.75 34.03 0 

Vegetated/Natural Surfaces (acres) 141.07 138.54 130.46 136.89 138.36 136.83 142.04 138.54 

Total Landscaping (acres) 104.14 95.63 95.98 48.12 105.99 116.49 113.05 95.63 

Fertilized & Irrigated Landscaping (acres) 32.52 28.11  22.83 (1) 22.92 (1) 44.75 35.58 46.17 28.11  

Coverages (acres): --- --- --- --- --- --- --- --- 

Buildings 5.11 0.47 7.12 5.05 5.05 5.05 5.05 0.47 

Paved/Impervious 8.38 6.31 14.62 10.84 7.67 9.77 3.99 6.31 

Non-Golf Landscaping (unfertilized) 0.24 0.38 0 0.33 0.33 0.33 0.33 0.38 

Golf Landscaping: 95.44 95.25 0 0 90.08 102.81 95.30 95.25 

  Fertilized  24.06 28.11 0 0 29.17 22.23 28.75 28.11 

  Non-Fertilized 71.38 67.14 0 0 60.91 80.58 66.55 67.14 

Residential Landscaping   8.46  0 95.98  47.79  15.58  13.35  17.42  0 

Unvegetated 1.09 1.77 0 0 3.20 1.04 1.28 1.77 

Water Surfaces (2) 14.61 3.20 4.55 2.22 3.13 3.20 3.20 3.20 

Wetland Vegetation  0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 

Beach 4.26 4.26 4.26 4.26 4.26 4.26 4.26 4.26 

Coastal Oak Vegetation 6.29 10.65 5.65 13.05 10.65 1.53 8.72 10.65 

Successional Southern Hardwoods 7.69 20.03 2.67 13.05 8.15 7.32 8.54 20.03 

Maritime Bluff 2.49 2.49 2.49 2.49 2.49 2.49 2.49 2.49 

Left to Undergo Succession (grass) 0 0 14.37 53.19 0 0 0 0 

Total Site Acreage  154.56 145.32 152.20 152.77 151.08 151.65 151.08 145.32 

Trip Generation (vph): --- --- --- --- --- --- --- --- 

Weekday AM Peak Hour  51/37 (3) 37 74 47 47/37 (3) 47/37 (3) 47/37 (3) 37 

Weekday PM Peak Hour  59/53 (3) 53 100 58 58/53 (3) 58/53 (3) 58/53 (3) 53 

Saturday Midday Peak Hour  23/83 (3) 83 100 73 73/83 (3) 73/83 (3) 73/83 (3) 83 

Water Resources: --- --- --- --- --- --- --- --- 

Residential Use (gpd)  29,400 0 29,400 29,400 29,400 29,400 29,400 0 

Clubhouse & Maint. Bldg. Use (gpd) 3,950 3,950 3,750 3,750 3,950 3,950 3,950 3,950 

Total Domestic Water Use (gpd) 33,350 3,950 33,150 33,150 33,350 33,350 33,350 3,950 

Irrigation Use (mg/l)  94,186 (4) 63,848 (5) 114,245 (4) 56,884 (4) 92,359 (4) 73,433 (4) 95,290 (4) 63,848 (5) 

Total Water Use (gpd)  127,536 67,798 147,395  90,034 125,509 106,583 128,440 67,798 

Recharge Volume (MGY) (6) 140.63 121.63 113.13 118.61 130.40 130.17 129.00 121.63 

Nitrate Concentration (mg/l) (6) 1.95 0.76 5.63 4.08 3.50 3.28 3.57 0.76 

Nitrate Load (lbs) (6) 2,289.99 773.98 5,315.71 4,035.26 3,800.91 3,558.55 3,838.58 773.98 
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Miscellaneous: --- --- --- --- --- --- --- --- 

Total Residents (capita) (7) 147 0 434 434 434 434 434 0 

School-Age Children (capita) (7) 0 0 148 148 148 148 148 0 

School Expenditures ($/year) (8) 0 0 2,712,692 2,712,692 2,716,075 2,716,075 2,716,075 0 

Total Taxes ($/year) (9) 1,774,129 167,191 1,883,637 1,606,938 1,774,129 1,774,129 1,774,129 167,191 

School Taxes ($/year) (9)  1,137,512 108,898 1,210,134 1,028,614 1,137,512 1,137,512 1,137,512 108,898 

Net School Fiscal Impact ($/year) +1,137,512 +108,898 -1,520,558 -1,684,078 -1,578,563 -1,578,563 -1,578,563 +108,898 

Solid Waste (lbs/day) (10) 780 265 2,435 2,435 2,435 2,435 2,435 265 
Notes: 
(1)    To protect groundwater and surface water quality, assumes that maximum of 15% of the site is fertilized landscaping; acreage to be limited by C&R filed for each lot.   
(2) Reflects all surface water bodies, including the two natural freshwater ponds, the man-made golf course water hazards, the drainage ponds & recharge basins.   
(3)    Reflects trips generated by the residential component/by the golf course component.           
(4)    From SCWA; existing on-site golf course irrigation well would be closed and abandoned.  Assumes irrigation rate of 16 inches/season on Fertilized Landscaping, 150-day irrigation season assumed.  
(5)    From existing on-site golf course irrigation well; reflects existing irrigation usage for golf course, as reported to NYSDEC     
(6) SONIR computer model results; see Appendices J-5 through J-9. 
(7)   Assuming 1.5 capita/senior unit, 4.43 capita/unit for detached or attached units, and 1.51 school-age children/detached or attached unit.   
(8)   Assuming $18,329/student/year adjusted expenditures in the Northport-East Northport UFSD, for 2018-2019 school year 
(9)   Assuming tax data as provided by Town Tax Assessor’s Office, for the 2018-2019 tax year.      
(10)  Assuming 3.5 lbs/day/capita/senior unit, 265 lbs/day for clubhouse, and 5 lbs/day/capita for detached or attached units. 
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The 98 residential lots would vary in size, from 1.00 acres to 1.96 acres in area; Lot 99, where 
the existing golf course clubhouse would be located, would be 5.84 acres in size.  There would 
be two recharge basins to handle road runoff; one basin for the portion north of Breeze Hill 
Road, the other basin for the portion south of Breeze Hill Road.  For calculation purposes, each 
of the residential lots is assumed to have a patio of 300 SF, a 15-foot wide driveway (50 feet in 
length, matching the building setback of the R-40 zone), and a 2-1/2 story, 5-bedroom house 
having a 3,000 SF footprint.  Using multipliers established by Rutgers University’s Center for 
Urban Policy Research (CUPR) for the type of homes assumed in this alternative,  a total of 434 
residents would result, of which 148 would be school-age children.   
 
This alternative would remove the golf course, the area subject to clearing and grading is 
expected to be substantially larger than that of the proposed project (115.15 acres vs. 51.94 
acres).  Comparison of the conceptual plan for Alternative 2 and Figure 2-2 (Slope Map) 
suggests that a significant amount of grading of steep slope areas would be necessary for this 
scenario.  While no estimate of excavated soil volume is available for this alternative, it is 
expected that the volume of cut material would be greater than that of the proposed project, as a 
larger area would be disturbed.  This could potentially involve off-site export of soil.   
 
Similar to the proposed project and as required by the Town, the drainage system for Alternative 
2 would be designed to capture all runoff from the site based on the design storm.  The drainage 
system for Alternative 2 would retain stormwater from a 9-inch storm by use of catch basins, 
leaching pools, recharge basins and detention areas.   
 
The two existing freshwater wetlands would be distributed within four of the residential lots, and 
would remain undisturbed.  The existing golf course water hazards are artificial in nature, and 
would be altered as part of the re-development.  Like the proposed project, freshwater wetland 
permits would be required from the NYSDEC for areas within 100 feet of designated freshwater 
wetlands. 
 
In conformance with SCSC Article 6, all wastewater would be discharged on-site using 
conventional septic systems.  Also, per Article 6, each home is expected to generate 300 gpd of 
sanitary wastewater, so consumption of water is also assumed to be 300 gpd, or a total of 29,400 
gpd for the residences.  The existing golf course clubhouse would be retained and re-used as a 
community center for the subdivision’s residents.  Like the proposed project, it would consume 
an estimated 3,750 gpd of water, and so is assumed to generate the same volume as sanitary 
wastewater.  Thus, total wastewater generation would be 33,150 gpd.  Table 5-1 shows a total of 
95.75 acres of fertilized landscaping which is assumed to be fertilized and irrigated.  Assuming a 
typical irrigation rate of 16 inches applied over the irrigated acreage, the total irrigation demand 
is 114,245 gpd, for a total water consumption of 147,395 gpd.  Note that this level of usage 
would be limited to only the summer landscape irrigation season, which is assumed to be mid-
April to mid-September; outside of this period, total water usage would be 33,150 gpd.  All 
water on the site would be supplied by the SCWA; the existing golf course irrigation well would 
be closed and abandoned. 



The Preserve at Indian Hills 

Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 

 

                Page 5-6 

There would be three vehicle access points to the portion of the site north of Breeze Hill Road 
(via Mystic Lane, Thornton Drive, and Breeze Hill Road), and one vehicle access into the 
portion of the site south of Breeze Hill Road (via Breeze Hill Road), this portion of the site 
would have an emergency access to Breeze Hill Road through an existing private ROW.   
 
The residential lots would be individually owned, while, like the proposed project, Alternative 2 
would include an HOA to maintain the community center, the common areas, the internal 
roadways and roadside lighting, and the drainage system, thereby relieving the Town of these 
responsibilities and expenses.   
 
 
5.3 Alternative 3: Detached Cluster Subdivision without Golf Course 

 
Alternative 3 assumes that the golf course is closed, and re-development occurs under a cluster 
subdivision plan that retains a substantial amount of the site as open space on the former golf 
course play area.  The Makamah Road access would not be included in this scenario.  This 
scenario assumes 98 units and one lot for the existing golf course clubhouse, which would be 
retained and reused as a community center for the project’s residents.  The portions of the former 
golf course that would be located in the open space area would remain undisturbed, to undergo 
natural succession.  Only areas abutting the new residences and the retained clubhouse would be 
landscaped.  There would also be a Parkland dedication of 20.72 acres in the northern portion of 
the property, encompassing the shoreline/beach/bluff area.  Areas immediately surrounding the 
clusters of residences are assumed to be landscaped.  Landscape maintenance would be 
conducted under the jurisdiction of the HOA.   
 
For calculation purposes, each of the residential units is assumed to have a patio of 300 SF, a 10-
foot wide driveway (50 feet in length, matching the building setback of the R-40 zone), and a 2-
1/2 story, 5-bedroom house having a 3,000 SF footprint.  These values imply a total of 434 
residents, of which 148 would be school-age children.   
 
As this alternative would close the golf course but would retain its area as the site’s communal 
open space, the area subject to clearing and grading is expected to be similar to that of the 
proposed project (58.50 acres vs. 51.94 acres).   
 
Figure 2-2 (Slope Map) suggests that some grading of steep slope areas would be necessary for 
this scenario.  While no estimate of excavated soil volume is available for this alternative, it is 
expected that the volume of cut material would be comparable to the proposed project.  
 
As required by the Town, the drainage system for Alternative 3 would be designed to capture all 
runoff from the site based on the Town’s 9-inch design storm.  The drainage system would use 
catch basins, leaching pools, and detention areas.   
 
The two freshwater wetlands would undisturbed.  The existing golf course water hazards are 
artificial and would be expected to be retained.  Like the proposed project, freshwater wetland 
permits would be required from the NYSDEC for any activity within 100 feet of designated 
freshwater wetlands. 
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In conformance with SCSC Article 6, all wastewater would be treated and recharged on-site, in 
septic systems.  Each unit would generate 300 gpd of sanitary wastewater, so consumption of 
water is also assumed to be 300 gpd, or a total of 29,400 gpd for the residences.  The existing 
golf course clubhouse would consume an estimated 3,750 gpd of water, and so is assumed to 
generate the same volume as sanitary wastewater.  Thus, total wastewater generation would be 
33,150 gpd.  Table 5-1 shows a total of 47.79 acres of fertilized landscaping.  Assuming a 
typical irrigation rate of 16 inches applied over the irrigated acreage, the total irrigation demand 
is 56,884 gpd, for a total water consumption of 90,034 gpd.  Note that this level of usage would 
be limited to only the summer landscape irrigation season, which is assumed to be mid-April to 
mid-September; outside of this period, total water usage would be 33,150 gpd.  All water on the 
site would be supplied by the SCWA; the existing golf course irrigation well would be closed 
and abandoned. 
 
There would be two vehicle access points to the portion of the site north of Breeze Hill Road (via 
Mystic Lane and Thornton Drive), and one vehicle access into the portion of the site south of 
Breeze Hill Road (via Breeze Hill Road).   
 
The residential units would be individually owned, while, like the proposed project, Alternative 3 
would include an HOA to maintain the community center, the common areas, the internal 
roadways and roadside lighting, landscaping, and the drainage system, thereby relieving the 
Town of these responsibilities and expense.   
 
 
5.4 Alternative 4: Attached Cluster Subdivision with Golf Course and without 

Makamah Road Access 

 
This scenario would retain the golf course, with re-development with a cluster subdivision plan 
over the entire property (assumed to be 151.08 acres, as the Makamah Road access would not be 
included in this scenario), and under the existing R-40 zoning.  Such an assumption produces 98 
units, and would retain the existing golf course operations; the golf course tees, greens, fairways, 
rough and outbuildings would be retained, though minor adjustments to some of the tee box 
locations and fairway widths would be necessary to accommodate some of the new residences. 
There would be no need for Parkland dedication as the golf course would remain.  Landscape 
maintenance would be conducted under the jurisdiction of the HOA, and so would be subject to 
restrictions.   
 
For calculation purposes, each of the residential units is assumed to have a patio of 300 SF, a 10-
foot wide driveway (50 feet in length, matching the building setback of the R-40 zone), and a 2-
1/2 story, 5-bedroom house having a 3,000 SF footprint.  These values imply a total of 434 
residents, of which 148 would be school-age children.   
 
This alternative would retain the golf course.  The area subject to clearing and grading is 
expected to be slightly less that of the proposed project depending on regrading for drainage 
retention.   
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Figure 2-2 (Slope Map) suggests that some grading of steep slope areas would be necessary for 
this scenario.  While no estimate of excavated soil volume is available for this alternative, it is 
expected that the volume of cut material would be comparable to the proposed project.   
 
As required by the Town, the drainage system for Alternative 4 would be designed to capture all 
runoff from the site based on the Town’s 9-inch design storm.  The drainage system would use 
catch basins, leaching pools, and detention areas.   
 
The two freshwater wetlands and the golf course water hazards would remain undisturbed or be 
expanded for drainage retention, similar to the proposed project.  Like the proposed project, 
freshwater wetland permits would be required from the NYSDEC for any activity within 100 feet 
of designated freshwater wetlands. 
 
As regulated by  SCSC Article 6, all wastewater would be treated and recharged on-site, in septic 
systems.  Each unit would generate 300 gpd of sanitary wastewater, so consumption of water is 
also assumed to be 300 gpd, or a total of 29,400 gpd for the residences.  The existing golf course 
clubhouse and maintenance building would consume an estimated 3,950 gpd of water, and so is 
assumed to generate the same volume as sanitary wastewater.  Thus, total wastewater generation 
would be 33,350 gpd.  Table 5-1 shows a total of 44.75 acres of fertilized landscaping.  Based on 
the golf course irrigation rate of 27.74 inches/year (see Appendix J-2), the total irrigation 
demand is 92,359 gpd, for a total water consumption of 125,509 gpd.  Note that this level of 
usage would be limited to only the summer landscape irrigation season, which is assumed to be 
mid-April to mid-September; outside of this period, total water usage would be 33,150 gpd.  All 
domestic water consumed on the site would be supplied by the SCWA; the existing golf course 
irrigation well would continue to supply irrigation water to the site. 
 
Vehicle accesses for the golf course and the residential component would be separated.  The 
existing golf course access would be maintained, off Breeze Hill Road, into the clubhouse area.  
For the residences, there would be two vehicle access points to the portion of the site north of 
Breeze Hill Road (via Mystic Lane and Frost Pond Road), and one vehicle access into the 
portion of the site south of Breeze Hill Road (via Breeze Hill Road)   
 
The residential units would be individually owned, while, like the proposed project, Alternative 4 
would include a HOA to maintain the common areas, the internal roadways and roadside 
lighting, and the drainage system, thereby relieving the Town of these responsibilities and 
expense.   
 
 
5.5 Alternative 5: Attached Cluster Subdivision with Redesigned Golf Course, Layout A 

 
This alternative would keep the golf course, with re-development with a cluster subdivision plan 
over the entire property (assumed to be 151.65 acres, as the Makamah Road access would be 
included in this scenario), and under the existing R-40 zoning.  Such an assumption produces 98 
units, and would retain the existing golf course operations; the golf course tees, greens, fairways, 
rough and outbuildings would be retained, though minor adjustments to some of the tee box 
locations and fairway widths would be necessary to provide greater setbacks for the proposed 
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units from the surrounding residences.  There would be no need for Parkland dedication as the 
golf course would remain.  Landscape maintenance would be conducted under the jurisdiction of 
the HOA, and so would be subject to restrictions.   
 

For calculation purposes, each of the residential units is assumed to have a patio of 300 SF, a 10-
foot wide driveway (50 feet in length, matching the building setback of the R-40 zone), and a 2-
1/2 story, 5-bedroom house having a 3,000 SF footprint.  These values imply a total of 434 
residents, of which 148 would be school-age children.   
 

As this alternative would retain the golf course (with minor modifications) , the area subject to 
clearing and grading is expected to be similar to that of the proposed project (53.75 acres vs. 
51.94 acres).   
 

Figure 2-2 (Slope Map) suggests that some grading of steep slope areas would be necessary for 
this scenario.  While no estimate of excavated soil volume is available for this alternative, it is 
expected that the volume of cut material would be comparable to the proposed project.   
 

Similar to the proposed project and as required by the Town, the drainage system for Alternative 
5 would be designed to capture all runoff from the site based on the Town’s 9-inch design storm.  
The drainage system would likely use catch basins, leaching pools and detention areas.  
 

The two freshwater wetlands and the golf course water hazards would remain undisturbed.  Like 
the proposed project, freshwater wetland permits would be required from the NYSDEC for any 
activity within 100 feet of designated freshwater wetlands. 
 

In conformance with SCSC Article 6, all wastewater would be treated and recharged on-site, in 
septic systems.  Each unit would generate 300 gpd of sanitary wastewater, so consumption of 
water is also assumed to be 300 gpd, or a total of 29,400 gpd for the residences.  The golf course 
clubhouse and maintenance building would consume an estimated 3,950 gpd of water, and so is 
assumed to generate the same volume as sanitary wastewater.  Thus, total wastewater generation 
would be 33,350 gpd.  Table 5-1 shows a total of 35.58 acres of fertilized landscaping.  Based on 
the golf course irrigation rate of 27.74 inches/year (see Appendix J-2), the total irrigation 
demand is 95,290 gpd, for a total water consumption of 128,840 gpd.  Note that this level of 
usage would be limited to only the summer landscape irrigation season, which is assumed to be 
mid-April to mid-September; outside of this period, total water usage would be 33,150 gpd.  All 
domestic water consumed on the site would be supplied by the SCWA; the existing golf course 
irrigation well would continue to supply irrigation water to the site. 
 

Vehicle accesses for the golf course and the residential component would be separated.  The 
existing golf course access would be maintained, off Breeze Hill Road, into the clubhouse area.  
For the residences, there would be two vehicle access points to the portion of the site north of 
Breeze Hill Road (via Mystic Lane and Frost Pond Road), and one vehicle access into the 
portion of the site south of Breeze Hill Road (via Breeze Hill Road). 
 

The residential units would be individually owned, while, like the proposed project, Alternative 5 
would include a HOA to maintain the golf course, the common areas, the internal roadways and 
roadside lighting, and the drainage system, thereby relieving the Town of these responsibilities 
and expense.   
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5.6 Alternative 6: Attached Cluster Subdivision with Redesigned Golf Course, Layout B 
 

This alternative would retain the golf course, with re-development with a cluster subdivision plan 
over the entire property (assumed to be 151.08 acres, as the Makamah Road access would be 
included in this scenario), and under the existing R-40 zoning.  Such an assumption produces a 
98 units, and would retain the existing golf course operations; the golf course tees, greens, 
fairways, rough and outbuildings would be retained, though minor adjustments to some of the tee 
box locations and fairway widths would be necessary to provide greater preservation of existing 
slopes and natural areas, distribute the units toward previously-disturbed areas, and provide an 
increased separation from sensitive environmental areas per NYSDEC recommendations  There 
would be no need for Parkland dedication as the golf course would remain.  Landscape 
maintenance would be conducted under the jurisdiction of the HOA, and so would be subject to 
restrictions.   
 

For calculation purposes, each of the residential units is assumed to have a patio of 300 SF, a 10-
foot wide driveway (50 feet in length, matching the building setback of the R-40 zone), and a 2-
1/2 story, 5-bedroom house having a 3,000 SF footprint.  These values imply a total of 434 
residents, of which 148 would be school-age children.   
 
As this alternative would retain the golf course (with some minor modifications), the area subject 
to clearing and grading is expected to be less than that of the proposed project (34.03 acres vs. 
51.94 acres).   
 

Figure 2-2 (Slope Map) suggests that some grading of steep slope areas would be necessary for 
this scenario.  While no estimate of excavated soil volume is available for this alternative, it is 
expected that the volume of cut material would be comparable to proposed project.  
 

Similar to the proposed project and as required by the Town, the drainage system for Alternative 
6 would be designed to capture all runoff from the site based on the ^Town’s 9-inch design.  The 
drainage system would likely use catch basins, leaching pools, and detention areas.   
 

The two freshwater wetlands and the golf course water hazards would remain undisturbed.  Like 
the proposed project, freshwater wetland permits would be required from the NYSDEC for any 
activity within 100 feet of designated freshwater wetlands. 
 

In conformance with SCSC Article 6, all wastewater would be treated and recharged on-site, in 
septic systems.  Each unit would generate 300 gpd of sanitary wastewater, so consumption of 
water is also assumed to be 300 gpd, or a total of 29,400 gpd for the residences.  The golf course 
clubhouse and maintenance building would consume an estimated 3,950 gpd of water, and so is 
assumed to generate the same volume as sanitary wastewater.  Thus, total wastewater generation 
would be 33,350 gpd.  Table 5-1 shows a total of 46.17 acres of fertilized landscaping.  Based on 
the golf course irrigation rate of 27.74 inches/year (see Appendix J-2), the total irrigation 
demand is 73,433 gpd, for a total water consumption of 106,583 gpd.  Note that this level of 
usage would be limited to only the summer landscape irrigation season, which is assumed to be 
mid-April to mid-September; outside of this period, total water usage would be 33,150 gpd.  All 
domestic water consumed on the site would be supplied by the SCWA; the existing golf course 
irrigation well would continue to supply irrigation water to the site. 
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Vehicle accesses for the golf course and the residential component would be separated.  The 
existing golf course access would be maintained, off Breeze Hill Road, into the clubhouse area.  
For the residences, there would be two vehicle access points to the portion of the site north of 
Breeze Hill Road (via Mystic Lane and Thornton Drive), and one vehicle access into the portion 
of the site south of Breeze Hill Road (via Breeze Hill Road) 
 
The residential units would be individually owned, while, like the proposed project, Alternative 6 
would include a HOA to maintain the golf course, the common areas, the internal roadways and 
roadside lighting, and the drainage system, thereby relieving the Town of these responsibilities 
and expense.    
 
 

5.7 Alternative 7: Acquisition of Subject Property’s Development Rights, Either in 

Total or Partially, by Town, County or State 

 
This alternative assumes that all of the property’s development rights are obtained by the Town 
of Huntington, by Suffolk County, or by New York State.  This alternative cannot occur unless 
there is a willing buyer and a willing seller.  In such a case, the site would remain unchanged 
from its current use and conditions; the site’s zoning would remain R-40, the site would continue 
to operate as a private golf course, and land for the Makamah Road access would not be 
obtained.  Like Alternative 1, the existing nature and extent of impacts of  this scenario, which 
are described in detail in Sections 2.0 and 3.0 of this document, would likewise remain 
unchanged.  It is noteworthy that, unlike Alternative 1, in Alternative 7 the site would have no 
re-development potential, as all of its yield would have been purchased.   
 
 

5.8 Discussion of Impacts  
 

The following sub-sections assess the impacts of Alternatives 2 through 7 for each of the impact 
categories evaluated in Sections 2.0 and 3.0, and quantified in Table 5-1, by comparing the 
relative impacts of each alternative and the proposed project. 
 

Alternative 7 is identical to Alternative 1 in that Alternative 7 would not change the use, 
operations, or physical condition of the project site; this scenario would merely remove the 
potential for the site to be re-developed in the future due to the hypothetical public purchase of 
the property’s development rights assuming there is a willing buyer and a willing seller.  As 
such, Alternatives 1 and 7 are fundamentally different from Alternatives 2 through 6; the former 
assume that no re-development occurs (so that no impacts would occur for these scenarios), 
while the latter represent changed site conditions and characteristics (so that impacts would 
occur). 
 
Topography  
In general, and like the proposed project, Alternatives 2 through 6 would result in physical 
alteration of the site’s and ground surface, from clearing and grading operations conducted prior 
to re-development.  However, the amount of land to be impacted would vary from a high of 
115.15 acres (Alternative 2) to a low of 34.3 acres (Alternative 6).  For comparison, the proposed 
project would disturb 51.94 acres.  Alternatives 1 and 7would have the least impact. 
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The only significant geological feature that may be impacted by either the proposed project or 
the alternatives are the steep slopes found within and along the golf course, throughout the site.  
The golf course consists of modified conditions and rolling terrain that has been in use as a golf 
course since 1961.  The site has been subject to extensive disturbance over time.  As seen in 
Appendix N-2, nearly the entire site was subject to disturbance in 1978.  As a result, the site is a 
product of anthropogenic disturbance and there are very few areas of natural steel slopes.  The 
steep slopes of the bluff in the Coastal Erosion Hazard Area would remain as it currently exists 
in all scenarios.  The area of steep slopes that would be subject to disturbance would vary, 
depending upon whether the golf course is retained or not.  Alternative 2 would remove the 
course and subdivide this area into lots, and so would represent the greatest potential impact to 
steep slopes.  
 
Soils 
As noted, most of the site has been disturbed as a result of the golf course use.  Surface and 
subsurface soils have also been subject to disturbance.  Alternative 1 (No Action) and 
Alternative 7 (Acquisition of Development Rights) would not change is existing soils on the site 
as the site would remain in use as a golf course.  Generally, the grading programs for the 
proposed project and Alternatives 3 through 6 would be similar in terms of location and depths 
of cut and fill activities, (as these scenarios would retain the golf course), and so the amount of 
excess soil generated would depend primarily on the acreage of grading.  Alternative 2 would 
grade the most acreage, and so would generate the greatest potential volume of excess soil.   
 
Water Resources  
As the two northwest ponds are a designated freshwater wetlands, the conceptual plans have 
been prepared to avoid potential impacts to existing freshwater wetlands so that neither the 
proposed project nor any of Alternatives 2 through 6 would impact these features.   
 
The proposed project and Alternatives 2 and 4 through 6 would substantially increase the 
consumption of groundwater to serve the site.  Alternative 2 has extensive landscaping that 
would require irrigation water.  Alternative 3 is a residential cluster with no golf course that 
would require potable water from residential use, with less irrigated area.  Alternatives , 4, 5 and 
6 have the added water use for the residential component, but assume that the existing irrigation 
well would be retained to continue to provide all landscape irrigation water for the site.  For 
those scenarios that would retain the golf course (Alternatives 4 through 6), it is assumed that a 
Golf Course Environmental Management Plan would ensure that no operation or maintenance 
activities. would cause contamination of soil or groundwater resources. 
 
Generally, the three largest factors contributing to recharge volume are acreage of impervious 
surfaces, on-site wastewater treatment, and irrigated acreage.  The results of the SONIR 
computer model for recharge volume generated indicates that the most recharge would be 
associated with the proposed project, and the least by Alternative 2.   
 
Alternatives 1 and 7 would not change existing conditions and therefore would have the least 
impact.  Alternatives 2 through 6 assume conventional sanitary systems which have a higher 
nitrogen concentration in effluent than an I/A OWTS.  This is supported by the results of the 
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SONIR computer model runs, which indicate a substantially lower nitrogen concentration in the 
site’s recharge for the proposed project than for Alternatives 2 through 6.  The proposed project 
has the lowest nitrogen concentration (1.95 mg/l) with the highest being Alternative 2 (5.63 
mg/l).  For comparison, the drinking water standard is 10 mg/l total nitrogen, and a stringent 
guideline for nitrogen in recharge is 2.5 mg/l, which applies to certain projects in the Central 
Pine Barrens (CPBJPPC, 1995). 
 
Nitrogen load is an important parameter related to water resources and groundwater protection in 
the Crab Meadow watershed.  Under existing conditions (Alternative 1; No Action and 
Alternative 7) the nitrogen load is 773.98 pounds/year.  The proposed project would increase this 
to 2,289.99 pounds/year.  Alternative 2, use under current zoning, would nearly double this to 
5,315.71 pounds/year.  Alternatives 3 through 6 would range from 3,500 to 4,000 pounds per 
year.  Reducing nitrogen load as compared to current zoning and other alternatives is an 
important factor. 
 
Air Resources 
Neither the proposed project nor any of the alternative development scenarios evaluated herein 
would include any source of air emission that would require state permitting.  All development 
scenarios will generate fugitive dust during construction, and all would be subject to dust control 
measures to minimize impacts on-site and in the surrounding area. 
 
Ecological Resources  
The data in Table 5-1 indicates that the most clearing (which indicates potential impact on 
habitat space and the flora and fauna that lies in or depends upon habitat space) would be 
associated with Alternative 2, followed by Alternative 3, Alternative 5, then the proposed 
project, followed by Alternative  4.  Alternative 6 would clear the least acreage of the site.  
Alternative 2 would require the most clearing because it would be distributed over the entirety of 
the subject site, necessitating development of an extensive internal roadway network and on-lot 
development of patios and driveways.  Additionally, Alternative 2 includes two new recharge 
basins (totaling 7.96 acres), which are not included in the drainage system design of the proposed 
project.   
 
Conversely, Alternative 6 would provide the greatest acreage of vegetated surfaces (including 
landscaping, natural vegetation, the wetlands, beach, bluff, etc.; see Table 5-1), closely followed 
by the proposed project, then by Alternates, 4, 3, 5 and 2.  Thus, Alternative 6 would provide the 
most acreage for potential future use by wildlife, closely followed by the proposed project., then 
in decreasing order by Alternatives 4, 3, 5 then 2.  Alternatives 1 and 7 would retain the exiting 
golf course in its existing condition. 
 
Land Use, Zoning and Plans  
Both the proposed project and Alternatives 4, 5 and 6 would add a new land use category to the 
site; the proposed project would add “Senior Residence” to the existing “Recreation” category, 
whereas Alternatives 4, 5 and 6 would add the “Residence” category.  Alternatives 2 and 3 
would remove “Recreation” altogether, and change the land use of the site to entirely 
“Residence.”   
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As the pattern of land uses in the vicinity is dominated by the “Residence” and “Open Space” 
categories, implementing the proposed project or Alternatives 4, 5 and 6 would not have an 
impact on this pattern from the standpoint of uses.  Re-development under Alternatives 2 or 3 
would eliminate the golf course, an open space resource, which would impact the pattern of land 
uses in the area.   
 
Like the proposed project, Alternatives 2 through 6 would result in re-development of the project 
site.  While the nature and density of that re-development would be similar to the proposed 
project for Alternatives 4, 5 and 6, Alternatives 2 and 3 would represent a different intensity of 
use as neither of these alternatives would retain the golf course. The general intensity of site uses 
and activities associated with the Alternatives may be summarized as follows:  

 
1. Alternatives 2, 3 and 5 would physically impact a greater acreage of the site, than would be the 

case for the proposed project;  
2. Alternatives 2 and 3 would remove an existing land use from the site entirely (the Indian Hills 

golf course, a recreational land use), rather than retaining and improving upon it, as in the 
proposed project and Alternatives 4, 5 and 6; 

3. Alternatives 2 through 6 would provide a significantly greater number of site residents than the 
proposed project; 

4. Alternatives 2 through 6 would produce a substantial number of school-age children (which 
would not occur under the proposed project); and 

5. Alternatives 2 through 6 involve residences that would produce residents having a full range of 
ages, whereas the proposed project would produce only senior (55 years and above) residents. 

 

In consideration of the above factors, it may be concluded that the impacts on the land use 
characteristics of the site and vicinity would be greater if Alternatives 2 through 6 were 
implemented, as compared to those expected for the propose project.  Like the proposed project, 
there would be no change in the zoning of the project site in Alternatives 2 through 6, so that the 
zoning pattern in the area would not be impacted.   
 
Unlike the proposed project and Alternatives 4, 5 and 6, Alternatives 2 and 3 would not conform 
to the Parks, Recreation & Conservation Land use of the site as recommended in the Town 
Comprehensive Plan Update.  Alternatives 2 through 6 would not address the plan’s action item 
agenda goals of providing for a range of housing types for underserved portions of the Town’s 
residents (such as senior citizens).  Finally, only Alternative 2 would not provide sustainable 
water resource infrastructure (e.g., the enhanced wastewater treatment systems of the proposed 
project and Alternatives 3 through 6).  Alternatives 1 and 7 would retain the existing golf course 
and therefore would not change the existing land use condition of the site. 
 
Community Character  
With respect to land use, like the proposed project, none of the Alternatives would be 
inconsistent with the prevailing character of the surrounding community; each of the scenarios 
evaluated here would provide low-density residential development and (except for Alternatives 2 
and 3) retain the existing golf course, a Recreational use.  These two uses match the land use 
types that dominate the area.  However, it should be noted that the existing golf course is an 
important aspect of the existing character of the community.  If the golf course were removed as 
with Alternatives 2 and 3, there would be a significant change in community character. 
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Not including impacts that would occur during construction, none of the Alternatives considered 
would result in any increases in noise or odors to a degree greater than that of the proposed 
project.  Potential sources of noise and/or odors would be expected from vehicle movements 
from either or both the residential component and the golf course, but each of these types of use 
are well-known to not cause significant noise and/or odor impacts.  The similar or greater 
amounts of internal road length, driveways and patios would tend to result in similar or greater 
amounts of lighting (to be dispersed throughout the site) than the proposed project, again with 
similar or greater impacts on the character of the site and the neighborhood.  However, each 
scenario would be subject to the review and approval of the Town, which would apply 
appropriate restrictions on light fixtures, pole height, illumination, use of shrouds, and setbacks, 
to ensure that the potential for fugitive lighting impacting the neighbors is minimized. 
 

As defined by visual appearance, general level and intensity of activity on the site, and noise, 
implementing Alternatives 2 through 6 would impact the character of the site and neighborhood 
to a similar or greater degree than would be the case for the proposed project.  Alternative 2 
would have the most impact and each of the other alternatives would have varying degrees of 
visual change.  There would be a substantially higher number of occupants on the site in all of 
these Alternatives than for the proposed project.  In addition, these scenarios would generate a 
substantial number of school-age children.  The Alternatives would generate similar or greater 
numbers of vehicle trips than the proposed project, so that there would be similar or greater 
impacts to community character from traffic-generation than the proposed project.  It is noted 
that the proposed project groups development into three separate areas so as not to burden any 
one location, road or existing neighborhood.  Other alternatives spread development across the 
site to a greater extent and therefore result in a greater change in visual character. 
 

Community Services  
Table 5-1 shows that, like the proposed project, Alternatives 2 through 6 would substantially 
increase the amount of taxes generated by the site as compared to its existing condition; each 
scenario would also substantially increase its allocation of taxes to the Northport-East Northport 
UFSD.   
 

In comparison to the proposed project, Alternative 2 would generate more total and school 
district taxes, while Alternatives 4, 5 and 6 would generate the same amounts of these two 
figures, and Alternative 3 would generate less total and school district taxes. 
 

Being a senior residential development, the 98 residences in the proposed project would generate 
no school-age children.  In contrast, the 98 residences of Alternatives 2 through 6 would generate 
an estimated  148 school-age residents, who would attend local schools.  These would represent 
an increased enrollment in the district with the potential for impacts. 
 

Such an enrollment increase would have an adverse effect on district expenditures, by requiring 
the district to expend an additional $2.7 million annually.  While district tax allocations would be 
increased by the project (see above), that increased allocation would not be large enough to fully 
offset the increased expenditures necessitated.  Conservatively assuming that all such residents 
would attend the Northport-East Northport UFSD, district expenditures would be increased by 
roughly $2.7 million annually, but school taxes would be increased by $1.0 to $1.2 million per 
year.   
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Specifically, each of Alternatives 2 through 6 would result in a shortfall in school taxes versus 
school expenditures: Alternative 2 would result in the lowest shortfall ($1.52 million annually), 
with Alternatives 4, 5 and 6 causing a shortfall of $1.58 million per year, and Alternative 3 
having the greatest shortfall,($1.68 million pe year).  This shortfall in tax allocation could require 
the district to increase its tax rate, cut expenditures, or a combination of both.   
 

Such adverse impacts on school district fiscal conditions would not occur for the proposed 
project, as this scenario would not generate potential school children, there would be no 
increased enrollment for the Northport-East Northport UFSD, no increased expenditures, and no 
shortfall in school district tax allocations.  In fact, the proposed project represents a significant  
fiscal benefit to the district, as all school taxes allocated would be available to the Northport-East 
Northport UFSD. 
 

For the proposed project and Alternatives 2 through 6, the site would continue to warrant 
oversight on the part of the SCPD and the Northport Fire Department.  It should be noted that the 
nature of the oversight and the potential need of emergency response would be changed by these 
scenarios, as a result of the presence of residents.  Each of these services would receive 
substantial increases in site-generated tax allocations, to offset at least portions of any increased 
expenditures necessitated; however, the proposed project is expected to result in well under half 
the residential population as compared with Alternatives 2 through 6. 
 

As the golf course operation would continue for the proposed project and Alternatives 4, 5 and 6, 
use of the on-site well to provide irrigation water would not change (Alternatives 2 and 3 would 
close and abandon the irrigation well).  As the acreages of irrigated landscaping are assumed to 
vary from 46± acres (Alternative 6) to 23± acres (Alternative 2), the volume of groundwater used 
would vary accordingly.  In comparison, the proposed project would irrigate 32.52 acres. 
 

The SCWA would provide all water for domestic consumption.  The residences in the proposed 
project and Alternatives 2 through 6 would consume the same amount of water, 29,400 gpd.  An 
additional consumer of domestic water is the golf course clubhouse and maintenance building, if 
retained (the proposed project and Alternatives 4, 5 and 6, at 3,950 gpd), or the golf course 
clubhouse retained for a community clubhouse (Alternatives 2 and 3, at 3,750 gpd).   
 

The substantially larger number of site residents in Alternatives 2 through 6 would generate a 
substantially larger amount of solid waste than the proposed project, with a correspondingly 
greater impact on the solid waste removal and disposal services and facilities of the Town.   
 

With regard to impacts associated with potential usage of public parks and local recreation 
facilities, the nature of Alternatives 2 and 3 are such that residents of these scenarios would be 
somewhat more likely to use such sites than those of the proposed project or Alternatives 4, 5 
and 6 (which are designed around a golf course readily available to the site’s residents).   
 

Alternative 2 would include roads that would be offered for dedication to the Town for 
maintenance, whereas those of the proposed project and Alternatives 3, 4, 5 and 6 would remain 
in private ownership, to be maintained privately.  As a result, Alternative 2 would result in a 
greater adverse impact on the road maintenance services of the Town, by incrementally 
increasing the amount of roadway that would be maintained.   
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The proposed project and Alternatives 2 through 6 will increase the demand for and consumption 
of energy, particularly electricity, on the site.  In comparison to the increased usage of the 
proposed project, it is expected that the increases of Alternatives 2 through 6 would be similar to 
that of the proposed project, as each scenario includes 98 residences and either the golf course 
(Alternatives 4, 5 and 6), or the golf course clubhouse retained as a community clubhouse 
(Alternatives 2 and 3).   
 
Upon consideration of the above-noted impacts, it is expected that Alternatives 2 through 6 
would demand more community services than the proposed project, particularly in relation to 
school services.   
 
Transportation 
In comparison to the proposed project, Alternatives  4, 5 and 6 would generate fewer vehicle 
trips during the weekday AM peak hour, nearly the same number of trips during the weekday 
PM peak hour, and more trips during the Saturday midday peak hour. 
 
Generally, each of these scenarios will increase the trip generation of the site.  The sizes of 
increases would vary due to the difference in the type of residence assumed and whether the golf 
course is retained or not.  The proposed project would generate the most trips during the 
weekday AM and PM peak hours, but Alternatives 4, 5 and 6 would generate the most trips in 
the Saturday Midday peak hour.  Alternative 2 would generate fewer trips than for all peak hours 
evaluated, and Alternative 3 would generate the fewest numbers of peak hour trips.  
Additionally, the directional distributions of the trips generated by the scenarios would be similar 
to those of the proposed project because each of these scenarios assume new accesses onto 
Mystic Lane and either Thornton Drive or Frost Pond Road, and Breeze Hill Road.  In 
consideration of these two factors, it would be expected that a similar potential for impacts on 
local roadways and intersections would occur.   
 
The proposed project was analyzed in a TIS and its impacts were found to not be significant.  
Therefore, it is expected that the potential impacts of Alternatives 2 through 6 would not differ 
substantially from those of the proposed project. 
 
Human Health 
Evaluations of the site’s soil and water resources indicate that there remain no issues of impact 
on the site.  Further, neither the proposed project nor any of the alternative development 
scenarios would include any activities that could introduce such impact to the site.  As a result, 
none of the development scenarios examined herein would impact human health from exposure 
to new or existing sources of contaminants. 
 
Cultural Resources  
Investigation for the proposed project has determined that the property has no known or 
suspected cultural resources (whether prehistoric or historic; see Section 3.6); as a result, no 
impacts to such resources could occur.  Thus, there would be no difference in the potential 
impact on cultural resources between Alternatives 2 through 6 and the proposed project. 
 





The Preserve at Indian Hills 
Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 
 

 

 
 
 
 
 
 
 
 
 
 

SECTION 6.0 
 

REFERENCES













The Preserve at Indian Hills 
Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 
 

 

 
 
 
 
 
 
 
 
 
 
 
 

FIGURES

























Draft EIS

The Preserve at
Indian Hills
Northport

Residential

Residential

Residential

Residential

Residential

FIGURE 3-1
LAND USE MAP

ÜScale:  1 inch = 550 feet
Source:  NYS Orthophotos, 2016

Residential

Preserve

Suffolk
County

Residential



MAKAMAH

UNNAMED WATER

FR
ESH POND

CR
AB

 M
EA

DO
W

BREEZE HILL SENNE BR
OO

KF
IEL

D

FR
ESH

WI
ND

Y

RT 25A

MYSTIC

WOODMERE

WATERVIEW
WI

LL
IAM

SB
UR

G

FORT SALONGA

PRIVATE

COUSINS

SR 25A
BRUCE

LONG ISLAND
WA

YN
E

GLENVIEW

TALMADGE

OA
KM

ER
E

LISTER

LINDA

RT 25A

SR 25A

Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan,
Esri Japan, METI, Esri China (Hong Kong), Esri Korea, Esri (Thailand),
NGCC, © OpenStreetMap contributors, and the GIS User Community

Draft EIS

The Preserve at
Indian Hills
Northport

Legend
Project Site

Huntington Zoning
Smithtown
C1
C6
R5
R10
R20
R40
R80

FIGURE 3-2
ZONING MAP

ÜScale:  1 inch = 1,000 feet

Source:  Huntington Zoning, retrieved Oct 2016,
              http://geo.huntingtonny.gov/helix/ 



Draft EIS

The Preserve at 
Indian Hills
Northport

FIGURE 3-3
GENERALIZED FUTURE 

LAND USE MAP

ÜScale:  1 inch = 3,000 feet

Source:  ESRI Web Mapping Service; Horizons 
2020: Huntington Comprehensive Plan Update

Indian
Hills
Golf 
Course











The Preserve at Indian Hills 
Draft Environmental Impact Statement 

Subdivision/Site Plan Application, Fort Salonga 
 

 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDICES 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


	Figures-all.pdf
	Fig1-1_OverallLocation
	Fig1-2_aerial
	Fig1-3_ParcelData
	Fig2-1_topo
	Fig2-2_Slope Map
	Fig2-3_soil
	Fig2-4_NYSDEC_wetlands
	Fig2-5_WaterSedimentSample
	Fig2-6_WaterTable
	Fig2-7_FEMA_withCEA
	Fig2-8 Habitat Map
	Fig3-1_landuse
	Fig3-2_Zoning
	Fig3-3_GeneralizedFutureLandUse
	Fig3-4_CommunityServiceSchools
	Fig3-5_CommunityServiceSafety
	Fig3-6_WaterSupply
	Fig3-7_CulturalResources

	Section 3_2019-07-22.pdf
	Land Use
	Zoning
	Zoning AND DEVELOPMENT STANDARDS Compliance Table

	Visual Character
	The ambient noise environment is characteristic of the surrounding land uses, including area roadways such as Breeze Hill and Fresh Pond Roads.  The closest receptors include residential properties west, east and south of the subject property.  It is ...
	Schools
	Police Protection
	Fire Protection
	Solid Waste Disposal
	Energy Services
	Table 3-4
	Table 3-5
	PROJECTED FISCAL IMPACT ON SUFFOLK COUNTY
	Table 3-6
	PROJECTED FISCAL IMPACT ON TOWN OF HUNTINGTON



	3.4.3 Proposed Mitigation
	3.6 Cultural and Historic Resources


	Executive Summary_2019-07-22.pdf
	SECTION 1.0
	SECTION 1.0

	DEISContents_2019-07-03.pdf
	A Agreement and Release dated April 14, 2003 between the: Town of Huntington, IHCC, Inc.; and, the Fort Salonga Property Owners Association, Inc.
	A Agreement and Release dated April 14, 2003 between the: Town of Huntington, IHCC, Inc.; and, the Fort Salonga Property Owners Association, Inc.
	A Agreement and Release dated April 14, 2003 between the: Town of Huntington, IHCC, Inc.; and, the Fort Salonga Property Owners Association, Inc.
	A Agreement and Release dated April 14, 2003 between the: Town of Huntington, IHCC, Inc.; and, the Fort Salonga Property Owners Association, Inc.
	B Project Plans; The Preserve at Indian Hills; Nelson & Pope (Note: Not to scale-reduced to 11x17)
	B Project Plans; The Preserve at Indian Hills; Nelson & Pope (Note: Not to scale-reduced to 11x17)
	D SEQRA Documents
	D SEQRA Documents
	D-1 Part I Environmental Assessment Form (EAF); June 14, 2018
	D-1 Part I Environmental Assessment Form (EAF); June 14, 2018
	J Water Resource Information
	J Water Resource Information
	Tables
	Tables
	3-2 Tax Revenues, 2018-19 Tax Year       3-29
	3-2 Tax Revenues, 2018-19 Tax Year       3-29
	Figures
	Figures



