
SUFFOLK COUNTY PLANNING COMMISSION 
c/o Suffolk County Department of Economic Development & Planning 

100 Veterans Memorial Highway, PO Box 6100, Hauppauge, NY  11788-0099 
T:  (631) 853-5192   F:  (631) 853-4044 

Joanne Minieri, Deputy County Executive and Commissioner, Department of Economic Development 
and Planning    Sarah Lansdale, Director of Planning 

 
Notice of Meeting 

                                                            December 4, 2013 at 2:00 p.m. 
Maxine S. Postal Auditorium 

 Evans K. Griffing Building, Riverhead County Center  
300 Center Drive Riverhead, New York 11901 

 
Tentative Agenda Includes: 

1.  Meeting Summary for November 2013 
 
2.  Public Portion 
 
3.  Chairman’s Report 
 
4.  Director’s Report 
 
5. Guest Speaker  

 Supervisor Sean Walter, Town of Riverhead  
 

6. Section A 14-14 thru A 14-23 & A 14-25 of the Suffolk County Administrative Code 
 Walmart @ East Patchogue ( Brookhaven) 

SCTM No.: 0200-92600-0300-024000 

 Diamond T. Limited Partnership ( East Hampton) 
SCTM No: 0300-15900-0100-017000 

 Senior Citizen Housing Overlay District / Putnam Amagansett Farm Holding    
(East Hampton) 
SCTM No: 0300-17200-0200-033001, et al 

 
7.    Section A-14-24 of the Suffolk County Administrative Code 
  None 
 
8. Discussion: 

 
9.    Other Business: 

Consideration of Model Geothermal Permitting Code 
 

NOTE:  The next meeting of the SUFFOLK COUNTY PLANNING COMMISSION will be held on 
January 8, 2013 at 2:00 p.m. in the H. Lee Dennison Building, 100 Veterans Memorial Highway, 
Hauppauge, NY  11788 
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COUNTY OF SUFFOLK 

 
 

Steven Bellone 

SUFFOLK COUNTY EXECUTIVE 

Department of 

Economic Development and Planning 

 

 
Joanne Minieri 

Deputy County Executive and Commissioner 
 

       Division of Planning 

       and Environment 

 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 

Addendum (December 4, 2013) to October 1, 2008 staff report  

 

OVERVIEW: Applicants petition the Brookhaven Town Planning Board for site plan approval for 

the development of a 98,000 square foot Wal-Mart store and 900 square foot office building on an 

approximate 16.64 acre parcel at the northeast corner of Hospital Road and the North Service Road 

of Sunrise Highway (NYS Rte. 27) in East Patchogue.  In developing the site approximately 11.6 

acres of existing vegetation would need to be cleared. 

 

A Final Environmental Impact Statement (FEIS) has been prepared and included with the referral to 

the Suffolk County Planning Commission.  The environmental parameters addressed in the FEIS 

include: Land use, zoning, topography, open space, endangered species, geology and geohydrology, 

surface waters and wetlands, natural resources, economic conditions, community services and 

facilities, roads and traffic, air quality and noise, community character, archaeological and historical 

resources, energy resources, cumulative impacts and alternatives. 
 

STAFF ANALYSIS: The Suffolk County Planning Commission reviewed and disapproved a prior 

site plan referral on the subject property for a 120,000 square foot retail building (Wal-Mart 

department store) and associated site improvements (see below).  Since the time of the prior review 

the project sponsors have taken into account many of the concerns and comments directed toward the 

proposal from the Commission and others and have revised the proposal to include a reduced main 

retail building by 22,000 square feet and the inclusion of a 900 square foot non-medical office 

building. 

 

The prior recommendations of the Planning Commission have been reviewed, considered and 

updated.  This addendum reflects current recommendations. 
 

The prior Planning Commission report notes, “Other than the zoning classification of the parcel, 

there is no comprehensive land use plan which recommends the subject’s location as appropriate 

location for such a large retail use. The preliminary findings of Town’s Comprehensive Plan (Phase 

I) indicates that this type of development at this location should be avoided.”    

 

Z-1 
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Increases in motor vehicle traffic volumes and movements have been analyzed in the FEIS submitted 

by the applicants and referred to the Suffolk County Planning Commission (see pages 106 & 116 

attached).  Mitigations including a proposed traffic signal and roadway modifications to Hospital 

Road (Town Road) are proposed. No access is proposed to Sipp Ave. (Town Road). Cross access to 

and between adjacent parcels is provided for as well as a sidewalk connecting the La-Bonne Vie 

apartment development to the north.  Sidewalks and a Suffolk Transit Bus stop are included on the 

site plan.   

 

Submittal materials include a review of the parking requirements of the subject application (see pg. 

128 of FEIS attached).  The Wal-Mart design parameter for a preferred parking ratio is 5.0 

spaces/1,000 SF of building.  The Town of Brookhaven requirement for parking is 5.71 SP/1,000 SF. 

 The total off street parking stall requirement pursuant to Town of Brookhaven Zoning Law for the 

subject proposal is 566 stalls.  The revised site plan demonstrates 581 off street parking stalls.  The 

indicator of over-intensification (a parking shortfall) has been eliminated by the revision to the site 

plan. 

 

-STAFF RECOMMENDATION- 

 

Disapproval of the site plan application for Wal-Mart @ East Patchogue with the following 

Reason and Comments: 

 

Reason: 

 

Other than the zoning classification of the parcel, there is no comprehensive land use plan which 

recommends the subject’s location as an appropriate location for such a large retail use. The 

preliminary findings of Town’s Comprehensive Plan (Phase I) indicates that this type of 

development at this location should be avoided. 

 

Comments: 

 

1. The petitioners should be encouraged to review the Suffolk County Planning Commission 

publication on Managing Stormwater-Natural Vegetation and Green Methodologies and 

incorporate into the proposal, where practical, design elements contained therein. 

 

2. The petitioners should be encouraged to review the Suffolk County Planning Commission 

Guidebook particularly with respect to energy efficiency and incorporate where practical, 

elements contained therein applicable for commercial components of the proposal. 

 

3. The applicant should review the Planning Commission guidelines particularly related to 

public safety and incorporate into the proposal, where practical, design elements contained 

therein. 

 

4. The applicant should review the Planning Commission guidelines particularly related to 

universal design and incorporate into the proposal, where practical, design elements 

contained therein. 
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Z-1:  Wal-Mart @ East-Patchogue  

SCPD No.: BR-08-22.2 

SCTM No.: 0200-926.00-03.00-024.000, et al  
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 COUNTY OF SUFFOLK                   Z-2 

 

 

 

 
 

 
STEVE LEVY 

SUFFOLK COUNTY EXECUTIVE 

 
 

DEPARTMENT OF 
PLANNING 

 THOMAS A. ISLES, A.I.C.P. 
DIRECTOR OF PLANNING 

 

 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 
 
 
 

Applicant: Walmart Store @ East Patchogue 

Municipality: Town of Brookhaven 

Location: Northerly side of the Sunrise Highway (SR 27) Service Road, between the 
easterly side of Hospital Road and the westerly side of Sipps Avenue, in the 
hamlet of East Patchogue 

 

Received: 9/4/2008 

File Number: BR-08-22 

T.P.I.N.: 0200 92700 0100 024000, 036002, and 037000  

Jurisdiction:     Adjacent to State Route 27 (Sunrise Highway) and within one mile of the  
     Brookhaven Memorial Hospital Heliport  
 

ZONING DATA 
 Zoning Classification: J-2 Commercial (as per application) 
 Minimum Lot Area: 15,000 Sq. Ft.  (5 acres for a commercial center)  
 Section 278: N/A 
 Obtained Variance: N/A 

 

SUPPLEMENTARY INFORMATION 
 Within Agricultural District: No 
 Shoreline Resource/Hazard Consideration: No 
 Received Health Services Approval: No 
 Property Considered for Affordable Housing Criteria: No 
 Property has Historical/Archaeological Significance: No 
 Property Previously Subdivided: No 
 Property Previously Reviewed by Planning Commission: No 
 SEQRA Information: None Provided 
 Minority or Economic Distressed No 

 

SITE DESCRIPTION 
 Present Land Use: Vacant   
 Existing Structures: None 
 General Character of Site: Generally level 
 Range of Elevation within Site: 53’ to 62’ above msl 
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 Cover: Wooded 
 Soil Types: Riverhead sandy loam 
 Range of Slopes (Soils Map): 0-3% 
 Waterbodies or Wetlands: None within or adjacent to site 

 

NATURE OF MUNICIPAL ZONING REQUEST 
 Type: Site Plan 
 Layout: Free-standing, one-story Department Store 
 Area of Tract: 16.64 acres 

 

ACCESS 
 Roads: Existing 
 Driveways: Three proposed points of motor vehicle access and paved parking fields  

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: Catch Basins and Drywells 
o Recharge Basins No 

 Groundwater Management Zone: VI 
 Water Supply: Public 
 Sanitary Sewers: Suffolk County Sewer District #7 

 

PROPOSAL DETAILS 
 

OVERVIEW – Applicants seek Town Planning Board Site Plan approval for the development of a 
120,000 sq. ft. retail department store (Walmart) and associated site improvements (parking, 
lighting, drainage, etc.).  The Town of Brookhaven Zoning Law requires one parking space per 175 
square feet of gross floor area, or 686 off-street parking stalls, and 516 are provided for a 25% 
deficiency.  Therefore, the applicant will require a variance for relief of one hundred seventy (170) 
parking stalls.   The proposed site plan appears to conform to all other Town requirements. 

 

LOCATION – The subject property is located along the northerly side of the Sunrise Service Road 
(SR 27), the easterly side of Hospital Road, and westerly side of Sipps Avenue; in the hamlet of East 
Patchogue. 
  

ACCESS – The proposed site plan indicates that the main point of access onto the property and 
leading into the parking area will be from Hospital Road.  The site plan also indicates a newly 
installed traffic light and road modifications to direct traffic flow at this proposed point of access.  The 
site plan indicates that loading docks and a tractor-trailer truck turn-around will be situated in the 
rear of the proposed building, and that the delivery trucks will utilize separate points of both ingress 
and egress along the North Service Road of the Sunrise Highway.     
 

ENVIRONMENTAL CONDITIONS - The property is not located in a Critical Environmental Area.  
 

COMPREHENSIVE PLAN RECOMMENDATIONS –  The Town of Brookhaven’s Comprehensive 
Plan, entitled Brookhaven 2030 Planning the Future – Phase I “ISSUES AND OPPORTUNITIES”, 
does not make any recommendations specific to the subject property.  However, the site plan 
proposal does appear inconsistent with several of the goals stated in the Plan including the 
Preservation of Open Space, Maintaining a Sense of Place, and Supporting Main Street 
Development.  The County of Suffolk Department of Planning’s Sunrise Highway Corridor Study 
(Draft) identified six (6) major commercial nodes along Sunrise Highway Corridor which should 
remain as the principle retail locations, whether with infilling or expansion, and that commercial 
development outside of these nodes should be avoided.  The subject property is located outside of 
these identified commercial nodes, and therefore the proposed site plan would be inconsistent with 
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the recommendations of that Study as well.  
 

STAFF ANALYSIS 
 
It is the belief of the Staff that the proposed site plan would tend to substantially undermine the 
effectiveness of the regional land use planning for the area.  If built as proposed, the development 
will have regional impact.   
 
Staff is of the opinion that the proposed site plan for a large retail use is inconsistent with the 
recommendations of the Sunrise Highway Corridor Study (in its final draft stages), which 
recommends reinforcing the existing six (6) identified major commercial nodes, but not creating new 
ones which this proposals has the potential of doing.  The expansion of retail uses outside the 
existing nodes does not appear to be warranted given the limited population growth of the area (only 
6% from 2000 to 2006).   
 
Other than the zoning classification of the parcel, there is no comprehensive land use plan which 
recommends the subject’s location as appropriate location for such a large retail use. The 
preliminary findings of Town’s Comprehensive Plan (Phase I) indicates that this type of development 
at this location should be avoided.    
 
This proposed large retail (department) store could possibly sap the vitality of the downtown 
business districts, the central business districts (major commercial nodes identified in the Sunrise 
Corridor Study) and other existing shopping centers along Sunrise Highway by siphoning off their 
existing consumer base. 
 
It is the belief of the staff that proposed development by its nature as a retail development would 
increase traffic generation beyond what exists now and beyond what would exist if the property were 
to be developed for a use other than for retail purposes.  This increase in traffic will affect the traffic 
carrying capacity of the Sunrise Highway Service Road and Hospital Road.  
 
Moreover, the proposed development is a regional issue, and without including this parcel in the 
long range planning of the Sunrise Highway Corridor potential harm can be done to the region. 

 

STAFF RECOMMENDATION  

 
Disapproval, for the followings: 
 

1) The proposed site plan and future use of the parcel for a large retail purpose would be 
inconsistent with the preliminary findings of the Sunrise Highway Corridor Study drafted 
by the County of Suffolk Department of Planning, and the Town of Brookhaven’s 
Comprehensive Plan, which both indicate that a retail use at this location would not be 
appropriate. 

   
2) The proposed site plan and subsequent retail use will adversely affect motor vehicle 

circulation patterns and significantly increase traffic volume on the local roadways. 
 

3) The proposed site plan constitutes an unwarranted over-intensification of the use of the 
premises, and the 25% deficiency in parking could result in on-site congestion and 
overflow parking that would impact the surrounding roadways. 
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Z-2:  Wal-Mart @ East-Patchogue  

SCPD No.: BR-08-22 

SCTM No.: 0200-926.00-03.00-240.000 et. al.  
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COUNTY OF SUFFOLK 

 
 

Steven Bellone 

SUFFOLK COUNTY EXECUTIVE 

Department of 

Economic Development and Planning 

 

 
Joanne Minieri 

Deputy County Executive and Commissioner 
 

       Division of Planning 

       and Environment 

 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 
 

Applicant: Diamond T Limited Partnership 

Municipality: East Hampton 

Location: w/s/o Cedar St. ~ 400' s/o Fieldview Lane 

 

Received: 11/13/2013 

File Number: EH-13-04 

T.P.I.N.: 0300 15900 0100 017000 

Jurisdiction:   Within 500' of Agricultural District 
 

ZONING DATA 
 Zoning Classification: A5/AGO 
 Minimum Lot Area: 200,000. Sq. Ft. 
 Section 278: No 
 Obtained Variance: No 

 

SUPPLEMENTARY INFORMATION 
 Within Agricultural District: No 
 Shoreline Resource/Hazard Consideration: No 
 Received Health Services Approval: No 
 Property Considered for Affordable Housing Criteria: Yes 
 Property has Historical/Archaeological Significance: No 
 Property Previously Subdivided: No 
 Property Previously Reviewed by Planning Commission: No 

o File:  
o Date:  
o Map of:   

 SEQRA Information: Yes 
 SEQRA Type EAF 
 Minority or Economic Distressed No 

 

Z-2 



  

Suffolk County Planning Commission  December 4, 2013 2 

SITE DESCRIPTION 
 Present Land Use: fallow farmland 
 Existing Structures: none 
 General Character of Site: level 
 Range of Elevation within Site: - 
 Cover: successional growth 
 Soil Types: Bridge Hampton and Plymouth series 
 Range of Slopes (Soils Map): 0-3% 
 Waterbodies or Wetlands: none 

 

NATURE OF SUBDIVISION/ NATURE OF MUNICIPAL ZONING REQUEST 
 Type: Change of Zone 
 Layout: N/A 
 Area of Tract: 19.38Acres 
 Open Space: N/A 

 

ACCESS 
 Roads: Existing Town streets 
 Driveways: NA 

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: NA 
o Recharge Basins NA 

 Groundwater Management Zone: V 
 Water Supply: NA 
 Sanitary Sewers: NA 

 

 

PROPOSAL DETAILS 
 

OVERVIEW – Applicants petition the East Hampton Town Board for a change of zone from A5 
Residence (5 acre minimum lot size)/Agricultural Overlay District (AOD) to A Residence (one acre 
minimum lot size) and eliminating the AOD.  Subject property is 19.3 acres of land in the hamlet of 
Freetown.  The requested zone change would allow for the development of approximately 16 lots 
and a 25% reserved area where the current zoning allows approximately four lots and a 70% 
agricultural reserve.  No conceptual subdivision plan was referred to the Suffolk County Planning 
Commission. 
 
The subject parcel is comprised of two soil types, PsA (Plymouth loamy sand, silty substratum, 0-3% 
slopes) and BgA (Bridgehampton silt loam, 0-2% slopes), both classified as prime agricultural soils 
under the Town of East Hampton Code.  The petitioner request the change of zone based on a 
reclassification of the PsA soils by the Natural Resources Conservation Service (formerly the Soil 
Conservation Service) from Class II to Class III in November of 2010.  The applicant contends that 
the property has been incorrectly rezoned by the Town Board from A to A2/AOD in 1984 and from 
A2/AOD to A5/AOD in 2005 based on the misclassification of the soils.  
 
The subject site has frontage on Cedar Street to the north and is adjacent to residential lots to the 
west.  To the east and south are a various forms of agriculture including a chicken farm and nursery. 
 
The proposed project is not located in a Suffolk County Pine Barrens Zone.  The overall subject site 
is presently undeveloped and primarily overgrown farm field. The subject parcel is located in the 
South Fork Special Groundwater Protection Area (SGPA).  The parcel is not located in a State 
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Critical Environmental Area.  The site is situated over Hydro-geologic Management Zone V.  No 
State or Town regulated freshwater wetlands occur on or near the subject property. 

  

STAFF ANALYSIS 
 
GENERAL MUNICIPAL LAW CONSIDERATIONS:  New York State General Municipal Law, Section 
239-l provides for the Suffolk County Planning Commission to consider inter-community issues.  
Included in such issues are compatibility of land uses, community character, public convenience and 
maintaining of a satisfactory community environment. 
 
The proposal for one acre residential lots would appear to be consistent with the existing one acre 
residential zoning to the west and north and would be a compatible land use if adequately buffered 
from agricultural uses to the east and south.   Community character and public convenience do not 
appear to be significantly adversely impacted by the petition as the area is a mix of one acre lots and 
agricultural uses.  
 
LOCAL COMPREHENSIVE PLAN RECOMMENDATIONS:  The petitioners put forth that the 1981 
Agricultural Land Study and the 2005 Comprehensive Plan incorrectly recommenced upzoning the 
parcel based on an erroneous prime agricultural soil classification. As noted above the soil was 
reclassified by the NRCS in 2010.  The 2005 Town of East Hampton Comprehensive Plan 
recommended A2 zoning for the subject parcel. The parcel was subsequently rezoned to A5/AOD.  
The Comprehensive Plan provided several goals for land in the East Hampton school district 
(applicable to the subject property):  “Agriculture-protect the traditional agricultural industry, part of 
Suffolk County’s Agricultural Industry ranked first in New York State, which helps to maintain the 
rural quality, scenic vistas and unique sense of place in East Hampton.  The two main blocks of 
farmland, north of the Village boundary, generally between Route 114 and Cedar Street and the 
area abutting north and south of Further lane, are also within an area eligible for inclusion in the 
East Hampton Scenic Area of Statewide Significance.”  And “Reductions to Overall Build-Out – 
Reduce the residential build-out in order to protect the natural and cultural features of the East 
Hampton Planning Area.”  The Town Comprehensive Plan further states that “upzoning this area to 
A5 Residence will help reduce elimination, fragmentation, and alteration of this valuable farmland 
resource and industry while helping to protect scenic views.” 
 
It is noted in referral material to the Planning Commission that several parcels containing PsA soils 
located in the heart of areas of the Town historically farmed are also zoned A5/AOD (see attached). 
 The rezoning of the subject parcel to A Residence may set a precedence that would affect the 
rezoning of similar parcels in the Town. 
 
SUFFOLK COUNTY PLANNING COMMISSION GUIDELINE CONSIDERATIONS:  
 
The Suffolk County Planning Commissions has identified six general Critical County Wide Priorities 
and include: 
 
1. Environmental Protection 
2. Energy efficiency 
3. Economic Development, Equity and Sustainability 
4. Housing Diversity 
5. Transportation and  
6. Public Safety 
 
These policies are reflected in the Suffolk County Planning Commission Guidebook (unanimously 
adopted July 11, 2012).  Below are items for consideration regarding the above policies:  
 



  

Suffolk County Planning Commission  December 4, 2013 4 

With regard to environmental protection, the Guidebooks Specific Environmental Policies (section 
4.7) indicates a desire of the commission to “preserve open space, farmland and environmentally 
sensitive land through acquisition, transfer of development rights (TDR), purchase of development 
rights (PDR) and clustering.” Moreover, section 4.9 (Specific Land Use Situations) B. (Referrals 
Involving Farmland) states that “Innovative land use preservation concepts should be utilized to 
save prime farmlands from development.  Development maps that preserve farmland should be 
designed such that the farm reserve is of sufficient size to allow permissible farm structures and an 
economically viable agricultural operation…” and “In areas containing prime farmlands, an overall 
development plan should be created showing the areas that can be utilized for development and the 
areas for farmlands that will be contiguous to one another and of an area and shape that will insure 
their economic and practical use.  The plan can also help to avoid any conflicts between farmland 
uses and use of the non-farmland areas.”   
 
As indicated above no conceptual subdivision plan was submitted with the petition. 
 
The Suffolk County Agricultural and Farmland Protection Plan (1996) list one of the two soils on site 
as prime soil.  That is the Bridgehampton silt loam (BgA).  This soil association is located right of 
center and in the southwest corner of the subject parcel.  The bulk of the subject property soil is 
Plymouth loamy sand.  This soil is generally associated with Bridgehampton soils and it exists as a 
transition to the coarser textured Carver and Plymouth soils.  The soil almost exclusively exists on 
outwash plains between Sagaponack and East Hampton.  The soil is better suited to most crops 
than the reminder of the Bridgehampton soil series.  About half of this soil has been cleared and 
farmed with adjacent areas of Bridgehampton silt loam.  The rest is used as woodland or for pasture 
and hay (Soil Survey of Suffolk County NY, USDA 1975).  The subject parcel has been farmed with 
row crops in the past and is contiguous with other agricultural land and contains some prime 
agricultural soil.   
 
No conceptual subdivision plan was submitted with the referral.  The petitioners should be 
encouraged to review the Suffolk County Planning Commission publication on Managing 
Stormwater-Natural Vegetation and Green Methodologies and incorporate into the planning 
process, where practical, design elements contained therein. 
 
Early review by the Department of Health Services is warranted and the petitioner should be 
directed to contact and begin dialogue with the Suffolk County Department of Health Services as 
early as possible. 
 
No mention of the consideration of energy efficiency is provided in the referral material to the Suffolk 
County Planning Commission. The petitioners should be encouraged to review the Suffolk County 
Planning Commission Guidebook particularly with respect to energy efficiency and incorporate into 
the planning considerations where practical, elements contained therein applicable for residential 
components of the proposal. 
 
There is no discussion in the referral materials to the Suffolk County Planning Commission on the 
consideration of the provision of affordable housing.  While it may be argued that the proposal when 
taken into account the with the entire housing stock of the Town of East Hampton may provide for 
diversity of housing opportunities within the Town, its contribution to the affordable housing stock, on 
site or otherwise, is not elaborated upon.  It is the belief of the staff that the petition to the Town 
Board would be made stronger if the projects contribution to the affordable housing goals of the 
town were outlined. 
 
No discussion is made in the petition to the Town and referred to the Commission on public safety 
and universal design.  The applicant should review the Planning Commission guidelines particularly 
related to public safety and universal design incorporate into the proposal, where practical, design 
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elements contained therein.  

 

STAFF RECOMMENDATION  

 
Disapproval of the Change of Zone for the following reason and with the following comments: 
 
The subject parcel has been farmed with row crops in the past and is contiguous with other 
agricultural land (PDR) and contains some prime agricultural soil.  The soil almost exclusively exists 
on outwash plains between Sagaponack and East Hampton and is unique to the Town of East 
Hampton.  The soil is better suited to most crops than the reminder of the Bridgehampton soil 
series.  The subject property is an area that can be utilized for farmlands that will be contiguous to 
one another and of an area and shape that will insure their economic and practical use.  It is not 
clear that a subdivision under the requested zoning can preserve the existing prime (Bridgehampton 
silt loam/BgA) agricultural soil.  No overture by the petitioners has been made toward the substantial 
public benefit offered by the proposal toward any of the Suffolk County Planning Commissions 
regionally significant criteria.  Detached single family housing does not add to the diversity of 
housing stock in the Town, no affordable units are proposed as a tradeoff for additional density, and 
no best management practices are intimated for future development. No conceptual subdivision plan 
was submitted with the referral therefore none of these items can be reasonably ascertained by the 
Commission. 
 
Comments: 
 
1. The petitioner should be directed to contact and begin dialogue with the Suffolk County 
Department of Health Services as early as possible. 
 
2. The petitioners should be encouraged to review the Suffolk County Planning Commission 
publication on Managing Stormwater-Natural Vegetation and Green Methodologies and incorporate 
into any new proposal, where practical, design elements contained therein. 
 
3. The petitioners should be encouraged to review the Suffolk County Planning Commission 
Guidebook particularly with respect to energy efficiency and incorporate into any proposal where 
practical, elements contained therein applicable for residential components of the proposal. 
 
4. The applicant should review the Planning Commission guidelines particularly related to 
public safety and universal design incorporate into the proposal, where practical, design elements 
contained therein. 
 
5. There is no discussion in the referral materials to the Suffolk County Planning Commission 
on the consideration of the provision of affordable housing.  While it may be argued that the 
proposal when taken into account the with the entire housing stock of the Town of Southampton 
may provide for diversity of housing opportunities within the Town, its contribution to the affordable 
housing stock, on site or otherwise, is not elaborated upon.  It is the belief of the Suffolk County 
Planning Commission that the petition to the Town Board would be made stronger if the projects 
contribution to the affordable housing goals of the town were outlined.  
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COUNTY OF SUFFOLK 

 
 

Steven Bellone 

SUFFOLK COUNTY EXECUTIVE 

Department of 

Economic Development and Planning 

 

 
Joanne Minieri 

Deputy County Executive and Commissioner 
 

       Division of Planning 

       and Environment 

 
 
 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 
 

Applicant: Senior Citizen Housing Overlay District Creation & Putnam Amagansett Farm 
Holding 

Municipality: East Hampton 

Location: N/S/O Montauk Highway ~ 100' west of Bunker Hill Road 

 

Received: 11/14/2013 

File Number: EH-13-03 

T.P.I.N.: 0300 17200 0200 033001 

Jurisdiction:     Adjacent to NYS Rte. 27 (Montauk Highway) 
 

ZONING DATA 
 Zoning Classification: A Res, A3 Res, AHO, & LBO 
 Minimum Lot Area: N/A 
 Section 278: N/A 
 Obtained Variance: N/A 

 

SUPPLEMENTARY INFORMATION 
 Within Agricultural District: No 
 Shoreline Resource/Hazard Consideration: No 
 Received Health Services Approval: No 
 Property Considered for Affordable Housing Criteria: Yes 
 Property has Historical/Archaeological Significance: No 
 Property Previously Subdivided: No 
 Property Previously Reviewed by Planning Commission: No 
 SEQRA Information: Yes 
 SEQRA Type EAF 
 Minority or Economic Distressed No 

 

 

Z-3 
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SITE DESCRIPTION 
 Present Land Use: Agriculture, equestrian 
 Existing Structures: several agricultural structures 
 General Character of Site: rolling 
 Range of Elevation within Site: - 
 Cover: turf 
 Soil Types: BgA (Bridgehampton silt loam) HaA (Haven loam) & 

RdA (Riverhead sandy loam) 
 Range of Slopes (Soils Map): 0-3% 
 Waterbodies or Wetlands: none 

 

NATURE OF SUBDIVISION/ NATURE OF MUNICIPAL ZONING REQUEST 
 Type: Code amendment/Change of zone 
 Layout: campus 
 Area of Tract: 23.56Acres 
 Yield Map:  

o No. of Lots: 89 
o Lot Area Range:  Sq. Ft. 

 Open Space: N/A 
 

ACCESS 
 Roads: Existing NYS highway 
 Driveways: private curvilinear 

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: CB-LP 
o Recharge Basins no 

 Groundwater Management Zone: IV 
 Water Supply: public 
 Sanitary Sewers: STP 

 

 

PROPOSAL DETAILS 
 

OVERVIEW – Applicants petition the East Hampton Town Board for the creation of a new Senior 
Citizen Overlay District (SCO) and the application of said district to a 23.5 acre site in the hamlet of 
Amagansett. 
 
Petitioners have prepared and submitted an entire legislative packet including wording for the 
proposed legislation, definitions, specific site considerations, density limitations, housing types, site 
design and layout, legal requirements, dimensional regulations, and a short environmental 
assessment form (see attached). 
 
The petitioners have also submitted to the East Hampton Town Board a change of zone application 
from the existing A Residence/Limited Business Overlay (LBO) and A 3 Residence to the proposed 
SCO. The petitioners put forth that the rezoning of the 23.56 acres of land on the north side of 
Montauk Highway will enable the creation of an active senior planned community on the property.  
As proposed, the community would be restricted to residents aged 55 years or older and would 
consist of 63 detached dwelling units of predominantly single story, 26 flats (apartment units) and 
community facilities including a community field house, a recreation and fitness building, tennis 
courts, a swimming pool and a groundskeeper’s building. 
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It is also conceptually envisioned that the community would have roads and walkways open to the 
public at large, as well as three “greens” – a west green with garden and benches, a central green 
with a manmade pond and flagpole, and an east green with greenhouse and replica English colonial 
windmill (see attached conceptual site plan). 
 
It is proposed by the applicant that the community will be designed for cutting-edge environmental 
sustainability and resiliency. It is planned to have net-zero energy consumption, due in part to 
integral solar roof panels on most buildings, geo-thermal wells and net-zero wastewater discharge, 
due to an advanced on-site sewage treatment plant and the reuse of gray water for subsurface 
irrigation of the community’s greens and landscaping.   
 
The subject property has frontage on NYS Rte. 27, Montauk Highway to the south and Bunker Hill 
Road (Town Road) to the east.  Access to the development is proposed via three points of access 
from Montauk Highway and one point of access to Bunker Hill Road. Predominant land uses within 
the area of the proposed action are senior citizens affordable attached housing (St. Michaels), a 
U.S. Post Office, retail grocery shopping, medical and professional offices, commercial business 
uses and single family residences.  Predominant zoning in the area includes Central Business (CB), 
Commercial-Industrial (CI), A Residence (with AHO), and A 3 Residence.  Some Neighborhood 
Business (NB) and Limited Business Overlay (LB) zoning also exits directly across either Bunker Hill 
Road or Montauk Highway. 
 
The proposed project is not located in a Suffolk County Pine Barrens Zone. The subject parcel is not 
located in a Special Groundwater Protection Area (SGPA) or a State Critical Environmental Area.  
The site is situated over Hydro-geologic Management Zone IV.  No State or Town regulated 
freshwater wetlands occur on or near the subject property. 
 
It should be noted that the referral is for an amendment to the Town of East Hampton Code for the 
creation of a Sr. Citizen Housing Overlay District and for a Change Of Zone application to apply said 
district. 

  

STAFF ANALYSIS 
 
GENERAL MUNICIPAL LAW CONSIDERATIONS:  New York State General Municipal Law, Section 
239-l provides for the Suffolk County Planning Commission to consider inter-community issues.  
Included in such issues are compatibility of land uses, community character, public convenience and 
maintaining of a satisfactory community environment.   
 
The proposed Sr. Citizen Housing Overlay District address one inter-community issue faced by 
Suffolk County; that being the provision of age restricted housing for senior citizens. The ordinance 
does not address another regionally significant inter-community issue; that being the provision of 
affordable housing.   
 
 
Commission Staff conducted an analysis of potential SCO sites utilizing the locational criteria 
included in the proposed legislation. Approximately seven sites were identified town wide (see 
Commission presentation PowerPoint).  The proposed legislation intends to create a category of 
zoning that allows four units per acre and up to 100 units per project site.   
 
LOCAL COMPREHENSIVE PLAN RECOMMENDATIONS:  The petition to the East Hampton Town 
Board argues that the “proposed Senior Citizens Overlay district would provide opportunities for the 
creation of market-rate housing for the Towns rapidly growing senior citizen population” and cites 
the 2005 Town of East Hampton Comprehensive Master Plan on two points: 
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Goal Four of the 2005 Plan reads “Provide housing opportunities to help meet the needs of current 
year-round residents, their family members and senior citizens, seasonal employees, public 
employees, emergency services volunteers, and other local workers” (emphasis added). 
 
Goal Ten of the 2005 Plan reads “Provide adequate facilities, land and programs for schools, town 
offices and other functions, day care, senior care, families and other educational, cultural 
,recreational and health care needs” (Emphasis added). 
 
The petitioners put forth that the subject property is especially suitable for the creation of a senior 
housing community.  “The property fronts on Montauk Highway, and is located in close proximity to 
downtown Amagansett and to services which senior citizens are likely to use.  The property is within 
¼ mile of the Town’s largest supermarket, a U.S. post office, and a number of medical and physical 
therapy offices.  Public Transportation, both railroad and bus service, is also conveniently situated.  
Finally the property is within ¼ mile of the new St. Michael’s senior affordable housing development, 
which consists of 40 units of senior housing on 5.4 acres of land.” 
 
The petitioners also put forth that Goals Two and Nine of the Town of East Hampton 
Comprehensive Plan that include environmental sustainability measures, are also addressed by the 
proposed development. 
 
East Hampton Town Planning Staff put forth that “the proposal to create a new zone that will allow 
for an increase in density appears to be contrary to a number of the goals and recommendations in 
the 2005 Comprehensive Plan.” 
 
Goal One: Maintain and restore where necessary, East Hamptons Rural and semi-rural Character 
and the unique qualities of each of East Hampton’s historic communities. 
 
Goal Three: Reduce the total build-out of the Town to protect the natural and cultural features 
identified in goals one and two. 
 
Goal Six: Encourage and retain traditional local resource based fishing and agricultural industries 
that practice environmentally sensitive methods of operation. 
 
Comprehensive Plans by their very nature can contain conflicting goals, it is therefore not clear if the 
proposed SCO and the proposed change of zone of the subject property would be consistent with 
the Town of East Hampton 2005 Comprehensive Plan. 
 
SUFFOLK COUNTY PLANNING COMMISSION GUIDELINE CONSIDERATIONS:  
 
The Suffolk County Planning Commissions has identified six general Critical County Wide Priorities 
and include: 
 
1. Environmental Protection 
2. Energy efficiency 
3. Economic Development, Equity and Sustainability 
4. Housing Diversity 
5. Transportation and  
6. Public Safety 
 
These policies are reflected in the Suffolk County Planning Commission Guidebook (unanimously 
adopted July 11, 2012).  Below are items for consideration regarding the above policies:  
 
The proposed change of zone and conceptual site plan envisions that “the proposed community is 
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designed for cutting-edge environmental sustainability and resiliency.  It is planned to have a net-
zero energy consumption, due in part to integral solar roof panels on most buildings, and net-zero 
wastewater discharge, due to an advanced on-site sewage treatment plant and the reuse of gray 
water for subsurface irrigation of the community’s greens and landscaping.  No details however, are 
put forth at this time. 
 
A man made pond is proposed as part of the conceptual development.  The petitioners should be 
encouraged to review the Suffolk County Planning Commission publications on the Study of Man 
Made Ponds in Suffolk County and Managing Stormwater-Natural Vegetation and Green 
Methodologies and incorporate into the proposal, where practical, design elements contained 
therein. 
 
The petitioners should be encouraged to review the Suffolk County Planning Commission 
Guidebook particularly with respect to energy efficiency and incorporate where practical, elements 
contained therein applicable for residential and clubhouse components of the proposal. 
 
Little discussion is made in the petition to the Town and referred to the Commission on public safety 
and universal design.  The applicant should review the Planning Commission guidelines particularly 
related to public safety and universal design incorporate into the proposal, where practical, design 
elements contained therein. 
 
Petition materials from the applicant to the Town of East Hampton and referred to the Suffolk County 
Planning Commission indicate that the envisioned community will be served by a “membrane 
bioreactor (MBR)” sewage treatment system which will result in no net increase in nitrogen loading 
to groundwater.”  This is advanced wastewater technology and should be reviewed by Suffolk 
County Department of Health Services and the Department of Public Works.  Early review by the 
Department of Health Services is warranted and the petitioner should be directed to contact and 
begin dialogue with the Suffolk County Department of Health Services as early as possible. 
 
 
The proposed Senior Citizen Housing Overlay District when taken into account with the entire 
housing stock of the Town of East Hampton may provide for diversity of housing opportunities within 
the Town.  The senior citizen district’s contribution to the affordable housing stock is not elaborated 
upon by the petition.   
 
The proposed Senior Citizen Housing Overlay District in its site criteria does not list the exclusion 
from consideration properties containing prime agricultural soil.  A goal of the Town of East 
Hampton Comprehensive plan is the preservation of viable assemblages of agricultural land. 
The subject site for the change of zone petition contains 100% prime agricultural soils as listed in 
the Suffolk County Agriculture and Farmland Protection Plan.  Bridgehampton (BgA), Haven (HaA) 
and Riverhead (RdA) soils on site are soils that Suffolk County considers prime farm soils for the 
purpose of preservation efforts.  The conceptual site plan makes no consideration for this resource. 
  
The subject parcel is intended to be located on a “Major Arterial Road.”  This term does not agree 
with terms defined in the Town of East Hampton Code or with NYSDOT standard definitions.  The 
term should be standardized with the current official and formal terminology.   
 
The New York State Department of Transportation should be contacted as early as possible to 
discuss access issues to the state highway and any need for traffic analysis and impact mitigation. 
 
It is noted that the proposed development access to Bunker Hill Road is adjacent to the LIRR ROW. 
This access point should be moved further south to aid in line of site and any other conflicts 
associated with the grade crossing.  
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STAFF RECOMMENDATION 
 

Approval of the proposed Senior Citizen Housing Overlay District for the following reason: 
 
The subject property has frontage on NYS Rte. 27, Montauk Highway to the south and Bunker Hill 
Road (Town Road) to the east.  Predominant land uses within the area of the proposed action are 
senior citizens affordable attached housing (St. Michaels), a U.S. Post Office, retail grocery 
shopping, medical and professional offices, commercial business uses and single family residences. 
 Predominant zoning in the area includes Central Business (CB), Commercial-Industrial (CI), A 
Residence (with AHO), and A 3 Residence.  Some Neighborhood Business (NB) and Limited 
Business Overlay (LB) zoning also exits directly across either Bunker Hill Road or Montauk Highway. 
 
Comments: 
 
1. Consideration for affordable housing is not included in the proposed Senior Citizen Overlay 
District ordinance.  While it may be argued that the proposed Senior Citizen Housing Overlay District 
when taken into account with the entire housing stock of the Town of East Hampton may provide for 
diversity of housing opportunities within the Town.  However, the senior citizen district’s contribution 
to the affordable housing stock is not elaborated upon by the petition.  It is the belief of the staff that 
the SCO would be made stronger if the Districts contribution to the affordable housing goals of the 
town were outlined in light of the New York State Long Island Workforce Housing Act. 
 
2. No consideration of Prime Agricultural Soils in the Town is given.  The proposed Senior 
Citizen Housing Overlay District, in its site criteria section, does not list the exclusion from 
consideration properties containing prime agricultural soil.  A major thrust of the Town of East 
Hampton Comprehensive plan is the preservation of viable assemblages of agricultural land. 
 
 

Approval of the proposed Change of Zone for Putnam Amagansett Farm Holdings with the 
following Comments: 
 
Comments: 
 
1. Town of East Hampton should clarify as to the applicability of the New York State Long Island 
Workforce Housing Act to the proposed zone change conceptual “Master Plan”. 

 
2. The subject site for the change of zone petition contains 100% prime agricultural soils as listed in 
the Suffolk County Agriculture and Farmland Protection Plan.  Bridgehampton (BgA), Haven (HaA) 
and Riverhead (RdA) soils on site are soils that Suffolk County considers prime farm soils for the 
purpose of preservation efforts.  The conceptual Master (Site) Plan makes no consideration for 
conservation of this resource. 
 
3. The petitioner should be directed to contact and begin dialogue with the Suffolk County 
Department of Health Services as early as possible. Petition materials from the applicant to the 
Town of East Hampton and referred to the Suffolk County Planning Commission indicate that the 
envisioned community will be served by a “membrane bioreactor (MBR)” sewage treatment system 
which will result in no net increase in nitrogen loading to groundwater.”  This is advanced 
wastewater technology and should be reviewed by Suffolk County Department of Health Services 
and the Department of Public Works.  Early review by the Department of Health Services is 
warranted and the petitioner should be directed to contact and begin dialogue with the Suffolk 
County Department of Health Services as early as possible. 
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4. The petitioners should be encouraged to review the Suffolk County Planning Commission 
publication on Managing Stormwater-Natural Vegetation and Green Methodologies and incorporate 
into the proposal, where practical, design elements contained therein. 
 
5. The petitioners should be encouraged to review the Suffolk County Planning Commission 
Publication entitled Study of Man Made Ponds in Suffolk County and incorporate into the proposal, 
where practical, design elements contained therein. 
 
6. The petitioners should be encouraged to review the Suffolk County Planning Commission 
Guidebook particularly with respect to energy efficiency and incorporate where practical, elements 
contained therein applicable for residential components of the proposal. 
 
7. The applicant should review the Planning Commission guidelines particularly related to 
public safety and incorporate into the proposal, where practical, design elements contained therein. 
 
8. The applicant should review the Planning Commission guidelines particularly related to 
universal design and incorporate into the proposal, where practical, design elements contained 
therein. 
 
9. The New York State Department of Transportation should be contacted as early as possible 
to discuss access issues to the state highway and any need for traffic analysis and impact 
mitigation. 
 
10. The subject parcel is intended to be located on a “Major Arterial Road.”  This term does not 
agree with terms defined in the Town of East Hampton Code or with NYSDOT standard definitions.  
The term should be standardized with the current official and formal terminology.   
 
11. It is noted that the proposed development access to Bunker Hill Road is adjacent to the LIRR 
ROW.  This access point should be moved further south to aid in line of site and any other conflicts 
associated with the grade cross  
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