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PURPOSE OF REPORT 

Nelson & Pope conducted a Traffic Impact Study in 2016 to investigate the potential traffic 

impacts associated with the proposed construction of 116 apartment units, 1,508 SF of retail 

space and two restaurants containing a total of 535 seats on the southwest corner of East Main 

Street and McDermott Avenue in the Town of Riverhead, New York. This study is a revision to 

the 2016 Traffic Study to incorporate comments from the Town of Riverhead Planning 

department SEQRA Staff Report dated April 17, 2017. The site is located in the DC-1 district 

associated with downtown Main Street, Riverhead.  Access to the site will be provided via 

McDermott Avenue.  

The revised report summarizes the results of a detailed investigation of the traffic impacts of the 

proposed project by reviewing the area’s existing roadway characteristics and traffic conditions, 

estimating the vehicular volume and pattern that the development will generate during peak 

hours, and analyzing the effect of the additional volume on the surrounding roadway network.  

Figures 1 and 2 show the study area map and site location map respectively. 
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SITE LOCATION

 

Figure 1:  Area Map 

 



221 East Main Street 

 

- 3 - 
 

 

 

 

NELSON & POPE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SOURCE: USGS RIVERHEAD 1991 

 

Figure 2:  Location Map 
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STUDY METHODOLOGY 

The study assesses the traffic and parking impacts associated with the proposed project and 

identifies mitigation measures if necessary. In executing the scope of work, the following steps 

were undertaken: 

1. A detailed field inspection was conducted to obtain an inventory of existing roadway 

geometry, location/geometry of existing driveways and intersections along with signing and 

pavement markings.     

2. In 2016 the Town of Riverhead Planning Department requested that any traffic data 

collection for the project should take into account events in the Town.  In consultation with 

the Town, turning movement counts were conducted at the intersections of East Main Street 

at Peconic Avenue, East Main Street and Roanoke Avenue and East Main Street at 

McDermott Avenue/Maple Avenue during the weekday AM (7-9AM), PM (4-6PM) and 

Saturday midday (10AM-2PM) peak periods on the following days: 

o Wednesday May 31th, 2016 from 7-9AM and 4-6PM to cover a typical weekday 

o Saturday August 20th, 2016 from 10 AM -2PM to cover the Polish Town Fair event 

(Special events in Riverhead). 

o Saturday August 27th, 2016 from 10AM -2PM to cover a typical Summer Saturday. 

 

• In order to respond to the Town of Riverhead Planning Department’s comment on the 2016 

Traffic Study regarding weekday turning movement counts collected when schools were not 

in session, additional turning movement counts have been collected at the intersections listed 

above on Wednesday May 31, 2017 during the weekday AM (7-9AM) and PM (4-6PM) peak 

hours. 

• The turning movement counts collected in 2017 during the weekday and the 2016 Saturday 

data were tabulated and utilized to revise the 2016 Traffic Study to account for weekday 

traffic impacts when schools are in session. 

• An annual growth factor, obtained from the LITP 2000 study, was applied to the existing 

volumes to estimate the increase in background traffic that would occur in 2019 Build Year 

(Ambient Traffic Volumes). 
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• The Town of Riverhead Planning Department was contacted to obtain information on other 

planned developments that may impact traffic flow in the study area. 

• Traffic volumes from the other planned projects in the study area were added to the Ambient 

Traffic Volumes to generate the 2019 No Build Volumes. 

• Estimates of traffic that would be generated by the proposed project were prepared utilizing 

trip generation data published by the Institute of Transportation Engineers (ITE) publication, 

Trip Generation, Ninth 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 2019 Build Condition volumes for the proposed development were developed by adding 

the site generated traffic volumes to the 2019 No Build Condition volumes.  

 

• Capacity analyses were performed at the study intersections identified above 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 2019 No Build Condition and 2019 Build Condition were 

compared to identify any significant traffic impact associated with the proposed project. 
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EXISTING CONDITION 

Land Use 

The site is located on the southwest corner of East Main Street and McDermott Avenue, Town of 

Riverhead, Suffolk County, New York. The site is located in the DC-1 district associated with 

downtown Main Street.  

Roadway Conditions 

Main Street (NYS 25) is an east/west NYSDOT roadway within the study area and runs through 

the downtown area of the Town of Riverhead. Within the Study area, Main Street provides one 

lane per travel direction.  The posted speed limit on Main Street is 30 MPH within the Riverhead 

downtown area.  Sidewalks equipped with planters and decorative street lighting are provided on 

both sides of Main Street in the Downtown area.  Pedestrian crossings are painted across Main 

Street and supplemented with pedestrian crossing signs.  Midblock crossings are located in front 

of the Suffolk Theater south of East Avenue and in front of Town Hall north of Howell Avenue.   

 

Table 1 summarizes the lane configurations and traffic controls at the study intersections. 

Table 1:  Intersection Geometry 

 

Intersection Approach 
Lane 

Designation* 
Traffic Control 

West Main Street at  

Peconic Avenue 

EB 

WB 

NB 

T-R 

L-T 

L-R 

Traffic Signal 

West Main Street at  

Roanoke Avenue 

EB 

WB 

SB 

L-T 

L-TR 

R 

Traffic Signal 

East Main Street at  

McDermott Avenue/Maple Avenue 

EB 

WB 

NB 

SB 

LTR 

LTR 

LTR 

LTR 

Traffic Signal 

Peconic Avenue at 

Parking Lot Access 

WB 

NB 

SB 

LR 

TR 

L-T 

Stop Control WB 

* L = Left turn lane; T = through lane; R = Right turn lane 
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Traffic Volume Data 

Turning movement counts were collected at the study intersections on Friday, August 19, 2016 

during the weekday AM (7:00-9:00 AM) and PM (4:00-6:00 PM) peak period and on Saturday, 

August 20st and 27th, 2016 during the Saturday midday peak period (10:00 AM – 2:00 PM). 

Additional weekday counts were conducted on Wednesday May 31th 2017 during the weekday 

AM (7-9AM) and PM(4-6PM) peak hours. The Saturday data collected on August 20th, during 

the Polish Town Fair was slightly higher than the data collect on Saturday August 27th. The 

weekday counts collected on Wednesday May 31st 2017 is higher than the counts conducted on 

Friday, August 19, 2016. To perform a conservative analysis, the data collected on May 31st and 

August 20th was utilized for the weekday and weekend traffic analyses respectively.  

Seasonal adjustment factors of 1.072 and 1.210 were obtained from the 2016 NYSDOT Traffic 

Data Report for the weekday and weekend counts respectively during the months of May and 

August.  These seasonal adjustment factors were developed from NYSDOT continuous data 

collected for a three-year period.  Applying the weekday and weekend normalization factors will 

decrease the existing traffic volumes; therefore, the weekday and weekend counts were not 

normalized in order to perform a more conservative analysis.   The existing peak hour volumes 

are shown on Figures 3, 4 and 5 and detailed data are contained in Appendix A. 

 



221 East Main Street 

 

- 8 - 
 

 

 

 

NELSON & POPE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

423

2

R
O

A
N

O
K

E
 A

V
E

.

1
2

2

5
5

P
E

C
O

N
IC

 A
V

E
.

175

4
6

7 18

M
C

D
E

R
M

O
TT

 A
V

E
.

370

296

4

O
S

TR
A

N
D

E
R

 A
V

E
.

186

27

5
9

8

9

296

25

NY STATE RT. 25

18

2

M
A

P
LE

 A
V

E
.

147

75

2

12

216

312
3

409

U
N

IO
N

 A
V

E
.

1
5

31

5
0

1

 
 

Figure 3: 2016 Existing AM Traffic Volumes 
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Figure 4: 2016 Existing PM Traffic Volumes 
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Figure 5: 2016 Existing SAT Traffic Volumes 
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LEVEL OF SERVICE DESCRIPTION 

 

While traffic volumes provide an important measure of activity on the adjacent roadway network, 

evaluating how well that network accommodates those volumes is also important. Therefore, a 

comparison of peak hour traffic volumes with available roadway capacity is prepared. Capacity, 

by definition, represents the maximum number of vehicles that can be accommodated given the 

constraints of roadway geometry, traffic characteristics and controls. Intersections primarily 

control capacity in roadway networks, since conflicts exist at these points between through, 

crossing and turning traffic. Because of these conflicts, congestion is most likely to occur at 

intersections. Therefore, intersections are studied most often when determining the quality of 

traffic flow.  

In order to identify the operational characteristics of the study intersections, LOS and capacity 

analyses and arterial network analyses for the study intersections were performed using 

SYNCHRO Version 9 Software. SYNCHRO, in conjunction with SimTraffic, is a software 

package that allows for an interactive analysis of a single intersection or a network of 

intersections and can also be used for modeling and optimizing traffic signal timings. The 

SimTraffic component provides simulations of operations with animation features. SYNCHRO 

implements the Intersection Capacity Utilization (ICU) 2003 method for determining intersection 

capacity. This method compares the current volume to the intersections ultimate capacity. 

SYNCHRO also implements the methods of the 2010 Highway Capacity Manual (HCM) for 

urban streets, signalized intersections, and unsignalized intersections for determining intersection 

capacity analyses.  The HCM contains procedures and methodologies for estimating capacity and 

determining LOS for many transportation facilities and modes including signalized and 

unsignalized intersections.  

An intersection’s LOS (LOS) describes its quality of traffic flow. It ranges in grade from LOS 

“A” (relatively congestion-free) to LOS “F” (very congested). The LOS definition, as well as the 

threshold values for each level, varies according to whether the intersection is controlled by a 

signal or a stop sign. A brief description is given here and a more detailed definition is found in 

Appendix D. 
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The capacity of a signalized intersection is evaluated in terms of the ratio of demand flow rate to 

capacity (V/C ratio). The capacity for each approach represents the maximum rate of flow (for 

the subject approach) which may pass through the intersection under prevailing traffic, roadway 

and signal conditions. The LOS of a signalized intersection is evaluated on the basis of average 

control-delay measured in seconds per vehicle (sec/veh). The control-delay is calculated using an 

equation that combines the stopped-delay with the vehicle acceleration/deceleration delay that is 

caused by the signalized intersection. At the signalized intersections, factors that affect the 

various approach capacities include width of approach, number of lanes, signal “green time”, 

turning percentages, truck volumes, etc. However, delay cannot be related to capacity in a simple 

one-to-one fashion. For example, it is possible to have delays in the LOS “F” range without 

exceeding roadway capacity. Substantial delays can exist without exceeding capacity if one or 

more of the following conditions exist: long signal cycle length; a particular traffic movement 

experience a long red time; or progressive movements for a particular lane is poor. 

The flow at a two-way stop-controlled (TWSC) intersection is gauged in terms of LOS and 

capacity.  The capacity of a stop-controlled leg is based on the distribution of gaps in the major 

street traffic, driver judgment in selecting a gap, and the follow-up time required by each driver 

in a queue.  The LOS for a TWSC intersection is determined by the control-delay, and is defined 

for each movement rather than for the overall intersection.  As with signalized intersections, HCS 

quantifies only the average control-delay, which is a function of the approach and the degree of 

saturation for any particular minor movement. 
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EXISTING CONDITION  

The peak hour traffic volumes depicted in Figures 3 were used to determine the existing capacity 

and LOS of the study intersections. Table 2 contains the LOS summary for the Existing 

Condition calculated through the Synchro software described previously. The detailed analysis 

worksheets are in Appendix E.   

 

Table 2: Existing Condition LOS Summary – Signalized 
 

   

AM Peak PM Peak 
Saturday 

Peak 

Signalized Intersections Approach Movt. Delay LOS Delay LOS Delay LOS 

East/West Main Street at EB T 44.7 D 46.1 D 70.1 E 

Peconic Avenue 
 

R 24.0 C 22.4 C 21.2 C 

 
WB L 7.8 A 11.2 B 19.1 B 

  
T 2.6 A 3.0 A 2.7 A 

 
NB L 95.2 F 87.7 F 94.9 F 

  
R 34.6 C 29.3 C 27.7 C 

Intersection 31.2 C 28.2 C 37.7 D 

East/West Main Street at EB L 22.3 C 27.7 C 37.5 D 

Roanoke Avenue 
 

T 3.5 A 2.8 A 2.7 A 

 
WB TR 41.2 D 44.0 D 40.4 D 

 
SB R 37.7 D 44.6 D 46.5 D 

Intersection 22.8 C 29.0 C 25.4 C 

East/West Main Street at EB LTR 2.8 A 3.4 A 3.9 A 

Maple/McDermott Avenue WB LTR 2.8 A 4.6 A 3.8 A 

 
NB LTR 17.1 B 19.7 B 22.0 C 

 
SB LTR 31.5 C 38.9 D 33.8 C 

Intersection 4.6 A 7.5 A 7.2 A 

 

Table 3: Existing Condition LOS Summary – Unsignalized 
 

   

AM Peak PM Peak 
Saturday 

Peak 

Unsignalized Intersections Approach Movt. Delay LOS Delay LOS Delay LOS 

Peconic Avenue at WB L 15.8 C 17.0 C 16.6 C 

Parking Lot Access 
 

R 13.5 B 14.2 B 14.0 B 

 

SB LT 9.1 A 9.4 A 9.5 A 
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Main Street at Peconic Avenue/Roanoke Avenue 

The intersections of West Main Street at Peconic Avenue and East Main Street at Roanoke 

Avenue are approximately 55 feet apart as measured between stop lines. The distance between 

the two intersections provides one westbound through lane, one westbound left turn lane and a 

22-foot wide eastbound lane that currently operates as a separate eastbound left turn lane and an 

eastbound through lane. These two left turn lanes provide storage for two cars each. These two 

intersections are controlled by two traffic signals operating under the same controller. 

Under the Existing Condition, the eastbound West Main Street through movement at Peconic 

Avenue operate at LOS D, D and E during the weekday AM, PM and Saturday midday peak hour 

respectively. The northbound Peconic Avenue left turn movement operate at LOS F during the 

weekday AM, PM and Saturday midday peak hours. The rest of the traffic movements at the 

intersection operates at LOS C or better during the weekday AM, PM and Saturday midday peak 

hours. All the traffic movements at the intersection of East Main Street and Roanoke Avenue 

operate at LOS D or better. Overall, the intersection of West Main Street at Peconic Avenue 

operates at LOS C, C and D during the weekday AM, PM and Saturday midday peak hours 

respectively and the intersection of East Main Street at Roanoke Avenue operates at overall LOS 

C during the weekday AM, PM and Saturday midday peak hours.  

East Main Street at McDermott Avenue/Maple Avenue 

The northbound McDermott Avenue leg and southbound Maple Avenue leg at this intersection 

are slightly offset from each other (approximately 20 feet) with each approach providing one lane 

for all traffic movements. The intersection is controlled by a two-phase traffic signal. 

Under the Existing Condition, all the approach movements to this intersection operate at LOS D 

or better during both the weekday AM, PM and Saturday midday peak hours. Overall, the 

intersection of East Main Street at McDermott Ave/Maple Avenue operates at LOS A during the 

weekday AM, PM and Saturday midday peak hours. 
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Peconic Avenue at Parking Lot Access 

The parking lot access intersects Peconic Avenue to form the Stop Controlled leg of a T-

intersection. Peconic Avenue provides one lane per travel direction with a two-way left turn lane. 

The westbound parking lot access provides one left turn lane and one right turn lane. 

Under the Existing Condition, the southbound Peconic Avenue approach operates at LOS A.  

The westbound Parking lot access left turn movement operates at LOS C during the weekday 

AM, PM and Saturday midday peak hours. The westbound right turn movement operates at LOS 

B during the weekday AM, PM and Saturday midday peak hours.   
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NO BUILD CONDITION 

The No Build Condition represents traffic conditions expected at the study intersections in the 

future year 2019 without the construction of the proposed project. The No Build Condition traffic 

volumes are estimated based on two factors as follows:  

• Increases in traffic due to general population growth and developments outside of the 

immediate project area. This traffic increase is referred to as ambient growth.  

• Other planned projects located near the project site that may affect traffic levels and 

patterns at the study intersections in this report. 

Traffic Growth 

A 1.9% annual growth factor was obtained from the New York State Department of 

Transportation (NYSDOT) Long Island Transportation Plan 2000 Study (LITP2000) for the 

Town of Riverhead. The existing traffic volumes were increased by 1.9% growth per year to 

project volumes to the year 2019 (2019 Base Volumes).   

Other Planned Projects 

“Other Planned Projects” is a term that refers to developments located near the project site that 

are currently under construction or in the planning stages.  Traffic generated by these projects 

may significantly influence the operations of the study intersections and would not be represented 

in the field data collected.  The Town of Riverhead was contacted to obtain information on any 

planned projects in the area.  The following projects were provided to us by the Town of 

Riverhead for consideration:  

Pending Approval: 

• Riverhead Plaza- SCTM No. 0600-104-2-19, the removal of approximately 71,343 sq. 

ft. of existing building and the construction of two pad site restaurants and a movie 

theater at an existing shopping center on Old Country Rd. between Ostrander Ave. and 

Oliver St. Approximately 59,240 sq. ft. of building area will be added, including a 50,340 

sq. ft., 1,246 seat movie theater with 10 auditoriums and a snack bar, a 6,300 sq. ft., 250 

seat restaurant, and a 2,600 sq. ft., 125 seat restaurant with drive-through. A portion of 

the existing building with part of the former Wal-Mart store and two other businesses will 

be demolished to make way for the movie theater. The two proposed restaurants will be 
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located in the parking area at the front of the site to the west of the main entrance from 

Old Country Rd. 

• 428 East Main Street, 20-unit hotel and a 201-seat restaurant to be located on the 

northwest corner of East Main Street and Ostrander Avenue. 

• 203-2013 East Main Street, 170 apartment units and 3800 SF commercial space. 

• Suffolk County Historical Society, SCTM No. 0600-128-3-46, construction of an 

approximately 725 sq. ft. addition for handicapped accessibility.  

• J. Petrocelli Development Associates, SCTM No. 0600-129-5-3.3, construction of a 30-

stall parking lot. 

• Viva L’ Arte, SCTM No. 0600-128-6-58.1, construction of a two-story art gallery 

building on East Main St. with office mezzanine and apartment mezzanine (1,779 sq. ft. 

first floor and 1,805 sq. ft. second floor and 428 sq. ft. for each mezzanine for a total of 

4,440 sq. ft.).  

• Farm Country Kitchen, SCTM Nos. 0600-124-04-32 & 33 and 0600-124-03-26, for 

conversion of an existing take-out food service on West Main St. to a 69-seat restaurant 

and the construction of an off-site parking lot on Raynor Ave. with 27 stalls. 

• Thea Cohen Residences, SCTM No. 0600-127-7-24.1, the conversion of a storage 

building into a single-family residence on a property with two existing residences. 

• Emanon Center, SCTM No. 0600-124-04-9 & 10, demolition of existing structures and 

construction of one building 3,240 sq. ft. for a convenience store and a two-story building 

with 1,950 sq. ft. of office and 2,497.5 sq. ft. of retail.  

• Development in Southampton: Development in Southampton in the Riverside Area 

(please contact the Town of Southampton)-Large scale redevelopment is planned. 

Recently approved: 

• 715-725 Roanoke Ave., SCTM No. 0600-126-02-8, an additional medical office building 

in addition to two existing medical buildings. The building will be two-stories of 2,475 

sq. ft. each with an unfinished basement.  

• Peconic Crossing- SCTM No. 600-128-3-68.2, to demolish an existing building (Long 

Island Science Center) and construct a new five-story residential building with 45 

residential apartment units, 34-parking stalls, and an art gallery/studio.  
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• 206 Raynor Ave., SCTM#0600-124-02-9, preliminary approval to construct a 

commercial building with a footprint of 1,056 sq. ft. and a lower level of 629 sq. ft. 

(Three use scenarios approved-either all industrial/manufacturing, first floor office and 

lower level storage, or all warehouse/storage use.)  

• Fedun Warehouse, SCTM#0600-128-1-13.1, a 5000 SF warehouse at 427 Lincoln St., 

Riverhead. 

 

It has been our experience that the annual growth factors typically exceed the actual increase in 

the ambient growth volumes. Therefore, from the review of the planned projects, it is our 

professional opinion that traffic from these other planned projects should already be accounted 

for in the 1.9% annual growth factor (5.7% over a 3-year period) applied to the existing traffic 

volumes. The Riverhead Plaza project is far from the proposed project and due to its size, it 

could be completed way after the construction of the proposed project and hence should not be 

included as a planned project. The same applies to the Southampton Riverside project, which has 

a build year of 2025.  However, to perform a more conservative analysis, traffic from the other 

planned projects except for the Riverhead Plaza and the Southampton Riverside projects was 

estimated from the Institute of Transportation Engineers Trip Generation Manual and added to 

the 2019 Base Volumes to develop the 2019 No Build Volumes.  The trip generation for the 

other planned developments is contained in Appendix B of the report. The No Build condition 

volumes for the weekday AM, weekday PM and Saturday midday peak hours are illustrated in 

Figures 6, 7 and 8.   
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Figure 6: 2019 No Build AM Traffic Volumes 
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Figure 7: 2019 No Build PM Traffic Volumes 
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Figure 8: 2019 No Build SAT Traffic Volumes 
 

 



221 East Main Street 

 

- 22 - 
 

 

 

 

NELSON & POPE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PROPOSED DEVELOPMENT 

Site Access 

As depicted on the site plan, access to the site will be provided via McDemott Avenue. 

 

Trip Generation 

 

In order to identify the impacts, the proposed project will 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 project were prepared utilizing data 

found under Land Use Code 220 – Apartments, Land Use Code 820-Shopping Center and Land 

Use Code 931 –Quality Restaurant within the Institute of Transportation Engineers’ publication, 

Trip Generation, Ninth Edition.  This publication sets forth trip generation data obtained by 

traffic counts conducted at sites throughout the country. 

 

We also prepared a trip generation comparison for the project which consisted of performing 

estimates for 2 scenarios. Scenario 1: 116 apartment units, 1,508 SF of retail and 535 seats of 

quality restaurant.  Scenario 2: 116 apartment units and 12,623 SF of retail.  The comparison 

revealed that Scenario 1 is anticipated to have higher trip generation and therefore is the scenario 

for which the analysis was prepared, a worst-case scenario.  The trip generation sheets are located 

in the Appendix. 

 

It should also be noted that, according to studies conducted by the Institute of Transportation 

Engineers (ITE), traffic associated with a retail and restaurant developments is not 100% newly 

generated, a significant portion of these trips will be “pass-by” traffic. It is expected that at least 

40% of the peak hour trips generated by the retail and restaurant development on the site would 

originate from traffic already using the roadway traveling to or from another destination.  No 

pass-by credit was applied to the retail portion of the project since it is only a small portion of the 

project. Pass-by credits were applied for the restaurant component of the proposed project in 

accordance with ITE guidelines. 
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The following table summarizes the trip generation estimates for the proposed project.  Appendix 

C contains the trip generation worksheets. 

 

Table 4: Trip Generation (Proposed Project) 

 

Time 

Period 
Distribution 

Apartment        

116 Units 

ITE LUC 220 

Retail 

1,508 SF 

ITE LUC 820 

Restaurant 

535 Seats 

ITE LUC 931 

Total 

Weekday AM 

Peak Hour  

Enter 12 1 8 21 

Exit 50 0 8 58 

Total 62 1 16 79 

Weekday PM 

Peak Hour 

Enter 54 3 52 109 

Exit 29 3 26 58 

Total 83 6 78 167 

Saturday 

Midday 

Peak Hour 

Enter 34 4 104 142 

Exit 34 3 73 110 

Total 68 7 177 252 
  Source: Trip Generation,9th Edition, published by ITE 

 

As can be seen from Table 4 above, the proposed project is projected to generate 79 trips (21 

entering and 58 exiting) during the weekday AM peak hour, 167 trips (109 entering and 58 

exiting) during the weekday PM peak hour and 252 trips (142 entering and 110 exiting) during 

the Saturday midday peak hour. 

Trip Distribution and Assignment 

The volume of site traffic that would travel through the study intersection during peak hours was 

distributed and assigned to each movement based on the existing roadway and travel patterns. 

The nature of the proposed land use and its associated travel patterns were considered as well. 

Figure 9 presents the trip distribution for site-generated traffic and Figures 10, 11 and 12 depict 

the site generated volumes for the weekday AM, weekday PM and Saturday midday peak hours. 

The site generated volumes were then added to the corresponding No Build Condition volumes 

resulting in the Build Condition volumes shown in Figure 13, 14 and 15. 
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Figure 9: Site Generated Trip Distribution



221 East Main Street 

 

- 25 - 
 

 

 

 

NELSON & POPE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(20)

M
A

P
LE

 A
V

E
.

(17)

P
E

C
O

N
IC

 A
V

E
.

U
N

IO
N

 A
V

E
.

(3)

M
C

D
E

R
M

O
TT A

V
E

.

(9)

1

1

6

(12)

SITE

3

7
O

S
TR

A
N

D
E

R
 A

V
E

.

7

NY STATE RT. 25

6

R
O

A
N

O
K

E
 A

V
E

.

(3)

(17)

4

(20)

 
 

 

Figure 10: Site Generated AM Traffic Volumes 
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Figure 11: Site Generated PM Traffic Volumes 
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Figure 12: Site Generated SAT Traffic Volumes 
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Figure 13: 2019 Build AM Traffic Volumes 
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Figure 14: 2019 Build PM Traffic Volumes 
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Figure 15: 2019 Build SAT Traffic Volumes 
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TRAFFIC IMPACT ANALYSIS 

As stated previously, the intersection capacity and level-of-service (LOS) analyses were based on 

the procedures and guidelines presented in the Highway Capacity Manual (2010), published by 

the Transportation Research Board. The Synchro Version 9 software was used to analyze the 

study intersections and provide a LOS measurement of the intersection operations. The six 

classes of LOS, ranging from LOS A (excellent) to F (worst), are defined in Appendix D. 

The following tables illustrate the LOS summaries for the study intersections.  

Table 5: Level of Summary – AM Signalized 
 

   

No Build Build 

Signalized Intersections Approach Movt. Delay LOS Delay LOS 

East/West Main Street at EB T 49.3 D 54.6 D 

Peconic Avenue 
 

R 27.3 C 27.3 C 

 
WB L 16.7 B 18.7 B 

  
T 2.7 A 2.7 A 

 
NB L 96.8 F 94.5 F 

  
R 32.2 C 31.9 C 

Intersection 32.6 C 33.2 C 

East/West Main Street at EB L 22.9 C 23.0 C 

Roanoke Avenue 
 

T 3.7 A 3.8 A 

 
WB TR 47.5 D 48.4 D 

 
SB R 34.5 C 34.3 C 

Intersection 24.7 C 25.2 C 

East/West Main Street at EB LTR 5.1 A 6.6 A 

Maple/McDermott Avenue WB LTR 5.1 A 6.6 A 

 
NB LTR 31.2 C 40.4 D 

 
SB LTR 30.6 C 28.0 C 

Intersection 8.7 A 12.0 B 
  Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
 

Table 6: Level of Summary – AM Unsignalized 

 

   

No Build Build 

Unsignalized Intersections Approach Movt. Delay LOS Delay LOS 

Peconic Avenue at WB L 18.2 C 19.1 C 

Parking Lot Access 
 

R 14.2 B 14.3 B 

 

SB LT 9.4 A 9.4 A 

    Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Table 7: Level of Summary – PM Signalized 
 

   

No Build Build Build Mod. 

Signalized Intersections Approach Movt. Delay LOS Delay LOS Delay LOS 

East/West Main Street @ EB T 55.9 E 66.7 E 

  Peconic Avenue 
 

R 24.3 C 24.9 C 
  

 
WB L 25.6 C 34.6 C 

  

  
T 3.3 A 3.2 A 

  

 
NB L 89.8 F 89.5 F 

  

  
R 28.1 C 27.5 C 

  
Intersection 32.6 C 36.1 C 

  
East/West Main Street @ EB L 29.1 C 30.2 C 

  Roanoke Avenue 
 

T 3.0 A 3.2 A 

  
 

WB TR 50.6 D 51.3 D 

  
 

SB R 41.4 D 41.4 D 

  Intersection 30.6 C 30.7 C 

  East/West Main Street @ EB LTR 4.8 A 6.1 A 6.6 A 

Maple/McDermott 

Avenue 
WB LTR 

7.2 A 9.9 A 10.7 B 

 
NB LTR 29.5 C 41.0 D 34.6 C 

 
SB LTR 44.9 D 42.6 D 37.1 D 

Intersection 11.0 B 14.7 B 14.1 B 
  Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
 

Table 8: Level of Summary – PM Unsignalized 

 

   

No Build Build 

Unsignalized Intersections Approach Movt. Delay LOS Delay LOS 

Peconic Avenue at WB L 19.6 C 21.1 C 

Parking Lot Access 
 

R 15.3 C 15.6 C 

 

SB LT 9.8 A 9.9 A 

    Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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 Table 9: Level of Summary – Saturday Signalized 
 

   

No Build Build Build Mod. 

Signalized Intersections Approach Movt. Delay LOS Delay LOS Delay LOS 

East/West Main Street at EB T 117.4 F 122.4 F 
  

Peconic Avenue 
 

R 24.8 C 25.2 C 
  

 
WB L 101.9 F 114.7 F 

  

  
T 2.9 A 3.1 A 

  

 
NB L 94.9 F 94.9 F 

  

  
R 24.2 C 24.0 C 

  
Intersection 63.5 E 67.2 E 

  
East/West Main Street at EB L 35.8 D 37.3 D 

  Roanoke Avenue 
 

T 3.6 A 4.3 A 

  
 

WB TR 49.3 D 52.1 D 

  
 

SB R 42.0 D 41.4 D 

  Intersection 27.2 C 28.2 C 

  East/West Main Street at EB LTR 7.0 A 10.8 B 12.4 B 

Maple/McDermott Avenue WB LTR 7.2 A 10.2 B 11.6 B 

 
NB LTR 40.2 D 67.9 E 52.8 D 

 
SB LTR 36.8 D 37.3 D 33.0 C 

Intersection 12.9 B 21.2 C 19.8 B 
  Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
 

Table 10: Level of Summary – Saturday Unsignalized 

 

   

No Build Build 

Unsignalized 

Intersections 
Approach Movt. Delay LOS Delay LOS 

Peconic Avenue at WB L 20.5 C 25.0 C 

Parking Lot Access 
 

R 15.4 B 15.9 B 

 

SB LT 10.0 B 10.3 B 

    Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Main Street at Peconic Avenue/Roanoke Avenue 

In the No Build Condition, the eastbound West Main Street through movement at Peconic 

Avenue operates at LOS D, E and F during the weekday AM, PM and Saturday midday peak 

hour respectively. The northbound Peconic Avenue left turn movement operates at LOS F during 

the weekday AM, PM and Saturday midday peak hours. The westbound left turn movement 

operates at LOS F during the Saturday midday peak hour. The rest of the traffic movements at the 

intersection operates at LOS C or better during the weekday AM, PM and Saturday midday peak 

hours. All the traffic movements at the intersection of East Main Street and Roanoke Avenue 

operate at LOS D or better. Overall, the intersection of West Main Street at Peconic Avenue 

operates at LOS C, C and E during the weekday AM, PM and Saturday midday peak hours 

respectively and the intersection of East Main Street at Roanoke Avenue operates at overall LOS 

C during the weekday AM, PM and Saturday midday peak hours.  After the completion of the 

project all the approach movements will continue to operate at No Build LOS.  

East Main Street at McDermott Avenue/Maple Avenue 

Under the No Build Condition, all the approach movements to this intersection operate at LOS D 

or better during both the weekday AM, PM and Saturday midday peak hours. Overall, the 

intersection of East Main Street at McDermott Ave/Maple Avenue operates at LOS A during the 

weekday AM peak hour and at LOS B during the PM and Saturday midday peak hours. After the 

completion of the project all the approach movements will continue to operate at LOS D or better 

except for the McDermott Avenue northbound approach which is anticipated to operate at LOS 

D and E during the weekday PM and Saturday midday peak hours, respectively. Minor signal 

timing adjustments will improve the northbound LOS D to LOS C during the PM peak hour and 

from LOS E to LOS D during the Saturday peak hour.  Overall, the intersection will operate at 

LOS B during all peak hours after the timing adjustments during the PM and Saturday peak 

hours.  

Peconic Avenue at Parking Lot Access 

Under the No Build Condition, the southbound Peconic Avenue left turn movement operates at 

LOS A during the AM and PM peak hours and at LOS B during the Saturday peak hour.  The 
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westbound Parking lot access left turn movement operates at LOS C during the weekday AM, 

PM and Saturday midday peak hours. The westbound right turn movement operates at LOS B 

during the weekday AM and Saturday midday peak hours and at LOS C during the PM peak 

hour.  After the completion of the project, the approach movements to the intersection will 

continue to operate at No Build LOS during all peak hours. 
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PARKING ANALYSES 

 

A parking assessment was conducted for the proposed project to determine if there is adequate 

parking near the study area to support the proposed project. As part of the Transit Oriented 

Development (TOD) Growth Plan in the Riverhead BOA project, Nelson & Pope conducted a 

detailed Parking and Public Transportation Study of Downtown Riverhead.  The Downtown 

Riverhead parking study inventoried the parking supply and parking restrictions in the study area.  

It also identified the peak parking periods and associated peak occupancy by location, calculated 

the average parking duration and turnover by location. 

  

The Parking Study conducted for the BOA project determined that under current conditions, only 

a few parking areas are highly utilized during weekdays, mostly lots used by the Suffolk County 

Courts, Riverhead Town Hall and the Police Department.  The majority of parking areas are 

highly underutilized on Saturdays.  From the review of the parking data, it appears that 

Downtown Riverhead has adequate parking to support existing conditions.  The following table 

summarizes the overall peak utilization in Downtown Riverhead. 

 

Table 11: Overall Parking Utilization 
 

Lots Available Spaces Weekday Peak 

Occupancy 

Weekend Peak 

Occupancy 

Public/ Institutional 2121 Spaces 1059 Spaces (50%) 398 Spaces (22%) 

Private 353 Spaces 109 Spaces (50%) 74 Spaces (24%) 

On-Street 236 Spaces 122 Spaces (52%) 44 Spaces (29%) 

Total 2710 Spaces 1290 Spaces (48%) 516 Spaces (19%) 

 

For the purpose of the proposed project, additional parking counts were conducted in the parking 

areas closer the proposed project to identify current parking utilization.  

The following table summarizes the existing parking capacities of the parking areas where the 

parking counts were conducted. Figure 16 shows the parking areas studied. 
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Table 12: Existing Parking Supply 

Parking Area Total Number of 

Spaces 

Lot L 287 

Lot M 59 

Lot N 57 

Lot Q 52 

Lot R 27 

Lot T 33 

Lot U 84 

Lot V 167 

West/East Main St 

between Griffing  Ave 

and Union Ave 

       68 

Maple Ave between E 

2nd Street and East 

Main St 19 

Total spaces        853 
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Parking Accumulation Data 

Parking accumulation survey was conducted at the parking areas between the hours of 10:00 AM 

and 8:00 PM on a half-hourly basis on the following dates:  

o Friday August 19th, 2016 to cover a typical summer weekday 

o Saturday August 27th, 2016 to cover a typical Summer Saturday. 

 

The parking counts were tabulated to identify the parking utilization by time-of-day and by 

location.  The peak parking occupancy was identified for each parking facility and analyzed. The 

following table summarizes the peak parking demand in the study area. The detailed parking data 

is contained in Appendix F of the report. 

Table 13: Peak Parking Demand 

Parking Area Total Number of 

Spaces 

Weekday Peak 

Parking 

Demand 

Saturday 

Peak Parking 

Demand 

Lot L 287 121 111 

Lot M 59 26 46 

Lot N 57 10 40 

Lot Q 52 50 51 

Lot R 27 12 13 

Lot T 33 14 30 

Lot U 84 25 31 

Lot V 167 88 146 

West/East Main St 

between Griffing Ave 

and Union Ave 

       68        50        49 

Ostrander Ave 

between E 2nd Street 

and East Main St 

19 6 3 

Total spaces         853        402       520 

Parking Utilization         47.1%        61% 

 

From the review of Table 9 above, it can be seen that the peak parking utilization in the study 

area is 47.1% (451 parking spaces available) during a typical weekday and 61% (333 parking 

spaces available) during a typical Saturday.  



221 East Main Street 

 

- 40 - 
 

 

 

 

NELSON & POPE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Peak parking demand of proposed uses 

The peak parking demand of the proposed uses was estimated using parking data contained with 

the Institute of Transportation Engineers Parking Generation Manual 4th Edition, data within the 

files of Nelson & Pope and Town parking requirements for developments outside the Downtown 

Parking District.  The following is a summary of the peak park parking demand. 

 

Apartments:  The Town Code requires 1.5 parking spaces per dwelling unit for developments 

outside the parking district.  Given that the proposed residential units associated with the project 

are within the Downtown Parking District and located in close proximity to public transportation 

and have shared parking opportunity due to mix use or commuter parking nearby, parking 

demand was evaluated based on existing field surveys of parking utilization at similar apartment 

complexes located in Farmingdale, Babylon and Patchogue within the files of Nelson & Pope. 

Additionally, rates contained in other industry standard resources like The Institute of 

Transportation Engineers’ (ITE) Parking Generation 4th Editions, and Urban Land Institute’s 

Shared Parking Manual, 2nd Edition were utilized.  The average peak parking demand obtained 

was 1 space per dwelling unit.  Therefore, 1 space per residential dwelling unit was utilized for 

the parking demand calculations. 

 

Restaurant: The Town Code requires one space per 3 seats. Downtown Riverhead is a mixed-use 

downtown environment providing a range of commercial establishments.  Given the mixed-use 

nature of the restaurant locations, and proximity to the LIRR, there are opportunities for shared 

customer parking and hence a reduced parking rate.  However, to perform a conservative parking 

analysis, a rate of 1 space per 3 seats was utilized for the restaurant parking calculations. 

 

Retail:  The Town Code requires one space per 250 SF of GFA for retail uses outside the 

Downtown Parking District.  The proposed retail uses are within the Downtown Parking District 

and are expected to mainly be supported by the commercial and residential uses proposed as part 

of the project and existing in the immediate area.  Therefore, a reduction in the parking 

requirement is warranted.  According to the ITE Parking Generation, 4th Edition, an average of 

2.87 spaces per 1,000 square feet for "Shopping Center" is recommended.  To be conservative, a 

ratio of 3.0 spaces per 1,000 square feet is recommended and utilized in the parking calculations.  
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The following table is a summary of the peak parking demand of the proposed project (221 East 

Main Street – Riverview Loft) and the adjacent project at 203-213 East Main Street. 

 

Table 14: Peak Parking Demand Estimates 
 

Project Use Parking Ratio  Parking demand 

221 East Main Street 116 apartments units 1 parking space 

per unit 

116 spaces 

Restaurant (535 seats) 1 parking space 

per 3 seats 

179 spaces 

Retail (1,508 SF) 3 parking spaces 

per 1000 SF 

5 spaces 

203-213 East Main 

Street 

170 apartments units 1 parking space 

per unit 

170 spaces 

Retail (3,750 SF) 3 parking spaces 

per 1000 SF 

11 spaces 

Total parking required 481  

Total parking available 504*  

*- Total parking available is equal to available parking within the Downtown Parking District plus parking provided within 

the project site. 

 

From the review of the table above, it can be seen that the peak parking demand for the proposed 

project (221 East Main Street) will be 300 parking spaces and the parking demand for the project 

adjacent to 221 East main Street (203-213 East Main Street) will be 181 parking space. The 

overall parking demand for the two projects will be 481 parking spaces.  From the review of the 

parking data, a minimum of 331 parking spaces could be available in the study area during a 

typical weekday or weekend.  A total of 171 parking spaces will be provided on site to support 

the two projects resulting in a total of 504 available parking spaces to support the two projects. 

The 505 parking spaces exceeds the peak parking demand of 481 parking spaces.  It is therefore 

the professional opinion of Nelson & Pope that there will be more than adequate parking in the 

study area to meet the peak parking demand for the proposed project.  
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CONCLUSION 

Nelson & Pope has investigated the potential traffic and parking impacts associated with the 

proposed development to be located at the southwest corner of East Main Street and McDermott 

Avenue in Riverhead, New York.  The following is a summary of this investigation and the 

findings thereof: 

1. At the request of the Town of Riverhead Planning Department, turning movement counts 

were conducted at the intersections of East Main Street at Peconic Avenue, East Main 

Street and Roanoke Avenue and East Main Street at McDermott Avenue/Maple Avenue 

during the weekday AM (7-9AM), PM (4-6PM) and Saturday midday (10AM-2PM) peak 

periods on the following days: 

➢ Friday August 19th from 7-9AM and 4-6PM to cover a typical summer weekday 

➢ Saturday August 20th from 10 AM -2PM to cover the Polish Town Fair event 

(Special events in Riverhead). 

➢ Saturday August 27th from 10AM -2PM to cover a typical Summer Saturday. 

 

2.  In order to respond to the Town of Riverhead Planning Department’s comment on the 

2016 Traffic Study regarding weekday turning movement counts collected when schools 

were not in session, additional turning movement counts have been collected at the 

intersections listed above on Wednesday May 31, 2017 during the weekday AM (7-9AM) 

and PM (4-6PM) peak hours. 

3. Future 2019 No Build traffic volumes were determined by applying a 1.9% annual growth 

factor to the existing traffic volumes and then adding the traffic generated by the other 

planned developments in the vicinity of the site.  

4. The trip generation for the proposed project was prepared utilizing trip generation data 

published by the Institute of Transportation Engineers (ITE) publication, Trip Generation, 

Ninth Edition.  
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5. The proposed project is projected to generate 79 trips (21 entering and 58 exiting) during 

the weekday AM peak hour, 167 trips (109 entering and 58 exiting) during the weekday 

PM peak hour and 252 trips (142 entering and 110 exiting) during the Saturday midday 

peak hour. 

6. The site-generated traffic was distributed to the study intersections and incorporated into 

the Future Build Condition. 

7. In the No Build Condition, at the intersections Main Street and Peconic Avenue/Roanoke 

Avenue, eastbound West Main Street through movement at Peconic Avenue operates at 

LOS D, E and F during the weekday AM, PM and Saturday midday peak hour respectively. 

The northbound Peconic Avenue left turn movement operates at LOS F during the weekday 

AM, PM and Saturday midday peak hours. The westbound left turn movement operates at 

LOS F during the Saturday midday peak hour. The rest of the traffic movements at the 

intersection operates at LOS C or better during the weekday AM, PM and Saturday midday 

peak hours. All the traffic movements at the intersection of East Main Street and Roanoke 

Avenue operate at LOS D or better. Overall, the intersection of West Main Street at 

Peconic Avenue operates at LOS C, C and E during the weekday AM, PM and Saturday 

midday peak hours respectively and the intersection of East Main Street at Roanoke 

Avenue operates at overall LOS C during the weekday AM, PM and Saturday midday peak 

hours.  After the completion of the project all the approach movements will continue to 

operate at No Build LOS. 

8. Under the No Build Condition, all the approach movements at the intersection of East Main 

Street and McDermott Avenue/Maple Avenue operate at LOS D or better during both the 

weekday AM, PM and Saturday midday peak hours. Overall, the intersection of East Main 

Street at McDermott Ave/Maple Avenue operates at LOS A during the weekday AM peak 

hour and at LOS B during the PM and Saturday midday peak hours. After the completion of 

the project all the approach movements will continue to operate at LOS D or better except 

for the McDermott Avenue northbound approach which is anticipated to operate at LOS D 

and E during the weekday PM and Saturday midday peak hours, respectively. Minor signal 

timing adjustments will improve the northbound LOS D to LOS C during the PM peak 
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hour and from LOS E to LOS D during the Saturday peak hour.  Overall, the intersection 

will operate at LOS B during all peak hours after the timing adjustments during the PM and 

Saturday peak hours. 

9. Under the No Build Condition, the southbound Peconic Avenue left turn movement 

operates at LOS A during the AM and PM peak hours and at LOS B during the Saturday 

peak hour.  The westbound Parking lot access left turn movement operates at LOS C during 

the weekday AM, PM and Saturday midday peak hours. The westbound right turn 

movement operates at LOS B during the weekday AM and Saturday midday peak hours and 

at LOS C during the PM peak hour.  After the completion of the project, the approach 

movements to the intersection will continue to operate at No Build LOS during all peak 

hours. 

10. A parking assessment was conducted for the proposed project and an adjacent planned 

project (203-213 East Main Street) to determine if there is adequate parking near the study 

area to support the proposed project. As part of the Transit Oriented Development (TOD) 

Growth Plan in the Riverhead BOA project, Nelson & Pope conducted a detailed Parking 

and Public Transportation Study of Downtown Riverhead.  The Downtown Riverhead 

parking study inventoried the parking supply and parking restrictions in the study area.  It 

also identified the peak parking periods and associated peak occupancy by location, 

calculated the average parking duration and turnover by location.  For the purpose of the 

proposed project, additional parking counts were conducted in the parking areas closer the 

proposed project to identify current parking utilization. 

11. Parking accumulation survey was conducted at the parking areas between the hours of 

10:00 AM and 8:00 PM on a half-hourly basis on the following dates:  

➢ Friday August 19th, 2016 to cover a typical summer weekday 

➢ Saturday August 27th, 2016 to cover a typical Summer Saturday. 

12. The parking data was summarized to identify the peak parking demand in the vicinity of the 

proposed project.  

13. Peak parking demand of the proposed uses was estimated using parking data contained with 

the Institute of Transportation Engineers Parking Generation Manual 4th Edition, data 
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within the files of Nelson & Pope and Town parking requirements for developments 

outside the Downtown Parking District. 

14. Based on the peak parking demand, the proposed project and adjacent planned project will 

require a total of 481 parking spaces. With the peak parking utilization within the study 

area, there will be at least 504 parking spaces available during the weekday and weekend 

peak periods. The available parking exceeds the peak parking demand. 

 

Based on the results of the traffic study and parking analysis as detailed in the body of this report, 

it is the professional opinion of Nelson & Pope that, the proposed project will not result in 

significant traffic impacts in the study area. 



























































































































































































































































FIGURE S-3 
ARCHITECT'S RENDERING
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In addition, there are number of agencies contributing to the funding for the project, and include: 
 

• New York State (NYS) Homes & Community Renewal 
• NYS Housing Finance Agency 
• Governor’s Office of Storm Recovery 
• Suffolk County Department of Economic Development and Planning (SC Affordable Housing 

Opportunities Program) 
• Riverhead Industrial Development Agency 
• NYS Empire State Development (RESTORE NY Communities Initiative Municipal Grant Program) 

 
As noted, the project conforms to the 2003 Town Comprehensive Plan and to the goals and 
intent of the 2008 Update of the Town’s EMSURP and the BOA, and will conform to many of 
the applicable Town Zoning Code bulk and setback requirements for development in the site’s 
DC-1 zoning district.  However, the project requires six (6) variances from the Town Zoning 
Board of Appeals (ZBA), one to exceed the maximum size of the studio units and five related to 
the on-site parking spaces (see Sheet C-002.00), as follows: 
 

• Minimum Parking Stall Size 
• Minimum Back-Up Aisle Width 
• Minimum Parking Stall Size [handicapped] 
• Minimum Access Aisle Width 
• Minimum Width at Curb Cut 

 
In addition, the project needs a Town Board (hereafter, “the Board”) special permit to exceed 
the maximum allowed building coverage (80% of the site allowed, 91.75% requested).  Section 
2.1.2 discusses the project’s conformance to the standards on which the Board will review the 
special permit request and determine whether those standards are met. 
 
As noted above, the subject site is privately owned and currently has 27 parking stalls.  Prior 
Town reports and mapping (BOA, 2013 and Map of Downtown Riverhead Parking District, 
12/29/20081) identified the site as a public parking lot; however, the site is privately owned and 
proposed to be re-developed.  Under existing conditions, on-site parking would only be available 
to serve on-site uses.  For proposed conditions with the Riverview Lofts site use, on-site parking 
is not required since the site lies within the Downtown Parking District.  Nevertheless, the 
Applicant recognizes that maintaining adequate parking is important for downtown Riverhead, 
and seeks to reduce the off-site parking demand of the proposed project by providing some on-
site parking.  This parking also provides a benefit to the residents of the subject site.   As a result, 
the design team sought to provide on-site parking in consideration of the site size.  The design 
review process resulted in the proposed site design to accommodate 55 spaces, some of which 
require a variance of the stall size and would be available for use by compact cars.  The inclusion 
of this parking as part of the building design results in the need for a variance of the 80% 
maximum allowable building coverage.  The outcome is a building that covers 91.75% of the 
site, or an 11.75% increase in building coverage.  The project architect Stephen B. Jacobs Group, 
P.C. indicates that if the parking were not provided as per the proposed design, the building 
would be less than the 80% maximum allowable lot coverage, specifically 69% lot coverage.  
                                                 
1 http://www.townofriverheadny.gov/docview.aspx?docid=30459 

http://www.townofriverheadny.gov/docview.aspx?docid=30459
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Consequently, the variance is requested in connection with project approvals in order to provide 
55 parking stalls on site, where none are required, as well as the requested variance for the 
smaller size of some of the proposed parking stalls.  
  
As shown in the plans, 25 of the 31 proposed studio units will exceed the maximum floor space 
of 450 SF allowed under the Town Zoning Code in the DC-1 district, thus requiring a ZBA 
variance.  The Applicant’s Limited Scope Marketing Study (see Appendix A-1) includes an 
analysis of the rental rates for both market-rate projects and affordable projects in the region.  As 
part of that analysis, studio units in other projects in the region that are comparable to those of 
the proposed project were surveyed.  That analysis indicates that, for both market-rate and 
affordable projects, studio units in the region were in excess of 450 SF (in fact, for the four 
market-rate projects reviewed, studio units average 525.5 SF in size, and the one affordable 
project reviewed had a studio unit size of 670 SF).  This demonstrates that a precedence for 
studio units in excess of 450 SF is well-established in the region, justifying the appropriateness 
of a ZBA variance.  This also supports the Applicant’s need to exceed the allowed site coverage 
of 80% 
 
Table 2-2 discusses the project’s conformance to the standards against which the Board will 
review the special permit request and determine whether those standards are met. 
 
With respect to the number of parking spaces provided relative to the amount of development 
proposed, Town Zoning Code Section 301-231 I. states that, for a site within a designated 
Parking District, the requirements of the Town Zoning Code do not apply.  That is, the presence 
and availability of free, public parking spaces off-site but nearby is expected to satisfy the 
parking needs of the residents and patrons of the development; the project is not required to 
provide any on-site parking spaces.  However, in order to decrease the need for off-site 
municipal parking and provide a benefit to the site’s residents, the Applicant will provide 55 on-
site parking spaces (of which three will be handicapped spaces), and the balance of the project’s 
parking needs will be met by off-site spaces within the Riverhead Parking District area.  These 
spaces will be available to the project’s residents on a first-come, first-served basis; patrons of 
the project’s commercial spaces will park off-site, typical of other retail uses in the downtown.  
The two existing driveways onto McDermott Avenue will be closed, and the site will be accessed 
via a single, new driveway onto McDermott Avenue that leads directly into the internal 
groundlevel parking area beneath the building.  This access will be “stop”-controlled for 
departing vehicles. 
 
Sanitary wastewater from the project will be conveyed off-site via the existing network of the 
Riverhead Sewer District, and treated and discharged at the existing municipal facility.  The 
project will conform to all applicable flow and design requirements of the Suffolk County 
Department of Health Services (SCDHS) and the Riverhead Sewer District (RSD). 
 
The applicant has designed the project to: 
 

• Conform to the Town Comprehensive Plan in terms of providing quality housing for households 
having a mix of incomes, in a downtown location with ground floor retail spaces; 

• Conform to the goals and intent of the EMSURP and BOA for the area; 
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• Be consistent with the pertinent policies of the NYS Coastal Management Plan (CMP);  
• Increase pedestrian traffic in the hamlet downtown area, to support commercial activity and 

enhance the hamlet downtown area aesthetic; 
• Strike a balance between the yield permitted by the DC-1 zoning while remaining within a 

density that would not adversely impact the downtown hamlet character of the area and still 
support an economically viable project; 

• Minimize potential adverse impact to groundwater resources by connecting to the public sanitary 
sewer system;  

• Provide an aesthetically attractive development; 
• Utilize an innovative drainage system design that will be reviewed and approved by the Town, to 

provide twice the minimum storage capacity than required by Town Code, and thereby minimize 
the potential impact to local stormwater runoff patterns from the release of overflow from the 
system onto Heidi Behr Way (see Section 1.4.2); 

• Provide safe pedestrian and vehicle access in conformance with Town and County highway 
access limitations;  

• Conform to all other appropriate land use requirements; and 
• Provide superior site design, including appropriate on-site recreational amenities; walkability and 

sense of place through attractive community architecture and new plantings (eleven trees will be 
installed along McDermott Avenue; see Sheet C-103.00). 

 
The environmental review process is a balancing process, wherein the potential adverse impacts 
of the proposed project are matched against its potential beneficial impacts, to give reviewing 
entities sufficient information and analysis to render an informed decision to approve or deny the 
application.   
 
The analyses in this document support a conclusion that the potential adverse impacts of the 
proposed project will not be significant and will be geographically localized, and that the 
potential beneficial impacts will be significant.  
 

• The proposed project is in conformance with and complements the local land use pattern; it 
generally conforms to the requirements of the DC-1 zoning district; it conforms to the Town 
Comprehensive Plan Update, the policies of the NYS CMP, and the EMSURP and BOA.   

• The project also helps fulfill a need in the Town for quality housing for a mix of household 
incomes, by providing a substantial number of such units.   

• The project would not strain the ability of any of the community services to adequately serve the 
site or project. 

• The project will substantially increase the amount of property taxes generated by the site, which 
would offset at least a portion of the increased costs to provide such services, particularly 
educational expenses of the Riverhead CSD. 

• With minor timing adjustments to the traffic signal at the intersection of East Main Street and 
McDermott Avenue/Maple Avenue for the northbound approach on McDermott Avenue, the 
project’s TIS indicates that there would be no significant traffic impacts associated with the 
project. 

• The project will not adversely impact resources because of its connections to the public sanitary 
and stormwater sewer systems. 

• The site’s soils do not present any engineering-related limitations on the project. 
• The two ESAs prepared for the existing buildings on the site indicate the presence of a UST, and 

the potential presence of a second UST.  These will be investigated prior to the onset of 
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construction and properly removed; any impacted soils will be properly remediated at that time, 
to the satisfaction of the appropriate County and NYS agencies. 

• There are no cultural resources on the site, so that no direct impact to such resources could or 
would occur. The new building has been designed to have an architectural appearance 
conforming to that of its surroundings, and is oriented to present its narrow side facing East Main 
Street, to minimize its potential to visually dominate the character along that corridor. 

 
 
Anticipated Impacts               
 
Land Use, Zoning and Plans 
 
Land Use 
As the site is presently considered to be Commercial and Residential land use, and the proposed 
project is also commercial and residential, there would be no significant change in the land use 
category of the site, or to the pattern of land uses in the area.  The amount of residential 
development in the vicinity would be increased by the proposed project, as would the amount of 
commercial space in that same area.  However, the Town prepared supporting plans, and created 
and adopted zoning specifically to address the needs of the Town of Riverhead as embodied in 
the DC-1 district.  This zoning is intended to establish land use that will assist in the 
revitalization of downtown Riverhead and this resultant land use has been supported by the 
Comprehensive Plan Update, the EMSURP, the NYS CMP, and the BOA.  Therefore, since 
these uses characterize the hamlet downtown area, and these uses conform to the area’s DC-1 
zoning and the recommendations of the pertinent plans (as will be discussed below), neither of 
these increases would represent a significant adverse impact on land use. 
 
Zoning 
As the proposed project does not involve a change of zone of the site, there will be no impact on 
the pattern of zoning in the vicinity.  Table S-2 lists the various building bulk and setback 
requirements of the DC-1 zoning district, along with the pertinent quantity of the proposed 
project.  As can be seen, the proposed project will conform to many of the applicable 
requirements of the DC-1 district, with the following six exceptions:  
 

• Maximum Size of Studio Units 
• Minimum Parking Stall Size 
• Minimum Back-Up Aisle Width 
• Minimum Parking Stall Size [handicapped] 
• Minimum Access Aisle Width 
• Minimum Width at Curb Cut 

 
The project will require variances from the ZBA related to the above six items.  
 
The variance for the size of the studio units is necessary to provide the type of unit that the 
applicant has determined would be appropriate to meet the market demand for such units; 
smaller studio units meeting the Town Code standard would not be as marketable or attractive to 
potential occupants as the units of the sizes proposed.  As stated by the Applicant: 
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We build many units across Long Island and the State, and in order to attract people to the downtown, 
all of the units need to be able to compete with other choices for housing, such as renting larger 
single-family homes or other apartments in the area. The studio sizes we are proposing are not 
especially large (especially outside of New York City) and we think will be attractive/functional 
units.  

 
As stated in Section 1.1: 

 
The Applicant’s Limited Scope Marketing Study (see Appendix A-1) includes an analysis of the 
rental rates for both market-rate projects and affordable projects in the region.  As part of that 
analysis, studio units in other projects in the region that are comparable to those of the proposed 
project were surveyed.  That analysis indicates that, for both market-rate and affordable projects, 
studio units in the region were in excess of 450 SF (in fact, for the four market-rate projects reviewed, 
studio units average 525.5 SF in size, and the one affordable project reviewed had a studio unit size of 
670 SF).  This demonstrates that a precedence for studio units in excess of 450 SF is well-established 
in the region, justifying the appropriateness of a ZBA variance.   

 
The other five variances are needed as a result of the applicant’s goal to maximize the number of 
parking spaces while striving to meet the requirements of the Town Code parking-related 
dimensional standards, in consideration of the limited space available for the parking spaces. 
 
For the proposed project, on-site parking is not required since the property is in the Downtown 
Parking District.  Nevertheless, the Applicant recognizes that maintaining adequate public 
parking is important for downtown Riverhead, and seeks to reduce the off-site parking demand 
of the proposed project by providing some on-site parking.  This parking also provides a benefit 
to residents of the subject site.  As a result, the design team sought to provide on-site parking, 
insofar as possible considering limitations posed by the site’s size and configuration, as well as 
by the building’s structure/architecture.  The design review process resulted in the proposed site 
design to accommodate 55 spaces, some of which require a variance of the stall size and would 
be available for use by compact cars.  The inclusion of this parking as part of the building design 
results in the need for a variance of the 80% maximum allowable building coverage.  The 
outcome is a building that covers 91.75% of the site, or an 11.75% increase in building 
coverage.  The project architect Stephen B. Jacobs Group, P.C. indicates that if the parking were 
not provided as per the proposed design, the building would conform to the 80% maximum 
allowable lot coverage.    
 
Riverhead seeks residential occupancy for revitalization and a healthy downtown environment.  
Similarly, ground floor retail adds to the vibrancy to the downtown setting.  The applicant has 
significant experience in designing successful projects with full occupancy.  The economic 
feasibility of a project is critical to its success.  Changes to the unit sizes/numbers, or commercial 
use are not advisable if the project is to be successful and meet the goals of the applicant and the 
Town of Riverhead to achieve the revitalization envisioned in the various Town land use plans.   
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Table S-2 

CONFORMANCE TO BULK, HEIGHT & SETBACK REQUIREMENTS 

DC-1 Zoning District 

 
Parameter Required Provided 

Town Zoning Code Section 301-142 

Lot Area, Minimum (SF) 5,000 37,167 

Lot Width at Front Street, Minimum (feet) 50 382 

Building Lot Coverage, Maximum with Sewer (%) 80 91.75.0* 

Impervious Surfaces, Maximum (%) 100 100 

Building Height, Maximum (feet) 60 60 

Floor Area Ratio, Maximum with Sewer 4.00 3.15 

Front Yard Depth, Minimum (feet) 0 <1 

Side Yard Width, Minimum, Corner Lot (feet) 0 <1 

Side Yard Depth, Minimum, Combined (feet) 0 <1 

Rear Yard Depth, Minimum (feet) 0 <1 

Parking Stall Size, Minimum (feet) 10 X 20 8.5 X 18* 

Back-Up Aisle, Minimum (90º, feet) 24 20* 

Parking Stall Size (Minimum (handicapped; feet) 10 X 20 8 X 18* 

Access Aisle Width, Minimum (feet) 8 5* 

Width at Curb Cut, Minimum (feet) 24 20* 

Town Zoning Code Section 301-141 

Permitted Use:  --- --- 

   Retail Store (Max., SF) 10,000 1,508 

   Restaurant allowed Complies 

   Studio Apartment (Min. to Max., SF) 300-450 410-519* 

Town Zoning Code Section 301-231 

 Off Street Parking n/a n/a 
*Variance required from ZBA. 

 

Riverhead seeks residential occupancy for revitalization and a healthy downtown environment.  

Similarly, ground floor retail adds to the vibrancy to the downtown setting.  The applicant has 

significant experience in designing successful projects with full occupancy.  The economic 

feasibility of a project is critical to its success.  Changes to the unit sizes/numbers, or commercial 

use are not advisable if the project is to be successful and meet the goals of the applicant and the 

Town of Riverhead to achieve the revitalization envisioned in the various Town land use plans.   

 

Table S-3 lists the Town Code standards under which the Town Board will review the special 

permit requested, to determine whether these standards have been met and the special permit can 

justifiably be approved and issued.  

 

Land Use Plans 

Town Comprehensive Plan (November 2003) - The plan recommended that the subject site be 

developed with uses conforming to the DC zoning district (see Figure 2-3a).  Following are brief 

discussions as to whether and how the project conforms to the goals and recommendations of 

each of the nine Town Comprehensive Plan elements pertinent to the proposed project. 
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Table S-3 

CONFORMANCE TO SPECIAL PERMIT STANDARDS 
 

Standard Building Lot Coverage Special Permit 
§301-312 The Town Board and the Planning Board may consider, among other matters or factors which either Board may deem material, that: 

A.  The site is particularly suitable for the location of such use in the 
community. 

The project site is well-suited for the proposed mixed-use (i.e., upper-floor residential and ground floor commercial spaces) project, as such uses dominate successful 
downtown areas and are present in the Riverhead hamlet downtown area, and reflect the goals of established Town zoning and planning efforts specified for this area in land 
use plans. 

B.  The plot area is sufficient, appropriate and adequate for the use and the 
reasonably anticipated operation and expansion thereof. 

The project site is adequately-sized to accommodate the proposed project.  The project will provide 55 more parking stalls than are required by zoning, and the design and 
development of the building fits well within the proposed project site. 

C.  The characteristics of the proposed use are not such that its proposed 
location would be unsuitably near to a church, school, theater, 
recreational area or other place of public assembly. 

The project site is located opposite both a church (to the north) and a public recreation area (to the south).  However, the nature and magnitude of the project are such that 
neither of these public resources would be significantly or adversely impacted if the special permit were to be approved, and would in fact be enhanced by the types of 
development proposed. 

D.  Access facilities are adequate for the estimated traffic from public 
streets and sidewalks, so as to assure the public in relation to the general 
character of the neighborhood and other existing or permitted uses 
within it, and to avoid traffic congestion; and further that vehicular 
entrances and exits shall be clearly visible from the street and not be 
within 75 feet of the intersection of street lines at a street intersection 
except under unusual circumstances. 

The project has been designed and engineered with proper geometry to conform to all applicable Town standards for vehicle access and provide a safe means of ingress and 
egress from the site.  In this way, safe and proper roadway operations would be assured.  The project site is located in the Riverhead hamlet downtown area, and so his 
provided with sidewalks along its northern and eastern boundaries.   

E.  All proposed curb cuts and street intersections have been approved by 
the street or highway agency which has jurisdiction. 

The project has been designed and engineered to conform to all applicable Town standards for vehicle access, which design will be subject to detailed review by Town 
engineering staff during the site plan application review process, ensuring safe and proper roadway operations.  All curb cuts will be approved by the appropriate agencies. 

F.  Adequate provisions have been made for emergency conditions. 
The project has been designed and engineered to conform to all applicable Town standards for emergency vehicle access, as well as for operations related to emergency 
conditions.  Further, the project’s design will be reviewed and be subject to the approval of qualified Town planning and engineering staff, as well as by the Riverhead Fire 
Department and Riverhead Fire Marshal prior to the issuance of building permits.  The project will conform with applicable building/fire code requirements for safety. 

G.  There are off-street parking and truck loading spaces at least in the 
number required by the provisions of this chapter, but in any case, an 
adequate number for the anticipated number of occupants, both 
employees and patrons or visitors; and further, that the layout of the 
spaces and driveways are convenient and conducive to safe operation. 

It is noteworthy that the project site is within a Town-designated Parking District, wherein no on-site parking spaces would be required for a site in a DC-1 zoning district.  
However, as a benefit to the site’s residents and in an effort to minimize use of off-site spaces, the project includes 55 parking spaces on-site, of which three will be 
handicapped spaces.  These will be located an at-grade parking level beneath the structure.  Providing these parking stalls where no such stalls are required is an important 
feature of the project that complements the use and its location in the Parking District.  It is expected that sufficient spaces will be available in Town parking lots nearby to 
satisfy any parking needs over and above that addressed by the project’s on-site spaces.   

H.  Adequate buffer yards, landscaping, walls, fences and screening are 
provided where necessary to protect adjacent properties and land uses. 

The project has been designed and engineered to conform to all applicable Town standards for yard depths and building setbacks.  The proposed building has been reviewed 
and approved by the ARB and conforms to applicable dimensional requirements of the Town DC-1 zoning district.   

I.   Where necessary, special setback, yard, height and building area 
coverage requirements, or easements, rights-of-way or restrictive 
covenants, shall be established. 

It is not expected that any special setback, yard, height, easements, rights-of-way or covenants will be necessary or applicable to the proposed project.   
 
The project does require Town Board approval of a special permit for its lot coverage, but this exceedance (maximum 80% allowed, 91.75% requested) reflects the 
Applicant’s intent to provide a benefit to the site’s residents in the form of on-site parking.  Inclusion of this area results in a structure that covers 91.75% pf the site, where a 
maximum of 80% may be covered, under the Town Code. 

J.   Where appropriate, a public or semipublic plaza or recreational or other 
public areas will be located on the property. 

The project site is contiguous to an established, substantial Town open space amenity (the Peconic Riverfront Park) and is near another such amenity (the East End Arts 
Park).  As a result, there is no substantial need for additional public space on the project site. 

K.  Adequate provisions will be made for the collection and disposal of 
stormwater runoff from the site and of sanitary sewage, refuse or other 
waste, whether liquid, solid, gaseous or of other character. 

The project will connect to the Riverhead Sewer District to treat and dispose of all wastewater generated on the site.  All stormwater runoff will be handled in an on-site 
drainage system sized to accommodate a 4-inch rain event, which is double the Town design requirement.  Note that, in case an extreme rain event occurs, the system is 
designed and approved to overflow onto Town property to the south.    All solid waste will be removed and disposed of by a private carter operating under contract with the 
project ownership.  The nature of the project is such that no hazardous, or other types of wastes, whether solid, liquid or gaseous, will be generated. 

L.  Existing municipal services and facilities are adequate to provide for the 
needs of the proposed use. 

It is anticipated that all Town facilities, services and systems that the project will utilize have capacities adequate to properly serve the site.  The project represents only an 
incremental increase in the overall usage of these facilities, services and systems.  Utility service providers have been contacted and notified of the project through this 
VDEIS. 

M. The use will tend to generate or accumulate dirt or refuse or tend to 
create any type of environmental pollution, including vibration, noise, 

The nature of the project is such that no generation of dirt, refuse, or other type of environmental pollution are associated with its occupancy or operation.  Temporary dust 
and noise may occur during construction, but this is not a permanent condition and will controlled and mitigated through proper construction management and adherence to 
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light, electrical discharges, electromagnetism, odors, smoke or irritants, 
particularly where they are discernible on adjacent properties or 
boundary streets. 

applicable hours of operation (see N. below). 

N.  The construction, installation or operation of the proposed use is such 
that there is a need for regulating the hours, days or similar aspects of 
its activity. 

During the construction period, all such operations will conform to all applicable Town restrictions on hours of demolition and construction activities, truck-related 
operations and movements, debris removal, and noise and dust controls. The proposed project is residential and commercial in nature; as such, only the commercial 
component would be subject to Town restrictions on its hours of operation, to which it will conform. 

O.  The proposed use recognizes and provides for the further special 
conditions and safeguards required for particular uses as may be 
determined by the Town Board or the Planning Board. 

The project has been designed to conform as closely as practicable to the Town Zoning Code, given the implications on its design necessitated by the Applicant’s need to 
address an established Town goal of workforce housing.  It does not include any uses that are expected to merit further special conditions or safeguards, but the Applicant is 
ready to discuss such matters with Town Board if it deems further restrictions may be warranted.  

P.  The design, layout and contours of all roads and rights-of-way 
encompassed within the site of the application are adequate and meet 
Town specifications. 

The project, including its vehicle access point, has been designed and engineered to conform to all applicable Town standards.  The project’s design will be subject to detailed 
review by Town engineering staff during the site plan application review process, ensuring safe and proper roadway operations.  The project will be approved through site 
plan review and will be constructed consistent with approved plans including design, layout, contours of roads and related site design requirements. 

Q.  Adequate provisions have been made for the collection and disposal or 
solid wastes, including but not limited to the screening of all containers. 

The project will provide for the collection and storage of its solid wastes in dedicated spaces interior to the structure, until such time that these containers are emptied by a 
licensed private carter.  Adequate provisions will be provided for all such wastes in screened containers with frequent scheduled removal. 

R.  That the intensity of the proposed specially permitted use is justified in 
light of similar uses within the zoning district. 

The land use types and associated intensities of the project match those of the Riverhead hamlet downtown area.  The project is below the maximum number of units 
permitted in the downtown area, and conforms with the applicable dimensional requirements of the DC-1 district as related to intensity of use. 

§301-314 The Town Board shall determine that: 

A.  The use will not prevent or substantially impair either the reasonable 
and orderly use or the reasonable and orderly development of other 
properties in the neighborhood. 

The requested special permit is necessary as a consequence of the Applicant’s intent to provide a benefit to the site’s residents in the form of on-site parking.  Inclusion of this 
area results in a structure that covers 91.75% pf the site, where a maximum of 80% may be covered, under the Town Code. Approval of this special permit request would not 
prevent the use of any adjacent or nearby properties, or impair the value of such properties.  The physical impacts of the requested special permit will be limited only to the 
project site, and would not extend to any off-site areas.  Consequently, the use will not prevent or impair the reasonable and orderly use or development of other properties in 
the downtown. 

B.  The hazards or disadvantages to the neighborhood from the location of 
such use at the property are outweighed by the advantage to be gained 
either by the neighborhood or the Town. 

Approval of the special permit request would not present any hazard or disadvantage to the neighborhood.  The special permit regarding site coverage exceedance is due to 
the Applicant’s intent to reduce the need for off-site parking and provide a benefit to the site’s residents in the form of on-site parking.  Inclusion of this area results in a 
structure that covers 91.75% pf the site, where a maximum of 80% may be covered, under the Town Code. 

C.  The health, safety, welfare, comfort, convenience and order of the Town 
will not be adversely affected by the authorized use. 

The special permit is necessary because of the Applicant’s intent to provide a benefit to the site’s residents in the form of on-site parking.  Inclusion of this area results in a 
structure that covers 91.75% pf the site, where a maximum of 80% may be covered, under the Town Code.  Approval would not prevent the use of any adjacent or nearby 
properties, or impair the value of such properties.   Any effects of this special permit would be limited to only the project site, so that the nature and magnitude of this special 
permit would not impact the safety, health, welfare, comfort, convenience or order of the Town.   

D.  Such use will be in harmony with and promote the general purposes and 
intent of this chapter. 

The special permit requested is necessary due the Applicant’s intent to provide a benefit to the site’s residents in the form of on-site parking.  Inclusion of this area results in a 
structure that covers 91.75% pf the site, where a maximum of 80% may be covered, under the Town Code.  As such, this special permit, if approved by the Town Board, 
would provide a project that would be more harmonious and beneficial to the Riverhead hamlet downtown area than a similar project that does not have this feature.   
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Land Use Element 
The proposed project is intended to benefit from and contribute to the expansion and continued 
enhancement of downtown Riverhead.  The project conforms to the mixed-use nature designated for 
the site by the Town Comprehensive Plan (as well as to the recommendations of the EMSURP; see 
below), in that it will provide for high-quality ground floor retail space and restaurant spaces (of 
which one would overlook the Peconic River corridor and Peconic Riverfront Park to the south).  The 
proposed building will be designed to enhance the aesthetics of the area, by being built with an 
architectural styling that complements that of its surroundings.  By incorporating a significant 
number of quality rental apartments for a mix of household income, the project would enhance the 
vitality and activity of the neighborhood.  Inclusion of restaurant use overlooking the river would 
tend to enhance public appreciation and use of the Peconic Riverfront Park that lines the north bank 
of this natural feature. 
 
Natural Resources Conservation Element 
The project site has no natural features or resources to protect; the proposed project will not add to 
or remove any existing open space along the Peconic River corridor. The proposed project will 
nonetheless help to preserve and enhance the natural features proximate to the site, by attracting the 
public to the site and thereby increasing public and patron appreciation of the scenic and natural 
qualities of the river corridor, as well as of public use of the Peconic Riverfront Park and boardwalk.  
 
Scenic and Historic Preservation Element 
The proposed mixed-use building will be designed with an architectural styling that complements and 
enhances the built and aesthetic environment of the downtown commercial corridor, and thereby 
enhances the character of this community.   
 
Business Districts Element 
The proposed project is well-located as both a commercial and residential development; the 
increased residents will add to the customer base of local businesses and add to the vitality of the 
downtown, and its commercial component will help draw customers to the site and to other local 
businesses.   
 
Economic Development Element 
The proposed project will add to the economic base of downtown Riverhead by increasing 
employment and business spaces, with associated increased property tax generation and employee 
income. 
 
Housing Element 
The project will result in an increase in the number of quality housing units targeted for the housing 
market that is specifically intended by the Town Comprehensive Plan as in need of support.  These 
units are in close and convenient proximity to public transit resources, for the use of its residents. 

 
Transportation Element 
Traffic engineering analysis indicates that the vehicle trips generated by the proposed project would 
not require any substantial off-site roadway improvements.  The project may help to minimize the 
potential increase in local roadway use because of its location in the downtown area adjacent to 
public transit resources.  This would tend to increase potential bus and Long Island Rail Road (LIRR) 
ridership and intermodal transportation in general. 
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Utility Service Element 
The proposed project will not create any new utility resources, but will utilize available existing 
public utilities, particularly water (RWD) and wastewater treatment (RSD) services.  In this way, the 
impacts on groundwater and surface water resources would be minimized.  
 
Parks and Recreation Element 
The proposed project will indirectly help to increase public use and enjoyment of the Peconic River 
and Peconic Riverfront Park along its northern bank south of the site, by incorporating a restaurant 
that overlooks this area.  This would tend to increase public awareness of this natural and scenic 
resource.  

 
East Main Street Urban Renewal Plan Update (2008) - The EMSURP recommended that the 
subject site be developed with ground floor shops and a central surface shared parking lot (see 
Figure S-4. Following are brief discussions as to whether and how the proposed project 
conforms to each of the eleven EMSURP recommendations pertinent to the proposed project. 
 

1.  The proposed project will eliminate an underutilized property by demolishing existing buildings 
(and an adjacent, occupied property), and redeveloping both sites in a cohesive way with a single 
new structure, under the existing DC-1 zoning code, as envisioned by the EMSURP.   

 
2.  The existing vacant commercial structure at 221 East Main Street will be demolished by the 

proposed project, and will be replaced by a new structure architecturally designed to complement 
its surroundings.  
 

4.  The new structure will be designed with an architectural styling that complements the character 
of the structures in the adjacent portion of the East Main Street commercial corridor.  

 
6.  The proposed project, in conformance with the EMSURP and Town Comprehensive Plan, as well 

as with its DC-1 zoning, incorporates both commercial (i.e., retail and restaurant) spaces as well 
as a significant number of quality rental apartments for a mix of household incomes.  
 

7.  The proposed project includes a substantial number of quality rental apartment units for 
occupancy by households characterized by a mix of incomes qualified households.  

 
11. The proposed project will not add to or remove any existing open space along the Peconic River 

corridor.  The proposed project will nonetheless help to preserve and enhance the natural 
features proximate to the site, by attracting the public to the site and thereby increasing public 
and patron appreciation of the scenic and natural qualities of the river corridor, as well as of 
public use of the Peconic Riverfront Park and boardwalk.  

 
13. The proposed new mixed-use structure will be 5 stories in height, or up to about 60 feet in height 

which does conform to zoning in terms of height/stories.  Considering the rather restricted size of 
the property, a building of this height is necessary to provide the number of apartments in four 
levels above the required ground floor commercial spaces.  It is noteworthy that the north-south 
orientation of the property (and therefore, of the building) is such that views for observers to the 
north would be restricted to the lowest degree practicable; these observers will view the new 
structure narrow edge-on, which would present the lowest degree of obscuration possible.  
Additional visual analysis is provided in Section 2.7. 

 



FIGURE S-4
PROPOSED DOWNTOWN LAND USE PLAN

Source:  Architect ÜNot to Scale

Project  Site
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16. In conformance with this element, the proposed project includes at least one, and possibly two 
restaurants (Restaurant 1 will be 5,000 SF in size, with 235 seats, and Restaurant 2 will be 6,115 
SF, for 300 seats), the latter of which overlooks the Peconic River and the Peconic Riverfront 
Park as an amenity for diners, as well as a substantial number of quality rental apartments for a 
mix of household incomes.  

 
40. As the project site is jn the Town Parking District, no on-site parking spaces are required; 

nevertheless, in an effort to provide a benefit to the site’s residents, 55 spaces are proposed.   
 
This EMSURP recommendation is inconsistent with the DC-1 zoning code, which does not 
require any on-site parking for those parcels located within the Parking District, due to the 
availability of centralized municipal parking. If on-site parking for the 116 residences per Town 
Code (1.5 spaces/unit) were required, the project could not be developed, as the 0.85-acre site is 
too small to provide 174 spaces; the project would have to be reduced substantially, to match the 
number of parking spaces that could be placed on the site.  Such a reduction in yield would not be 
reasonable or feasible to the Applicant, on an economic basis.  
  

50. The subject site is within walking distance of employment opportunities, services, amenities, daily 
needs and transportation.  Additional incentives do not appear needed; however, the applicant is 
willing to consider entering any such program that may come about for the overall EMSURA.   

 
54. The applicant expects to provide a space interior to the building where all solid waste is gathered 

and stored to await removal and disposal by a licensed carter operation under contract.   
 

NYS Coastal Management Program (1982) - For the proposed project, Coastal Consistency 
Assessment materials were sent to the DOS Consistency Review Unit, for its review and 
approval.  Of the 44 standards of the CMP, only nine apply to the proposed project, as follows: 
 

Policy 11: Buildings and other structures will be sited in the coastal area so as to minimize damage 
to property and the endangering of human lives caused by flooding and erosion.   
The proposed project will redevelop the 0.85-acres site with a single, new structure that conforms to 
all applicable requirements regarding floor elevations and the base flood elevation in the FEMA 
Flood Hazard Zone.  Further, the structure and the overall project design, will be subject to full and 
complete review by professionals in the applicable Town and County government offices during the 
site plan review process.  Finally, the only potential for erosion to occur will be during the 
construction period, when soils are exposed to the elements (the completed project will cover the 
entire site in impervious surfaces, eliminating the potential for erosion in the operational period).  As 
part of the construction process, the applicant will implement appropriate erosion-control measures.  
In this way, the potential for damage to property, as well as to the endangering of human lives from 
flooding and/or erosion, will be minimized.  

  
Policy 22: Development, when located adjacent to the shore, will provide for water-related 
recreation, whenever such use is compatible with reasonably anticipated demand for such 
activities, and is compatible with the primary purpose of the development.   
The site of the proposed project is not located along or adjacent to any shore and, as the project is for 
redevelopment of a site with a mixed residential and commercial project, it will not include any 
water-related recreational facilities, amenities or features.  As noted, the site is not located along the 
Peconic River and as a result, this policy does not apply.  
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Policy 23: Protect, enhance and restore structures, districts, areas or sites that are of significance 
in the history, architecture, archaeology or culture of the state, its communities, or the nation.   
There are no historic resources on the project site.  The project site is within the Town Main Street 
Historic District, and abuts the Main Street National Historic District.  A referral to the NYS Office 
of Parks, Recreation and Historic Preservation (OPRHP) resulted in the following review findings 
from this state office:  

  
Based upon our review of the materials submitted and conversations with your office, it is the 
OPRHP’s opinion that the proposed project, as designed and presented, will have No Adverse 
Impact upon historic resources.  

 
Policy 25: Protect, restore or enhance natural and man-made resources which are not identified as 
being of statewide significance, but which contribute to the overall scenic quality of the coastal 
area.  
The project site is already fully-developed and therefore no natural resources are present on it that 
could be either protected or restored.  The proposed project will redevelop the site with a mixed 
residential and commercial project.  The nearest natural resources are found along the south bank of 
the Peconic River, which is to the south of the project site; there is intervening development between 
these resources and the project site (i.e., Heidi Behr Way, public parking areas and a bulkhead along 
the north bank of the River).  These resources will not be impacted by the proposed project, and will 
continue to be protected by existing Town, County, State and Federal regulations.  
 
Policy 32: Encourage the use of alternative or innovative sanitary waste systems in small 
communities where the costs of conventional facilities are unreasonably high, given the size of the 
existing tax base of these communities.  
The proposed project will connect to the existing public sanitary sewer system of the Riverhead 
Sewer District for the treatment and disposal of all of its wastewater.  

  
Policy 37: Best management practices will be utilized to minimize the non-point discharge of 
excess nutrients, organics and eroded soils into coastal waters  
The proposed project is a mixed residential and commercial redevelopment on a 0.85-acre site in the 
downtown area of Riverhead.  The site will be designed to Town specifications for stormwater 
containment and erosion control measures will be employed during construction.  Given the 
downtown location, the site will be fully covered by impervious surfaces, primarily by the single 
structure, with the remainder covered by paved surfaces.  As such, no landscaped surfaces will be 
present, eliminating a major source of potential fertilizer impact to surface water quality from the 
site.  The natures of the proposed uses are such that no other significant sources of pollution that 
could adversely impact the quality of water in the Peconic River will be present.  Drainage 
containment will provide improved conditions over the current site development which does not 
appear to have drainage containment.  With the utilization of drainage containment per Town 
specifications as well as erosion control measures, non-point source discharge of nutrients, organics 
and erosion potential will be minimized through best management practices.  

  
Policy 38: The quality and quantity of surface water and groundwater supplies will be conserved 
and protected, particularly where such waters constitute the primary or sole source of water 
supply.  
The proposed project will not adversely impact groundwater or surface water quality or quantity.  
The proposed project will connect to the Riverhead Sewer District and stormwater will be managed 
on-site per Town design specifications.  The site is not directly adjacent to surface water and there 
will be no overland runoff from the project site to surface water under post-development conditions.  
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The proposed use will obtain water from the Riverhead Water District and does not represent a 
significant demand on water resources to supply domestic demand.  Further, the project will conform 
to all applicable County and Riverhead Water District requirements, ensuring that no aspect of the 
project will impact this resource.  

  
Policy 41: Land use or development in the coastal area will not cause national or state air quality 
standards to be violated.  
The nature of the proposed project is such that no emissions of air pollutants will occur, ensuring that 
no adverse impacts to air quality will occur. 
 
Policy 43: Land use or development in the coastal area must not cause the generation of 
significant amounts of acid rain precursors: nitrates and sulfates.  
The nature of the proposed project is such that no emissions of air pollutants will occur, so that the 
proposed project will not contribute to the generation of acid rain.     
 

Community Services 
With respect to the community services discussed herein, it is expected that the project, when it 
is completed, occupied and fully operational, will participate in a PILOT (payment in lieu of 
taxes) program, which would increase public revenues generated by the site as compared to the 
revenues it currently generates.  This revenue will be distributed among the various community 
services, which would help to offset at least a portion of any increased costs to provide services 
to the project site.  
 
Public Schools – Using multipliers established by the Center for Urban Policy Research (CUPR) 
of Rutgers University (Rutgers University June 2006), it is estimated that 14 school-aged 
children will reside at the proposed project.  For the project, a total of 212 residents are expected.  
Table S-4 details how these values were calculated: 
 

Table S-4 
ANTICIPATED RESIDENTS* 

Proposed Project 
 

Residence 
(bedrooms) 

Number of 
Units 

CUPR Multiplier 
(capita per unit) 

Population 
(rounded upwards) 

Residents 
School-Age 

Children 
Residents 

School-Age 
Children 

Studio 31 1.67 0.08 51.77 2.48 
One Bedroom 57 1.67 0.08 95.19 4.56 
Two Bedrooms 28 2.31 0.23 64.68 6.44 

Totals 116 --- --- 
211.64 

(say 212) 
13.48  

(say 14) 
* Assuming multipliers established by CUPR, Rutgers University, for 5+ units in structure, rented. 

 
This will have a small incremental effect on enrollment and expenditures of the Riverhead CSD.  
The PILOT program will assist in off-setting this incremental increase and it is noted that this is 
a relatively small number of potential school-aged children that would be distributed over 
multiple age groups.  As stated in the Riverhead CSD Superintendent’s response e-mail: 
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As per council, we do not take positions on individual projects or make comments. We will comply 
with Education law in all instances.  

 
Police Protection - It is expected that the project will result in an increased potential for need of 
Riverhead Police Department emergency services, due to the increased development and human 
presence on the property.  The Department’s response letter states: 

 
At this point in time, we should be able to assume the additional police services needed for your 
proposed project.  Obviously, as with all development in our Township, the increase in population 
and vehicles will have a negative impact on our agency. 

 
Fire Protection and Ambulance Services - It is expected that the project will result in an 
increased potential for need of the emergency services of both the Riverhead Volunteer Fire 
Department and the Riverhead Volunteer Ambulance Corps, Inc.  The Fire Department’s 
response letter states: 

This letter may not be taken to express any opinion about this/these project(s) or the Fire 
Department’s ability to respond to emergencies now or in the future. 
 
It is the District’s position that it is incumbent on the project(s) developer(s) to design and construct 
this/these project(s) in full compliance with all applicable laws, codes, regulations, standards, etc. 
 
At such time that this/these project(s) have been fully designed and engineered the District expects 
that the Town of Riverhead Fire Marshall shall present the same to the District and Department.  The 
District and Department reserve their right to comment on the same at an appropriate future date. 

 
The ambulance corps’ response letter confirmed that it “…can and will provide emergency 
medical services to your Riverview Lofts project…”  
 
Public Water Supply - It is expected that the proposed project will consume a total of 39,645 gpd 
of potable water, to be supplied by the RWD.  This increase in demand would represent 5.82% of 
the average daily pumpage of the RWD.  The proposed project is not anticipated to impact the 
ability of the RWD to serve the subject site and existing customers.  Each apartment will be 
equipped with software that monitors for leaks or water wastage 
 
The project’s design will be subject to detailed engineering review by the RWD as part of the 
Town’s site plan review process, at which time final arrangements for infrastructure 
improvements will be made. 
 
Sanitary Wastewater Treatment and Disposal - It is assumed that all 39,645 gpd of water 
supplied to the project site will leave the site daily as wastewater, to be conveyed via the Town’s 
sewer district network to the STP on River Road.  As this facility currently treats an average of 
about 1.0 million gpd, the proposed project would represent a 4.02% increase in loading at this 
facility.  This STP has a permitted capacity of 1.5 million gpd, so that it has about 500,000 gpd 
of unfilled capacity; the proposed project represents an 8.04% reduction in the amount of 
available treatment capacity of this facility.   
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The RSD’s response e-mail confirms that the district has capacity to serve the project and the 
applicant’s plans to connect to the RSD are currently under review.  A final letter of sewage 
treatment availability will be issued after an analysis of the flow impacts to the collection and 
conveyance systems is complete. 
 
Energy Suppliers - It is expected that PSEG and National Grid can and will serve the proposed 
project with electrical and natural gas services, respectively.  Generally, PSEG and National Grid 
provide services per their filed tariff and schedules in effect at the time service is required.  As 
the project will remove both buildings presently on the site, the existing service connections will 
also be removed, to be replaced with new service connections; it is expected that the existing 
distribution system serving the site will not need to be replaced or supplemented to service the 
project.  
 
Recreational Facilities – The proposed project will not encroach upon any of the existing park or 
recreational facilities in the vicinity.  The anticipated 212 new residents of the project could 
potentially represent an impact on these recreational sites, by increasing the number of visitors to 
these sites, or of attendees at public events (e.g., street fairs, farmer’s markets, parades, etc.), 
held at these sites.  However, such impacts are not expected to be significant, as these public 
parks are large enough to accommodate all likely, day-to-day visitors, included those attributable 
to the proposed project, and it is not expected that many of the project’s residents would opt to 
visit any of these facilities at the same time, thereby reducing the magnitude of any incremental 
increase in visitation.  Finally, the number of local public recreational sites available to the 
project’s residents would tend to spread the project’s visitation geographically, to reduce the 
potential impact of visitation at any one site. 
 
With respect to impacts from project residents increasing attendance at a public event, such 
occasions are planned by their sponsors (and are subject to Town review and approval) to 
provide ample space for attendees to be accommodated.  As this analysis is limited to public 
recreational sites in the immediate vicinity, it is expected that project residents that choose to 
attend would choose to walk, which would eliminate a potential parking impact at the event or 
facility.  
 
Transportation 
The findings of the revised Traffic Impact Study (TIS) dated July 2017 are summarized herein. 
 

Trip Generation - It should also be noted that, according to studies conducted by the Institute of 
Transportation Engineers (ITE), traffic associated with a retail and restaurant developments is not 
100% newly generated, a significant portion of these trips will be “pass-by” traffic. It is expected that 
at least 40% of the peak hour trips generated by the retail and restaurant development on the site 
would originate from traffic already using the roadway traveling to or from another destination.  No 
passby credit was applied to the retail portion of the project since it is only a small portion of the 
project. Passby credits were applied for the restaurant component of the proposed project in 
accordance with ITE guidelines.  

 
The proposed project is projected to generate 79 trips (21 entering and 58 exiting) during the weekday 
AM peak hour, 167 trips (109 entering and 58 exiting) during the weekday PM peak hour and 252 
trips (142 entering and 110 exiting) during the Saturday midday peak hour. 
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Anticipated LOS [level of service] and Roadway Conditions, Main Street at Peconic Avenue/Roanoke 
Avenue - In the No Build Condition, at the intersections Main Street and Peconic Avenue/Roanoke 
Avenue, eastbound West Main Street through movement at Peconic Avenue operates at LOS D, E 
and F during the weekday AM, PM and Saturday midday peak hour respectively. The northbound 
Peconic Avenue left turn movement operates at LOS F during the weekday AM, PM and Saturday 
midday peak hours. The westbound left turn movement operates at LOS F during the Saturday 
midday peak hour. The rest of the traffic movements at the intersection operates at LOS C or better 
during the weekday AM, PM and Saturday midday peak hours. All the traffic movements at the 
intersection of East Main Street and Roanoke Avenue operate at LOS D or better. Overall, the 
intersection of West Main Street at Peconic Avenue operates at LOS C, C and E during the weekday 
AM, PM and Saturday midday peak hours respectively and the intersection of East Main Street at 
Roanoke Avenue operates at overall LOS C during the weekday AM, PM and Saturday midday peak 
hours.  After the completion of the project all the approach movements will continue to operate at No 
Build LOS. 

 
Anticipated LOS and Roadway Conditions, East Main Street at McDermott Avenue/Maple Avenue - 
Under the No Build Condition, all the approach movements at the intersection of East Main Street 
and McDermott Avenue/Maple Avenue operate at LOS D or better during both the weekday AM, PM 
and Saturday midday peak hours. Overall, the intersection of East Main Street at McDermott 
Ave/Maple Avenue operates at LOS A during the weekday AM peak hour and at LOS B during the 
PM and Saturday midday peak hours. After the completion of the project all the approach movements 
will continue to operate at LOS D or better except for the McDermott Avenue northbound approach 
which is anticipated to operate at LOS D and E during the weekday PM and Saturday midday peak 
hours, respectively. Minor signal timing adjustments will improve the northbound LOS D to LOS C 
during the PM peak hour and from LOS E to LOS D during the Saturday peak hour.  Overall, the 
intersection will operate at LOS B during all peak hours after the timing adjustments during the PM 
and Saturday peak hours. 

 
Anticipated LOS and Roadway Conditions, Peconic Avenue at Parking Lot Access - Under the No 
Build Condition, the southbound Peconic Avenue left turn movement operates at LOS A during the 
AM and PM peak hours and at LOS B during the Saturday peak hour.  The westbound Parking lot 
access left turn movement operates at LOS C during the weekday AM, PM and Saturday midday peak 
hours. The westbound right turn movement operates at LOS B during the weekday AM and Saturday 
midday peak hours and at LOS C during the PM peak hour.  After the completion of the project, the 
approach movements to the intersection will continue to operate at No Build LOS during all peak 
hours. 

 
Conclusion - Nelson & Pope, LLP has investigated the potential traffic and parking impacts 
associated with the proposed development to be located at the southwest corner of East Main Street 
and McDermott Avenue in Riverhead, New York.  The following is a summary of this investigation 
and the findings thereof: 

 
Based on the results of the TIS, it is the professional opinion of N&P, LLP that the proposed 
project will not result in significant traffic impacts in the study area. 

 
Parking - With respect to the number of parking spaces provided relative to the amount of 
development proposed, Town Zoning Code Section 301-231 I. states that, for a site within a 
designated Parking District, the requirements of the Town Zoning Code do not apply.  That is, 
the presence and availability of sufficient free, public parking spaces off-site but nearby would 
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satisfy Town conditions that parking will be available to residents of the development; the 
project is not required to provide any on-site parking spaces.  However, in order to decrease the 
need for off-site parking and provide a benefit to the project’s residents, the Applicant will 
provide 55 on-site parking spaces (of which three will be handicapped spaces), and the balance 
of parking needs will be met by off-site spaces within the Riverhead Parking District area.  As 
shown on Sheet C-100.00, if the site were not in the parking district, the Town Code would 
require a minimum of 358 on-site parking spaces. 
 
An inventory of available parking in proximity to the site is provided in the TIS to further 
support the finding that inclusion in the Downtown Parking District provides parking 
opportunities for residents and patrons of the Riverview Lofts and associated retail use on the 
subject site. 
 
The anticipated parking needs of the proposed project with those of the other nearby sites 
proposed for development were evaluated in a cumulative Parking Analysis (see Appendix C).  
That evaluation also considers the ability of the existing parking lots in the area to accommodate 
these cumulative parking needs. 
 
Water Resources 
The proposed project will connect to the RSD and as a result, wastewater will be managed in a 
manner that ensures that no groundwater impacts will occur.  Drainage will be stored and 
recharged on-site in conformance with Town requirements and subject to Town engineering 
review.  Consequently, potential drainage impacts are also addressed through design.  Discussion 
of these design features as related to water resources is provided herein. 
 
Groundwater Conditions - The volume of water recharged on the site is not expected to 
significantly change by the project as compared to the site in its existing condition.  This is 
because the site is presently covered entirely by impervious surfaces, and will continue to be 
entirely impervious-surfaced after the project is constructed.  However, the proposed project will 
be designed to contain runoff from proposed new impervious surfaces; under current conditions, 
it is not expected that all stormwater is retained on site.  This means that the volume of 
stormwater runoff generated on the site is the same; but storage of stormwater will increase such 
that less off-site runoff is expected to occur.   
 
All stormwater runoff generated on the site will be retained and recharged to groundwater by 
means of an on-site drainage system.  Likewise, all wastewater generated on the site will be 
conveyed off-site via the Town sewer system for treatment and disposal.  In this way, the 
existing elevation of the water table beneath the site would not significantly change, so that the 
direction of groundwater flow would not change from its current southerly direction. 
 
Connection to the Town sewer system and the lack of landscaped surfaces would ensure that the 
potential for adverse impacts on groundwater quality are minimized for the proposed project.  
The project will connect to the Town sanitary system, so that its wastewater would be conveyed 
off-site and treated to a tertiary level, thereby minimizing the amount of nitrogen from the site 
that ultimately is recharged to the water table, and at a location distant from the project site. 
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Surface Water Conditions – The project will not adversely impact any surface water resources.  
Generally, the primary source of such an impact would be from the escape of stormwater runoff 
from a site to a surface water resource (e.g., a pond/wetland, a creek or river, etc.).  But, as noted 
above, the site will retain more stormwater capacity under proposed conditions than current 
conditions, so that runoff generated on the site will be recharged on-site, and only in case of an 
extreme rain event would excess runoff overflow the site, to Town property to the south (where 
it would be conveyed to that drainage system).  This means that for the design storm, no runoff 
from the site (along with any contamination that may be carried in that water) will reach the 
nearest surface water resource that is in a downslope location, the Peconic River. 
 
The project is designed in conformance with FEMA flood plain elevation requirements, so that 
no adverse impacts in this regard are expected.  As shown in Figure S-5, the southern portion of 
the subject site is in FEMA Flood Hazard Zone AE, which designates an area that is subject to 
the 1% annual flood (“100-year flood”), also known as the Base Flood.  This is the flood that has 
a 1% chance of being equaled or exceeded in any given year.  Specifically, the Base Flood 
Elevation of this part of the AE zone is established at 7 feet asl.  The first floor of the building 
will be elevated such that the bottom of any structural member will be above 7 feet asl to comply 
with FEMA design as implemented by the Town. 
 
Soils 
The test hole report indicates that the soils on the site are expected to be capable of properly 
supporting the proposed structure, with the use of appropriate piles.  Thus, no adverse soil-
related impacts in this this regard are anticipated. 
 
Considering the small size of the site, its flat surface, and the fact that it is already fully 
developed, it is not expected that the necessary clearing and grading operations would be limited 
by any soil-related condition. 
 
The Phase I ESAs prepared for the 221 East Main Street and 31 McDermott Avenue buildings 
(see Section 1.3.2) noted that a 1,000-gallon #2 fuel oil tank is present on the former site, and 
that a gasoline storage tank may exist on the latter site.  Prior to initiating the demolition process, 
both tanks will be investigated and both tanks (if present) will be removed in accordance with 
proper county and state requirements, and any soil contamination that may have occurred will be 
properly remediated as part of that removal and certification process.  Such potential 
contamination, if discovered, would not represent an adverse impact on the project, as any such 
contamination will be properly remediated. 
 
Erosion control measures to be implemented during the construction phase are expected to 
include measures recommended in the NYS Department of Environmental Conservation 
(NYSDEC) Technical Guidance Manual, such as: 
 

• Silt fence, storm drain inlet protection, hay bales and good housekeeping procedures will be used; 
• Construction equipment and vehicles will be parked and loaded/unloaded within the site; 
• “Rumble strips” at the site entrance will prevent soil on truck tires from being tracked onto the 

public road system; 
• The construction process will begin with establishment of flagged clearing limits, followed by 
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installation of the erosion control measures; and 
• The drainage system will provide permanent stormwater controls once construction is completed. 

 
Cultural Resources 
The subject site is located within the Town Downtown Historic District and is across from an 
historic church.  Architectural review is important and required for this site and is completed by 
the Architectural Review Board.  The project was subject to ARB review and discussion at 
various meetings, the latest of which occurred on April 19, 2017.  As per a recommendation of 
the ARB, the building’s massing at the main residential entrance has been set back.  On May 17, 
2017, the ARB recommended approval of the proposed project to the Town Board (see 
Appendix B-13), with the following two minor comments: 
 

- More development should be made of the cornice  
- Please submit final working drawings with all necessary details when available  

 
The Applicant and project architect will ensure that both comments will be addressed to ARB 
and Town Board satisfaction.  It is noted that the fifth story of the building has been “stepped” 
back and the building façade along McDermott Avenue is varied, both architectural features that 
provide mitigation in terms of height and mass of the building.   
 
As the subject site is entirely developed, it is expected that no undiscovered pre-historic era 
resources remain on the site, as any such resources that may have been present would have been 
destroyed when the site was developed about 70 years ago.  As the OPRHP correspondence 
confirms that there are no historic era cultural resources on the subject site, the proposed project 
would not directly impact such resources, nor would the removal of the two existing buildings 
result in an impact on cultural resources.   The OPRHP letter confirms that the proposed project 
will not result in any adverse impacts to cultural resources, as follows: 
 

Based upon our review of the materials submitted and conversations with your office, it is the 
OPRHP’s opinion that the proposed project, as designed and presented, will have No Adverse Impact 
upon historic resources. 

 
Visual Resources 
The proposed project is expected to change the visual character of the site and views of the site 
by replacing two smaller low structures with a single, larger and taller structure proximity.  The 
existing character of the subject property as a site in need of revitalization will be removed and 
replaced with an attractive five-story mixed use building that conforms to the DC-1 zoning, 
provides housing for various income levels, provides a street presence in the form of commercial 
use along the sidewalk, and provides an anchor to revitalize this portion of East Main Street.  It is 
noted that an additional development is proposed to the west of the subject site at 203-213 East 
Main Street.   
 
The change in visual character that will result from the proposed project and the adjoining 
proposed development is consistent with the Town’s intended use of the site and area, pursuant 
to the EMSURP and DC-1 zoning.  The EMSURP outlined a program to revitalize East Main 
Street through urban renewal which is part of the Town’s comprehensive plan initiative for 
downtown Riverhead.  The EMSURP combined with the DC-1 zoning envisions mixed use 
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buildings up to five stories in height to provide incentives for re-development, and stimulate 
revitalization of the downtown area.  This initiative is grounded in the Town Comprehensive 
Plan Update, the EMSURP, the NYS CMP, and the BOA.  The proposed use of the subject site 
as well as the site at 203-213 East Main Street provides a means of realizing this urban renewal 
and revitalization initiative that the Town has envisioned through these studies and zoning code 
provisions.  The economic and social benefits of revitalization are numerous and formed the 
basis for the Town’s planning initiatives that are being implemented through redevelopment of 
221 East Main Street and other sites in the area pursuant to existing zoning. The redevelopment 
of this site will anchor the south side of East Main Street west of McDermott Avenue and 
promote the planning goals of the Town for revitalization and provision of apartments for 
various income levels. 
 
Additional assessment of visual resources is provided to further examine the proposed project in 
the context of the site and area.  The most effective way to assess the change in visual character 
is to provide illustrations of how the proposed project will appear from various vantage points, 
and as a result, a series of architectural graphics have been prepared to portray the character of 
the site in the context of the area.  Appendix B-10 presents a number of computer-simulated 
views of the proposed building.  As can be seen, the building will feature an architectural style 
complementary to that of the commercial buildings adjacent and to the east of the site (see also 
Appendix B-3).   
  
With respect to the visual context of the project site and its surroundings along McDermott 
Avenue and East Main Street, the figures in Appendix B-11 compare the site’s existing 
character to its (simulated) appearance after construction of the proposed building.  The figures 
show that, while the proposed building will change the appearance of the site for observers, the 
building has been designed with an architectural style that complements that of the 
neighborhood, and so will be attractive and appropriate within the East Main Street downtown 
area.  
 
Note that the DC-1 code provides a minimum zero front yard depth, in order to support the main 
street character along this portion of East Main Street; the code also allows for a five-story 
structure.  The proposed mixed-use building will conform to both of these regulations, so that the 
existing street line of buildings along the East Main Street corridor will be preserved.  While the 
proposed project will represent the first siting of a taller structure than is currently present along 
this segment of East Main Street (which would tend to contrast with the smaller height and bulk 
of adjacent and nearby buildings), the building has been designed to feature an architectural 
theme that, through its use of building materials, colors and textures, complements that of the 
adjacent buildings and of the corridor in general (see Sheet A-016.00).  It is noted that the fifth 
story of the building has been “stepped” back and the building façade along McDermott Avenue 
is varied, both architectural features that provide mitigation in terms of height and mass of the 
building.  The visual appearance of the proposed structure is best determined in review of the 
visual simulations provided in Appendices B-10, 11 and 12 as well as B-3. 
 
An additional photo-simulation has been prepared to assist in visualizing the proposed project 
and the massing of the adjacent 203-213 East Main Street proposal, in the context of the 
character of the community (Appendix B-12).  This analysis includes views of the project site 
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from seven (7) viewing angles and shows architectural details of the proposed project and the 
massing of the two proposals.  Note that more detailed views of the 203-213 East Main Street 
structure (so that its architectural treatment, material colors and textures, fenestration, etc.) are 
not available, so that only its proposed dimensions can be added to the simulations.  However, 
the graphics clearly identify the massing of this building in the context of its surroundings which 
include the proposed project site at 221 East Main Street. 
 
This visual impact assessment considers the following key points: 
 

• While the area is comprised of a mix of uses, architectural styles and heights of buildings, there is 
currently a dominance of one, two and three-story buildings in the area of the site and along East 
Main Street as depicted in photographs in Appendix D of Appendix B-7.  Existing structures on 
the east side of McDermott Avenue are primarily two-story structures.  The proposed structure 
will be in contrast with building heights in the vicinity of the proposed project site.  Specifically, 
the proposed building will be three-stories taller than existing buildings on the east side of 
McDermott Avenue and two-stories higher than three-story buildings on Main Street.  Visual 
renderings in Appendices B-10, 11 and 12 and B-3 identify the appearance and relation to the 
existing visual character of the area.   

• It is noted that the fifth story of the building has been “stepped” back and the building façade 
along McDermott Avenue is varied, both architectural features that provide mitigation in terms of 
height and mass of the building.   

• There is precedent for a five-story building near a traditional structure with historic context, 
specifically the approved five-story hotel at the Preston House site at 428 East Main Street. 

• The proposed use conforms to zoning in terms of height and all dimensional requirements related 
to site design/alignment. 

• The proposed project will redevelop a deteriorated site in need of revitalization. 
• The proposed project includes a five-story mixed-use building in conformance with DC-1 zoning 

(except for the size of the studio units and parking space dimensions), and is consistent with the 
Towns goals for downtown revitalization as embodied in studies, including the Town 
Comprehensive Plan Update, the EMSURP, the NYS CMP, and the BOA.   

• The project will anchor the portion of East Main Street west of McDermott Avenue with an 
attractively styled building that complements the main street setting and promotes revitalization. 

• The project will further the Town’s housing goals by providing units for a range of income levels. 
• The proposed project will further social and economic goals of the Town by stimulating 

revitalization of East Main Street to support existing businesses in the downtown, increase 
spending, provide tax revenue and/or PILOT program, sales tax revenue, employment and related 
benefits. 

• In keeping with the character of the Town Main Street Historic District, the building’s design 
integrates elements from other structures along East Main Street, such as brick detailing. 

• The architecture of the project has been preliminarily recommended for approval by the Town 
ARB an advisory entity responsible for architectural review to “promote visual qualities in the 
environment which bring value to the community; to foster the attractiveness of the community as 
a place to live and work; to preserve the character and quality of our heritage by maintaining the 
integrity of those areas which have a discernable character or are of special historic 
significance; to protect public and private investments in the area; and to raise the level of 
community awareness and expectations for the quality of its environment.”  The ARB will offer 
its final recommendation when the SEQRA review process is completed.  
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Town Code Section 301-143 includes Supplementary Guidelines, specifically in Subsection A 
(3), the following criteria are provided: “Building shape, massing and siting should reflect the 
prevalent character of surrounding buildings on the block.”  The proposed project is located 
within the “block” beginning at Mc Dermott Avenue- westerly to Peconic Avenue and southerly 
to Heidi Behr Way and northerly along the south side of East Main Street.  This area is 
dominated by buildings that are one, two and three-stories in height.  The Town has established a 
code that is expected to result in revitalization of the downtown area and contemplates buildings 
up to five-stories in height.  If the Town is to realize the revitalization goals for the downtown, it 
is expected that recognition of a trend toward taller buildings that conform to the DC-1 will 
occur.  Similar provisions would have applied to other five-story buildings more remote from 
this site including Summerwind, Hyatt, and Sea Star, which were established in areas where five-
story buildings did not previously exist.  This assessment recognizes the deviation from the 
specific guidance offered in Town Code Section 301-143. Supplementary Guidelines, Subsection 
A (3), and provides further information here for consideration of this deviation in the context of 
visual character, mitigation and conformance with land use goals. 
 
Based on the visual assessment, there will be a change in the visual character of the site and area.  
The site is in need of revitalization, and the proposed use is consistent with Town planning goals 
for redevelopment of the area to achieve this revitalization.  The appearance of the building has 
been carefully considered and mitigated where possible through architectural design (“stepped 
back fifth-story, building articulation along McDermott Avenue, and architectural elements such 
as brick detailing as part of design).  The proposed project will establish a use characteristic of a 
main street setting that is expected to complement this area of East Main Street advance goals of 
the Town’s comprehensive plan and stimulate revitalization along this portion of East Main 
Street. 
 
As noted above, the proposed project is subject to review by the ARB and the LPC, as the 
subject site in within an historic district.  However, at its May 17, 2017 meeting, the LPC 
determined that it has no jurisdiction over the project, as the project site contains no qualified 
landmarks.  The project was subject to ARB review and discussion at various meetings, the latest 
of which occurred on April 19, 2017.  As per a recommendation of the ARB, the building’s 
massing at the main residential entrance has been set back.  On May 17, 2017, the ARB 
recommended approval of the proposed project to the Town Board (see Appendix B-13), with 
the following two minor comments: 
 

- More development should be made of the cornice  
- Please submit final working drawings with all necessary details when available  

 
The Applicant and project architect will ensure that both comments will be addressed to ARB 
and Town Board satisfaction.  
 
A Shadow Study was prepared for the project by the architect (see Appendix B-14).  That 
analysis indicates that the homes along the eastern side of McDermott Avenue would experience 
some impact from shadows cast by the proposed building, but these impacts would be limited in 
time to the winter months, and then in duration, only to mid- to late-afternoon hours.  Shadows 
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cast to the north, toward the church and Doroszka properties, would extend to the structures 
themselves, but only during the morning hours and only during the winter months. 
 
 
Proposed Mitigation  
 
Land Use, Zoning and Plans 
• As no adverse impacts with respect to land use are anticipated, no additional mitigation measures 

with respect land uses are necessary or proposed. 
• While the project will not conform to all the bulk requirements of the DC-1 zoning district (thereby 

necessitating the special permit and six variances), analysis indicates that neither the special permit 
nor the variances, if approved, would adversely impact the area, or set an unacceptable precedent for 
future development on other sites.  The special permit/variances are needed to enable the project to 
move forward with as little potential for adverse effect regarding zoning as practicable.  Thus, no 
additional mitigation with respect to zoning is necessary or proposed. 

• The proposed project has been designed to conform to all applicable recommendations of the Town 
Comprehensive Plan, the EMSURP and the NYS CMP standards as practicable.  Thus, no additional 
mitigation in this regard is necessary or proposed. 

 
Community Services 
• It is expected that the proposed project will increase the need for and usage of those community 

facilities and services pertinent to commercial and residential spaces, and, hence the costs that such 
services will expend.  However, the expected increase in taxes generated and/or a PILOT program 
will help offset at least portions of the increased needs for and costs of community services.   

• The Riverhead CSD will benefit from an increase in annual school tax revenue and/or a PILOT 
program as compared to the amount of school taxes generated by the site in its current condition.  
This increased revenue will assist in offsetting some of the increased district expenditures 
necessitated by the expected 14 new students generated by the project.   

• The proposed project may increase the potential need for emergency security services of the 
Riverhead Police Department.  However, to mitigate this potential increase in calls, the proposed 
building and parking level will be equipped with security lighting and emergency alarms.   

• The proposed project may increase the potential need for emergency security services of the 
Riverhead Volunteer Fire Department and the Riverhead Volunteer Ambulance Corps, Inc.  However, 
to mitigate these potential increases in calls, the proposed building and parking level will be equipped 
with fire and smoke alarms, emergency lighting systems, and sprinklers, as required by NYS Fire and 
Building Codes.  These features will increase the level of safety from fires and minimize the potential 
for use of ambulance services.   

• Pertinent input from the Riverhead Volunteer Fire Department will be solicited throughout the site 
plan application process to ensure that the site layout and the building are designed to provide 
adequate provisions for emergency vehicle access and adequate hydrant and standpipe locations.  

• The project will increase the consumption of water on-site.  In consideration of this increase in 
demand, water-conserving plumbing fixtures and mechanical systems will be utilized in construction, 
which will further minimize the volume of water required from the public water supply. 

• Each apartment will be equipped with software that monitors for leaks or water wastage. 
• While the project will increase the consumption of energy resources, it is anticipated that sustainable 

energy-conserving measures, including energy-saving wall insulations, triple-glazed windows and 
energy efficient mechanical 
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Transportation 
• As recommended by the TIS, after completion of the project, minor signal timing adjustments at the 

intersection of East Main Street at McDermott Avenue/Maple Avenue will be made for the 
northbound McDermott Avenue approach, improve the northbound LOS E to LOS C during the PM 
peak hour and LOS E to LOS D during the Saturday peak hour.  Overall, the intersection will operate 
at LOS B during all peak hours after the timing adjustments during the PM and Saturday peak hours. 

• The proposed project will provide 55 on-site parking stalls to complement the available public 
parking in existing municipal parking lots in the area of the proposed project, where no parking is 
required since the project is within the Riverhead Parking District. 

 
Water Resources 
• As no adverse impacts to groundwater quality or quantity are anticipated to occur because of the 

project, no additional mitigation is necessary or proposed. 
• As no adverse impacts on the elevation of the water table or direction of groundwater flow beneath 

the subject site are expected, from the project, no additional mitigation is necessary or proposed. 
• No impacts on the quality or quantity of water in the Peconic River or any other surface water 

resource in the vicinity is anticipated to occur from the project, no additional mitigation s necessary or 
proposed. 

• The proposed project will conform to the applicable building elevation requirements associated with 
its presence within the AE Zone (as delineated by the FEMA Flood Hazard Zone Map).  Therefore, 
no adverse impacts in this regard are expected, and no additional mitigation is necessary or proposed. 

 
Soils 
• A detailed grading and drainage plan will be prepared for the site plan application, and will provide 

details of overall site grading and will require Town Division of Planning review and Planning Board 
approval prior to implementation.   

• Any soil contamination that may have occurred because of oil storage tank leakage will be properly 
evaluated and remediated prior to initiation of the demolition phase.  The remediation process will be 
subject to the review and approval of proper county and state entities, which will certify that such 
remediation was properly conducted, and that the process is complete. 

• Erosion at the site and sedimentation at downslope locations may occur during the construction phase 
of the project.  These potential impacts will be overcome by implementing erosion control measures 
and installing proper drainage facilities as part of the construction activities.   

 
Cultural Resources 
• The fifth story of the building has been “stepped” back and the building façade along McDermott 

Avenue is varied, both architectural features that provide mitigation in terms of height and mass of 
the building. 

• The Applicant will ensure that the project architect addresses the ARB comment regarding the 
building’s cornice. 

 
Visual Resources 
• Potential adverse impacts have been mitigated to the maximum extent practicable by use of an 

architectural styling that complements the other structures in the neighborhood (so that it would not 
contrast with the context of the resources).  

• It is noted that the fifth story of the building has been “stepped” back and the building façade along 
McDermott Avenue is varied, both architectural features that provide mitigation in terms of height 
and mass of the building.   
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• The Applicant will ensure that the project architect addresses the ARB comment regarding the 
building’s cornice. 

 
 
Alternatives Considered 
 
SEQRA requires the consideration of alternatives to the proposed project.  The specific 
alternatives to be analyzed should represent uses and yields that are reasonable to and feasible 
for the applicant, and implementation of technologies for these alternatives and other options to 
the proposed project that would achieve the applicant’s objectives must be within the applicant’s 
capabilities.  More specifically, 6NYCRR Part 617.9(b)(5)(v) indicates that alternatives should 
include “a description and evaluation of the range of reasonable alternatives to the action that are 
feasible, considering the objectives and capabilities of the project sponsor.”  The purpose of the 
alternatives analysis is to determine the merits 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 represent site conditions if the proposed project is not 
implemented.  For the subject application, the following alternatives were evaluated:  

 
• Alternative 1: No Action - assumes that the site remains unchanged from its current use and 

condition; no re-development occurs.  
• Alternative 2: Mixed-Use Development - assumes re-development of the site under its existing 

zoning, with a structure similar to the proposed project, of a mixed commercial and residential project 
having 12,623± SF of ground floor commercial space and 116 apartments on floors 2 through 5.   

• Alternative 3: Hotel Development - assumes re-development of the site under its existing zoning, 
with a structure similar to the proposed project, of a hotel having 12,623± SF of ground floor 
administrative/maintenance/mechanical spaces and 110 rooms on floors 2 through 5.  A special 
permit for this scenario will be required from the Town Board.  

• Alternative 4: Mixed-Use Development - assumes a mixed-use residential project in a single, 
building that is not more than three stories high that reflects EMSURP recommendations regarding 
conformance to the building heights to the east and the west, and maintenance of vistas southward 
from the buildings on the north side of East Main Street. 

• Alternative 5: Townhouse Development - assumes townhouse development conforming to the DC-
1 zoning district. 

• Alternative 6: Conforming Proposed Project - assumes a project similar in nature to the proposed 
project, but conforming to Town Code requirements for lot coverage, and studio apartment size, and 
providing on-site parking for the residences, at a rate of 1 space/unit.  The Applicant could provide 
on-site parking and meet the allowed maximum site coverage, by: reducing the number of residences, 
by making the residences smaller in size, by reducing the ground floor commercial spaces, or by a 
combination of these measures.  
 

 
Permits and Approvals Required   
 
Prior to the issuance of any permits or approvals, the applicant and Lead Agency must fulfill the 
requirements of SEQRA.  This Voluntary DEIS describes the proposed project, catalogues site 
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and area resources, discusses potential environmental impacts of the project, presents measures 
to mitigate adverse impacts, and examines alternatives to the project.  
 
This Voluntary DEIS provides the Board (as lead agency under SEQRA) and all involved 
agencies with information necessary to render informed decisions on the site plan application.  
This document ensures that the Town Board takes a “hard look” at the project and will assist in 
determining potential impacts of the proposed project in order to support a SEQRA 
determination of significance. 
Table S-5 is a list of the permits and approvals anticipated necessary for the proposed project. 
 

Table S-5 
PERMITS AND APPROVALS REQUIRED 

 
Applicable Board/Agency Permit/Approval Type 

Town Board 
Site Plan approval 

Special Permit (Site Coverage) 

Town Building Department 
Building Permit 

239f review (to SCDPW*) 
Demolition Permit 

Town Fire Marshal Site Plan review 
Town Highway Superintendent Highway Work Permit 
Town Zoning Board of Appeals Variances  
Town ARB Site Plan review (approval recommended May 15, 2017) 
Town LPC Site Plan review (approval recommended May 15, 2017) 
Town Conservation Advisory Council Site Plan review 
RSD Sanitary Sewer System Connection approval 
RWD Water Supply System Connection approval 

SCDHS 
Sanitary Sewer System review 
Water Supply System review 

SCPC* Referral 
NYSDOT Highway Work Permit 
NYS GOSR/HCR* Concurrence memo and FONSI (dated July 21, 2017)  
*   SCDPW - Suffolk County Department of Public Works; SCPC - Suffolk County Planning Commission; 

GOSR/HCR - Governor’s Office of Storm Recovery/Homes and Community Renewal. 
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1.0 DESCRIPTION OF THE PROPOSED PROJECT 
 
 
1.1 Introduction  
 
This document is a Voluntary Draft Environmental Impact Statement (DEIS) for a project known 
as Riverview Lofts (hereafter, the “proposed project”).  The site of this proposal is in the 
downtown area of Riverhead hamlet, Town of Riverhead (hereafter, “the project site” or “the 
subject site”).  Figures 1-1a and 1-1b provide regional and local location maps of the project 
site, respectively (all figures will be found in the section following the main text of this 
document).  Note that the site is currently occupied by two structures, whose street addresses are 
221 East Main Street and 31 McDermott Avenue. 
 
The proposed use is consistent with the Town of Riverhead Zoning Code designation for the 
subject site, which is DC-1.  A mixed-use development of this type is encouraged by zoning and is 
well-grounded in the planning efforts of the Town as embodied in the East Main Street Urban 
Renewal Plan (EMSURP) plan, and the Town of Riverhead Peconic River/Route 25 Corridor Step 
II Brownfields Opportunity Area (BOA) plan and is consistent with Town initiatives to revitalize 
downtown Riverhead as will be further discussed.  Further, the project will provide needed quality 
housing for households characterized by a mix of incomes, in a pedestrian-friendly, transit-
oriented environment.  The site is within the Town Main Street Historic District (see Figure 1-2). 
 
The site is composed of two contiguous developed tax lots, designated as listed in Table 1-1 (see 
also Topographical Survey; all plans will be found in pouches at the back of this document): 
 

Table 1-1 
PROJECT SITE IDENTIFICATION 

 

Parameter 
221 East Main Street (1) 

(Section/Block/Lot) 
31 McDermott Avenue (1) 

(Section/Block/Lot) 
Total 

Tax Lot Designation (2) 129/1/21 129/1/22 --- 
Square Feet (SF) 26,597  10,570  37,167  
Current Use Commercial (vacant) Commercial (occupied) --- 

(1)  Both tax lots are in District 0600 (Town of Riverhead). 
(2) Per Suffolk County Tax Map (SCTM) designation; see Figure 1-2. 

 
The approximately 0.85-acre project site is located at the southwestern corner of the intersection 
of East Main Street and McDermott Avenue; the site is roughly rectangular in shape, with its 
narrow northern side fronting on the south side of East Main Street, while its longer eastern side 
fronts on the west side of McDermott.  The site is currently developed and occupied on the north 
by a vacant, one-story brick commercial structure that fronts on East Main Street (the “221 East 
Main Street building”), and on the south by an occupied two-story frame commercial/residential 
building (the “31 McDermott Avenue structure”).  The central portion of the property features an 
at-grade parking lot for the 221 East Main Street structure.  This privately-owned parking area is 
accessed only from McDermott Avenue; there is no vehicle access from East Main Street.  This 
privately-owned parking area is accessed only from McDermott Avenue; there is no vehicle 
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access from East Main Street.  As this portion of the site is currently unused, this parking area is 
used by the public for parking. On-site parking will consist of 55 spaces (of which three will be 
set aside as handicapped spaces) although none are required since the subject site is within the 
Riverhead Parking District which considers the abundance of Town parking available on the 
street and in lots throughout the downtown area as will be further discussed herein. The parking 
area is primarily vacant due to vacancies in the on-site building, though it is currently used by the 
public.   
 
The applicant, Georgica Green Ventures, LLC, seeks Board approval to demolish the two existing 
structures on the site, and construct a single five-story mixed-use structure featuring 12,623 SF of 
first-floor commercial spaces (at-grade with East Main Street) and four floors of apartments (116 
units; see Sheets C-101.00, A-013.00, A-014.00 and A-015.00, and Table 1-2)).  Note that 
specific type(s) of tenants are not presently known for the commercial spaces; in order to provide 
a “conservative” analysis of potential impacts, this document assume restaurant use for 11,115 SF 
of this area; the remaining 1,508 SF is assumed to be retail space.   
 
Because the subject site slopes downward toward to south from East Main Street, the proposed 
lower level for parking beneath the structure will be accessed via McDermott Avenue (see Sheet 
A-016.00 and Figure 1-3).  These spaces will be available to the project’s residents on a first-
come, first-served basis; patrons of the project’s commercial spaces will park elsewhere. 

 
Of the 116 apartments, 115 will be rented, and one (1) apartment will be set aside for occupancy 
by the building superintendent.  There will be space on the rooftop for a gathering place for the 
building’s residents.  As described below and as sought by the Town for the DC-1 district, the 115 
rental apartments will be leased based upon the household income of the residents. The provision 
of work force and next generation housing for various income levels is a key beneficial feature of 
the project that furthers the housing goals of the Town.  
 
To determine the rent applied to each household, the average family income (AMI) for a family 
of four in the Nassau-Suffolk region was determined.  Then, 60%, 90% and 130% of this value 
were assumed to represent the three “Tiers” of household incomes that would qualify a 
household for occupancy of a studio, a one-bedroom, or a two-bedroom unit.  For each of the 
three types of unit within each “Tier,” the household income needed to afford the anticipated 
gross rental rate was calculated.  Finally, as the applicant anticipates that electricity will be paid 
by the resident, the gross rental rate was reduced by an appropriate amount to reach a net 
monthly rent.  Table 1-3 summarizes the pertinent data for each Tier. 
 
In addition, there are number of agencies contributing to the funding for the project, and include: 
 

• New York State (NYS) Homes & Community Renewal 
• NYS Housing Finance Agency 
• Governor’s Office of Storm Recovery 
• Suffolk County Department of Economic Development and Planning (SC Affordable Housing 

Opportunities Program) 
• Riverhead Industrial Development Agency 
• NYS Empire State Development (RESTORE NY Communities Initiative Municipal Grant Program) 



FIGURE 1-3
ARCHITECT'S RENDERING

Source:  Architect ÜNot to Scale

East Main Street

McDermott Avenue

Riverview Lofts
Riverhead

Voluntary DEIS



Riverview Lofts 
Voluntary Draft EIS 

Site Plan/Special Permit Application 

 

Page 1-3 

Table 1-2 
USES, UNITS & YIELDS IN BUILDING 

Proposed Project 
 

Retail 
Space 
(SF) 

Other Commercial 
Spaces (SF) (1) 

Residences (2) 
(units) 

Residential 
Space 

(SF; estimated)  

Other Spaces  
(SF; estimated) 

Total Floor 
Spaces 

(SF) 
Lower Level (55 Parking Spaces) 

--- --- --- --- 20,995 (3) 20,995 
First Floor 

1,508 11,115 --- --- 8,310 (4) 20,933 
Second Floor 

--- --- 

6 studio 
15 one-bedroom 
7 two-bedroom 

28 units 

2,790 
10,110 
7,735 
20,635 

5,070 (5) 25,705 

Third Floor 

--- --- 

8 studio 
15 one-bedroom 
7 two-bedroom 

30 units 

3,720 
10,110 
7,735 
21,565 

4,140 (5) 25,705 

Fourth Floor 

--- --- 

8 studio 
15 one-bedroom 
7 two-bedroom 

30 units 

3,720 
10,110 
7,735 
21,565 

4,140 (5) 25,705 

Fifth Floor 

--- --- 

9 studio 
12 one-bedroom 
7 two-bedroom 

28 units 

4,185 
8,088 
7,735 
20,008 

4,752 (5) 24,760 

Roof 
--- --- --- --- 165 165 

Totals 

1,508 11,115 

31 studio 
57 one-bedroom 

28 two-bedroom (6) 
116 units 

14,415 
38,418 
30,940 
83,773 

47,572 (5) 143,968 

(1)   The plans show two restaurants: Restaurant 1 has 5,000 SF/235 seats, and Restaurant 2 has 6,115 SF/300 seats.  
Restaurants were used for maximum use impact analysis in terms of wastewater and water use, trip generation and 
parking; however, these spaces may be occupied by other types of commercial uses depending on market conditions. 

(2)  Studio units vary from 410 to 520 SF (465 SF average); one-bedroom units vary from 560 to 788 SF (674 SF average); 
and two-bedroom units vary from 875 to 1,334 SF (1,105 SF average). 

(3)  Includes Parking, Utilities and Lobby spaces.  
(4)  Includes Utilities, Lobby, Building Amenities, and Building Storage spaces. 
(5)  Includes Laundry, Storage, and Hallway spaces. 
(6)  Of which one unit set aside for building superintendent use. 
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Table 1-3 
SUMMARY OF INFORMATION ON UNITS AND RENTS (1) 

 
Parameter Household Income Limit Net Monthly Rent (2) Units 

87 Units (Tier I: for Households Earning 60% of the AMI) 
Studio Units $46,560 $976 25 
One-Bedroom Units $49,860 $1,210 44 
Two-Bedroom Units $59,880 $1,452 18 
Subtotal --- --- 87 

13 Units Tier II: (for Households Earning 90% of the AMI) 
Studio Units $59,850 $1,125 4 
One-Bedroom Units $74,790 $1,464 5 
Two-Bedroom Units $89,820 $1,655 4 
Subtotal --- --- 13 

15 Units (Tier III: for Households Earning 130% of the AMI) 
Studio Units $86,450 $1,326 2 
One-Bedroom Units $108,830 $1,639 8 
Two-Bedroom Units $129,740 $1,955 5 
Subtotal --- --- 15 
TOTAL RENTAL UNITS --- --- 115 

(1)  One two-bedroom unit set aside for the building superintendent; it will not generate rental income. 
(2)  Reflects rent reduction, as residents pay electricity cost. 

 
Table 1-4 presents information on the funding sources for the proposed project. 
 
As noted, the project conforms to the 2003 Town Comprehensive Plan and to the goals and 
intent of the 2008 Update of the Town’s EMSURP and the BOA, and will conform to many of 
the applicable Town Zoning Code bulk and setback requirements for development in the site’s 
DC-1 zoning district.  However, the project requires six (6) variances from the Town Zoning 
Board of Appeals (ZBA), one to exceed the maximum size of the studio units and five related to 
the on-site parking spaces (see Sheet C-002.00), as follows: 
 

• Minimum Parking Stall Size 
• Minimum Back-Up Aisle Width 
• Minimum Parking Stall Size [handicapped] 
• Minimum Access Aisle Width 
• Minimum Width at Curb Cut 

 
In addition, the project needs a Town Board (hereafter, “the Board”) special permit to exceed 
the maximum allowed building coverage (80% of the site allowed, 91.75% requested).  
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Table 1-4 
FUNDING SOURCES* 

Proposed Project 
 

Source 
Origin 

Source 
Name 

Source Description 
Estimated Total 

Amount  

NYS HFA 
HFA TE 
Bonds 

Fixed taxable bonds to fund mortgage loans for individual rental 
developments. 

$10,920,000 

NYS HCR HCR MIHP 

Provides gap funding to developments that include a component 
of units that will be occupied by households earning up to 130% 

of AMI, will increase the total number of mixed and middle-
income units throughout the State. 

$1,200,000 

NYS HCR HCR NCP 

Provide financing to stimulate the new construction of rental 
housing affordable to households that earn 60% of AMI and that 

may advance one or more of the specific housing priorities of 
New York State. 

$13,900,000 

Suffolk 
County 

Suffolk 
Acquisition 

Loan 

Suffolk County Workforce Housing Acquisition Program, acting 
through its Department of Economic Development and Planning, 

may issue bonds to acquire sites for qualifying workforce 
housing developments. 

$900,000 

NYS 
GOSR 

CDBG-DR 
Community Development Block Grant program as Disaster 

Recovery grants to rebuild the affected areas and provide crucial 
seed money to start the recovery process. 

$6,500,000 

ESD 
Restore NY 

Loan 
Empire State Development Restore NY Loan  $250,000 

Suffolk 
County 

Suffolk 
Infrastructure 

Loan 

Suffolk County Workforce Housing Infrastructure Program, 
acting through its Department of Economic Development and 
Workforce Housing, may issue bonds to fund certain approved 
infrastructure improvements for qualifying workforce housing 

developments. 

$2,100,000 

NYS HCR 
LIHTC 
Equity 

Raymond James Tax Credit Fund, Inc. $11,879,629 

NYS HCR 
SLIHC 
Equity 

SLIHC will increase the total number of mixed and middle-
income units (60-90% AMI) throughout the State. - Raymond 

James Tax Credit Fund Inc. 
$4,874,513 

Georgica 
Green 
Ventures, 
LLC 

Deferred 
Development 

Loan 
Developer Fee Loan  

* HFA-Housing Finance Agency; HCR-Homes & Community Renewal. 
 
As noted above, the subject site is privately owned and currently has 27 parking stalls.  Prior 
Town reports and mapping (BOA, 2013 and Map of Downtown Riverhead Parking District, 
12/29/20081) identified the site as a public parking lot; however, the site is privately owned and 
proposed to be re-developed.  Under existing conditions, on-site parking would only be available 
to serve on-site uses.  For proposed conditions with the Riverview Lofts site use, on-site parking 
is not required since the site lies within the Downtown Parking District.  Nevertheless, the 
                                                 
1 http://www.townofriverheadny.gov/docview.aspx?docid=30459 

http://www.townofriverheadny.gov/docview.aspx?docid=30459


Riverview Lofts 
Voluntary Draft EIS 

Site Plan/Special Permit Application 

 

Page 1-6 

Applicant recognizes that maintaining adequate parking is important for downtown Riverhead, 
and seeks to reduce the off-site parking demand of the proposed project by providing some on-
site parking.  This parking also provides a benefit limited to the residents of the subject site; no 
commercial use parking is proposed.   As a result, the design team sought to provide on-site 
parking in consideration of the site size.  The design review process resulted in the proposed site 
design to accommodate 55 spaces, some of which require a variance of the stall size and would 
be available for use by compact cars.  The inclusion of this parking as part of the building design 
results in the need for a variance of the 80% maximum allowable building coverage.  The 
outcome is a building that covers 91.75% of the site, or an 11.75% increase in building 
coverage.  The project architect Stephen B. Jacobs Group, P.C. indicates that if the parking were 
not provided as per the proposed design, the building would be less than the 80% maximum 
allowable lot coverage, specifically 69% lot coverage.  Consequently, the variance is requested 
in connection with project approvals in order to provide 55 parking stalls on site, where none are 
required, as well as the requested variance for the smaller size of some of the proposed parking 
stalls.  
  
As shown in the plans, 25 of the 31 proposed studio units will exceed the maximum floor space 
of 450 SF allowed under the Town Zoning Code in the DC-1 district, thus requiring a ZBA 
variance.  The Applicant’s Limited Scope Marketing Study (see Appendix A-1) includes an 
analysis of the rental rates for both market-rate projects and affordable projects in the region.  As 
part of that analysis, studio units in other projects in the region that are comparable to those of 
the proposed project were surveyed.  That analysis indicates that, for both market-rate and 
affordable projects, studio units in the region were in excess of 450 SF (in fact, for the four 
market-rate projects reviewed, studio units average 525.5 SF in size, and the one affordable 
project reviewed had a studio unit size of 670 SF).  This demonstrates that a precedence for 
studio units in excess of 450 SF is well-established in the region, justifying the appropriateness 
of a ZBA variance.  This also supports the Applicant’s need to exceed the allowed site coverage 
of 80% 
 
Table 2-2 discusses the project’s conformance to the standards against which the Board will 
review the special permit request and determine whether those standards are met. 
 
With respect to the number of parking spaces provided relative to the amount of development 
proposed, Town Zoning Code Section 301-231 I. states that, for a site within a designated 
Parking District, the requirements of the Town Zoning Code do not apply.  That is, the presence 
and availability of free, public parking spaces off-site but nearby is expected to satisfy the 
parking needs of the residents and patrons of the development; the project is not required to 
provide any on-site parking spaces.  However, in order to decrease the need for off-site 
municipal parking and provide a benefit to the site’s residents, the Applicant will provide 55 on-
site parking spaces (of which three will be handicapped spaces), and the balance of the project’s 
parking needs will be met by off-site spaces within the Riverhead Parking District area.  These 
spaces will be available to the project’s residents on a first-come, first-served basis; patrons of 
the project’s commercial spaces will park off-site, typical of other retail uses in the downtown.  
The two existing driveways onto McDermott Avenue will be closed, and the site will be accessed 
via a single, new driveway onto McDermott Avenue that leads directly into the internal 
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groundlevel parking area beneath the building.  This access will be “stop”-controlled for 
departing vehicles. 
 
Sanitary wastewater from the project will be conveyed off-site via the existing network of the 
Riverhead Sewer District (RSD), and treated and discharged at the existing municipal facility.  
The project will conform to all applicable flow and design requirements of the Suffolk County 
Department of Health Services (SCDHS) and the RSD. 
 
The applicant has designed the project to: 
 

• Conform to the Town Comprehensive Plan in terms of providing quality housing for households 
having a mix of incomes, in a downtown location with ground floor retail spaces; 

• Conform to the goals and intent of the EMSURP and BOA for the area; 
• Be consistent with the pertinent policies of the NYS Coastal Management Plan (CMP);  
• Increase pedestrian traffic in the hamlet downtown area, to support commercial activity and 

enhance the hamlet downtown area aesthetic; 
• Strike a balance between the yield permitted by the DC-1 zoning while remaining within a 

density that would not adversely impact the downtown hamlet character of the area and still 
support an economically viable project; 

• Minimize potential adverse impact to groundwater resources by connecting to the public sanitary 
sewer system;  

• Provide an aesthetically attractive development; 
• Utilize an innovative drainage system design that will be reviewed and approved by the Town, to 

provide twice the minimum storage capacity than required by Town Code, and thereby minimize 
the potential impact to local stormwater runoff patterns from the release of overflow from the 
system onto Heidi Behr Way (see Section 1.4.2); 

• Provide safe pedestrian and vehicle access in conformance with Town and County highway 
access limitations;  

• Conform to all other appropriate land use requirements; and 
• Provide superior site design, including appropriate on-site recreational amenities; walkability and 

sense of place through attractive community architecture and new plantings (eleven trees will be 
installed along McDermott Avenue; see Sheet C-103.00). 

 
The Applicant prepared an Economic Impact Analysis of the proposed project (see Appendix A-
2), to determine whether and to what degree the project will contribute to the community’s long-
term economic health.  The following is taken from the Summary of that document: 

 
…this analysis examines the economic impacts that are associated with the construction and annual 
operations of the proposed project, located in downtown Riverhead, New York.  Economic impacts 
include direct, indirect and induced benefits on output, employment and associated labor income 
during the construction phase and during a year of stabilized operations of the proposed project.  This 
analysis was prepared using methods, data and information that are considered to be industry standard 
for such economic impact analyses. 
 
Definition of Economic Impacts 
A direct impact arises from the first round of buying and selling.  These direct impacts can be used to 
identify additional rounds of buying and selling for other sectors of the economy and to identify the 
impact of spending by local households.  An indirect impact refers to the increase in sales of other 
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industry sectors, which include further round-by-round sales.  An induced impact accounts for the 
changes in output and labor income by those employed within the region, resulting from direct and 
indirect impacts.  The total impact is the sum of the direct, indirect and induced impacts.  
 
Key Findings 
It is projected that the construction period and annual operations of the proposed project will 
contribute positively to the local economy.  During the construction period, opportunities for 
employment will offer direct, indirect and induced benefits among businesses and households located 
throughout the region.  During the annual operations of the proposed project, long term jobs will also 
offer direct, indirect and induced benefits to the local economy, Suffolk County and the region as a 
whole.  The new jobs created during both the short-term construction period, as well as long-term 
annual operations will help to increase business and household income in the community.  In turn, as 
spending increases, this creates additional jobs and further increases business and household income 
throughout the local economy and into other parts of the region. 
 
Anticipated Economic Impacts 
• For the purpose of this analysis, it is anticipated that the construction of the proposed project will 

commence in the fall of 2017, with construction occurring over a period of 24 months.   It is 
anticipated that the proposed project will be completed during the fall of 2019.   

• The construction period is projected to represent a total of approximately $33.66 million in 
investment.  The $33.66 million in direct output is projected to generate an indirect impact of 
over $14.3 million, and an induced impact of nearly $15.7 million, bringing the total economic 
impact on output to over $63.6 million during the 24-month long construction period. 

• It is projected that the construction period will necessitate 123.0 full time equivalent (FTE) 
employees annually over the 24-month construction period.   

• The 123.0 FTE jobs created annually during the construction period will have an indirect impact 
of 112.1 FTE employees and an induced impact of 108.6 FTE employees in other industry 
sectors, bringing the total impact of construction to 343.8 FTE jobs during the construction 
period.  This job creation – direct, as well as indirect and induced – is most crucial during Long 
Island’s present economic state, and presents opportunities for persons who are unemployed 
throughout the region. 

• Labor income from the construction jobs are estimated to amount to $68,900 per year, per 
employee.  Assuming that the construction period lasts 24 months, this represents approximately 
$137,800 per worker, for a total of over $17.0 million in collective earnings among the 123.0 FTE 
construction workers. This labor income is projected to have an indirect impact of over $5.0 
million and an induced impact of nearly $5.4 million, bringing the total economic impact of the 
construction to over $27.4 million in labor income. 

• It is assumed that the operational phase of development will begin upon the completion of the 24-
month long construction period, anticipated to occur in the fall of 2019.  For the purpose of this 
analysis, it is assumed that the first year of stabilized operations will occur in 2020.  At that point 
in time, and for the purpose of this analysis, it is assumed that the proposed project will be 
operating at or near full occupancy, with the majority of its units and the commercial space leased 
and occupied. 

• Direct output is estimated to total $5.7 million per year.  This includes revenue generated in the 
form of monthly rent for the residential units, as well as lease rates and sales revenues that occur 
within the commercial space. 

• The direct operational revenues are projected to generate an indirect impact of over $624,000 and 
an induced impact of over $945,000 per year.  This additional output is generated through round-
by-round sales made at various merchants in other sectors of the regional economy.  These 
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include local retailers, service providers, banks, grocers, restaurants, financial institutions, 
insurance companies, health and legal services providers, and other establishments in the region.   

• The sum of the direct, indirect and induced impacts results in a total economic impact on output 
of over $4.5 million during annual operations. 

• In total, it is estimated that the proposed project would create 32.0 FTE jobs during annual 
operations.   

• The 32.0 FTE direct employment positions are projected to result in an indirect impact of 3.7 FTE 
jobs, and an induced impact of 6.1 FTE jobs throughout the region, bringing the total economic 
impact of operational employment to 41.8 FTE jobs during stabilized operations. 

• The 32.0 FTE employees are anticipated to earn a total of $1.1 million in collective labor income.  
This direct labor income is projected to result in an indirect impact of nearly $208,000 and an 
induced impact of over $322,000, bringing the total economic impact of labor income to over 
$1.6 million during annual operations. 
 

A summary of key economic findings is provided in Table 1-5. 
 

Table 1-5 
SUMMARY OF KEY ECONOMIC FINDINGS 

 

Economic Impact Parameter 
Output  

(Revenue) 
Employment  

(Number of Jobs) 
Labor Income 

(Wages) 
Economic Impact of Construction 
Direct Impact $33,660,169  123.0 $17,013,693  
Indirect Impact $14,304,011  112.1 $5,076,753  
Induced Impact $15,688,414  108.6 $5,393,246  
Total Economic Impact of Construction $63,652,594  343.8 $27,483,693  
Economic Impact of Annual Operations 
Direct Impact $2,940,813  32.0 $1,114,195  
Indirect Impact $624,538  3.7 $207,914  
Induced Impact $945,694  6.1 $322,752  
Total Economic Impact of Annual Operations $4,511,045  41.8 $1,644,861  
Source: Project program provided by Georgica Green Ventures, LLC; NYS Department of Labor; International 
Council of Shopping Centers and Urban Land Institute; Analysis by NPV, LLC, via IMPLAN software. 

 
The environmental review process is a balancing process, wherein the potential adverse impacts 
of the proposed project are matched against its potential beneficial impacts, to give reviewing 
entities sufficient information and analysis to render an informed decision to approve or deny the 
application.   
 
The analyses in this document support a conclusion that the potential adverse impacts of the 
proposed project will not be significant and will be geographically localized, and that the 
potential beneficial impacts will be significant.  
 

• The proposed project is in conformance with and complements the local land use pattern; it 
generally conforms to the requirements of the DC-1 zoning district; it conforms to the Town 
Comprehensive Plan Update, the policies of the NYS CMP, and the EMSURP and BOA.   

• The project also helps fulfill a need in the Town for quality housing for a mix of household 
incomes, by providing a substantial number of such units.   
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• The project would not strain the ability of any of the community services to adequately serve the 
site or project. 

• The project will increase the amount of property taxes generated by the site, which would offset 
at least a portion of the increased costs to provide such services, particularly educational expenses 
of the Riverhead CSD. 

• With minor timing adjustments to the traffic signal at the intersection of East Main Street and 
McDermott Avenue/Maple Avenue for the northbound approach on McDermott Avenue, the 
project’s TIS indicates that there would be no significant traffic impacts associated with the 
project. 

• The project will not adversely impact resources because of its connections to the public sanitary 
and stormwater sewer systems. 

• The site’s soils do not present any engineering-related limitations on the project. 
• The two ESAs prepared for the existing buildings on the site indicate the presence of a UST, and 

the potential presence of a second UST.  These will be investigated prior to the onset of 
construction and properly removed; any impacted soils will be properly remediated at that time, 
to the satisfaction of the appropriate County and NYS agencies. 

• There are no cultural resources on the site, so that no direct impact to such resources could or 
would occur. The new building has been designed to have an architectural appearance 
conforming to that of its surroundings, and is oriented to present its narrow side facing East Main 
Street, to minimize its potential to visually dominate the character along that corridor. 

 
 
1.2 Project Background  
 
A site plan application was submitted to the Board in December 2016, to allow for the 
development of the proposed project.  As part of that application package, the applicant prepared 
a Part 1 EAF form, which generally describes the project and provides general information to the 
Town with respect to potential impacts of the project.  The EAF Part 1 is contained herein, in 
Appendix B-1.  Subsequently, and in an effort to provide the Board with additional project 
information and potential impact analyses, the applicant prepared a Supplement to the EAF Part 
1, and submitted it to the Board in December 2016. 
 
The Town Board conducted a coordinated review among involved agencies to assume lead 
agency status beginning on May 25, 2017.  Having received concurrence from involved 
agencies, the Town Board assumed lead agency and deemed this Voluntary DEIS acceptable for 
circulation to involved agencies and the public on June 20, 2017 for a period of 30 days, to end 
on July 20, 2017 (see Appendix B-2).  This document ensures that the Board takes a “hard look” 
at the project and will assist in determining potential impacts of the proposed project in order to 
support a State Environmental Quality Review Act (SEQRA) determination of significance.   
 
 
1.3  Project Location and Existing Site Conditions 
 
1.3.1 Project Location  
 
The subject site is in the East Main Street Urban Renewal Area in the Town of Riverhead, 
Suffolk County (see Figure 1-4), and is zoned DC-1 in a mixed-use area.  The subject site is 
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approximately 37,167 SF (0.85 acres) in size and located at the southwestern corner of the 
intersection of East Main Street and McDermott Avenue, in the downtown area of Riverhead 
hamlet.  To the north of the site are commercial and residential properties lining the East Main 
Street commercial corridor, and the Riverhead United Methodist Church and Doroszka House 
(both historically significant structures in the Town Main Street Historic District); across 
McDermott Avenue to the east are residential properties, beyond which is the Long Island 
Aquarium.  To the south is Heidi Behr Way and a public park (the Town’s Peconic Riverfront 
Park) along the north bank of the Peconic River and a Town parking lot, and to the west is a 
vacant lot (previously occupied by a Sears store, since demolished), the East End Arts Park, and 
various commercial properties associated with the East Main Street commercial corridor.   
 
The subject site is in the New York State Empire Zone, Business Improvement District (BID; see 
Figure 1-5), RSD, the Riverhead Water District (RWD), the Town Main Street Historic District 
(see Figure 2-16a), and the Riverhead Parking District (see Figure 1-6).  The proposed project 
is considered a continuation of the urban renewal efforts of earlier projects in the vicinity, 
consistent with the intent of the 2008 Update of the EMSURP and the Town of Riverhead 
Peconic River/Route 25 Corridor Step II Brownfields Opportunity Area (BOA) Nomination 
Study (April 2016).  Note that the property abutting the west side of the subject site, previously 
occupied by a Sears store (since demolished), is a designated “brownfield site” (see Figure 1-7); 
this site is presently under application for re-development with a mixed-use project. 
 
The property is more specifically identified as Suffolk County Tax Map (SCTM) District 0600, 
Section 129, Block 1, Lots 21 and 22.  The street addresses of the two tax lots are 221 East Main 
Street (tax lot 21), and 31 McDermott Avenue (tax lot 22).  
 
The site is within the following planning and/or service zones and districts: 
 

• Downtown Center-1 (DC-1) Zoning District 
• Town of Riverhead East Main Street Urban Renewal Area 
• NYS Coastal Zone 
• Town Peconic River/Route 25 Corridor Step II Brownfield Opportunity Area (BOA) 
• Peconic Bay Critical Environmental Area 
• Peconic Bay Estuary Program Natural Resource Area 
• Town Tidal Wetlands jurisdictional area 
• NYSDEC Tidal Wetlands jurisdictional area 
• Hurricane Storm Surge Areas 2 & 3 
• Riverhead Parking District   
• Town of Riverhead BID 
• Town Main Street Historic District 
• Long Island North Shore Heritage Area 
• Groundwater Management Zone IV (600 gallons per day per acre; gpd/acre) 
• Federal Emergency Management Agency (FEMA) Flood Hazard Zone AE (southern half of site) 
• FEMA Flood Hazard Zone X (northern half of site) 
• Riverhead Central School District (CSD)  
• Riverhead Volunteer Fire Department 
• Riverhead Volunteer Ambulance Corps, Inc.  



Sources: Esri, HERE, DeLorme, USGS, Intermap, INCREMENT P, NRCan,
Esri Japan, METI, Esri China (Hong Kong), Esri Korea, Esri (Thailand),
MapmyIndia, NGCC, © OpenStreetMap contributors, and the GIS User
Community
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1.4 Project Design and Layout  
 
1.4.1 Overall Site Layout  
 
To construct the proposed project, the two existing commercial structures, paved surfaces, and 
associated utility service connections, as well as any and all underground storage tanks, will first 
be removed.  This phase is discussed in more detail in Section 1.5. 
 
The proposed project consists of a single, five-story mixed commercial/residential structure on 
the subject site.  The building will be accessed by vehicles only from its McDermott Avenue 
frontage; however, there will be pedestrian access from both the East Main Street and 
McDermott Avenue frontages.  There will be first-floor commercial space including 1,508 SF of 
retail space and two restaurants, totaling 11,115 SF (note that these restaurant spaces may be 
occupied instead by other types of commercial spaces, to be determined based on market 
conditions).  Above the ground level retail will be four floors of apartments as: 31 studios, 57 
one-bedroom and 28 two-bedroom units (one of which will be set aside for rent-free occupancy 
by the building superintendent).  Occupancy will be subject to review and jurisdiction of the 
Town.   
 
Refer to Table 1-6 for a list of the current and anticipated future conditions of the project site.  
 
Potable water will be supplied by the RWD, wastewater will be conveyed off-site to the RSD 
sewage treatment plan (STP) to the east, and stormwater generated on-site will be handled in a 
drainage system reviewed and approved by the Town.  Electrical power will be provided by 
PSEG, and natural gas will be available from National Grid. 
 
All solid waste will be collected on-site, stored temporarily in closed containers within the 
structure, and removed by a properly licensed carter on a regular basis, for disposal, as follows: 
 

The project’s trash will be collected in movable mini dumpsters. Once full, the mini dumpsters will 
be and set aside in the trash room on the parking level. There will be approximately 4 dumpsters, each 
with a capacity of 4 CY; two dumpsters will be utilized for residential trash and two dumpsters for 
commercial trash.  
 
In discussions with Mattituck Environmental Services LLC, it was determined that the capacity of the 
mini dumpsters was sufficient for this property. The trash pick-up schedule for residential is 
anticipated to be twice per week, and to be adjusted as necessary to accommodate the property.  Each 
restaurant will have a schedule for pick up with the trash company 
 
Garbage from the site will be collected on schedule directly from the trash room. The carting 
company will arrive early in the morning alongside the building on McDermott Avenue and the carter 
will enter the trash room and wheel out the dumpsters to load into the trash truck. When they are 
finished loading, they will return the dumpsters to the trash room. No trash will be left out on the 
streets.  
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1.4.3 Vehicle Access and Parking  
 
Vehicle Access 
The proposed project will close the two existing accesses onto McDermott Avenue, and install a 
single, new driveway onto McDermott Avenue to provide vehicle access into the lower level 
parking area beneath the structure.  This access will be controlled by a Stop sign for exiting 
vehicles.  There will be no vehicular access directly onto East Main Street. It is expected that 
deliveries to the site will be accommodated by smaller trucks (e.g., FedEx deliveries, etc.) 
accessing the parking level. 
 
As part of the Town’s site plan review process, the Town Fire Marshal and representatives of the 
Riverhead Fire Department will evaluate the project design for proper access for emergency and 
fire equipment access. 
 
Parking 
As noted in Section 1.1, the subject site is located within the Riverhead Parking District.  The 
Town Zoning Code Section 301-231 I states “…where a public parking district has been 
created, the owner of property within such district need not provide off-street parking areas 
required by this chapter.”  That is, the presence and availability of free, public parking spaces 
off-site but nearby would satisfy parking such that off-site spaces will be available to residents of 
the area.  As shown on Sheet C-100.00, if the project site were not in the Town parking district, 
a total of 358 on-site parking spaces would be required. 
 
The project will provide a total of 55 spaces in the parking level beneath the structure, for the use 
of residents of the site use; three of these spaces will be set aside as handicapped spaces.  Patrons 
of the site’s commercial spaces will have to use off-site parking spaces, along the street or in the 
several nearby Town parking lots. 
 
 
1.4.4 Water Supply and Sanitary Wastewater Disposal Systems  
 
Water Supply System 
Potable water will be provided to the proposed project from the RWD distribution system.  It is 
anticipated that the project will be served via the main beneath East Main Street, off which 
distribution lines run southerly beneath McDermott Avenue.  However, the final determination 
of this connection will be made as part of the water supply connection application review 
process.  All necessary associated meters, easements and installations will be provided to ensure 
adequate water supply.   
 
Assuming the sanitary design flow rates used by the SCDHS for wastewater systems, each studio 
unit will consume 150 gpd of potable water, and each one- or two-bedroom unit will consume 
225 gpd.  In addition, the 1,508 SF of retail space will consume 45 gpd (assuming a 0.03 gpd/SF 
consumption rate), and each of the 535 restaurant seats would demand 30 gpd.  The building’s 
non-habitable utility spaces and the parking area will not require water supply and, there will be 
no demand for irrigation.  Therefore, a total of 39,645 gpd of water will be consumed (see Table 
1-7).  Each apartment will be equipped with software that monitors for leaks or water wastage. 
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site lighting system may be performed while the interior of the building is being completed (i.e., 
tilework, wall paneling, lighting and plumbing fixtures, painting, rugs, furnishings, etc.).  Utility 
system commissioning will complete the construction process.  
 
As a supplement to the above-described narrative, the following general description of the 
construction process has been prepared by the Applicant’s construction manager: 
 

Upon completion of both demolition and site clearing, excavations to the depth of the building 
footings and pile caps will occur, followed by driving of piles. Approximately 550 [steel pipe; see 
Appendix B-8] piles, each having a capacity of 50 tons, will be installed over an eight-week 
period.  Support of excavation, if necessary, will then be put in place. Just prior to concrete 
operations, underground tanks and drainage structures will be installed and piped into place. 
Afterwards, cast-in-place concrete formwork will start, including pile caps, footings, foundation 
walls, piers, columns, grade beams, parking slab and the first-floor deck will be poured to 
establish the concrete podium the four floors above. Construction of the podium phase is 
expected to take three months. Following the podium phase, erection of the wood frame 
superstructure will begin. Preassembled wood panels and trusses will be delivered to the site 
and placed in sequence to erect exterior and interior floor layouts and subsequent placing of the 
floor truss system. Simultaneous with the wood panel system, masonry CMU shafts will be built 
for the elevators and stairwell enclosures. It is anticipated this phase will take three months to 
accomplish. Once the superstructure is erected, scaffolding will be placed and the building 
envelope will begin encompassing, sheathing, insulation, windows, exterior finishes, roof 
installation and details which is expected to take five months. Once the structure is deemed 
weathertight, interior buildout can commence. Interior construction beginning with electrical, 
plumbing and mechanical roughing, followed by sheetrock, taping, installation of kitchen 
cabinets, prime and finish painting, floor and wall finishes, doors, frames, hardware, electrical 
and plumbing fixtures and toilet accessories. In parallel sequence with the interior work will be 
installation of elevators and steel pan stairs. It is anticipated this ongoing work will take eight 
months. During the eight-month interior scope packages, scaffolding will be removed and first 
floor retail and entrance work along the McDermott Avenue and East Main Street building sides 
can move forward. After the I work is completed, curbs, sidewalks and planting will be 
undertaken. Final phases of the project will provide for commissioning and system testing, 
building department sign offs, punch list items and final clean up over a two- month period. 

 
The following general description of the construction access and staging has been prepared by 
the Applicant’s construction manager: 
 

The primary access into the site will be located at the point of entry to the parking garage area off 
McDermott Avenue, which will also subsequently be utilized as a construction staging area for the 
project, supplemented by use of the sidewalks along the McDermott Avenue and East Main Street 
frontages (see Sheet C-001.00). The route of truck deliveries entering and leaving the site will only 
be allowed from the East Main Street approach. The southern portion of the site will be used initially 
until the concrete first floor frame is established and we can create off-site space below that deck. 
With respect to the sidewalks, in order to facilitate construction, we need provide a sidewalk shed and 
close off the sidewalk on East Main Street and provide a protected 5-foot wide pedestrian walkway in 
the roadway running east-west along the sidewalk shed. The top of the sidewalk shed would be used 
both to store materials and to erect scaffolding that will be necessary to finish the north elevation of 
the five-story building. A construction fence would be placed at the curb line on the west side of 
McDermott Avenue; within the fence we would place a construction trailer and scaffolding to allow 
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completion of the east side building elevation. Pedestrian traffic would be directed to the sidewalk on 
the east side of McDermott Avenue. We will work with the civil engineer to provide coordinated 
drawings with local and State agencies for water, gas, sewer and electric utilities and their impact on 
McDermott Avenue closures.  

 
The Applicant’s construction manager has prepared the following discussion of the construction 
worker parking provisions: 

 
During the project’s initial construction phases, demolition, pile installation, earthwork and concrete 
work, there would be limited numbers of workers on the site (perhaps 20-25), and not all workers 
would be present at the same time. Since work will take place during weekdays, we believe there 
should be more than ample spaces in the nearby municipal lots to accommodate construction worker 
parking needs. Later, during the interior phases of construction (i.e., with mechanical and carpentry 
trade members present), the number of construction workers present may average 80 to 110 at the 
same time but, generally, with carpooling and trade workers coming in pickups and the like the actual 
number of vehicles would be less than the number of construction workers present. Again, the 
available local parking fields should be able to accommodate this need.  If not, in a similar way as 
was done for other previous projects in the downtown, we will look to lease parking spaces in local 
private and/or public lots and shuttle workers to and from the site, if distant from the work site. 

 
 
1.5.3 Erosion Control During Construction 
 
The following discussion presents erosion and sedimentation control guidelines to be observed 
during construction to minimize impacts (see also Sheet C-104.00).  In general, because of the 
implementation of these measures, sediment will not be transported off-site by stormwater 
runoff, so that no significant level of impact on adjacent sites or local water quality of the 
Peconic River is expected.  However, should any sediment escape from the site, it will be swept 
back onto the site by manual or mechanical means (depending upon the amount of fugitive 
sediments) under the direction of the construction manager.  During the construction process, 
inspections of the construction site will be regularly performed under the supervision of a 
qualified professional to ensure that erosion controls are properly maintained.   
 
In general, the construction manager, in combination with the various specialized contractors, 
will be responsible for all construction activities, and installation and maintenance of the erosion 
and sediment controls.  The construction manager will also be responsible for ensuring proper 
storage and stockpiling of construction materials and that building supplies will be stored in 
designated areas, and that measures are implemented to prevent/reduce wind-blown dust.  The 
construction manager will be responsible for securing an approved carter to empty the 
construction waste dumpsters and haul waste from the site to an approved location for disposal. 
 
It is expected that the erosion control plan will incorporate recommended measures of the 
NYSDEC Technical Guidance Manual, and use of measures such as: 
 

• Silt fence, storm drain inlet protection, hay bales and good housekeeping procedures will be used; 
• Construction equipment and vehicles will be parked and loaded/unloaded within the site; 
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• “Rumble strips” at the site entrance will prevent soil on truck tires from being tracked onto the 
public road system; 

• The construction process will begin with establishment of flagged clearing limits, followed by 
installation of the erosion control measures; and 

• The drainage system will provide permanent stormwater controls once construction is completed. 
 
The property will be operated by the site’s owner, which will be responsible for all on-site 
maintenance and repair, including all the interior spaces and exterior surfaces, the site’s drainage 
system, the connection to the public sanitary sewer system, snow removal, garbage pick-up, etc. 
 
 
1.6 Permits and Approvals Required   
 
Prior to the issuance of any permits or approvals, the applicant and Lead Agency must fulfill the 
requirements of SEQRA.  This Voluntary DEIS describes the proposed project, catalogues site 
and area resources, discusses potential environmental impacts of the project, presents measures 
to mitigate adverse impacts, and examines alternatives to the project.  
 
This Voluntary DEIS provides the Board (as lead agency under SEQRA) and all involved 
agencies with information necessary to render informed decisions on the site plan application.  
This document ensures that the Town Board takes a “hard look” at the project and will assist in 
determining potential impacts of the proposed project in order to support a SEQRA 
determination of significance.   
 
Table 1-8 is a list of the permits and approvals anticipated to be necessary for the proposed 
project. 
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Table 1-8 
PERMITS AND APPROVALS REQUIRED 

 
Applicable Board/Agency Permit/Approval Type 

Town Board 
Site Plan approval 

Special Permit (Site Coverage) 

Town Building Department 
Building Permit 

239f review (to SCDPW*) 
Demolition Permit 

Town Fire Marshal Site Plan review 
Town Highway Superintendent Highway Work Permit 
Town Zoning Board of Appeals Variances  
Town ARB Site Plan review (approval recommended May 15, 2017) 
Town LPC Site Plan review (approval recommended May 15, 2017) 
Town Conservation Advisory Council Site Plan review 
RSD Sanitary Sewer System Connection approval 
RWD Water Supply System Connection approval 

SCDHS 
Sanitary Sewer System review 
Water Supply System review 

SCPC* Referral 
NYSDOT Highway Work Permit 
NYS GOSR/HCR* Concurrence memo and FONSI (dated July 21, 2017)  
*   SCDPW - Suffolk County Department of Public Works; SCPC - Suffolk County Planning Commission; 

GOSR/HCR - Governor’s Office of Storm Recovery/Homes and Community Renewal. 
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2.0 EXISTING CONDITIONS, ANTICIPATED IMPACTS AND PROPOSED 
MITIGATION 

 
 
2.1 Land Use, Zoning, and Plans 
 
2.1.1 Existing Conditions  
 
Land Use 
Figure 2-1 depicts the land use categories of properties adjacent to the project site, as well as of 
sites in the immediate vicinity.  As can be seen, the land use categories of the site are presently 
“Commercial” and “Residential,” as both structures are predominantly commercial buildings 
(though the northerly structure, at 221 East Main Street is presently vacant), and the 31 
McDermott Avenue building has a single apartment.  The following table describes the land uses 
of the properties abutting the site and in the vicinity: 
 

Direction Abutting Properties In the Vicinity 
to the north Commercial, Religious/Institutional, Residential Residential 
to the east Commercial, Residential, Public Parking Commercial, Residential, Recreation  
to the south Public Open Space, Public Parking Public Open Space, Vacant 
to the west Vacant (former Commercial), Public Parking Public Open Space, Commercial 

 
The pattern of land uses near the site is dominated by the Commercial uses of properties fronting 
on both sides of East Main Street to both the east and west of the site, though the two sites 
opposite the subject property (on the north side of East Main Street) are Religious/Institutional 
(the Riverhead United Methodist Church) and Residential uses.  In the area between East Main 
Street and the Peconic River, the intensity of the land use categories decreases in a southerly 
direction, to include first Residential uses, then Recreation (the Long Island Aquarium), and 
Parking and Public Open Spaces (e.g., Peconic Riverfront Park and the East End Arts Park). 
 
Zoning 
Figure 2-2 depicts the zoning designations of properties adjacent to the project site, as well as of 
sites in the immediate vicinity of the project site.  As can be seen, the site is zoned DC-1, which 
is the zoning category that the Town Board had determined appropriate for the site and vicinity 
as an outcome of the EMSURP.  The following table identifies the zoning classifications of the 
properties abutting the site and in the vicinity: 
 

Direction Abutting Properties In the Vicinity 
to the north DC-1 DC-4, DC-5 
to the east DC-1 DC-1, DC-2, DC-3, DC-4 
to the south DC-2 DC-2 
to the west DC-1 DC-1, DC-2, DC-3 

 
The zoning pattern in the area reflects the recommendations of the EMSURP that was adopted 
by the Town, incorporating the several types of DC districts recommended in that plan.  Zoning 
near the subject site is dominated by the DC-1 district, which is the district assigned to all 
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their activities with each other, and as a result, inconsistent decisions about the use of coastal 
resources were made. 
 
The Coastal Management Program has provided a means for improving this situation by describing 
the forty-four coastal policies with which all State agency actions must be consistent.  
 
Generally, the policies fall under three headings: promotion of beneficial use of coastal resources; 
prevention of their impairment; and management of major activities substantially affecting numerous 
resources. The criteria embodied in these policies require all agencies to take into account the 
interrelationships that exist or should exist in the coastal area.    
 
The Department of State (DOS), as the agency responsible for administering the New York State 
Coastal Management Program (NYS CMP) is committed to balancing competing land and water uses 
in the coastal zone. Consistency Review is the tool which enables the DOS to manage coastal uses 
and resources while facilitating cooperation and coordination with involved State, federal and local 
agencies.  The “consistency” of a proposed activity with the NYS CMP is determined through a set of 
coastal policies and procedures designed to enable appropriate economic development while 
advancing the protection and preservation of ecological, cultural, historic, recreational, and esthetic 
values.  

  
The project site is within the NYS Coastal Zone, and so is subject to review by the NYS 
Department of State (DOS) under the Coastal Management Program (CMP).  As the Town of 
Riverhead does not have a Local Waterfront Revitalization Program (LWRP) plan in place at the 
present time, the NYSDOS will review the project for consistency with the 44 standards of the 
CMP (see Section 2.1.2).  
 
 
2.1.2 Anticipated Impacts  
 
Land Use 
As the site is presently considered to be Commercial and Residential land use, and the proposed 
project is also commercial and residential, there would be no significant change in the land use 
category of the site, or to the pattern of land uses in the area.  The amount of residential 
development in the vicinity would be increased by the proposed project, as would the amount of 
commercial space in that same area.  However, the Town prepared supporting plans, and created 
and adopted zoning specifically to address the needs of the Town of Riverhead as embodied in 
the DC-1 district.  This zoning is intended to establish land use that will assist in the 
revitalization of downtown Riverhead and this resultant land use has been supported by the 
Comprehensive Plan Update, the EMSURP, the NYS CMP, and the BOA.  Therefore, since 
these uses characterize the hamlet downtown area, and these uses conform to the area’s DC-1 
zoning and the recommendations of the pertinent plans (as will be discussed below), neither of 
these increases would represent a significant adverse impact on land use. 
 
Zoning 
As the proposed project does not involve a change of zone of the site, there will be no impact on 
the pattern of zoning in the vicinity. 

https://www.dos.ny.gov/opd/programs/pdfs/NY_CMP.pdf
https://www.dos.ny.gov/opd/programs/pdfs/NY_CMP.pdf
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orientation of the property (and therefore, of the building) is such that views for observers to the 
north would be restricted to the lowest degree practicable; these observers will view the new 
structure narrow edge-on, which would present the lowest degree of obscuration possible.  
Additional visual analysis is provided in Section 2.7. 

 
16. Encourage maritime uses, including retail, restaurants, boat and canoe rentals, and commercial 

use of the Peconic River, in the portion of the EMSURA that is west of Atlantis Marine World 
Aquarium.  This block could also include workforce housing for employees of maritime trade and 
a museum dedicated to the history of the waterfront. 
In conformance with this element, the proposed project includes at least one, and possibly two 
restaurants (Restaurant 1 will be 5,000 SF in size, with 235 seats, and Restaurant 2 will be 6,115 
SF, for 300 seats), the latter of which overlooks the Peconic River and the Peconic Riverfront 
Park as an amenity for diners, as well as a substantial number of quality rental apartments for a 
mix of household incomes.  

 
40. Revise the Code of the Town of Riverhead and/or to the Parking District guidelines to require that 

any development with a residential component of more than four units provide parking for those 
units on-site at a rate of at least one parking space per unit.  Commercial components of mixed-
use developments could be accommodated in the Town-owned parking provided by the Parking 
District. 
As the project site is jn the Town Parking District, no on-site parking spaces are required; 
nevertheless, in an effort to provide a benefit to the site’s residents, 55 spaces are proposed.   
 
This EMSURP recommendation is inconsistent with the DC-1 zoning code, which does not 
require any on-site parking for those parcels located within the Parking District, due to the 
availability of centralized municipal parking. If on-site parking for the 116 residences per Town 
Code (1.5 spaces/unit) were required, the project could not be developed, as the 0.85-acre site is 
too small to provide 174 spaces; the project would have to be reduced substantially, to match the 
number of parking spaces that could be placed on the site.  Such a reduction in yield would not be 
reasonable or feasible to the Applicant, on an economic basis.  
  

50. Encourage private developers to provide incentives for patrons and employees to use public 
transportation to travel to and from the EMSURA.  Movie and hotel discounts, free or discounted 
merchandise, shuttle service between the EMSURA and the LIRR station should be considered. 
The subject site is within walking distance of employment opportunities, services, amenities, daily 
needs and transportation.  Additional incentives do not appear needed; however, the applicant is 
willing to consider entering any such program that may come about for the overall EMSURA.   

 
54. Garbage and other waste materials should be completely contained within the container. No 

accumulation of garbage or waste materials should be permitted outside the confines of the 
container, and garbage should not accumulate so that the container cover cannot be firmly closed 
as to prevent animals from gaining access to the container. 
The applicant expects to provide a space interior to the building where all solid waste is gathered 
and stored to await removal and disposal by a licensed carter operation under contract.   

 
NYS Coastal Management Program (1982) - For the proposed project, Coastal Consistency 
Assessment materials were sent to the DOS Consistency Review Unit, for its review and 
approval.  Of the 44 standards of the CMP, only nine apply to the proposed project, as follows: 
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Policy 11: Buildings and other structures will be sited in the coastal area so as to minimize damage 
to property and the endangering of human lives caused by flooding and erosion.   
The proposed project will redevelop the 0.85-acres site with a single, new structure that conforms to 
all applicable requirements regarding floor elevations and the base flood elevation in the FEMA 
Flood Hazard Zone.  Further, the structure and the overall project design, will be subject to full and 
complete review by professionals in the applicable Town and County government offices during the 
site plan review process.  Finally, the only potential for erosion to occur will be during the 
construction period, when soils are exposed to the elements (the completed project will cover the 
entire site in impervious surfaces, eliminating the potential for erosion in the operational period).  As 
part of the construction process, the applicant will implement appropriate erosion-control measures.  
In this way, the potential for damage to property, as well as to the endangering of human lives from 
flooding and/or erosion, will be minimized.  

  
Policy 22: Development, when located adjacent to the shore, will provide for water-related 
recreation, whenever such use is compatible with reasonably anticipated demand for such 
activities, and is compatible with the primary purpose of the development.   
The site of the proposed project is not located along or adjacent to any shore and, as the project is for 
redevelopment of a site with a mixed residential and commercial project, it will not include any 
water-related recreational facilities, amenities or features.  As noted, the site is not located along the 
Peconic River and as a result, this policy does not apply.  

  
Policy 23: Protect, enhance and restore structures, districts, areas or sites that are of significance 
in the history, architecture, archaeology or culture of the state, its communities, or the nation.   
There are no historic resources on the project site.  The project site is within the Town Main Street 
Historic District, and abuts the Main Street National Historic District.  A referral to the NYS Office 
of Parks, Recreation and Historic Preservation (OPRHP) resulted in the following review findings 
from this state office:  

  
Based upon our review of the materials submitted and conversations with your office, it is the 
OPRHP’s opinion that the proposed project, as designed and presented, will have No Adverse 
Impact upon historic resources.  

 
Policy 25: Protect, restore or enhance natural and man-made resources which are not identified as 
being of statewide significance, but which contribute to the overall scenic quality of the coastal 
area.  
The project site is already fully-developed and therefore no natural resources are present on it that 
could be either protected or restored.  The proposed project will redevelop the site with a mixed 
residential and commercial project.  The nearest natural resources are found along the south bank of 
the Peconic River, which is to the south of the project site; there is intervening development between 
these resources and the project site (i.e., Heidi Behr Way, public parking areas and a bulkhead along 
the north bank of the River).  These resources will not be impacted by the proposed project, and will 
continue to be protected by existing Town, County, State and Federal regulations.  
 
Policy 32: Encourage the use of alternative or innovative sanitary waste systems in small 
communities where the costs of conventional facilities are unreasonably high, given the size of the 
existing tax base of these communities.  
The proposed project will connect to the existing public sanitary sewer system of the Riverhead 
Sewer District for the treatment and disposal of all of its wastewater.  
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Policy 37: Best management practices will be utilized to minimize the non-point discharge of 
excess nutrients, organics and eroded soils into coastal waters  
The proposed project is a mixed residential and commercial redevelopment on a 0.85-acre site in the 
downtown area of Riverhead.  The site will be designed to Town specifications for stormwater 
containment and erosion control measures will be employed during construction.  Given the 
downtown location, the site will be fully covered by impervious surfaces, primarily by the single 
structure, with the remainder covered by paved surfaces.  As such, no landscaped surfaces will be 
present, eliminating a major source of potential fertilizer impact to surface water quality from the 
site.  The natures of the proposed uses are such that no other significant sources of pollution that 
could adversely impact the quality of water in the Peconic River will be present.  Drainage 
containment will provide improved conditions over the current site development which does not 
appear to have drainage containment.  With the utilization of drainage containment per Town 
specifications as well as erosion control measures, non-point source discharge of nutrients, organics 
and erosion potential will be minimized through best management practices.  

  
Policy 38: The quality and quantity of surface water and groundwater supplies will be conserved 
and protected, particularly where such waters constitute the primary or sole source of water 
supply.  
The proposed project will not adversely impact groundwater or surface water quality or quantity.  
The proposed project will connect to the Riverhead Sewer District and stormwater will be managed 
on-site per Town design specifications.  The site is not directly adjacent to surface water and there 
will be no overland runoff from the project site to surface water under post-development conditions.  
The proposed use will obtain water from the Riverhead Water District and does not represent a 
significant demand on water resources to supply domestic demand.  Further, the project will conform 
to all applicable County and Riverhead Water District requirements, ensuring that no aspect of the 
project will impact this resource.  

  
Policy 41: Land use or development in the coastal area will not cause national or state air quality 
standards to be violated.  
The nature of the proposed project is such that no emissions of air pollutants will occur, ensuring that 
no adverse impacts to air quality will occur. 
 
Policy 43: Land use or development in the coastal area must not cause the generation of 
significant amounts of acid rain precursors: nitrates and sulfates.  
The nature of the proposed project is such that no emissions of air pollutants will occur, so that the 
proposed project will not contribute to the generation of acid rain.     

 
 
2.1.3 Proposed Mitigation  
 

• As no adverse impacts with respect to land use are anticipated, no additional mitigation measures 
with respect land uses are necessary or proposed. 

• While the project will not conform to all the bulk requirements of the DC-1 zoning district (thereby 
necessitating the special permit and six variances), analysis indicates that neither the special permit 
nor the variances, if approved, would adversely impact the area, or set an unacceptable precedent for 
future development on other sites.  The special permit/variances are needed to enable the project to 
move forward with as little potential for adverse effect regarding zoning as practicable.  Thus, no 
additional mitigation with respect to zoning is necessary or proposed. 
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• The proposed project has been designed to conform to all applicable recommendations of the Town 
Comprehensive Plan, the EMSURP and the NYS CMP standards as practicable.  Thus, no additional 
mitigation in this regard is necessary or proposed. 

 
 
2.2 Community Services  
 
Figure 2-4 shows the locations of the public schools in the neighborhood, Figure 2-5 is a map 
depicting the location of public safety and security-related services, Figure 2-6 depicts water 
supply services in the area, Figure 2-7 shows the locations of the public wastewater treatment 
and stormwater systems in the vicinity, Figure 2-8 shows the locations of nearby park and 
recreational sites, and Figure 2-9 shows the presence and local route of the public transportation 
services in the area. 
 
For this application, letters were sent to the community service providers, soliciting information 
on services available and currently provided, as well as service provider input regarding the 
proposed project and their ability to provide services.  Appendix D contains these letters, with 
the service provider response letters that were received.   
 
 
2.2.1  Existing Conditions  
 
Public Schools 
The project site is within the Riverhead CSD.  According to the district’s website 
(www.riverhead.net), there are four schools serving Kindergarten through 4th Grade (the 
Roanoke Avenue, Riley Avenue, Phillips Avenue and Aquebogue Elementary schools), one 
school for 5th and 6th Grades (Pulaski Street), one school for 7th and 8th Grades (Riverhead 
Middle School), and one high school (Riverhead High School). For the 2016-2017 school year, 
the district has a total of about 5,400 students, as follows: 

 

Roanoke Avenue Elementary School – 400 
Riley Avenue Elementary School – 600 (est.) 
Phillips Avenue Elementary School – 550 (est.) 
Aquebogue Elementary School – 450 
Pulaski Street School – 800 
Riverhead Middle School – 800 
Riverhead High School – 1,800  

 
As the site is currently occupied by a vacant store, several occupied stores, and one small 
apartment, it is not expected that the site currently has any school-age residents, and so generates 
no impacts on either school district enrollments or expenditures. 
 
Police Protection 
The subject site is served by the Riverhead Police Department, whose headquarters is located at 
210 Howell Avenue.  The current Chief of the department is David J. Hegermiller, and the 
Department’s webpage is: www.townofriverheadny.gov/. 
 

http://www.townofriverheadny.gov/
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Considering the site’s current condition and occupancy, it is not expected that it represents any 
significant impacts on the patrol responsibilities of the Riverhead Police Department in terms of 
site security/oversight.   
 
Fire Protection and Ambulance Services 
Fire Protection - The subject site is within the Riverhead Fire District, and is served by the 
Riverhead Volunteer Fire Department, whose website is www.riverheadfire.org.  The 
Department has its Headquarters at 540 Roanoke Avenue, in Riverhead, and has three additional 
facilities, on Hamilton Avenue (Station 1), Hubbard Avenue (Station 2), and Twomey Avenue 
(Station 3, in Calverton). The Department is served by a total of about 175 personnel, distributed 
as follows: 
 

• Red Bird Hook & Ladder Company 1 (25 personnel assigned) 
• Fire Police Patrol Company 1 (27 personnel assigned) 
• Reliable Hose & Engine Company 1 (30 personnel assigned) 
• Washington Engine Company 2 (32 personnel assigned) 
• Ever-Ready Engine Company 3 (27 personnel assigned) 
• Eagle Hose Company 4 (33 personnel assigned) 

 
Ambulance Services - The subject site is served with emergency medical services by the 
Riverhead Volunteer Ambulance Corps, Inc., located at 1111 Osborn Avenue, in Riverhead.  As 
indicated on its website (www.riverheadvac.com), the Corps has four ambulances and three 
Responder vehicles.   
 
Public Water Supply 
The project site is within the RWD and so is served with potable water by that entity.  As shown 
in the Topographical Survey, the RWD has a main beneath East Main Street, off which 
distribution lines run southerly beneath McDermott Avenue. Based on information provided in 
the District’s “Water News” for Spring 2016, the RWD pumped a total of about 252.25 million 
gallons of water in 2015, for an average of 691,100 gpd.   
 
Based on the uses and yields of the structure at 31 McDermott Avenue, it is estimated that that 
building currently consumes 484 gpd of potable water; as the 221 East Main Street building is 
presently vacant, it consumes no potable water is supplied to or consumed in it.  Thus, the project 
site presently accounts for 0.06% of the RWD’s average daily water pumpage.  It is noted that 
the vacant retail space could become occupied at any time. 
 
Sanitary Wastewater Treatment and Disposal 
The site and area are within the RSD, and so are connected to the sanitary sewer system that 
conveys all wastewater generated in the district to the STP on River Road, to the east of the 
subject site.  The Topographical Survey shows that there is a sanitary sewer main beneath 
McDermott Avenue, as well as an east-west main that passes beneath the project site to the 
sewage pump station just east of the site.  
 

http://www.riverheadfire.org/
http://www.riverheadvac.com/
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Table 2-5b 
LOS SUMMARY, Existing Conditions 

Unsignalized Intersection 
 

Intersection Approach Movement 
Weekday AM 

Peak Hour 
Weekday PM 

Peak Hour 
Saturday Midday 

Peak Hour 
Delay LOS Delay LOS Delay LOS 

Peconic Ave. at 
Parking Lot 
Access 

WB 
L 15.8 C 17.0 C 16.6 C 
R 13.5 B 14.2 B 14.0 B 

SB LT 9.1 A 9.4 A 9.5 A 
 

Main Street at Peconic Avenue/Roanoke Avenue - The intersections of West Main Street at Peconic 
Avenue and East Main Street at Roanoke Avenue are approximately 55 feet apart as measured 
between stop lines. The distance between the two intersections provides one westbound through lane, 
one westbound left turn lane and a 22-foot wide eastbound lane that currently operates as a separate 
eastbound left turn lane and an eastbound through lane. These two left turn lanes provide storage for 
two cars each. These two intersections are controlled by two traffic signals operating under the same 
controller. 
 
Under the Existing Condition, the eastbound West Main Street through movement at Peconic Avenue 
operate at LOS D, D and E during the weekday AM, PM and Saturday midday peak hour 
respectively. The northbound Peconic Avenue left turn movement operate at LOS F during the 
weekday AM, PM and Saturday midday peak hours. The rest of the traffic movements at the 
intersection operates at LOS C or better during the weekday AM, PM and Saturday midday peak 
hours. All the traffic movements at the intersection of East Main Street and Roanoke Avenue operate 
at LOS D or better. Overall, the intersection of West Main Street at Peconic Avenue operates at LOS 
C, C and D during the weekday AM, PM and Saturday midday peak hours respectively and the 
intersection of East Main Street at Roanoke Avenue operates at overall LOS C during the weekday 
AM, PM and Saturday midday peak hours.  

 
East Main Street at McDermott Avenue/Maple Avenue - The northbound McDermott Avenue leg and 
southbound Maple Avenue leg at this intersection are slightly offset from each other (approximately 
20 feet) with each approach providing one lane for all traffic movements. The intersection is 
controlled by a two-phase traffic signal. 
 
Under the Existing Condition, all the approach movements to this intersection operate at LOS D or 
better during both the weekday AM, PM and Saturday midday peak hours. Overall, the intersection of 
East Main Street at McDermott Ave/Maple Avenue operates at LOS A during the weekday AM, PM 
and Saturday midday peak hours. 

 
Peconic Avenue at Parking Lot Access - The parking lot access intersects Peconic Avenue to form the 
Stop Controlled leg of a T-intersection. Peconic Avenue provides one lane per travel direction with a 
two-way left turn lane. The westbound parking lot access provides one left turn lane and one right 
turn lane.  Under the Existing Condition, the southbound Peconic Avenue approach operates at LOS 
A.  The westbound Parking lot access left turn movement operates at LOS C during the weekday AM, 
PM and Saturday midday peak hours. The westbound right turn movement operates at LOS B during 
the weekday AM, PM and Saturday midday peak hours.   
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Parking 
There is unstriped paved surface area sufficient for an estimated 40 parking spaces on the subject 
site, distributed as 27 unused spaces south of the vacant 221 East Main Street structure, and 13 
spaces adjoining the occupied 31 McDermott Avenue building.  There are also several Town 
parking lots in the vicinity (see Figure 1-6), off Heidi Behr Way to the east and west. 
 
 
2.3.2 Anticipated Impacts  
 
The findings of the N&P TIS dated June 2017 are summarized herein. 
 

Trip Generation 
In order to identify the impacts the proposed project will 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 project were prepared utilizing data found under Land Use 
Code 220 – Apartments, Land Use Code 820-Shopping Center and Land Use Code 931 –Quality 
Restaurant within the Institute of Transportation Engineers’ [ITE] publication, Trip Generation, Ninth 
Edition.  This publication sets forth trip generation data obtained by traffic counts conducted at sites 
throughout the country.   
 
We also prepared a trip generation comparison for the project which consisted of performing 
estimates for 2 scenarios. Scenario 1: 116 apartment units, 1,508 SF of retail and 535 seats of quality 
restaurant.  Scenario 2: 116 apartment units and 12,623 SF of retail.  The comparison revealed that 
Scenario 1 is anticipated to have higher trip generation and therefore this is the scenario for which the 
analysis was prepared, representing a worst-case scenario.   

 
It should also be noted that, according to studies conducted by the ITE, traffic associated with a retail 
and restaurant developments is not 100% newly generated, a significant portion of these trips will be 
“pass-by” traffic. It is expected that at least 40% of the peak hour trips generated by the retail and 
restaurant development on the site would originate from traffic already using the roadway traveling to 
or from another destination.  No passby credit was applied to the retail portion of the project since it 
is only a small portion of the project. Passby credits were applied for the restaurant component of the 
proposed project in accordance with ITE guidelines.  
 
The following Table 2-6 summarizes the trip generation estimates for the proposed project.   As can 
be seen, the proposed project is projected to generate 79 trips (21 entering and 58 exiting) during the 
weekday AM peak hour, 167 trips (109 entering and 58 exiting) during the weekday PM peak hour 
and 252 trips (142 entering and 110 exiting) during the Saturday midday peak hour. 
 
Anticipated Level of Service (LOS) and Roadway Conditions 
As stated previously, the intersection capacity and level-of-service (LOS) analyses were based on the 
procedures and guidelines presented in the Highway Capacity Manual (2010), published by the 
Transportation Research Board. The Synchro Version 9 software was used to analyze the study 
intersections and provide a LOS measurement of the intersection operations. The six classes of LOS, 
ranging from LOS A (excellent) to F (worst), are defined in Appendix D [of Appendix C]. 
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Table 2-6 
TRIP GENERATION 

Proposed Project 
 

Time Period Distribution 
Apartments (116 

units; ITE LUC 220) 
Retail (1,508 SF; 

ITE LUC 820) 
Restaurant (535 

seats; ITE LUC 931) 
Totals 

Weekday 
AM 
Peak Hour 

Enter 12 1 8 21 
Exit 50 0 8 58 

Total 62 1 16 79 

Weekday PM 
Peak Hour 

Enter 54 3 52 109 
Exit 29 3 26 58 

Total 83 6 78 167 
Saturday 
Midday 
Peak Hour 

Enter 34 4 104 142 
Exit 34 3 73 110 

Total 68 7 177 252 
Source: Trip Generation,9th Edition, published by ITE 
 

Tables 2-7a and 2-7b, 2-8a and 2-8b, and 2-9a and 2-9b illustrate the LOS summaries for the study 
intersections for the Weekday AM and PM Peak Hours, as well as the Saturday Midday Peak Hour, 
respectively.  

 
Table 2-7a 

LOS SUMMARY, Proposed Project 
Weekday AM Peak Hour, Signalized Intersections 

 

Intersection Approach Movement 
No Build Condition Build Condition 

Delay LOS Delay LOS 

East/West Main 
St. at 
Peconic Ave. 

EB 
T 49.3 D 54.6 D 
R 27.3 C 27.3 C 

WB 
L 16.7 B 18.7 B 
T 2.7 A 2.7 A 

NB 
L 96.8 F 94.5 F 
R 32.2 C 31.9 C 

Intersection 32.6 C 33.2 C 

East/West Main 
St. at 
Roanoke Ave. 

EB 
L 22.9 C 23.0 C 
T 3.7 A 3.8 A 

WB TR 47.5 D 48.4 D 
SB R 34.5 C 34.3 C 

Intersection 24.7 C 25.2 C 
East/West Main 
St. at 
Maple/McDermott 
Ave. 

EB LTR 5.1 A 6.6 A 
WB LTR 5.1 A 6.6 A 
NB LTR 31.2 C 40.4 D 
SB LTR 20.6 C 28.0 C 

Intersection 8.7 A 12.0 B 
  Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Table 2-7b 
LOS SUMMARY, Proposed Project 

Weekday AM Peak Hour, Unsignalized Intersection 
 

Intersection Approach Movement 
No Build Condition Build Condition 
Delay LOS Delay LOS 

Peconic Ave. at 
Parking Lot 
Access 

WB 
L 18.2 C 19.1 C 
R 14.2 B 14.3 B 

SB LT 9.4 A 9.4 A 
Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
Table 2-8a 

LOS SUMMARY, Proposed Project 
Weekday PM Peak Hour, Signalized Intersections 

 

Intersection Approach Movement 
No Build Condition 

Build 
Condition 

Build 
Condition, 

w/Modifications 
Delay LOS Delay LOS Delay LOS 

East/West Main 
St. at 
Peconic Ave. 

EB 
T 55.9 E 70.4 E   
R 24.3 C 25.5 C   

WB 
L 25.6 C 36.5 D   
T 3.3 A 3.5 A   

NB 
L 89.8 F 89.7 F   
R 28.1 C 26.6 C   

Intersection 32.6 C 36.8 C   

East/West Main 
St. at 
Roanoke Ave. 

EB 
L 29.1 C 30.0 C   
T 3.0 A 3.2 A   

WB TR 50.6 D 53.2 D   
SB R 41.4 D 40.0 D   

Intersection 30.6 C 31.1 C   
East/West Main 
St. at 
Maple/McDermott 
Ave. 

EB LTR 4.8 A 6.1 A 6.6 A 
WB LTR 7.2 A 9.9 A 10.7 B 
NB LTR 29.5 C 41.0 D 34.6 C 
SB LTR 44.9 D 42.6 D 37.1 D 

Intersection 11.0 B 14.7 B 14.1 B 
  Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 
Table 2-8b 

LOS SUMMARY, Proposed Project 
Weekday PM Peak Hour, Unsignalized Intersection 

 

Intersection Approach Movement 
No Build Condition Build Condition 
Delay LOS Delay LOS 

Peconic Ave. at 
Parking Lot 
Access 

WB 
L 18.2 C 19.1 C 
R 14.2 B 14.3 B 

SB LT 9.4 A 9.4 A 
Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Table 2-9a 
LOS SUMMARY, Proposed Project 

Saturday Midday Peak Hour, Signalized Intersections 
 

Intersection Approach Movement 
No Build Condition 

Build 
Condition 

Build 
Condition, 

w/Modifications 
Delay LOS Delay LOS Delay LOS 

East/West Main 
St. at 
Peconic Ave. 

EB 
T 117.4 F 122.4 F   
R 24.8 C 25.2 C   

WB 
L 101.9 F 114.7 F   
T 2.9 A 3.1 A   

NB 
L 94.9 F 94.9 F   
R 24.2 C 24.0 C   

Intersection 63.5 E 67.2 E   

East/West Main 
St. at 
Roanoke Ave. 

EB 
L 35.8 D 37.3 D   
T 3.6 A 4.3 A   

WB TR 49.3 D 52.1 D   
SB R 42.0 D 41.4 D   

Intersection 27.2 C 28.2 C   
East/West Main 
St. at 
Maple/McDermott 
Ave. 

EB LTR 7.0 A 10.8 B 12.4 B 
WB LTR 7.2 A 10.2 B 11.6 B 
NB LTR 40.2 D 67.9 E 52.8 D 
SB LTR 36.8 D 37.3 D 33.0 C 

Intersection 12.9 B 21.2 C 19.8 B 
  Notes:  LOS = Level of Service, Delay = seconds/vehicle 
 

Table 2-9b 
LOS SUMMARY, Proposed Project 

Saturday Midday Peak Hour, Unsignalized Intersection 
 

Intersection Approach Movement 
No Build Condition Build Condition 
Delay LOS Delay LOS 

Peconic Ave. at 
Parking Lot 
Access 

WB 
L 20.5 C 25.0 D 
R 15.4 B 15.9 B 

SB LT 10.0 B 10.3 B 
   Notes:  LOS = Level of Service, Delay = seconds/vehicle 
 

Main Street at Peconic Avenue/Roanoke Avenue - In the No Build Condition, the eastbound West 
Main Street through movement at Peconic Avenue operates at LOS D, E and F during the weekday 
AM, PM and Saturday midday peak hour respectively. The northbound Peconic Avenue left turn 
movement operates at LOS F during the weekday AM, PM and Saturday midday peak hours. The 
westbound left turn movement operates at LOS F during the Saturday midday peak hour. The rest of 
the traffic movements at the intersection operates at LOS C or better during the weekday AM, PM 
and Saturday midday peak hours. All the traffic movements at the intersection of East Main Street 
and Roanoke Avenue operate at LOS D or better. Overall, the intersection of West Main Street at 
Peconic Avenue operates at LOS C, C and E during the weekday AM, PM and Saturday midday peak 
hours respectively and the intersection of East Main Street at Roanoke Avenue operates at overall 
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LOS C during the weekday AM, PM and Saturday midday peak hours.  After the completion of the 
project all the approach movements will continue to operate at No Build LOS.  

 
East Main Street at McDermott Avenue/Maple Avenue -Under the No Build Condition, all the 
approach movements to this intersection operate at LOS D or better during both the weekday AM, 
PM and Saturday midday peak hours. Overall, the intersection of East Main Street at McDermott 
Ave/Maple Avenue operates at LOS A during the weekday AM peak hour and at LOS B during the 
PM and Saturday midday peak hours. After the completion of the project all the approach movements 
will continue to operate at LOS D or better except for the McDermott Avenue northbound approach 
which is anticipated to operate at LOS D and E during the weekday PM and Saturday midday peak 
hours, respectively. Minor signal timing adjustments will improve the northbound LOS D to LOS C 
during the PM peak hour and from LOS E to LOS D during the Saturday peak hour.  Overall, the 
intersection will operate at LOS B during all peak hours after the timing adjustments during the PM 
and Saturday peak hours [see Table 2-9a]. 

 
Peconic Avenue at Parking Lot Access - Under the No Build Condition, the southbound Peconic 
Avenue left turn movement operates at LOS A during the AM and PM peak hours and at LOS B 
during the Saturday peak hour.  The westbound Parking lot access left turn movement operates at 
LOS C during the weekday AM, PM and Saturday midday peak hours. The westbound right turn 
movement operates at LOS B during the weekday AM and Saturday midday peak hours and at LOS C 
during the PM peak hour.  After the completion of the project, the approach movements to the 
intersection will continue to operate at No Build LOS during all peak hours. 

 
Conclusion 
Nelson & Pope has investigated the potential traffic and parking impacts associated with the proposed 
development to be located at the southwest corner of East Main Street and McDermott Avenue in 
Riverhead, New York.  The following is a summary of this investigation and the findings thereof: 

 
Based on the results of the TIS, it is the professional opinion of N&P, LLP that the proposed 
project will not result in significant traffic impacts in the study area. 

 
Parking 
With respect to the number of parking spaces provided relative to the amount of development 
proposed, Town Zoning Code Section 301-231 I. states that, for a site within a designated 
Parking District, the requirements of the Town Zoning Code do not apply.  That is, the presence 
and availability of sufficient free, public parking spaces off-site but nearby would satisfy Town 
conditions that parking will be available to residents of the development; the project is not 
required to provide any on-site parking spaces.  However, in order to decrease the need for off-
site parking and provide a benefit to the project’s residents, the Applicant will provide 55 on-site 
parking spaces (of which three will be handicapped spaces), and the balance of parking needs 
will be met by off-site spaces within the Riverhead Parking District area.  As shown on Sheet C-
100.00, if the site were not in the parking district, the Town Code would require a minimum of 
358 on-site parking spaces. 
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An inventory of available parking in proximity to the site is provided in the TIS and shown in 
Figure 1-6, to further support the finding that inclusion in the Downtown Parking District 
provides parking opportunities for residents and patrons of the Riverview Lofts and associated 
retail use on the subject site. 
 
The anticipated parking needs of the proposed project with those of the other nearby sites 
proposed for development were evaluated in a cumulative Parking Analysis (see Appendix C).  
That evaluation also considers the ability of the existing parking lots in the area to accommodate 
these cumulative parking needs (see Section 3.2.4). 
 
 
2.3.3 Proposed Mitigation 
 
• As recommended by the TIS, after completion of the project, minor signal timing adjustments at the 

intersection of East Main Street at McDermott Avenue/Maple Avenue will be made for the 
northbound McDermott Avenue approach, improve the northbound LOS E to LOS C during the PM 
peak hour and LOS E to LOS D during the Saturday peak hour.  Overall, the intersection will operate 
at LOS B during all peak hours after the timing adjustments during the PM and Saturday peak hours. 

• The proposed project will provide 55 on-site parking stalls to complement the available public 
parking in existing municipal parking lots in the area of the proposed project, where no parking is 
required since the project is within the Riverhead Parking District. 

 
 
2.4 Water Resources 
 
2.4.1 Existing Conditions  
 
Groundwater Conditions  
The Topographical Survey shows that the subject varies in elevation from a high of 14 feet 
above mean sea level (asl), found along the site’s northern border, along East Main Street, to a 
low of 4 feet asl, in the parking area south of the structure at 31 McDermott Avenue, in the site’s 
southern portion.   
 
Site-specific information on the elevation of the water table is contained in the Geotechnical 
Evaluation (Appendix B-8), which analyzes the results of a series of four soil borings installed 
in the central and southern portions of the site.  Among the physical and engineering-related data 
related to these borings (discussed below in Section 2.5), observations of the depth to the water 
table encountered in these borings is also provided.  The data show that the northernmost boring, 
designated Boring #1, installed in the parking area between the two structures, encountered the 
water table at a depth of 4 feet below ground surface (bgs).  As the elevation of the ground 
surface at this point is about 6 feet asl, the elevation of the water table beneath this portion of the 
project site is about 2 feet asl.  The southernmost boring, Boring #4, is in the parking area south 
of the 31 McDermott Avenue structure.  Groundwater was encountered here at a depth of 3.5 feet 
bgs here.  Since the Topographical Survey shows that the elevation in the area of Boring #4 is 
just over 4 feet asl, it may be inferred that the water table is at an elevation of about 0.5 feet asl 
here.  This represents the shortest depth to the water table beneath the site. 
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The forgoing analysis indicates that the water table slopes downward toward the south beneath 
the site.  Based on this conclusion, and supported by the orientation of the contours of the water 
table as shown in Figure 2-11, it is expected that groundwater in the water table and, therefore, 
in the shallow (i.e., Upper Glacial) aquifer, flows in a southerly direction, toward the Peconic 
River.   
 
To estimate the depth to the water table for the site’s highest area (i.e., along its East Main Street 
frontage, see above), it is necessary to estimate the elevation of the water table beneath that area 
as well.  Assuming that the water table is flat but sloping upward toward the north, simple 
geometry would indicate that the water table is at an elevation about 4 feet asl beneath this 
portion of the subject site, so that the depth to the water table here is about 10 feet. 
 
In summary, the depth to the water table beneath the site varies from 10 feet in the north to 0.5 
feet at the southern boundary of the site.  
 
Surface Water Conditions  
There are no surface water bodies on the subject site.  The nearest surface water is the Peconic 
River, which flows west-to-east south of the site, beyond the Town Peconic Riverfront Park.  
Figures 2-12 and 2-13 depict the locations of the freshwater and tidal (i.e., marine/saltwater) 
wetlands in the vicinity, as designated by the NYSDEC and National Wetland Inventory (NWI), 
respectively.  As can be seen, there are no freshwater wetlands proximate to the site, but there are 
substantial tidal wetlands designated by both the NYSDEC and NWI along both banks of the 
Peconic River. 
 
Figure 2-14 depicts the FEMA compilation of Flood Hazard Zones for the area of the subject 
site.  As can be seen, the site is split into two zones: the northern portion of the property 
(including the building at 221 East Main Street) is within an area designated “Zone X,” while the 
southern part (encompassing the building at 31 McDermott Avenue) is designated “Zone AE.”  
Zone X indicates an area outside the statistical 500-year flood plain. Zone AE means an area that 
is subject to the 1% annual flood (“100-year flood”), also known as the Base Flood.  This is the 
flood that has a 1% chance of being equaled or exceeded in any given year.  Specifically, the 
Base Flood Elevation of this part of the AE zone is established at 7 feet asl.  The first floor of the 
building will be elevated such that the bottom of any structural member will be above 7 feet asl 
to comply with FEMA design as implemented by the Town. 
 
 
2.4.2 Anticipated Impacts  
 
The proposed project will connect to the Riverhead Sewer District and as a result, wastewater 
will be managed in a manner that ensures that no groundwater impacts will occur.  Drainage will 
be stored and recharged on-site in conformance with Town requirements and subject to Town 
engineering review.  Consequently, potential drainage impacts are also addressed through design.  
Discussion of these design features as related to water resources is provided herein. 
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Groundwater Conditions  
The volume of water recharged on the site is not expected to significantly change by the project 
as compared to the site in its existing condition.  This is because the site is presently covered 
entirely by impervious surfaces, and will continue to be entirely impervious-surfaced after the 
project is constructed.  However, the proposed project will be designed to contain runoff from 
proposed new impervious surfaces; under current conditions, it is not expected that all 
stormwater is retained on site.  This means that the volume of stormwater runoff generated on 
the site is the same; but storage of stormwater will increase such that less off-site runoff is 
expected to occur.   
 
All stormwater runoff generated on the site will be retained and recharged to groundwater by 
means of an on-site drainage system.  Likewise, all wastewater generated on the site will be 
conveyed off-site via the Town sewer system for treatment and disposal.  In this way, the 
existing elevation of the water table beneath the site would not significantly change, so that the 
direction of groundwater flow would not change from its current southerly direction. 
 
Connection to the Town sewer system and the lack of landscaped surfaces would ensure that the 
potential for adverse impacts on groundwater quality are minimized for the proposed project.  
The proposed project will connect to the Town sanitary system, so that its wastewater would be 
conveyed off-site and treated to a tertiary level, thereby minimizing the amount of nitrogen from 
the site that ultimately is recharged to the water table, and at a location distant from the project 
site. 
 
Surface Water Conditions  
The project will not adversely impact any surface water resources.  Generally, the primary source 
of such an impact would be from the escape of stormwater runoff from a site to a surface water 
resource (e.g., a pond/wetland, a creek or river, etc.).  But, as noted above, the site will retain 
more stormwater capacity under proposed conditions than current conditions, so that runoff 
generated on the site will be recharged on-site, and only in case of an extreme rain event would 
excess runoff overflow the site, to Town property to the south (where it would be conveyed to 
that drainage system).  This means that for the design storm, no runoff from the site (along with 
any contamination that may be carried in that water) will reach the nearest surface water resource 
that is in a downslope location, the Peconic River. 
 
The project is designed in conformance with FEMA flood plain elevation requirements, so that 
no adverse impacts in this regard are expected.  As shown in Figure 2-14, the southern portion 
of the subject site is in FEMA Flood Hazard Zone AE, which designates an area that is subject to 
the 1% annual flood (“100-year flood”), also known as the Base Flood.  This is the flood that has 
a 1% chance of being equaled or exceeded in any given year.  Specifically, the Base Flood 
Elevation of this part of the AE zone is established at 7 feet asl.  The first floor of the building 
will be elevated such that the bottom of any structural member will be above 7 feet asl to comply 
with FEMA design as implemented by the Town. 
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2.4.3 Proposed Mitigation 
 
• As no adverse impacts to groundwater quality or quantity are anticipated to occur because of the 

project, no additional mitigation is necessary or proposed. 
• As no adverse impacts on the elevation of the water table or direction of groundwater flow beneath 

the subject site are expected, from the project, no additional mitigation is necessary or proposed. 
• No impacts on the quality or quantity of water in the Peconic River or any other surface water 

resource in the vicinity is anticipated to occur from the project, no additional mitigation s necessary or 
proposed. 

• The proposed project will conform to the applicable building elevation requirements associated with 
its presence within the AE Zone (as delineated by the FEMA Flood Hazard Zone Map).  Therefore, 
no adverse impacts in this regard are expected, and no additional mitigation is necessary or proposed. 

 
 
2.5 Soils  
 
2.5.1 Existing Conditions  
 
The Soil Survey of Suffolk County, prepared by the US Department of Agriculture in 19751, is a 
useful source of soils information, which identifies soil types resulting from natural deposition 
and modification, as well as man-induced alterations associated with land use.  The Soil Survey 
indicates that the soil types underlying the subject property is classified as “Urban” (see Figure 
2-15).  According to the Soil Survey, this soil type  

 
…consists of areas that are more than 80 percent covered by buildings and pavements.  Examples are 
parking lots, business districts of larger villages, and densely-developed industrial parks. Examination 
and identification of the soils in these areas are impractical.” 

 
Because the Soil Survey could not determine the characteristics of the Urban soil type, the on-
site test boring report (see Appendix B-8) was reviewed for information on the characteristics of 
the site’s soils. The following has been taken from the test hole report.  

 
This report was developed from conventional and standard soil testing procedures and engineering 
analysis. Asphalt, brown sand/loam, medium to fine sand and gravel (fill) was recovered from grade 
to 4-feet below grade at boring location B-1 and from grade to 2-feet below grade at boring location 
B-2 [refer to the Boring Location Map in Appendix B-8]. Asphalt, brown sand, fine to medium sand, 
red brick and gravel (fill) was recovered from grade to 4-feet below grade at boring location B-3. 
Asphalt, brown sand, medium to fine sand, coarse to medium sand and trace gravel (fill) was 
recovered from grade to 2-feet below grade at boring location B-4. Dark brown peat, light brown 
sand, coarse to fine sand and gravel was recovered from 4-feet to 8-feet below grade at boring 
location; from 4-feet to 6-feet below grade at boring locations B-2 and B-3; and from 6-feet to 10-feet 
below grade at boring location B-4. Gray clay, sandy clay, silty clay and silty sand were recovered 
from 35-feet to 57-feet below grade at boring location B-1; from 25-feet to 37-feet below grade at 
boring location B-2; and from 35-feet to 47-feet below grade at boring location B-4. Trace silt was 

                                                 
1  Updated/digitized maps used for figures from Soil Survey Geographic Database for Suffolk County, New York 

(SSURGO); USDA Natural Resources Conservation Service; 2010; updated September 24, 2015; the Suffolk 
County Soil Survey (Warner, 1975) provides soil descriptions/constraints. 
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recovered from 30-feet to 37-feet below grade at boring location B-3. Fine to medium sand, coarse to 
medium sand and gravel was recovered at the remaining depths of all boring locations.  

 
 
2.5.2 Anticipated Impacts  
 
The test hole report indicates that the soils on the site are expected to be capable of properly 
supporting the proposed structure, with the use of appropriate piles.  Thus, no adverse soil-
related impacts in this this regard are anticipated. 
 
As shown on Sheet C-002.00, a total cut of 67,530 CY are planned, offset by 18,650 CY of fill.  
The applicant proposes to retain as much of the cut material on-site as fill, but only if that cut 
material displays acceptable characteristics for this use.  Any and all excess soil material will be 
removed by a licensed hauler, and taken to an approved disposal facility. 
 
Considering the small size of the site, its flat surface, and the fact that it is already fully 
developed, it is not expected that the necessary clearing and grading operations would be limited 
by any soil-related condition. 
 
The Phase I ESAs prepared for the 221 East Main Street and 31 McDermott Avenue buildings 
(see Section 1.3.2) noted that a 1,000-gallon #2 fuel oil tank is present on the former site, and 
that a gasoline storage tank may exist on the latter site.  Prior to initiating the demolition process, 
both tanks will be investigated and both tanks (if present) will be removed in accordance with 
proper county and state requirements, and any soil contamination that may have occurred will be 
properly remediated as part of that removal and certification process.  Such potential 
contamination, if discovered, would not represent an adverse impact on the project, as any such 
contamination will be properly remediated. 
 
Erosion control measures to be implemented during the construction phase are discussed in detail 
in Section 1.5.3, and are expected to include measures recommended in the NYSDEC Technical 
Guidance Manual, such as: 
 

• Silt fence, storm drain inlet protection, hay bales and good housekeeping procedures will be used; 
• Construction equipment and vehicles will be parked and loaded/unloaded within the site; 
• “Rumble strips” at the site entrance will prevent soil on truck tires from being tracked onto the 

public road system; 
• The construction process will begin with establishment of flagged clearing limits, followed by 

installation of the erosion control measures; and 
• The drainage system will provide permanent stormwater controls once construction is completed. 

 
 

2.5.3 Proposed Mitigation 
 
• A detailed grading and drainage plan will be prepared for the site plan application, and will provide 

details of overall site grading and will require Town Division of Planning review and Planning Board 
approval prior to implementation.   
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• Any soil contamination that may have occurred because of oil storage tank leakage will be properly 
evaluated and remediated prior to initiation of the demolition phase.  The remediation process will be 
subject to the review and approval of proper county and state entities, which will certify that such 
remediation was properly conducted, and that the process is complete. 

• Erosion at the site and sedimentation at downslope locations may occur during the construction phase 
of the project.  These potential impacts will be overcome by implementing erosion control measures 
and installing proper drainage facilities as part of the construction activities.   

 
 
2.6 Cultural Resources 
 
2.6.1 Existing Conditions  
 
The term “cultural resources” refers to both pre-historic era and historic era resources such as 
buried evidences (such as campfires, waste “middens,” foundations, and walls) and structures 
that merit preservation and protection for the benefit of future generations. 
 
As shown in Figure 2-16a, the subject site is within the Town Main Street Historic District, 
which also encompasses the Main Street National Historic District; note that the subject site is 
not within the Main Street National Historic District, but abuts it to the south, across East Main 
Street.  Figure 2-16b is portion of a State Historic Preservation Office (SHPO) map depicting 
the locations of established cultural resources proximate to the subject site.  As can be seen, there 
are no such resources on the subject site; the nearest are within the Town Main Street Historic 
District (the Riverhead United Methodist Church and the Doroszka House, to the north across 
East Main Street), and in the Main Street National Historic District, along both sides of East 
Main Street in downtown Riverhead to the north and the west.  
 
Pursuant to Chapter 209 Architectural Review, 209 -1. (3), the purpose and intent of architectural 
review shall, “Preserve the character and quality of our heritage by maintaining the integrity of 
those areas which have a discernable character or are of special historic significance.”  Section 
2.6.2 provides the updated status of Town architectural review. 
 
Correspondence received from the NYS Office of Parks, Recreation and Historic Preservation 
(OPRHP), Division for Historic Preservation confirms that the buildings currently found on the 
project site are not considered historically significant (see Appendix B-9): 

 
We note the site for this proposed project is directly across the street from the Riverhead Main Street 
Historic District, listed in the State and National Registers of Historic Places.  More specifically, the 
buildings at 221 East Main Street and 31 McDermott Avenue have been determined “not eligible” for 
inclusion in the historic registers; we therefore have no concerns with their removal. 

 
 
2.6.2 Anticipated Impacts  
 
The subject site is located within the Town Downtown Historic District and is across from an 
historic church.  Architectural review is important and required for this site and is completed by 
the Architectural Review Board.  The project was subject to ARB review and discussion at 
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3.2.3 Community Services 
 
Public Schools 
Details on the breakdown of the residences for the other project are not available so, assuming 
the same breakdown of studio, one-bedroom and two-bedroom units as the proposed project, an 
estimated 307 people would reside in the other project, of which 20 would be school-age 
children.  In combination with the estimated 212 residents and 14 school-age children in the 
proposed project, totals of 529 residents and 34 school-age children are expected.  Population is 
a planned result of the zoning of these sites and is intended to provide consumers for existing and 
future businesses as well as vitality to the downtown area.  With respect to the Riverhead CSD, 
the cumulative effect of these two projects will increase the district enrollment and expenditures 
for education of students; however, this will be at least partially offset by the increased taxes (or 
PILOT payments, in the case of the proposed project) generated.   
 
Police Protection 
Both sites require some level of police protection at present, either for past use or present vacant 
conditions which may encourage vandalism.  The occupancy of both sites by residential use will 
increase the level of presence and activity on the sites which will assist in curtailing vandalism.  
It is expected that each of the two projects will result in some increased potential for Riverhead 
Police Department emergency services (due to the increased development and human presence 
on the property); however, this increase is expected to be limited and within the capabilities of 
the Department such that the Riverhead Police will be able to accommodate the additional 
potential need of police services.  In addition, the Police Department will benefit from an 
increase in tax revenue from these two projects. 
 
Fire Protection and Ambulance Services 
In a manner similar to that of police services, each of the projects reviewed here would 
separately, incrementally increase the potential need of fire and ambulance services (of the 
Riverhead Volunteer Fire Department and the Riverhead Volunteer Ambulance Corps, Inc.), so 
that the cumulative effect of the two proposals would be heightened in comparison to existing 
conditions.  However, new construction will conform to current fire and building codes and will 
be subject to site plan review which will include Fire Marshal/Fire Department input.  It is 
expected that the Riverhead Fire Department and the Riverhead Volunteer Ambulance Corps, 
Inc. will be able to accommodate the additional potential need of fire and ambulance services 
and as noted with respect to police services, fire/ambulance service providers will benefit from 
an increase in tax revenue from these two projects. 
 
Public Water Supply 
Former uses on both sites were connected to the RWD and resulted in demand for water supply.  
This demand will be incrementally increased by both projects; however, the demand is expected 
to be within the capability of the RWD to provide given the existing RWD facilities.  It is 
expected that the proposed project will consume a total of 39,645 gpd of potable water, and the 
other project would consume an estimated 39,118 gpd, for a cumulative impact on the RWD of 
78,763 gpd.  This would represent an increase in demand of 11.4% on the average daily 
pumpage of the RWD.  Considering the large volume of water currently supplied by the RWD, 
and that the distribution system is already present in the area, the increased demand is not 
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anticipated to significantly cumulatively impact the RWD.  Each project will be subject to 
review and connection to the water district, and will pay their proportional share of the design, 
connection and tariffs for water supply provided thus generating revenues for the District. 
 
It should be noted that each project’s design will be subject to detailed engineering review by the 
RWD as part of the Town’s site plan review process, which would ensure that adequate 
consideration is given to the water supply needs of each project, as well as to address any supply 
concerns of the RWD. 
 
Sanitary Wastewater Treatment and Disposal 
The existing/former uses at both project sites are connected to the Riverhead Sewer District and 
have been provided with wastewater treatment services.  An incremental increase wastewater 
will occur as a result of these two planned projects.  It is assumed that all 39,645 gpd of water 
supplied to the proposed project, and the 38,630 gpd of water supplied to the other project for 
domestic puproses will be conveyed off-site daily as wastewater.  The combined 78,275 gpd will 
be conveyed via the RSD’s network to its STP on River Road.  As this facility currently treats an 
average of about 1.0 million gpd, the 78,275 gpd would represent a 7.8% increase in wastewater 
at this facility.  This STP has a permitted capacity of 1.5 million gpd, so that it has about 500,000 
gpd of unfilled capacity; the cumulative impact of the two projects would represent a 15.7% 
reduction in the amount of available treatment capacity of this facility.  Considering the RSD’s 
large available capacity at the STP, and the presence of the public sanitary sewer network in the 
vicinity, the increased demand is not anticipated to significantly cumulatively impact the RSD.   
 
Each of the two projects under consideration here will submit detailed, engineered plans to the 
RSD for review of the flow impacts to the collection and conveyance systems and, if approved, a 
letter of sewage treatment availability will be issued.  Such a review will ensure that adequate 
consideration is given to the wastewater treatment needs of each project.  In addition, project 
sponsors will offset the cost of design and the projects will each be charged in accordance with 
connection and treatment fees of the District such that revenues will be provided to offset costs 
of treatment. 
 
Energy Suppliers 
It is expected that PSEG and National Grid can and will serve both the proposed project and the 
other project with electrical and natural gas services, respectively.  Generally, PSEG and 
National Grid provide services per their filed tariffs and schedules in effect at the time services 
are required.  As the proposed project will remove both buildings presently on the site (the site of 
the other project was previously cleared), new service connections will be necessary.  Except for 
these new service connections, it is not expected that the existing distribution systems will need 
to be upgraded to serve either project site.  Considering the available capacity of these utility 
services and the presence of distribution networks, it is not expected that the cumulative impact 
on each utility will be significant.  
 
Each project will submit detailed, engineered plans to each utility for review and approval for 
services.  Such reviews will ensure that adequate consideration is given to the electricity and 
natural gas needs of each project.  PSEG and National Grid have established connection fees and 
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rate schedules which both projects will be subject to, thus providing revenues commensurate 
with utility demand. 
 
Recreational Facilities 
Neither of the two projects will encroach into or otherwise adversely impact any of the existing 
park or recreational facilities in the vicinity.  Each project will incrementally increase the number 
of potential patrons of local and regional park and recreation sites, but this cumulative impact 
would not significantly impact the use of any of these sites, in consideration of the following: 
 

• it is acknowledged and expected that Peconic Riverfront Park, being adjacent to each project site, 
would tend to attract the majority of new visits generated.  However, this facility is large enough 
to accommodate this increase, particularly in that only a low percentage of these new residents 
would patronize this facility at any one time. 

• there are a substantial number of recreational facilities for the new residents to choose from.  This 
would tend to distribute these visits broadly and conversely reduce the number of these visits (and 
their associated impacts) at any one park/recreational site.  

• the number of new site residents is small in comparison to the number of local and regional 
residents, so that any increase in park/recreational site patronization attributed to these two 
projects would be small as well. 

• Adding to residents in the area that enjoy the existing downtown setting which includes the 
waterfront park and street environment is a planned condition that benefits the downtown and 
adds vibrancy and assists with revitalization. 

 
Summary 
While these two applications would combine to incrementally increase the demand upon local 
community services (e.g., schools, police, fire and ambulance services, water supply, sanitary 
wastewater treatment, energy supplies and recreational facilities), significant cumulative impacts 
are not anticipated, as: 
 

• each service provider has available capacity to adequately serve the two projects, and  
• each service provider will receive increased funds (from taxes, PILOT payments or fees), which 

would offset at least a portion of the increased costs of those services.   
 
 
3.2.4 Transportation 
 
In addition to those of the proposed project, the TIS also considers a number of other pending 
projects in the vicinity, thus ensuring that potential traffic impacts of these are analyzed 
cumulatively, and are addressed through mitigation and improvements, if necessary.  The TIS 
includes the 203-213 East Main Street project in its analyses (see Appendix C and Section 2.3).   
 
The cumulative traffic analysis recommends the following mitigation measure: 
 

As recommended by the TIS, after completion of the project, minor signal timing adjustments at the 
intersection of East Main Street at McDermott Avenue/Maple Avenue will be made for the 
northbound McDermott Avenue approach, improve the northbound LOS E to LOS C during the PM 
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peak hour and LOS E to LOS D during the Saturday peak hour.  Overall, the intersection will operate 
at LOS B during all peak hours after the timing adjustments during the PM and Saturday peak hours. 

   
As noted in Section 1.3.1, the project site is within the Town Peconic River/Route 25 Corridor 
Step II BOA, in which Town initiatives to revitalize downtown Riverhead have been planned 
and evaluated.  This evaluation included a traffic impact analysis that compared existing zoning 
and a reasonable development scenario that included additional residential units in the downtown 
and thus, the Town has expected an increase in density and planned accordingly for this 
additional development in the downtown, finding it appropriate and necessary to achieve the 
planning goals of the Town. 
 
It should be noted that each of the other pending projects considered in the TIS analysis will be 
subject to a separate Town review to determine potential traffic impacts, and so will build on the 
analysis provided herein with respect to their cumulative impacts.  Site plan review and curb cut 
permits from the State will provide forums for further consideration of traffic and appropriate 
mitigation.  As a result, there is a framework for consideration of actions under site-specific 
review to ensure that adverse cumulative traffic-related impacts would not occur.   
 
Section 2.3.2 notes that the parking needs of the proposed project and those of the other nearby 
sites proposed for development were evaluated in the TIS (see Parking Analysis, in Appendix 
C).  That evaluation also considers the ability of the existing parking lots in the area to 
accommodate these cumulative parking needs.  Table 3-1 presents the results of that analysis.  It 
shows the number of parking spaces needed for each use in each of the two projects considered; 
it also compares the parking required per Town Code to the parking needs experienced at similar 
projects in Babylon, Patchogue and Farmingdale and per ITE values.  The table shows that, 
assuming the proposed parking needs, the cumulative parking demand will be easily met by the 
available parking, whereas assuming Town Code ratios of needed spaces, the combined projects 
parking needs would exceed the available supply. 

 
This difference reflects the fact that the proposed parking needs are based on the experience of 
other downtown projects, whereas parking needs per the Town Code do not.   

  
Table 3-1 

COMPARISON OF PARKING NEEDS 
 

Project Use 
Parking Ratio Parking Demand 

Proposed Per Town Code Proposed Per Town Code 

Proposed 
Project 

Residences (116 units) 1 space/unit 1.5 spaces/unit 116 174 
Restaurants (535 seats) 1 space 3 seats 1 space/3 seats 179 178.3 
Retail (1,508 SF) 3 spaces/1,000 SF 1 space/250 SF 5 5.7 
Totals --- --- 300 358 

203-213 East 
Main Street 

Residences (170 units) 1 space/unit 1.5 spaces/unit 170 255 
Retail (3,750 SF) 3 spaces/1,000 SF 1 space/250 SF 11 15 
Totals --- --- 181 220 

Total Parking Required 481 628 
Total Parking Available* 504 504 

* Total Parking Available is available parking in the parking district plus parking on the project site. 
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The cumulative parking evaluation concluded: 
 

1. A parking assessment was conducted for the proposed project and an adjacent planned project (203-
213 East Main Street) to determine if there is adequate parking near the study area to support the 
proposed project. As part of the Transit Oriented Development (TOD) Growth Plan in the 
Riverhead BOA project, Nelson & Pope, LLP conducted a detailed Parking and Public 
Transportation Study of Downtown Riverhead.  The Downtown Riverhead parking study 
inventoried the parking supply and parking restrictions in the study area.  It also identified the peak 
parking periods and associated peak occupancy by location, calculated the average parking duration 
and turnover by location.  For the purpose of the proposed project, additional parking counts were 
conducted in the parking areas closer the proposed project to identify current parking utilization. 
 

2. Parking accumulation survey was conducted at the parking areas between the hours of 10:00 AM 
and 8:00 PM on a half-hourly basis on the following dates:  

 
o Friday August 19th, 2016 to cover a typical summer weekday 
o Saturday August 29th, 2016 to cover a typical Summer Saturday. 

 
3. The parking data was summarized to identify the peak parking demand in the vicinity of the 

proposed project.  
 

4. Peak parking demand of the proposed uses was estimated using parking data contained with the ITE 
Parking Generation Manual 4th Edition, data within the files of Nelson & Pope, LLP and Town 
parking requirements for developments outside the Downtown Parking District. 

 
5. Based on the peak parking demand, the proposed project and adjacent planned project will require a 

total of 481 parking spaces. With the peak parking utilization within the study area, there will be at 
least 504 parking spaces available during the weekday and weekend peak periods. The available 
parking exceeds the peak parking demand. 

 
 
3.2.5 Water Resources 
 
Generally, the primary sources of impact to groundwater quality are by the on-site recharge of 
nitrogen in sanitary wastewater, and by the on-site recharge of stormwater.  As described in this 
document, the proposed project and the 203-213 East Main Street projects will connect to the 
public sanitary sewer system, so that all wastewater generated on each site will be conveyed to 
an off-site facility for treatment and recharge, by the RSD.  As each site is already connected to 
this system (or, for the other project site, is unoccupied), there is presently no source of nitrogen 
impact to groundwater quality on either site.  The two development proposals under 
consideration in this analysis will continue to not represent sources of cumulative groundwater 
impact.  
 
In general, both of the projects reviewed here will be subject to the review and approval of the 
RSD, ensuring that no impacts to groundwater quality would occur from either proposal, thereby 
minimizing the potential for adverse cumulative impacts to groundwater from nitrogen in 
wastewater.   
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All stormwater generated on these two development sites will be handled in on-site drainage 
systems based on Riverhead engineering design guidelines.  The design and installation of these 
systems will be subject to the review of the Town, thereby ensuring that these systems will 
operate properly.  In this way, the potential for adverse cumulative impacts to groundwater 
resources from stormwater will be minimized. 
 
The only surface water body that could be impacted by either or both of the projects being 
analyzed herein is the Peconic River, which abuts each site, to the south (across Heidi Behr 
Way).  The potential for cumulative impacts to this surface water resource would be from runoff 
from either site flowing in the downslope direction and into the river.  However, as described 
above, each project will include an on-site drainage system engineered to accumulate all 
potential runoff generated on these sites and direct it into on-site recharge facilities.  Town 
engineering requirements prohibit a site design that would allow runoff from exiting a site, 
which ensures protection of surface water resources.  By use of these systems, the potential for 
cumulative impacts to this surface water resource will be obviated. 
 
 
3.2.6 Soils  
 
Soils are a site-specific characteristic having potential limitation that would be dealt with on a 
site-specific basis as each development application is reviewed by Town engineering staff.  Each 
individual site should be subject to evaluation of its soils to ensure that any constraints are 
addressed in project design.  Town engineering staff will review and must approve grading, 
drainage and erosion control plans as part of its site plan review; each applicant will implement 
these controls and thereby ensure stabilization of erodible soils and minimization of potential 
impacts to soils.  The combination of pending projects does not represent a significant loss of 
unique or agricultural soils, and therefore can be evaluated and protected as needed based on 
specific project designs.  
 
 
3.2.7 Cultural Resources  
 
The subject site lies across from an historic church and the site-specific impacts of this condition 
are considered in Section 2.6.  Any use of the 203-213 East Main Street site will be subject ARB 
review and approval.  Potential cultural resource impacts related to visual resources are 
addressed for the proposed project site specifically in Section 2.7.  Cumulative consideration of 
such impacts are provided in Section 3.2.8 below.   
 
From the standpoint of OPRHP review of cultural resources, the site-specific review by OPRHP 
gives some insight into potential impacts related to the 203-213 East Main Street site.  Cultural 
(i.e., archaeological and/or historic) resources are a site- and area-specific resource for which 
potential impacts would be dealt with as part of individual project reviews.  As both sites under 
review here have been disturbed and developed, it is not expected that there are any cultural 
resources on either.  This has been confirmed for the proposed project site by the OPRHP.  As a 
result, no cumulative impact on on-site cultural resources is anticipated, as no such resources are 
present on either site.   
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3.2.8 Visual Resources 
 
Each of these two projects will change the appearance of their sites.  Consequently, there will be 
a cumulative impact on the visual resources of the immediate vicinity and on character of the 
community (see Appendices B-11 and B-12).  Specifically, View 6 of the two projects depicts a 
significant alteration in the downtown streetscape and view shed from this viewing angle.  
Section 2.7 addresses visual resources in detail, and includes graphic representations of the 
community character based on the implementation of these two projects.   
 
These uses are subject to the dimensional requirements of the DC-1 zoning that was created by 
the Town to promote these projects and spur revitalization of the downtown.  The context of 
these sites in the area is regulated under the Town Zoning Code, and site plans are subject to 
review by the Town Board and Architectural Review Board.   
 
The Riverview Lofts project has been subject to ARB review and through this process, the 
architectural details of the building were evaluated and mitigation offered in the form of changes 
to architectural details, “step back” of the fifth story of the building and articulation of the 
building along McDermott Avenue.  It is expected that the project at 203-213 East Main Street 
will be subject to similar review and through this evaluation, mitigation and project changes may 
occur that would reduce potential visual impacts of that specific site.   
 
As a result, it is acknowledged that cumulatively, both projects represent a substantial change in 
the visual character of this segment of East Main Street.  The current buildings in this area are 
predominantly one, two and three-story buildings.  If both projects are constructed, the height 
would increase by three stories over existing two-story buildings and two stories over existing 
three-story buildings.  While ARB review and architectural changes may occur with respect to 
203-213 East Main Street, the overall building mass will be increased on this section of East 
Main Street.   
 
Consideration of visual resources is important and as noted there is acknowledgment that both 
projects will result in a change in visual conditions.  On balance, the projects conform to the 
zoning dimensional requirements, particularly with respect to height, as provided for in the DC-1 
zone which resulted from planning studies and assists with the implementation of Town planning 
goals for the sites and area.  Visual change is inevitable; however, this change is planned for and 
will catalyze the revitalization and land use community character and aesthetic conditions that 
the Town envisioned through planning and zoning.  
 
In summary, it is acknowledged that impacts on the visual context of cultural resources in the 
vicinity may occur along East Main Street to the north and west of the subject site, because of 
the size and proximity of the proposed five-story structures.  For the proposed project, these 
impacts have been mitigated to the maximum extent practicable by use of architectural stylings 
that complement the other structures in the neighborhood (so that these new structures would not 
add a contrasting use upon the context of these resources).  The proposed project has received 
the approval of the ARB.  The 203-213 East Main Street project must still be subject to ARB 
review for architectural styling and building characteristics.  Overall, these two sites will be 
redeveloped in conformance with existing DC-1 zoning for either the proposed uses or if not 
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these proposed projects, then some other project that would conform with zoning as intended by 
the Town.  Visual change is an inevitable consequence of redevelopment of these sites; however, 
this change will catalyze revitalization, generate jobs and tax (or PILOT) revenue and will 
provide retail shopping opportunities as well as diverse housing opportunities in the downtown. 
 
 
3.2.9 Conclusions 
 
Based on the necessity to conform to zoning and the various land use plans and development 
regulations (applied at the Town and County levels), the governmental scrutiny each project will 
undergo in order to receive the necessary approvals and permits, and in consideration of the 
types and extents of impacts anticipated from these projects, it is not expected that significant 
cumulative impacts would result.  The implementation of these projects in conformance with 
zoning will achieve the planning goals of the Town in conformance with DC-1 zoning and 
supporting plans, and when considering social, economic and environmental factors, on balance, 
these projects are beneficial in addressing Town needs and planning goals for downtown 
Riverhead. 
 
 
3.3 Adverse Impacts that Cannot Be Avoided   
 
The existing site conditions have been characterized and the potential impacts of the proposed 
project have been assessed.  Some impacts may still exist for which no mitigation is available.  
The impacts themselves have been quantitatively and qualitatively discussed in previous sections 
of this document.  The impacts of the proposed project will be minimized where possible, but 
this section acknowledges those impacts which may still occur: 

 
Short-Term/Construction Period Impacts 
• Despite implementation of the proposed mitigation measures, localized erosion impacts may 

occur but will be controlled to the maximum extent practicable. 
• Despite implementation of the proposed mitigation measures, fugitive dust may still be generated 

though water truck spray and on-site management will seek to control any such impacts. 
• Construction vehicle-related traffic will occur, which may adversely impact local traffic 

conditions though this will be temporary and not permanent. 
• Despite implementation of the proposed mitigation measures, noise associated with construction 

activities will be generated, which may adversely impact local residents; however, construction 
will comply with hours of operational requirements of the Town.  
 

Long-Term/Post-Construction Impacts 
• Increased intensity of land use on the site (over current site conditions). 
• Clearing, grading, and redevelopment on the entire 0.85-acre site.   
• Increased total anticipated water consumption and wastewater generation on the site, from 484 

gpd at present to 39,871 gpd associated with the project.  Water will be supplied by the RWD and 
wastewater treatment will be provided by the RSD. 

• Increase in vehicle trips generated on the site and on area roadways over existing conditions 
(minor off-site signal timing adjustment proposed).  
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• Assuming that all 14 of the school-aged children anticipated to reside in the proposed project 
would attend local schools in the Riverhead CSD, with associated increase in school district 
expenditures. 

• There will be an increased potential need for emergency services of the Riverhead Police 
Department and the Riverhead Fire Department (offset by increases in tax revenues generated by 
the proposed project).  

• There will be increased demand on the energy services of PSEG and National Grid (to be paid for 
according to rate tariffs).  

 
 
3.4 Irreversible and Irretrievable Commitment of Resources   
 
This section is intended to identify those natural and human resources listed in Section 2.0 that 
will be consumed, converted or made unavailable for future use as a result of the proposed 
project.  Development of the proposed project will result in irreversible and irretrievable 
commitment of resources.  The importance of this commitment of resources is not anticipated to 
be significant however, due to the fact that these losses do not involve any resources that are in 
short supply, semi-precious or precious to the community or region, or are otherwise substantial. 
 
It is difficult to quantify the exact commitment of resources; however, once the project is 
complete, the following irreversible and irretrievable losses of resources are expected: 

 
• Building materials used for construction, including but not limited to: wood, asphalt, concrete, 

fiberglass, steel, aluminum, brick, etc. 
• Energy and related resources used in the construction, operation and maintenance of the proposed 

project, including fossil fuels, electricity and water. 
• Potable water to be consumed by the operation of the project, totaling an estimated 39,871 gpd. 

       
 
3.5 Effects on the Use and Conservation of Energy Resources 
 
An increase in the consumption of energy resources would typically be expected from the 
intensification of land use on a site, particularly for sites which had been undeveloped or 
underutilized.  The proposed development site is already developed, so that the property 
currently consumes energy resources, in the forms of electricity and natural gas.  Nevertheless, 
the proposed project will increase the amount of development on the site, so that an increase in 
the overall amount of energy resources is expected. However, use of new, energy-efficient 
building materials (e.g., insulations, windows, weather stripping, door seals, etc.) and mechanical 
systems, (e.g., air conditioners, heating systems, HVAC systems, water heaters, heat pumps, etc.) 
is anticipated, which would mitigate the increased usage of energy resources.  Incorporation of 
such energy-conserving measures is not only required by New York State and the Town of 
Riverhead, but is a sensible business practice, particularly in light of the increasing cost of 
energy resources.  It is expected that the existing public utility services of PSEG and National 
Grid will be more than adequate to meet the expected increased demand.   
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Each of the alternative scenarios, like the proposed project, would connect to the public sanitary 
sewer system of the RSD.  It is assumed that all of the water supplied to the site would leave the 
site as wastewater, for treatment and disposal at the Town STP facility.  As shown in Table 4-1, 
Alternative 1 would generate the least wastewater of all four scenarios evaluated, followed by 
Alternative 3, then by Alternative 2.   The proposed project would generate the most wastewater. 
Similar to the proposed project, it is expected that PSEG and National Grid can and will serve 
any of the alternatives with electrical and natural gas services, respectively.  Except for 
Alternative 1 (wherein no changes to site conditions are assumed), the proposed project and 
Alternatives 2 and 3 will remove both buildings presently on the site, so that the existing service 
connections will also be removed, to be replaced with new service connections.  It is expected 
that the existing distribution system immediately upstream of these new connections will not 
need to be replaced or supplemented to service the proposed project or Alternatives 2 or 3.  
 
Because the square footages of the structure assumed for the proposed project and Alternatives 2 
and 3 are similar, it is expected that the amounts of electricity and natural gas required to power 
and heat the structure would be similar.  Alternative 1, because it represents a lesser amount of 
floor space in active use than the other scenarios, is expected to consume substantially less 
electricity and natural gas than the other scenarios. 
 
Neither the proposed project nor any of the alternatives will encroach into or otherwise adversely 
impact any of the existing park or recreational facilities in the vicinity, particularly of Peconic 
Riverfront Park.  To the contrary, the proposed project and Alternatives 2 and 3 would increase 
the number of potential patrons of local and regional park and recreation sites.  The impact of 
this potential increase in park visitation would be incremental, as not all residents would attend 
these facilities at the same time, there are a number of differing recreational sites to choose from, 
and the increase represented by the proposed project or alternatives is small compared to the 
large number of residents already in the area.   
 
 
4.2.3 Transportation               
 
As shown in Table 4-1, it is expected that the number of peak hour vehicle trips generated by the 
proposed project would exceed those for Alternatives 1 and 3 for all peak hours evaluated, so 
that the potential impacts of the proposed project on local roadway conditions or intersection 
operations would exceed those for Alternatives 1 and 3.  The TIS (which was prepared for the 
proposed project) reviewed the anticipated impacts at local intersections, and recommended only 
minor signal timing adjustments for the northbound McDermott Avenue approach at the 
intersection of East Main Street at McDermott Avenue/Maple Avenue.  Such a mitigation would 
enable this intersection to operate at LOS B during all peak hours.  Since Alternatives 1 and 3 
would generate fewer peak hour vehicle trips than the proposed project, it is expected that 
provision of the mitigation for trips generated by the proposed project for either of these two 
alternatives would adequately address their potential adverse impacts.   
 
Alternative 2, however, would generate more trips than the proposed project during the weekday 
AM peak hour, a similar number during the weekday PM peak hour, and fewer trips than the 
proposed project for the Saturday Midday peak hour.  Thus, implementing the mitigation 
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designed for the proposed project for Alternative 2 would more than adequately address impacts 
of Alternative 2 for the weekday PM and Saturday Midday peak hours, and may be sufficient to 
address its impacts during the weekday AM peak hour as well. 
  
 
4.2.4 Water Resources                  
 
Based on the SCDHS design rates for sanitary wastewater generation (see Table 4-1), 
Alternative 1 would consume the lowest amount of water of all four scenarios evaluated, and 
would therefore generate the least sanitary wastewater.  Alternative 3 would use the next-lowest 
amount of water, followed by Alternative 2.  The proposed project would consume the most 
water in its operation, and so would generate the most sanitary wastewater. 
 
It is expected that similar volumes of stormwater runoff would be generated by the three 
development scenarios, so that on-site drainage systems having similar layouts and capacities 
would be constructed for all three scenarios.  As a result, similar impacts to groundwater and 
surface water resources would be expected.   
 
 
4.2.5 Soils              
 
Because the buildings assumed for Alternatives 2 and 3 would be similar to that of the proposed 
project (in regard to footprint and presence of a lower parking level), it is expected that similar 
impacts to soil resources would occur, from excavation for the building foundation. 
 
 
4.2.6 Cultural and Visual Resources              

            
It is expected that, since the structures assumed for Alternatives 2 and 3 would be similar in size, 
height and general appearance as that of the proposed project, the potential impacts on the 
cultural and visual resources of the vicinity would be impacted to a degree similar to that of the 
proposed project.  
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