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Preface

iv

The Long Island Regional Planning Board has completed
numerous stud ies since 1965 designed to provide the people of
the two counties with workable blueprint for the future of the
area . The first major product was the Nassau-Suffolk
Comprehensive Development Plan released in 1970. The Plan,
funded by the Department of Housing and Urban Development,
examined the land uses, transportation networks, economic ac
tivities, demography and housing; community facilities, open
spaces and related environmental issues, that , in sum,
characterize the more than five score commun ities . Projections
of growth were made to 1985 and recommendations were of
fered to enable government leaders and private citizens to guide
development in accord with rational and orderly growth pol icies .
The essence of the study has come to be known as the three
C's-Corridors, Clusters, and Centers . By and large , many of the
recommendations have been implemented.

Parallel to this work the agency also concentrated on the en
vironment of Long Island, and specifically on its costal zone and
marine environment. Funds were awarded to the Board by the
Sea Grant office of the National Oceanographic and At
mospher ic Admins itration of the Department of Commerce.
These monies enabled the staff , togethe r with nationally
selected consulants, to carry out basic appl ied research on
wetlands , shellfish , erosion , costal protection and marine related
economic development. These landmark efforts earned
favorable national recognition and led to a decade of major plan
ning studies . The Office of Policy Development and Research of
the Department of Housing and Urban Development provided a
contract for the development of a menthodology and guidebook
that explains the integration of regional land use planning and
costal zone science. The passage in 1972 of two key environmental
statutes by the Congress- The Costal Zone Management Act and
The Pure Waters Act as Amended-provided the opportunity and
the means to update and upgrade the environmental portions of the
basic Development Plan.

As we progress to the last decades of this century, there is an
increasing awareness that the measure and degree of public
concern that has been given to environmenta l and land use
issues during the past decades of unparalleled growth must now
be focused on the health of the Long Island economy. A three
year comprehensive economic planning study has been in
itiated. This document is the second published product . In one
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sense the study will provide the economic equivalent of the
earlier Comprehensive Development Plan. In conjunct ion with
the Costal Zone Management Plan, Comprehensive Waste Treat
ment Management Plan, and updated Comprehensive Develop
ment Plan, the governments and people in the two counties will
have a complete guide for the management of growth (positive
and negative) through the next two decades.

Seven major components will constitute the economic plan.
They include:

• industry studies
• government sector
• transportation
• industrial location
• labor force and employment
• industrial financing
• contingency planning

Problems related to each sector will be identified and recom
mendations will be made for level and areas of action, e.g., by
unit of government or private group , and by function-capital
formation , land use, investment options etc . Four components
were init iated simultaneously:

• industry stud ies
• government sector
• location
• contigency planning

The remainder require data from the 1980 census and will com
mence as the material is received from the Bureau of the Census.

The prime focus of the industry studies will be on the deter
mination of Long Island 's strengths and weaknesses for given in
dustries. This will enable development specialists to pinpont
areas of potential growth or decline and thus to concentrate on
issues and projects to enhance sound economic growth. Each of
the six major segments of the Long Island industrial fam ily will be
analyzed indiv idually. They are:

• manufacturing
• services
• wholesale and retail trade
• construction
• tourism
• agriculture and mariculture

Examinat ion of the government sector will concentrate on the
impact of public costs-education , municipal and county

... ,..., , ,... " ...
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budgets , and the potential for reduced Federal/State sup
port-on the overall economic structure of the Island.

The emphasis in transpo rtation will be on the identification of
the dependency of labor and industry on given modes of
transportation . Three major areas will be evaluated. The first is
the pattern of transportation and related economic linkages with
New York City and the remainder of the New York Metropolitan
Region. The second is the pattern of transportation within the
two counties. The third will address freight costs .

The purpose of the location component is to identify the rela
tionsh ips of location on industrial growth .

Labor force and employment studies will inventory the current
profile of population, labor force and jobs in order to identify the
composition of Long Island's labor force and employment mix.
Projections will be made of the future character of the labor
force and jobs . Mismatches can then be identified. This informa
tion will highlight future problems and needs for training or
retraining or new directions in job development.

Federal , state and local initiatives necessary to augment
private capital formation and related industrial financing will be
identified and quant ified.

The last component is concerned with cont ingency plann ing.
Although it is not truly possible to anticipate future occurences,
severa l events can be envisioned that could have a catastrophic
impact on the Long Island economy. The most obvious include
serious energy shortages, closures of major industrial firms, and
the loss of public revenues due to state and federal budget shifts
of local referenda . It is in such situations that planning may offer
its greatest benefits . Truly , to be forewarned is to be forearmed .

This document, Commercial Development Analyses-1982, is
designed to prov ide a summary of commercial data that can be
useful to development agencies and brokers.

The report inventories all major retail center, regional, com
munity, and neighborhood shopping centers, single retail com
munity centers , and central business districts. This is followed by
a discussion of strip commercial development. The report then
inventories private offices, and hotels/motels.

The balance of the study contains a brief summary of business
failures; a projection of future commercial opportunities and
lands available for commercial development; and finally , our
planning recommendat ions for the enhancement of commercial
activities and development in the two counties.
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Introduction

Cha pter I....

Previous Economic Reports

The economic development poten tial of Long Island is
related to the indust rial and commercial resources of the region.
The first part of the economic development analysis of Nassau
and Suffolk Count ies was completed by th is agency in 1980. A
report entitled Industrial Location Analyses was released at the
end of that year. The repo rt surveyed the land zoned for indus
trial purposes and classif ied it according to existing use and its
ava ilabil ity fo r new const ruction or redevelopment. Concentra
tions of key manufacturing and non-manufacturing uses were
ident if ied to determine the strengths in the Long Island employ
ment picture along with the possibilit ies of new job growth . Tax
advantages of industrial development plus land use recommen
dations relating to industrial location rounded out the survey.

Beginning in 1971 a series of reports relat ing to business
development were released by the Nassau County Planning
Commission . These reports have been incorporated into this
study and updated where necessary. Three reports entitled Of
fice Study were released in January 1971, January 1973 and July
1980. Three Shopping Center reports were prepared in Novem
ber 1971, October 1976 and September 1980. A report entitled
Strip Commercial Study was released in Marc h 1976 and a Cen
tra l Business District Study was prepared in November 1979. A
Suffolk County Planning Commission Study of Office Buildings
was released in January 1974 and the data is included in this
study . New Suffolk County inventories have been produced to
match the format of the Nassau County studies.

Scope of Study

This study focuses on the commercial resources of Long
Island and how they can be utilized to obtain the necessary
economic growth that would be compatible with the anticipated
population mix and the proposed development pattern of the re
gion . Major types of commerc ial uses , such as retail centers ,
personal and business services, offices and tou rist fac ilit ies, are
inventoried and analyzed. Turnover, vacanc ies, service areas,
and reuse possibi lit ies have been studied and recommendations
have deve loped relating to central business districts, strip com 
mercial corridors, free stand ing businesses and commercial
uses on the waterfront .

Strir. Crvrnrn a rr ia! ,~tllrf\l IM::IC: rplp::lc:pri in ~A::I rr h 1Q7R ::Inri ::I rpn-



Impact of Population Change on Commercia l Growth Persons Per Household , 1950-1980

homes and thu s have purc hased the furn ish ings some time in the
past. There is also less of a demand for child ren-oriented good s
due to the lower birth rate and the related smaller amount of
children as a proportion of the total population. Food prepared in
the home is also likely to be less in demand since there are
larger proportions of working mothers and fewe r fami lies w ith
large numbers of children.

The commerc ial act ivities likely to benefit from these
chan ges are those that are related to the preparation of food out
side of the home. Restaurants and fast food facilities are the
beneficiaries of the cha nging fam ily structure. The demand for
luxury and spec ialty items rather than necessities often found in
discount stores increases with the smaller family size. The shift
away from families with children and to two or more worker
households c reates a greater demand fo r spec ialty items. These
same changes ca n also have an effect on travel and rec reat ion
ac t ivities , as fam ilies w ithout children or with grown ch ildre n
have more opportunity for these activ ities.

The foll owing sections categorize the wid e variety of com
mercial establishments on Long Islan d from major retai l centers
down to the large individual business buildings . The trend in com
mercia l expansion or failure are documented and reason s for the
changes are outl ined.

Source : Bureau of the Census
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The need for retai l commercial space is related to popu lat ion
growth, cha nges in age and fam ily type, income growth and tou r
ism . In light of the expected losses of populat ion in var ious part s
of Long Island, income and other fami ly characterist ic changes
will determine the need for new business growth . New employ
men t clu sters and transportat ion fac ility cha nges will also create
a market for new reta il facil iti es.

The needs for additional commercia l space cannot be solely
related to a populat ion increase since some areas can
accommodate new growth while popu lat ion is declining . The
reasons could be a lack of variety in the commercia l space or an
amount that has not bee n meeting the commun ity needs for a
period of t ime . The income level of the area and household com
position are often more important when determ ining the changes
in the need for commercia l development.

Long Island has been undergoing changes in the type of
households that reside in the reg ion. In the immediate postwar
period , the con str uction tended to be con centrated in small
sing le fam ily homes that were expandable to meet the needs of
young fami lies who were expanding themselves. In the last 35
years, the re has been a change from the small homes to the
more rece nt con st ruct ion of large sing le fam ily homes, to more
apa rtments and then to condominiums and cooperat ives .

The following graph shows the change in household size in
the postwar period. Peak sizes occurre d du ring the sixties and at
the present time household size is decreasing .

There are now more young people living alone and famili es
are having only one or two children . These changes sometimes
ind icate a highe r income because younger people without
children and families whose children have moved out are often
comprised of two work ing spouses which raises the ove rall fami
ly income.

The implications of these trends can be related to a va riety of
commercial act ivities that should be present now or will be needed
in the future.

Those commerci al categories which are likely to be less in
demand would inc lude furnishings for new homes since the
amount of new con struction is limited and many of the rental or
condomin ium units are occupied by peop le who already have

2
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Commercial
Overview

Chapter :2 ..•.

3

Major Retail Centers

a-Standa rds .

Major retai t centers are def ined as groups of commerc ial
bui ldings that meet a cr iteria estab lished by the U.S. Bureau of
the Census for use in the economic censuses provided every 5
years. In 1972, the criteria for establishing a major reta il center
was 10 retail establishments, one of which was classified as a
department store . In addition , the cente r had to have at least
$5,000,000 in retail sales . The 1977 definit ion was changed to a
group of 25 retail stores which wou ld include a department store ,
var iety store , or miscel laneous general merchand ise sto re with
at least 100,000 square feet of total floor space .

Major retail centers include planned shopping centers along
wit h unplanned groups of commerc ial estab lishments that are
within walking distance of one another. Some older central
business dist ricts are incl uded in the major retail center
classif icat ion. However, most do not quality because they lack a
gene ral merchand ise store of 100,000 square feet located in the
middle of the distr ict. In 1972, eight of the cent ral bus iness
districts were included since they either had the required large
store or met the total sales criteria " , In 1977 only 6 central
business districts - Garden City , West Hempstead, Hempstead,
Manhasset, Smithtown and Lake Ronkonkoma - were inclu ded in
the economic census. In 1982, only Hempstead, Manhasset and
Garden City are expected to rema in.

b-Location and Change in Status .. .

Table 1 shows the 31 major retail centers that were noted in
the 1972 Economic Census. Eleven did not qualify in the 1977
Economic Census . Numbers 32 through 45 were the 14 new
areas that were added for the 1977 census . A total of eleven
centers from the 1977 report are not expected to qualify in 1982

'Some of the retail centers are newly const ructed groups of business buildings
and community shopping centers and thus act as the cent ral business dist r ict for
some areas . However, these are not included in the discussion of central
business dist ricts. The central busines s districts included in 1972 were West
Hempstead, Hempstead, Garden City , Huntington, Smithtown, Patchogue,
Riverhead and Southampton.

~ . . ...-. .... : ......... . !':tnrp. or mp.t thp. total !':r1 Ip.!,: r.ritp.rirl* In 1q77 nnlv R rp.ntrrll



TABLE 1

Major Retail Centers

Expected to be
Expected 10 betnctudeo In 1977 Included In 1982

Included in 1972 Economic Census Economic Census Census Included in 1977 Economic Censu s included in
1982 Census

1. Miracle Mile - Manhasset yes yes 32. TSS· Elmont yes
2. Great Bay Shore no no 33. Manhasset CBD - A&S Center yes
3. Great Midway - Plainview yes no 34. Carle Place no
4. Great South Bay - West Babylon yes yes 35. Westbury Mall (Ohrbachs, Fortunoffs) yes
5. Green Acres - Valley Stream yes yes 36. Great Eastern - East Meadow no
6. West Hempstead CBD yes no 37. Sunrise Mall - Massapequa no
7. Lake Success - N. New Hyde Park yes no 38. Brooktown Plaza - Stony Brook no
8. Levittown (Hempstead Turnpi ke) yes yes* 39. Woolco - Lake Ronkonkoma yes
9. Mid Island - Hicksville yes yes 40. Modells Plaza - Centereach yes

10. Patchogue CBD no no 41. Sunvet Mall - Holbrook yes
11. Riverhead CBD no no 42. College Plaza - Selden no
12. Roosevelt Field yes yes 43. Coram Plaza no
13. Smithtown CBD yes no 44. Point Plaza - Rocky Point yes
14. South Gate - West Islip no no 45. Riverhead Plaza yes
15. Great Neck Plaza yes no 46. Huntington Square-Elwood/Commack
16. Garden City CBD yes yes 47. Woolco - N. Lindenhurst
17. Hempstead CBD yes yes 48. Pergament - Plainedge
18. Sears - Massapequa yes yes 49. East Meadow Plaza
19. Gardiner Manor - Bay Shore no yes
20. Huntington Center yes no "To be redefi ned as Nassau Mall.

21. Huntington CBD no no
22. Walt Whitman Mall - Hunt ington Station yes yes
23. Commack Plaza yes yes because of the loss of the major department store . However,
24. Mayfa ir - Commack yes no one, the Gardiner Mano r Center that existed in 1972 and did not
25. South Shore Mall - Bay Shore yes yes qualify in 1977, has had one satellite store added and is expected
26. Birchwood Park - Jer icho no no to be included in the 1982 census. Four existing commercial
27. Bar Harbour - Massapequa Park no no centers (numbers 46-49 are expecte d to be added in 1982
28. TSS - Oceanside no no because of additiona l construct ion or full occupancy of existing
29. Five Towns Plaza - Woodmere no no stores . Therefore. 26 major retail centers coul d be surveyed in
30. Southampton CBD no no the beginning of 1983 for inclusion in the 1982 census of Retail
31. Smith Haven Mall - Lake Grove yes yes Trade.
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c-Retail Sales 1972-77 ..

There were 31 major retail centers in the 1972 econom ic
census. Their total sales volume was $1,686,475,000. The 1977
economic census shows 34 major retail centers with sales of
$2,454,332,000. Even though this represents a % billion dollar
increase in total retail sales attributed to the MRC's, their share
of total retail sales only went from 24.7 % to 26.8 %. The 1982
economic census should show an increase in this percentage
due to the loss of sing le purpose commercial establishments.
However, the resurgence of older centra l business districts will
limit the percentage increase. Table 2 provides data for the ma
jor retail centers with the highest sales . All are in Nassau County
except Smithaven Mall .

The major retail center with the highest sales in 1977 was
Roosevelt Field Shopping Center. The Economic Census from
that year show sales of $192,899,000 do llars. The Econom ic

Census five years earlier ranked Roosevelt Field in seventh
place; however, there are 53 new stores added to the center
since 1972. Othe r competing shopping centers added stores but
not as many as Rooseve lt Field and no others added a depart
ment store as did Roosevelt Field .

The Central Business District in the Village of Hempstead
was the major retail center leader in sales in 1972. A drop to
fourth place was the result of a loss of 28 stores and more
specifically a 50 % drop in appare l and accessory stores.
Smithave n Mall and Mid Island Shopping Plaza retained seco nd
and fifth positions. Green Acres Shopping Center dropped from 3
in 1972 to number 6 in 1977. The A &S Center in Manhasset and
the Manhasset Central Business District when combined were
rated third. This area did not qualify as a major retail center in
1972. The major retail center in Levittown and the Walt Whitman
Shopping Center are no longer on the list of the top six.

TABLE 2

Major Retail Centers with Highest Sales
Nassau·Suffolk SMSA

1972, 1977

Roosevelt Field Smithaven Manhasset- Hempstead Central Mid-Island Green Acres
Shopping Center Mall A&S Center Business District Shopping Plaza Shopping Center

CENTER 1977 1972 1977 1972 1977 1972 1977 1972 1977 1972 1977 1972

Sales ($1,000) 192,899 180,299 160,567 149,572 143,176 139,353
Ranking 1 7 2 2 3 4 1 5 5 6 3
All Stores 148 95 130 102 182 222 250 159 110 100 92
Type of Stores :
• Building materials, hardware, garden sup-

ply and mobile homes 1 7 4 4 4 3 1 1
• General merchandise 5 6 6 6 6 9 11 5 6 6 8
• Department Stores 4 3 4 4 2 2 2 3 3 4 5
• Food Stores 10 3 10 8 14 17 15 14 11 13 10
• Automotive Dealers 1 2 2 9 4 5 4 3 1 1
• Gasoline Service Station 3 4 1 7 10 3 3
• Apparel and Accessory Stores 63 37 54 47 24 32 74 39 31 32 30
• Furniture, Home Furnishings, and Equip-

ment 15 7 10 8 35 40 47 12 13 13 12
• Eating and Drinking Places 15 9 12 10 30 36 25 32 12 8 9
• Drug and Proprietary Stores 1 1 1 4 5 6 5 4 2 1 1
• Miscellaneous Retail Sales 38 28 35 22 40 70 63 38 19 22 17

Source : Census of Retail Trade 1972, 1977
'In order to compare 1972 and 1977, Sales figures would have to be converted into constant dollars
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