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Executive Summary

In the Autumn of 2000, the Suffolk County Planning

Department undertook afield survey of shopping centersand
central business districts in Suffolk County in order to
update the department’s retail center inventory. Following
this field survey, an analysis of retail trends in Suffolk
County was performed. The purpose of this study is to
examine trends in square footage, vacancy rates, and
retailing in Suffolk County. The principal findings of this
study are asfollows:

Population and incomes in Suffolk County continue to
rise modestly, while Long Island retail sales have not
increased significantly in real termsin recent years.

The 804 shopping centers in Suffolk County contain
35.5million squarefeet of retail space and nearly half of
that space isin large community shopping centers.

36% of Suffolk’ sexisting shopping center space opened
before 1970 and about 26% of the shopping center space
has been added since 1990.

Suffolk County’s shopping center square footage per
person was 11.3in 1970 and is 24.8 in 2001.

Theamount of shopping center square footage currently
proposed but not yet built in Suffolk County totals 4.3
million square feet.

The percentage of storesin CBDs that were vacant in
2001 was 8.1%, an improvement over the 1996 figure
(11.5%), but higher than in 1989 (7.6%).

The percentage of storesin shopping centers that were
vacant in 2001 was 12.0% an improvement over the
1996 figure (19.0%) and comparable to the 12.3%
vacancy rate in the recession year of 1990.

Many vacanciesin shopping centers can be attributed to
overbuilding of shopping centers since the 1980s.

Since 1990 retailing has been characterized by an influx
of discount and “big box” retailers, larger major stores
and an increase in outlet stores.

Enough shopping center space presently exists in
Suffolk County. Thecounty needs moretimeto continue
to absorbitsvacant retail space, similar to theabsorption
of office and hotel space that took place after the over-
building of the 1980s.
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INTRODUCTION

The Suffolk County Planning Department has main-
tained inventories of shopping centers and central business
districts since the 1970s and surveyed vacancy rates for
these retail centers in 1978, 1982, 1989, 1996 and 2000.
Individually these surveys provide a snapshot of retail trade
in Suffolk County and together indicate retail trends. The
purpose of this study isto examinetrendsin square footage,
vacancy rates and retailing in Suffolk.

The amount and quality of retail space is dependent
upon the income and population of an area. Suffolk County
has consistently been part of one of the highest income areas
in the United States. Sales and Marketing Management has
ranked the Nassau-Suffolk region number one in median
effective buyingincome of thetwenty largest U.S. metropol-
itan markets every year from 1983 to 1998 (the most recent
year available).

Suffolk County has been home to over one million
people since 1967 and Suffolk’ s popul ation has been greater
than Nassau's since 1987. According to the 2000 Census,
Suffolk’ s population has topped 1.4 million. The number of
households has continued to increase due to new housing
construction. The population has aged from amedian age of
26 yearsin 1970 to 36.5 yearsin 2000. Baby boomers, per-
sonsaged 36 to 54in 2000, comprise about 32% of Suffolk’s
total population. Suffolk County’s population, once domi-
nated by the under 18 age group, is now dominated by adult
age groups. All of these factorsindicate Suffolk County isa
premier location for retail establishments.

Since 1987 retail sales for the Nassau-Suffolk region
have remained relatively constant at about $30 billion when

sales data is adjusted for inflation in 1997 dollars. Interim
yearsvaried by less than 6%. Unfortunately, as of 1997, the
federal government replaced the SIC (Standard Industria
Classification) code categories with the NAICS (the North
American Industry Classification System). The NAICSisa
completely new business classification system which pre-
cludes comparison with previous Censuses of Retail Trade.

Today, Suffolk County’s shopping centers and CBDs
contain 43.5 million square feet of floor space, with CBDs
comprising 18% of the total square footage. The per capita
square footage of shopping center and CBD retail space
increased from 18 sguare feet in 1970 to 30 square feet in
2001. The per capita square footage increased 67% from
1970 to 2000 while the population increased by just 26%.
The amount of shopping center square footage currently
proposed but not yet built in Suffolk County totals 4.3
million squarefeet. Whileretail salesand population growth
remain relatively constant, retail space, specifically in
shopping centers, continues to increase.

This report only analyzes Suffolk County’s shopping
centers and central business districts and excludes the strip
commercia development outside the planned shopping
centers and definable downtown business districts. Single
use stores under 100,000 sguare feet, and strip commercial
development such as fast food, gas stations, and scattered
individual retail buildingswere not included in thefield sur-
vey. Nevertheless, morethan 12,000 storefronts were count-
ed for thisstudy. Inthisreport, theinformation gathered will
be analyzed and recommendations will be made regarding
strip commercial development, shopping centers, central
business districts, aesthetics, and pedestrian safety.

Suffolk County Department of Planning / Shopping Centers and Central Business Districts, Suffolk County, New York 7
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DEMOGRAPHIC AND ECONOMIC TRENDS

Population Trends

The population of Suffolk County continues to grow,
although more slowly today than in recent decades. Between
1950 and 1980 the population of Suffolk County increased
dramatically. The number of residents more than doubled
during the 1950s and increased by another 69% during the
1960s. The growth in the 1970s was 14% but since 1980 the
population of Suffolk County hasgrown only modestly. The
county’ s population increased by 3% during the 1980s. The
2000 U. S. census counted 1.42 million residentsin Suffolk
County, an increase of 97,500 or 7% during the 1990s. This
slow to moderate growth trend is proj ected to continuein the
future, due to limited opportunities for additional
development combined with a slowly decreasing average
household size.

The number of househol ds continuesto grow at aslight-
ly faster rate than the population due to declining household
sizes. In 2000 there were 469,000 households in Suffolk
County, 44,000 more than in 1990. Thisincreasefollowed a
10% growth in househol ds during the 1980s, a31% increase
in the 1970s and a 70% increase during the 1960s.

The average household size continues to decline in
Suffolk County, although the declineisslowing. In 1970 the
average household in Suffolk had just under 3.7 people, in
1980 it had 3.3, in 1990 household size averaged 3.0, and in
2000 the household size was 2.96 persons per household.
One person househol ds have becomeincreasingly common,
often comprised of unmarried or elderly persons.

The populationiscontinuing to age. In 2000, themedian
agein Suffolk County was 36.5 years, up from 33.5in 1990,
30in 1980, and 26 in 1970. The number of senior citizensis
rising and will continue to rise rapidly. In 2000 the number
of persons aged 65 and over in Suffolk County was more
than 167,000, up 45% since 1980. Baby boomers (persons
born between 1946 and 1964) total more than 400,000 and
make up about 32% of Suffolk County’s population.

Suffolk County’ s population aged 20 to 34 grew by 12%
from 1980 to 1990 but declined by 19% from 1990 to 2000.
The population under age 20 declined by 19% during the
1980s, largely dueto the baby boomers aging out of thisage
group. Y et the under-20 population increased by 10% from

1990 to 2000 as a result of higher birth rates. This baby
boom echo should help maintain the 20 to 34 population
level in coming years.

Suffolk County hasavery largetourist population, espe-
cially during the summer. The Suffolk County Department
of Planning estimatesthat the seasonal tourist populationcan
increase the total population by more than 100%.

Income Trends

The Nassau-Suffolk region is one of the highest income
areasinthe United States. Salesand Mar keting Management
has ranked the Nassau-Suffolk region number onein median
effective buyingincome of thetwenty largest U.S. metropol-
itan markets every year from 1983 to 1998 (the most recent
year available). Long Island's effective buying income
remained 66% above the national median in 1998.

The U. S. Bureau of Economic Analysis estimated that
in 1999 Nassau-Suffolk’ stotal personal income was $104.2
billion and per capitapersonal incomewas $38,751, ranking
11" of 318 metropolitan areasin the country. Suffolk’ stotal
personal incomewas $46.8 billionin 1999 and its per capita
income was $33,803, ranking 6™ of 62 countiesin New Y ork
State and 115" of 3,110 counties in the United States.
Nassau County residentsgenerally have higher incomesthan
Suffolk County residents. Nassau’s 1999 per capitaincome
was $43,997, 30% higher than Suffolk’s, and ranking 3% in
New York State and 28" in the country.

Per capita income has been rising steadily in recent
years, although some of the income gains are due to the
increasing prevalence of two income households. Suffolk
County’ s1999 per capitaincomeincreased by 3.7% over the
1998 figure, after increases of 4.1% and 6.8% in the previ-
oustwo years. (See Figure 1.)

The Nassau-Suffolk region began to lose jobs in 1989,
and by 1992, more than 100,000 jobs had been lost in the
region. These job losses took a toll on incomes in Suffolk
County. Figuresarereported in constant dollars (al so known
as real terms) when dollars are adjusted for inflation. Per
capitaincome in real terms in Suffolk began to decline in
1989, and remained at about 1989 level s before beginning to
increase in 1995 (See Figure 1.)

10 Suffolk County Department of Planning / Shopping Centers and Central Business Districts, Suffolk County, New York
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Figure 1. Per Capita Income in Actual Dollars and Constant 1999 Dollars, Suffolk County, 1986 to 1999
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Retail Sales Trends

In 1997, retail sales for the Nassau-Suffolk region
totaled $30.1 billion. The Nassau-Suffolk region is the
smallest level of geography for which current retail sales
dataare available. Current retail sales data are not available
on the town or county level. Between 1981 and 1990, retail
sales on Long Island rose steadily and generally out-paced
inflation. The Long Island recession of 1989-1993 took its
toll on retail sales. Actual retail sales declined in 1991 and
1992 and have since recovered but increases have been
moderate. (See Figure 2.)

In constant dollars, retail sales have risen modestly each
year since 1992. In the worst year, 1992, actual saes

declined by 3.4%, areal decline of 6.7% when inflation is
considered. For the period 1992 through 1997, retail sales
rose by an annual rate of 3.6%. Yet when inflation is
factored in, retail salesincreased by 1.0% annually in real
terms in this period. 1997 constant dollar retail figures still
remained below levels seenin 1989-1991. (See Figure 2.)

Actual Nassau-Suffolk retail sales have generally risen
in the ten year period from 1987 to 1997 in total, per
household, and per capita. However, when inflation is
factored in, declines can be seen in each category between
1989 and 1993 and for constant dollar retail sales per
household between 1995 and 1997. (See Table 1.)

Figure 2. Retail Sales, Nassau-Suffolk in Actual and Constant Dollars, 1986 to 1997
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Table 1. Retail Sales Data, Nassau-Suffolk, New York

1987 1989 1991 1993 1995 1997
Total, in Millions of Actual $ 20,980 24,432 26,053 26,093 28,244 30,078
Total, in Millions of Constant $ 30,367 31,952 30,731 28,846 29,741 30,078
Per Household, in Actual $ 24,958 28,643 30,341 30,184 32,445 34,141
Per Household, in Constant $ 36,125 37,459 35,789 33,368 34,165 34,141
Per Capita, in Actual $ 8,026 9,292 9,980 9,985 10,789 11,399
Per Capita, in Constant $ 11,617 12,152 11,772 11,039 11,360 11,399

Source: Sales and Marketing Management, LIPA, Suffolk County Department of Planning

1997 Census of Retail Trade

TheU.S. Census Bureau’ scensus of retail tradeistaken
every five years, and the most recent census of retail trade
was taken in 1997. According to 1997 Census of Retail
Trade, Suffolk County’ s 6,393 retail storeswith payroll had
sales of $13.5 billionin 1997. These figures are not compa-
rable to figures from previous retail trade censuses because
in 1997 the federal government established a completely
new business classification system called the North Amer-
ican Industry Classification System (NAICS). The previous
standard industrial classification (SIC) code categories are
no longer used. The NAICS provides 12 major categories of
retail establishments. Table 2 containsdetailsfrom the 1997
Census of Retail Trade by major NAICS retail category.

Motor vehicle and parts dealers led the major retail
categories in terms of annual sales ($3.4 billion) due to the
high value of products sold. Food and beverage stores,
including supermarkets and convenience stores, had the
largest number of stores among the major categories, and
had the second largest sales volume, $2.4 billion. Building
material sand garden suppliesstores(includinghomecenters
like Home Depot) ranked third in sales, at $1.6 billion.
Genera merchandise stores (primarily department stores,

warehouse clubs, and superstores such as Target) ranked
fourth in sales at $1.5 billion (11% of the Suffolk County
total), but consisted of just 95 storesin the county (1.5% of
the county total).

Clothing stores ranked fifth of the 12 major categories
interms of sales, totaling $877 million in 856 stores. Health
and personal care stores (primarily drug stores) had $815
million in sales, ranking sixth, and gasoline stations ranked
seventhwith $768 millionin sales. Non-storeretailerswhich
consist of fuel dealers, electronic shopping and mail order
houses, had $502 million in sales, ranking eighth. (Elec-
tronic shopping, mail order houses, and other direct selling
establishmentshad salesof $178 million or 1.3% of al retail
salesin Suffolk County.) Each of the four remaining major
retail categories had sales of less than $500 million.

A list of establishments defined as retail establishments
by the NAICS can be found in Appendix |. These types of
businesses, as well as bars and restaurants, were counted as
retail establishmentsin the field survey performed for this
report. Appendix |1 containsalist of types of establishments
found inretail centerswhich were classified asnon-retail by
the Suffolk County Department of Planning.

Table 2. 1997 Retail Establishments and Sales by Major Retail Category, Suffolk County

Sales Establishments or Stores

Category Sales in millions $ % of Total Number % of Total
Motor Vehicle & Parts Dealers 3,431 25.4% 566 8.9%
Food & Beverage Stores 2,425 17.9% 1,132 17.7%
Building Materials & Garden Supplies Stores 1,557 11.5% 552 8.6%
General Merchandise Stores 1,481 11.0% 95 1.5%
Clothing & Accessories Stores 877 6.5% 856 13.4%
Health & Personal Care Stores 815 6.0% 483 7.6%
Gasoline Stations 768 5.7% 539 8.4%
Nonstore Retailers 502 3.7% 410 6.4%
Electronics & Appliance Stores 436 3.2% 229 3.6%
Sporting Goods, Hobby, Book, & Music Stores 427 3.2% 408 6.4%
Miscellaneous Retail Stores 420 3.1% 791 12.4%
Furniture and Home Furnishings Stores 372 2.8% 332 5.2%
SUFFOLK COUNTY TOTAL 13,510 100.0% 6,393 100.0%

Note: Totals may not add to 100% due to rounding.

Source: U.S. Bureau of the Census 1997 Census of Retail Trade
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General Retail Center Definitions

This report focuses on Suffolk County’s shopping
centers and central business districts and excludes strip
commercia development outside planned shopping centers
and definable downtown business districts. A central
business district (CBD) or downtown business district is
that portion of a community that contains the downtown
businessarea. Concentrated retail activity usually dominates
the area, but office, residential, and institutional uses may
also be found. Stores are usually individually owned and
managed. On-street parking is often supplemented by off-
street parking facilities that are usually located behind the
stores and in municipal parking lots. (See Figure 3.)

Figure 3 - Typical central business district in Suffolk
County, Babylon Village.

A shopping center is defined as a group of retail
commercial establishments planned, developed, owned, and
managed as a unit. It provides off-street parking on the site.
Stand-alone stores more than 100,000 squarefeetinsizeand
stand-al onesupermarketsareincluded in the shopping center
inventory because of their large size and sales volume.

A commercial strip iscommercia development that is
located outside traditional downtown areas and planned
shopping centers and is usually along a major road. Com-
mercial development in commercia strips is the result of
strip commercia zoning and is characteristically less dense
than devel opment in downtown areas. Retail establishments
in commercia strips include stand-alone retail stores less
than 100,000 square feet and buildings containing three or
fewer stores. This report does not inventory buildings in
commercial strips.

Types of Central Business Districts and Shopping
Centers

A regional central business district contains many
retail and service shops, apartments and large office build-
ings, and large department stores. The regional CBD isaso
amajor employment center and has a service area radius of
five miles. A community central business district gener-
aly contains more than 100 retail shops and at least one
large anchor store. The community CBD often contains
apartmentsand office buildingsand its service arearadiusis
three miles. A neighborhood central business district
typically does not contain more than 100 stores nor alarge
anchor store. All central business districts provide conve-
nience retail shopping such as restaurants, specialty food
stores, personal services, and specialty gift shops, alongwith
public facilities and legal, medical, and other small offices.

A regional shopping center in Nassau or Suffolk
countiesisashopping center larger than 750,000 squarefeet,
with at least two department stores and more than 100
smaller stores. (See Figure 4.) These malls are accessible by
major roads or highways. The regional shopping center
serves approximately 250,000 people in the area within a
five-mile radius of the center and within a 15 to 30 minute
drive.

Figure 4 - Interior of the Walt Whitman Mall in South
Huntington, a regional shopping center.

A community shopping center is a shopping center
larger than 100,000 but less than 750,000 square feet and
contains at least one major anchor store. Historically, the
community center had ajunior department store or avariety
storeasitsanchor. Today, typical community center anchors
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are a home improvement center, large supermarket, or
discount department store. The center may aso contain
many small stores. Parking at these community shopping
centersis ample as shown in Figure 5. A community shop-
ping center's service radiusisthree miles and the popul ation
served is between 20,000 and 100,000 people.

Figure 5 - Airport Plaza, a community shopping center in
East Farmingdale.

Single store stand-alone retailers with gross leasable
space of morethan 100,000 square feet are also classified as
community shopping centers. Theseretailersprovidealarge
selection of aproduct category or awide variety of products
within one large store. These large stores act as community
shopping centers because of their large size and large sales
volume. Examples of stand-alone stores classified as
community shopping centerson Long I sland include Costco,
Home Depot, and Wal-Mart.

A neighborhood shopping center is a planned shop-
ping center smaller than 100,000 square feet and usually
larger than 15,000 square feet. The neighborhood center
consists of agrouping of stores set back from the street and
aparking field. The center usually contains an anchor store,
often a supermarket or large drug store, which islarger than
the remaining stores. The smaller stores may include a
restaurant, dry cleaner, hair stylist, liquor store, or bank.
(See Figure 6.) A neighborhood shopping center's service
radiusis 1.5 milesand the center usually servesapopulation
of 7,500 to 20,000. All stand-alone supermarkets are classi-

fied asneighborhood shopping centers. Theseretailersact as
neighborhood shopping centers because of their relatively
large size and sales volume.

Figure 6 - A neighborhood shopping center in Hampton
Bays.

A strip shopping center contains the same types of
stores as the neighborhood shopping center, but with no
anchor store. A strip center is a group of at least four
similarly sized stores owned and managed as a unit. It
usually containslessthan 15,000 square feet and fewer than
10 stores. A strip shopping center contains a small parking
lotinfront of (or sometimes on the side of) the center as can
be seenin Figure 7.

Figure 7 - Deer Park Plaza, a strip shopping center.

Suffolk County Department of Planning / Shopping Centers and Central Business Districts, Suffolk County, New York 15



RETAIL CENTER DEFINITIONS

16

Suffolk County Department of Planning / Shopping Centers and Central Business Districts, Suffolk County, New York



SHOPPING CENTER
AND
CENTRAL BUSINESSDISTRICT INVENTORY




SHOPPING CENTER AND CENTRAL BUSINESS DISTRICT INVENTORY

Overview

Suffolk County’ s shopping center and central business
district (CBD) spacetotals43.5 million squarefeet, of which
CBD sguare footage comprises 8.0 million square feet. The
square footage of shopping centersin Suffolk is35.5million
(see Figure 8). The established CBDs were developed prior
to the relatively recent phenomenon of shopping centers.
Some of the county’ sCBDsdateto the 17" century whilethe
first shopping centerswere built in the 1950s. The growth of
shopping centersis directly related to the county’ s popula-
tion growth since 1950.

Figure 8. Square Footage in Shopping Centers and
CBDs, 2001, Suffolk County, in Millions of Square Feet

355

[] ceps

Il Shopping Centers

Source: Suffolk County Department of Planning

During the 1980s, many small strip shopping centers
were constructed in Suffolk County along with some larger
neighborhood and community centers. The 1990s were
characterized by the rapid construction of large supermar-
kets, large community shopping centersand especially large
stand-alone "big box" retail stores.

More than four million square feet of shopping center
space opened between 1995 and 1999. In 1999 alone more
than 1.3 million square feet of retail space openedin Suffolk
County. The 1990s saw the addition of 24 new shopping
centersover 100,000 squarefeet, and seven 100,000+ square
foot additions to shopping centers. Since 2000, four shop-
ping centers over 100,000 square feet have opened and two
arecurrently under constructionin Suffolk County. Redevel-
opment has led to the reopening of two large centers. The
new Gardiner Manor Mall in West Bay Shore opened in
1999 and the redeveloped Big H Shopping Center in Hun-
tington Station opened in 2000.

Shopping Centers

According to the inventory of shopping centers main-
tained by the Suffolk County Planning Department, 804
shopping centers exist in Suffolk County in 2001. Strip
shopping centers account for nearly two-thirds, or 481 of the
shopping centersin thisinventory. However, the bulk of the
shopping center square footage in the county is contained in
its 231 neighborhood shopping centers and 88 community
shopping centers.

Four regional shopping centersexist in Suffolk County:
Walt Whitman Mall in the town of Huntington, South Shore
Mall in the town of Idip, Smithaven Mall that lies on the
boundary of the towns of Smithtown and Brookhaven, and
Tanger Outlet Center in the town of Riverhead. While the
Tanger Outlet Center doesnot contain any major department
stores, the center is larger than 750,000 square feet in size,
offerssimilar types of shopping goods available in the other
regional malls, and draws shoppers from a geographic area
even larger than most regional malls.

Thetown of Brookhaven contains many more shopping
centers than any other town. Table 3 shows the number of
shopping centers in each town by largest number of total
shopping centers by the type of center.
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Table 3. Number of Shopping Centers by Type, in Order of Largest Number of Total Shopping Centers by Town,

Suffolk County, 2001

Town TOTAL Strip Neighborhood Community Regional
Brookhaven 265 147 78 39 0.5
Islip 160 101 39 19 1
Huntington 132 88 37 6 1
Babylon 115 74 29 12 0
Smithtown 72 40 25 6 0.5
Southampton 23 13 9 1 0
Riverhead 20 8 7 4 1
Southold 9 6 2 1 0
East Hampton 7 3 4 0 0
Shelter Island 2 1 1 0 0
TOTAL 804 481 231 88 4

Source: Suffolk County Department of Planning

The square footage of shopping centers in Suffolk
County totals more than 35 million. Of the four shopping
center types, community shopping centers account for
nearly half (46%) of all shopping center square footage.
This figure has been increasing because many shopping
centersbuilt inthe past five yearsare community shopping
centers, whichincludeshome centersand warehouse clubs
that are classified as community shopping centers. Com-
munity shopping centersin Suffolk County now total more
than 16 million square feet.

Neighborhood shopping centers account for another
9.8 million square feet, or 28% of the Suffolk County
shopping center square footage. Strip shopping centers,
dueto their small size, amount to only 13% of all shopping
center square footage despite the large number of strip
centers. The four regional malls comprise another 13% of
Suffolk County’ s shopping center square footage.

More than one-third of Suffolk’s shopping center
square footage is contained in the town of Brookhaven,
with more than 12 million square feet. 1slip town contains
the second highest total at 7 million, followed by Hunting-
ton with 5 million and Babylon with more than 4 million
square feet. Smithtown has over 3 million square feet of
shopping center space, while the small town of Riverhead
has 1.7 million square feet, nearly half of which is com-
prised of the 777,000 sguare foot Tanger Outlet Center.
Theother eastern Suffolk townshavefar fewer squarefeet
of shopping center space. Table 4 lists the square footage
of shopping centers in each town by type of center, in
town order by total shopping center square footage in
shopping centers.

Appendix Il lists the largest shopping centers in
Suffolk County in order of size.

Table 4. Square Footage in Shopping Centers by Largest Amount of Total Square Footage by Town,

Suffolk County, 2001

Town TOTAL Strip Neighborhood Community Regional
Brookhaven 12,363,000 1,373,500 3,511,500 6,578,000 900,000
Islip 7,127,000 950,500 1,472,500 3,470,000 1,234,000
Huntington 5,152,500 866,500 1,637,000 1,474,000 1,175,000
Babylon 4,643,500 640,500 1,363,000 2,640,000 0
Smithtown 3,426,500 365,500 1,121,000 1,308,000 632,000
Riverhead 1,740,500 73,500 262,000 628,000 777,000
Southampton 663,000 98,000 285,000 280,000 0
Southold 260,000 71,000 67,000 122,000 0
East Hampton 101,500 28,500 73,000 0 0
Shelter Island 17,500 3,500 14,000 0 0
TOTAL 35,495,000 4,471,000 9,806,000 16,500,000 4,718,000
Source: Suffolk County Department of Planning
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Central Business Districts

Suffolk County has 73 central business districts, or
“downtown” areas. The vast mgjority of these CBDs are
smaller neighborhood CBDs. No CBDs in Suffolk County
qualify as regional CBDs, but 16 are classified as commu-
nity CBDs. The largest CBDs in Suffolk County are Hun-
tington, Southampton, Bay Shore, Babylon, and Patchogue.
The number of CBDsin atown isgenerally proportional to
the area of the town. Accordingly, Brookhaven has the
largest number of CBDs with 15, followed by Idip with 13,
Huntingtonwith 11, Babylonwith 10, and Southamptonwith
eight. Table5 detail sthe number of central businessdistricts
in each town by type of CBD.

Table 5. Number of Central Business Districts by
Largest Number of Total CBDs by Town,
Suffolk County, 2001

Neighbor-

Town TOTAL hood Community  Regional

Brookhaven 15 13 2 0
Islip 13 11 2 0
Huntington 11 9 2 0
Babylon 10 7 3 0
Southampton 8 5 3 0
Southold 4 3 1 0
East Hampton 3 2 1 0
Riverhead 3 2 1 0
Smithtown 3 2 1 0
Shelter Island 3 3 0 0
TOTAL 73 57 16 0

Source: Suffolk County Department of Planning

Some small business districts were added to the inven-
tory for this report. These business districts have emerged
because they are clusters of retail buildings, and in many
cases, have their own identities as shopping districts. In
some of these areas, attractive street lamps have been
installed or a municipal parking field now exists. The
downtown areas which were added to the inventory for this
report are:

Town New Downtown Areas

Babylon Anmityville South, North Lindenhurst, West Babylon
Brookhaven  Farmingville

Huntington Centerport, Halesite, Huntington Manor, Huntington

Station South, Melville
Islip Bay Shore Station, Bayport, Islip Manor, Islip Terrace
Shelter Island ~ Shelter Island, Shelter Island Heights Il

Appendix 1V containsasummary of the number of shopping
centersand central businessdistricts by town with accompa-
nying square footage totals. The maps on the following
pages show the locations of all central business districtsin
Suffolk County, and the locations of all shopping centers
larger than 100,000 square feet.
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New shopping centers continue to be built in Suffolk
County. Currently there are six shopping centers under
construction and four of those are located in the town of
Brookhaven. Thelargest isthe 175,000 sgquare foot Lowe's
home center currently under construction in Medford on
Route 112 at the Long Island Expressway.

Table 6 shows how much shopping center square
footage was built during various time periods. The table
details, by town, theamount built before 1970 and during the
1970s, 1980s, 1990s, and thusfar this decade, including the
amount currently under construction.

The numbers in Table 6 take into account redevel op-
ments of shopping centers such as the redevel opment of the
Gardiner Manor Mall in West Bay Shore, the Big H in
Huntington Station, the Centereach Mall, and the
Loehmann’s Plazas in Copiague and Lake Grove. To avoid
skewing the figures toward more recent dates, the date of
original constructionwas used in Table 6, even though parts
or all of those centers have been demolished and rebuilt. For
example, the 446,000 square foot Gardiner Manor Mall was
builtin 1959, but it was demolished in the 1990s and rebuilt
asa 363,000 sguarefoot shopping center in 1999. Therefore,
446,000 of new space is included in the before 1970 cate-

gory, and a negative 83,000 square feet are included in the
1990 to 1999 category.

Shopping centers were first constructed in the 1950s.
Shopping centers built before 1970 in Suffolk County
account for 12.7 million square feet, built during the 1950s
and the 1960s. Theninthe 1970s, another 7.5 million square
feet of space opened. During the 1980s, population growth
slowed dramatically in Suffolk County. However, the pace
of shopping center construction slowed only dlightly. No
regional shopping centers were built during the 1980s, but
another 6 million square feet of space were added.

The 1990s saw arapid pace of shopping center construc-
tion with 7.9 million square feet of space added. Including
the space currently under construction, by the end of 2001,
at least another 1.4 million square feet of retail spacewill be
added during the first two years of this decade. (See Figure
9.) At this pace, another 7 million sguare feet of shopping
centers might be added this decade. In the 1990s, shopping
center sguare footage has increased by 30% in Suffolk
County despite a population increase of only 7% for the
county in the same period.

Table 6. Existing Shopping Center Square Footage by Date of Construction, Suffolk County

Opened Before  Opened 1970

Opened 1980 to

Opened 1990to  Opened 2000 &

Town 1970 to 1979 1989 1999 2001

Babylon 1,821,000 862,500 815,500 1,002,500 142,000
Brookhaven 2,953,000 3,280,000 2,761,500 2,667,500 701,000
East Hampton 26,000 8,500 32,000 35,500 0
Huntington 2,746,000 869,000 821,500 684,000 32,000
Islip 3,253,000 1,235,500 724,500 1,614,000 300,000
Riverhead 157,000 228,000 206,500 1,149,000 0
Shelter Island 17,500 0 0 0 0
Smithtown 1,610,000 548,000 431,500 640,000 197,000
Southampton 83,500 287,500 126,000 143,000 23,000
Southold 0 164,000 86,000 10,000 0
TOTAL 12,667,000 7,483,000 6,005,000 7,945,000 1,395,000

Source: Suffolk County Department of Planning
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Figure 9. Shopping Center Square Footage, Suffolk County, 1970, 1980, 1990, 2000, and 2001
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Shopping Center and CBD Squar e Footage Per Capita

Shopping center square footage per capitais a measure
of the amount of shopping center space relative to popula-
tion. In Suffolk County in 1970, there were 11 square feet of
shopping center space per person. By 2000, that figure more
than doubled to over 24 square feet per person. While
population hasincreased by 10.5%in Suffolk County during
the past 20 years, the amount of retail space hasincreased by
76%. It is estimated that by the end of 2001, therewill be 25
square feet of shopping center space per person in Suffolk
County. (See Table 7.)

Table 7. Shopping Center Square Footage Per Capita

2000 2001

The Town of Riverhead leads all towns with 62 square
feet of shopping center space per person. Riverhead has
traditionally been a center for shopping for much of eastern
Suffolk. The Tanger Outlet Center located in Riverhead
comprises 28 of the 62 per capitasquare footagein the town.
However, even without Tanger, Riverhead would still have
34 square feet of shopping center space per capita, higher
than any other town.

Town 1970 1980 1990 2000 2001*

Babylon 9 13 17 21 22
Brookhaven 12 17 22 26 27
East Hampton 2 2 4 5 5
Huntington 14 18 23 26 26
Islip 12 15 17 21 22
Riverhead 8 19 26 63 62
Shelter Island 11 8 8 8 8
Smithtown 15 19 24 28 30
Southampton 2 9 11 12 12
Southold 0 9 13 13 13
SUFFOLK 11 16 20 24 25

* Does not include proposed shopping centers; includes centers currently under construction.

Source: Suffolk County Department of Planning
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The Town of Smithtown has the next highest per capita
square footage, 30 square feet of shopping center space per
capita which is 24% higher than in 1990. In the past five
years, several large stores and shopping centers have opened
in the town, including Costco, Expo Design Center, Target
and King Kullen Plaza, all in Commack. The portion of
Commack in the Town of Smithtown now contains 1.3
million square feet of shopping center space, and the portion
of Commack in the Town of Huntington has 0.8 million
square feet of shopping center space. Commack contains 6%
of all the shopping center space in Suffolk County, even
without a regional shopping center. Commack is located
between the Walt Whitman and Smithaven regional malls
and is on the edge or outside their respective service areas.
The large centersin Commack fill that service area gap.

Brookhaven Town contains 27 sguare feet of shopping
center space per capita, followed by Huntington Town with
26 square feet per capita, and the Towns of Idlip and Baby-
lon each with 22 sguare feet per capita. In all of western
Suffolk (Babylon, Brookhaven, Huntington, Idlip, and
Smithtown), per capita square footage in shopping centers
has increased by 24% since 1990 and by 55% since 1980.

The east end towns, with the exception of Riverhead,
have the lowest per capita shopping center square footage
figures. Southold and Southampton have 13 and 12 sgquare
feet per capita, respectively, followed by Shelter |sland with
8, and East Hampton with 5 square feet per capita. These
towns have a higher proportion of retail space in their
downtown areas than in shopping centers. The five eastern
Suffolk townsoverall have 21 squarefeet of shopping center
space per capita, dightly lower than the five western towns.

Nationally in 2000, shopping center square footage per
capitawas 19.4, compared to Suffolk County’ s 24.8. Nassau
County had 21.8 square feet per capita. Cadifornia's per
capitarate was 20.5, Floridawas 26.8, Texaswas 17.7, and
New York State had 13.0 square feet per capita.

The shopping center and CBD retail space was com-
bined and total per capitasgquare footage computed in Table
8. Riverhead again is by far the highest, with 72 sguare feet
of shopping centers and CBDs per capita. The other towns
contain between 25 and 39 shopping center and CBD sguare
feet per capita.

Table 8. Shopping Center and CBD Square Footage Per Capita

Town 1970 1980 1990 2000 2001

Babylon 15 19 24 27 28
Brookhaven 18 21 25 29 30
East Hampton 44 35 33 29 28
Huntington 21 25 31 34 34
Islip 16 19 21 25 25
Riverhead 23 33 38 73 72
Shelter Island 53 42 38 39 39
Smithtown 19 23 27 31 33
Southampton 35 36 37 33 33
Southold 22 28 31 31 30
SUFFOLK 18 22 26 30 30

Source: Suffolk County Department of Planning
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The east end towns of Shelter Island, Southold, and
Southampton, each have shopping center and CBD square
footage per capitafigures greater than 30. However, the per
capita figures are determined using year-round population
figures. The eastern Suffolk towns will have significantly
lower per capita shopping center and CBD square footage
figures in the summer months and at other seasonal times
because the total seasona population can be more than
double the year-round population.

Inwestern Suffolk, the highest per capitasguare footage
of shopping centers and CBDs is in Huntington (34),

followed by Smithtown (33), Brookhaven (30), and Babylon
(28). Idip islowest, with 25 square feet of shopping centers
and CBDs per capita. Since 1980, per capita square footage
in the five western Suffolk towns hasincreased from 21.0 to
29.5, a40% increase.

For all of Suffolk County, per capitashopping center and
CBD squarefootageis currently 30.4, up from 25.9in 1990
and 22.0in 1980. CBD sqguare footage per capitais becom-
ing a smaller and smaller portion of the overall per capita
square footage as more and more shopping centers continue
to be built. (See Figure 10.)

Figure 10. Shopping Center and CBD Square Footage Per Capita, Suffolk County,
1970, 1980, 1990, 2000, and 2001
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TheSuffolk County Department of Planning’ sinventory
of proposed shopping centers in Suffolk County contains
4,256,500 square feet of proposed new retail space. This
inventory includes shopping centers proposed since 1996. I
the proposed shopping center is not built within afew years
of itsmost recent proposal, itisremoved from theinventory.
Some of these proposed shopping centers may not be built
for severa years, if ever. Other proposals might be con-
structed rather rapidly.

Many of the proposed shopping centers are in
Brookhaven Town, the site of the most shopping center
construction in each of the past three decades. The 13
proposed centers in Brookhaven total just over two million
square feet. Riverhead Town has four large proposals

totaling over 853,000 square feet, and Smithtown has
proposed shopping centers totaling 526,000 square feet.
Table 9 details the number of shopping centers currently
proposed in each town and their total square footage.

The largest shopping center currently proposed in
Suffolk County isthe Brookhaven Town Center in'Y aphank,
with a proposed square footage of 1,040,000 at completion.
Fifteen other proposed shopping centers or center expan-
sions are larger than 100,000 square feet in size. Table 10
lists proposed shopping centers over 100,000 square feet in
order of square footage.

Appendix V contains a complete listing of proposed
shopping centersin Suffolk County.

Table 9. Square Footage of Proposed Shopping Centers, Suffolk County, 2001

Town Number of Proposed Centers Total Square Footage

Babylon 3 240,000
Brookhaven 13 2,014,500
East Hampton 1 34,000
Huntington 3 229,000
Islip 3 320,000
Riverhead 4 853,000
Shelter Island 0 0
Smithtown 5 526,000
Southampton 1 40,000
Southold 0 0
TOTAL 32 4,256,500

Source: Suffolk County Department of Planning

Table 10. Proposed Shopping Centers over 100,000 Square Feet, Suffolk County, 2001

Name Town Community Street Square Footage
Brookhaven Town Center Brookhaven Yaphank Route 46/L.1.E. 1,040,000
Riverhead Centre Riverhead Riverhead Route 58 395,000
— Smithtown Saint James Route 347 209,000
Lowe’s Brookhaven Sound Beach Route 25A 176,000
Target Smithtown Commack L.I.E./Crooked Hill Rd. 175,000
Target, King Kullen Riverhead Riverhead Route 58 171,000
Calverton Manor Riverhead Calverton Route 25 152,000
— Brookhaven Selden Route 25 150,000
Target Islip Holbrook Route 27 146,000
Home Depot Islip Hauppauge L.I.LE./Route 111 140,000
K Mart Plaza (expansion) Brookhaven Middle Island Route 25 140,000
Lowe’s Islip Calverton Route 58 135,000
Home Depot Smithtown Nesconset Route 25 130,000
— Huntington Elwood Route 25 129,000
Stop & Shop Brookhaven Miller Place Route 25A 122,000
Stew Leonard’s Babylon E. Farmingdale Route 110 115,000

Source: Suffolk County Department of Planning
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From October through December of 2000 the Suffolk
County Planning Department field inspected every retail
center in Suffolk County. Over 1,200 miles were driven to
visit 804 shopping centers and 73 downtown business
districts. This field work updated the current database of
shopping centers and central business districts and deter-
mined the current vacancy rates in these centers.

The field work included verifying the center name,
address, location, and anchor stores for each center as well
as counting and differentiating the number of retail, non-
retail and vacant stores by center. Shopping centers are
located in communities whose boundaries conform to
incorporated villagesand censusdesi gnated places (from the
2000 U. S. census). The inventory of retail centers was
updated with this information. Appendix 1V contains this
information for every shopping center and CBD in Suffolk
County. Appendix VI includes the square footage and year
open for each center, aswell asits property acreage.

Store vacancy rates were calculated for towns and
communities based on the 2000 field survey. Vacancy rates
were computed by dividing the number of vacant stores by
the total number of stores. A storeis defined as vacant if it
is not occupied and is not in the process of being re-occu-
pied. A store undergoing renovations or displaying a sign
indicating that a store is “coming soon” are considered
occupied. Toavoid artificially inflating vacancy rates, stores
under construction and newly constructed stores were not
included in the vacancy rate calculations.

Central Business District Vacancies

The vacancy ratein Suffolk County CBDswas 8.1% in
2000, down from 11.5% in 1996. Vacancy rates were
previously surveyed in the years 1989, 1982, and 1978. The
2000 Suffolk County CBD vacancy rate was lower than in
1996 but higher than in 1989 and 1982. (Figure 11.)

Central businessdistrictsweretheonly placestoshopin
Suffolk County until the early 1950s. By the 1970s, large
scale shopping centers were in place throughout much of
Suffolk County. By 1978, the vitality of CBDs was threat-
ened by the growth in the number and popularity of new
shopping centers. Shopping centers offered new store
options and easy parking. In the 1980s the retail situationin

Suffolk County CBDs began to stabilize, and vacancy rates
were lower than in 1978. During the 1980s, CBDs became
oriented moreasretail-service centers, accommodating more
non-retail uses. These non-retail uses helped keep vacancy
rates down in most CBDs.

Figure 11.Vacancy Rates in CBDs, Suffolk County, 1978,
1982, 1989, 1996, and 2000
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By 1989, as employment and retail saleson Long Island
began to stagnate and numerous small shopping centers
opened, the CBD vacancy rate rose higher than the 1982
level. By 1996, Long Island employment and real retail sales
figures were at mid-1980s levels despite fours years of job
growth. Still more stores had vacated CBDs and the vacancy
rate in all CBDsin Suffolk climbed above 10%, but for the
first time the CBD vacancy rate was lower than the vacancy
rate in shopping centers. Asthelocal economy continued to
improve during the late-1990s and some CBDs underwent
someaestheticimprovementsand becamemoreboutiqueand
service-oriented, vacancy ratesin CBDs improved.

Almostall towns CBD vacancy ratesrosebetween 1982
and 1989, and rose again by 1996, when vacancy rates in
most towns were higher than in all previous surveys.
Between 1996 and 2000, vacancy ratesin CBDsdeclined in
every town except East Hampton, where there was a minor
increase and the vacancy rate remained low. In 2000, 384
vacant storefronts were counted among 4,742 storefrontsin
CBDs in Suffolk County. Table 11 shows CBD vacancy
rates for all CBDs in each town for the five survey years.
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Table 11. Vacancy Rates in CBDs by Town, Suffolk County

Town 1978 1982 1989 1996 2000
Babylon 8.2% 4.5% 6.7% 11.0% 9.2%
Brookhaven 9.3% 5.8% 7.5% 13.0% 9.4%
East Hampton 5.9% 3.4% 0.9% 3.1% 4.6%
Huntington 6.0% 3.9% 6.3% 8.1% 6.8%
Islip 10.3% 7.5% 11.5% 21.7% 10.9%
Riverhead 10.8% 8.0% 20.5% 21.8% 13.1%
Shelter Island N/A N/A N/A N/A 10.2%
Smithtown 2.4% 2.3% 8.8% 10.2% 12.0%
Southampton 7.3% 2.4% 3.5% 5.2% 3.1%
Southold 13.2% 3.7% 12.7% 10.6% 7.7%
SUFFOLK 8.3% 4.6% 7.6% 11.4% 8.1%

Source: Suffolk County Department of Planning

Riverhead and Idlip towns have traditionally had the
highest CBD vacancy rates primarily due to vacancy prob-
lems in downtown Riverhead and in Bay Shore. Smithtown
hastraditionally had arelatively low vacancy rate until 2000
whenitsthreedowntown areas each had vacancy ratesabove
the county average. The Town of Southold had the highest
vacancy ratein 1978 and ahigh vacancy ratein 1989, but its
rate declined by 1996 and again by 2000, and is now below
the Suffolk County average. In 2000, the strongest townsin
terms of CBD vacancies were Southampton at 3.1%, East

Hampton at 4.6%, and Huntington at 6.8%. These towns
have consistently had the County’s strongest CBDs in all
surveys since 1978.

Therewas avariety of vacancy ratesin 2000 among the
major CBDs in Suffolk. Table 12 lists, in order of size, the
business districts with 100 or more storefronts in 2000 and
their corresponding vacancy ratesin 1978, 1982, 1989, 1996,
and 2000.

Table 12. Vacancy Rates in Suffolk County’s Largest Downtown Areas: 1978, 1982, 1989, 1996, 2000

Number of
CBD Stores, 2000 1978 1982 1989 1996 2000
Huntington 351 6.8% 3.3% 4.9% 6.9% 5.4%
Southampton 242 1.7% 2.4% 3.3% 4.1% 2.9%
Babylon 219 9.1% 2.5% 5.3% 6.6% 4.6%
Bay Shore 183 15.2% 11.2% 22.4% 42.3% 18.0%
Patchogue 178 9.5% 11.8% 11.5% 19.9% 12.9%
Port Jefferson 161 5.7% 3.5% 5.7% 5.4% 3.1%
East Hampton 161 5.8% 3.4% 0.7% 2.8% 1.9%
Lindenhurst 143 6.6% 7.1% 5.7% 12.8% 10.1%
Sag Harbor 140 9.1% 2.9% 0% 2.4% 4.3%
Greenport 138 15.1% 3.4% 12.9% 12.3% 8.7%
Riverhead 131 10.8% 8.9% 22.6% 27.1% 13.7%
Sayville 128 4.5% 2.8% 3.9% 16.8% 9.4%
Smithtown 121 5.9% 0.8% 6.6% 9.2% 10.7%
Westhampton Beach 121 3.2% 4.0% 2.8% 12.0% 5.0%
Northport 115 0% 2.1% 3.8% 5.6% 1.7%
Amityville 106 9.7% 5.3% 5.6% 9.5% 11.3%

Source: Suffolk County Department of Planning
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Thetourist oriented CBDsin East Hampton, Sag Harbor,
and Southampton have traditionally had very low vacancy
rates. Northport and Port Jefferson, in western Suffolk, also
somewhat tourist-rel ated, have also had few vacancies. (See
Figures 12 and 13.) The vacancy rates of the large Hunting-
ton and Babylon CBDs have also remained below 10% in
each of the six surveys. Greenport’s vacancy rate has been
high in the past, but has continued to improve. In Sayville,
Lindenhurst, and Westhampton Beach, vacancy rates rose
significantly in 1996, but have since declined to more
moderate levels, although still above the county average.

Figure 12 - Downtown Sag Harbor which had a 4% vacancy rate
in 2000.

Figure 13 - Downtown Northport which had a 2%
vacancy rate in 2000.

Vacancy rates in Bay Shore, Riverhead and Patchogue
improved dramatically between 1996 and 2000 after consis-
tently having the highest vacancy rates in the county.
Vacancy ratesin the Smithtown and Amityville CBDs have
now risen to over 10%. The highest vacancy rates were in

smaller, somewhat |ess cohesive businessdistricts. Table 13
contains a ranking of the Suffolk County CBDs with va-
cancy rates greater than 15%. Only three CBDs in the table
contain more than 50 stores -- Bay Shore, Amagansett, and
East Patchogue. Thesmaller CBDshavealessintensedevel-
opment pattern. For example, the stores in Farmingville,
Islip Terrace, Mastic Beach, and Central Islip are not conti-
guous, with gaps between stores. While development in
these smaller CBDs is more dense than strip commercia
development, it is not particularly cohesive or attractive.

In all of Suffolk County in 2000, only 8 CBDs had
twelve or more vacancies — Babylon, Lindenhurst,
Patchogue, Huntington, Bay Shore, Sayville, Riverhead,
Smithtown, and Greenport, compared with 13 CBDs in
1996. The number of CBDs with fifteen or more vacancies
aso declined, from nine in 1996 to just four in 2000.
Vacancy ratesin every CBD in Suffolk County can befound
in Appendix VII. Appendix VIII shows a ranking of all
Suffolk CBDs by vacancy rate.

Table 13. CBDs with the Highest Vacancy Rates,
Suffolk County, 2000

CBD Vacant Total Vacancy

Stores Stores Rate
Islip Terrace 9 26 35%
Mastic Beach 9 34 26%
Amityville South 7 31 23%
Ronkonkoma 8 36 22%
Amagansett 10 53 19%
Polish Town 3 16 19%
East Patchogue 10 55 18%
Bay Shore 33 183 18%
Wyandanch 8 45 18%
Farmingville 3 18 17%
Central Islip 7 43 16%

Source: Suffolk County Department of Planning

Shopping Center Vacancies

Vacancy ratesin shopping centerswere surveyed in the
years 1978, 1982, 1988, 1990, 1996, and 2000. The vacancy
rate in Suffolk County shopping centerswas 12.0% in 2000,
down from 19.0% in 1996 and comparable to the 12.3% in
the recession year of 1990. (See Figure 14.) The vacancy
rate in shopping centers declined between 1978 and 1982,
from 7.8% to 5.7%. The shopping center vacancy rate rose
slightly by 1988 to 6.7% but still remained below 10%. By
1990, Long Island was in arecession, and the vacancy rate
had climbed over 10% for the first time to 12.3%. Although
thevacancy ratewas highin 1990, it again rose considerably
by 1996 to 19.0% and finally improved by 2000.
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Figure 14. Vacancy Rates in Shopping Centers, Suffolk
County, 1978, 1982, 1990, 1996, and 2000
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The total number of stores in Suffolk County shopping
centersincreased from 7,255 in the 1990 survey to 7,880 in
the 1996 survey and declined to 7,530 by 2000. The number
of occupied stores in shopping centers was essentialy
unchanged between 1990 and 1996, and increased by 247
stores between 1996 and 2000 to 6,630. The number of
vacant stores in shopping centers increased 68% between
1990 and 1996 and then declined by 40% between 1996 and
2000 to 900. (See Figure 15.) The 900 vacant stores in
shopping centers counted in 2000 included 40 vacant anchor
stores similar to the number of vacant anchor storesin 1996.

Figure 15 shows an improvement in shopping center
vacancies between 1996 and 2000. However, there has not
been much decrease in the number of vacant anchor stores
and there was still a sizeable number of vacant smaller
stores. The total number of stores declined between 1996

and 2000 because many small stores and some anchor stores
merged with adjacent small stores, and some centers con-
verted to single uses or all non-retail uses.

Figure 15. Vacant and Occupied Stores In Shopping
Centers, Suffolk County, 1990, 1996, and 2000
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Vacancy Ratesin Shopping Centersby Town

Table 14 shows shopping center vacancy rates for all
shopping centersin each town for thefive survey years. The
vacancy rate in most towns declined between 1978 and
1982, and rose dightly by 1988. The vacancy rate climbed
in most towns between 1988 and 1990, rose in all towns
between 1990 and 1996 and then declined in al towns
between 1996 and 2000.

Table 14. Vacancy Rates in Shopping Centers, by Town, Suffolk County

Town 1978* 1982* 1988 1990 1996 2000
Babylon 7.9% 5.5% 10.1% 9.5% 18.8% 12.1%
Brookhaven 8.9% 7.9% 8.2% 16.8% 22.2% 16.0%
East Hampton 0% 0% 10.0% 7.7% 9.8% 0%
Huntington 6.0% 4.4% 3.4% 9.7% 16.5% 7.8%
Islip 9.1% 4.5% 5.7% 10.4% 17.2% 9.7%
Riverhead 15.1% 4.9% 7.4% 7.3% 18.0% 10.2%
Shelter Island N/A N/A 0% 0% N/A 0%
Smithtown 4.6% 3.4% 3.6% 6.0% 12.8% 9.3%
Southampton 4.6% 2.4% 8.9% 20.4% 20.5% 5.1%
Southold 10.7% 31.3% 6.1% 12.8% 30.6% 26.2%
SUFFOLK 7.8% 5.7% 6.7% 12.3% 19.0% 12.0%

* Includes some strip commercial establishments.

Source: Suffolk County Department of Planning
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TheTownsof East Hampton, Southampton, Huntington,
Smithtown, and Idlip had vacancy rates below 10% in 2000
while only the Town of East Hampton had a 1996 vacancy
rate below 10%. Therewere no vacant stores among Shelter
Island’s two shopping centers and East Hampton's seven
centersin 2000. (See Figure 16.)

Figure 16 - Successful upscale shopping center, East Hampton.

The 23 shopping centers in Southampton had a 2000
vacancy rate of 5.1% whichisanimprovement fromits 1990
and 1996 rates. The Town of Huntington has traditionally
had a relatively low vacancy rate and in 2000 its rate was
next lowest at 7.8%. (See Figure 17.) The next lowest 2000
vacancy rates were in Smithtown (9.3%) and Idlip (9.7%)
which both improved since 1996. The towns of Huntington,
Smithtown, and I9lip have had shopping center vacancy rates
below the county average in every survey since 1978.

Figure 17 - Successful neighborhood shopping center in
East Northport.

Four towns had 2000 shopping center vacancy rates
greater than 10%. Riverhead’ s vacancy rate was 10.2% and
Babylon's was 12.1%, both improving since 1996. River-

head' s rate without the Tanger Outlet Center was 17.1%.
Once again, the two towns with the highest shopping center
vacancy rates were Brookhaven and Southold. Southold’s
rate, 26.2% in nine shopping centers, wasdown only dightly
from 1996. Brookhaven's vacancy rate was 16.0%, down
from 22.2% in 1996 but still high. In the six vacancy
surveys, Brookhaven's vacancy rate has been consistently
higher than the overall county rate. Its 418 vacant shopping
center stores comprise 46% of the 900 shopping center
stores that were vacant in Suffolk County.

Vacancy Rates by Type of Shopping Center

While the vacancy rate in Suffolk County’s regional
malls was 4% in 2000 the vacancy rates in other types of
shopping centers were higher. Table 15 provides vacancy
rates by type of shopping center by town for the year 2000.
Again community shopping centers had the highest vacancy
rate at 17%, down from 25% in 1996. Neighborhood shop-
ping centers generally had vacancy rates of 13%, down from
19% in 1996. Strip centers, had a 10% vacancy rate, down
from 17% in 1996. (See Figure 18.)

Figure 18 - Five of the eight stores in this neighborhood
shopping center in Shirley were vacant.

Table 15. Vacancy Rates by Type of Shopping Center,
by Town, 2000

Town Regional Community Neighborhood  Strip
Babylon - 18% 12% 10%
Brookhaven 2% 18% 17% 16%
East Hampton - - 0% 0%
Huntington 8% 11% 10% 6%
Islip 3% 16% 12% 7%
Riverhead 3% 21% 18% 13%
Shelter Island - - 0% 0%
Smithtown 4% 20% 5% 12%
Southampton - 7% 8% 1%
Southold - 29% 19% 29%
SUFFOLK 4% 17% 13% 10%

Source: Suffolk County Department of Planning

Vacancy rates in the Towns of Brookhaven and River-
head were higher than the County average in every category
except regional shopping centers. The Townsof Huntington,
Islip, and Southampton have lower than average vacancy
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rates in community, neighborhood, and strip centers, but in
many cases these vacancy rates are still above 10%.

Many strip shopping centerswere built during the 1980s
onrelatively narrow parcelsof land between devel oped lots.
Sometimes strip centers were built on site layouts with the
shopping center perpendicular to the main road. This
perpendicular layout tends to be less successful for retail
purposes than the traditional parallel configuration, and
therefore some of these centers have converted entirely to
non-retail uses. (See Figure 19.) In 2000, only 20 perpendic-
ular shopping centers remained in Suffolk County — 11 in
Brookhaven, five in Huntington, three in Babylon, and one
inldip. The 2000 vacancy ratein these shopping centerswas
33%, and in Brookhaven the vacancy rate in perpendicular
centers was 44%. In these centers, only 42% of the store-
fronts are retail in nature, indicating that non-retail uses are
more appropriate for these buildings.

Figure 19 - Strip shopping center in Oakdale which was
converted to office uses.

Vacancy Ratesin Shopping Centers by Community

Vacancy rates varied considerably by community in
2000. Appendix VII lists numbers of vacant and total stores
and corresponding vacancy rates by community. Therewere
116 communities with shopping centers and 55 had vacancy
ratesbel ow 10%. (SeeFigure 20.) Thefollowing twenty-five
communitieswith 50 or more storesin shopping centers had
vacancy ratesunder 10%. In 1996 only five communitieshad
vacancy rates under 10%.

Copiague N. Patchogue  Huntington Sta.  Sayville

Deer Park Setauket/ S. Huntington  Calverton
Lindenhurst E. Setauket ~ West Hills Saint James
North Babylon  Stony Brook Bay Shore Smithtown
Centereach Commack Bohemia Hampton Bays
Lake Grove Elwood Central Islip

Mount Sinai Huntington East Islip

P

Figure 20 - Main Street Plaza in East Islip. East Islip’s shopping
centers had a 9%vacancy rate.

In 2000, six communitieswith at least 50 shopping cen-
ter storeshad vacancy ratesunder 5%; L ake Grove, Hunting-
ton Station, West Hills, Bay Shore, Calverton, and Smith-
town. No community had a vacancy rate below 5% in the
1996 survey.

On the other hand, in 2000 more than 25% of the
shopping center stores were vacant in Holtsville, Middle
Island, and North Bellport. Three communities with 50 or
more shopping center stores had vacancy rates above 25%
compared to 11 communities in 1996. Vacancy rates be-
tween 20% and 25% were found in Amityvilleand Coramin
2000. Appendix IX shows a ranking of communities by
vacancy rate in shopping centers.

Vacancy rates by community were calculated in 1988,
1996, and 2000. The majority of communities had vacancy
rate increases between 1988 and 1996, some of which were
dramatic. Vacancy rates in most communities improved
between 1996 and 2000 but ratesin afew communitieswere
steady or increased.

Table 16 liststhe communitieswith at |east 25 shopping
center stores that had the highest shopping center vacancy
rates in 2000 and compares those rates to 1988 and 1996.
Most of these communities experienced alargeincreasein
vacancy rates between 1988 and 1996 and slight decreases
between 1996 and 2000. Among the communitiesin Table
16, there was a 33.5% increase in the number of shopping
center stores between 1988 and 1996 and a 4.8% decrease
between 1996 and 2000. The number of stores decreased
because stores merged with adjacent stores, a single store
took over an entire center, shopping centers converted to
officeor other uses, or storeswere demolished and rebuilt as
centers with fewer stores.
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Table 16. Communities* with the Highest 2000 Shopping Center Vacancy Rates
Vacant Stores Total Stores Vacancy Rate

Community 1988 1996 2000 1988 1996 2000 1988 1996 2000

Gordon Heights 0 7 19 13 30 29 0% 23% 66%
Middle Island 1 31 23 40 75 66 3% 41% 35%
North Bellport 2 34 40 15 86 124 13% 40% 32%
Holtsville 4 23 19 30 69 62 13% 33% 31%
Greenlawn 3 14 11 50 49 40 6% 29% 28%
Mattituck 3 2 9 34 40 33 9% 5% 27%
Sound Beach 3 14 7 40 38 28 8% 37% 25%
Amityville 1 15 13 45 58 56 2% 26% 23%
Wyandanch 4 4 6 37 16 27 11% 25% 22%
Coram 12 65 51 202 266 241 6% 24% 21%
Lake Ronkonkoma 16 44 35 177 182 178 9% 24% 20%
N. Great River 6 1 6 42 32 31 14% 3% 19%
Rocky Point 4 9 13 67 69 68 6% 13% 19%
Oakdale 14 32 21 114 116 110 12% 28% 19%
Southold 0 20 8 17 46 43 0% 43% 19%
Port Jefferson Sta. N/A 12 15 N/A 86 83 N/A 14% 18%
Farmingville 4 36 20 62 131 118 6% 27% 17%
East Patchogue 5 45 20 82 156 115 6% 29% 17%
North Lindenhurst 6 32 13 88 102 80 7% 31% 16%
West Babylon 11 26 33 200 176 204 6% 15% 16%
Shirley 5 49 30 125 197 186 4% 25% 16%
Selden 5 18 22 80 149 143 6% 12% 15%

*With at least 25 stores in shopping centers.

The four communities with vacancy rates above 30%
wereall in the Town of Brookhaven. Gordon Heights' three
strip shopping centers were 66% vacant and had the
County’ s highest vacancy rate in 2000. Middle Island, with
avariety of types of centers, had a 35% vacancy rate despite
a decline in the total number of stores and an increasing
tendency toward non-retail usesin its smaller centers. The
shift to non-retail uses and high vacancy rate is aso predi-
cated by the presence of both K Mart and Wal-Mart in
Middle Island. North Bellport showed modest improvement
in its vacancy-plagued largest center, Sunshine Square,
where the number of vacant stores and total stores both
declined. Meanwhile, a second outlet shopping center was
built in North Bellport at the same time that the much larger
Tanger Outlet Center in Riverhead was expanding. Vacan-
ciesin the never filled Bellport Outlet Center 11 and newly
vacated stores at the original Bellport Outlet Center contrib-
uted to North Bellport’ s 32% vacancy rate. (See Figure 21.)
Holtsville still had a vacancy rate of 31% in 2000, with
vacant storesin nearly all of its 11 small shopping centers.
Most of Holtsville's shopping centers are on Portion Road
and were built in the 1980s and 1990s.

Source: Suffolk County Department of Planning

Figure 21 - Bellport Outlet Center Il in North Bellport. There was
a 32% vacancy rate in North Bellport.
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The 28% vacancy rate in Greenlawn was primarily due
to the continued vacancy problem in its recently renovated
nei ghborhood shopping center on Pulaski Road. Mattituck’s
vacancy rate of 27% was mostly due to an increase in the
number of vacant stores at the large Mattituck Plaza. In
Sound Beach there were scattered vacant stores and one
small abandoned shopping center which drove the vacancy
rate up despite a consolidation of storesin the community’s
other centers. Amityville's 23% vacancy rate improved
dightly since 1996 dueto vacanciesin two centerswith poor
street visibility.

Multiple factors can cause an increase in the number of
vacant stores. Poor street visibility or access, obsolete
building or sitedesign, local economic problems, bankruptcy
of a shopping center owner or retail chain, inadegquate
parking, and poor upkeep are some reasonsthat can resultin
an increase in the number of vacant stores. (See Figure 22.)

Figure 22 - This East Patchogue community shopping center
has poor upkeep and two of its anchor chains went bankrupt.

The overbuilding of shopping centers in a community
can also be amagjor factor in causing store vacancies. High
vacancy rates were recorded in several communities which
have more than 100 shopping center stores. The Town of
Brookhaven communi