
                   

 
 

Central Pine Barrens Commission Meeting Agenda 
Wednesday, May 21, 2025 at 2:00 pm 

Riverhead Town Hall 
4 West 2nd Street, Riverhead, NY 11901 

 
 

1. Administrative and Public Comment 
a. Public Comment 
b. Minutes for Commission Meeting of 4/16/25 review (approve) 
c. Draft resolution to approve ATV purchase for Suffolk County Parks (Ms. Jakobsen) 
d. Draft resolution to approve purchase of ATV purchase for Suffolk County Sheriff’s Office 

(Ms. Jakobsen) 
e. Draft resolution to approve renewal of Prescribed Fire insurance policy (Ms. Jakobsen) 

 
2. Education and Science and Stewardship 

a. USGS-Commission five year water resources study presentation (Ms. Fisher, USGS scientist) 
 

3. Planning, Land Use and the Pine Barrens Credit Program 
 
Core Preservation Area and Compatible Growth Area 
 
a. PSEG-LI Request for Determination:  Replace three timber utility poles in the hamlets of 

Shoreham and Calverton / (Ms. Hargrave) 
 
Core Preservation Area 
 
b. Schiff Scout Reservation Camp Wauwepex / Wading River / 600-75-3-10.3 / request to 

replace eight lean-tos with five cabins on a 404.53 acre property with a conservation 
easement in the Credit Program / draft response (Mr. Tverdyy) 

 
Compatible Growth Area 
 
c. Brookhaven Town Board Referral: Crest Coram 7-11 Site Plan / State Route 25 and 

State Route 112 / 200-476-2-30, 32.1, 34.1 / change of zone from J6 Business and A1 
Residence to J5 Business for the development of a gas station and convenience store 2.11 
acres / draft response (Ms. Murphy) 

d. Starbucks at Middle Island CGA Hardship Waiver Application / 599 Middle Country 
Road, Middle Island / 200-402-2-2 / zone change and site plan for development of a drive-
through restaurant with an existing vacant bank building on 1.4 acres in the J4 Business 
zoning district / decision deadline 8/2/25 / schedule public hearing for 6/18/25 (Ms. Murphy) 

e. Verizon Wireless at Suffolk County STP / 2195 William Floyd Parkway, Ridge /  
200-242-1-1.2, 1.4 / development of a 120 foot tall wireless tower monopole with 12 external 
future carrier antennas and equipment compound on 10.59 acres with an existing sewage 
treatment plant in the A1 Residence zoning district / draft response (Ms. Hargrave) 
 

4. Public Hearing at 3:00 pm  
 

a. Homeland Towers Compelling Public Need Core Hardship Application / 2055 Flanders 
Road, Flanders / 900-170-1-41.1 / development of a 150 foot tall wireless tower for eight 
carrier antennas including Verizon, Dish Wireless and two future carriers and a 3,000 square 
foot equipment compound on a 6.18 acre project site with a junkyard in the CR 60 zoning 
district / decision deadline 7/16/25 or 8/20/25 (Ms. Hargrave) 
 

5. Public Comment 
 
6. Closed Advisory Session (if necessary) 
 

Next Commission Meeting, Wednesday, June 18, 2025 at 2:00 pm, Riverhead Town Hall 
For meeting information visit https://pb.state.ny.us/ 

 
 
 
 
 

Timothy C. Hubbard 
Member  

 
Maria Z. Moore 

Member 
 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
Fax (631) 288-1367 
www.pb.state.ny.us 

https://pb.state.ny.us/
http://www.pb.state.ny.us/
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1 
FINAL 4/16/2025 COMMISSION MEETING SUMMARY (DRAFT) 

Central Pine Barrens Commission Meeting Summary 
Wednesday, April 16, 2025 (Draft) 

Southampton Town Hall 
116 Hampton Road 

Southampton, NY 11968 
 

2:00 pm 
 
 
 

Commission members present: Ms. DiBrita (for Brookhaven), Ms. Juengst (for Suffolk County), 
Ms. Moore and Ms. Scherer (for Southampton), Mr. Hubbard and Mr. Charters (for Riverhead) 
 
Others present: Commission and other agency staff members included Ms. Jakobsen, Mr. 
Milazzo, Ms. Hargrave, Mr. Tverdyy, Ms. Murphy, Mr. Motz, Ms. Lawston, Mr. Hansen, Mr. Ward, 
Ms. Drew and Ms. Brown-Walton 
 
The meeting started with the pledge to the flag lead by Ms. Moore and Ms. Jakobsen noted with 
four Commission members present, there is a quorum. 

 
 

1. Administrative and Public Comment 
a. Public Comment   

Summary: No public comments were received 
 

b. Minutes for 03/19/25 
Summary: The motion was made by Ms. Moore and seconded by Ms. Juengst to 
adopt March 19, 2025 meeting minutes.  The motion was approved by 4:0 vote. 
 

c. Bond, Schoeneck & King, PLLC invoice for $8,051.48 
Summary: The motion was made by Mr. Hubbard and seconded by Ms. DiBrita to 
authorize payment of the Bond, Schoeneck & King, PLLC invoice.  The motion was 
approved by 4:0 vote. 

 
 
2. Education, Communications and Outreach, Science and Stewardship, NYWIMA 

a. Education, Communications and Outreach Division:  
Summary: Mr. Motz discussed highlights and updates on the Education and Outreach 
division’s activities covered in the previously distributed Education and Outreach division 
report.  
 

b. Science and Stewardship Division:  
Summary: Mr. Smith discussed highlights and updates on the Science and Stewardship 
division’s activities covered in the previously distributed Science and Stewardship division 
report. 
 

c. NYWIMA:  
Summary: Ms. Drew discussed the updates on the New York Wildfire Incident and 
Management Academy’s activities. 
 

d. Draft Resolution to hire Charles Hamilton to provide consulting services as Academy 
Coordinator  
Summary: The motion was made by Ms. Moore and seconded by Ms. DiBrita to 
approve the draft resolution and draft contract of the selection of consultant to 
provide services as Academy Coordinator for the New York Wildfire and Incident 
Management Academy.  The motion was approved by 4:0 vote. 

 

 
 
 
 
 

Timothy C. Hubbard 
Member  

 
Maria Z. Moore 

Member 
 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
www.pb.state.ny.us 

http://www.pb.state.ny.us/


                   

2 
FINAL 4/16/2025 COMMISSION MEETING SUMMARY (DRAFT) 

3. Planning, Land Use and the Pine Barrens Credit Program 
a. Compliance and Enforcement Division:  

Summary: Ms. Lawston discussed highlights and updates on the Compliance and 
Enforcement division’s activities covered in the previously distributed Compliance and 
Enforcement division report. 
 

b. Land Use Division:  
Summary: Ms. Hargrave discussed highlights and updates on the Land Use division’s 
activities covered in the previously distributed Land Use division report. 
 

c. Credit Program:  
Summary: Mr. Tverdyy discussed highlights and updates on the Credit Program’s activities 
covered in the previously distributed Credit Program division report. 
 

Core Preservation Area 
d. Letter of Interpretation Credit Appeal: John P. Meyer / Wagner Road, Yaphank  

/ 200-528-6-15  
Summary: Mr. Tverdyy discussed the applicant’s request to withdraw his credit appeal 
application. 
 
The motion was made by Ms. DiBrita and seconded by Ms. Juengst to approve the 
request to withdraw the credit appeal.  The motion was approved by 4:0 vote. 
 

e. Garafola Core Compelling Public Need Hardship Application / William Floyd Parkway, 
Ridge   / 200-294-4-11 / two-lot subdivision with an existing residence on 4.46 acres in 
the A2 Residence zoning district   
Summary: Ms. Murphy discussed the applicant’s request to withdraw the Hardship 
application. 
 
The motion was made by Ms. Juengst and seconded by Ms. DiBrita to approve the 
request to withdraw the Hardship application.  The motion was approved by 4:0 
vote. 
 

f. V&G Realty Core Preservation Area Hardship Application / Gerard Road, Yaphank  
/ 200-781-1-5 and15 / development of two-story single-family residence on 37,992 square 
feet in the A1 Residence zoning district  
Summary: The motion was made by Mr. Hubbard and seconded by Ms. Moore to 
schedule a public hearing for June 18, 2025.  The motion was approved by 4:0 vote. 
 

g. Trevor Galvez Request for Determination of Jurisdiction / 318 Yaphank Middle Island 
Road, Middle Island / 200-529-1-28.4 / construction of a 4,000 square foot structure to 
store antique vehicles on 3.86 acres with a single-family residence in the A5 Residence 
zoning district  
Summary: The motion was made by Ms. Juengst and seconded by Mr. Hubbard to 
approve sending the draft response for Trevor Galvez Request for Determination of 
Jurisdiction.  The motion was approved by 4:0 vote. 
 

Compatible Growth Area 
h. Brookhaven Sewage Treatment Plant Expansion CGA Hardship Waiver Application 

 / 60 Ramsay Road, Yaphank / 200-554-3-4.40 and 4.53 / expansion of an existing 
community scale STP on a 4.074 acre project site in the Light Industrial Zoning District 
Summary: The motion was made by Ms. Moore and seconded by Ms. Juengst to 
approve the decision on the Brookhaven Sewage Treatment Plant Expansion CGA 
Hardship Waiver Application.  The motion was approved by 4:0 vote. 
 



                   

3 
FINAL 4/16/2025 COMMISSION MEETING SUMMARY (DRAFT) 

i. Brookhaven Town Referral: Starbucks at Middle Island / 599 Middle Country Road, 
Middle Island / 200-402-2-2 / zone change and site plan for a drive-through restaurant 
with an existing vacant bank building on 1.4 acres in the J4 Business zoning district 
Summary: The motion was made by Ms. DiBrita and seconded by Mr. Hubbard to 
approve sending the draft response for Brookhaven Town Referral for Starbucks 
Middle Island.  The motion was approved by 4:0 vote. 
 

j. Southampton Town Referral: 80 Anchor Street Subdivision / Anchor Street, Flanders 
 / 900-142-2-22 / two-lot subdivision on 0.94 acre with a single-family residence in the  
R15 zoning district  
Summary: The motion was made by Ms. Juengst and seconded by Ms. DiBrita to 
approve sending the draft response for Southampton Town Referral for 80 Anchor 
Street Subdivision.  The motion was approved by 4:0 vote. 

 
k. Shawn Turner Request for Determination of Jurisdiction / 129 Calverton Court, Wading 

River / 600-115-1-10.49 / swimming pool for a single-family residence  
Summary: The motion was made by Ms. Moore and seconded by Ms. Juengst to 
approve sending the draft response for Shawn Turner Request for Determination 
of Jurisdiction.  The motion was approved by 4:0 vote. 
 

l. Venezia Square Development of Regional Significance / NYS Route 25A, Wading River  
/ 600-73-1-1.4; 1.16, 1.17, 1.18, 1.19 / development of 37,000 square feet of commercial 
uses on 6.3 acres in the Business CR zoning district / request for three month extension 
of decision  
Summary: The motion was made by Ms. DiBrita and seconded by Mr. Hubbard to 
approve extending the decision deadline to 7/16/25 for Venezia Square Development 
of Regional Significance.  The motion was approved by 4:0 vote. 

 
 

4. Public Hearing – Adjourned to May 21, 2025 
a. Homeland Towers Core Compelling Public Need Hardship Application /  

2055 Flanders Road, Flanders / 900-170-1-41.1 / development of a 150 foot tall wireless 
tower monopole and 3,000 square foot equipment compound on 6.7 acres with an 
existing junkyard in the CR 60 zoning district  
 
 

5. Public Comment 
Summary: No public comments were received 
 

 
6. Closed Advisory Session 

The motion was made by Ms. Juengst and seconded by Ms. Moore to close the public portion 
of the meeting and to move into an advisory session for the purpose of discussing enforcement 
matters and obtaining legal advice from Commission counsel. The Commission will not return 
to public session. The motion was approved by a 4:0 vote. 
 

 
The meeting was adjourned at approximately 3:30 pm.  

 
 
 
 
 
 
 
 
 
 



                   

4 
FINAL 4/16/2025 COMMISSION MEETING SUMMARY (DRAFT) 

Attachments (in order of discussion) 
 
1. Draft Commission meeting summary for March 19, 2025 
2. Final Commission meeting summary for March 19, 2025 
3. Bond, Schoeneck & King, PLLC invoice dated February 5, 2025 
4. Education Outreach and Communication Division update dated April 2025 
5. Science Stewardship Division update dated April 16, 2025 
6. New York Wildfire and Incident Management Academy update 
7. Draft resolution and attachments to approve the consultant selection to provide services as Academy 

Coordinator for the New York Wildfire and Incident Management Academy dated April 16, 2025 
8. Final resolution and attachments to approve the consultant selection to provide services as Academy 

Coordinator for the New York Wildfire and Incident Management Academy dated April 16, 2025 
9. Compliance and Enforcement Division update dated March – April 2024 
10. Land Use Division update dated April 16, 2025 
11. Credit Program update April 16, 2025 
12. Letter from client withdrawing the credit appeal dated March 24, 2025 
13. Letter and attachments from client regarding public need hardship application dated February 21, 2025 
14. Letter and attachments from client regarding V & G Realty core preservation area hardship application 

dated March 27, 2025 
15. Draft response and map regarding Trevor Galvez request for determination of jurisdiction dated April 

16, 2025; Letter and attachments from client dated March 3, 2025 
16. Final response regarding Trevor Galvez request for determination of jurisdiction dated April 16, 2025 
17. Draft response and attachments regarding Brookhaven sewage treatment plant expansion dated April 

16, 2025; Letter and attachments from client dated February 27, 2025 
18. Final response regarding Brookhaven sewage treatment plant expansion dated April 16, 2025 
19. Draft response and attachments regarding Brookhaven town referral: Starbucks at Middle Island dated 

April 16, 2025 
20. Final response regarding Brookhaven town referral: Starbucks at Middle Island dated April 16, 2025 
21. Draft response and attachments regarding Southampton town referral: 80 Anchor Street subdivision 

dated April 16, 2025 
22. Final response regarding Southampton town referral: 80 Anchor Street subdivision dated April 16, 

2025 
23. Draft response and attachments regarding Shawn Turner request for determination of jurisdiction 

dated April 16, 2025 
24. Final response regarding Shawn Turner request for determination of jurisdiction dated April 16, 2025 
25. Letter from client regarding Venezia Square DRS decision extension dated April 2, 2025 
26. Letter from client regarding Homeland Towers hearing adjournment dated March 25, 2025 

 
 
 

 
 
 



 
Central Pine Barrens Joint Planning and Policy Commission Meeting 

Wednesday, May 21, 2025 
Riverhead Town Hall 

4 West 2nd Street, Riverhead, NY 11901 
 

 
Draft Resolution for the Commission to Authorize the Purchase Of 

All-Terrain Vehicle for the Suffolk County Park Rangers 
Present: 

 for the New York State Governor  
 for the Suffolk County Executive  
 for Brookhaven Town Supervisor 
Mr. Hubbard, Riverhead Town Supervisor 
Ms. Moore, Southampton Town Supervisor 

 
 

Timothy C. Hubbard 
Member 

 
Maria Z. Moore 

Member 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 

 
 
 
 
 
 
 
 
 
 
 

Whereas, the Commission, pursuant to its 1995 Central Pine Barrens Comprehensive 
Land Use Plan, acknowledged the importance of developing an effective law enforcement 
program that would, through interagency coordination and cooperation, improve the 
enforcement of all relevant land use and natural resource laws within the Central Pine Barrens 
and which led the Commission to create the Law Enforcement Council; and 

Whereas, the Law Enforcement Council has created a multi-agency ATV Task Force 
that performs enforcement details to combat illegal all-terrain vehicle (ATV) use within and 
around the Central Pine Barrens region, along with enforcing other environmental and pertinent 
laws; and 

Whereas, the Law Enforcement Council ATV Task Force has been very effective over 
the years in reducing the occurrence of illegal ATV use and other environmental crimes in the 
Central Pine Barrens due to these details; and 

Whereas, several Law Enforcement Council member agencies currently possess and use 
for enforcement purposes ATVs that are in extensively worn condition and therefore in need of 
significant repair to remain operational and safe to use; and 

 
Whereas, the Law Enforcement Council unanimously approved the purchase of an ATV 

and 4 tires for the Suffolk County Park Rangers at the Council’s April 17, 2025 meeting and is 
requesting approval from the Commission to purchase the ATV and tires with funds from the 
Commission’s violation fund account; and 

Whereas, the Law Enforcement Council has obtained three (3) price quotes from 
vendors for the purchase of a 2025 Sportsman 570 All-Terrain Vehicle and 4 tires (2- tires 25X 
8-12 P373 and 2 tires 25X 10-12 P373) and shall select the vendor with the lowest price quote 
to purchase said ATV and tires for an amount not to exceed $9,800; and 

 
 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
Fax (631) 288-1367 
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Whereas, once purchased, ownership of the ATV and tires would be transferred to the 
Suffolk County Park Rangers to use for enforcement purposes; now therefore be it 

Resolved, the Commission hereby authorizes the purchase of one 2025 Sportsman 570 
All-Terrain Vehicle and 4 tires (2- tires 25X 8-12 P373 and 2 tires 25X 10-12 P373 using the 
monies available from the Central Pine Barrens violation fund for an amount not to exceed 
$9,800, for use by the Suffolk County Park Rangers for enforcement purposes.  
 
Motion by:  
Seconded by:  

Ayes:  
Nays: 
Abstentions:  

http://www.pb.state.ny.us/














 
Central Pine Barrens Joint Planning and Policy Commission Meeting 

Wednesday, May 21, 2025 
Riverhead Town Hall 

4 West 2nd Street, Riverhead, NY 11901 
 

 
Draft Resolution for the Commission to Authorize the Purchase Of 

All-Terrain Vehicle for the Suffolk County Sheriff’s Office 
Present: 

 for the New York State Governor  
 for the Suffolk County Executive  
 for Brookhaven Town Supervisor 
Mr. Hubbard, Riverhead Town Supervisor 
Ms. Moore, Southampton Town Supervisor 

 
 

Timothy C. Hubbard 
Member 

 
Maria Z. Moore 

Member 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 

 
 
 
 
 
 
 
 
 
 
 

Whereas, the Commission, pursuant to its 1995 Central Pine Barrens Comprehensive 
Land Use Plan, acknowledged the importance of developing an effective law enforcement 
program that would, through interagency coordination and cooperation, improve the 
enforcement of all relevant land use and natural resource laws within the Central Pine Barrens 
and which led the Commission to create the Law Enforcement Council; and 

Whereas, the Law Enforcement Council has created a multi-agency ATV Task Force 
that performs enforcement details to combat illegal all-terrain vehicle (ATV) use within and 
around the Central Pine Barrens region, along with enforcing other environmental and pertinent 
laws; and 

Whereas, the Law Enforcement Council ATV Task Force has been very effective over 
the years in reducing the occurrence of illegal ATV use and other environmental crimes in the 
Central Pine Barrens due to these details; and 

Whereas, several Law Enforcement Council member agencies currently possess and use 
for enforcement purposes ATVs that are in extensively worn condition and therefore in need of 
significant repair to remain operational and safe to use; and 

 
Whereas, the Law Enforcement Council unanimously approved the purchase of an ATV 

for the Suffolk County Sheriff’s Office at the Council’s April 17, 2025 meeting and is requesting 
approval from the Commission to purchase the ATV with funds from the Commission’s 
violation fund account; and 

Whereas, the Law Enforcement Council has obtained three (3) price quotes from 
vendors for the purchase of a 2025 Sportsman 570 All-Terrain Vehicle and shall select the 
vendor with the lowest price quote to purchase said ATV for an amount not to exceed $8,800; 
and 

 
 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
Fax (631) 288-1367 
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Whereas, once purchased, ownership of the ATV and tires would be transferred to the 
Suffolk County Sheriff’s Office to use for enforcement purposes; now therefore be it 

Resolved, the Commission hereby authorizes the purchase of one 2025 Sportsman 570 
All-Terrain Vehicle using the monies available from the Central Pine Barrens violation fund 
for an amount not to exceed $8,800, for use by the Suffolk County Sheriff’s Office for 
enforcement purposes.  
 
Motion by:  
Seconded by:  

Ayes:  
Nays: 
Abstentions:  

http://www.pb.state.ny.us/
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May 21, 2025 
 
Emily Hepding 
Senior Environment Science and Planning Analyst 
PSEG Long Island  
999 Stewart Avenue 
Bethpage, NY 11714 
email: Emily.hepding@pseg.com 
 
RE: PSEGLI Transmission Pole Replacements – Three Poles 
  Central Pine Barrens Compatible Growth Area and Core Preservation Area 
 
Dear Ms. Hepding: 
 
On April 11, 2025, the Central Pine Barrens Commission received materials on the 
referenced proposal. The submission included a letter, Figures 1 and 2 showing pole locations 
and photographs of poles in the hamlets of Calverton and Shoreham.  
 
The Proposed Action involves the replacement of three (3) timber utility poles in the Central 
Pine Barrens Compatible Growth Area and Core Preservation Area.  
 
Existing and new poles are timber and will range in height from 80 to 85 feet. The height of 
the poles will change no more than five feet above present height to a range of 85 to 90 feet 
and will not increase more than 6 inches in diameter. Poles will be replaced within five feet 
from their current locations.  
 
The poles are located in utility corridors or roadside right of ways. The referral material states 
no trees or shrubs will be removed. After disturbance, a natural seed meadow mix will be 
applied. The activity is part of the organization’s “regular maintenance program to ensure 
continued safe and reliable electric service,” according to the letter. 
 
As proposed, the activity appears to constitute “non-development” pursuant to New York 
State Environmental Conservation Law Article 57 Section 57-0107.13(ii) which states, 
“Work by any utility not involving substantial engineering redesign for the purpose of 
inspection, maintenance or renewal on established utility rights of way or the likes,”… No 
further review from this office is required. 
 
If the proposed activity changes, including the need to remove trees, please notify this office 
and forward the updated information for Commission review prior to implementation as the 
revised project may constitute development. 
 
It is encouraged that, where possible, the new pole heights remain within the heights of 
surrounding trees to maintain the overall character of the Central Pine Barrens.  
 
Thank you for your attention, and if you have any questions, please do not hesitate to contact 
me at (631) 218-1192. 
 
Sincerely, 
 
Julie Hargrave 
Pine Barrens Manager 
 
cc: Judith Jakobsen, Executive Director 
 John C. Milazzo, Counsel  

 
 
 
 
 

Timothy C. Hubbard 
Member  

 
Maria Z. Moore 

Member 
 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
Fax (631) 288-1367 
www.pb.state.ny.us 
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Emily Hepding 
Senior Environmental Science and Planning Analyst, PSEG Long Island 
 
999 Stewart Avenue 
Bethpage, New York 11714 
(516) 241-0721 
Emily.Hepding@pseg.com 

April 11, 2025 

Central Pine Barrens Joint Planning and Policy Commission 
c/o Ms. Julie Hargrave 
624 Old Riverhead Road 
Westhampton Beach, NY 11978 
 
RE:  PSEG Long Island Notification of Work 

LIRR and LIPA/Public Right-of-Way Transmission Pole Replacements - 2025 
Hamlet of Calverton Town of Riverhead, Suffolk County and Hamlets of Shoreham 
and East Shoreham, Town of Brookhaven, Suffolk County  

  
 
Dear Ms. Hargrave, 
 
PSEG Long Island, as agent for the Long Island Lighting Company d/b/a LIPA, a wholly owned 
subsidiary of the Long Island Power Authority, is providing notification to the Commission for 
project activities located within the Central Pine Barrens.  
 
Project activities within the Central Pine Barrens will include the replacement of three 
transmission poles (Pole #s 13.5, 79A, and SUB 5). These poles require replacement as part 
of a regular maintenance program to ensure continued safe and reliable electric service. As 
depicted on Figures 1 and 2, one of these poles are located within the Pine Barrens 
Compatible Growth Area and two of these poles are located within the Core Preservation Area.  
 
Pole replacement details are provided on Table 1. All existing poles will be replaced with new 
poles no more than 5 feet taller than the poles they are replacing, with pole diameter increases 
of less than 6 inches. Existing and replaced poles are composed of wood and there will be no 
changes to pole top configurations or infrastructure. Poles will be replaced within 
approximately 5 feet from their current locations. Photos of the existing pole locations are 
provided in Attachment 1.  
 
Limited vegetation removal and/or trimming will be required to access and complete 
replacment activities, as follows: 
 

 Pole #79A will require minor disturbance (an approximate 5 foot by 5 foot area) to low-
lying herbaceous vegetation. No trees will be removed or trimmed. No shrubs will be 
removed.  

 Pole #s SUB 5 and 13.5 will require clearing of low-lying herbaceous vegetation and 
shrubs, as well as minor tree trimming for vehicles and equipment to access the poles. 
Vegetation activities will occur along an approximate 5 foot by 15 foot area..  



Page 2 
 

 
All disturbed work areas will be reseeded with a native seed mix.  
 
Based on a review of ECL 57-0107 (13), the project would be classified as one or more of the 
following, and therefore, would not constitute development: 

(i) Public improvements undertaken for the health, safety, or welfare of the public. 
Such public improvements shall be consistent with the goals and objectives of this 
article, and shall include, but not be limited to, maintenance of an existing road or 
railroad track; 

(ii) work by any utility not involving substantial engineering redesign for the purpose of 
inspection, maintenance or renewal on established utility rights-of-way or the likes, 
and any work pertaining to water supply for the residents of Suffolk county; 

(vi) Work by a utility performed for the purpose of public health, safety, or welfare and 
consistent with the goals and objectives of this article. 

Please let us know if you require additional information or have additional questions regarding 
this work. 

Sincerely, 

 
Emily Hepding 
Lead Environmental Science and Planning Analyst  
 



 

 

 

 

 

Table 1 
 

Pole Replacement Details 
   



Ta
bl
e 
1

PS
EG

 L
on

g 
Is
la
nd

 

LI
RR

 a
nd

 L
IP
A/

Pu
bl
ic
 R
ig
ht
‐o
f‐W

ay
 T
ra
ns
m
is
si
on

 P
ol
e 
Re

pl
ac
em

en
ts
 ‐
 C
al
en

da
r Y

ea
r 2

02
5

Pi
ne

 B
ar
re
ns
 P
ol
e 
Re

pl
ac
em

en
t D

et
ai
ls

Po
le
 #

To
w
n

N
ea
re
st
 A
dd

re
ss

Ex
is
tin

g 
Po

le
 

H
ei
gh
t

(f
ee
t)

Ex
is
tin

g 
Po

le
 

M
at
er
ia
l

Re
pl
ac
em

en
t 

Po
le
 H
ei
gh
t

(f
ee
t)

Re
pl
ac
em

en
t 

Po
le
 M

at
er
ia
l

Pi
ne

 B
ar
re
ns
 A
re
a

79
A

Ca
lv
er
to
n

In
 R
O
W
 W

es
t o

f 7
09

‐2
01

 F
re
sh
 P
on

d 
Av

e,
 C
al
ve
rt
on

‐7
2.
79

22
1

40
.9
43

01
85

W
oo

d
90

W
oo

d
Co

m
pa
tib

le
 G
ro
w
th
 A
re
a

13
.5

Ea
st
 S
ho

re
ha
m

22
1 
N
 C
ou

nt
ry
 R
d,
 E
as
t S

ho
re
ha
m

‐7
2.
86

34
7

40
.9
56

94
80

W
oo

d
85

W
oo

d
Co

re
 P
re
se
rv
at
io
n 
Ar
ea

SU
B 
5

Sh
or
eh

am
1 
N
 C
ou

nt
ry
 R
d,
 E
as
t S

ho
re
ha
m

‐7
2.
87

97
1

40
.9
56

67
80

W
oo

d
85

W
oo

d
Co

re
 P
re
se
rv
at
io
n 
Ar
ea

La
tit
ud

e 
an

d 
Lo
ng
itu

de



So
ur

ce
: E

sr
i, 

M
ax

ar
, E

ar
th

st
ar

 G
eo

gr
ap

hi
cs

, a
nd

 th
e 

G
IS

 U
se

r C
om

m
un

ity

FIG
UR

E 
1

LIP
A/

PU
BL

IC
 R

OW
 TR

AN
SM

ISS
IO

N 
PO

LE
 R

EP
LA

CE
ME

NT
S 

PO
LE

 #7
9A

CE
NT

RA
L P

IN
E 

BA
RR

EN
S 

PO
LE

S
So

ur
ce

s:
 E

SR
I W

eb
 M

ap
 S

er
ve

r, 
20

24
; P

SE
G

 S
pr

ea
ds

he
et

 "n
on

-L
IR

R
 R

O
W

 T
ra

ns
m

is
si

on
 2

02
4 

Po
le

 C
on

tra
ct

or
 L

is
t-e

di
te

d 
by

 D
L 

2.
12

.2
4"

Po
le 

#7
9A

Ce
nt

ral
 Pi

ne
 B

ar
ren

s A
rea

C
or

e 
Pr

es
er

va
tio

n 
Ar

ea

C
om

pa
tib

le
 G

ro
w

th
 A

re
a

Le
ge

nd
LI

PA
/P

ub
lic

 R
O

W
 P

ol
e 

R
ep

la
ce

m
en

t
! (

! (



! (

! (
! (

So
ur

ce
: E

sr
i, 

M
ax

ar
, E

ar
th

st
ar

 G
eo

gr
ap

hi
cs

, a
nd

 th
e 

G
IS

 U
se

r C
om

m
un

ity

FIG
UR

E 
2

LIP
A/

PU
BL

IC
 R

OW
 TR

AN
SM

ISS
IO

N 
PO

LE
 R

EP
LA

CE
ME

NT
S 

PO
LE

 #S
 SU

B5
 &

 13
.5

CE
NT

RA
L P

IN
E 

BA
RR

EN
S 

PO
LE

S
So

ur
ce

s:
 E

SR
I W

eb
 M

ap
 S

er
ve

r, 
20

24
; P

SE
G

 S
pr

ea
ds

he
et

 "n
on

-L
IR

R
 R

O
W

 T
ra

ns
m

is
si

on
 2

02
4 

Po
le

 C
on

tra
ct

or
 L

is
t-e

di
te

d 
by

 D
L 

2.
12

.2
4"

Po
le 

#1
3.5

Po
le 

#S
UB

5

Ce
nt

ral
 Pi

ne
 B

ar
ren

s A
rea

C
or

e 
Pr

es
er

va
tio

n 
Ar

ea

C
om

pa
tib

le
 G

ro
w

th
 A

re
a

Le
ge

nd
LI

PA
/P

ub
lic

 R
O

W
 P

ol
e 

R
ep

la
ce

m
en

t
! (



 

 
 
 

 

Attachment 1 
 

Photos of Existing Poles 
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May 21, 2025 
 
James P. Rigano 
Rigano LLC 
538 Broadhollow Road, Suite 301 
Melville, New York 11747 
 
RE: Proposal to replace lean-tos with cabins  

Nassau County Council Boy Scouts of America Incorporated  
(Schiff Scout Reservation Camp Wauwepex) 
Wading River, Town of Riverhead, SCTM Number 600-75-3-10.3  
Central Pine Barrens Core Preservation Area  

 
Dear Mr. Rigano: 
 
On April 3, 2025, the Central Pine Barrens Commission received your request on the 
subject property (the Camp). The Camp is protected by a Conservation Easement (CE) 
granted to the Commission and recorded on December 23, 2008.  
 
Commission Staff performed an inspection of the Camp in accordance with this request on 
April 9, 2025. Staff also reviewed the Proposal, the CE and Reserved Rights outlined in the 
CE, the survey dated October 21, 2008, prepared by Young and Young, and the easement’s 
inventory of Structures in Schedule B. 
 
This letter provides an overview of Staff’s understanding of the proposed activity and the 
CE rights and restrictions. 
 
Existing Conditions 
 
The survey defines facilities that are included in this proposal. These include: 
 
• The size of each lean-to is 13 feet x 14 feet, or 182 square feet. 
• Eight lean-tos total 1,456 square feet. 
• Each lean-to contains four beds for a total of 32 beds in eight lean-tos. 
• Four lean-tos are located at the Tombstone Campsite. 
• Four lean-tos at the Pueblo Campsite have only concrete pads remaining. 
 
Proposal 
 
The Camp seeks to replace eight lean-tos with five cabins.  
 
• The Proposal is to build five cabins of two different sizes: Cabin A and Cabin B.  

o Cabin A is 14 feet x 20 feet, or 280 square feet. Two Cabin A total: 560 square feet. 
o Cabin B is 14 feet x 24 feet, or 336 square feet. Three Cabin B total: 1,008 square feet. 

• The total area of five cabins is 1,568 square feet, or a net increase of 112 square feet. 

 
 
 

 
 
 
 
 
 
 

Timothy C. Hubbard 
Member  

 
Maria Z. Moore 

Member 
 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

624 Old Riverhead 
Road 

Westhampton Beach, 
NY 11978 

 
Phone (631) 288-1079 
Fax (631) 288-1367 
www.pb.state.ny.us 
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• The Proposal seeks to increase the total number of beds from 32 to 40.  
• The location of changes of four structures from the Pueblo Campsite to the Tombstone 

Campsite.   
 
Conservation Easement 
 
The inventory of structures lists the area of each structure and its location. The structures listed in the 
inventory are identified in the survey. 
 
The CE provides those activities which may not occur on the Property and those that may and under 
specified conditions.  For example, Paragraph 1 of the Covenants states: 
 

There shall be no construction activity, alteration of vegetation or change in 
topography, no development as defined by ECL Section 57-0107(13) and no 
operations or uses not constituting development pursuant to ECL Section 57- 0 I 
07(13)(i-xv), unless otherwise expressly reserved herein. 

 
While Paragraph 4 of the Reserved Rights provides that the Scouts have:  
 

The right to maintain, modify or replace the facilities or structures existing on or in the 
Property as of the date first written above and shown on the survey entitled Survey for 
Schiff Scout Reservation Camp Wauwepex, Certified Survey with Photo Overlay, 
prepared by Young and Young, and last dated October 21, 2008 and as also described 
in Schedule B attached hereto and made a part hereof and associated with or necessary 
for the scouting activities provided such maintenance, modification or replacement 
does not increase the size of the facility or structure or relocate the footprint of the 
facility or structure or materially alter the Property's vegetation. Grantor may not 
modify or replace an existing facility or structure in a manner that increases the 
structure or facility's design sewage flow rate as defined by the Suffolk County 
Department of Health Services, (hereinafter "Design Sewage Flow") as the same may 
be modified from time to time. Notwithstanding, anything to the contrary, Grantor shall 
not modify or replace any existing facility or structure without giving Grantee thirty 
(30) days advanced written notice. 

 
Subject to the limitation contained in Paragraph 5 of the Reserved Rights section which states: 
 

The right to construct, maintain, modify, repair or replace the facilities or structures 
identified as "Future" structures as shown on the survey entitled Survey for Schiff Scout 
Reservation Camp Wauwepex, Certified Survey with Photo Overlay, prepared by 
Young and Young, and last dated October 21, 2008 provided the construction, 
maintenance, modification, repair or replacement of such structures does not increase 
the Design Sewage Flow of the Property beyond the Design Sewage Flow of the 
Property as the same existed on the day first written above. Notwithstanding, anything 
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to the contrary, Grantor shall not construct any facility or structure identified as 
"Future" structure without giving Grantee thirty (30) days advanced written notice. 

 
Summary 
 
The Proposal and Conservation Easement were reviewed. In summary, the Proposal seeks to: 
 

• Replace eight lean-tos with five cabins of two different sizes, increasing the area of structures 
112 square feet. 

• Increase the number of beds from 32 to 40.  
• Change the location of four structures from the Pueblo to the Tombstone Campsite. 

 
During the Camp inspection it was observed that four lean-tos in the Proposal are no longer present 
except for their concrete pads. Although the lean-tos are depicted in the survey, they were demolished 
prior to the date the CE was recorded.  
 
The Reserved Rights Section #5 allows lean-tos to be replaced in kind and in place. The Proposal is 
not consistent with the Easement provisions. It replaces lean-tos with cabins that are 1) larger in size 
thereby increasing the area of structures, 2) increases the number of beds, thereby changing the 
capacity of structures, 3) changes the type of structures and 4) changes the locations of structures.  
 
The Proposal is not consistent with the Reserved Rights outlined in the Conservation Easement and 
therefore it is prohibited. 
 
Please be reminded to avoid undertaking activity at the Camp that requires Commission review. 
Thank you for your attention and cooperation, and if you have any questions, contact me at 631-563-
0352. 
 
Sincerely, 
 
 
Jerry Tverdyy 
Senior Environmental Analyst 
 
cc: Judith Jakobsen, Executive Director, Central Pine Barrens Commission 
 John C. Milazzo, Counsel to the Commission 
 Chris Coscia, Scout Executive and CEO 



Central Pine Barrens Joint Planning & Policy Commission 

May 21, 2025 

Proposal to replace structures at                                                                                        

Nassau County Council Boy Scouts of America Incorporated (Camp Wauwepex) 

Suffolk County Tax Map Number 600-75-3-10.3 

 Wading River, Town of Riverhead 

List of documents submitted by Camp Wauwepex: 

A. Letter from James P. Rigano requesting replacement of structures (2 pages).

B. Photograph of the lean-to structure (1 page).

C. Rendering of the new cabins (3 pages).

D. Survey dated October 21, 2008, prepared by Young and Young, showing 
location of the new cabins (2 pages).

E. Pages 3 and 4 of the easement showing applicable Covenants and Reserve 
Right provisions (2 pages).

F. Summary table of structures in Schedule B of the easement (1 page).

Timothy C. Hubbard 
Member  

Maria Z. Moore 
Member 

Daniel J. Panico 
Member 

Edward P. Romaine 
Member 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 

Phone (631) 288-1079 
Fax (631) 288-1367 
www.pb.state.ny.us 

http://www.pb.state.ny.us/
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James P. Rigano 
JRigano@riganollc.com 

Melville, New York 11747 
tel: 631.756.5900 

www.riganollc.com 

 

 

 

 

March 18, 2025 
 
Mr. John Milazzo 
Counsel 
Central Pine Barrens Joint Planning & Policy Commission 
4060 Sunrise Highway 
Oakdale, New York 11769 
John.Milazzo@SCWA.com 

 
 

Re: Boy Scouts of America Riverhead Scout 
Reservation 

 
Dear John: 

 
The Boy Scouts would like to replace eight lean-to structures with five new cabins. The 

eight lean-to structures that would be replaced have a total square footage of 1568 square feet. 
Each of the eight lean-to structures are 196 square feet. 

 
The five cabins would also have a total square footage of 1568. Two of the cabins would 

be 14x20 for a total of 560 square feet and 3 cabins are 14x24 for a total square footage of 1008. 
 

Figure 1 which is attached shows the typical lean-to structure. Attached figure 2 shows a 
rendering of the cabins. 

 
The cabins would be located at the Tombstone campsite as shown in attached figure 3. 

Also as shown in attached figure 3, four lean-tos would be removed as part of this effort. Also 
at the Pueblo campsite, also shown in figure 3, four of the five lean-tos would not be replaced. 
As explained above, the square footage of the five cabins is equal to the square footage of the 
eight lean-tos at the Tombstone and Pueblo campsites. Figure 3 was taken from the survey of 
the Property. 

 
The five new cabins would not include any new sanitary systems, septic tanks or 

cesspools. The campers that would be utilizing these cabins would be using existing sanitary 
systems. 

mailto:JRigano@riganollc.com
http://www.riganollc.com/
mailto:John.Milazzo@SCWA.com
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There is not expected to be any increase in the number of campers or the population 
utilizing the camp or these campsites resulting from the five new cabins. No trees or other 
vegetation would be removed as part of this effort regarding the five cabins. 

 
Attachment 4 is the executed Easement from 2008 for the camp. On page 4, paragraph 4, 

the easement provides as a Reserved Right, “The right to … modify or replace the facilities or 
structures existing on or in the Property…provided such…modification or replacement does not 
increase the size of the facility or structure or relocate the footprint of the structure or materially 
alter the Property’s vegetation.” 

 
The Theodore Roosevelt Council of Boy Scouts would like to proceed with this matter 

and requested that I provide the details set forth above to the Commission staff. I believe we can 
proceed without further Commission approval but I wanted to inquire as to whether Commission 
staff has any concerns regarding this matter. 

 
Very truly yours, 

 
James P. Rigano 

James P. Rigano 
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retained by the Grantor, and to enter upon the Property at all reasonable times but 
solely for the purpose of inspection in order to enforce and assure compliance 
with the terms and conditions herein contained. Grantee, its agents, employees or 
other representatives, agree to give Grantor reasonable advance notice of its 
intention to enter and inspect the Property, and further such entrance and 
inspection shall be in a reasonable manner and at reasonable times. Furthermore, 
Grantor shall provide any third party with enforcement rights, or its agents, 
representatives or employees, access to cross other lands retained by Grantor, and 
permission to enter upon the Property, upon receipt of advance notice of such 
third party's intention to enter and inspect. Such entrance and inspection shall be 
in a reasonable manner and at reasonable times. 

Covenants 

In furtherance of the foregoing affirmative rights, the Grantor makes the following 
covenants, on behalf of it, its successors, and assigns, lessees, personal representatives and other 
successors in interest, which covenants shall run with and bind the Property in perpetuity: 

1. There shall be no construction activity, alteration of vegetation or change in
topography, no development as defined by ECL Section 57-0107(13) and no
operations or uses not constituting development pursuant to ECL Section 57-
0 I 07(13)(i-xv), unless otherwise expressly reserved herein.

2. There shall be no storing, dumping, discharging or placing of any
substance in or on the Property in contravention of any applicable federal,
state or local law or ordinance.

Reserved Rights 

NEVERTHELESS, and notwithstanding any of the foregoing provisions to the contrary 
and as expressly limited herein, the Grantor reserves for itself, its successors and assigns the 
following reserved rights in addition to all those rights previously retained, reserved and defined 
herein, which may be exercised without written notice to the Grantee. 

I. The right of exclusive possession of the Property.

2. The right to use the Property for passive recreational activities such as, but not
limited to, hunting, fishing, camping, hiking and activities associated therewith so
long as such activities conform to local zoning regulations and do not constitute
development as defined in ECL Section 57-0107(13) and do not involve material
alteration of native vegetation, involve construction or does not have the potential
to result in the increased generation sewage or involve construction.

3 
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May 21, 2025 
 
Town of Brookhaven 
Office of the Town Clerk 
Kevin J. Lavalle 
One Independence Hill 
Farmingville, NY 11738 
 
RE: Crest Coram 7-11 

396 Middle Country Road, Coram, Town of Brookhaven 
  SCTM Numbers 200-476-30, 32.1, 34.1  
  Compatible Growth Area of the Central Pine Barrens 
 
Dear Mr. Lavalle: 
 
On May 1, 2025, the Central Pine Barrens Commission received a referral of the 
subject proposal. The project site is in the Compatible Growth Area (CGA) of the 
Central Pine Barrens. 
 
Existing Conditions and the Proposed Project 
 
The project site is comprised of three separate parcels totaling 2.11 acres and is located 
on the south side of the Middle Country Road-Route 112 intersection in Coram. Two 
parcels (200-476-2-32.1 and -34.1) are in the J Business 6 zoning district, whereas the 
third parcel (200-476-2-30) is in the A Residence 1 zoning district.  
 
The applicant categorizes the project site as 1.35 acres of forested habitat with 0.05 
acres of state and federal wetlands. Impervious and landscaped surfaces total 0.79 
acres.  
 
The proposal consists of a change of zone to J Business 5 with Special Permits for a 
2,999 square foot convenience store, parking lot, and vehicle fueling station. The Site 
Plan, prepared by Stonefield Engineering & Design dated October 7, 2024, illustrates 
the building, gas station, and parking lot layout. 
 
The applicant also seeks relief from covenants recorded on January 25, 2023 in 
connection with a previously proposed Special Permit project for a major restaurant 
and drive-through. The Commission provided comments on March 12, 2020 and 
December 21, 2022 regarding the previous project’s conformance with the standards 
in the Central Pine Barrens Comprehensive Land Use Plan (the Plan).  
 
Central Pine Barrens Status 
 
The proposal constitutes development activity, pursuant to New York State 
Environmental Conservation Law Article 57 Section 57-0107(13). Therefore, it must 
conform with the standards of the Central Pine Barrens Comprehensive Land Use Plan 
(the Plan), as implemented by the Brookhaven Town Code. If it does not conform to 
one or more standards, and the project is not revised to conform, then a hardship 
waiver application must be submitted, subject to Commission review and decision. 
 
Comments on the Project 
 

 
 
 

Timothy C. Hubbard 
Member  

 
Maria Z. Moore 

Member 
 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 

 
624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
Fax (631) 288-1367 

https://pb.state.ny.us/ 
 

https://pb.state.ny.us/
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As per your request for comments, the following items relate to review of the project’s consistency 
with the Plan and the goals and objectives of the Long Island Pine Barrens Protection Act (the Act). 
The applicant must demonstrate conformance with the standards that became effective on July 19, 
2024 prior to development on the project site. 
 
Standard 5.3.3.1.1 Suffolk County Sanitary Code Article 6 compliance  
 
The project is subject to conformance with Article 6 of the Suffolk County Sanitary Code and shall 
meet the applicable requirements of the Suffolk County Department of Health Services.  
 
Standard 5.3.3.1.4 Commercial and industrial compliance with the Suffolk County Sanitary 
Code  
 
If materials stored on site or activities related to the proposed commercial/industrial use require 
conformance with the Suffolk County Sanitary Code, ensure conformance and employ protection 
measures to preserve groundwater quality and the ecological resources of the Central Pine Barrens. 
 
Standard 5.3.3.4.1 Nondisturbance buffers and Standard 5.3.3.4.2 Buffer delineations, 
covenants and conservation easements 
 

• Part of a 7.8 acre state regulated freshwater wetland identified as P-16 is within the 
boundaries of the project site. The project is subject to conformance with state and town 
wetland protection regulations and shall coordinate with and meet the applicable 
requirements of the Town of Brookhaven and New York State Department of 
Environmental Conservation.  
 

• The NYSDEC regulated freshwater wetland habitat and adjacent non-disturbance wetland 
buffers should be delineated, staked and protected prior to the commencement of 
construction. These limits should be inspected before and after construction. Consideration 
should be given to installing minimal but protective fencing to establish and delineate the 
open space area, avoid encroachments, and alert individuals on site that the area is protected 
and remains natural habitat. 
 

• Clearing limits should be delineated and inspected prior to clearing to protect wetland 
habitat and the remaining natural area. 
 

• Prior to disturbance, open space and buffer areas should be protected with covenants and/or 
conservation easements recorded in the Office of the Suffolk County Clerk. Protected areas 
should be identified in the final site plan. 

 
Standard 5.3.3.6.1 Vegetation clearance limits and Standard 5.3.3.6.2 Open space standard 
requirement, unfragmented open space and habitat  
 

• The project must demonstrate conformance with these standards. Standard 5.3.3.6.1.2 
states “Development project sites which consist of parcel(s) that are split among two or 
more zoning categories shall have a total clearing allowance for the entire site which is the 
sum of the individual clearances for each separately zoned portion of the site.” Refer to 
Figure 5-1: Clearance and Open Space Standards in Chapter 5 of the Plan for requirements. 

 
• Please have the applicant provide the amount of project site area in both zoning districts as 

each area is subject to a different clearing limit. Revise the site plan to reflect the existing 
and proposed clearing amounts, and the existing and proposed amount of natural areas. 
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Delineate the open space boundary lines and include the calculation of open space areas to 
demonstrate conformance with Standard 5.3.3.6.2.  
 

• Prioritize the use of existing cleared areas on the western and northern boundaries for 
development and retain existing native vegetation as open space. Clustering development 
to the roadfront edge of the project site will allow for contiguous open space toward the 
southern portion of the project site, which is encompassed by 5.49 acres of open space 
owned by CV Village at Coram, LLC. 

 
• If unable to demonstrate conformance with the clearing limit or open space requirement, 

please have the applicant revise plans to conform or apply for a CGA Hardship to permit 
non-conforming development.  

 
• Protect open space through the recording of conservation easements or covenants and 

require recording prior to site disturbance. 
 
Standard 5.3.3.5.1 Stormwater recharge 
 
A Stormwater Pollution Prevention Plan must be submitted, reviewed and approved by the Town 
Engineer prior to site disturbance for the project 
 
Standard 5.3.3.6.3 Fertilizer-dependent vegetation limit and Standard 5.3.3.6.4 Native 
Plantings 
 

• The project must demonstrate conformance with these standards. Fertilizer-dependent 
vegetation is limited to a maximum of 15% over the project site. The limit protects 
ecosystems, water resources and minimizes pollution in stormwater runoff.  
 

• The current site plan states 70.6% of the site will be landscaped. Have the applicant provide 
landscape details and confirm conformance with the land use standard. Details should 
include the proposed list of plants, planting specifications including quantities, size, species 
and sources of plant material. Require native tree species and shrubs to support pine barrens 
ecological communities.  

 
Standard 5.3.3.7.1 Special species and ecological communities 
 

• The project must demonstrate conformance with this Standard. The project site is wooded 
with natural pine barrens vegetation. The natural pine barrens ecological communities, 
plant and wildlife habitats should be protected to the maximum extent. 
 

• Coordinate the application with the New York State Department of Environmental 
Conservation to demonstrate conformance with the protection of listed species and their 
habitats including the Federal and State-listed Threatened species, Northern Long-eared 
Bat (NLEB). The conversion of habitat or land use from natural and undeveloped to 
developed impacts the habitat of NLEB. Clearing may only occur from December through 
February of a given year. 

 
Other Comments 
 

• Consider impacts to traffic with the location of this land use at the intersection of two 
principal arterial roads as defined by the New York State Department of Transportation 
Functional Class Viewer. 
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• Consider the increase in density of similar land uses in this location. The proposed land use 
is in direct proximity to other fueling stations on the south side of Middle Country Road 
serving east-bound traffic. Two gas stations with convenience stores within the CGA are 
roughly 350 feet and 630 feet away from the project site. Just beyond the CGA boundary, 
another gas station with convenience store is about 1.5 miles south of the project site on 
the west side of Route 112, and an existing 7-Eleven is roughly 1,100 feet north of the 
project site on the east side Route 112.  
 

• Where fencing is proposed to protect open space, utilize a split rail fence between the 
development and open space to allow for the unrestricted movement of wildlife.  
 

• Confirm the completion of the SEQR process for this project.  
 

The proposal must conform to all other involved agency jurisdictions and permit requirements in 
effect on the project site. Thank you for your attention, and if you have any questions, please do 
not hesitate to contact me at (631) 563-0307. 
 
Sincerely, 
 
 
Tara Murphy 
Environmental Planner 
 
cc: Judy Jakobsen, Executive Director, CPBJPPC 

Julie Hargrave, Policy and Planning Manager, CPBJPPC 
 John C. Milazzo, Counsel, CPBJPPC 
 Michael Albano, Town of Brookhaven 
 Crest Coram LLC, Applicant 



Planning, Environment and Land Management 
James M. Tullo, Commissioner 

One Independence Hill • Farmingville • NY  11738 • Phone (631) 451-6400  
www.brookhavenny.gov 

 

 

 

 

Town of Brookhaven 
Long Island 

Daniel J. Panico, Supervisor 

 

 
DATE:  May 1, 2025 
  
TO: Division of Engineering 

Division of Environmental Protection 
Division of Fire Prevention 
New York State, Department of Transportation  
Suffolk County, Department of Health Services 
Suffolk County Water Authority 
New York State, Department of Environmental Conservation 
Pine Barrens Commission 

  
FROM: Michael Albano  

Planning Division 
  
RE:  Town Board Application: Crest Coram 7-11, Log # 2024-018-CZ 
  Change of Zone from J6, A1 to J5 
  S/s Middle Country Rd., S/W corner of Middle Country Rd & NYS Route 112, Coram 
  Suffolk County Tax Map #:  0200 47600 0200 030000, 032001 & 034001 2.11acres. 
 
 
Attached is a copy of a new application this office has received. For your review and consideration, please 
find enclosed a copy of the project application materials. 
 
Please reply within 30 days of the date of this mailing.  Also, kindly forward any findings or concerns you may have 
regarding this proposal, particularly with respect to your areas of expertise and jurisdiction, which would enhance 
the utilization of this site or provide additional protection to the community.   
 
All correspondence should be forwarded to The Office of the Town Clerk for distribution to lead agency: 
 

Town of Brookhaven 
OFFICE OF THE TOWN CLERK 

Kevin J. Lavalle 
One Independence Hill 
Farmingville, NY 11738 

 
Thank you for your continued cooperation. If you have any questions or need any further information, please 
contact this Division.  
 
cc:  Kevin J. Lavalle,  Town Clerk  
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1.0 DESCRIPTION OF THE PROPOSED PROJECT 
 
1.1 Introduction 
  
This document has been prepared by Nelson, Pope & Voorhis, LLC (NPV) in support of an 
application before the Central Pine Barrens Joint Planning and Policy Commission (CPBC or 
Commission) for a Hardship Exemption for a development within the Compatible Growth Area 
(CGA) of the Central Pine Barrens.  This document is intended to provide the required 
information documenting how the proposed exemption satisfies requirements for approval of the 
application, pursuant to New York State Environmental Conservation Law (NYSECL) Article 57-
0123(3)(b).  This document provides a description of the features of the proposal that justify the 
requested exemption, based upon the characteristics of the site, evaluation of the proposed 
project and the standards in connection with Town Law Section 267-b, and the mitigation 
measures that will be employed.  
 
The subject property includes a 1.44-acre property located at 599 Middle Country Road in the 
Hamlet of Middle Island, Town of Brookhaven, Suffolk County, New York (see Figure 1).  The 
subject property is more particularly described as Suffolk County Tax Map #0200-402-02-002.  
The entirety of the subject property is situated within the CGA of the Central Pine Barrens, in 
which limited, environmentally-compatible development is permitted pursuant to the Central 
Pine Barrens Comprehensive Land Use Plan (CLUP).   
 
Appendix A contains an affidavit prepared by the property owner authorizing Charles J. 
Voorhis, CEP, AICP (NPV Principal) to make this Hardship application on their behalf.  A Part 1 
Environmental Assessment Form (EAF) has been prepared for the proposed project, and is 
presented in Appendix B. 
 
1.2 Site History and Characteristics 
 
The eastern portion of the subject property appeared to be cleared agricultural land and the 
western portion of the subject property appeared to contain a residence in publicly available 
historical aerial photographs from 1961-1966 (Appendix C).  The subject property has been 
developed with the existing commercial drive-thru banking facility since at least 1978, prior to 
the adoption of the CLUP. The property has formerly been occupied by LI Savings Bank, Astoria 
Bank, Sterling Bank, and most recently, Webster Bank which closed in 2019.  The subject site is 
nearly completely developed with the existing bank building and associated parking, 
landscaping and related improvements.  There are narrow fringes of vegetation on the west 
and north sides of the subject site.  There is non-native landscaping in limited locations within 
the parking area and south and east of the building where there are sidewalks, the sanitary 
system and utilities (see Figure 2). 
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1.3 Description of the Proposed Project 
 
The proposed project involves a change of zone from J Business 4 (Professional and Business 
Offices) to J Business 5 (J-5; High Intensity Business) in order to enable the future conversion of 
the existing drive-thru bank building into a Starbucks restaurant with a drive-thru.  Access 
points to the commercial property will remain unchanged from the current configuration. The 
site will continue to be accessed from two points along the shared access driveway along the 
eastern property boundary including a two lane, one-way access to the drive-thru in the 
northeast corner of the subject property, and a two-way access to the paved parking lot area in 
the northern portion of the subject property.  A two lane exit point will remain in the southwest 
corner of the subject property for access to Middle Country Road from the drive-thru.  The site 
plan for the proposed project is provided as Attachment 1. 
 
The proposed action involves the physical ground disturbance of only 0.26 acres of the 1.44-
acre property, primarily for the restoration of ±1,840 square feet (SF) of the site by converting 
driveway areas along the western boundary to non-fertilized/non-irrigated native vegetation.  
This restoration will restore the western portion of the site contiguous to existing wooded areas 
to a more natural condition thus expanding contiguous natural vegetation.  Additionally, 
approximately 3,000 SF of the existing maintained lawn area in the southern portion of the 
subject property will be converted to non-fertilized/non-irrigated native vegetation. 
 
All wastewater generated onsite will be treated and recharged into the ground using facilities 
that conform to Suffolk County Sanitary Code Article 6 requirements.  The existing onsite 
conventional septic system will be replaced with a new Innovative/Alternative Onsite 
Wastewater Treatment System (I/A OWTS). All stormwater runoff generated on developed 
project surfaces will be captured on-site and recharged into the ground through the existing on-
site drainage system.  The proposed reduction of impervious surfaces will result in decreased 
stormwater runoff and improved stormwater recharge on the subject property. 
 
The subject parcel was zoned J Business 4 in 1995, when the CPB CLUP was adopted.  In 
conformance with the allowable site clearance standards listed in Figure 5-1 of the CLUP, the 
overall maximum allowed site clearance for the proposed action site is 60%, or 0.864 acres 
(conversely, a minimum of 40% of the site, or 0.576 acres, would have to be preserved as 
natural).  The subject property has been developed with the existing building since at least 
1980, prior to the adoption of the CLUP, and is over-cleared in its existing condition.  Currently, 
approximately 86% of the site is cleared (including impervious and maintained landscaped 
areas) and approximately 14% of the site consists of natural vegetation.  The proposed action 
represents an improvement upon the existing condition with a reduction in clearing from 
approximately 86% to approximately 78% and an increase in natural areas from approximately 
14% to 22%. In addition, the area of fertilized vegetation will be reduced from **% to **% 
allowing the existing developed site to comply with Standard 5.3.3.6.3.  The proposed site 
coverages include 1.13 acres of cleared land (impervious and maintained landscaping in existing 
areas) and 0.31 acres of natural land, including areas to be restored with native vegetation. As a 
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2.0 TOWN LAW SECTION 267-B CRITERIA 
 
The Applicant seeks an exemption based upon a demonstration of hardship for development in 
the CGA.  In making such a finding, the commission shall consider the criteria for a use variance 
pursuant to section two hundred sixty-seven-b of NYS Town law.  These criteria are as follows: 

(1) the applicant cannot realize a reasonable return, provided that lack of return is 
substantial as demonstrated by competent financial evidence;  

(2) that the alleged hardship relating to the property in question is unique, and does not 
apply to a substantial portion of the district or neighborhood;  

(3) that the requested use variance, if granted, will not alter the essential character of the 
neighborhood; and  

(4) that the alleged hardship has not been self-created. 
 

A demonstration supporting the above factors is outlined below. 

(1) the applicant cannot realize a reasonable return, provided that lack of return is substantial 
as demonstrated by competent financial evidence;  
 
The commercial drive-thru bank has been vacant since 2019 and unable to secure a tenant 
to operate the facility and realize a reasonable return.  The prolonged vacancy, which 
indicates a lack of demand for its existing use, has resulted in the property owner being 
unable to realize a reasonable return on their investment.  The facility is not profitable 
under its present zoning and therefore a Town change of zone is sought to allow the 
proposed use.  The site is privately-owned and subject to real estate taxes.  The lack of 
income from the property that would be facilitated by an occupant/operator of a 
commercial use is a significant economic hardship to the property owner. Current real 
estate taxes are $***, attesting to the annually accruing hardship of having the site 
unoccupied. 
 
The placement of the property in the CGA following the full development of the property in 
its current configuration is a hardship that prohibits the property owner from being able to 
initiate a use on the subject property that would be profitable.  The current owner sought 
to market the property for banking purposes. However, three brokerage groups were 
unsuccessful in securing a banking branch willing to lease the location. This was attributed 
to the downsizing of bank branches and the decreased demand for large bank formats.  The 
proposed project will improve site conditions by removal of pavement on the west side of 
the site to expand contiguous natural open space with adjoining lands, and reducing 
maintained landscaped lawn area with native non-maintained vegetation. 
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(2) that the alleged hardship relating to the property in question is unique, and does not apply 
to a substantial portion of the district or neighborhood; 
 
The subject property is unique as it is a developed commercially-zoned property with a 
drive-thru window situated within the CGA, which was developed prior to the adoption of 
the CLUP.  The building is vacant and has not been in use since 2019.  The placement of the 
property in the CGA prevents the subject property from being utilized as a profitable 
commercial business that is consistent with the changing consumer needs of the 
surrounding community. The presence of the existing commercial building, parking area and 
drive-thru infrastructure would allow the property to function as a profitable business with 
very minimal modifications to the existing property.  Proposed changes would remove 
pavement on the west side of the site to expand contiguous natural open space with 
adjoining lands, and would reduce maintained lawn area and replace it with native 
vegetation that does not require maintenance such that compliance with Standard 
5.3.3.6.3.  The site will also be improved with an I/A OWTS installation which will reduce 
nitrogen concentrations in recharge to groundwater. 
 
The unique conditions applicable to this site are as summarized as follows: 

 
· The site is almost completely developed and was developed in its current form prior 

to the CLUP. 
· The CLUP placed this developed site within the CGA of the Central Pine Barrens. 
· The existing bank building is not viable for tenancy by a bank due to changing 

market conditions. 
· The project site can be improved in terms of natural vegetation to more closely 

conform with Standard 5.3.3.6.1. 
· The project site can be improved to comply with Standard 5.3.3.6.3. 
· The project site will be improved with an I/A OWTS installation to reduce 

groundwater impacts. 
 

(3) that the requested use variance, if granted, will not alter the essential character of the 
neighborhood;  
 
Under the proposed action, the use of the subject property will remain commercial in 
nature.  The primary function of the property as a drive-thru establishment will remain 
unchanged.  The operational structure of a drive-thru ensures that vehicular traffic patterns 
and customer flow will be consistent with the existing use, minimizing and significant 
changes to the surrounding area.  

The physical characteristics of the site will remain essentially unchanged, with the exception 
of the conversion of an area of impervious pavement and an area of maintained lawn to 
native vegetation, contiguous to the wooded vegetation to the west and the roadway, 



599 Middle Country Road 
CGA Hardship Application 

 
 

Page 1-6 

respectively.  Consequently, there is no negative alteration of the essential character of the 
neighborhood and any change is positive and beneficial in terms of reducing pavement that 
faces Middle Country Road, with establishment of natural vegetation along a small 
additional portion of road frontage. 

The surrounding community was engaged in discussions regarding how the property could 
optimally address their needs. Concerns were raised about the current condition of the 
building and its effects on the neighborhood. The community expressed support for the 
decision to convert the property from its prior use to a restaurant that would contribute 
positively to the local area. 
 

(4) that the alleged hardship has not been self-created. 
 
The subject property was developed for commercial use prior to the adoption of the CLUP 
and the placement of the subject property into the CGA, greatly limits the property’s 
potential for adaptation driven by consumer needs.  The current and previous property 
owners have been unable to secure a tenant for the existing commercial bank facility, and is 
proposing to change the use with minimal disturbance to the subject property and an 
improvement upon the natural condition of the subject property.  The condition of the 
subject property aligns with the trends observed in banking properties within the 
surrounding area, attributable to shifts in consumer preferences and market conditions. 
Additionally, there are two other banks along the same road that have also remained 
vacant for an extended period. 
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result, the proposed project requires an exemption from Standard 5.3.3.6.1 Vegetation 
Clearance Limits, to be reviewed and decided upon by the CPBC, which has jurisdiction over this 
request under NYS ECL Article 57 and the CLUP.  There are unique circumstances associated 
with this lot that warrant the requested exemption.  
 
Table 1 below details the types of surface coverages of the site, in its existing condition and 
after completion of the proposed project.  
 

Table 1 
SITE COVERAGES 

Existing Conditions & Proposed Project 
 

Coverage Type Existing Conditions 
(Acres) 

Proposed Project 
(Acres) 

Difference 
(Acres) 

Impervious  
(roads, buildings, and other paved 

surfaces) 

0.96 0.91 -0.05 

Landscaped (maintained) 0.28 0.22 -0.06 
Wooded/Natural 0.20 0.31 +0.11 

Total 1.44 1.44  
 
No wetlands or surface waters are located on or adjacent to the subject site, and the subject 
property does not contain slopes over 10 percent.   
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May 21, 2025 
 
Eric Helman, Esq. 
Amato Law Group 
666 Old Country Road, 9th Floor 
Garden City, NY 11530 
 
Re:  Verizon Wireless at Suffolk County STP Property 
  2195 William Floyd Parkway, Ridge 

SCTM # 200-242-1-1.2 and 1.4 
  Compatible Growth Area of the Central Pine Barrens 
 
Dear Mr. Helman: 
 
On March 20, 2025, the Central Pine Barrens Commission office received material 
for Commission review on the referenced proposal. The project site is in the Central 
Pine Barrens Compatible Growth Area. 
 
Prior submissions to the Commission were made on a cell tower project that the 
Commission provided comments in letters dated February 19, 2020 and April 22, 
2020. The project was never built. 
 
Existing Conditions 
The project site consists of two tax parcels totaling 10.59 acres that are owned by 
Suffolk County. The property is in the A1 Residence Zoning District. It is located on 
the west side of William Floyd Parkway, north of Whiskey Road, in Ridge, in the 
Compatible Growth Area of the Central Pine Barrens.  
 
The property contains Suffolk County Sewer District #20 Sewage Treatment Plant 
(STP). The facility is depicted in the survey dated October 22, 2014, last revised May 
15, 2020, prepared by Carman-Dunne, P.C. Approximately 52% of the site is cleared 
and 48% is naturally vegetated. 
 
Project Description 
 
The proposed project is to develop a 120-foot tall monopole and leased equipment 
compound. Other items in the project have increased in size since the 2020 proposal, 
including: 

 
• the fenced equipment compound from 1,200 square feet to 1,650 square feet  
• the concrete pad supporting the equipment cabinets and emergency generator 

from 120 square feet to 200 square feet  
• the concrete pad supporting the propane tank within the compound from 18 

square feet to 40 square feet 
• the amount of propane storage from two, 120 gallon tanks totaling 240 gallons to 

one, 500 gallon propane tank 
• removal of three trees (no tree removal in 2020 proposal) 

 
 
 
 
 

Timothy C. Hubbard 
Member  

 
Maria Z. Moore 

Member 
 

Daniel J. Panico 
Member 

 
Edward P. Romaine 

Member 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

624 Old Riverhead Road 
Westhampton Beach, NY 

11978 
 

Phone (631) 288-1079 
Fax (631) 288-1367 
www.pb.state.ny.us 
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• Installation of 14 bollards (no bollards in 2020 proposal) 
 
Central Pine Barrens Status 
 
The proposal appears to constitute development activity pursuant to New York State 
Environmental Conservation Law (ECL) Article 57. Therefore, the proposal must conform to the 
standards for land use in Chapter 5 of the Central Pine Barrens Comprehensive Land Use Plan 
(the Plan). If the project does not conform, the application may be revised to conform or the 
applicant must apply for a CGA Hardship Waiver from the Commission, subject to review and 
decision.  
 

• Vegetation Clearing: 
o Please confirm the clearing limits are applied to the whole project site, not just the 

area occupied by the project.  
o Provide clearing data under existing conditions and the final amounts with the 

project including cleared and natural areas. 
o Confirm the project conforms with the A1 Residence zoning district limit of 53% 

limit, not the public corporation limit of 60%. 
 

• The project site may be over cleared; more information is needed. In that case, no 
clearing may occur absent a hardship. Avoid cutting the three trees on the fence line. The 
trees are outside of the area of disturbance. Consider revising the project to utilize cleared 
areas such as shifting the fence to utilize a cleared area and avoid cutting trees.  

 
• The changes and increases in the development activity are substantial enough to cause a 

new project. The structure height exceeds the tall structure limit and therefore if the 
project cannot be revised would require a hardship. 
 

• Coordinate review of the application with Suffolk County as the owner of the property 
and forward a copy of the County’s decision and/or agreement. 
 

The applicant is encouraged to revise the project to conform with the Plan standards. If the 
project cannot be revised to conform, please submit a hardship waiver application.  
 
The proposal must conform to all other involved agency jurisdictions and permit requirements in 
effect on the project site. Thank you for your attention, and if you have any questions, please do 
not hesitate to contact me at (631) 218-1192. 
 
Sincerely, 
 
 
Julie Hargrave 
Pine Barrens Manager 
 
cc: Judy Jakobsen Executive Director 
 John Milazzo, Counsel  
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Draft Staff Report 
CENTRAL PINE BARRENS JOINT PLANNING & POLICY COMMISSION 

for the Commission meeting of May 21, 2025 

 

PROJECT NAME: Homeland Towers Core Preservation Area  
Compelling Public Need Hardship Application 

APPLICATION TIMELINE: 

- March 5, 2025 Application received (120-day decision deadline July 3) 

- March 19, 2025 Scheduled public hearing 

- March 25, 2025 Supplemental material received and request to     
postpone hearing to May 21 and extend timeframes 30 days  

- April 16, 2025 Public hearing rescheduled to May 21 

- May 8, 2025 additional material submitted 

    - May 21, 2025 Public hearing 

    - July 23, 2025 Decision Deadline (Meetings July 16 and August 20) 

APPLICANT: Robert Gaudioso, Attorney, Snyder and Snyder and David Wortman, VHB 

PROJECT SITE LOCATION: 2055 Flanders Road, Flanders, Town of Southampton, 
Central Pine Barrens Core Preservation Area,  

SUFFOLK COUNTY TAX MAP NUMBER: 900-170-1-41.1 

TOTAL PROJECT SITE AREA: 6.18 acres 

ZONING DISTRICT: Country Residence 60 Zoning District  
(minimum lot area 60,000 square feet) 

EXISTING CONDITIONS 

The Project Site is 6.18 acres. It presently contains a pre-existing non-conforming junkyard and two-story 
office building. See Exhibit A for a location map including a 2023 aerial overview and the Project Site.  

APPLICATION REQUEST 

The Application is for the development of a 150 foot tall monopole wireless tower. Other facilities include 
a 3,000 square foot equipment compound and 1,500 gallons of propane storage capacity for an emergency 
generator. Approximately 0.07 acre (3,049 square feet) of the Project Site will be developed for the Project. 
See Exhibit B for the site plan. 
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According to the owner’s affidavit by Scott Perlow, President of the S&F Riverside Corporation, the 
property was purchased on December 30, 2024.  

SITE DESCRIPTION AND STUDY AREA 

A general description of the existing conditions and features on the Project includes: 
 

Existing Land Use: The site is developed with an automotive junkyard and two-story building. A limited 
amount of vegetation is present on the site’s boundaries. See discussion of Study Area below and 
Exhibit C for photographs. 
 
Vegetation and habitat: Limited vegetation is present on the site except on the perimeter of the site 
including pitch pine trees, oaks and other pine barrens vegetation. 
 
Rare, Endangered, & Threatened Species and Species of Concern: Awaiting response from New York 
State Department of Environmental Conservation Natural Heritage Program.  
 
Wetlands: No wetlands are mapped on the property. Tidal wetlands in Peconic Bay Estuary are present 
opposite the site in the Core in Hubbard County Park. 
      
Hydrology: Hydrogeologic Zone III. Depth to groundwater on site is approximately 24 feet.  
 
Water Supply: Check public water availability. 
  
Topography/Elevation: 0 to 10% slopes. 
 
Soils: The predominant soil types on the Project Site are Carver and Plymouth soils, 3 to 15 percent 
slopes.  
 
Cultural/Archeological Resources: By letter dated May 14, 2025, the New York State Historic 
Preservation Office stated, “The proposed tower will have No Effect on Historic Properties.”  

 
Project Site and Study Area Surrounding Land Use and Zoning  

The Study Area is one-half mile radius from the site. See Exhibit D for the Study Area map. The Project 
Site is on Flanders Road (New York State Route 24). Flanders Road, a two-lane road except for a portion 
where there are two southbound lanes, is a critical artery that connects the north and south forks from 
Hampton Bays on the south to Flanders and Riverside in Southampton Town. According to the NYSDOT 
Region 10 traffic viewer, the average daily traffic volume exceeds 21,000 vehicles on this roadway. 

Flanders Road serves as the Core and Central Pine Barrens boundary. All of the Study Area is in the Core 
Preservation Area except for the portion in the northwest corner of the Study Area that is outside of the 
boundary of the Central Pine Barrens.  

All land use in the Study Area is natural open space, public land owned by Suffolk County, except for the 
Project Site and residential uses developed on an estimated six parcels totaling 11 acres on the south side 
of Flanders Road, west of the Project Site. County Parklands in the Study Area include Hubbard, Sears 
Bellows and Maple Swamp. 
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The north side of the Project Site has approximately 200 feet of Frontage on Flanders Road. The south, 
west and north sides are adjacent to 264 acres of open space uses; a 0.6 acre lot, developed with a residence, 
adjoins the Project Site on its north side. The open space adjacent to the Site and within the Study Area 
offers extensive hiking trails for public recreation. 

The north side of Flanders Road, approximately 600 feet west of the Project Site, is outside of the Central 
Pine Barrens boundary. 

Flanders Road is defined as a scenic resource in Volume 2 of the Plan, Chapter 8, Scenic Resources. 
Sections 8.5.19 and 8.5.22 of the Plan describe scenic resources. The Volume 2 descriptions state:  

8.5.19 SEARS BELLOWS / MAPLE SWAMP / FLANDERS HILLS COUNTY PARKLAND 
FROM FLANDERS ROAD (NYS 24) SOUTH TO SUNRISE HIGHWAY; FROM 
PLEASURE DRIVE EAST TO BELLOWS POND ROAD 

This complex consists of diverse vegetation, upland forests, high and breezy ridges east of Spinney 
Road with some short distance views to the east, and wetlands and surface waters associated with 
Maple Swamp, Birch Creek, Owl Pond, Sears Pond and other local water bodies. Extensive stands 
of mountain laurel exemplify the diversity of trail views in the midst of the pine-oak woodlands 
here. 

8.5.22 FLANDERS AND HUBBARD COUNTY PARKS, SOUTHAMPTON TOWN RED 
CREEK PARKLAND 

These lands and waters (some are currently restricted) offer rural scenes blending land and water, 
with elements of former hunting lodges and fields visible. Goose, Birch, Mill and Hubbard Creek 
provide scenic coastal views from, and of, the waters of Flanders Bay. Penny Pond, Red Creek 
Pond and (some distance further east) Squire Pond also provide water vistas and scenes frequented 
by wildlife. Historical resources include the hunting and fishing clubs noted under the Flanders 
Road corridor entry above. 

More than 5,000 acres of open space is connected to and in the vicinity of the open space that is present in 
the Study Area. Directly opposite the Project Site are tidal wetlands that are part of Peconic Bay Estuary a 
nationally designated estuary and Hubbard County Park.  

No sites with prior hardships are present in the Study Area.  

Zoning 

The Study Area zoning includes CR 6-0 and CR 200 south of Flanders Road, Open Space Conservation to 
the north, in Hubbard County Park. The northwest corner of the Study Area, outside of the Central Pine 
Barrens boundary, is zoned R10.  

WATER RESOURCES AND SANITARY WASTEWATER FLOW 

The site is in Groundwater Management Zone III. No change to the septic system or wastewater flow is 
proposed. 
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REQUIRED REVIEW AND APPROVALS 

New York State Environmental Quality Review Act 

Pursuant to Section 617 of the State Environmental Quality Review Act (SEQRA) regulations, the 
application is classified as an Unlisted Action.  

On March 19, 2025, the Commission commenced the SEQRA process pursuant to Section 617.6 of the 
SEQRA regulations. Pursuant to the Central Pine Barrens Comprehensive Land Use Plan Section 4.5.1.1, 
the Commission shall seek Lead Agency status. No other involved agency objected to the Commission 
assuming lead agency. A public hearing on the Hardship application was scheduled for April 16.  

On April 16, the Commission, at the request of the applicant, extended the decision deadline and 
postponed the public hearing from April 16 to May 21 and all associated timeframes. 

Draft documents to complete the SEQRA process will be prepared once all relevant information for the 
project and hearing testimony is received. 

Other Involved Agencies and Permit Requirements  

The Commission coordinated the application with other agencies including: 

• New York State Department of Environmental Conservation 

• New York State Department of Transportation. Response dated March 27, 2025 indicated that a 
highway work permit will be required for the work on State Highway Route 24. 

• Town of Southampton  

o Planning Board materials (See Exhibit E) 

 SEQRA Coordination response dated March 27, 2025 did not object to the 
Commission assuming Lead Agency. 

 Resolution #49518 dated April 10, 2025 and a Pre-Submission Report dated May 
25, 2023 for a Site Plan/Special Exception Application provided comments on 
the Project. 

o Zoning Board of Appeals by letter dated April 3, 2025 did not object to the Commission 
assuming Lead Agency.  

PINE BARRENS CREDIT PROGRAM 

No Credit Program application is present in the record on this property.  

CENTRAL PINE BARRENS STATUS 

The proposed project constitutes “development” pursuant to NYS Environmental Conservation Law §57-
0107(13)(b) and (c): 
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 “(b) a material increase in the intensity of use of land or environmental impacts as a result 
 thereof;”  

 “(c) commencement of mining, excavation or material alteration of grade or vegetation on 
 a parcel of land excluding environmental restoration activities;” 

The project is a development activity in the Core Preservation Area, the project must establish hardship as 
outlined in the Act. 
 
§ 57-0123. Implementation of the Central Pine Barrens comprehensive land use plan. 
  
 “Subsequent to the adoption of the land use plan, the provisions of any other law, ordinance, rule 
 or regulation to the contrary notwithstanding, no application for development within the Central 
 Pine Barrens area shall be approved by any municipality or county or agency thereof or the 
 commission, and no state approval, certificate, license, consent, permit, or financial assistance 
 for the construction of any structure or the disturbance of any land within such area shall be 
 granted, unless such approval or grant conforms to the provisions of such land use plan; 
 provided, however, that the commission by majority vote is hereby authorized to waive strict 
 compliance with such plan or with any element or standard contained therein, for an application 
 for development of any person, upon finding that such waiver is necessary to alleviate hardship 
 for proposed development in the core preservation area according to the conditions and finding 
 of extraordinary hardship or compelling public need pursuant to subdivision ten of section 57-
 0121 of this article,…” 

Section 4.5.1.1 of the Comprehensive Land Use Plan states the Commission shall seek Lead Agency 
status for development proposes in the Core pursuant to SEQRA.  

The Applicant seeks a Compelling Public Need Hardship in accordance with ECL §57-0121. See Exhibit 
F for a copy of the Applicant’s petition including copies of images of the balloon test for the monopole to 
determine its visibility from various points surrounding the Project Site and the May 8 Site Search 
Summary. 

CORE AREA HARDSHIP ECL ARTICLE 57 - 0121 (10) 

10. Any person, upon a showing of hardship caused by the provisions of subdivision eight of this section 
on development in the core preservation area, may apply to the commission for a permit exempting such 
person from such subdivision eight in connection with any proposed development in the core preservation 
area. Such application for an exemption pursuant to the demonstration of hardship within the core 
preservation area shall be approved only if the applicant satisfies the following conditions and 
extraordinary hardship or compelling public need is determined to have been established under the 
following standards: 

(a) The particular physical surroundings, shape or topographical conditions of the specific 
property involved would result in an extraordinary hardship, as distinguished from a mere 
inconvenience, if the provisions of this act are literally enforced. An applicant shall be deemed to 
have established the existence of extraordinary hardship only if he demonstrates, based on 
specific facts, that the subject property does not have any beneficial use if used for its present use 



Draft Staff Report 6 Core Hardship application 
 

or developed as authorized by the provisions of this article, and that this inability to have a 
beneficial use results from unique circumstances peculiar to the subject property which: 

(i) Do not apply to or affect other property in the immediate vicinity; 

(ii) Relate to or arise out of the characteristics of the subject property rather than the 
personal situation of the applicant; or 

(iii) Are not the result of any action or inaction by the applicant or the owner or his 
predecessors in title including any transfer of contiguous lands which were in common 
ownership on or after June 1, 1993. 

(b) An applicant shall be deemed to have established compelling public need if the applicant 
demonstrates, based on specific facts, one of the following: 

(i) The proposed development will serve an essential health or safety need of the municipality or, 
in the case of an application serving more than one of the municipalities that the public health 
and safety require the requested waiver, that the public benefits from the proposed use are of a 
character that override the importance of the protection of the core preservation area as 
established in this article, that the proposed use is required to serve existing needs of the 
residents, and that no feasible alternatives exist outside the core preservation area to meet the 
established public need and that no better alternatives exist within the county; or 

(ii) The proposed development constitutes an adaptive reuse of an historic resource designated by 
the commission and said reuse is the minimum relief necessary to ensure the integrity and 
continued protection of the designated historic resource and further that the designated historic 
resource's integrity and continued protection cannot be maintained without the granting of a 
permit. 

c) An application for a permit in the core preservation area shall be approved only if it is determined that 
the following additional standards also are met: 

(i) The granting of the permit will not be materially detrimental or injurious to other property or 
improvements in the area in which the subject property is located, increase the danger of fire, 
endanger public safety or result in substantial impairment of the resources of the core 
preservation area; 

(ii) The waiver will not be inconsistent with the purposes, objectives or the general spirit and 
intent of this article; or 

(iii) The waiver is the minimum relief necessary to relieve the extraordinary hardship, which may 
include the granting of a residential development right to other lands in the compatible growth 
area that may be transferred or clustered to those lands to satisfy the compelling public need. 

Any waiver or exemption granted under the provisions of this part shall only be considered an exemption 
or waiver of the particular standard of this article which the commission waived. It shall not constitute an 
approval of the entire development proposal. Nor shall it constitute a waiver from any requirements 
contained within any local, county or state law or ordinance. 
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PRIOR COMMISSION DECISIONS ON SIMILAR MATTERS 

Other similar projects include:  

• Gazza Communications Monopole Core Hardship, Positive Declaration, terminated August 11, 
2010 

• Rockwell Collins Compelling Public Need, granted August 19, 2015 

• Sunrise Wind Compelling Public Need, granted April 20, 2022 

DISCUSSION ITEMS/ADDITIONAL INFORMATION  

1. SEQRA  
a. Commission assumes Lead Agency status.  
b. SEQRA Determination consider at the June 18, 2025 meeting, prepare EAF Parts 2 and 3 

and Determination of Significance. Potential significant adverse environmental impacts 
on the Flanders Road scenic corridor, not consistent with adopted plans including the 
Central Pine Barrens Comprehensive Land Use Plan, Southampton Town Wireless Plan 
and Zoning Code, potential impacts on natural open space, public land, scenic views and 
land use, NY State Coastal Area Boundary, and other potential adverse impacts including 
potential impacts of storing 1,500 gallons of flammable propane adjacent to significant 
areas of open space in the event of wildfire. 

2. Receive response from NYSDEC Natural Heritage Program on listed species.  
3. Is public water available on site or in the vicinity, in event of wildfire, propane tanks and in 

vicinity of more than 5,000 acres of open space. 
4. Review the Applicant’s review of criteria in Article 57 for Compelling Public Need Hardship. 
5. Request the applicant to propose other designs including shorter pole(s) if need is primarily for 

emergency use, no lease area if not for public need or emergencies and alternative locations 
outside of the boundary of the Central Pine Barrens, 600 feet north and opposite the site is outside 
of the boundaries of the Central Pine Barrens and Core. 

6. Additional analyses may be necessary after the public hearing and/or receipt of any additional 
information. Additional time may be needed to review the May 8 supplemental material. 

7. Consider leaving the hearing open for a five-day written comment period. 
8. Confirm the decision deadline is extended to the August 20, 2025 meeting. 

 

STAFF EXHIBITS  

A. Location Map with Aerial of Project Site 

B. Site Plan 

C. Photographs taken April 14, 2025 

D. Study Area Map, land use map (VHB), and zoning map 

E. Southampton Town Planning Board materials 

F. Applicant’s Petition, balloon test photos and Site Search Summary 
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