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1.3  Existing Land Uses  
 
All three hamlets are predominantly residential in nature (see Map 4).  However, existing 
open space, commercial and small-scale retail land uses indicate potential for a more 
mixed-use and vibrant area.8 
 
 
Housing  
There are 2,652 housing units in the Study Area (of which over half are in Flanders – 
1,521), which is approximately 7 percent of the total housing units in the Town of 
Southampton (see Table 6).  Most of these are single family or converted single-family 
dwellings, both for seasonal and year-round living, and include ownership and rental 
units.  Lot sizes range from approximately 10,000 square feet to 80,000 square feet, in 
accordance with the existing zoning ordinance.  When accounting for seasonal 
housing, the number of vacant units in each hamlet is relatively low, while the condition 
of the housing stock ranges from very well maintained units to dilapidated and poorly 
maintained units (see Figures 1 and 2). 
 
 
 

 
Figure 1. “Well” Maintained Residential Property in Study Area. 

 
 

                                                 
8 Certainly, the public outreach validated this hypothesis, as residents expressed frustration over the current 

lack of such resources. 



Flanders/Northampton/Riverside Revitalization Study 

Ferrandino & Associates Inc.        29                 Adopted March 2004 
with Dvirka & Bartilucci/GreenWoods Associates 

 
 

 
Figure 10.  “Old Drive-In Movie Theatre Site” in Riverside on Route 24. 

 
 
 

 
Figure 11.  Riverside Hamlet Area Conceptual Design. 
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Figure 12. Potential Location  for Flanders Hamlet Center on Route 24. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Figure 13. Photo of Conceptual Hamlet Center for Flanders. 
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Accordingly, two other sites were examined, namely the existing sand mine pit and 
the area surrounding the Silver Pond (refer to Figure 14 below). 

 
 

 
Figure 14.  Silver Brook Pond and Sand Mine – Alternative Sites for Flanders Hamlet Center. 

 
 
Highlighted in the lower right of Figure 14 above is the existing sand mine that has not 
yet been fully reclaimed (and the DEC permit is to be extended for at least the next five 
years).  This site’s reuse must be carefully considered and it is recommended to the 
Town, once the site is reclaimed, that a site-specific examination be undertaken to 
explore feasible and appropriate options for reuse.  Accordingly, the Town should seek 
to apply a proactive zoning designation to the site, such as a Planned Development 
District (PDD) designation, prior to the expiration of the DEC permit.  The purpose of the 
PDD, as set forth in the Town Code and the New York State Central Pine Barrens Plan, is 
to facilitate increased flexibility to achieve more desirable development through the 
use of more creative and imaginative design of residential, mixed use, commercial and 
industrial areas.  The implementation of such shall be established as a floating zone that 
could take the form of a residential, mixed use, commercial/industrial, 
recreation/tourism and/or maritime development district.  However, given that the 
Flanders community generally favors residential rehabilitation over new commercial 
development, and the site does not lend itself to commercial or maritime theme 
development, it is likely that this site would be best suited for reuse as some form of 
development that incorporates recreational venues. 

  
Finally, the Silver Brook Pond site, which is highlighted in the upper left corner of Figure 
14, while initially thought to have the most potential for a hamlet center, is significantly 
encumbered by existing wetlands.   
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the Bay Avenue, is currently zoned R-40, which allows for recreational uses by right (in 
addition to residential subdivision by right) and a rezoning of this site would not be 
necessary. 
 
  

 
Figure 15.  Riverside Waterfront Recreation Area 
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Figure 16.  Flanders Waterfront Recreation Area. 
 

 
Traffic Circle Study 
As noted in the 1999 Comprehensive Plan Update, “the Circle is central to the self-
image of Flanders, Riverside and Riverhead.”  Accordingly, this area  is  of particular 
interest and concern to this study.  General observation indicates that it does not 
efficiently act as a conduit for commuter (refer to Figure 17) and local traffic, in 
particular during peak periods.  Moreover, the area should serve as a key gateway, 
welcoming people into the Town of Southampton and the hamlet of Riverside.  Existing 
uses however are not inviting and do not connote any sense of “arrival.”  Further this 
area is an extremely complex mix of traffic, land use and zoning.   
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   Figure 17.  Aerial View of the Traffic Circle (dated photo). 
 
In terms of traffic, it has six points of entry that serve both local and regional automobile 
and truck traffic, as well as serving as a pedestrian and bicycle crossing, and access off 
of the circle is an impediment to existing and adjacent businesses This traffic mix not 
only poses several safety concerns, but any impediment on the smooth flow of traffic is 
often an inhibiting factor to land use and economic development. 
 
In terms of land uses, the area is in a state of both positive and negative flux.  Since the 
initiation of the Flanders/Northampton/Riverside Revitalization Study, several changes 
have occurred.  Most notably, the Town has purchased the former Tire Craft property, 
northwest of the Circle, and plans have been put forward to demolish this eyesore and 
utilize the site as public green space or gateway park. Further, the Town intends to work 
with the owner of the Peconic Paddler with regard to enhancing this waterfront 
property, which currently functions both as a canoe launch and as a U-haul truck and 
trailer rental facility, to find a more appropriate location for the canoe-launch use away 
from the gateway or to develop plans where the facility can be redesigned to more 
closely reflect the maritime theme of the Peconic River. The Town’s purchase of the Tire 
Craft property, while applauded by the community, should be followed with additional 
efforts to improve this key location.   
 
Subsequent to the Town’s purchase of the Tire Craft property, two of the existing gas 
stations have been undergoing renovations by the owner, but the use itself has not 
changed (refer to Figures 18 and 19) and the existing diner has gone out of business 
and has been “boarded up.”   
 
Finally, the area is comprised of two different zoning districts, specifically Highway 
Business (HB) and Motel Business (MTL).  These zones allow for the development of 
motels and a range of office/commercial uses, none of which are in concert with the 
vision of this area as a gateway into the maritime-based Hamlets of Flanders, 
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Northampton and Riverside.  Further, both of these zoning designations allow uses that 
are auto-dependent and, given the traffic concerns of the area, such zoning districts 
are inappropriate. 
 
Accordingly, a more specific study should be undertaken to investigate how this circle 
and the surrounding uses can be reconfigured or redesigned to better accommodate 
the traffic (perhaps through a by-pass road) and serve as a gateway .  Review of the 
zoning adjoining this Circle and the arterials of Riverleigh Avenue, Peconic Road and 
Route 24 up to the Old Quogue Riverhead Road intersection should also be part of 
such a study. 
 
The proposed traffic/land use study for the Riverside Traffic Circle Area however, should 
seek alternatives that protect the Circle itself. Throughout the public involvement 
process, the Circle was identified as a key site with respect to the identity of this area 
and any reuse should maintain and enhance this identity and not eliminate it.  As a 
gateway into the Hamlet of Riverside and the Town of Southampton, the first priority for 
the circle should be the visual enhancement of this area.  If these properties are not 
preserved, then only small scale, non-auto-dependent land uses that serve the local 
community should be permitted.  The Town should also require a substantial green 
space, landscaped buffer or similar public amenity on properties that are adjacent to 
the circle that will complement the adjacent Town and County open space and to 
provide an attractive gateway into the Hamlet of Riverside.  Further, detailed design 
guidelines should be adopted to reflect the historic and residential character of the 
Hamlet of Riverside. 
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Figure 18.  Former Tire Craft store at Traffic Circle recently acquired by the Town and soon to be 
demolished for park purposes and enhancements to the community’s gateway. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

Figure 19.  Citgo gas station at Traffic Circle, under renovation. 
 
 
 
 
 
Second Level Priority Land Use Recommendations 
 
Creation of Active Parks 
Throughout the public involvement process, the lack of recreational options for local 
youth was clearly expressed and this sentiment was validated through site visits and 
through the draft Parks and Recreation Master Plan.  Thus, active recreation areas 
should be developed in each hamlet.  Three sites have been identified in this report 
that would be feasible for such development, given their proximity to residential 
neighborhoods, ease of access and topographic potential for recreational 
development.  While potential locations are identified below, the nature of each of 
these parks would differ, dependent upon the community’s specific recreation needs.  
The parks may include a children’s play area, basketball courts, baseball diamonds, 
benches and/or trailways. 
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Figure 2. “Fair” Maintained Residential Property in Study Area. 

 
 

 

 
Figure 3. “Poorly” Maintained Property in Study Area. 
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Figure 20.  Flanders Active Recreation Area. 

 

 
Figure 21.  Northampton Active Park. 
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Figure 22.  Riverside Park. 

 
Infrastructure and Lighting Improvements 
Infrastructure and lighting improvements will have to be developed by the Town or 
State in concert with the development/redevelopment of key areas in the Study Area.  
Such improvements would support other land use recommendations such as the 
Hamlet Centers, the Waterfront Recreation Areas and the Active Parks.  The 1999 
Comprehensive Plan Update articulates general guidelines for such improvements, 
including: 
 

• Upgrading Hamlet Center streetscapes with an emphasis on lighting and the 
“hub intersections” 

• Providing better management, classification and improvement of the existing 
infrastructure, rather than new highways and arterials; and 

• Providing traffic calming measures on busy arterials 
 

Following the guidelines set forth in the 1999 Comprehensive Plan Update, the Town 
should seek to improve the infrastructure and lighting in the key areas of the Study Area 
(such as the Hamlet Centers). 
 
Bike-Pedestrian Pathways 
Building upon the 1999 Comprehensive Plan Update that calls for the linking of 
pedestrian trails and bicycle routes along the river as well as maintaining Route 24’s 
ability to accommodate pedestrian and bicycle usage, it is recommended that the 
Town work with the current initiative of the State to develop such pathways along Route 
24 and further develop such pathways between future developments and in concert 
with the Town of Riverhead’s downtown and the County Government Center.  Such 
development will help limit long-term pollution and traffic impacts and help create 
connections between neighborhoods. 
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Retail/Commercial/Industrial (Existing Land Uses) 
Along the Route 24 corridor there are several examples of small retail/commercial and 
light industrial uses (such as storage, warehousing and gas stations).  These uses 
however, are distributed along this arterial with little architectural or functional 
continuity (see Figure 4). 
 

 

 

Figure 4.  Adjacent retail properties on Route 24
  
 
The northwestern edge of the Study Area (Traffic Circle in Riverside) represents the 
greatest concentration of such uses.  However, given the significance of this area as a 
potential key gateway to both the Town of Southampton and the hamlet of Riverside, it 
is questionable whether this is an appropriate area for such automobile dependent 
uses.10 
 
 
Public/Institutional/Community Facilities 
The Study Area contains the County Government Center, the Phillips Avenue School, 
the Head Start Facility, the Flanders Fire Station and several community-based 
churches.  Such institutions represent a strong base for developing social capital and 
accordingly are a significant asset to the area.  Also, as described in Section 1.8 of this 
report plans have been put forward to develop a State Police Barracks in the vicinity of 
Riverleigh Avenue and Route 24, and similar consideration is being given by the Town 
Supervisor to develop a police substation in the Northampton hamlet.  There may also 
be a need for fire substation facilities in the F/N/R/ area as growth patterns and 
transportation issues evolve. 
 

                                                 
10 The 1999 Comprehensive Plan refers to this area as a Hamlet Center but, given the traffic congestions 

currently existing at this site and the types of uses typical for a Hamlet Center, a different vision for the Traffic Circle is 
considered later in this report. 
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Of particular significance, however, is the range and degree to which blight was 
expressed.  Within the Study Area the degree of blight ranged from properties in fair to 
very poor condition.  Subsequently, many of the recommendations put forward in this 
report deals directly with methods for controlling and eliminating blight (see Figures 5, 6, 
7 and 8).  
 
 
 

 
Figure 5.  Severe Housing Blight on Old Quogue Road. 

 
 

 
Figure 6.  Blight on Vail Avenue. 
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Figure 7.  Blight on Route 24 in Flanders. 

 
 

 
Figure 8.  Blight on Riverhead Moriches Road in Northampton. 

 



Flanders/Northampton/Riverside Revitalization Study 

Ferrandino & Associates Inc.        23                 Adopted March 2004 
with Dvirka & Bartilucci/GreenWoods Associates 

 
3.0  COMMUNITY INVOLVEMENT PROCESS 
 
Any successful planning study requires bringing together as many of the affected 
stakeholders as possible and engaging them throughout the planning process in 
meaningful dialogue.  Accordingly, this study utilized a 20 person Steering Advisory 
Committee appointed by the Town Supervisor (refer to Appendix C for a complete list 
of Steering Advisory Committee members).  The Consultant conferred with the Steering 
Advisory Committee at four formal meetings over a nine-month period as well as during 
the broader public sessions.  These meetings helped to shape, direct and validate the 
dialogue expressed during initial interviews with stakeholders, the kickoff meeting and 
the three topical workshops.   
 
3.1  Initial Outreach, Kickoff Meeting, Topical Workshops and Celebration/Validation 
Meeting 
 
 
Figure 9 outlines the community participation process.  The attendance throughout the 
process is summarized in Appendix D.  
 

Figure 9.  Outline of Community Involvement Process 
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