
 

 
 

Central Pine Barrens Commission Meeting Agenda 
Wednesday, June 17, 2026 at 2:00 pm 

Riverhead Town Hall, 4 West Second Street, Riverhead, NY 11901 
 
1. Administrative and Public Comment 

a. Public Comment 
b. Minutes for Commission Meeting of 05/20/26 review (approve) 
c. Draft enforcement review process and procedure / schedule public hearing 

 
2. Reports 

a. Central Pine Barrens Nature Center: Report from Ms. Jakobsen, Analysis of existing nature 
centers, construction, funding and operation report on facilities 

b. Division reports:  
i. Compliance and Enforcement Division: update (Mr. Callagy) 
ii. Education, Outreach and Communications Division: update (Mr. Motz) 
iii. Land Use Division: update (Ms. Hargrave) 
iv. Pine Barrens Credit Program: update (Mr. Tverdyy) 
v. Science and Stewardship Division: update (Mr. Smith) 

 
3. Invoices for Payment 

a. Invoices for Judy Jakobsen, Consultant: Invoice #s 2026-17 to 21 for the period of May 4 to 
June 5, 2026 the amount of $2,100.00 

b. Invoice for SWCA Consultant #246610 for the US Forest Service Grant to prepare the 
Southampton Community Wildfire Protection Plan in the total amount of $19,053.84 for the 
period of April 19, 2026 to May 23, 2026 

c. Invoice for USGS #90180381 dated May 13, 2026 in the amount of $24,343.00 for the period 
of January 1 to March 31, 2026 

 
4. Planning and Land Use 

Core Preservation Area and Compatible Growth Area 
a. Southampton Town Referral: CVE US NY Westhampton 243, LLC, Site Plan / 80 Sunrise 

Highway, Remsenberg/Speonk / 900-276-3-1 and 2 / construction of solar facility on a 115 
acre property with a sand mine in the CR 200 zoning district that was the subject of a 
Commission waiver granted on June 26, 2024 / draft response  

b. Request for Determination of Jurisdiction: Elite Towers at Peconic River Sportsman’s Club / 
200-298-1-1 / River Road, Manorville / request to construct a 150-foot tall cell tower and 
1,525 sf equipment basin for four private carriers and the Manorville Fire District on a 60 acre 
property with a conservation easement in the Credit Program where 7.99 Pine Barrens 
Credits were issued / draft response  
 

Compatible Growth Area 
c. Oakcrest CGA Hardship Waiver Application / 49 and 63 Oakcrest Avenue, Middle Island / 

200-343-6-20.1 / construction of a 3,350 sf building and 43 parking spaces for an existing 
32,000 square foot nursing facility in two buildings, parking spaces and a sewage treatment 
plant on 4.14 acres in the NH-H zoning district / schedule public hearing 

d. Suffolk County Gabreski Airport / request to amend the Airport Master Plan to accommodate 
a land swap of equal area to develop a secure Air National Guard Mission Support Facility on 
the east side of the Airport property in an area of unprotected open space and protect an 
area slated for development on the south side of the Airport property 

 
5. Public Hearing at 2:30 pm  

a. Suffolk County Correction Officers Association, Inc. Core Hardship Waiver Application / 1001 
Middle Country Road, Ridge / 200-295-1-5.1, 5.2, 5.3 / construction of 2,200 square foot 
second story on a 2,100 sf existing building and 1,225 sf garage on a 2.77 acre site in the J4 
zoning district / decision deadline 9/10/26 

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

Next Commission Meeting, Wednesday, July 15, 2026 at 2:00 pm 
Riverhead Town Hall, 4 West Second Street, Riverhead, NY 11901 

For meeting information visit https://pb.state.ny.us/ 

 
 
 
 
 

Ryan P. McGarry 
Chairman 

 
Jerome Halpin 

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 

https://pb.state.ny.us/
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DRAFT 5/20/2026 COMMISSION MEETING SUMMARY 
 

 
Central Pine Barrens Commission Meeting Summary 

Wednesday, May 20, 2026 (DRAFT) 
Wertheim National Wildlife Refuge 

340 Smith Road 
Shirley, NY 

 
2:00 PM 

 
 

Commission members present: Mr. McGarry (New York State Governor’s 
Representative), Ms. DiBrita (for Brookhaven), Mr. Sweeney (for Suffolk County), Ms. 
Moore (Southampton) and Mr. Charters (for Riverhead) 
 
Others present: Commission and other agency staff members included Ms. Hargrave, 
Mr. Milazzo, Mr. Tverdyy, Mr. Callagy, Mr. Ward, Mr. Verby and Ms. Brown-Walton 
 
The meeting started with the pledge to the flag led by Ms. Moore and Mr. McGarry 
noted that with five Commission members present, there is a quorum. 
 
 
1. Administrative and Public Comment 

a. Public Comment 
Summary: No public comments were received. 
 

b. Minutes for Commission Meeting of April 15, 2026 review. 
Summary: The motion was made by Ms. Moore and seconded by Mr. 
Charters to adopt April 15, 2026 meeting minutes.  The motion was 
approved by 5:0 vote. 
 
 

2. Invoices for Payment 
a. Invoices for Judy Jakobsen, Consultant: Invoice numbers 2026-08 to 16 for the 

period of 3/2/26 through 5/1/26 in the amount of $5,352.00. 
Summary: The motion was made by Ms. DiBrita and seconded by Mr. 
Sweeney authorization to pay invoices for Judy Jakobsen, Consultant 
from March 2, 2026 to May 1, 2026.  The motion was approved by 5:0 vote. 
 

b. Invoice for Marvel Architects for the Central Pine Barrens Nature Center project 
for Invoice 2467-7 for the period of 12/1/25 to 12/31/25 in the amount of 
$20,037.86. 
Summary: The motion was made by Ms. DiBrita and seconded by Mr. 
Charters authorization to pay invoices for Marvel Architects Consultant 
from December 1, 2025 to December 31, 2025.  The motion was approved 
by 5:0 vote. 
 

c. Invoices for SWCA Consultant for the Southampton Community Wildfire 
Protection Plan for the period of 2/7/26 to 4/18/26 in the amount of $12,472.24 
Summary: The motion was made by Mr. Sweeney and seconded by Ms. 
Moore authorization to pay invoices for SWCA Consultant for the US 
Forest Service Grant from February 7, 2026 to April 18, 2026.  The motion 
was approved by 5:0 vote. 
 

 
 
 
 

Ryan P. McGarry 
Chairman 

 
Jerome Halpin 

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/
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DRAFT 5/20/2026 COMMISSION MEETING SUMMARY 
 

 
 

3. Planning, Land Use and the Pine Barrens Credit Program 
Core Preservation Area  
 
a. 645 Grumman Boulevard Core Preservation Area Hardship Waiver Application 

/600-141-2-2.1/Calverton / two-phased development project to reuse site with 
three existing industrial buildings totaling 126,500 square feet (sf) and a parking 
lot for 337 vehicles for the use of indoor agriculture on a 20 acre site in the 
Natural Resources Protection zoning district. 
Summary: The motion was made by Mr. Charters and seconded by Mr. 
Sweeney to approve the draft resolution with conditions regarding 645 
Grumman Boulevard Core Preservation Area Hardship Waiver Application.  
The motion was approved by 5:0 vote. 
 

b. Request for Determination of Jurisdiction: Elite Towers at Peconic River 
Sportsman’s Club / 200-298-1-1 / River Road, Manorville / request to construct a 
150-foot tall cell tower and 1,525 sf equipment basin for four private carriers and 
the Manorville Fire District on a 60 acre property with a conservation easement 
in the Credit Program where 7.99 Pine Barrens Credits were issued. 
Summary: Ms. Hargrave discussed background information about the 
project. Mr. John Armentano representing the applicant, distributed 
information and discussed the benefits of the project.  The Commission 
decided to review the information and make a decision at the next 
Commission Meeting. 
 

c. Ralph Schenk Order on Consent / 247 Old Riverhead Road, Westhampton /  
900-311-1-9.3. 
Summary: The motion was made by Ms. DiBrita and seconded by Mr. 
Charters to go with the Staff’s recommendation not to modify changes to 
the Order of Consent previously agreed upon.  The motion was approved 
by 5:0 vote. 

 
d. Suffolk County Corrections Officers Association, Inc. Core Hardship Waiver 

Application / 1001 Middle Country Road, Ridge / 200-295-1-5.1, 5.2, 5.3  / 
construction of 2,200 square foot second story on a 2,100 sf existing building 
and 1,225 sf garage in on a 2.77 acre site in the J4 zoning district. 
Summary: The motion was made by Ms. DiBrita and seconded by Mr. 
Sweeney to schedule a Public Hearing for June 17, 2026.  The motion was 
approved by 5:0 vote. 
 

Compatible Growth Area 
e. Brookhaven Referral: Moutafis Warehouse / Moriches Middle Island Road, 

Shirley / 200-644-2-15,16,17,18,19 / construction of a 10,000 sf warehouse with 
five units on a 42,000 sf site in the L1 Industrial zoning district. 
Summary: The motion was made by Ms. DiBrita and seconded by Mr. 
Charters to send the draft response to Brookhaven Town regarding 
Moutafis Warehouse.  The motion was approved by 5:0 vote. 
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DRAFT 5/20/2026 COMMISSION MEETING SUMMARY 
 

f. PSEG Long Island / Currans Road, Middle Island / replace and relocate one 
utility pole. 
Summary: The motion was made by Ms. DiBrita and seconded by Ms. 
Moore to send the draft response regarding PSEGLI to replace and 
relocate utility pole.  The motion was approved by 5:0 vote. 
 

g. Request for Determination of Jurisdiction: George Foundas / 24 Michaels 
Lane, Wading River / 600-96-1-9.2 / request to construct a detached garage. 
Summary: The motion was made by Mr. Charters and seconded by Mr. 
Sweeney to send the draft response to Request for Determination of 
Jurisdiction: George Foundas.  The motion was approved by 5:0 vote. 
 

h. Suffolk County Gabreski Airport / CR 31, Westhampton / request to cut and 
leave Southern Pine Beetle dead trees along southerly fenceline. 
Summary: The motion was made by Ms. Moore and seconded by Mr. 
Charters to send the draft response regarding Suffolk County Gabreski 
Airport request to cut and leave of Southern Pine Beetle dead trees.  The 
motion was approved by 5:0 vote. 
 

i. Verizon Wireless at Suffolk County STP / w/s William Floyd Parkway, Ridge / 
200-242-1-1.2 / request to construct a 120-foot tall cell tower and 1,650 sf 
equipment basin for five private carriers on a 10.9 acre site owned by Suffolk 
County and developed with a sewage treatment plant. 
Summary: Mr. Erick Helman representing the applicant, presented the proposal. 
The project was revised to avoid clearing natural vegetation. 
 
The motion was made by Ms. DiBrita and seconded by Mr. Charters to 
send the draft response regarding Verizon Wireless at Suffolk County STP.  
The motion was approved by 5:0 vote. 
 
 

4. Public Comment 
Summary: No public comments were received 
 
Ms. Hargrave introduced Dylan Verby, summer intern working primarily with Mr. Motz 
and the Education and Communication Division. 
 
 

5. Closed Advisory Session 
A motion was made by Mr. Charters and seconded by Ms. DiBrita to close the public 
portion of the meeting and to move into an advisory session for the purpose of 
discussing existing litigation and attorney client communication obtaining legal advice 
from Commission counsel. The Commission would not return to public session. The 
motion was approved by a 5:0 vote. 

 
 
The meeting was adjourned at approximately 3:00pm. 
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DRAFT 5/20/2026 COMMISSION MEETING SUMMARY 
 

 
 
 
 

Attachments (in order of discussion) 
 
1. Draft Commission meeting summary for April 15, 2026 
2. Final Commission meeting summary for April 15, 2026 
3. Authorization to pay invoice #s 2026-08 to 16 for Judith Jakobsen, Consulting Services 

March 2 to May 1, 2026 dated April 8 – May 5, 2026 
4. Authorization to pay invoice # 2467-7 for Marvel Consulting Services December 1 to 

December 31, 2025 dated December 31, 2025 
5. Authorization to pay invoice # 244907 for SWCA Consulting Services February 7, 2026 to 

April 18, 2026 dated May 7, 2026 
6. Draft resolution to approve the 645 Grumman Boulevard Core Preservation Area Hardship 

Waiver dated May 20, 2026; Email and attachments from Signature Partners, LLC dated 
May 7, 2026 

7. Final resolution to approve the 645 Grumman Boulevard Core Preservation Area Hardship 
Waiver dated May 20, 2026 

8. Draft response to Elite Towers at Peconic River Sportsman’s Club dated May 20, 2026; 
Letter and attachments from Elite LI Towers, LP dated May 4, 2026 

9. Letter and attachment from Ralph Schenk dated March 27, 2026 
10. Core Hardship Application from Suffolk County Corrections Officers Association, Inc. dated 

May 13, 2026 
11. Draft response to the Town of Brookhaven of Site Plan and attachments regarding Moustafis 

Warehouse dated May 20, 2026 
12. Final response to the Town of Brookhaven of Site Plan regarding Moustafis Warehouse 

dated May 20, 2026 
13. Draft response and attachments to PSEGLI regarding Utility Pole Replacement dated May 

20, 2026 
14. Final response and attachments to PSEGLI regarding Utility Pole Replacement dated May 

20, 2026 
15. Draft response and letter regarding Request for Determination: George Foundas dated May 

20, 2026 
16. Final response regarding Request for Determination: George Foundas dated May 20, 2026 
17. Draft response and attachments regarding Suffolk County Gabreski Airport-Southern Pine 

Beetle Dead Trees dated May 20, 2026 
18. Final response regarding Suffolk County Gabreski Airport-Southern Pine Beetle Dead Trees 

dated May 20, 2026 
19. Draft response and attachments regarding Verizon Wireless at Suffolk County STP Property 

dated May 20, 2026 
20. Final response regarding Verizon Wireless at Suffolk County STP Property dated May 20, 

2026 
 

 
 



DRAFT

Violation Determinations and Remedies

Section 1.0 Definitions. The following terms shall have the stated meanings when used in this
Part and/or documents prepared or reviewed by the Commission: 

(a) The “Act” means the Long Island Pine Barrens Protection Act of 1993 and amendments
thereto codified in Article 57 of the Environmental Conservation Law.

(b) “Central Pine Barrens” means the area described in Section 57-0107 of the Environmental
Conservation Law.

(c) “Commission” means the Central Pine Barrens Joint Planning and Policy Commission
established by the Act.

(d) “Compliance Conference” means a process between the Commission’s Executive Director, or
its designee, to resolve a Violation with a Respondent alleged to have caused the Violation.

(e) “Consent Order” means a document entered into by the Commission and a Respondent,
whereby the latter agrees to discontinue or remedy the acts or practices which violate or will
violate the Act, the Plan, any regulation promulgated by the Commission, or the terms or
conditions of any order, permit, or determination issued by the Commission and may provide
such other and further relief to which the Commission may require and the Respondent may
agree. Such Consent Order shall be admissible as evidence to provide the basis for a finding or
fact in any subsequent proceeding brought by the Commission against such Respondent
involving the same or similar violation(s).

(f) “ECL” means the Environmental Conservation Law of the State of New York.

(g) “Executive Director” means the Commission’s Executive Director.

(h) “Executive Director’s Report” means the report prepared by the Executive Director following
a Compliance Conference with a Respondent.

(i) “Notice” shall be made by first class mail, return receipt request to each Respondent.  All
other notices shall be by first class mail or as otherwise agreed to by the Parties.

(j) “Notice of Violation” means a written instrument issued by the Commission or the Executive
Director that alleges a violation of the Act, the Plan, any regulation promulgated by the
Commission or the terms or conditions of any order, permit or decision issued by the
Commission has occurred or is imminent.
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DRAFT

(k) “Party” means the Commission and any Person designated as a Respondent in any proceeding
taken under these Rules. 

(l) “Person” means a human being, a public or private corporation, a cooperative, club, trust,
firm, company, an unincorporated association, a partnership, a government or a governmental
instrumentality. 

(m) “Plan” means the Central Pine Barrens Comprehensive Land Use Plan as adopted by the
Commission and any amendments, rules or regulations issued thereto.

(n) “Respondent” means a Person who is issued a Notice of Violation. 

(o) “Violation” means an action or actions by a Person that caused, or will imminently cause a
contravention of a provision or provisions of the Act, the Central Pine Barrens Comprehensive
Land Use Plan, any regulation promulgated by the Commission, or the terms or conditions of any
order, permit or decision issued by the Commission.

(p) “Violation Determination” means the Commission’s written decision determining whether a
Violation occurred, or is imminent, after an Informal Administrative Proceeding or a Formal
Administrative Proceeding, and remedial measures as necessary.    

Section 2.0 Applicability. Whenever the Commission determines, after investigation, or upon
receipt of a Notice of Violation, that a Person caused, or will imminently cause, a contravention
of a provision, or provisions, of the Act, the Central Pine Barrens Comprehensive Land Use Plan,
any regulation promulgated by the Commission, or the terms or conditions of any order, permit
or decision issued by the Commission, the Commission shall commence an Informal
Administrative Proceeding under Section 4.0, an Formal Administrative Process under Section
5.0 or both to determine if a Violation has occurred or will imminently occur.        

Section 3.0.  Issuance of a Notice of Violation.  

The Commission or its Executive Director may issue a Notice of Violation to a Person who has
caused, or will imminently cause, a Violation based on a reasonable showing of evidence of
same.  A Notice of Violation does not establish a Violation has occurred.  

Section 4.0 Informal Administrative Proceeding 

(a)  Upon the mutual consent of the Commission and the Respondent, an Informal
Administrative Proceeding may be initiated to resolve an alleged Violation.  If the Informal
Administrative Proceeding is commenced and does not result in the issuance of Final
Determination and Order as per Section 4.3, the Commission may proceed pursuant to Section

2
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5.0 to resolve the Violation.

(b) A Respondent may elect not to participate in an Informal Administrative Proceeding, by
providing a written notification of the same to the Commission, within Fifteen (15) days of the
Commission notice of an Informal Administrative Proceeding.  If a Respondent elects not to
participate in an Informal Administrative Proceeding, the Commission will resolve the Violation
under the provisions of Section 5.0 below.

Section 4.1 Compliance Conference 

The Commission shall schedule a Compliance Conference to discuss the alleged Violation within
Thirty (30) days of its notice to Respondent.  During the Compliance Conference, the Executive
Director, or its designee, shall meet with the Respondent and discuss the alleged Violation.  The
Executive Director, or its designee, or the Respondent may propose a Consent Order to resolve
the alleged Violation.  

Section 4.2 Executive Director’s Report

Within Thirty (30) days of the Compliance Conference, the Executive Director, or its designee,
shall prepare and forward a Executive Director’s Compliance Conference Report to the
Commission.  The Report shall contain a summary of the alleged Violation and the Compliance
Conference.  If the Respondent and the Executive Director have preliminary agreed on the terms
of a proposed Consent Order to resolve the Violation, the same is to be included with the Report. 

Section 5.0 Formal Administrative Process

Section 5.1 Notice of Hearing

(a) If a Notice of Violation cannot be resolved pursuant to an Informal Administrative Process, or
an Informal Administrative Process was not held, the Commission shall commence a Formal
Administrative Process to determine whether the Respondent caused, or will imminently cause, a
Violation.

(b) The Commission shall scheduled a hearing to receive evidence concerning the Violation from
the Respondent and interested Person. 

(b) The Commission, on its own motion set a reasonable time for the hearing and give public
notice thereof, and notice to the Respondent.  The notice of hearing shall specify the time and
place of the hearing, and shall set a date for a hearing not earlier than Twenty (20) days after
service of the notice. 

3
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(e) The failure to provide evidence or the failure by the Respondent to appear at the hearing and
provide evidence of the Violation shall constitute a default upon proof of service of a notice of
the hearing and a copy of the Notice of Violation delivered to the Respondent. 

Section 5.2 The Hearing.

(a)  Appearances.

(1) A Respondent may appear in person, by a representative, or by counsel.

(2) Any Person appearing on behalf of a Respondent in a representative capacity may be required
to show its authority to act in such capacity.

(b) Evidence.

(1) Each Person shall, before testifying, be sworn or make an affirmation its testimony, under the
penalties of perjury, shall be true.

(2) Prefiled, written testimony may be presented by any Party with permission of and subject to
the discretion of the Commission. Prefiled testimony shall be sworn to by the Person and subject
to review during the Hearing.  To be considered, such testimony must be provided to the
Commission no later than Ten (10) days prior to the date of the Hearing.

(3) When necessary, in order to prevent undue prolongation of the Hearing, the Commission may
limit the number of times any Person may testify, the repetitious examination or
cross-examination of witnesses, or the amount of corroborative or cumulative testimony. 

(4) The rules of evidence shall not be strictly applied; provided, however, the Commission may
exclude irrelevant, immaterial or unduly repetitious evidence and shall give effect to the rules of
privilege recognized by law.

(5) All written statements, charts, tabulations and similar data offered at the Hearing shall, upon a
showing satisfactory to the Commission of their authenticity, relevancy and materiality, shall
constitute a part of the record of the Hearing.

(f) Adjournment. A request for an adjournment of the Hearing shall be in writing and submitted
to the Commission prior to the Hearing.  A Respondent shall be entitled to one adjournment
without cause and thereafter provide reasonable cause an adjournment request.   

(g) Record.
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(1) Testimony given and other proceedings had at a hearing shall be recorded by the
Commission, at its own expenses, by whatever means it deems appropriate.

(2) The record of the hearing shall include: the notice of hearing, the Notice of Violation,
Executive Director Report, if prepared, the transcript or recording of the testimony taken at the
hearing; exhibits submitted and filed therein; 

(3) A copy of the stenographic transcript of the hearing or, if the hearing is recorded, a copy of
the tape or a transcript of the recording, shall be available to any party upon request to the
Commission, as appropriate, and upon payment of the fees allowed by law.

Section 5.3 Burden and Standard of Proof

(1) Burden of proof. 

(a) The Commission bears the burden of proof on all matters which they affirmatively assert in
the Notice of Violation which initiated the proceeding. 

(b) The Respondent bears the burden of proof regarding all affirmative defenses. 

(2) Standard of proof. Whenever factual matters are involved, the Person bearing the burden of
proof must sustain that burden by a preponderance of the evidence. This subdivision does not
modify or supplement the questions that may be raised in a proceeding brought pursuant to
CPLR Article 78.

Section 5.4 Post Hearing Submission

Either Party may submit within Thirty (30) days of the Hearing a post hearing brief.  There shall
be no reply briefs.

Section 6.0 Commission’s Violation Determination

(a) In all matters, the Commission shall make a Violation Determination which shall provide:

(1) the factual record concerning the Violation and each Party’s evidence, testimony, and
assertions, concerning the the Violation, 

(2) the dismissal of the Notice of Violation, in part or whole,

(3) determination that the Violation has occurred or is imminent, in part or in whole, and
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(4) if the Violation has occurred or is imminent:  

(i) an assessment of penalties consistent with applicable provisions of the ECL Article 57;
(ii) a direction for abatement;
(iii) order prohibiting the Respondent from causing the Violation,
(iv) a combination of any or all of the foregoing; or
(v) any determination deemed appropriate under the circumstances, consistent with applicable
provisions of the Act, the Plan, any regulation promulgated by the Commission, or the terms or
conditions of any order, permit, or determination issued by the Commission. 

(c) A copy of the Commission’s Violation Determination shall be served on the Respondent in
the same manner as is provided in the Section. 

Section 7.0 Waiver of Rules. Any of the foregoing rules affecting a period of time or notice may
be waived by stipulation upon the consent of the Commission

Section 8.  No Waiver of the Jurisdiction, Authority, or Power Provided by the Act.

(a)  Notwithstanding the foregoing, no action hereunder or the Commission’s decision not to
exercise its powers provided herein, shall affect or limit, the independent jurisdiction a town,
village or the Attorney General established under the Act.

(b) Nothing herein shall modify the provisions of the Act and in an event of conflict between the
two, the provisions of the Act control.
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MEMO DRAFT 
 
TO:  Central Pine Barrens Commission Members and Designated Representatives 
 
FROM: Judy Jakobsen, Consultant 
 
cc:  Julie Hargrave, Commission Interim Executive Director  
      John Milazzo, Commission General Counsel 
 
DATE: June 17, 2026 
 
RE:  Information on existing nature centers, construction, funding and operation 
 
The purpose of this memo is to provide additional guidance to the Commission on how existing nature 
centers are structured and their related costs to fund, operate and maintain. This information may assist 
with evaluating potential costs to fund and operate the proposed Central Pine Barrens Nature Center. 
Seven of the existing nature/visitor centers identified in the Central Pine Barrens Nature Center 
Feasibility Study were further evaluated to obtain additional information on ownership of the facility 
and land, who is responsible for operation, the role of friends groups, how the center was created, initial 
construction costs (related project management and funding), operational costs and grant sources that 
either helped to establish or fund various aspects of these centers. This information is provided in more 
detail on the attached matrix table.  
 
Government owned and operated centers 
Four of the seven centers evaluated are government owned and operated. Five Rivers Environmental 
Education Center (ECC) is owned and operated by the NYS Department of Environmental 
Conservation (NYSDEC). The Sterling Forest Frank Lautenberg Nature Center is owned by NYS and 
managed in partnership with the Palisades Interstate Park Commission and NYS Office of Parks 
Recreation and Historic Preservation (NYSOPRHP). The Albany Pine Bush (APB) Discovery Center is 
owned by NYS and operated by the Albany Pine Bush Commission, a not-for-profit public benefit 
corporation, through a transfer of jurisdiction agreement with NYS. These four centers have friends 
groups which provide support with fundraising, volunteers, events and programs. The friends groups 
operate independently from the centers as 501( c)3 not-for-profit organizations and have their own 
boards, budget and often have either a  memorandum of understanding or some similar agreement on 
how they will support the center. It should be noted that there are numerous grants available that help 
fund various aspects related to construction, renovation, programming, trails, and other elements that 
are only available to not-for-profit organizations such as friends groups which helps provide important 
financial support to the centers.  
 
The APB Commission, similar to the Central Pine Barrens Commission, is funded annually by the NYS 
Environmental Protection Fund in the NYS capital projects budget for NYSDEC. The annual allocation 
is determined by NYS legislature. The APB Commission fostered the creation of a friends group to 
enable access to grant funding that is available for not-for-profits which are not directly available to the 
APB Commission. The friends group fundraised $300,000 for initial design documents. The majority of 
the funding for the design and construction of the ABP Discovery Center was obtained from the NYS 
legislature with discretionary funding from the Governor, in addition to a one time bequest. The 26,000 
sf center opened in 2007 and cost approximately $5.5 million to  
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construct which involved renovating an existing bank building and grounds. The funding to operate the 
APB center comes from an annual allocation of $3.1 million per year from the NYS legislature with 
additional funding from landfill mitigation fees, renting the upper floor of the center, donations, 
endowments, and investments for an approximate total of $4.8 million per year. Operating costs are 
approximately $4 million per year which covers the cost for staff, facility operation and maintenance. 
The APB Commission is responsible for the operation and maintenance of the center which is 
performed by its staff and for all improvements costs. The APB Commission  contracts with a building 
maintenance company to maintain the center.  
 
In comparison, the Central Pine Barrens Commission receives $2.5 million per year to cover the cost of 
staff and overall operating expenses without having a center to operate and maintain. For the 2025-
2026 fiscal year, the Commission expended approximately $2 million. In the feasibility study prepared 
for the Central Pine Barrens Nature Center, a preliminary conceptual capital budget was developed as a 
baseline budget to commence project planning and fundraising conversations that provided a range of 
costs from $29 to $39 million with an anticipated +/-15 % variance for a 21,680 sf nature center with 
offices and a 1,755 sf building for housing for seasonals, interns and researchers which would be 
updated and further refined based on design drawings and cost estimates provided in Phase 2 Pre-
development.  
 
The NYS Office of General Services (NYSOGS) managed the construction of the 20,000 sf Five Rivers 
EEC and the initial construction phase of the APB Discovery Center. The second phase for the APB 
Discovery Center was managed by an architectural firm. It should be noted that the Dormitory 
Authority of the State of New York (DASNY) which is a public benefit corporation can also manage 
the construction of health and education infrastructure and provide low-cost financing for public and 
nonprofit institutions.  
 
The Palisades Interstate Parks Commission oversaw the construction of the 7,500 sf Frank Lautenberg 
Nature Center in Sterling Forest State Park that was completed in 2003. The center cost $3.8 million to 
build which included a $1.7 million donation from the Lautenberg family. Annual operating costs are 
not available.  
 
The 9,500 sf Five Rivers EEC is operated by NYSDEC and is located on the former Delmar farm site. 
The cost to build the center that was completed in 2017 was $8.9 million and its annual operating costs 
are funded by NYSDEC. The construction involved replacing existing buildings on the Delmar farm 
with a new center that was funded by the NYS EPF and NYWORKS initiative. The Fiver Rivers 
Friends group contributed to funding the separate Guided School Program building, but not the center. 
They assist with fundraising, volunteer support and serve as instructors for the Guided School Program, 
in addition to other services they provide to support NYSDEC staff and the center. 
 
The 12,000 sf Jones Beach Energy and Nature Center is a net zero-energy facility that was established 
through a memorandum of understanding (MOU) and operating agreement between LIPA and 
NYSOPRHP, a public-private partnership. The agreements outlined how these entities would share the 
costs to construct and operate the center for a 25 year term. The annual operating cost for LIPA is 
capped at approximately $6.4 million per year with any costs that exceed this amount to be paid by 
NYSOPRHP. NYSOPRHP oversaw the construction of the center. The center was completed in 2020 
for a total construction cost of $25.7 million. Additional funding support is provided to the center from 
PSEG Long Island, NYSERDA, NYPA, Long Island Community Foundation, Open Space Institute, 
SUEZ North America and individual donations.  



3 
 

 
Not-for-profit, Privately-owned Nature Centers 
Three nature or visitor centers owned and operated by 501(c )3 not-for-profit organizations include: 
Black Rock Forest Science Center,  Adirondack Wild Center, and the South Fork Natural History 
Museum. Operating and revenue costs for these centers are typically from membership and program 
fees, fundraising events, grants, donations and sponsorships. A 501(c)(3) organization is a tax-exempt 
nonprofit recognized by the IRS operating exclusively for charitable, educational, religious,  
scientific, or literary purposes. These organizations are required to file a return each year with the IRS. 
These returns are publicly available and were used to obtain annual operating and revenue information.  
 
The cost to build the 29,000 sf Black Rock FS Center in the late 1990s was $4 million which was 
funded by foundations and donors. Black Rock FS Center works with a consortium of 14 or more 
institutions which include schools, and the Museum of Natural History. The members of the consortium 
pay an annual fee to support operations and obtain access to use the facility for educational and 
research purposes. In 2024, annual revenue was $2 million and expenses were $1.96  
million.  
 
The 54,000 sf Adirondack Wild Center was new construction that was completed in 2015 for a total 
cost of $28.3 million which was funded by private donations, state-level organizations, foundations, 
and grants. The 2023-2024 financial report indicated support and revenue was $5.6 million, and 
operating expenses were $2.1 million. 
 
The 6,400 sf South Fork Natural History Museum was new construction that was completed in 2005 for 
a total cost of $5 million which was funded through grants and the NYS Council for the Arts. The 2024 
tax return indicates total revenue was $1.3 million and total expenses was $1.5 million.  
 
The matrix provided with this memo provides additional information for the seven centers that were 
evaluated.  
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Compliance and Enforcement Division Report April-June 2026 
Prepared by CAED Enforcement Officer John Callagy 

 

 As of June 7th, we have eighty-four (84) cases for 2026. Twenty-seven (27) of 

them are currently open and are being investigated by our law enforcement partners.  

 

 We have been working closely with the Biological, Environmental, Animal 

Safety Team (BEAST) unit through Suffolk County’s DA Office, reporting various 

environmental crimes discovered in the Pine Barrens.  

 

 Two arrests have been made for two separate dumping cases this year. Another 

four arrests have been made for four separate dumping cases from last year.  

 

 Two larger abandoned items found this period consisted of the cab of a semi-

truck and a slide-in camper, both found abandoned on the side of the road in Manorville 

and reported to the BEAST unit. 

 
 Four empty chemical drums were found to be dumped along a hunting trail off 

Toppings Path in Calverton. Though the chemicals were not present at the scene, 

warning labels on the drums stated the chemicals to be harmful to the environment, as 

well as skin exposure and inhalation. DEC was immediately notified and is currently 

investigating.  

 
 A larger number of dumps have been discovered on Ashton Road in Middle 

Island this year, so we have proactively installed two new surveillance cameras to 

monitor the area moving forward.  

 
 
 
 
 
 
 

Ryan P. McGarry 
Chairman 
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Incident Statistics - Reporting Period 2023 - 2026  
Year 2023 2024 2025 2026 

     

Intake     
Sent by Agency to Commission 17 9 4 1 
Discovered by Commission Staff 104 163 280 82 
Called in by Individual to Commission 6 10 6 1 
Total Incidents Reported 127 182 290 84 
     

Location of Incident     
Brookhaven 69 102 187 60 
Southampton 50 75 93 21 
Riverhead 8 5 10 3 
     
Occurring on Public Land 79 158 268 60 
Occurring on Private Land 23 22 22 24 
Occurring on Public & Private Land 25 0 1  
     
Core 78 140 213 67 
Compatible Growth Area (CGA) 39 30 62 17 
Core & CGA 1 0 1  
Outside CPBA 9 10 14  
     

Nature of Incident*     
Clearing/Encroachment 20 21 32 7 
Structures 2 1 0  
Dumping 103 153 254 77 
Mining 0 1 0  
Hunting 1 0 0  
ATV 0 0 0  
Other 1 2 4  
  
     

Referrals*     

Sent to Town 6 4 22 5 
Sent to County 36 31 32 15 
Sent to State 33 17 18 5 
Commission 8 1 0 59 
Sent to AG 0 0 0  
Other 37 16 14  
  
     

Status     

Founded 125 179 288 84 
Unfounded 2 1 2  
Open 52 51 77 27 
Closed 75 131 213 57 

     

Inspections     

Conservation Easement Inspections 0 0 6  
Development Project Inspections 0 0 5 3 
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Demolished semi truck cab on North Street in 
Manorville 

Slide-in camper on Mill Road in Manorville 

Surveillance camera installed on Ashton Road in 
Middle Island 

Misc. home items on Red Creek Road in  
Hampton Bays 

 

 

 
  

 
 

 

 
 
 
 
 
 

 

 

 

 

 
 

 
 

 
 



 
 

Sheetrock on Wading River Hollow Road in  
Middle Island 

Glass bottles and bonfire remnants on Birch Creek in 
Flanders 

Car doors on Red Creek Road in Hampton Bays Mattress on Pleasure Drive in Flanders 

 

 

 
 
 

 
 
 
 
 

 
 

 







Central Pine Barrens Joint Planning and Policy Commission 
Land Use Division Bi-Monthly Update for the Meeting of Wednesday, June 17, 2026 

    

 

          

 Pink Lady’s Slipper Orchid   Suffolk County Correction Officers Assoc.  Blueberry flowers 

Action Central Pine Barrens Location 
 

Municipality 
 

Brookhaven Town 
 

Riverhead Town 
 

Southampton Town 

Pending 
Applications,   
Requests for 

Determination of 
Jurisdiction, 

SEQRA 
Coordination, 

inquiries, 
proposals, items 

and other 
activities 

 

• Core Hardship: Suffolk 
County Correction Officers 
Association second-story 
expansion and garage, Ridge. 
Decision deadline 9/10/26. 

• CGA Hardship: Oakcrest, 
Middle Island. Expansion of 
nursing facility and parking. 
Decision deadline 10/1/26. 

• Determination: Construction 
of 150 foot tall cell tower at 
Peconic River Sportsman’s 
Club, Calverton, 
conservation easement, Core. 
 

None 
 

• Referral: CVE Site Plan solar 
facility, Speonk/Remsenberg, 
Core and CGA.  
 

• Suffolk County Gabreski 
Airport inquiry to swap five 
acres in the Master Plan to 
construct a secure storage area 
for the Air National Guard, 
CGA.  
 

Commission,  
Boards, Councils 
and Committees, 

Coordination 
Division Activity, 
Regional Projects 

 
 
 
 
 

• Review and analysis of land use development project applications for Core Preservation Area 
and Compatible Growth Area Hardship waivers, SEQRA Coordination, interagency referrals, 
information requests, property inquiries, requests for determination of jurisdiction and 
conformance reviews. Development projects include residential and commercial, industrial, 
mixed uses, zone changes, site plans, subdivisions, Developments of Regional Significance, 
Assertions of Jurisdiction, Critical Resource Areas and other development activities. 

• Prepare application materials for monthly Commission meetings. 
• Continue coordination among Commission boards and councils including:  

Advisory Committee, Credit Clearinghouse, Law Enforcement Council, Protected Lands 
Council, Wildfire Task Force and NYWIMA. 

• Monitor sites for compliance with decisions and conditions of approval. 
• Perform site inspections and land use surveys for applications. 
• Provide technical support on FOIL requests, compliance and enforcement violations, consent 

orders, Credit Program items, communications on land use matters, unauthorized development, 
clearing activities and protected land encroachments. 

• Collaborate and coordinate activities with Commission divisions and interagency partners. 
• Manage budgets for Commission contracts including General and Prescribed Fire. 
• USGS-Commission two-year 2024-2026 water resources study final sampling in June 2026 
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Item 2.e. Pine Barrens Credit Program Report for June 17, 2026: 

Activities in the Credit Program for 2026 included review of applications for Letters of Interpretation, 
Conservation Easements, Credit Program and FOIL requests management. Some specific work items 
include: 

• Letters of Interpretation: Two LOIs were issued and one parcel was inspected. Staff is following up 
on past LOIs for interest in the Program.  
 

• Conservation Easements: Review and Monitoring  
 

 Seven easements are currently in progress. 

 37 easement properties with road access were inspected.  
  

 

 

 

 
 

• Pine Barrens Credits  

 Redeemed: 12.7 Credits have been redeemed for commercial and residential 
projects. 

 Conveyed: 15.7 Credits have been sold in the Town of Brookhaven, Riverhead and 
Southampton. 

 The average price is $126,000 per credit. 

 
• Credit Clearinghouse Program Fund Account  

o Balance: $3,286,312. 
o The Clearinghouse owns 2.29 Credits.  
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• The Pine Barrens Credit Program is administered by a five-member Credit Clearinghouse Board of 
Advisors. Currently there are three active members:  

o James T.B. Tripp, Esq., Chairman 
o Mitchell H. Pally, Esq., Member 
o Robert Anrig, Member 

The last Credit Clearinghouse Board of Advisors meeting took place on March 1, 2023. 
 
   

Pine Barrens Credit Program Statistics Table: represents figures for the total and annual summary of 2026. 
 

 
 
             
 

  

Easement Protected Lands and Pine Barrens Credits As of June 9, 2026

2026Total2026Southampton2026Riverhead2026Brookhaven

31043-471-373535Parcels

7.372247.33-889.51-516.787.37841.04Acreage

2.462.15-1.89-13.972.461.57Average parcel size

4.631068.54-340.26-173.394.63554.89Credits generated

12.73780.494.69198.551.40146.536.64435.41Credits redeemed

-8.1288.05-141.71-26.86-2.01119.48Credits not redeemed

15.715.061.908.75Credits sold

$1,978,350$521,200$187,000$1,270,150
Total value of PBC
transactions

$125,929$103,004$98,421$145,160Average Credits value

2.29--2.29
Credits owned by the
Clearinghouse

37-14-23# of Inspected CE Parcels

1248-91-151142# of Installed CE Signs



CENTRAL PINE BARRENS COMMISSION 
Science And Stewardship Program 

Bimonthly Report 
 

June 17, 2026 
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2026 Spring Prescribed Fire Season – Ends 

 The 2026 Spring fire season ended on June 1st. Seasonally speaking, despite the altered 
burn schedule this season (every other week) the operations maintained the general average 
amount of acres burned as previous seasons. There was a total of 13 burn operations, covering 
310.6 acres. Of that total, approximately 260 acres were grasslands and about 50 acres were in 
woodlands. All but five acres of the woodland habitat was located at Brookhaven National 
Laboratory. 

 During the non-burning weeks, the fire crew assisted DEC and BNL staff to help prepare 
areas prior to the prescribed fire operations. This activity was mostly saw work, but the DEC did 
begin early use of their Air Curtain Burner, and the fire crew provided safety support during 
those trials. Additionally, three fire crew assisted with the risk assessment being conducted by the 
SWCA consultants for the Southampton CWPP. 

 Also worth noting, our fire crew was directly involved in a lifesaving event that occurred 
during one of the burns. They found a man who was non-responsive and began the steps to 
initiate CPR. Their actions helped the man revive and saved his life. 

 Lastly, conversations have begun with staff at the DEC to begin conversations on Box 
Turtle mitigation. We should have a plan and strategy in place for the 2027 Spring prescribed fire 
season. 

 

SUNY ESF Air Curtain Burner Research – Begins 

 The SUNY ESF interns began their research on June 2, 2026. They will be working in 
partnership with other interns from the DEC and BNL to conduct vegetative sampling in the 
Rocky Point Pine Barrens State Forest with additional plots located near Currans Field, as well 
as the David A. Sarnoff Pine Barrens State Forest. 

 They have an ambitious schedule planned out for the season covering more than 130 
individual plots within the two forests. Surveys will focus on metrics including DBH, canopy 
and herbaceous cover, seedling and sapling counts, and fuel loading within each plot. 

 It is hoped that S&S will be able to accompany the interns a few days this season and use 
our new remote sensing equipment to survey some of the same plots. It should serve as a 
fantastic opportunity to compare the traditional methods with the modern techniques within the 
same area, at the same time. 
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Southampton Community Wildfire Protection Plan – Progress Update 

 During the first week in May the SWCA consultants visited the Pine Barrens area for 
several tasks associated with the Southampton CWPP. First order was conducting the Risk 
Assessment Survey which tries to qualify several aspects of wildfire behavior and emergency 
response including such issues as home markings, fuel loads, road width, and ingress/egress 
points. As mentioned above some of the fire crew assisted in the survey. 

 On May 5th the SWCA hosted an evening public meeting, at the Flanders Senior Center, 
to try and solicit local information and concerns from Southampton residents. While the event 
was a success, the attendance levels were not what we were hoping for. As such, there will be 
another public information meeting held in October of 2026 (Fire Prevention Month) to try and 
bolster participation. 

 On May 7th, the SWCA hosted an in-
person meeting of the Core Team 
which is comprised of local 
governmental representatives from 
agencies, public service, and utility 
providers in addition to local 
firefighters. This meeting was well 
attended and helped to initiate and 
ground truth many of the 
recommendations being suggested 
with the Southampton CWPP. 

 This meeting also helped to review 
the existing spatial data being 
incorporated into the CWPP process. 
During this review several issues were 

identified, and arrangements were made to update or revise the existing GIS data informing the 
plan. S&S was able to help facilitate acquiring both historic and present-day damage assessments 
of the Southern Pine Beetle’s impacts on the Pine Barrens from the DEC and the USFS. 

 Lastly, the financial reports and reimbursement payments have been submitted to the 
USDA/USFS and were approved. There are two SWCA invoices slated for reimbursement that 
will be requested by the end of June, pending approval by the Commission. 

Figure 1: Southampton CWPP Core Team Meeting. Experts identifying 
known risks on a map. 
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Remote Sensing 

 The remote sensing equipment has begun arriving, and the purchasing process should be 
completed soon. S&S has requested two permits for the early stages of equipment deployment. A 
permit has been acquired from the DEC for conducting preliminary UAS flights and sensor 
training. While most of this early work will center around Currans Field in Rocky Point, the 
permit allows us to move into other areas that have been managed by either prescribed fire or at 
least received mechanical treatments. The second permit with Suffolk County Parks is still 
pending but will focus on the bioacoustic recorders and their initial deployment. The recorders 
will be placed in four areas in the Dwarf Pine Plains and be used to listen for avian and bat 
species near more open meadows and in proximity to the 2014 wildfire. Lat/Long maps needed 
to be updated as one of the original placement locations was accidentally on state land. A revised 
map was submitted to SC Parks on June 9th. 

During this time S&S also hosted an online conversation with researchers from Seatuck 
(Bottini and Turner) to discuss the remote sensing program and begin introducing the techniques 
and capabilities of our new survey tools. 

We are hopeful that we may be able to deploy the recorders in a more traditional fashion 
by the fall migration and might have the opportunity to begin collecting a long-term data set of 
interest beginning this year. 

 

Conservation Management Action Plan – Resumes 

 While the progress has been modest, the drafting of the Conservation Management 
Action Plan has resumed and should pick up steam over the next few weeks and months. I 
anticipate complete (or close to complete) draft versions will be available for internal review by 
the end of August. 

 

Other S&S News 
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 On June 6th, the Long Island Pine 
Barrens Society hosted an awards 
ceremony for the Middle School Kids 
Go to College and Inspiring Youth to 
Protect Their Environment programs. 
This year the students focused on water 
quality issues impacting the Pine 
Barrens and included presentations on 
fertilizers, pollutants, and even 
included 1, 4 Dioxane issues. S&S was 
happy to assist the Society and hosted a 
guided hike for the kids and their 
parents around the trails of Wertheim. 

 On June 12th, the annual 
Cooperator’s Meeting was held. It was 

a great event, as always, and served not only to recognize our partners in the worlds of 
governmental oversight, environmental science, and law enforcement but to also just break bread 

together and share a great day. Shout out to the 
Education and Outreach staff who pull this together. 

 Lastly, on June 8th, several staff were able to visit 
the Affatato restoration site and document the progress. 
We met the GEI consultants there while they were 
performing their vegetative monitoring surveys. Of 
note, during the walk through a single Lupine plant was 
found in bloom. Lupine is a key indicator of a healthy 
system and promotes pollinator diversity. Finding this 
species in a restored area is a good sign. 

  

  

Figure 3: Wild Lupine (Lupinus perennis) at 
Affatato on June 8, 2026. 

Figure 2: Middle School Kids Go to College awards ceremony held at 
Wertheim. 



Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 5/20/2026

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #17 Barrens Work

Details 
Work performed   5/4/2026   -  5/8/2026 Hours

5/4/2026 USFS grant - adminstrative tasks 2
5/5/2026 USFS grant - administrative tasks - reimbursement 
documents, review of invoices and email
Public meeting for CWPP at Senior Center in Flanders 5
5/6/2026 CWPP meeting to discuss public meeting 
Review CWPP meeting materials for tomorrow's meeting - draft 
maps etc 2.5
5/7/2026 CWPP meeting at Eastport Fire Department related to 
CWPP 4

TOTAL HOURS 13.5
TOTAL INVOICE AMOUNT $1,080.00

Make all checks payable to Judith Jakobsen
If you have any questions concerning this invoice, use the following contact informatio
Contact information: mooneypdfarm@optonline.net  or 631-559-5996

mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996
mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 6/8/2026

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #18 Barrens Work

Details 
Work performed   5/12/2026   -  5/16/2026 Hours
5/12/2026 Nature center funding and grants
CWPP fire adapted communities matrix - review and comment 3.0

TOTAL HOURS 3
TOTAL INVOICE AMOUNT $240.00

Make all checks payable to Judith Jakobsen
If you have any questions concerning this invoice, use the following contact informatio
Contact information: mooneypdfarm@optonline.net  or 631-559-5996

mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996
mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 6/8/2026

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #19 Barrens Work

Details 
Work performed   5/18/2026   -  5/22/2026 Hours
5/20/2026 CWPP review matrices 1
Grant administration 0.25

TOTAL HOURS 1.25
TOTAL INVOICE AMOUNT $100.00

Make all checks payable to Judith Jakobsen
If you have any questions concerning this invoice, use the following contact informatio
Contact information: mooneypdfarm@optonline.net  or 631-559-5996

mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996
mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 6/8/2026

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #20 Barrens Work

Details 
Work performed   5/25/2026   -  5/31/2026 Hours
5/27/2026 nature center research 2
5/29/2026 nature center research 1
5/31/2026 nature center research 2

TOTAL HOURS 5
TOTAL INVOICE AMOUNT $400.00

Make all checks payable to Judith Jakobsen
If you have any questions concerning this invoice, use the following contact informatio
Contact information: mooneypdfarm@optonline.net  or 631-559-5996

mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996
mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 6/8/2026

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #21 Barrens Work

Details 
Work performed   6/1/2026   -  6/5/2026 Hours
6/3/2026 nature center research
grant reimbursement and reporting information 3.5

TOTAL HOURS 3.5
TOTAL INVOICE AMOUNT $280.00

Make all checks payable to Judith Jakobsen
If you have any questions concerning this invoice, use the following contact 
Contact information: mooneypdfarm@optonline.net  or 631-559-5996

mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996
mailto:mooneypdfarm@optonline.net%20%20or%20631-559-5996


Invoice Total $19,053.84

Project Manager Ari Porter
Project No: 00099294-000-AMH

Jason Smith
Central Pine Barrens Joint Planning and Policy Commission
624 Old Riverhead Road
Westhampton Beach, New York  11978

May 29, 2026
Invoice No: 246610

Central Pine Barrens Joint Planning and Policy Commission CWPP
RFP NO. 1659
Professional Services from April 19, 2026 through May 23, 2026
          Phase 01 Community Wildfire Protection Plan Content
 Professional Services

Hours Rate Amount
Accounting/Finance-Specialist III .50 93.60 46.80
Environmental Resources-Specialist X 3.00 170.10 510.30

Totals 3.50 557.10
Total Professional Services 557.10

             $557.10Total this Phase

  Phase 02 Establish Community Base Maps
 Professional Services

Hours Rate Amount
GIS/CADD-Specialist V .50 110.70 55.35

Totals .50 55.35
Total Professional Services 55.35

             $55.35Total this Phase

  Phase 03 Community Background Information, Fire History, and Fire Occurrence Data Collection
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist XI 2.00 186.30 372.60
GIS/CADD-Specialist V .50 110.70 55.35

Totals 2.50 427.95
Total Professional Services 427.95

             $427.95Total this Phase

  Phase 04 Conduct Hazard and Risk Analysis
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 17.50 110.70 1,937.25
Environmental Resources-Specialist X 31.00 170.10 5,273.10
GIS/CADD-Specialist V 2.25 110.70 249.08



Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Planning-Specialist II 2.00 81.90 163.80
Totals 52.75 7,623.23
Total Professional Services 7,623.23

 Reimbursable Expenses
Mileage 301.32
Internal Mileage 372.67
Meals 59.27
Travel Other 2.00
Lodging 2,341.93

Total Reimbursable Expenses 1.1 times 3,077.19 3,384.91

Units
Per Diem - Breakfast 3.0 PD BKFST @ 17.00 51.00
Per Diem - Dinner 1.0 PD DINNER @ 30.00 30.00
Per Diem - Full Day 2.0 PD FULLDAY @ 68.00 136.00
Per Diem - Lunch 2.0 PD LUNCH @ 21.00 42.00

Total Units 259.00 259.00

          $11,267.14Total this Phase

  Phase 05 Develop Strategies and Recommendations
 Professional Services

Hours Rate Amount
Administration-Specialist I 1.25 69.30 86.63
Environmental Resources-Specialist V 11.50 110.70 1,273.05
Environmental Resources-Specialist X .50 170.10 85.05
Planning-Specialist II 15.00 81.90 1,228.50

Totals 28.25 2,673.23
Total Professional Services 2,673.23

 Reimbursable Expenses
Travel Other 225.75

Total Reimbursable Expenses 1.1 times 225.75 248.33

           $2,921.56Total this Phase

  Phase 06 Develop Action Plan and Monitoring and Evaluation Strategy
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 1.50 110.70 166.05
Planning-SME II .75 217.80 163.35

Totals 2.25 329.40
Total Professional Services 329.40

             $329.40Total this Phase

  Phase 07 Develop the Draft Community Wildfire Protection Plan
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 1.50 110.70 166.05
Planning-Specialist VI .25 123.30 30.83

Totals 1.75 196.88
Total Professional Services 196.88

             
Page 2



Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

$196.88Total this Phase

  Phase 09 Develop Interactive GIS Hub, Story Map, and Project Tracking Tool
 Professional Services

Hours Rate Amount
GIS/CADD-Specialist V 1.50 110.70 166.05
Planning-Specialist II 1.50 81.90 122.85

Totals 3.00 288.90
Total Professional Services 288.90

             $288.90Total this Phase

  Phase 10 Design and Facilitate Public Outreach and Awareness
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 8.25 110.70 913.28
Environmental Resources-Specialist X 9.00 170.10 1,530.90
Environmental Resources-Specialist XII .75 203.40 152.55
Planning-Specialist II 1.00 81.90 81.90
Planning-Specialist VI .25 123.30 30.83
Planning-Specialist VIII .50 142.20 71.10

Totals 19.75 2,780.56
Total Professional Services 2,780.56

  Units
Per Diem - Dinner 1.0 PD DINNER @ 30.00 30.00
Per Diem - Lunch 3.0 PD LUNCH @ 21.00 63.00
Per Diem - Full Day 1.0 PD FULLDAY @ 68.00 68.00
Per Diem - Breakfast 4.0 PD BKFST @ 17.00 68.00

Total Units 229.00 229.00

          $3,009.56Total this Phase

    Contract Limits Current Prior To-Date
Total Billings 19,053.84 31,976.86 51,030.70

Limit 174,955.50
Remaining 123,924.80

    $19,053.84PLEASE PAY THIS AMOUNT ====================>

  For any questions regarding this invoice please contact Tamara Mathew
Phone: 602.274.3831 Email: tamara.mathew@swca.com

Page 3



Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

10:55:04 AMInvoice 246610 Dated 5/29/2026SWCA, Incorporated

Friday, May 29, 2026Billing Backup

Project 00099294-000-AMH Central Pine Barrens Joint Planning and Policy Commission CWPP

Phase 01 Community Wildfire Protection Plan Content

Professional Services
Hours Rate Amount

Accounting/Finance-Specialist III
Mathew, Tamara 5/7/2026    .50 93.60  46.80

Revise 08/15/25 - 04/18/26 invoice per client's request.  Void original invoice in 
our system, hold all charges after 02/06/26 and reissue Inv #243855 with 
charges 08/14/25 - 02/06/26.  Then generate a separate invoice for 02/07/26 - 
04/18/26 and submit it.

Environmental Resources-Specialist X
Porter, Ari 4/20/2026    .50 170.10  85.04

meeting prep
Porter, Ari 5/11/2026    .25 170.10  42.53

PM
Porter, Ari 5/18/2026    .50 170.10  85.05

PM
Porter, Ari 5/20/2026    .25 170.10  42.53

agenda
Porter, Ari 5/21/2026    1.50 170.10  255.15

monthly admin meeting + follow up tasks
Totals 3.50 557.10
Total Professional Services 557.10

     Total this Phase $557.10

Phase 02 Establish Community Base Maps

Professional Services
Hours Rate Amount

GIS/CADD-Specialist V
Walters, Savannah 5/21/2026    .50 110.70  55.35

Troubleshooting mapping issue
Totals .50 55.35
Total Professional Services 55.35

     Total this Phase $55.35

Phase 03 Community Background Information, Fire History, and Fire Occurrence Data Collection

Professional Services
Hours Rate Amount

Environmental Resources-Specialist XI
Gibson, Carly 5/19/2026    1.50 186.30  279.45

Core Team meeting 2
Gibson, Carly 5/22/2026    .50 186.30  93.15

coordination

Page 4



Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

GIS/CADD-Specialist V
Jansen, Erica 5/21/2026    .50 110.70  55.35

GIS Coordination and Support
Totals 2.50 427.95
Total Professional Services 427.95

     Total this Phase $427.95

Phase 04 Conduct Hazard and Risk Analysis

Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 4/22/2026    .50 110.70  55.35

prep for CT meeting 2
Hughes, Adriana 4/23/2026    2.00 110.70  221.40

prep for field work - materials list and logistics
Hughes, Adriana 4/24/2026    .25 110.70  27.68

logistics
Hughes, Adriana 5/4/2026    7.75 110.70  857.92

mobilization to NY and windshield surveys
Hughes, Adriana 5/5/2026    3.00 110.70  332.10

windshield surveys
Hughes, Adriana 5/6/2026    4.00 110.70  442.80

windshield surveys
Environmental Resources-Specialist X
Porter, Ari 5/4/2026    7.00 170.10  1,190.70

Field mob
Porter, Ari 5/5/2026    4.00 170.10  680.40

field work
Porter, Ari 5/6/2026    6.00 170.10  1,020.60

field work + core team meeting prep
Porter, Ari 5/7/2026    5.00 170.10  850.50

core team meeting
Porter, Ari 5/8/2026    9.00 170.10  1,530.90

demob
GIS/CADD-Specialist V
Jansen, Erica 5/11/2026    .25 110.70  27.68

GIS Coordination
Jansen, Erica 5/18/2026    1.00 110.70  110.70

GIS Support and Coordination
Jansen, Erica 5/22/2026    1.00 110.70  110.70

GIS Support and Coordination
Planning-Specialist II
Dominic, Grace 5/8/2026    1.00 81.90  81.90

Photo update
Dominic, Grace 5/11/2026    1.00 81.90  81.90

Photo Update
Totals 52.75 7,623.23
Total Professional Services 7,623.23
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Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Reimbursable Expenses
Mileage

EX 0000269503 5/5/2026 Porter, Ari / 5-MILEAGE 301.32
Internal Mileage

UN 0000000457 5/4/2026 AHUGHES -- mileage for AMH F150 / 165.0 
Miles @ 0.725

119.63

UN 0000000457 5/5/2026 AHUGHES -- Mileage for windshield surveys / 
75.0 Miles @ 0.725

54.38

UN 0000000457 5/6/2026 AHUGHES -- Mileage for windshield surveys / 
63.0 Miles @ 0.725

45.68

UN 0000000457 5/7/2026 AHUGHES -- Mileage for core team meeting / 
84.0 Miles @ 0.725

60.90

UN 0000000457 5/8/2026 AHUGHES -- Mileage from Long Island to 
amherst / 127.0 Miles @ 0.725

92.08

Meals
EX 0000269503 5/4/2026 Porter, Ari / 2-LSU GOOD JUJUS 38.05
EX 0000269503 5/5/2026 Porter, Ari / 4-TST* MUGS ON MAIN 21.22

Travel Other
EX 0000269503 5/4/2026 Porter, Ari / 3-LAZ PARKING L04189 2.00

Lodging
EX 0000268501 4/21/2026 Porter, Ari / 1-AIRBNB * HM2SKK98BK 2,341.93

Total Reimbursable Expenses 1.1 times 3,077.19 3,384.91

Units
Per Diem - Breakfast 3.0 PD BKFST @ 17.00 51.00
Per Diem - Dinner 1.0 PD DINNER @ 30.00 30.00
Per Diem - Full Day 2.0 PD FULLDAY @ 68.00 136.00
Per Diem - Lunch 2.0 PD LUNCH @ 21.00 42.00

Total Units 259.00 259.00

  Total this Phase $11,267.14

Phase 05 Develop Strategies and Recommendations

Professional Services
Hours Rate Amount

Administration-Specialist I
Barber, Maygan 4/24/2026    1.25 69.30  86.63

calling ferry to book tickets, reciept emails, confirmation emails, logistics ticket.
Environmental Resources-Specialist V
Hughes, Adriana 5/7/2026    6.25 110.70  691.88

Core team meeting 2
Hughes, Adriana 5/8/2026    4.00 110.70  442.80

Demob
Hughes, Adriana 5/11/2026    1.25 110.70  138.37

follow up on action items from Core Team Meeting 2
Environmental Resources-Specialist X
Porter, Ari 5/22/2026    .50 170.10  85.05

matrices
Planning-Specialist II
Dominic, Grace 5/11/2026    3.00 81.90  245.70

CT 2 recommendation
Dominic, Grace 5/13/2026    4.00 81.90  327.60

Page 6



Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Recommendation
Dominic, Grace 5/15/2026    5.50 81.90  450.45

Recommendation
Dominic, Grace 5/22/2026    2.50 81.90  204.75

Recommendation
Totals 28.25 2,673.23
Total Professional Services 2,673.23

 Reimbursable Expenses
Travel Other

EX 0000268050 4/24/2026 Barber, Maygan / 1-CROSS SOUND FERRY RES 225.75
Total Reimbursable Expenses 1.1 times 225.75 248.33

   Total this Phase $2,921.56

Phase 06 Develop Action Plan and Monitoring and Evaluation Strategy

Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 5/6/2026    1.50 110.70  166.05

project management and core team meeting 2 prep
Planning-SME II
Parkinson, Tami 4/23/2026    .25 217.80  54.45

coordination
Parkinson, Tami 4/27/2026    .50 217.80  108.90

sme coordination
Totals 2.25 329.40
Total Professional Services 329.40

     Total this Phase $329.40

Phase 07 Develop the Draft Community Wildfire Protection Plan

Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 5/18/2026    .25 110.70  27.67

emails and team communication
Hughes, Adriana 5/21/2026    1.25 110.70  138.38

admin meeting, follow up on action items
Planning-Specialist VI
Berski, Emmi 5/12/2026    .25 123.30  30.83

Field data appendix
Totals 1.75 196.88
Total Professional Services 196.88

     Total this Phase $196.88

Phase 09 Develop Interactive GIS Hub, Story Map, and Project Tracking Tool

Page 7



Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Professional Services
Hours Rate Amount

GIS/CADD-Specialist V
Walters, Savannah 4/23/2026    .75 110.70  83.02

Hub updates
Walters, Savannah 5/5/2026    .75 110.70  83.03

Update web map
Planning-Specialist II
Dominic, Grace 5/11/2026    1.50 81.90  122.85

GIS Reqest + Hubsite update
Totals 3.00 288.90
Total Professional Services 288.90

     Total this Phase $288.90

Phase 10 Design and Facilitate Public Outreach and Awareness

Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 4/28/2026    2.00 110.70  221.40

prep for public meeting
Hughes, Adriana 4/30/2026    .25 110.70  27.68

prep for field work
Hughes, Adriana 5/1/2026    1.50 110.70  166.05

prep for field week
Hughes, Adriana 5/5/2026    4.50 110.70  498.15

public meeting and prep
Environmental Resources-Specialist X
Porter, Ari 4/22/2026    1.00 170.10  170.10

public outreach prep
Porter, Ari 4/30/2026    1.00 170.10  170.10

public meeting prep
Porter, Ari 5/1/2026    1.50 170.10  255.15

meeting prep
Porter, Ari 5/5/2026    5.50 170.10  935.55

public meeting
Environmental Resources-Specialist XII
Amato, Victoria 5/21/2026    .75 203.40  152.55

admin meeting public meetng follow up
Planning-Specialist II
Dominic, Grace 5/1/2026    1.00 81.90  81.90

Recommendation Matrics
Planning-Specialist VI
Berski, Emmi 4/27/2026    .25 123.30  30.83

Public meeting presentation draft
Planning-Specialist VIII
Chamberlain, Molly 4/28/2026    .50 142.20  71.10

public meeting planning
Totals 19.75 2,780.56
Total Professional Services 2,780.56
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Project 24661000099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Units
Per Diem - Dinner 1.0 PD DINNER @ 30.00 30.00
Per Diem - Lunch 3.0 PD LUNCH @ 21.00 63.00
Per Diem - Full Day 1.0 PD FULLDAY @ 68.00 68.00
Per Diem - Breakfast 4.0 PD BKFST @ 17.00 68.00

Total Units 229.00 229.00

  Total this Phase $3,009.56

 $19,053.84Total this Project

$19,053.84Total this Report
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June 17, 2026 

Theresa Masin  
Principal Planner 
Southampton Town Planning Board 
116 Hampton Road 
Southampton, NY 11968 

RE: Referral: CVE US NY Westhampton 243, LLC Site Plan Application 
SCTM Numbers 900-276-3-1 and 2, 80 Sunrise Highway, Remsenburg/Speonk 
Core Preservation Area and Compatible Growth Area 

Dear Ms. Masin: 

On June 1, 2026, the Central Pine Barrens Joint Planning and Policy Commission office 
received your referral for the referenced project. The project site is in the Core 
Preservation Area and the Compatible Growth Area (CGA) of the Central Pine Barrens. 
The proposal is classified as a Type I Action pursuant to the SEQRA regulations. 

On June 26, 2024, the Commission approved a hardship waiver with conditions for the 
solar project on the subject property. Enclosed please find a copy of the decision. 

The referral includes a cover letter, site plan and site plan application. An EAF was not 
provided. Preliminary comments are provided based on a review of the referral 
material.  

The Applicant should submit more information to the Town to review the current 
proposal as it compares the project decided in the Commission’s waiver to confirm 1) if 
the current proposal is different from the project that was the subject of the waiver and 
2) if changes are substantial enough to warrant a new application.

• Please direct the applicant to submit to the Town for review an explanation of the
current proposal and a comparison of the proposal and the project decided in the 2024
Commission waiver to clarify any changes in the proposal that may require a new
application.

• All conditions of the Commission’s approval are required to be met. Please have
the applicant identify any conditions not met in the current proposal.

• SEQRA: The Commission classified the action as Type I and completed the
SEQRA review in its decision. Please explain the need for a new SEQRA review.

• Project area: The referred material indicates the project is on 100 acres. The
decision permitted a project on 50 acres. The Town confirmed the project is on 50 acres
and the material is referring to the entire property.

Ryan P. McGarry 
Chairman 

Jerome Halpin 
Member 

Maria Z. Moore 
Member 

Daniel J. Panico 
Member 

Edward P. Romaine 
Member 

624 Old Riverhead Road 
Westhampton Beach, NY 
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Phone (631) 288-1079 
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• Open space protection: The decision required a conservation easement on a 24 acre portion in 
the CGA and on 50 acres once mining was complete. The Site Plan identifies the “future 24 acre 
portion.” The 50 acre easement area is not identified. Please have the Site Plan updated to 
indicate the easement area. The applicant should provide information on the timing to submit 
the easement for review, approval and recording, prior to issuance of a building permit. 

 
The proposal must conform with 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 
Interim Executive Director 
 
Encl. 
 
cc: John C. Milazzo, Counsel to the Commission 
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June 17, 2026 
 
John Armentano 
Partner 
Farrell Fritz 
100 Motor Parkway, Suite 300 
Hauppauge, NY 11788 
email: jcarmentano@farrellfritz.com 
 
RE:   Elite Towers at Peconic River Sportsman’s Club 

1 Connecticut Avenue, Manorville, Town of Brookhaven 
SCTM Number 200-298-1-1 
Core Preservation Area of the Central Pine Barrens 

 
Dear Mr. Armentano: 
 
On May 5, 2026, the Central Pine Barrens Commission office received your submission 
concerning the above referenced property owned by the Peconic River Sportsman’s Club 
(PRSC).  Your firm represents PRSC.  PRSC’s property is in the Core Preservation Area 
of the Central Pine Barrens area as designated by the Long Island Pine Barrens Preservation 
Act (the “Act”).  The Act defines uses or operations as either development or non-
development and in the Core Preservation Area, development may not occur without a 
Commission exemption from this general prohibition. 
 
Existing Conditions and the Proposed Project 
 
PRSC’s property is located on the west side of Connecticut Avenue and south side of River 
Road in Manorville in the Towns of Brookhaven and Riverhead. A portion of Peconic River 
headwaters is present on the property. PRSC operates a 120-acre private shooting club on 
the property. In 2005, PRSC granted a conservation easement on the property to the 
Commission. The easement contains the rights PRSC retained, including the right to 
continue to use the property for the private shooting club, and those it forego, such as the 
right to request a hardship exemption to allow development on the property or to commence 
certain types of non-development. In exchange, PRSC received 7.99 Brookhaven Pine 
Barrens Credits and 9.26 Riverhead PBCs. 
 
The submission includes a cover letter, site plan, cell coverage map, a copy of the 
conservation easement and copies of letters in support of the project from Riverhead Fire 
District, Manorville Fire District, and Suffolk County Detectives Association, Inc. 
 
The Site Plan, dated May 2, 2025, prepared by WFC Architects, identifies the Project 
consisting of construction of a 150 foot tall cell tower and construction of a 1,525 square 
foot equipment compound. Five equipment basins are proposed: one for AT&T, one for 
Manorville Fire District and three “future” lease spaces. 
 
Through your letter, PRSC asserts that the construction of a wireless communication 
facility is non-development under the Act and permitted under the conservation easement 
or in the alternative, the conservation easement on the property should be modified to allow 
PRSC to make application to construct the facility.  
 
PRSC has requested to perform other activities in the past.  In 2004 (before the easement 
was granted) the Commission authorized PRSC to construct a 360 square foot pump house 
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for fire suppression purposes.  In 2006, the Commission denied a PRSC request to construct a new 2,520 
square foot concrete slab, as it exceeded the uses permitted by the easement. In 2012, the Commission 
authorized the in-kind replacement of a 600 square foot building.   
 
Central Pine Barrens status 
 
Conservation Easement 
 
PRSC, under the easement, did retain the right to undertake public improvements necessary for the health, 
safety, or welfare of the public if the improvements are consistent with the goals and objectives of the Act.  
This is the basis of PRSC’s contention that it may proceed with the project for it alleges that the construction 
of the facility is a public improvement and it is consistent with the Act and thus non-development and a 
retained right. 
 
Alternatively, if the Commission determines the non-development public improvement provision does not 
apply to the Project, PRSC contends that the Commission could amend the easement to remove the 
prohibition on applying for a hardship exemption to allow it to submit its application. Under this scenario, 
PRSC would be subject to the Commission’s discretionary authority to permit otherwise prohibited 
development in the Core Preservation Area on a showing that the parcel on which the development is 
proposed has no other beneficial use. 
 
Response 
 
The Commission has addressed these types of requests before. The Commission has repeatedly determined 
that the construction of a wireless communication facility is development, and it has not amended a 
conservation easement granted to it in exchange for PBCs to allow a material change to the property 
protected by the easement occur.  
 
In response to referrals from other agencies or applications for wireless communications facilities the 
Commission has consistently determined that their construction is development and must conform with the 
Comprehensive Land Use Plan. Sometimes, the project sponsor would argue that their project was a public 
improvement, or another operation or use deemed to be non-development by the Act, and thus outside the 
Commission’s jurisdiction.  However, the Commission has not accepted this proposition and has required 
applications in each instance.  
 
This type of determination was made in the following matters:  
 

• Gazza Monopole (2010) 
• Suffolk Towers on CR 21 (2010) 
• East Moriches Fire District (2013) 
• Rockwell Collins (2015) 
• Verizon at Suffolk County STP (2020 and 2026) 
• Homeland Towers (2025) 
• Elite Towers at Country Farms (2026) 

 
In the example of NYS Office for Technology Statewide Wireless Network (2005), the State asserted the 
SWN was exempt. The Commission disagreed and determined SWN was not categorically exempt and in 
its SEQRA findings statement as a involved agency, the Commission requested SWN projects be submitted 
to determine whether they are consistent with Article 57 and the Land Use Plan.  
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In the subject matter, PRSC submitted and the Commission determined similarly to Homeland that the 
project is development and required a hardship application. The additional hurdle in PRSC is the presence 
of the conservation easement.  
 
PRSC is correct that the Commission has modified an easement - and then further approved modifying the 
same easement - granted to it in exchange for Pine Barrens Credits. However, the character of the resources 
protected by the easement did not change after the amendment. The property involved is owned by the 
Nassau County Council of Boy Scouts. And the amendment permitted a nonmaterial accommodations to 
facilitate a use permitted under the easement. The Scouts were allowed to reconstruct a kitchen facility that 
was destroyed by fire. The footprint of the replacement facility was in the same place as the original kitchen. 
The modification that was approved, but not executed, authorized the Scouts reduce the size of a future cabin 
that was a retain right in exchange for increasing the size of an existing cabin by the same amount.  This 
authorization has since expired. PRSC’s application if granted may create material change to the resources 
protected by the easement and is not consistent with the Commission precedents.  
 
Based on the foregoing, the project may not proceed as currently proposed because it neither qualifies as a 
public improvement nor is it consistent with PRSC’s promise contained in the easement not to submit a 
hardship application. The Commission elects not to exercise its authority to amend the easement to allow an 
hardship application because if granted it may cause a material change to the resources protected by the 
easement. 
 
Thank you for your attention, and if you have any questions, please contact me at (631) 218-1192. 
  
Sincerely, 
 
Julie Hargrave 
Interim Executive Director 
 
 
cc: John C. Milazzo, Counsel to the Commission 
 Jerry Tverdyy, Senior Environmental Analyst  
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 1 Rockwell Collins 8/19/15 
 

Commission Meeting of August 19, 2015 
Brookhaven Town Hall, Farmingville, NY 

 
Present: Mr. Andrew Freleng (Suffolk County), Mr. Edward Romaine (Brookhaven), 
Mr. Sean Walter (Riverhead), Ms. Anna Throne Holst (Southampton) 

 
Adopted Resolution 

Core Preservation Area Compelling Public Need Hardship Waiver 
Application of Rockwell Collins 

Located at 1370 Quogue Riverhead Road (CR 104), Flanders 
SCTM #: 900-195-3-2 

  
 Whereas, Rockwell Collins (the Applicant), a private corporation, by letter 
dated June 9, 2015, submitted an application to the Central Pine Barrens Joint 
Planning and Policy Commission for a Core Preservation Area Hardship Waiver 
based on Compelling Public Need under Article 57 Section 57-0121(10) of the New 
York State Environmental Conservation Law (ECL) to construct two, 45-foot tall 
guyed communications towers in the Core Preservation Area of the Central Pine 
Barrens (the proposed project); and  
 
 Whereas, the Applicant is the owner of a 42.816-acre project site located on 
the east side of Quogue-Riverhead Road (County Route 104), north of the 
intersection with County Road 31 and north of Sunrise Highway (State Route 27), 
situated in the Country Residence 200 Zoning District, in the Town of Southampton, 
Suffolk County Tax Map Number 900-195-3-2; the project site contains aeronautical 
communications infrastructure including 23 existing communications towers, an 
equipment building and outdoor concrete equipment basin, and driveway; and 
 
 Whereas, the Applicant is the only FCC-authorized provider of the High 
Frequency (HF) radio spectrum for emergency backup communications which  
“assures mission-critical connectivity for dispatch and emergency operations, 
hospitals, first responders, critical infrastructure, and federal, state, and local 
agencies,” and 
 

Whereas, “the HF radio spectrum is specifically dedicated for disasters and 
provides communications coverage inside the impacted area from a site outside of the 
disaster, which eliminates vulnerability of infrastructure impacted by an event” and 
the proposed project would be used to serve the eastern seaboard; and 
 
 Whereas, the Applicant manages UrgentLink, Rockwell Collins’ new 
disaster communication network that will function in times of calamity and which is a 
subscriber, fee-based service for public and quasi-public entities such as police and 
fire departments, hospitals and emergency service providers; and 
 
 Whereas, the proposed project involves the disturbance of approximately 
160 square feet to install the two tower masts and a total of eight guyed wire anchors, 
four anchor points for each tower, in a 20-acre area of the site where natural 
groundcover and low-growing natural pine barrens vegetation exists and other 
communications facility development exists; and 
 
 Whereas, the remaining area of the site, approximately 22.8 acres, is forested 
with pitch pine trees and other pine barrens vegetation; and 
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 Whereas, the application is a request for a Core Preservation Area Hardship Waiver 
based on Compelling Public Need since the project will provide a public health and safety need to 
the immediate area and to municipalities and emergency responders within 1,000 miles of the 
facility for communications in events of emergency and disaster; and 
 
 Whereas, the project site is an existing transmitting site that works in tandem with a 
receiving site also owned by Rockwell Collins located approximately 13 miles to the east at 81 
Edge of Woods Road in Southampton; and 
 
 Whereas, the proposed project is an Unlisted Action pursuant to Environmental 
Conservation Law Article 8 (State Environmental Quality Review Act (SEQRA)); and no 
coordinated review was performed; and 
 
 Whereas, the Commission held a public hearing on July 15, 2015 on the Core 
Preservation Area Compelling Public Need Waiver Application; the hearing was closed and a 
transcript was thereafter made available to the Commission; and 
 
 Whereas, the Applicant’s testimony at the public hearing is incorporated by reference; 
and 
 
 Whereas, pursuant to the criteria contained in New York State Environmental 
Conservation Law (ECL) Article 57, Section §57-0121(10) (b)(i), the proposed development will 
serve an essential health and safety need of the public entities and agencies and public health care 
providers in the Central Pine Barrens and will protect public health and safety since the proposed 
project will serve public agencies and emergency service providers in the event of a disaster; and 
 
 Whereas, pursuant to the Applicant’s demonstration of hardship as per ECL §57-
0121(10)(b)(i), the proposed use is required to serve existing needs of the residents and no 
feasible alternatives exist outside the core preservation area to meet the established public need 
and that no better alternatives exist with the county; the applicant explored other potential sites 
and alternatives and determined the project site is located at an optimal distance for the proposed 
technology to function efficiently and work in tandem with the Edge of Woods Road site and to 
meet communication requirements in an area up to 1,000 miles from the facility; and 
 
 Whereas, pursuant to the criteria contained in ECL §57-0121(10) (c) (i) through (iii), the 
Applicant has satisfied the conditions for and has demonstrated hardship, as the Project strictly 
limits disturbance to the resources of the Core Preservation Area to 160 square feet, and the 45 
foot tower height will not be visible from neighboring properties or to the public; therefore, 
pursuant to ECL §57-0121(c)(i), the project will not be materially detrimental or injurious to 
other property or increase the danger of fire or endanger public safety or result in the substantial 
impairment of the resources of the Core Preservation Area; and 
 
 Whereas, pursuant to the Applicant’s demonstration of hardship as per ECL §57-
0121(10)(c)(ii) and (iii), the waiver will not be inconsistent with the purpose, objectives, or the 
general spirit and intent of this title and is the minimum relief necessary to relieve extraordinary 
hardship as it preserves pine barrens ecology by minimizing disturbance for the project, restores 
disturbed areas where feasible, and utilizes an already existing disturbed site developed with 
existing communications infrastructure and facilities; and 
 
 Whereas, pursuant to the Applicant’s demonstration of hardship as per ECL §57-
0121(10)(c), the Applicant has satisfied the conditions for demonstrating hardship as the project 
will not have an adverse impact on the protection and management of Core Preservation Area 
resources and the proposed project will service as a disaster communication network of last resort 
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that provides service in a greater geographic range than that of local frequencies and will protect 
the public health and welfare of those disaster-affected persons within a 1,000 mile radius of the 
project site; and 
 
 Whereas, no significant adverse environmental impacts are expected as a result of the 
proposed project; and 
 
 Whereas, the Commission has considered all materials submitted in connection with the 
application.  
 
Now therefore be it  
 
 Resolved, the above recitals are incorporated herein and made a part hereof; 
and be it further 
 
 Resolved, that pursuant to the New York State Environmental Conservation Law (ECL) 
Article 8 (State Environmental Quality Review Act (SEQRA)) 6 NYCRR Part 617, the 
Commission identified no significant adverse environmental impacts and hereby adopts a 
Negative Declaration pursuant to SEQRA; and be it further 
 
 Resolved, that the Commission hereby determines the application, as submitted, meets 
the criteria for Core Preservation Area hardship based on Compelling Public Need pursuant to 
New York State ECL §57-0121 (10)(b) and (c); and be it further 
 
 Resolved, that the Commission finds that Rockwell Collins has demonstrated the project 
will serve an essential health and safety need because without the project, the reliability and 
capacity of the existing local communications network serving emergency responders may not 
fulfill needs created during times of disaster or emergency, which could jeopardize the ability of 
officials in the region to communicate and address public health and safety needs; and be it 
further 
 
 Resolved, that Rockwell Collins proposes to minimize the impact on the resources of the 
Core Preservation Area to the maximum extent practicable through the development of the 
project in an area of existing disturbance that is subject to regular maintenance for 
communications infrastructure with disturbance strictly limited to approximately 160 square feet 
of the 42.8 acre (1,864,368 square foot) project site or 0.01% of the site; and be it further 
 
 Resolved, no disturbance will occur in the existing wooded area of the site encompassing 
approximately 22.8 acres of the project site; and be it further 
 
 Resolved, that Rockwell Collins has demonstrated that there is no feasible alternative 
outside the Core Preservation Area because the project site, a transmission site, is located at an 
optimal operating distance to work in tandem with a receiving site approximately 13 miles to the 
east at 81 Edge of Woods Road in Southampton and jointly extend coverage along the eastern 
seaboard with the capacity to communicate and send data up to 1,000 miles; and be it further 
 
 Resolved, that the existing disturbed area of the project site has been used as a 
communications facility prior to the adoption of the Long Island Pine Barrens Protection Act of 
1993; and be it further 
 
 Resolved, that the Rockwell Collins application for a Core Preservation Area hardship 
exemption based on Compelling Public Need is approved by the Commission, on this day, 
August 19, 2015, in accordance with the Site Plan prepared by Eric Scott Kohl, P.E. last dated 
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January 14, 2015 date stamped received June 9, 2015, subject to the following specific 
conditions: 
 

1. The applicant must obtain additional permits and approvals, as required by law, prior to 
commencement of activity related to the expansion on the project site.  

 
2. No more than 160 square feet of disturbance on the project may occur for the project and 

must occur within the existing 20 acre disturbed area. 
 

3. No lighting shall be installed on the proposed towers.  
 

4. The applicant must naturally revegetate and restore, using existing natural vegetation 
displaced for construction and installation below grade, the approximately 128 square 
feet area of the eight guyed wire anchor points. 
 

5. No other changes to the project shall occur including, but not limited to, the height of 
towers, additional facilities including lights, clearing, disturbance, or any related element, 
equipment, or services unless and until an application is submitted to that effect; in which 
case the project shall be considered a new project and subject to Commission review and 
discretionary decision. 
 

6. Notify the Commission office for inspection when disturbance limits are staked. 
 

7. Notify the Commission office for inspection within one week of project completion. 
  
and be it further 
 
 Resolved, the Commission grants the Compelling Public Need Waiver for the Rockwell 
Collins project; and be it further 
 
 Resolved, the waiver granted under the provisions of ECL Section 57-0121(10) shall 
only be considered an exemption or waiver of the particular standard of this title for which the 
Commission approved the Hardship Waiver. 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; and be it further 
 
 Resolved, the instant conditionally approved Hardship Waiver shall be valid for a period 
of three years from the date of approval. All work or action required in the conditions, where 
applicable, shall be completed within three years from the date of approval unless a longer period 
was approved or the Applicant obtains an extension from the Commission; and be it further  
 
 Resolved, a copy of this resolution shall be filed with the Suffolk County Clerk and 
indexed against the property. 
 
Record of Motion  
Motion By:  Mr. Romaine 
Seconded by: Ms. Throne-Holst 
Record of Vote: 
Yea: 4 
Nay: 0 
 
cc: Town of Southampton Planning Board 
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COUNTY OF SUFFOLK 

 
EDWARD P. ROMAINE 

SUFFOLK COUNTY EXECUTIVE 

 

DEPARTMENT OF ECONOMIC DEVELOPMENT AND PLANNING 

    

 

    MAUREEN GETCHELL                                                                            RORY WHELAN 
CHIEF DEPUTY COMMISSIONER                                                                              DEPUTY COMMISSIONER 

     

 

FRANCIS S. GABRESKI AIRPORT  ADMINISTRATION BUILDING #1  WESTHAMPTON BEACH, NY 11978  (631) 852-8095 

 

SARAH LANSDALE 
COMMISSIONER 

 

June 4, 2026 

Central Pine Barrens Commission 

624 Old Riverhead Road, 

Westhampton Beach, NY 11978 

 

Re: Suffolk County Gabreski Airport Proposed Developable Land Swap for ANG Mission Support 

Facility 

 

Dear Central Pine Barrens Commission Members, 

The Suffolk County Gabreski Airport respectfully requests consideration from the Central Pine Barrens 

Commission for a modification to the Pine Barrens Land Use Plan associated with a proposed Air 

National Guard mission support facility. 

The Air National Guard is currently evaluating locations for a new mission support facility intended 

primarily for secure storage. Due to the nature of the facility and the materials/equipment expected to be 

stored onsite, the facility is required to be located within the secure airfield environment and not 

accessible to the public. 

Following coordination with the FAA and the Air National Guard, a preferred location east of Taxiway 

Echo was identified as the most operationally suitable site for the facility. However, this area is currently 

identified as preserved land within the Pine Barrens Land Use Plan. 

This project is currently in the early planning stages, and the Air National Guard and airport are seeking 

preliminary feedback from the Commission regarding the proposed location before advancing into further 

design, engineering, and project development efforts. 

To accommodate this operational need while maintaining the overall balance of preserved and 

developable land on airport property, Gabreski Airport is proposing a land use swap consisting of 

approximately five acres. Under this proposal, five acres of currently developable land located on the 

south side of the airport would be redesignated as preserved land, while five acres east of Taxiway Echo 

would be redesignated as developable land for the construction of the mission support facility. 

This proposed exchange would maintain the existing overall acreage and percentage of preserved land on 

airport property while allowing the Air National Guard to develop the facility in the location that best 

supports operational efficiency, security requirements, and compatibility with existing airfield activities. 



 

 
H. LEE DENNISON BLDG  100 VETERANS MEMORIAL HWY, 11 FL  P.O. BOX 6100  HAUPPAUGE, NY 11788-0099  (631) 853-4800  

 

The proposal would only modify the location of future development areas and would not reduce the total 

amount of preserved land within the Pine Barrens boundary. 

Thank you for your time and consideration. Please feel free to contact me with any questions or concerns 

regarding this proposal. 

 

Sincerely,  

Dynavia Nimmons 
Dynavia Nimmons  

Assistant Airport Manager 

Francis S. Gabreski Airport 

631-852-8095 

Dynavia.Nimmons@suffolkcountyny.gov 

 



Joshua Smith
Polygonal Line

Joshua Smith
Oval

Joshua Smith
Line

Joshua Smith
Line

Joshua Smith
Callout
We would like to swap the 5 acres of non-aviation development on the South Perimeter Road with the orange square area to the east for Air National Guard facilities
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DRAFT 

SCCOOA Core Hardship 1  June 17, 2026 
 

Central Pine Barrens Joint Planning and Policy Commission 
Draft Staff Report for the Public Hearing 

Wednesday, June 17, 2026 
 
 
PROJECT NAME: Suffolk County Correction Officers Association (SCCOA) 

Core Preservation Area Hardship Application 
  
APPLICATION TIMELINE: 
     

- May 14, 2026 Application Received  
- May 20, 2026 Public Hearing Scheduled 

    - June 17, 2026 Public Hearing 
- September 10, 2026 Decision Deadline 

 
OWNER/APPLICANT: SCCOA represented by Diane Moje, D&I Expediting 
 
PROJECT SITE LOCATION: 1001 Middle Country Road (New York State Route 25) 
     Ridge, Town of Brookhaven 
 
SUFFOLK COUNTY TAX MAP NUMBERS: 200-295-1-5.1, 5.2, 5.3 
 
PROJECT SITE AREA: 2.77 acres 
 
ZONING DISTRICT:  J4 Business  
 
CURRENT USE:  Headquarters of the SCCOA 
 
PROJECT:   Construction of a second story on an existing building and a 
garage 
 
 
EXISTING CONDITIONS 
 
The 2.77-acre Project Site is located at 1001 Middle Country Road in Ridge, Town of 
Brookhaven, in the Core Preservation Area of the Central Pine Barrens. The site is on the north 
side of Middle Country Road. Protected natural open space adjoins the property on three sides, to 
the north, east and west.  
 
The site contains a 2,100-square foot (sf) one-story commercial building and a parking lot. 
Approximately 0.94 acres of the site is developed and 1.83 acres is wooded with pine barrens 
habitat. The site is used as the office and headquarters of the Suffolk County Correction Officers 
Association (SCCOA). See Exhibit A for an aerial map of the Project Site and Exhibit B for 
photographs of the Project Site. 
 
SCCOA purchased the property on October 22, 2013. 
 
APPLICANT REQUEST 
 
The Applicant requests a Core Preservation Area Hardship Waiver to construct a second-story 
addition to the existing office building and to construct a detached garage.  
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The existing building is 2,100 sf. The applicant requests to construct a second story addition that 
measures 2,200 sf. The total building area will be 3,300 sf. The detached garage is 1,225 sf.  
 
Construction will occur in areas of the site that presently contain a mowed grass lawn. There is no 
clearing of existing natural vegetation proposed with the Project. The Applicant proposes to 
protect the remaining 1.83 acres of natural open space with a conservation easement covering the 
open space located on the north side of the Project Site. 
 
An innovative alternative on-site sanitary treatment system will be constructed to accommodate 
wastewater generated on site.  
 
The Site Plan prepared by AJC Land Surveying PLLC dated May 20, 2025 proposes to retain the 
existing conditions of 34% of cleared land and 66% to remain natural. The plan is included as 
Exhibit C.  
 
Sanitary Flow 
 
The as of right sanitary flow for the Project Site is 300 gpd/acre x 2.77 acre or 831 gallons-per-
day (gpd). Based on Table 1 – Project Density Loading Rates & Design Sewage Flow Rates by 
the Suffolk County Department of Health Services dated July 21, 2020, the flow rate for a non-
medical office space of this type is 0.06 gpd/sf. After the project, the building will generate 198 
gpd.  
 
No Pine Barrens Credits are proposed to be retired in connection with the Project. 
 
CENTRAL PINE BARRENS STATUS 
 
The Project constitutes development activity pursuant to NYS Environmental Conservation Law 
§57-0107(13)(b): 
 

“(b) a material increase in the intensity of use of land or environmental impacts as a 
result thereof;” 

 
SEQRA AND OTHER REQUIRED PERMITS AND APPROVALS 
 

• SEQRA: Project classified as Type II Action (Part 617.5(c)(9)) 
• Suffolk County Department of Health Services (SCDHS)  
• Town of Brookhaven site plan approval and any other approvals 

 
SITE DESCRIPTION 
 
This section contains a general description of the features on the Project Site including natural, 
scenic and cultural resources.  
 

Existing Condition and Land Use on-site: The site is cleared to a limit of 34% and developed 
with a one-story 2,100-sf commercial structure with an asphalt parking lot. See discussion of 
Study Area below and Exhibit B for photographs.  
 
Vegetation: A narrow fringe of lawn and landscaping area outline the parking lot to the north 
through the eastern boundaries of the site. To the south is an additional lawn area adjacent to 
open space forested with pine barrens vegetation.  
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Rare, Endangered, & Threatened Species and Species of Concern: A request for information 
was submitted to the New York State Department of Environmental Conservation Natural 
Heritage Program (NHP). A response has not been received to date. 

 
Wetlands: No wetlands are identified in the survey.  
 
Hydrology: The site is located in Groundwater Management Zone III. According to the 
USGS Long Island Depth to Water and Hydrologic Conditions Viewer, the depth to water on 
site is approximately 37 feet.  
 
Topography/Elevation: The Project Site is generally flat. 
 
Soils: According to the USDA Natural Resources Conservation Service, the predominant soil 
types on the Project Site is Riverhead sandy loam, 0 to 3 percent slopes.  
 
Cultural/Archeological Resources: By letter dated June 10, 2026, the New York State Office 
of Parks, Recreation and Historic Preservation indicated that the “no properties, including 
archaeological and/or historic resources, listed in or eligible for the New York State and 
National Registers of Historic Places, will be impacted by this project.”  

 
PROJECT SITE HISTORY  
 
A clearing violation occurred on the property in 2014. The matter was settled with the Town of 
Brookhaven, which required payment of a fine in the amount of $8,000. See Exhibit D for the 
satisfaction of judgement by Sixth District Court dated October 16, 2025.  
 
SURROUNDING LAND USE AND ZONING  
 
The Study Area is defined to be all the land within a one-half mile radius around the Project Site. 
See Exhibit E for an aerial depicting the Study Area.  
 
The Study Area is bisected by the Middle Country Road. It is bound on the east by Fireman’s 
Park, on the south by Brookhaven National Laboratory and on the west by the William Floyd 
Parkway cloverleaf interchange with SR 25.  
 
Land uses within the Study Area include natural open space and low-density residential 
development. The Suffolk County Pine Trail nature preserve is approximately 1,100 feet to the 
east. Single family residential development is present in the Compatible Growth Area (CGA), 
south of Route 25, and the northern boundary of Brookhaven National Laboratory, a 5,000-acre 
scientific research campus, is south of the residential community. 
 
North of Middle Country Road is in the Core Preservation Area. The CGA is to the south. Land 
uses within the Study Area include natural open space in the Core and low-density residential 
development in the CGA. Outliers include the Ridge Fire Department and commercial uses on the 
south side of Middle Country Road in the CGA. 
 
To the north of the Project Site is a residential subdivision on Patrick Lane. The nearest 
developed site to the east in the Core is Fireman’s Park.  
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A mix of zoning districts are present within the Study Area. Residential zoning districts north of 
Route 25 include A2 and A5 to the west and A10 to the east. A Residence 1, one-acre residential 
zoning district, is dominant to the south of Route 25. Exceptions to A1 in the Study Area include 
three parcels on the CGA Route 25 road front including a storage facility zoned Light Industry 1 
and three parcels that are zoned J Business 2. One outlier of Town-owned natural open space 
zoned J Business is on the east side of the Study Area.  
 
PRIOR COMMISSION DECISIONS  
 
Core Preservation Area applications that are outside the Study Area but similar include: 
 

• 10/15/2025 – Klein (SCTM # 200-402-1-18.12). Waiver for second-story office 
expansion and parking lot. 
 

• 7/20/2005 - Kent Memorial Animal Shelter (SCTM # 600-138-1-6.2). Waiver for 300 
square foot office expansion. 4/19/2023 no expansion, rebuild in place, non-development. 
 

• 12/12/1994 - American Physical Society (SCTM # 200-459-1-1.4) Waiver to construct 
building. 7/21/2010 second-story, no expanded footprint and parking lot expansion.  
 

• 8/10/1994 – Tuccio (SCTM # 900-248-1-110.2). Construct two storage buildings. 
 

• 10/08/1997 – Tuccio (SCTM # 900-248-1-110.2). Construct four storage buildings. 
 
 
CORE PRESERVATION AREA EXTRAORDINARY HARDSHIP CRITERIA 
 
The Applicant is required to demonstrate hardship in accordance with ECL §57-0121(10) The 
Applicant submitted a petition addressing this section of the Act for the proposed extraordinary 
hardship waiver. See Exhibit F for the Applicant’s petition on the hardship. 
 
The applicable Core Preservation Area hardship criteria, as enumerated in Article 57, Section 57-
0121(10) are listed below. 
 
“10. Any person, the state or a public corporation 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 applicant 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 person satisfies the following conditions and 
extraordinary hardship or compelling public need is determined to have been established 
under the following standards or for development by the state or a public corporation or 
proposed for land owned by the state or a public corporation 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. A person shall 
be deemed to have established the existence of extraordinary hardship only if he or she 
demonstrates, based on specific facts, that the subject property does not have any 
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beneficial use if used for its present use 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 or 

her predecessors in title including any transfer of contiguous lands which were in 
common ownership on or after June 1, 1993.” 

 
“(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.” 
 
SUMMARY OF APPLICANT’S HARDSHIP DEMONSTRATION 
 
The Applicant claims that a hardship is imposed by the existing building due to the inability to 
accommodate meetings and the costs associated with regularly renting space for meetings off site.  
 
The Applicant has outgrown this space, which is restricting beneficial use of the property.  
 
The Application states the owner purchased the property in 2013 for its headquarters and it has 
outgrown the current layout. It is also stated that the Project does not affect neighboring 
properties and there is no increased risk of fire danger or substantial impairment of the Core 
Preservation Area resources. 
 
The garage is needed, according to the Applicant, as a secure location for vehicles to avoid 
vandalism and mischief in an area of low-density development. 
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DISCUSSION ITEMS/ADDITIONAL INFORMATION  
 

1. Precedent matters required approvals for expansion of with no increase in footprint. 
 

2. Subject to other permits and approvals including Brookhaven Town and Suffolk County 
Health Department. No Pine Barrens Credits permitted to be redeemed in the Core. 
 

3. Accept conservation easement to protect 1.83 acres of existing natural open space. 
 

4. The Commission will consider any additional documentation submitted in support of this 
Application and reserves the right to keep the hearing record open to receive and review 
any additional information for the public record. 

 
5. The current deadline to issue a decision is between the August and September 

Commission meetings. An extension of the decision deadline may be needed to the 
September 16 meeting.  

 
EXHIBITS 
 

A. 2025 Aerial of the Project Site 
B. Photographs of the Project Site  
C. Survey prepared by AJC Land Surveying PLLC dated May 20, 2025 
D. Satisfaction of judgement by Sixth District Court dated October 16, 2025. 
E. Study Area Map 
F. Applicant’s hardship letter 
G. Full application materials 
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