
 

 
 

Central Pine Barrens Commission Meeting Agenda 
Wednesday, September 16, 2026 at 2:00 pm 

Wertheim National Wildlife Refuge, 340 Smith Road, Shirley 
 
1. Administrative and Public Comment 

a. Public Comment 
b. Minutes for Commission Meeting of 07/15/26 review (approve) 
c. Renewal of Commission insurance policies  
d. Commission-USGS agreement renewal to continue water resources monitoring from 2027 to 

2029 in the amount of $316,000 
e. Bird friendly standard implementation guidance / draft resolution 
f. Commission Committee and Council Meetings: next Advisory Committee Meeting 10/6/26 at 

Brookhaven Town Hall; Law Enforcement Council Meeting 9/17/26 at Southaven County Park; 
Protected Lands Council Meeting 9/22/26 at Wertheim; and Wildfire Task Force Meeting 
9/23/26 location TBD 
 

2. Commission Division Activity Reports 
a. Compliance and Enforcement Division: update (Mr. Callagy) 
b. Education, Outreach and Communications Division: update (Mr. Motz) 
c. Land Use Division: update (Ms. Murphy) 
d. Wildfire Task Force, New York Wildfire and Incident Management Academy: update (Ms. Drew) 
e. Pine Barrens Credit Program: update (Mr. Tverdyy) 
f. Science and Stewardship Division: update (Mr. Smith) 

 
3. Invoices 

a. Invoice #2025-255 for Colorado Wildland Fire and Incident Management Academy dated 
6/30/26 for $4,713.65 

b. Authorization to pay instructors for the NYWIMA Academy November 14 to 20 at Suffolk 
County Community College Eastern Campus and for the NYWIMA Academy December 5 to 11 
at Brookhaven National Laboratory, not expected to exceed a total of approximately $35,000 
for up to 12 instructors at each Academy 

c. Invoices for SWCA Consultant for the Southampton Community Wildfire Protection Plan: 
Invoice #248722 dated 6/30/26 for the period of 5/24/26 to 6/20/26 in the amount of $7,577.95 
and Invoice # 253306 dated 8/21/26 for the period of 6/21/26 to 8/15/26 in the amount of 
$10,393.26  

d. Invoice for Judy Jakobsen, Consultant: Invoice numbers 25 to 30 for the period of 6/25/26 to 
9/4/26 in the amount of $2,804.00 

 
4. Planning and Land Use 

Core Preservation Area 
a. Compliance Conference: 4 Old Country Road/76 Summit Boulevard, Westhampton / update 
b. Clancy Street Food Court / CR 111, Manorville / 200-462-2-5.1 / request for Limited Phase II 

Subsurface Investigation Work Plan to install five borings to collect water and soil vapor 
samples on the site of a core hardship waiver for a restaurant / draft response 
 

Compatible Growth Area 
c. Request for Determination of Jurisdiction: Hegeman’s Farm / South Street, Manorville / 200-

507-4-9 / request to clear for an agricultural use on 15.63 acres in the A Residence 2 zoning 
district / draft response 

d. Oakcrest Compatible Growth Area 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 sf nursing facility in two, three-story buildings, parking and a sewage 
treatment plant on 4.4 acres in the NH-H zoning district / decision deadline 10/01/26 / decision 

e. The Hills at Southampton Mixed Use Planned Development District Local Law / Lewis Road, 
East Quogue / residential development and golf course, STP and amenities / draft response 

f. Referral: Northwell Eastport Development / Old Country Road, Eastport / 900-325-1-2.1, 2.2 / 
residential subdivision on 44.1 acres in CR 60 and CR 200 zoning districts / draft response 
 

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

 
Next Commission Meeting, Wednesday, October 21, 2026 at 2:00 pm 

Southampton Town Hall, 116 Hampton Road, Southampton 
For more information visit https://pb.state.ny.us/ 
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Central Pine Barrens Commission Meeting Summary 
Wednesday, July 15, 2026 (DRAFT) 

Riverhead Town Hall 
4 West Second Street, Riverhead, NY 

2:00 pm 
 
Commission members present: Mr. McGarry (New York State Governor’s 
Representative), Mr. Panico (Brookhaven), Mr. Sweeney (for Suffolk County), Ms. Moore 
(Southampton) and Mr. Halpin and Mr. Charters (for Riverhead) 
 
Others present: Commission and other agency staff members included Ms. Hargrave, 
Mr. Milazzo, Mr. Callagy, Mr. Ward and Ms. Brown-Walton 
 
The meeting started with the pledge to the flag led by Mr. Halpin and Mr. McGarry noted 
that with five Commission members present, there is a quorum. 
 
1. Administrative and Public Comment 

a. Public Comment 
Summary: Mr. Gazza discussed that he believes there is development occurring 
at the sandpit at 4 Old Country Road, LLC and provided information for the 
Commission to review.  Mr. Gazza discussed that the Commission filed a Notice 
of Violation for development to the 4 Old Country Road owners on April 15, 2026 
and would like to know why the lead agency DEC has not taken any action against 
this company.  Mr. McGarry discussed that after discussion with DEC’s 
Enforcement Team and Management Team a Notice of Violation was issued 
earlier this year. Also, since the last meeting an inspection by DEC has taken place 
and at that time there were no violations as per the Order of Consent. 
 
Mr. Gazza discussed a concern about seeing tangible wildfire mitigation happening 
on the ground, especially around his 12 buildings, the School and Hospice building 
in Westhampton.  Despite more than a year passing since the previous wildfire, he 
has not seen visible firebreaks, prescribed burns, or clearing in the area.  The 
Commission responded that a wildfire protection plan is being developed, including 
identifying locations for firebreaks, clearing, and other mitigation measures. The 
DEC is reportedly conducting forest-load reduction and wildfire mitigation work in 
the Core and surrounding region. The Wildfire Task Force is also working with the 
county, fire departments, and other levels of government on a coordinated 
approach. 
 
Mr. Armentano, Farrell Fritz representative of 4 Old Country Road discussed that 
4 Old Country Road LLC purchased the property and is currently operating 
pursuant to a DEC remediation plan/consent order. Mr. Armentano provided the 
Commission with a handout containing information regarding the property, 
including historic aerial photographs documenting the extensive activities that 
previously occurred at the site and information concerning the remediation and 
removal of contaminated materials following the client's purchase.  Mr. Armentano 
explained that the former Part 360 permit-related activities have been concluded 
and that there is no current Part 360 permit matter pending before DEC. He further 
stated that the current activities at the property are being conducted as part of the 
DEC-authorized remediation process. Mr. Panico discussed that there is a 
distinction between the current remediation activities and any future development 
proposal. It was noted that the property is privately owned and that the owner has 
incurred significant expenses associated with the cleanup and remediation of the 
property. Mr. Armentano acknowledged that an economically viable future use 
would be necessary to sustain the property. 
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b. Minutes for Commission Meeting of 06/17/26 review  

Summary: The motion was made by Ms. Moore and seconded by Mr. Halpin 
to adopt June 17, 2026 meeting minutes.  The motion was approved by 5:0 
vote. 
 

c. Consider canceling the August 19, 2026 Commission meeting 
Summary: The motion to cancel the August 19, 2026 Commission meeting 
was made by Mr. Sweeney and seconded by Mr. Panico as there were no 
pressing matters requiring the Commission’s consideration.  The motion 
was approved by 5:0 vote. 
 
 

2. Invoices 
a. Invoices for Judy Jakobsen, Consultant: Invoice #s 18 to 22 for the period of 

6/8/26 to 6/26/26 in the amount of $1,096.00 
Summary: The motion was made by Ms. Moore and seconded by Mr. 
Sweeney authorization to pay invoices for Judy Jakobsen, Consultant from 
June 8, 2026 to June 26, 2026.  The motion was approved by 5:0 vote. 

 
 

3. Planning and Land Use 
 
Core Preservation Area 
a. Suffolk County Correction Officers Association, Inc. Core Preservation Area 

Hardship Waiver Application / 1001 Middle Country Road, Ridge / 200-295-1-5.1, 
5.2, 5.3 / construction of a second-story that measures 2,200 square feet (sf) on 
an existing building that measures 2,100 sf and construction of an attached 
garage that measures 1,225 sf on 2.77 acres in the J4 zoning district  
Summary: The motion was made by Mr. Panico and seconded by Mr. Halpin 
to adopt the decision to approve the core hardship of Suffolk County 
Correction Officers Association, Inc.  The motion was approved by 5:0 
vote. 
 

b. Elite Towers at Peconic River Sportsman’s Club / 1 Connecticut Avenue, 
Manorville / 200-298-1-1 / request to amend a conservation easement in the Pine 
Barrens Credit Program to submit a core hardship application to construct a 150 
foot tall communications tower and equipment compound on 60 acres in the A5 
Residence zoning district 
Summary: Mr. Milazzo discussed the Commission received a letter to 
withdraw any and all applications for the Elite Towers at Peconic River 
Sportsman’s Club, with no pending matters for the Commission to 
consider.  Mr. John Armentano, representing Elite Towers, agreed. 
 

c. PSEG-LI Calverton / request to replace 12 timber utility poles in the road right of 
way 
Summary: The motion was made by Mr. Panico and seconded by Mr. 
Sweeney to send the draft response regarding PSEGLI to replace utility 
poles.  The motion was approved by 5:0 vote. 
 

Compatible Growth Area 
d. Colonial Woods Condominiums / w/s William Floyd Parkway, north of Yaphank 

Woods Boulevard, Yaphank / 200-552-1-7 / request to cut 10 dead, hazardous 
trees in a residential condominium complex on 87 acres in the A1 Residence 
zoning district / draft response 
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Summary: The motion was made by Mr. Panico and seconded by Mr. Halpin 
to send the draft response regarding Colonial Woods Condominiums 
request to cut down ten hazardous dead Southern Pine Beetle infested 
trees.  The motion was approved by 5:0 vote. 
 

 
4. Public Hearings at 2:30 pm  

a. Oakcrest Compatible Growth Area 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 sf nursing facility in two, 
three-story buildings, parking and a sewage treatment plant on 4.4 acres in the 
NH-H zoning district / decision deadline 10/01/26 
 

b. Draft enforcement review process and procedure for alleged violations of the Act 
and the Plan in the Central Pine Barrens 

 
The motion was made by Mr. Sweeney and seconded by Mr. Panico to 
adopt the Enforcement Process and Procedure with changes.  The motion 
was approved by 5:0 vote 
 
Summary: A stenographic transcript was prepared for the hearings 
 

 
5. Public Comment 

Summary: No public comments were received 
 
 

6. Closed Advisory Session 
A motion was made by Mr. Sweeney and seconded by Ms. Moore to close the public 
portion of the meeting and to move into an advisory session for the purpose of 
discussing 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 4:00pm. 
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Attachments (in order of discussion) 
 
1. Draft Commission meeting summary for June 17, 2026 
2. Final Commission meeting summary for June 17, 2026 
3. Authorization to pay invoice #s 2026-22 to 24 for Judith Jakobsen, Consulting Services dated 

June 8 to May 1, 2026 dated June 8 – June 26, 2026 
4. Draft resolution to approve the Suffolk County Correction Officer Association Core 

Preservation Area Hardship Waiver dated July 15, 2026 
5. Final resolution to approve the Suffolk County Correction Officer Association Core 

Preservation Area Hardship Waiver dated July 15, 2026 
6. Withdrawal of the Pending Application Letter for Elite Towers at Peconic River Sportsman’s 

Club from Farrell Fritz dated July 15, 2026; Draft response letter and attachments from Staff 
dated July 15, 2026 

7. Draft response to PSEG LI FEMA Pole Replacements Project and attachments dated July 15, 
2026; Letter from PSEGLI to add poles to the original request dated July 14, 2026 

8. Final response to PSEG LI FEMA Pole Replacements Project dated July 15, 2026 
9. Draft response to Colonial Woods Condominiums dated July 15, 2026; Letter and 

attachments from Colonial Woods Condominium dated June 11, 2026 
10. Final response to Colonial Woods Condominiums dated July 15, 2026 
11. Staff report for 49 and 63 Oakcrest Avenue Middle Island Compatible Growth Area Hardship 

Application Public Hearing dated July 15, 2026; Nelson Pope Voorhis 49 and 63 Oakcrest 
Avenue Middle Island dated July 15, 2026 

12. Draft Resolution Enforcement Violation Determination and Remedies dated July 15, 2026 
 

 
 

 
 
 
 



Prepared September 2026
                                                                   Property/Casualty Insurance Cost Comparison

2025-26 2026-27 Increase/
Coverage - Philadelphia Indemnity Ins Co Package  A++ Decrease
Property- 
$50,000 2025-26; $75,000 2026-27 Blanket Limit, Deductible $1,000 subject to sub-limits $2,587 -$2,587 -100%

Includes Inland Marine Coverage - Property:  Contents, Computer Equipment, ATV's, UTV's, 
Scanning Equipment. Deductible $500, Limit: 2025-26 $205,047, 2026-27 $238,026 

General Liability
      GL Limit $1Mil/$2Mil Primary Coverage,  Deductible $0 $3,312 -$3,312 -100%
      Sexual Abuse and Molestation $542

Business Auto Coverage $17,199
      Auto Liability - Six Vehicles at Inception 
      Includes Collision, Comprehensive and Full Glass - $1,000 Except Full Glass

Umbrella Liability - Philadelphia Indemnity Insuance Company A++ $5,900 (a) -$5,900 -100%

      Limit $5Million 
Subtotal $26,953 $0 -$9,212 -34%

Public Officials Liability - Greenwich Insurance Company $10,522 $9,751 -$771 -7%
Limit:  $3 Million Directors & Officers and Employment Practices Liability
Self Insured Retention:  $75,000

Unmanned Aircraft Cover (Drone) N/A $14,385 $14,385 100%

     Includes Liability and Physcial Damage, Liability $0 Deductible,         
Physical Damage Deductible10% of Equipment Value

Total Cost of Property/Casualty Program $37,475 $24,136 -$13,339 -36%

Workers Compensation 
State Insurance Fund $19,072 $11,044 -$8,028 -42%

Total Workers Compensation Premiums and Service Fees $19,072 $11,044 ($8,028)
    
TOTAL COST $56,547 $35,180 ($21,367)
Additional Coverages Required During the Policy Year Are Subject to Additional Charges
Notes:
   (a)   Estimated

                   Policy Years 2025-26 to 2026-27
                    EFFECTIVE DATE:  OCTOBER 9, 2026

              Central Pine Barrens Joint Policy & Planning Commission
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Central Pine Barrens Commission  
Meeting of September 16, 2026 

Wertheim National Wildlife Refuge, Shirley 
 
 

Draft Resolution Authorizing an Agreement with the  
U.S. Geological Survey to Undertake a  

Two-Year Water Resources Monitoring Program in the Central Pine Barrens 
 
Present:  
_, for the Governor of the State of New York 
_, for the Suffolk County Executive 
_, Brookhaven Town Supervisor 
_, Riverhead Town Supervisor 
_, Southampton Town Supervisor 
 
 

Whereas, the Long Island Pine Barrens Protection Act, as specified in Article 
57 of the New York State Environmental Conservation Law (ECL Article 57), states that 
the hydrologic integrity of the Central Pine Barrens should be protected and that through 
its Comprehensive Land Use Plan the Commission should seek to protect the quality of 
surface water and groundwater within the Central Pine Barrens, and  
 

Whereas, Chapter 8 of the Central Pine Barrens Comprehensive Land Use Plan 
(Plan), entitled “Water Resources and Hydrology,” recommended that additional 
hydrological research and data collection efforts be undertaken in the Central Pine 
Barrens to better understand its hydrological resources and means of protecting them, 
and 
 

Whereas, the United States Geological Survey (USGS) continues to be a 
longtime cooperating agency involved with the protection and management of the 
Central Pine Barrens through its ground water and surface water research initiatives, and  
 

Whereas, in 2023, USGS completed a five year contract with the Commission 
for a water resources study from 2017 to 2023, and  

 
Whereas, monitoring continued in a second agreement from 2024 to 2026, and 
 
Whereas, at the request of Commission staff, the USGS has prepared a 

proposal, that was received by the Commission on August 17, 2026, USGS Joint 
Funding Agreement 24LKJFA24570031, to continue water resources monitoring on the 
Carmans and Peconic Rivers for two years, commencing on September 30, 2026 until 
September 30, 2029, that was provided to the Commission for their review and 
consideration, and 

 
Whereas, the Commission finds that the current proposal to continue work from 

2027 to 2029 will provide invaluable water resource data which will greatly benefit the 
Central Pine Barrens region and will aid in managing, protecting and preserving the 
groundwater, surface water and ecological resources of the Central Pine Barrens, and 
 

Whereas, ECL Article 57 authorizes the Commission to contract for 
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professional and technical assistance and advice,  
 
Now therefore be it  
 
 Resolved, that the Commission hereby authorizes the preparation and execution of an agreement 
with the USGS to undertake and implement the Proposal, subject to review by Commission Counsel, and 
authorizes the Executive Director to sign and execute the agreement on behalf of the Commission. 
 
 
Motion by:   
Second by:   
Ayes:   
Nays:  
Abstentions:    
Absent: 
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Hargrave, Julie

From: Bristol, Tracy A <tbristol@usgs.gov>
Sent: Monday, August 17, 2026 4:17 PM
To: Hargrave, Julie
Cc: Simonson, Amy; Krsnak, Emily R; Waite, Andrew M; Scavotto, Natasha A; Rivers, Kimberly 

B; Bristol, Tracy A
Subject: USGS Amendment #1 to Central Pine Barrens
Attachments: CPB_Amend 1.pdf

CAUTION: This email originated from outside of SCWA. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

Good Afternoon, 
 
Please see the attached Amendment to the USGS Joint Funding Agreement 24LKJFA24570031.  This 
amendment is to add funding contributed by Central Pine Barrens and to extend the end date.   Please 
note that USGS must receive a signed copy before the expiration date of the original agreement 
(September 30, 2026).  Field offices lose access to the financial system on September 21, so a signed 
copy prior to that would be optimal.  Please let me know if you have any questions. 
 
Thank you, Tracy 
 
 
 
________________ 
Tracy Bristol, Administrative Officer 
US Geological Survey 
New York Water Science Center 
425 Jordan Road 
Troy, NY 12180 
tbristol@usgs.gov 
518-285-5600 x626  
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Central Pine Barrens Commission 
September 16, 2026 

Technical Guidance on Implementation of the  
Central Pine Barrens Comprehensive Land Use Plan  
Standard 5.3.3.7.2 Bird Conservation and Protection  

 
Present: 

_, for the New York State Governor 
   _, Suffolk County Executive 

_, Brookhaven Town Supervisor  
_, Riverhead Town Supervisor  
_, Southampton Town Supervisor 
 
Whereas, the Long Island Pine Barrens Protection Act of 1993 (the Act) declared 

the Central Pine Barrens as a major resource area of statewide significance where the 
hydrological and ecological integrity is endangered. In order to protect unique features of 
the area, the Act required the preparation and implementation of a State supported regional 
comprehensive plan, and  

 
Whereas, implementation of the Plan may occur by agencies other than the Central 

Pine Barens Commission, pursuant to Article 57 of the Environmental Conservation Law 
§57-0123(3)(a), which states: 
 

“Subsequent to the adoption of the land use plan, the provisions of any other law, 
ordinance, rule or regulation to the contrary notwithstanding, no application for 
development within the Central Pine Barrens area shall be approved by any 
municipality or county or agency thereof or the commission, and no state approval, 
certificate, license, consent, permit, or financial assistance for the construction of 
any structure or the disturbance of any land within such area shall be granted, unless 
such approval or grant conforms to the provisions of such land use plan”… 
 
Whereas, on July 19, 2024, the Central Pine Barrens Commission adopted 

amendments to the Comprehensive Land Use Plan, and 
 

 Whereas, Plan Section 5.3.3.7 Protection and conservation of species and 
communities, states: 
 

“The pine barrens ecosystem hosts several species of rare, endangered or threatened 
animals and plants, as well as species of special concern. The State of New York has 
identified such species and has enacted laws to protect their number and habitat. The 
New York State Natural Heritage Program has also identified unique natural 
communities and habitats of special concern.” 

 
“The U.S. Fish and Wildlife Service estimates that bird strikes with buildings, 
windows and other structures account for up to several million bird deaths per year. 
Bird collisions occur because birds perceive glass and reflections of vegetation, 
landscapes or sky to be real and they attempt to reach habitat, open spaces or other 
attractive features visible through either glass surfaces or free-standing glass. Many 
of these collisions are preventable with appropriate building design.”  
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Whereas, Plan Standard 5.3.3.7.2 Bird conservation and protection, states: 
 

“Development projects shall incorporate bird friendly structures, design and site planning elements 
to reduce bird strikes and mortality to the greatest extent feasible. Seek guidance provided in the 
American Bird Conservancy et al publication “Bird Friendly Building Design,” available from their 
website.” 

 
Whereas, current research reveals an alarming estimate that bird collisions with buildings kill more 

than one billion birds annually in the United States, and 
 

Whereas, for the purposes of succinctness and ease of reading, access and implementation, the Plan 
omits the supporting rationale and background on this standard, and 

 
Whereas, agencies need clarity to implement Standard 5.3.3.7.2, and 

 
Whereas, the Commission seeks to provide clarity to other agencies that review development 

projects and implement the Plan to reduce bird mortality when applying the Standard, and  
 
Whereas, the American Bird Conservancy (ABC) developed a Threat Factor (TF) to identify the 

level of risks and to reduce bird strikes on window surfaces, and 
 
Whereas, the TF is a score that provides a relative measure of how well materials with patterns of 

visual markers cause avoidance by birds. The ABC report states, “Threat Factors are an index, measuring 
the relative response to different patterns and different glass builds by songbirds flown in the tunnel. 
However, where monitoring data on tunnel-tested products are available, they confirm that products with 
lower threat factors yield fewer collisions. ABC defines “bird-friendly” materials as having a threat 
factor ≤ 30, corresponding to a conservative estimated reduction of collisions of at least 50% under 
real world conditions.” 

 
Whereas, development projects in the Central Pine Barrens shall utilize the ABC guidance on TFs 

that do not exceed a rating of 30. 
 
Now therefore be it  

 
Resolved, the Commission and agencies in the Central Pine Barrens continue to implement the goals 

and objectives of the Act and the Plan, pursuant to ECL §57-0123(3)(a), and be it further  
 
Resolved, the Commission directs agencies implementing Standard 5.3.3.7.2 Bird conservation and 

protection to utilize materials having a Threat Factor of 30 or less. 
 
Record of Motion 
MOTION BY: 
SECONDED:  
VOTE: 
YES:   
NO:  
ABSTAIN:  
ABSENT: 
   
DATE: September 16, 2026 
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h

e
 c

o
lli

si
o

n
 z

o
n

e
 

m
e

e
ts

 t
h

e
 a

b
o

ve
 s

ta
n

d
ar

d
.  

• 
	

A
ll 

g
la

ss
 s

u
rr

o
u

n
d

in
g

 a
tr

ia
 o

r 
c

o
u

rt
ya

rd
s 

m
e

e
ts

 t
h

e
 a

b
o

ve
 s

ta
n

d
ar

d
. 

•	
T

h
e

re
 a

re
 n

o
 “

se
e

 t
h

ro
u

g
h

” 
p

as
sa

g
e

w
ay

s 
o

r 
c

o
rn

e
rs

.

•	
O

u
ts

id
e

 li
g

h
ti

n
g

 is
 a

p
p

ro
p

ri
at

e
ly

 s
h

ie
ld

e
d

 a
n

d
 d

ir
e

c
te

d
 t

o
 m

in
im

iz
e

 

at
tr

ac
ti

o
n

 t
o

 n
ig

h
t 

m
ig

ra
ti

n
g

 o
r 

n
o

c
tu

rn
al

 b
ir

d
s.

• 
	

In
te

ri
o

r 
lig

h
ti

n
g

 is
 t

u
rn

e
d

 o
ff

 a
t 

n
ig

h
t 

if
 n

o
t 

in
 u

se
 a

n
d

 d
e

si
g

n
e

d
 t

o
 m

in
im

iz
e

 

lig
h

t 
e

sc
ap

in
g

 t
h

ro
u

g
h

 w
in

d
o

w
s 

d
u

ri
n

g
 n

ig
h

t 
o

p
e

ra
ti

o
n

.

• 
	

La
n

d
sc

ap
in

g
 is

 d
e

si
g

n
e

d
 w

it
h

o
u

t 
fe

at
u

re
s 

kn
o

w
n

 t
o

 in
c

re
as

e
 c

o
lli

si
o

n
s.

 

• 
	

A
c

tu
al

 b
ir

d
 m

o
rt

al
it

y 
is

 m
o

n
it

o
re

d
 a

n
d

 c
o

m
p

e
n

sa
te

d
 f

o
r 

(f
o

r 
e

xa
m

p
le

, i
n

 

th
e

 f
o

rm
 o

f 
h

ab
it

at
 p

re
se

rv
e

d
 o

r 
c

re
at

e
d

 e
ls

e
w

h
e

re
, m

o
rt

al
it

y 
fr

o
m

 o
th

e
r 

so
u

rc
e

s 
re

d
u

c
e

d
, e

tc
.).

  

A
m

e
ri

ca
n

 B
ir

d
 C

o
n

se
rv

an
cy

’s
  

B
ir

d
-F

ri
e

n
d

ly
 B

u
ild

in
g

 S
ta

n
d

ar
d

T
h

e 
B

u
rj

 Q
at

ar
, d

es
ig

n
ed

 b
y 

Je
an

 N
ou

ve
l,

 w
as

 n
am

ed
 B

es
t 

T
al

l 
B

u
il

d
in

g 
W

or
ld

w
id

e 
in

 2
01

2.
 T

h
e 

fa
ça

d
e,

 c
re

at
ed

 w
it

h
 m

u
lt

i-
la

ye
re

d
 s

cr
ee

n
s,

 e
xp

re
ss

es
 

lo
ca

l 
cu

lt
u

re
 w

h
il

e 
p

ro
vi

d
in

g 
p

ro
te

ct
io

n
 f

ro
m

 h
ig

h
 t

em
p

er
at

u
re

s 
an

d
 s

an
d

. 
Ph

ot
o 

by
 M

ar
c 

D
es

bo
rd

es

P
ri

n
ti

n
g

 c
o

st
s 

fo
r 

th
is

 p
u

b
lic

at
io

n
 h

av
e

 b
e

e
n

  
ki

n
d

ly
 c

o
ve

re
d

 b
y 

an
 a

n
o

n
ym

o
u

s 
d

o
n

o
r
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u
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l 

m
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l,
 c

an
 r

an
ge

 i
n

 a
p

p
ea

ra
n

ce
 

fr
om

 t
ra

n
sp

ar
en

t 
to

 m
ir

ro
re

d
 t

o 
op

aq
u

e.
 I

ts
 s

u
rf

ac
e 

ca
n

 
co

m
p

le
te

ly
 r

efl
ec

t 
li

gh
t 

or
 l

et
 v

ir
tu

al
ly

 1
00

%
 o

f 
li

gh
t 

p
as

s 
th

ro
u

gh
. A

 p
ar

ti
cu

la
r 

p
ie

ce
 o

f 
gl

as
s 

w
il

l 
ch

an
ge

 a
p

p
ea

r-
an

ce
 d

ep
en

d
in

g 
on

 e
n

vi
ro

n
m

en
ta

l 
fa

ct
or

s,
 i

n
cl

u
d

in
g 

p
os

it
io

n
 r

el
at

iv
e 

to
 t

h
e 

su
n

, t
h

e 
d

if
fe

re
n

ce
 b

et
w

ee
n

 e
xt

e-
ri

or
 a

n
d

 i
n

te
ri

or
 l

ig
h

t 
le

ve
ls

, w
h

at
 m

ay
 b

e 
re

fl
ec

te
d

, a
n

d
 

th
e 

an
gl

e 
at

 w
h

ic
h

 i
t 

is
 v

ie
w

ed
. C

om
bi

n
at

io
n

s 
of

 t
h

es
e 

fa
ct

or
s 

ca
n

 c
au

se
 g

la
ss

 t
o 

lo
ok

 l
ik

e 
a 

m
ir

ro
r 

or
 a

 d
ar

k 
p

as
sa

ge
w

ay
, o

r 
be

 c
om

p
le

te
ly

 i
n

vi
si

bl
e.

 H
u

m
an

s 
d

o 
n

ot
 

ac
tu

al
ly

 “
se

e”
 c

le
ar

 g
la

ss
, b

u
t 

ar
e 

cu
ed

 b
y 

co
n

te
xt

 s
u

ch
 a

s 

m
u

ll
io

n
s,

 d
ir

t,
 o

r 
w

in
d

ow
 f

ra
m

es
. B

ir
d

s,
 h

ow
ev

er
, d

o 
n

ot
 

p
er

ce
iv

e 
ri

gh
t 

an
gl

es
 a

n
d

 o
th

er
 a

rc
h

it
ec

tu
ra

l 
si

gn
al

s 
as

 
in

d
ic

at
or

s 
of

 o
bs

ta
cl

es
 o

r 
ar

ti
fi

ci
al

 e
n

vi
ro

n
m

en
ts

: t
h

ey
 

ta
ke

 w
h

at
 t

h
ey

 s
ee

 l
it

er
al

ly
. W

h
il

e 
lo

ca
l 

bi
rd

s 
m

ay
 b

e-
co

m
e 

fa
m

il
ia

r 
w

it
h

 i
n

d
iv

id
u

al
 p

ie
ce

s 
of

 g
la

ss
, t

h
ey

 d
o 

n
ot

 e
ve

r 
gr

as
p

 t
h

e 
co

n
ce

p
t 

“g
la

ss
.”

R
e

fl
e

ct
io

n
U

n
d

er
 t

h
e 

ri
gh

t 
co

n
d

it
io

n
s,

 e
ve

n
 t

ra
n

sp
ar

en
t 

gl
as

s 
on

 
bu

il
d

in
gs

 c
an

 f
or

m
 a

 m
ir

ro
r,

 r
efl

ec
ti

n
g 

sk
y,

 c
lo

u
d

s,
 o

r 
n

ea
rb

y 
h

ab
it

at
 a

tt
ra

ct
iv

e 
to

 b
ir

d
s.

 W
h

en
 b

ir
d

s 
tr

y 
to

 fl
y 

to
 t

h
e 

re
fl

ec
te

d
 h

ab
it

at
, t

h
ey

 h
it

 t
h

e 
gl

as
s.

 R
efl

ec
te

d
 v

eg
-

et
at

io
n

 i
s 

th
e 

m
os

t 
d

an
ge

ro
u

s,
 b

u
t 

bi
rd

s 
al

so
 a

tt
em

p
t 

to
 

fl
y 

p
as

t 
re

fl
ec

te
d

 b
u

il
d

in
gs

 o
r 

th
ro

u
gh

 r
efl

ec
te

d
 p

as
sa

ge
-

w
ay

s,
 w

it
h

 f
at

al
 r

es
u

lt
s.

T
ra

n
sp

ar
e

n
cy

B
ir

d
s 

st
ri

ke
 t

ra
n

sp
ar

en
t 

w
in

d
ow

s 
as

 t
h

ey
 a

tt
em

p
t 

to
 a

c-
ce

ss
 p

ot
en

ti
al

 p
er

ch
es

, p
la

n
ts

, f
oo

d
 o

r 
w

at
er

 s
ou

rc
es

, o
r 

ot
h

er
 l

u
re

s 
se

en
 t

h
ro

u
gh

 t
h

e 
gl

as
s,

 w
h

et
h

er
 i

n
si

d
e 

or
 

ou
ts

id
e.

 L
ar

ge
 p

la
n

te
d

 a
tr

ia
 a

re
 f

re
q

u
en

t 
p

ro
bl

em
s,

 a
s 

ar
e 

gl
as

s 
ba

lc
on

y 
ra

il
in

gs
  a

n
d

 “
sk

yw
al

ks
” 

jo
in

in
g 

bu
il

d
in

gs
. 

T
h

e 
in

cr
ea

si
n

g 
tr

en
d

 t
ow

ar
d

 g
la

ss
 u

se
d

 i
n

 l
an

d
sc

ap
es

, 
as

 w
al

ls
 a

ro
u

n
d

 r
oo

f 
ga

rd
en

s,
 a

s 
h

an
d

ra
il

s 
or

 w
al

kw
ay

 
d

iv
id

er
s 

an
d

 e
ve

n
 g

az
eb

os
 i

s 
d

an
ge

ro
u

s 
be

ca
u

se
 b

ir
d

s 
p

er
ce

iv
e 

an
 u

n
ob

st
ru

ct
ed

 r
ou

te
 t

h
ro

u
gh

 t
h

em
 t

o 
h

ab
it

at
 

be
yo

n
d

.

B
la

ck
 H

o
le

 o
r 

P
as

sa
g

e
 E

ff
e

ct
B

ir
d

s 
of

te
n

 fl
y 

th
ro

u
gh

 s
m

al
l 

ga
p

s,
 s

u
ch

 a
s 

sp
ac

es
 b

e-
tw

ee
n

 l
ea

ve
s 

or
 b

ra
n

ch
es

, i
n

to
 n

es
t 

ca
vi

ti
es

, o
r 

th
ro

u
gh

 
ot

h
er

 s
m

al
l 

op
en

in
gs

 t
h

at
 t

h
ey

 e
n

co
u

n
te

r.
 I

n
 s

om
e 

li
gh

t,
 

th
e 

sp
ac

e 
be

h
in

d
 g

la
ss

 c
an

 a
p

p
ea

r 
bl

ac
k,

 c
re

at
in

g 
th

e 
ap

p
ea

ra
n

ce
 o

f 
ju

st
 s

u
ch

 a
 c

av
it

y 
or

 “
p

as
sa

ge
” 

w
it

h
 u

n
ob

-
st

ru
ct

ed
 a

cc
es

s 
th

ro
u

gh
 w

h
ic

h
 b

ir
d

s 
tr

y 
to

 fl
y.

T
h

e 
gl

as
s-

w
al

le
d

 t
ow

er
s 

of
 t

h
e 

T
im

e 
W

ar
n

er
 C

en
te

r 
in

 N
ew

 Y
or

k 
C

it
y 

ap
p

ea
r 

to
 b

ir
d

s 
as

 j
u

st
 a

n
ot

h
er

 p
ie

ce
 o

f 
th

e 
sk

y.
 P

h
ot

o 
by

 C
h

ri
st

in
e 

Sh
ep

p
ar

d
, A

B
C

T
ra

n
sp

ar
en

t 
h

an
d

ra
il

s 
ar

e 
a 

d
an

ge
ro

u
s 

tr
en

d
 f

or
 b

ir
d

s,
 

es
p

ec
ia

ll
y 

w
h

en
 t

h
ey

 f
ro

n
t 

ve
ge

ta
ti

on
. P

h
ot

o 
by

 
C

h
ri

st
in

e 
Sh

ep
p

ar
d

, A
B

C

La
rg

e 
fa

ci
n

g 
p

an
es

 o
f 

gl
as

s 
ca

n
 a

p
p

ea
r 

to
 b

e 
a 

cl
ea

r 
p

at
h

w
ay

. P
h

ot
o 

by
 C

h
ri

st
in

e 
Sh

ep
p

ar
d

, A
B

C



M
ir

ro
re

d
 g

la
ss

 i
s 

d
an

ge
ro

u
s 

at
 a

ll
 t

im
es

 o
f 

d
ay

, w
h

et
h

er
 i

t 
re

fl
ec

ts
 v

eg
et

at
io

n
, s

ky
, o

r 
si

m
p

ly
 

op
en

 s
p

ac
e 

th
ro

u
gh

 w
h

ic
h

 a
 b

ir
d

 m
ig

h
t 

tr
y 

to
 fl

y.
 P

h
ot

o 
by

 C
h

ri
st

in
e 

Sh
ep

p
ar

d
, A

B
C



So
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n
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la
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g
 D
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g
n

It
 i

s 
p

os
si

bl
e 

to
 d

es
ig

n
 b

u
il

d
in

gs
 t

h
at

 c
an

 r
ea

so
n

ab
ly

 b
e 

ex
p

ec
te

d
 t

o 
ki

ll
 f

ew
 o

r 
n

o 
bi

rd
s.

 N
u

m
er

ou
s 

ex
am

p
le

s 
al

re
ad

y 
ex

is
t,

 n
ot

 n
ec

es
sa

ri
ly

 d
es

ig
n

ed
 w

it
h

 b
ir

d
s 

in
 

m
in

d
 b

u
t 

si
m

p
ly

 t
o 

be
 f

u
n

ct
io

n
al

 a
n

d
 a

tt
ra

ct
iv

e.
 T

h
es

e 
bu

il
d

in
gs

 m
ay

 h
av

e 
m

an
y 

w
in

d
ow

s,
 b

u
t 

th
ei

r 
sc

re
en

s,
 

la
tt

ic
ew

or
k,

 l
ou

ve
rs

, a
n

d
 o

th
er

 d
ev

ic
es

 o
u

ts
id

e,
 o

r 
p

at
te

rn
s 

in
te

gr
at

ed
 i

n
to

 t
h

e 
gl

as
s,

 w
ar

n
 b

ir
d

s 
be

fo
re

 t
h

ey
 

co
ll

id
e.

 F
in

d
in

g 
gl

as
s 

tr
ea

tm
en

ts
 t

h
at

 c
an

 e
li

m
in

at
e 

or
 

gr
ea

tl
y 

re
d

u
ce

 b
ir

d
 m

or
ta

li
ty

, w
h

il
e 

m
in

im
al

ly
 o

bs
cu

ri
n

g 
th

e 
gl

as
s 

it
se

lf
, h

as
 b

ee
n

 t
h

e 
go

al
 o

f 
se

ve
ra

l 
re

se
ar

ch
er

s,
 

in
cl

u
d

in
g 

M
ar

ti
n

 R
ös

sl
er

, D
an

ie
l 

K
le

m
, a

n
d

 C
h

ri
st

in
e 

Sh
ep

p
ar

d
. T

h
ei

r 
w

or
k,

 d
is

cu
ss

ed
 i

n
 m

or
e 

d
et

ai
l 

in
 t

h
e 

Sc
ie

n
ce

 c
h

ap
te

r,
 h

as
 f

oc
u

se
d

 p
ri

m
ar

il
y 

on
 t

h
e 

sp
ac

in
g,

 
le

n
gt

h
, w

id
th

, o
p

ac
it

y,
 c

ol
or

, a
n

d
 o

ri
en

ta
ti

on
 o

f 
el

em
en

ts
 m

ar
ke

d
 o

n
 g

la
ss

, a
n

d
 h

as
 s

h
ow

n
 t

h
at

 p
at

te
rn

s 
co

ve
ri

n
g 

as
 l

it
tl

e 
as

 5
%

 o
f 

th
e 

to
ta

l 
gl

as
s 

su
rf

ac
e 

ca
n

 
d

et
er

 m
os

t 
st

ri
ke

s 
u

n
d

er
 e

xp
er

im
en

ta
l 

co
n

d
it

io
n

s.
 T

h
ey

 
h

av
e 

sh
ow

n
 t

h
at

 a
s 

a 
ge

n
er

al
 r

u
le

, m
os

t 
so

n
gb

ir
d

s 
w

il
l 

n
ot

 a
tt

em
p

t 
to

 fl
y 

th
ro

u
gh

 h
or

iz
on

ta
l 

sp
ac

es
 l

es
s 

th
an

 
2 

in
ch

es
 h

ig
h

 o
r 

th
ro

u
gh

 v
er

ti
ca

l 
sp

ac
es

 4
 i

n
ch

es
 w

id
e 

or
 l

es
s.

 W
e 

re
fe

r 
to

 t
h

is
 a

s 
th

e 
2 

x 
4 

ru
le

, a
n

d
 i

t 
is

 c
le

ar
ly

 
re

la
te

d
 t

o 
th

e 
si

ze
 a

n
d

 s
h

ap
e 

of
 b

ir
d

s 
in

 fl
ig

h
t.

 (
Se

e 
ch

ar
t 

on
 p

ag
e 

47
).

 

D
es

ig
n

in
g 

a 
n

ew
 s

tr
u

ct
u

re
 t

o 
be

 b
ir

d
-f

ri
en

d
ly

 d
oe

s 
n

ot
 

re
q

u
ir

e 
re

st
ri

ct
in

g 
th

e 
im

ag
in

at
io

n
 o

r 
ad

d
in

g 
to

 t
h

e 
co

st
 

of
 c

on
st

ru
ct

io
n

. A
rc

h
it

ec
ts

 a
ro

u
n

d
 t

h
e 

gl
ob

e 
h

av
e 

cr
ea

t-
ed

 f
as

ci
n

at
in

g 
an

d
 i

m
p

or
ta

n
t 

st
ru

ct
u

re
s 

th
at

 i
n

co
rp

or
at

e 
li

tt
le

 o
r 

n
o 

d
an

ge
ro

u
s 

gl
as

s.
 I

n
 s

om
e 

ca
se

s,
 i

n
sp

ir
at

io
n

 
h

as
 b

ee
n

 b
or

n
e 

ou
t 

of
 f

u
n

ct
io

n
al

 n
ee

d
s,

 s
u

ch
 a

s 
sh

ad
-

in
g 

in
 h

ot
 c

li
m

at
es

; i
n

 o
th

er
s,

 f
ro

m
 a

es
th

et
ic

s.
 B

ei
n

g 
bi

rd
-f

ri
en

d
ly

 u
su

al
ly

 h
as

 b
ee

n
 i

n
ci

d
en

ta
l.

 N
ow

, h
ow

ev
er

, 
bu

il
d

in
gs

 a
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American Bird Conservancy Model Bird-Friendly Building Guidelines 

March 2025 

 

If you are developing a new ordinance, ABC will gladly help you design it so that it meets your objectives 
and saves birds. Please contact us at collisions@abcbirds.org. 

 

These model guidelines are intended to be a starting point for cities, towns, villages, counties, states, 
universities, businesses, and any other entity interested in regulating or guiding building construction to 
reduce bird collisions with glass. They describe a truly bird-friendly building. 

Summarized simply, these guidelines are based on a 100/100/100 framework: 100% of all glass and 
other building materials should be bird friendly in the first 100 feet of 100% of buildings. The guidelines 
also specifically include making bird friendly all hazardous features and materials that cause collisions no 
matter where they are found.  

Any group that adopts these guidelines as written will be at the leading edge of creating a bird-friendly 
built environment. However, many groups considering such guidelines will be interested in softening the 
language to exempt certain types of buildings or to reduce the amount of bird-friendly materials 
required. In anticipation of this, American Bird Conservancy (ABC) has created a discussion of the issues 
to be considered when revising this model (see ABC’s Legislation, Ordinances, and Codes).  

This model will be most commonly adopted as an ordinance to modify municipal building codes and is 
therefore written in that format. However, the text can be easily adapted to fit other building guidance 
formats. 

ABC will revise these guidelines as new science, materials, techniques, and technologies become 
available, so please make sure that you have the most current version before you begin the process of 
creating your own guidelines. The most recent version can be found on ABC’s website (see ABC’s 
Legislation, Ordinances, and Codes).  



    

                                   

PROPOSAL NUMBER: 

PROPOSAL NAME: Bird-Friendly Building Design Requirements 

SPONSOR(S): 

PURPOSE: This building ordinance has been created to address the role of the (MUNICIPALITY)’s built 
environment in the annual loss of up to 1 billion birds due to glass collisions in the United States.     

WHEREAS, birds provide valuable and important ecological services,  

WHEREAS, (MUNICIPALITY) has recorded (XXX) species of resident and migratory bird species,  

WHEREAS, birding is a hobby enjoyed by 46 million Americans with an annual $107 billion total industry 
output in the United States,  

WHEREAS, as many as 1 billion birds may be killed by collisions with windows every year in the United 
States,  

WHEREAS, new buildings can be designed to reduce bird deaths from collisions without significant 
additional cost,  

WHEREAS there exist strategies to mitigate collisions on existing buildings,  

WHEREAS witnessing a collision is an upsetting, sad event, 

WHEREAS no person wants to live or work in a building that kills wildlife, 

WHEREAS façades with more than 30% glass usually increase costs and CO2 emissions from heating and 
cooling,  

WHEREAS, bird-friendly practices can go hand-in-hand with energy efficiency improvements,  

And WHEREAS (ANY ADDITIONS SPECIFIC TO THE MUNICIPALITY),  

NOW, THEREFORE, the (LEGISLATIVE BODY) of the (MUNICIPALITY) does hereby ordain as follows:  

1. Section (XX.XXX) of the (MUNICIPALITY)’s General Ordinances is created to read as follows: 
a. DEFINITIONS 

i. Glass: All glass, including spandrel glass. 
ii. Reflective and/or Transparent Non-Glass Materials: Any non-glass materials that 

are transparent or highly reflective, including but not limited to plexiglass and 
polished metal. 

iii. Bird Activity Zone: The zone between 0 and 100 feet above grade.   
iv. Auxiliary Structures: Structures that pose significant collision risks to birds 

wherever they are found, including but not limited to: 
1. Transparent or highly-reflective:  

a. Railings, including balconies 
b. Noise barriers 



    

                                   

c. Wind barriers (including in parking structures) 
d. Transportation or weather shelters, including both private and 

public bus and train stops 
2. Small, stand-alone buildings that present conditions that can be both 

transparent and reflective: 
a. Gazebos 
b. External ticket booths 
c. Any other free-standing glass, plexiglass, or other clear, 

transparent, or highly-reflective free-standing structure 
v. High-Risk Building Features:  

1. Skyways/skywalks 
2. All floors of building connectors 
3. All outside corners where a bird can see in one side of the building and 

out the other (“fly-through conditions”) within 30 feet of the corner  
4. All interior corners within 30 feet of the corner 
5. Glazing adjacent to courtyards 
6. Atria, open and enclosed 
7. Three floors of glazing adjacent to any green roof or partial green roof 

vi. Major Renovations and Additions Involving Glass: Any renovation in the Bird 
Activity Zone that: 

1. Replaces at least 25% of a structure’s existing glass or other transparent 
or reflective materials, or 

2. Adds any new glass or transparent or reflective materials 
vii. Bird-Friendly Glass: Glass or materials that meet any of the following conditions: 

1. Any product with an American Bird Conservancy Material Threat Factor 
Rating ≤ 30. Visit birdsmartglass.org to view the continuously-updated 
database 

2. Any product that follows American Bird Conservancy’s Prescriptive 
Rating Criteria (abcthreatfactor.org) 

3. Glass with exterior surface (surface 1) obstructed and effectively 
covered by building-integrated structures that do not have gaps larger 
than 12” in any dimension, including non-glass double-skin facades, 
metal screens, fixed solar shading, exterior insect or solar screens, and 
other features as determined by the (BUILDING DEPARTMENT OR 
SIMILAR) that meet these conditions.  

4. Continuous-surface materials, including spandrel glass and polished or 
brushed metals, whose surface 1 gloss reading follows the ABC 
Prescriptive Rating Criteria (abcthreatfactor.org) to ensure that they do 
not produce strong reflections). 

b. REQUIREMENTS 
i. 100% of the glazing for all building types must be Bird-Friendly Glass for the 

following projects: 



    

                                   

1. All new construction in the Bird Activity Zone. 
2. Major Renovations and Additions Involving Glass and Reflective and/or 

Transparent Materials in the Bird Activity Zone. 
3. All Auxiliary Structures regardless of whether the rest of the building or 

project triggers these bird-friendly building requirements. 
4. All High-Risk Building Features regardless of whether the rest of the 

building or project triggers these bird-friendly building requirements. 
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What is a Threat Factor? 
It is difficult to objectively define what makes glass “bird-friendly.” Although used frequently, the 
term ‘bird-friendly’ itself provides no specific guidance. Architects interested in designing a 
building that does not kill birds can select products for their insulation value, breaking strength, 
or a host of other characteristics, but until recently there was no system for specifying bird-
friendly materials. Making analysis more difficult, the quality of being bird-friendly is more 
complex than a quality like insulation value because birds respond to the appearance of glass 
and this can vary dramatically for a single product as seen in the changing light of day, as well as 
under artificial light at night.  Additional complexities such as IGU build, façade or freestanding 
installation, differing reflected environments and other factors make each situation unique. 
Contributing factors vary so much that an absolute measurement cannot be provided.  

In 2010, experts from American Bird Conservancy and a team of architects interested in 
advancing the field of bird-friendly design developed the concept of Threat Factor (TF).  This is a 
way to assign scores that provide a relative measure of how well materials with patterns of visual 
markers cause avoidance by birds in a standard, controlled test environment.  These scores allow 
architects to use collision deterrence as a factor when designing buildings. The system also 
permits evaluation of products that can be applied to existing glass (retrofits).  TFs also made it 
possible to create a credit for reducing bird collisions in the LEED rating system and have now 
begun to be included in legislation, like New York City’s Local Law 15 of 2020. 
 

Where Do Threat Factors Come From? 
Ideally, Threat Factors could be derived from monitoring collisions on glass at a collection of 
diverse, existing buildings, replacing that glass with a product under review, continuing to 

mailto:collisions@abcbirds.org
https://abcbirds.org/glass-collisions/leed-credit/
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monitor to see whether collisions are reduced and calculating the reduction. Unfortunately, this 
type of data is very rare and this type of test would be very costly. It would also take years to 
acquire enough monitoring data to reliably detect a trend for a single product and, importantly, 
it would kill birds. ABC realized the need to create practical ways to evaluate glass. Initially, TFs 
were derived only from a tunnel test (described below). More recently, data from field trials and 
other types of testing have been factored in. 

 
Assigning Threat Factors Using Tunnel Testing 
In 2003, Martin Rössler and Thomas Zuna-Kratky (2004) created the first “tunnel” at the 
Hohenau-Ringelsdorf Biological Station (Austria), to test proposed solutions to bird collisions on 
freestanding noise barriers. ABC's tunnels, using a second-generation design (Rössler et al., 
2007), followed in 2009 and 2021. Tunnel testing is a non-injurious, standardized binomial 
choice technique that uses wild songbirds to determine the relative effectiveness of different 
patterns of visual markers at deterring bird collisions. In the U.S., tunnel testing takes place at 
American Bird Conservancy's tunnel at either the Carnegie Museum of Natural History's 
Powdermill Avian Research Center or at Washington College’s Foreman’s Branch Bird 
Observatory . 

In a test flight, a bird flies down a completely dark space, the ‘tunnel' (Figure 1), toward light at 
the far end, where side-by-side panels of glass appear to offer exit routes (Figure 2). One of 
these panes of glass is clear, unmarked glass (the control, invisible to the bird) and the other has 
the pattern of visual markers under evaluation (the test pane). A net ensures that the bird is 
safely stopped before it can hit the glass. After one trial, the bird is immediately released. When 
few birds fly to the patterned glass, we believe that they see and are avoiding the visual markers. 
For a detailed description of the Powdermill and Hohenau tunnels, see Sheppard (2019) and 
Rössler et al. (2007). 

 

 

 

 

 

 

Figure 1. Test Tunnel at Foreman’s Branch                                   Figure 2. View of glass samples 

Specimen Performance Index (SPI) of a material is calculated by flying at least 80 individual birds 
down the tunnel and recording the percent that fly toward the test pane. For example, suppose 
80 birds flew down the tunnel, with 20 flying toward the test pattern and 60 toward the control. 

mailto:collisions@abcbirds.org
https://powdermillarc.org/
https://powdermillarc.org/
https://www.washcoll.edu/learn-by-doing/ces/bird-safe-glass.php
https://www.washcoll.edu/learn-by-doing/ces/bird-safe-glass.php
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25% (20/80) of the birds flew toward the test pattern and it would have SPI of 25. If there is no 
additional information, for example, from a field trial, then the TF is equal to the SPI. 

Important considerations 

• SPIs and TFs do not warranty the actual percent reduction in collisions to be expected 
when a product is installed on a building. In fact, the same product may perform better 
or worse due to facade orientation in the same building, façade detail creating traps or 
channels, habitat reflected, whether the glass is free-standing and other variables. Threat 
Factors are an index, measuring the relative response to different patterns and different 
glass builds by songbirds flown in the tunnel. However, where monitoring data on tunnel-
tested products are available, they confirm that products with lower threat factors yield 
fewer collisions. ABC defines “bird-friendly” materials as having a threat factor ≤ 30, 
corresponding to a conservative estimated reduction of collisions of at least 50% under 
real world conditions. 
 

• The lower the, the more effective the tested material will be at reducing collisions. This 
has been confirmed when data is available. However, the relationship between TF score 
and effectiveness does not appear to be linear, so one cannot say that a pattern with 
TF=15 is twice as effective as a pattern with TF=30. 
 

• Strong reflections can reduce pattern effectiveness by obscuring the visual markers 
during part or all of the day, if the pattern is on an inside surface of the glass. Reflections 
vary with insolation and with the angle of view, from the strongest reflections at acute 
angles to the weakest reflections when glass is viewed head on (Figure 3) 

        

 

 

 

 

 

 

 

 

Figure 3: A single piece of glass with frit on surface 2, viewed head on (left) and from the side (right): The 
reflection is much stronger at an acute angle than it is head on. This glass has a surface reflectivity < 14%. 
However, for a bird to view this glass at an angle where there is a dangerous reflection, it would be flying 
almost parallel to the glass surface, where a collision would be unlikely to cause injury. 

mailto:collisions@abcbirds.org
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• ABC's tunnel test cannot replicate the range of possible reflections on a glass sample, so 
our tests model situations where a pattern is visible against a competing view. In the 
tunnel, birds see visual markers against a complex background (seen in figure 2), 
modeling situations where either the glass has only a moderate reflection or when birds 
can see through the glass to a landscape beyond. While it might seem at first that 
“reflection” and “see-through” conditions are quite different, in this context they are 
similar. In figure 4a, below, we cannot determine whether the image is a photo of a tree, 
a tree seen through a window, or the reflection of a tree. With the information in 4b, 
showing mullions, a crack, and right angles, we know glass is involved, but only with the 
information in figure 4c can we confirm that the image is a reflection and that we are not 
looking out the window at trees.   

   

 

 

 

Figure 4a.                4b.                  4c.                                                                                                                           

• ABC does not test materials with greater than 15% reflection (VLR) at the exterior surface 
of the glass, unless the visual markers are on the outside surface, or our BirdVis app (see 
appendix II) shows that there is sufficient contrast for markers to show through 
reflections. 
 

• Because reflections on glass are both site and product specific, reflections should be 
considered early in the design process. Recommended design phase analysis ideally 
involves samples of glass viewed on the project site from a variety of angles, at different 
times of day, and with all potential site-specific reflections taken into consideration. 

Spacing of Visual Markers 

Where early recommendations, based on research by Klem (1990) and Rössler et al. (2007), 
showed that horizontal lines spaced 2” (5cm) apart and vertical lines spaced 4” (10cm) apart 
significantly reduced collisions, subsequent monitoring showed that the 4” spacing does not stop 
collisions by the smallest birds, especially hummingbirds. The spacing guideline for the 
Prescriptive Rating Option assigns a lower score when there is 2” (5 cm) spacing between the 
pattern’s visual markers vertically and horizontally and a higher score for patterns with 4” (10 cm) 
horizontal spacing. Two inch (5 cm) spacing for two-dimensional patterns on glass or window film 
is now typically recommended in Canada (Canadian Standard A460) and increasingly in the 
United States. Thus, what was once the ‘2x4 rule’ is now the ‘2x2 rule’. However, 2x4” spacing 
has been demonstrated to reduce collisions significantly and materials based on that guideline 
can still receive a ‘bird-friendly’ TF rating.   

mailto:collisions@abcbirds.org
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Visual Acuity  

For a pattern of visual markers on glass or other materials to successfully deter bird collisions, 
birds must be able to perceive it in time to change course. The pattern of visual markers must be 
of an appropriate size and spacing and must be distinguishable from the both glass and any 
reflections or the view through the glass (e.g., habitat, sky, water, a potential flight path, etc.). 
We have adopted 9’-9’ ½” (3 meters) as the standard viewing distance from which birds must be 
able to detect the pattern, following Ros et al. (2017). 

Our instinct is to use human vision as a proxy for what birds can see. However, birds can see 
more colors and even perceive the earth’s magnetic field, while humans have much better visual 
acuity. ‘Visual acuity’, the ability to resolve spatial features depends on the size of the eye and 
the number of photoreceptors in the retina. Songbird eyes are much smaller than human eyes. 
Because of this, birds, particularly small birds like songbirds, have very poor visual acuity in 
comparison to humans. Therefore, a pattern that appears quite visible to us may not be 
apparent at all to birds (Caves, Brandley and Johnsen, 2018).   

Ultraviolet Patterns 

Products with UV patterns should be considered carefully for some applications: Materials with 
ultra-violet patterns will vary in effectiveness with the amount of UV light present. This means 
that when the UV index is low – under low light conditions in early morning or evening or if the 
glass is shaded, or when it is overcast – UV patterns will be less visible to birds. In addition, not 
all types of birds can see UV. For example, songbirds can see UV, raptors and pigeons cannot. 

 
Assigning Threat Factors Without a Tunnel Test 
Not all materials need to be tunnel tested, specifically materials that are similar to others 
previously tested. ABC partners with the Bird-Safe Buildings Alliance (BSBA), a group of architects 
experienced in bird-friendly design, conservation biologists, and others with collisions expertise, 
to provide TFs for materials similar to those already rated. These ratings are very conservative: 
the rating assigned is the maximum expected TF; lower ratings might be obtainable through 
actual tunnel testing. 

TFs can be assigned by review, instead of by tunnel test, to products that: a) were tested using 
other, peer-reviewed protocols that ABC and BSBA have determined to be equivalent or 
translatable to tunnel testing scores, b) were studied by scientists or experienced building 
collision monitors with a documented reduction in collisions of at least 50%, or c) comply with 
ABC's Prescriptive Rating Option (Appendix III). The Prescriptive Rating Option describes only a 
subset of materials that can be rated by other methods. 

  

  

mailto:collisions@abcbirds.org
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Appendix I. Definitions 
Acid Etch: the use of hydrofluoric acid on glass to create translucent visual markers with texture 
and a ‘frosted’ appearance. 

Exterior Visible Light Reflection (VLR): Net Exterior (measured at surface 1) reflection of 
complete glass build, including any coatings, (for the purpose of the prescriptive rating option, 
the VLR excludes visual markers) 

Gloss reading of markers (60°): Please see ASTM D523 Standard Test Method for Specular Gloss 

Opaque: Visible Light Transmission (VLT) = 0 

Pattern: Spatial arrangement and dimensions of visual markers on glass.   

Visual Contrast: A difference in visual appearance of two surfaces sufficient for birds to 
distinguish between the two surfaces.   

  

mailto:collisions@abcbirds.org


 
 

Compliance and Enforcement Division Report June-September 2026 
Prepared by CAED Enforcement Officer John Callagy 

 

 As of September 7th, we have 151 complaints for 2026. Twenty-three of 

them are currently open and being investigated by various law enforcement and 

town agencies, such as BEAST, DEC, Southampton and Brookhaven. 

 

 Our dumping cases have dramatically increased this summer, particularly 

around North Street in Manorville, so we’ve increased our daily patrol time to 

cover more ground and stay on top of documenting cases. We’ve also installed 

additional surveillance cameras throughout new hot-spot areas of the Pine 

Barrens. 

 

 We’ve been working on a clean-up initiative and have been in contact with 

multiple town, county and state agencies to clean up abandoned materials left in 

the woods, on hiking, hunting and powerline trails throughout the Pine Barrens. 

We’ve also removed 11 truckloads of abandoned materials ourselves during daily 

patrols.  

 
 

 We’ve received multiple dumping, clearing and encroachment tips from 

residents calling to report their neighbors. DEC and townships have been 

working closely together to resolve these issues.  

 

 
 
 
 
 
 
 

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 



 
 

Incident Statistics - Reporting Period 2023 - 2026  
Year 2023 2024 2025 2026 

     

Intake     
Sent by Agency to Commission 17 9 4 3 
Discovered by Commission Staff 104 163 280 143 
Called in by Individual to Commission 6 10 6 5 
Total Incidents Reported 127 182 290 151 
     

Location of Incident     
Brookhaven 69 102 187 111 
Southampton 50 75 93 36 
Riverhead 8 5 10 4 
     
Occurring on Public Land 79 158 268 101 
Occurring on Private Land 23 22 22 50 
Occurring on Public & Private Land 25 0 1  
     
Core 78 140 213 112 
Compatible Growth Area (CGA) 39 30 62 37 
Core & CGA 1 0 1 1 
Outside CPBA 9 10 14 1 
     

Nature of Incident*     
Clearing/Encroachment 20 21 32 12 
Structures 2 1 0  
Dumping 103 153 254 137 
Mining 0 1 0  
Hunting 1 0 0  
ATV 0 0 0  
Other 1 2 4 2 
  
     

Referrals*     

Sent to Town 6 4 22 7 
Sent to County 36 31 32 28 
Sent to State 33 17 18 10 
Commission 8 1 0 106 
Sent to AG 0 0 0  
Other 37 16 14  
  
     

Status     

Founded 125 179 288 151 
Unfounded 2 1 2  
Open 52 51 77 48 
Closed 75 131 213 103 

     

Inspections     

Conservation Easement Inspections 0 0 6 5 
Development Project Inspections 0 0 5 9 
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Office furniture dumped off  
North Street in Manorville 

Refrigerator dumped off  
Whiskey Road in Rocky Point 

Livingroom furniture set dumped off  
Weeks Avenue in Manorville 

Furniture and garbage dumped off  
North Street in Manorville 

 

 

 
  

 
 

 

 
 
 

 

 

 

 
 

 
  

 
 

 

 



 
 

Carpets and construction debris dumped off  
Mill Road in Manorville 

Couch and C02 tanks dumped off  
North Street in Manorville 

RV abandoned on  
Lane Road in Manorville 

Mattresses dumped off  
Mill Road in Manorville 

 
 
 

 
 
 
 
 

 
 

 













Central Pine Barrens Joint Planning and Policy Commission 
Land Use Division Bi-Monthly Update for the Meeting of Wednesday, September 16, 2026 

    

 

  

          

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 

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

• Determination: Hegeman’s 
Farm, Manorville, CGA. 

• Inquiry: Dairy Queen, Coram, 
CGA. 

• Inquiry: Clancy Street Food 
Corp soil borings, CR 111, 
Manorville, Core.  

None 
 

The Hills at Southampton 
Mixed Use Planned 
Development District Local 
Law and Southern Pine 
Beetle monitoring report 
 

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. 

• 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. 

• Renew USGS-Commission water resources monitoring contract for period of 2027 to 2029. 
• Distribute outreach materials to partners at the Pine Barrens Information Center at Southaven 

County Park, Yaphank and the Raymond P. Corwin Trail Center, Manorville. 
• Commission website updates including land use and planning items and seasonal changes.  

Oakcrest, Middle Island Hegeman’s Farm, Manorville 



New York Wildfire & Incident Management Academy (NYWIMA) 

 

 

 

2026 Academy Update 

Planning for the 2026 New York Wildfire & Incident Management Academy (NYWIMA) is 
underway, with two training sessions scheduled for November and December. 

Fall Academy – November 14–20, 2026 

The Fall Academy will be held at Suffolk County Community College’s Eastern Campus in 
Riverhead. This new partnership provides NYWIMA with classroom, meeting, and field-
training space to support a variety of wildfire, emergency management, and incident 
management courses. 

The 2026 Fall Academy is scheduled to offer the following courses: 

• FI-210_Wildland Fire Origin & Cause Determination 
• RX-310_Introduction to Fire Effects 
• S-130/190_Introduction to Wildland Fire Behavior (Field Day Only) 
• S-131_Firefighter Type 1  
• S-200_Initial Attack Incident Commander 
• S-215_Fire Operations in the Wildland/Urban Interface 
• S-219_Firing Operations 
• S-230_Crew Boss (Blended) 
• S-290_Intermediate Wildland Fire Behavior (Blended) 
• S-359_Medical Unit Leader 
• RX-410_Smoke Management Techniques 

• Additional incident management and specialized training opportunities as 
scheduling and instructor availability are finalized. 

NYWIMA is continuing to work with federal, state, county, local, and other partner 
organizations to finalize instructors and course logistics. 

December Academy – December 5–11, 2026 

A second Academy session is scheduled for December 5–11, 2026, at Brookhaven 
National Laboratory (BNL). 



The December session will focus on courses that are particularly well suited to BNL’s 
facilities and field-training opportunities. Current plans include: 

• S-112_Wildland Fire Chainsaws 

• S-244_Field Observer 

• S-130/190_Introduction to Wildland Fire Behavior (Field Day Only) 

• S-236_Heavy Equipment Boss (Single Resource) 

• Additional courses may be added based on instructor availability and partner-
agency needs. 

Program Update 

NYWIMA continues to expand training opportunities for firefighters, emergency responders, 
incident management personnel, and natural resource professionals throughout New York 
State and beyond. The Academy remains focused on providing nationally recognized 
wildfire and incident management training while strengthening partnerships among the 
agencies and organizations responsible for emergency preparedness and wildfire 
response. 

Planning for both 2026 sessions is ongoing, and course offerings remain subject to final 
instructor and facility availability. Registration information and the final course schedule 
will be distributed as they become available. 

 

NYWIMA Financial Update 

As part of the Academy update, the current balances of the NYWIMA banking accounts are 
as follows: 

Checking Account: $42,066.96 

Savings Account: $12,870.83 

These funds support Academy operations, including instructor expenses (travel, per diem), 
course materials, equipment, and other expenses associated with delivering NYWIMA 
training programs. 

 

 

 



Wildfire Task Force 

The Central Pine Barrens Wildfire Task Force held its quarterly meeting on June 24, 2026, at 
the Hampton Bays Fire Department. The meeting provided an opportunity for 
representatives from local, county, state, and federal agencies and the fire service to 
discuss current wildfire preparedness and ongoing initiatives within the Central Pine 
Barrens. 

Updates and discussion included the current fire weather and seasonal wildfire outlook, as 
well as ongoing coordination among Task Force agencies regarding wildfire preparedness 
and response. 

The Task Force also received updates on the Southampton Community Wildfire Protection 
Plan (CWPP). Work continues on the development of the plan, which is intended to identify 
wildfire risks, community priorities, and mitigation strategies within the project area. 

Additional discussion included an update on wildfire detection camera technology and its 
potential role in providing earlier identification and monitoring of wildfire incidents. 
Members also discussed ongoing air-to-ground wildfire training and coordination, with an 
emphasis on strengthening communication and operational readiness among responding 
agencies. 

The meeting continued the Task Force’s focus on interagency coordination, training, 
preparedness, and improving wildfire response capabilities throughout the Central Pine 
Barrens. 

The next Wildfire Task Force meeting is scheduled for September 23, 2026. 
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Item 2.e. Pine Barrens Credit Program Report for September 16, 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: Seven LOIs were issued and two parcels were inspected. Staff is following 
up on past LOIs for interest in the Program.  
 

 Conservation Easements: Review and Monitoring  
 

 Four easements have been recorded, which generated 5.6 credits. 

 Eight easements are currently in progress. 

 51 easement properties with road access were inspected.  

 
  

 

 

 

 
 Pine Barrens Credits  

 Redeemed: 19.3 Credits have been redeemed for commercial and residential 
projects. 

 Conveyed: 16.71 Credits have been sold in the Town of Brookhaven, Riverhead and 
Southampton. 

 The average price is $125,575 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 September 9, 2026

2026Total2026Southampton2026Riverhead2026Brookhaven

41043-4711373535Parcels

7.512247.33-889.510.14516.787.37841.04Acreage

2.602.15-1.890.1413.972.461.57Average parcel size

5.631069.54-340.261174.394.63554.89Credits generated

19.3787.0610.26204.122.40147.536.64435.41Credits redeemed

-13.67282.48-136.14-1.426.86-2.01119.48Credits not redeemed

16.715.061.909.75Credits sold

$2,098,350$521,200$187,000$1,390,150
Total value of PBC
transactions

$125,575$103,004$98,421$142,579Average Credits value

2.29--2.29
Credits owned by the
Clearinghouse

52-141.0037# of Inspected CE Parcels

3250-91-153144# of Installed CE Signs
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SUNY ESF Interns: Air Curtain Burner Research 

 The SUNY ESF interns ended their season at the end of July. It was a successful 
partnership with staff from ESF, the CPBC, DEC, and BNL working together to accomplish their 
research goals for the year. In total, 135 plots were surveyed for basal area, percent canopy, fuel 
loading, herbaceous cover, and seedling and sapling counts. Surveys were conducted at Rocky 
Point, Sarnoff, and at BNL. The interns also assisted the DEC in marking trees for future 
management actions that will occur during the winter months, in keeping with the Northern 
Long-eared Bat cutting restrictions in Suffolk County. 

 

Southampton CWPP 

 The Southampton CWPP has continued to progress. SWCA staff and I reviewed all the 
recommendations that had been made throughout the various public, core, and internal 
discussions and have addressed all comments on said recommendations. The recommendations 
are arguably one of the most important aspects of the CWPP. SWCA is currently reformatting 
this section and will be sharing it with the core team by the end of September 2026. 

 Additionally, SWCA provided the Commission with the first draft of Chapter 4 of the 
CWPP, which describes the methodology and modeling of the environmental variables that are 
informing the CWPP analysis of the Southampton area of the Central Pine Barrens. Comments 
were provided to SWCA on this chapter which should be revised also by the end of September 
2026. 

 A second public meeting has been scheduled for October 29, 2026, from 6-8PM at the 
Westhampton Beach Fire Department. Representatives from SWCA will be joining Commission 
staff in hosting the event. Go-bags will be provided to all attendees and efforts are underway to 
get the word out to improve upon the attendance from the first public session. 

 

Conservation Management Action Plan 

 The Conservation Management Action Plan has continued to be developed, and the initial 
draft narrative is nearing completion. The narrative is currently 70 pages in length, without 
pictures, diagrams, or graphs. The last sections to be written are the environmental 
recommendations for estuarine habitats that interact at the edge of the Pine Barrens which will 
discuss issues like diadromous fish and barrier mitigation, Diamondback Terrapin nesting, and 
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tidal wetland migration as it relates to sea level rise. These recommendations will be followed up 
by brief discussions and recommendations on land use and policy, such as land acquisition for 
conservation and bird-friendly glass techniques, and education and outreach efforts that can 
supplement environmental conservation efforts. The last section focuses on funding and the 
benefits of working in partnerships. 

 Draft versions of the initial plan’s narrative should be ready to begin the review, 
comment, and editing phase by the end of the year. During this time visual references (ex. 
pictures, graphs, tables, etc.) will be identified, appendix sections will be developed, and the 
initial formatting of the entire document will begin. 

 

Remote Sensing Equipment 

 All equipment purchases of the remote sensing equipment have been completed. The 
initial cost estimate was $125,000. The final total was under budget at $121,973.41. 

 The bioacoustic equipment has already been deployed (see below) and the first LiDAR 
scans are coming soon. UAS equipment use is awaiting approval of the insurance for operational 
safety. UAS sensor training and initial data collection flights will begin shortly thereafter and 
continue into the fall as time and the weather allows. 

 

Bioacoustic Deployment 

 On August 17, 2026, bioacoustic recorders and trail cameras were placed at four locations 
around the Dwarf Pine Plains. Placement locations include areas impacted by the 1995, 2014, 
and 2025 wildfires. Sound recordings start one hour before sunrise and end one hour after, then 
begin again during the one hour before and after sunset. Recorder locations are identified in GPS 
and sync to satellites to maintain accurate timing of the recording periods. The recorders will be 
deployed until October 19, 2026, with data collected for the majority of the fall migration. 

 After the first week, memory cards were swapped out so the first recordings could be 
used in conjunction with the analysis software while the rest of the survey continued. Initial 
results have been very positive with species of interest (i.e. Eastern Whip-poor-will) already 
identified in the recordings (see Figures 1 and 2). Songs and calls found in the initial recordings 
can be used to find similar calls from future recordings thereby expediting analysis of the entire 
data set. 
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 Currently, all recording stations are operational and collecting both audible and ultrasonic 
data. Field checks of each deployment location are being conducted weekly. Ultrasonic 
recordings will be used to document seasonal bat activity while the audible recordings are being 
analyzed for bird occurrence during the migration. 

 

 
Figure 1: Spectrograph (green section) and audio wavelength (red section) of a bioacoustic recording of Eastern Whip-
poor-will and various other auditory features. 
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Figure 2: The same image as Figure 1 with the auditory features of the spectrograph labeled. The pattern for the Eastern 
Whip-poor-will can be used to search for more occurrences of the same auditory features to find similar calls in future 
recordings. 





Invoice Total $7,577.95

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

June 30, 2026
Invoice No: 248722

Central Pine Barrens Joint Planning and Policy Commission CWPP
RFP NO. 1659
Professional Services from May 24, 2026 through June 20, 2026
          Phase 01 Community Wildfire Protection Plan Content
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 5.00 110.70 553.50
Environmental Resources-Specialist X 3.00 170.10 510.30

Totals 8.00 1,063.80
Total Professional Services 1,063.80

             $1,063.80Total this Phase

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

Hours Rate Amount
Environmental Resources-Specialist X .50 170.10 85.05
GIS/CADD-Specialist V 2.50 110.70 276.75

Totals 3.00 361.80
Total Professional Services 361.80

             $361.80Total this Phase

  Phase 04 Conduct Hazard and Risk Analysis
 Professional Services

Hours Rate Amount
Accounting/Finance-Specialist III .25 93.60 23.40
Environmental Resources-Specialist V .50 110.70 55.35
Environmental Resources-Specialist X 1.00 170.10 170.10

Totals 1.75 248.85
Total Professional Services 248.85

 Reimbursable Expenses
Meals 141.48

Total Reimbursable Expenses 1.1 times 141.48 155.63

           $404.48Total this Phase

  Phase 05 Develop Strategies and Recommendations
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Professional Services
Hours Rate Amount

Environmental Resources-Specialist XI 3.75 186.30 698.63
GIS/CADD-Specialist V 2.00 110.70 221.40
Planning-Specialist II 33.75 81.90 2,764.13

Totals 39.50 3,684.16
Total Professional Services 3,684.16

             $3,684.16Total this Phase

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

Hours Rate Amount
Accounting/Finance-Specialist III .25 93.60 23.40
Environmental Resources-Specialist X 2.50 170.10 425.25

Totals 2.75 448.65
Total Professional Services 448.65

             $448.65Total this Phase

  Phase 07 Develop the Draft Community Wildfire Protection Plan
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V .25 110.70 27.68
GIS/CADD-Specialist V .75 110.70 83.03
Planning-Specialist II 15.00 81.90 1,228.50
Planning-Specialist VI 1.00 123.30 123.30

Totals 17.00 1,462.51
Total Professional Services 1,462.51

             $1,462.51Total this Phase

  Phase 10 Design and Facilitate Public Outreach and Awareness
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist XII .75 203.40 152.55

Totals .75 152.55
Total Professional Services 152.55

             $152.55Total this Phase

    Contract Limits Current Prior To-Date
Total Billings 7,577.95 51,030.70 58,608.65

Limit 174,955.50
Remaining 116,346.85

    $7,577.95PLEASE PAY THIS AMOUNT ====================>

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

Page 2
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10:12:40 AMInvoice 248722 Dated 6/30/2026SWCA, Incorporated

Tuesday, June 30, 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

Environmental Resources-Specialist V
Hughes, Adriana 6/8/2026    .50 110.70  55.34

client communication
Hughes, Adriana 6/9/2026    .25 110.70  27.68

team communication
Hughes, Adriana 6/15/2026    .75 110.70  83.03

team communication, agenda, follow up on action items
Hughes, Adriana 6/16/2026    1.50 110.70  166.05

team communication, prep for Thursday's meeting
Hughes, Adriana 6/17/2026    1.00 110.70  110.70

check in with Ari, prep agenda
Hughes, Adriana 6/18/2026    1.00 110.70  110.70

monthly admin meeting
Environmental Resources-Specialist X
Porter, Ari 6/1/2026    .25 170.10  42.53

progress report
Porter, Ari 6/2/2026    .25 170.10  42.53

PM
Porter, Ari 6/17/2026    1.00 170.10  170.09

PM
Porter, Ari 6/18/2026    1.50 170.10  255.15

admin meeting
Totals 8.00 1,063.80
Total Professional Services 1,063.80

     Total this Phase $1,063.80

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

Professional Services
Hours Rate Amount

Environmental Resources-Specialist X
Porter, Ari 5/28/2026    .25 170.10  42.52

data collection
Porter, Ari 5/29/2026    .25 170.10  42.53

PM
GIS/CADD-Specialist V
Jansen, Erica 5/28/2026    1.25 110.70  138.37

GIS Support and Coordination
Jansen, Erica 6/18/2026    1.25 110.70  138.38

GIS Coordination and Support
Totals 3.00 361.80
Total Professional Services 361.80

     

Page 3



Project 24872200099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Total this Phase $361.80

Phase 04 Conduct Hazard and Risk Analysis

Professional Services
Hours Rate Amount

Accounting/Finance-Specialist III
Mathew, Tamara 5/29/2026    .25 93.60  23.40

Pulling receipts and compiling receipt file
Environmental Resources-Specialist V
Hughes, Adriana 6/10/2026    .50 110.70  55.35

check in on field data
Environmental Resources-Specialist X
Porter, Ari 6/8/2026    .50 170.10  85.05

AOC map
Porter, Ari 6/12/2026    .50 170.10  85.05

AOC map
Totals 1.75 248.85
Total Professional Services 248.85

 Reimbursable Expenses
Meals

EX 0000270974 5/7/2026 Porter, Ari / 2-TST*EDGEWATER RESTAURANT 141.48
Total Reimbursable Expenses 1.1 times 141.48 155.63

   Total this Phase $404.48

Phase 05 Develop Strategies and Recommendations

Professional Services
Hours Rate Amount

Environmental Resources-Specialist XI
Gibson, Carly 5/26/2026    .75 186.30  139.73

Task delegation
Gibson, Carly 6/2/2026    3.00 186.30  558.90

SME recommendations tables
GIS/CADD-Specialist V
Jansen, Erica 6/8/2026    2.00 110.70  221.40

GIS Coordination and Support
Planning-Specialist II
Dominic, Grace 5/26/2026    4.50 81.90  368.55

Handwritten Recommedation + Checkin w/ Ari + Call w/ Carly
Dominic, Grace 5/27/2026    5.00 81.90  409.50

Plymouth to Southampton Recommendation + Handwritten Recommendation
Dominic, Grace 5/28/2026    3.00 81.90  245.70

RMC to Southampton Recommendation
Dominic, Grace 5/29/2026    2.50 81.90  204.75

Recommendation
Dominic, Grace 6/1/2026    4.00 81.90  327.60

Recommendation Matrics
Dominic, Grace 6/2/2026    3.50 81.90  286.65

Recommendation
Dominic, Grace 6/9/2026    1.00 81.90  81.90

Review

Page 4
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Dominic, Grace 6/15/2026    .25 81.90  20.48
Comments

Dominic, Grace 6/16/2026    6.00 81.90  491.40
Comments

Dominic, Grace 6/17/2026    4.00 81.90  327.60
Comments

Totals 39.50 3,684.16
Total Professional Services 3,684.16

     Total this Phase $3,684.16

Phase 06 Develop Action Plan and Monitoring and Evaluation Strategy

Professional Services
Hours Rate Amount

Accounting/Finance-Specialist III
Mathew, Tamara 5/29/2026    .25 93.60  23.40

Pulling receipts and compiling receipt file
Environmental Resources-Specialist X
Porter, Ari 5/26/2026    .50 170.10  85.05

recommendation materices
Porter, Ari 6/12/2026    2.00 170.10  340.20

matrices review
Totals 2.75 448.65
Total Professional Services 448.65

     Total this Phase $448.65

Phase 07 Develop the Draft Community Wildfire Protection Plan

Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 5/28/2026    .25 110.70  27.68

Meeting with SWCA team and DEC
GIS/CADD-Specialist V
Jansen, Erica 6/15/2026    .50 110.70  55.35

GIS Coordination
Jansen, Erica 6/16/2026    .25 110.70  27.68

GIS Coordination
Planning-Specialist II
Dominic, Grace 5/27/2026    1.00 81.90  81.89

Title photo Selection
Dominic, Grace 5/28/2026    .25 81.90  20.48

Picture Upload
Dominic, Grace 5/29/2026    .25 81.90  20.48

Meeting w/ Emmi
Dominic, Grace 6/5/2026    5.00 81.90  409.50

Field Survey Result
Dominic, Grace 6/8/2026    4.00 81.90  327.60

Field Assessment

Page 5
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Dominic, Grace 6/9/2026    1.00 81.90  81.90
Field Asessment result

Dominic, Grace 6/10/2026    1.50 81.90  122.85
Checkin w/ Adriana + Comment review

Dominic, Grace 6/17/2026    2.00 81.90  163.80
Comments

Planning-Specialist VI
Berski, Emmi 5/26/2026    .25 123.30  30.82

Fieldwork results apx
Berski, Emmi 5/28/2026    .50 123.30  61.65

Fieldwork results apx
Berski, Emmi 5/29/2026    .25 123.30  30.83

Fieldwork results apx
Totals 17.00 1,462.51
Total Professional Services 1,462.51

     Total this Phase $1,462.51

Phase 10 Design and Facilitate Public Outreach and Awareness

Professional Services
Hours Rate Amount

Environmental Resources-Specialist XII
Amato, Victoria 5/26/2026    .25 203.40  50.85

coordination
Amato, Victoria 6/2/2026    .25 203.40  50.85

coordination
Amato, Victoria 6/9/2026    .25 203.40  50.85

coordination
Totals .75 152.55
Total Professional Services 152.55

     Total this Phase $152.55

 $7,577.95Total this Project

$7,577.95Total this Report

Page 6
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Invoice Total $10,393.26

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

August 21, 2026
Invoice No: 253306

Central Pine Barrens Joint Planning and Policy Commission CWPP
RFP NO. 1659
Professional Services from June 21, 2026 through August 15, 2026
          Phase 01 Community Wildfire Protection Plan Content
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 1.50 110.70 166.05
Environmental Resources-Specialist X 4.50 170.10 765.45
GIS/CADD-Specialist V .50 110.70 55.36

Totals 6.50 986.86
Total Professional Services 986.86

             $986.86Total this Phase

  Phase 02 Establish Community Base Maps
 Professional Services

Hours Rate Amount
GIS/CADD-Specialist V 2.00 110.70 221.40
GIS/CADD-Specialist VIII .50 142.20 71.10

Totals 2.50 292.50
Total Professional Services 292.50

             $292.50Total this Phase

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

Hours Rate Amount
Environmental Resources-Specialist X .25 170.10 42.53

Totals .25 42.53
Total Professional Services 42.53

             $42.53Total this Phase

  Phase 04 Conduct Hazard and Risk Analysis
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist X 1.00 170.10 170.10
Environmental Resources-Specialist XI 2.75 186.30 512.33
GIS/CADD-Specialist V 3.50 110.70 387.45



Project 25330600099294-000-AMH Central Pine Barrens Joint Planning and Invoice

Planning-Specialist VIII 3.00 142.20 426.60
Totals 10.25 1,496.48
Total Professional Services 1,496.48

             $1,496.48Total this Phase

  Phase 05 Develop Strategies and Recommendations
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 2.25 110.70 249.08
Environmental Resources-Specialist XI 2.00 186.30 372.60
Planning-Specialist II 5.00 81.90 409.50

Totals 9.25 1,031.18
Total Professional Services 1,031.18

             $1,031.18Total this Phase

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

Hours Rate Amount
Environmental Resources-Specialist V .75 110.70 83.03
Planning-Specialist II 2.50 81.90 204.75

Totals 3.25 287.78
Total Professional Services 287.78

             $287.78Total this Phase

  Phase 07 Develop the Draft Community Wildfire Protection Plan
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist V 3.75 110.70 415.13
Environmental Resources-Specialist X 2.50 170.10 425.25
Environmental Resources-Specialist XI 3.50 186.30 652.05
GIS/CADD-Specialist V .25 110.70 27.68
Planning-Specialist II 20.75 81.90 1,699.43
Planning-Specialist VIII 13.50 142.20 1,919.70
Technical Writing/Editing-Specialist VII 1.50 132.30 198.45

Totals 45.75 5,337.69
Total Professional Services 5,337.69

             $5,337.69Total this Phase

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

Hours Rate Amount
Environmental Resources-Specialist X 1.25 170.10 212.63
GIS/CADD-Specialist V 2.00 110.70 221.40
GIS/CADD-Specialist VIII 1.50 142.20 213.30
Planning-Specialist II 1.75 81.90 143.33

Totals 6.50 790.66
Total Professional Services 790.66

             $790.66Total this Phase

  Page 2
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Phase 10 Design and Facilitate Public Outreach and Awareness
 Professional Services

Hours Rate Amount
Environmental Resources-Specialist X .75 170.10 127.58

Totals .75 127.58
Total Professional Services 127.58

             $127.58Total this Phase

    Contract Limits Current Prior To-Date
Total Billings 10,393.26 58,608.65 69,001.91

Limit 174,955.50
Remaining 105,953.59

    $10,393.26PLEASE PAY THIS AMOUNT ====================>

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

Page 3
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9:03:19 AMInvoice 253306 Dated 8/21/2026SWCA, Incorporated

Friday, August 21, 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

Environmental Resources-Specialist V
Hughes, Adriana 7/23/2026    1.50 110.70  166.05

admin meeting, clean up notes and team communication on action items
Environmental Resources-Specialist X
Porter, Ari 6/22/2026    .25 170.10  42.50

PM
Porter, Ari 6/25/2026    .50 170.10  85.05

PM
Porter, Ari 6/30/2026    .25 170.10  42.53

Progress report
Porter, Ari 7/1/2026    .25 170.10  42.53

PM
Porter, Ari 7/2/2026    .25 170.10  42.53

meeting coordination
Porter, Ari 8/3/2026    .25 170.10  42.53

monthly progress report
Porter, Ari 8/4/2026    .25 170.10  42.53

PM
Porter, Ari 8/5/2026    .50 170.10  85.05

PM
Porter, Ari 8/11/2026    .50 170.10  85.05

PM
Porter, Ari 8/13/2026    1.50 170.10  255.15

meeting prep and PM
GIS/CADD-Specialist V
Jansen, Erica 8/5/2026    .25 110.70  27.68

Coordination
Walters, Savannah 8/5/2026    .25 110.70  27.68

Internal coordination meeting
Totals 6.50 986.86
Total Professional Services 986.86

     Total this Phase $986.86

Phase 02 Establish Community Base Maps

Professional Services
Hours Rate Amount

GIS/CADD-Specialist V
Jansen, Erica 8/13/2026    2.00 110.70  221.40

GIS Support
GIS/CADD-Specialist VIII
Hitzfelder, Liz 8/3/2026    .25 142.20  35.55

Page 4
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GIS
Hitzfelder, Liz 8/4/2026    .25 142.20  35.55

GIS
Totals 2.50 292.50
Total Professional Services 292.50

     Total this Phase $292.50

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

Professional Services
Hours Rate Amount

Environmental Resources-Specialist X
Porter, Ari 6/29/2026    .25 170.10  42.53

community background
Totals .25 42.53
Total Professional Services 42.53

     Total this Phase $42.53

Phase 04 Conduct Hazard and Risk Analysis

Professional Services
Hours Rate Amount

Environmental Resources-Specialist X
Porter, Ari 8/12/2026    1.00 170.10  170.10

appendix reviews
Environmental Resources-Specialist XI
Gibson, Carly 8/4/2026    2.00 186.30  372.60

SME & revision
Gibson, Carly 8/7/2026    .75 186.30  139.73

initial draft chapter 4 finalization & send to client
GIS/CADD-Specialist V
Jansen, Erica 6/25/2026    2.00 110.70  221.40

GIS Coordination and Support
Walters, Savannah 6/23/2026    1.00 110.70  110.70

Community risk assessment mapping
Walters, Savannah 6/24/2026    .50 110.70  55.35

Community risk assessment mapping
Planning-Specialist VIII
Saggese, Ryan 7/20/2026    3.00 142.20  426.60

Risk Assessment
Totals 10.25 1,496.48
Total Professional Services 1,496.48

     Total this Phase $1,496.48

Phase 05 Develop Strategies and Recommendations

Page 5
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Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 7/20/2026    .25 110.70  27.67

action items
Hughes, Adriana 7/21/2026    1.00 110.70  110.70

recommendation matrices action items
Hughes, Adriana 7/22/2026    .25 110.70  27.68

action items
Hughes, Adriana 7/23/2026    .50 110.70  55.35

internal meeting and prep
Hughes, Adriana 7/24/2026    .25 110.70  27.68

team communication on Action Items
Environmental Resources-Specialist XI
Gibson, Carly 8/10/2026    .50 186.30  93.15

misc coordination
Gibson, Carly 8/14/2026    1.50 186.30  279.45

recommendations review
Planning-Specialist II
Dominic, Grace 7/22/2026    2.50 81.90  204.75

Comment Review
Dominic, Grace 7/23/2026    .50 81.90  40.95

Appendix c
Dominic, Grace 7/24/2026    2.00 81.90  163.80

recommendations
Totals 9.25 1,031.18
Total Professional Services 1,031.18

     Total this Phase $1,031.18

Phase 06 Develop Action Plan and Monitoring and Evaluation Strategy

Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 6/29/2026    .50 110.70  55.35

June progress report
Hughes, Adriana 7/1/2026    .25 110.70  27.68

coordination
Planning-Specialist II
Dominic, Grace 6/30/2026    2.50 81.90  204.75

Public Meeting Feedback
Totals 3.25 287.78
Total Professional Services 287.78

     Total this Phase $287.78

Phase 07 Develop the Draft Community Wildfire Protection Plan

Page 6
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Professional Services
Hours Rate Amount

Environmental Resources-Specialist V
Hughes, Adriana 6/22/2026    .50 110.70  55.35

action items
Hughes, Adriana 6/25/2026    .50 110.70  55.35

action items
Hughes, Adriana 7/7/2026    2.00 110.70  221.40

CWPP support action items
Hughes, Adriana 7/9/2026    .25 110.70  27.68

team communication
Hughes, Adriana 8/12/2026    .50 110.70  55.35

project management
Environmental Resources-Specialist X
Porter, Ari 7/20/2026    .25 170.10  42.52

PM
Porter, Ari 7/23/2026    2.00 170.10  340.20

PM
Porter, Ari 7/27/2026    .25 170.10  42.53

CWPP
Environmental Resources-Specialist XI
Gibson, Carly 7/7/2026    .75 186.30  139.73

authorship coordination ch 2 & 3
Gibson, Carly 7/10/2026    .50 186.30  93.15

recommendations - review client comments
Gibson, Carly 7/15/2026    .50 186.30  93.14

chapter 3 coordination
Gibson, Carly 7/21/2026    1.25 186.30  232.88

J&J recomendations memo; chapter 4 template review & plan
Gibson, Carly 7/23/2026    .50 186.30  93.15

team check-in
GIS/CADD-Specialist V
Jansen, Erica 7/23/2026    .25 110.70  27.68

GIS Coordination
Planning-Specialist II
Dominic, Grace 6/22/2026    1.50 81.90  122.85

Comment Review
Dominic, Grace 7/7/2026    .50 81.90  40.95

coordination
Dominic, Grace 7/10/2026    7.00 81.90  573.30

Appendix C + Past Plans
Dominic, Grace 7/13/2026    3.00 81.90  245.70

Past Plan
Dominic, Grace 7/23/2026    .50 81.90  40.95

coordination
Dominic, Grace 7/27/2026    1.00 81.90  81.90

Recommendation matrices
Dominic, Grace 7/28/2026    3.00 81.90  245.70

Action Plan
Dominic, Grace 8/5/2026    .50 81.90  40.95

CWPP Team Meeting
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Dominic, Grace 8/12/2026    1.00 81.90  81.90
Comment Review

Dominic, Grace 8/13/2026    2.75 81.90  225.23
T.E request + Feedback Summary + CT survey Summary

Planning-Specialist VIII
Saggese, Ryan 6/22/2026    2.00 142.20  284.40

Draft Chapter 3
Saggese, Ryan 6/23/2026    4.00 142.20  568.80

Draft Chapter 3/App D
Saggese, Ryan 6/24/2026    .50 142.20  71.10

Draft Chapter 3/App D
Saggese, Ryan 6/25/2026    2.00 142.20  284.40

Draft Chapter 3/App D
Saggese, Ryan 6/26/2026    3.00 142.20  426.60

Draft Chapter 3/App D
Saggese, Ryan 8/5/2026    2.00 142.20  284.40

Chapter 4
Technical Writing/Editing-Specialist VII
Martin, Marley 8/6/2026    1.00 132.30  132.30

Technical editing and formatting
Martin, Marley 8/7/2026    .50 132.30  66.15

Technical editing
Totals 45.75 5,337.69
Total Professional Services 5,337.69

     Total this Phase $5,337.69

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

Professional Services
Hours Rate Amount

Environmental Resources-Specialist X
Porter, Ari 6/23/2026    1.00 170.10  170.10

hub site
Porter, Ari 6/24/2026    .25 170.10  42.53

hub site
GIS/CADD-Specialist V
Jansen, Erica 6/29/2026    .50 110.70  55.35

GIS Support
Walters, Savannah 6/29/2026    .75 110.70  83.02

Hub site updates
Walters, Savannah 7/23/2026    .75 110.70  83.03

Check-in meeting, link problem on hub site
GIS/CADD-Specialist VIII
Hitzfelder, Liz 8/4/2026    1.00 142.20  142.20

GIS
Hitzfelder, Liz 8/5/2026    .25 142.20  35.55

GIS
Hitzfelder, Liz 8/7/2026    .25 142.20  35.55

GIS
Planning-Specialist II
Dominic, Grace 6/23/2026    .50 81.90  40.95

Page 8
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Hub Site Task assignment
Dominic, Grace 6/24/2026    1.25 81.90  102.38

Hub site Edit + GIS request
Totals 6.50 790.66
Total Professional Services 790.66

     Total this Phase $790.66

Phase 10 Design and Facilitate Public Outreach and Awareness

Professional Services
Hours Rate Amount

Environmental Resources-Specialist X
Porter, Ari 7/17/2026    .25 170.10  42.53

public outreach
Porter, Ari 8/10/2026    .50 170.10  85.05

public meeting logistics
Totals .75 127.58
Total Professional Services 127.58

     Total this Phase $127.58

 $10,393.26Total this Project

$10,393.26Total this Report
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Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #25 Barrens Work

Details 
Work performed   6/25/2026   -  7/3/2026 Hours
6/29/2026 Ready Set Go materials for CWPP outreach 2
CWPP recommendations tables review
7/1/2026 NYS EPF and Bond Act funding research 3.15
7/3/2026 Reviewed CWPP recommendation tables - drafted 
comments 2.5
7/6/2026 Review and comment on CWPP tables.
Review CWPP financial report and reimbursement form 4.15
7/7/2026 CWPP recommendation tables - comments and virtual 
meeting 2.5

TOTAL HOURS 11.8
$944.00

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


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #26 Barrens Work

Details 
Work performed   7/20/2026   -  7/24/2026 Hours
CWPP meeting with SWCA 1

TOTAL HOURS 1
$80.00

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


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #27 Barrens Work

Details 
Work performed   8/3/2026   -  8/7/2026 Hours
8/6/2026 Nature center research 2

TOTAL HOURS 2
$160.00

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


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #28 Barrens Work

Details 
Work performed   8/10/2026   -  8/14/2026 Hours
8/11/2026 CWPP review chapter 4 and other information 4.25
Write up DASNY and NYSOGS information

TOTAL HOURS 4.25
$340.00

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


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #29 Barrens Work

Details 
Work performed   8/15/2026   -  8/21/2026 Hours
8/17/2026 Review and write up NYSOGS information 2.5
8/18/2026  CWPP October meeting planning and continue write
up on OGS and DASNY
8/20/2026 CWPP Zoom meeting with consultant to discuss 
progress, draft chapters and schedule for completion and 
planning for October public meeting. 

2.5

Meeting with J. Hargrave - update on projects and discussed 
nature center outreach and next steps - grant sources writeup
Nature Center OGS and DASNY writeup
Nature Center questions for OGS and DASNY 3.5
CWPP brochure review and comments

8.5
$680.00

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


Judith Jakobsen
42 Mooney Pond Road, Selden, NY 11784
Date 

BILL TO FOR

Suffolk County Water Authority
Consultation 
Services

PO BOX 38, Oakdale NY 11769 Central Pine 
INVOICE #30 Barrens Work

Details 
Work performed   8/31/2026   -  9/4/2026 Hours
9/3/2026 Nature Center project management sources 4
9/4/2026 Grants, NYSOGS phone call meeting 3.5

TOTAL HOURS 7.5
$600.00

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


DRAFT 

 

 

September 16, 2026 

 

Yuliya Viola, Esq. 

Certilman Balin Adler & Hyman, LLP 

100 Motor Parkway, Suite 560 

Hauppauge, NY 11788 

 

RE: Clancy Street Food Court, CR 111, Manorville 

 SCTM Number 200-462-2-5.1 

Central Pine Barrens Core Preservation Area  

 

Dear Ms. Viola: 

 

On September 8, 2026, the Central Pine Barrens Commission received your 

request to install five borings to determine the current groundwater and soil vapor 

quality on the subject property. The property is in the Core Preservation Area of 

the Central Pine Barrens. 

 

Clancy Street Food Court was granted a Core Preservation Area Hardship Waiver 

with conditions on June 26, 2024.  

 

A Phase 1 Environmental Site Assessment was conducted and based on the 

findings, the purchaser of the property would like to conduct the Limited Phase II 

Subsurface Investigation Work Plan to determine the current groundwater and soil 

vapor quality. Phase 1 findings noted a potential vapor encroachment condition to 

the subject property due to the close proximity and shallow depth to groundwater 

at the subject property, an adjoining gasoline station to the south with 72 reported 

spills and a nearby site with contaminants of concern.  

 

The work includes the installation of five borings. Two borings, one temporary 

groundwater well and one soil gas well, will be installed on-site in areas deemed 

to be cleared for approved development. Three borings will be installed off-site 

for temporary groundwater wells. There is no additional clearing associated. 

Location details are depicted in the Alignment Plan prepared by Labcrew 

Engineering, P.C., last dated August 2022.  

 

Please continue to adhere to the conditions of approval. Please avoid areas to 

remain natural and conduct this activity in areas of the project site that were 

planned to be cleared or disturbed for the project, as per the Site Plan referenced 

in the Commission decision.  

 

If the proposed activity changes, please notify this office and forward the updated 

information for Commission review prior to implementation as the revised project 

may constitute development. 

 

Thank you for your attention, and if you have any questions, please contact me at 

631-563-0307. 

 

 
 

 
 

 

 

 

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/


DRAFT 

 

 

Thank you for your attention. 

 

Sincerely, 

 

 

Tara Murphy, Environmental Planner  

 

cc: Julie Hargrave, Interim Executive Director 

John Milazzo, Counsel 



Clancy Street Food Court, Manorville (SCTM #: 200-462-2-5.1)

Nearmap

Street Labels

Pine Barren Core

Tax Parcels
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YULIYA VIOLA 
Partner    
yviola@certilmanbalin.com 

 
 
         September 4, 2026 
 
Via FedEx and Email: judy.jakobsen@scwa.com 
 
Central Pine Barrens Joint Planning and Policy Commission 
Attn:  Ms. Judith Jakobsen, Executive Director 
624 Old Riverhead Road 
Westhampton Beach, NY 11978 
 
 Re: Clancy Street Corp. – Request to Perform Testing 
  Eastport Manor Road, Manorville, NY 11949 
  SCTM No.:  0200 - 462.00 - 02.00 - 005.001 

 Our File:  17287.0007 
 
Dear Ms. Jakobsen: 
 
 As you know, our firm represents Clancy Street Corp. in connection with the above-
referenced request. The subject property is a vacant land and is in the Core Preservation Area. On 
June 26, 2024, the Central Pine Barrens Commission adopted Resolution approving the Core 
preservation Area Hardship Waiver authorizing the development of a proposed 3,293-square foot 
restaurant on the subject site with conditions. In 2025, the Town of Brookhaven approved the site 
plan application for the proposed restaurant with conditions as well.  
 
 Clancy Street Corp., the property owner of the subject site, is currently under contract to 
sell the subject property to John Laliotis, the purchaser. As a result of the findings of the Phase 1 
Environmental Site Assessment for the subject site, the purchaser would like to conduct the 
Limited Phase II Subsurface Investigation Work Plan to determine the current groundwater and 
soil vapor quality (the “Work Plan”). I have enclosed such Work Plan prepared by EnviroTrac on 
September 3, 2026 describing the locations and methods for such testing. I have also included a 
marked-up site plan with the proposed locations for testing. 
 
 As it is outlined in the Work Plan, EnviroTrac is proposing five (5)  borings to be installed 
at the site for the collection of groundwater and soil vapor samples. Two (2) borings will be 
installed on the north-central portion of the site for the installation of one temporary groundwater 
well and one soil gas well. The other three (3) borings will be installed off-site in the Suffolk 
County Department of Public Works Right-of-Way. Pursuant to our communications with the 
Suffolk County Department of Public Works, we would need a permit to perform these three (3) 
borings in the Suffolk County Department of Public Works Right-of-Way from the Suffolk County 
Department of Public Works. These locations are depicted on the marked up site plan provided 

mailto:yviola@certilmanbalin.com


 
 
 
Central Pine Barrens Joint Planning and Policy Commission 
Attn:  Ms. Judith Jakobsen, Executive Director 
624 Old Riverhead Road 
Westhampton Beach, NY 11978 
September 4, 2026 
Page 2 
 

2 
 
 

herein and described in the Work Plan. 
 
 It is important to note that the locations for two (2) borings on the subject property are 
proposed in the area to be cleared in connection with the proposed development and not in the area 
to remain natural. Additionally, as per the EnviroTrac Work Plan, no clearing of brush or trees is 
required to install the two (2) borings on site. Pursuant to the Work Plan, “[t]he north-central 
borings will be installed using a remote Geoprobe Drill Rig to eliminate any need to clear brush 
or trees . . . The use of the remote Geoprobe Drill Rig can be moved using a dolly to the proposed 
locations . . . No vegetation removal is expected for any of the proposed borings. The north-central 
borings will be accessed by walking onto the site through the brush and trees to approximately 150 
feet on-site. The final boring locations will be chosen once 150 feet from the center of the property 
has been reached and in an area that is already clear enough to use the equipment.” Lastly, the 
areas of the two (2) proposed borings on site will not interfere with the existing large pussy willow 
on the southwest corner of the site near the proposed ingress/egress on CR 111. 
 
 In light of the above, we respectfully request the Central Pine Barrens Commission’s 
confirmation that the two (2) test borings may be performed on the subject property. 
  
 Your professional courtesies are greatly appreciated.  
 
 
       Very truly yours, 
        

Yuliya Viola 
 
       Yuliya Viola, Esq. 
 
 
 
cc: John Milazzo (via email:  john.milazzo@scwa.com) 
      Julie Hargrave (via email:  julie.hargrave@scwa.com) 
 



 

5 Old Dock Road, Yaphank, NY 11980 
www.envirotrac.com 

 

 
September 3, 2026 
 
 
Mr. John Laliotis 
DFJL Holdings LLC 
30 Glen Head Road 
Glen Head, NY 11545 
 
Re: Limited Phase II Subsurface Investigation Work Plan 
 Vacant Property 
 Manorville, New York 
 SCTM # 0200-462.00-02.00-005.001 
  
Dear Mr. Laliotis,  
 
EnviroTrac LLC (EnviroTrac) proposes to conduct the Limited Phase II Subsurface 
Investigation Work Plan at the above-referenced site to determine the current 
groundwater and soil vapor quality.  The following includes the proposed scope of work: 
 
Proposed Scope of Work 
 
The attached figure shows the proposed boring locations.  A total of five (5) borings will 
be installed at the site for the collection of groundwater and soil vapor samples.  Two (2) 
borings will be installed on the north-central portion of the site for the installation of one 
(1) temporary groundwater well and one (1) soil gas well.  One (1) boring will be installed 
off-site, near the southeast corner of the site in the Suffolk County Department of Public 
Works Right-of-Way for the installation of one (1) temporary groundwater well.  One (1) 
boring will be installed off-site, near the south-central perimeter of the site in the Suffolk 
County Department of Public Works Right-of-Way for the installation of one (1) 
temporary groundwater well.  One (1) boring will be installed at the southwest corner of 
the site in the Suffolk County Department of Public Works Right-of-Way for the 
installation of one (1) temporary groundwater well. 
 
The north-central borings will be installed using a remote Geoprobe Drill Rig to eliminate 
any need to clear brush or trees since the site is located within the Long Island Pine 
Barrens and also a protected area for potential habitats for the Northern Long Eared Bat 
(New York State Endangered Species).  The use of the remote Geoprobe Drill Rig can 
be moved using a dolly to the proposed locations.  The southern borings will be installed 
off-site, immediately adjoining to the southern site perimeter, in the area of the proposed 
sidewalk, using a track-mounted Geoprobe Drill Rig.  No vegetation removal is expected 
for any of the proposed borings. 
 
The north-central borings will be accessed by walking onto the site through the brush 
and trees to approximately 150 feet on-site.  The final boring locations will be chosen 
once 150 feet from the center of the property has been reached and in an area that is 
already clear enough to use the equipment.   
 

http://www.envirotrac.com/


 

 

Prior to the installation of borings, a geophysical survey, including the use of ground 
penetrating radar (GPR) will be utilized to clear the boring locations.  The first five (5) 
feet of each borehole will be cleared using soft dig hand tools.  1.5-inch diameter 
Geoprobe rods will be hammered down into place from five (5) feet below grade to the 
proposed final depths to create the boreholes.  The temporary groundwater well screens 
or soil gas well will be inserted through the rods to the proposed depths. The rods will be 
removed while allowing the wells to remain in-place. 
 
The proposed temporary groundwater wells will consist of one (1) inch diameter 0.020- 
inch slotted schedule 40 PVC pipe.  The proposed length of the wells will range from 23 
to 36 feet.  Groundwater ranges from 13 to 26 feet below grade at the site.  
Approximately five (5) feet of the screened PVC pipe will be placed below the water 
table and the PVC pipe will be cut five (5) feet above grade to allow for surveying.   
 
The proposed soil gas well will consist of ¼-inch diameter polyethylene tubing in line 
with a six (6) inch long stainless steel screen.  The screen will be placed approximately 
five (5) feet above the water table through the Geoprobe rods and approximately two (2) 
to three (3) feet of tubing will be present above grade. 
 
Following installation, all well locations will be surveyed.  Next, groundwater will be 
purged from the temporary groundwater wells using a peristaltic pump and air will be 
purged from the soil gas well using a Gilair pump or similar equipment.  The soil gas well 
will also be screened with a calibrated photoionization detector (PID).  Purged 
groundwater will be discharged directly to the ground.  Groundwater samples will be 
collected from each well for laboratory analysis of volatile and semi-volatile organic 
compounds and metals.  The soil gas well will be collected by connecting the 
polyethylene tubing to a 6 Liter Summa Canister equipped with a two (2) hour flow 
controller.  The Summa Canister will be laboratory analyzed for volatile organic 
compounds. An additional ambient air sample will also be collected over the same time 
period as the soil gas well sample and analyzed for the same compounds. 
 
The results will be summarized in a report.  Should no impacts to groundwater or soil 
gas be shown, then the wells will be removed from the site during redevelopment. 
 
If you have any questions or require additional information, please do not hesitate to call 
us at (631) 924-3001. 
 
Sincerely,  
EnviroTrac LLC 

 
Tracy Garthwaite, PG 
Senior Project Manager 
 
enclosures 
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September 16, 2026 
 
John Armentano 
Partner 
Farrell Fritz 
100 Motor Parkway, Suite 300 
Hauppauge, NY 11788 
email: jcarmentano@farrellfritz.com 
 
RE: Request for Determination of Jurisdiction 

Hegemans Farm Inc. and JH Youngs Farm Inc. 
South Street, Manorville, Town of Brookhaven 
SCTM Number 200-507-4-9 
Compatible Growth Area of the Central Pine Barrens 

 
Dear Mr. Armentano: 
 
On June 30, 2026, the Central Pine Barrens Commission office received the above 
referenced submission concerning the subject property. On July 20 and August 3, the 
Commission received supplemental information on the matter.  
 
Your firm represents the owner. The property is in the Compatible Growth Area of the 
Central Pine Barrens area as designated by the Long Island Pine Barrens Preservation Act 
(the Act).  
 
Existing Conditions and the Proposed Project 
 
The property contains 15.63 acres and it is in the A Residence 2 zoning district in 
Manorville in the Town of Brookhaven and located in the Compatible Growth Area of the 
Central Pine Barrens.   It is located between the Long Island Expressway on its north side 
and accessible from South Street. 
 
The property is in a naturally vegetated condition. A freshwater wetland is present in the 
central western portion of the property. The letter states the property was “previously 
cleared and used for farming by a prior owner.” Based on historical aerial photography and 
the current natural condition of the site, it appears the property is not actively used.  
 
Your client proposes to commence farming operations on the property. According to the 
Site Plan prepared by Nelson and Pope dated February 2026, structures proposed on the 
project site include: 
 

• A gravel parking lot for 39 vehicles 
• Four greenhouses, 25 feet x 60 feet (1,500 sf each), for a total of 6,000 square feet 
• A farmstand, 30 feet x 50 feet (1,500 sf) 
• Gravel tuck access 
• Barn 40 feet x 60 feet (2,400 sf) 
• Seven leaching pools 

 
The Commission offers the following comments concerning this proposal. 
 
 
 

 
 
 
 
 
 
 

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 

mailto:jcarmentano@farrellfritz.com
http://www.pb.state.ny.us/
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Central Pine Barrens  
 
The proposal constitutes development activity pursuant to the definitions in the New York State 
Environmental Conservation Law (ECL) Article 57 §57-0107(13). Therefore, it must conform with the 
standards of the Central Pine Barrens Comprehensive Land Use Plan (the Plan). If the proposal does not 
conform, it must be revised to conform, or the applicant must seek a hardship waiver. 
 
Precedent in the Compatible Growth Area  
 
The Commission has held that proposals to materially clear native vegetation, including successional native 
vegetation, constitutes development.  These types of determinations were made in applications for land 
located in the Compatible Growth Area including East End Flower Farm (EEFF) (2025) and Metz Farm 
(2005) in Brookhaven Town and Shwonik/Guyder Farm (Fink’s Farm) (2017) in Riverhead Town that were 
proposed for farm uses. 
 
Other information 
 
You indicate that the property use is restricted by an easement granted to the Town of Brookhaven.  You 
further indicate that the easement authorizes the uses proposed by your client.  Please note that the grant 
does not compel the Commission to waive application of the Act or the Plan to the owner’s proposal.  
 
Conclusion 
 
Absent, a hardship exemption, your client’s proposal must conform with the Plan. The project site is in the 
A Residence 2 zoning district. The maximum clearing limit is 35% and the minimum open space requirement 
is 65%.  
 
If you have any questions, please do not hesitate to contact me at (631) 218-1192. 
 
Sincerely, 
 
 
Julie Hargrave 
Interim Executive Director 
 
 
cc: John C. Milazzo, Counsel to the Commission 
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Central Pine Barrens Joint Planning and Policy Commission 
Commission Meeting of September 16, 2026 

 
DRAFT Resolution 

49 and 63 Oakcrest Avenue, Middle Island, Town of Brookhaven 
Compatible Growth Area Hardship Waiver Application 

Suffolk County Tax Map Number 200-343-6-20.1 
  
  
Present:  
_, for the New York State Governor  
_, for the Suffolk County Executive  
_, Brookhaven Town Supervisor   
_, Riverhead Town Supervisor   
_, Southampton Town Supervisor  
  
  

I. The Project, Application and Project Site  
  
Oakcrest Avenue Realty LLC, the Applicant, owns the 4.4-acre property located at 49 and 
63 Oakcrest Avenue in Middle Island, Town of Brookhaven, in the Compatible Growth Area 
(CGA) of the Central Pine Barrens. The property is in the Nursing Home Zoning District. 
The Applicant is represented by Michael Brusseau of Nelson and Pope and Keith Brown of 
Brown Altman LLP.  
  
The Project Site, identified as SCTM Number 200-343-6-20.1, is developed with an 
estimated 32,020 square feet in two three-story nursing home buildings: Surge Nursing 
and Rehabilitation, 18,050 square feet, and Quantum Nursing and Rehabilitation, 13,970 
square feet. The buildings were developed in 1972, prior to the Long Island Pine Barrens 
Protection Act (the Act) and the adoption of the Central Pine Barrens Comprehensive Land 
Use Plan (the Plan). The site is currently cleared of natural vegetation except for 
a limited number of native and non-native trees on the perimeter and other natural 
vegetation in landscaped areas.   
  
The Applicant requests a CGA Hardship Waiver of three standards in the Plan: vegetation 
clearance limit, natural open space and fertilizer-dependent vegetation limit. The waiver 
would allow for additional development on the Project Site, including construction of a 
3,350-square-foot building addition and construction of 43 additional parking spaces, 
regrading, drainage and other infrastructure improvements. The Applicant seeks relief from 
the vegetation clearance limit standard (5.3.3.6.1), open space standard requirement, 
unfragmented open space and habitat standard (5.3.3.6.2) and fertilizer-dependent vegetation 
limit, described in the Plan.   
  
The standard permits a clearing limit of 60% (2.64 acres) and a minimum open space 
requirement of 40% (1.76 acres). The maximum fertilizer dependent vegetation limit is 
15% (0.66 acres). The Project includes planting trees and vegetation in landscaping 
and constructing a rain garden for stormwater control. An area of 0.42 acres will be planted 
with native species. The area to remain natural is not considered open space. No natural 
open space in conformance with the intent or quantity of open space required in this standard 
is provided. Fertilizer-dependent vegetation will be reduced from its current extent of 32% 
to 22.1%; therefore, it will continue to exceed the 15% maximum limit. The Site Plan dated 
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June 2024, last dated September 2, 2026, prepared by Nelson and Pope depicts the Project.   
  
The Project Site lot coverages on 4.4 acres include: 2.26 acres of impervious surfaces, 1.3 acres of 
landscaping and 0.84 acres of building area.  
  
The Applicant requires the Commission’s approval because the Project is in the CGA of the Central Pine 
Barrens and the activity constitutes development, as defined in Article 57 of the New York State 
Environmental Conservation Law. The Project does not conform with the Vegetation Clearance Limit 
Standard, 5.3.3.6.1, and Open Space Standard, 5.3.3.6.2, and 5.3.3.6.3 Fertilizer-dependent Vegetation 
Limit, outlined in the Plan and implemented in the Town Code, therefore a CGA hardship waiver is 
required.   
  

II. The Long Island Pine Barrens Protection Act of 1993, the Commission, Development, and 
the Central Pine Barrens Comprehensive Land Use Plan  

  
The Commission was created by the Long Island Pine Barrens Protection Act (the Act) adopted in 1993 and 
codified in Article 57 of the Environmental Conservation Law (ECL). The Act empowered the Commission 
to, among other things, oversee land use activities within the specially designated Central Pine Barrens area. 
The Commission has jurisdiction over development in the Central Pine Barrens area as such term is defined in 
the Act. Development includes excavation or the material alteration of grade or vegetation. In 1995, the 
Commission adopted the Central Pine Barrens Comprehensive Land Use Plan (the Plan), last revised April 
19, 2023. In the Plan are Standards and Guidelines to govern development in the Central Pine Barrens.  
  
III. The Application and Materials Submitted to the Commission  

  
On June 4, 2026, the Applicant submitted to the Central Pine Barrens Joint Planning and Policy Commission 
a CGA Hardship Waiver Application for the Project.  The Application contained items including a project 
description, a review of Standards of the Comprehensive Land Use Plan, a review of Town Law Section 267-
b, an existing conditions survey and site plan package dated September 2, 2026 prepared by Nelson and 
Pope, a notarized owner’s affidavit, Full Environmental Assessment Form Part 1 and aerial photographs.   
  
IV. Public Process  

  
On June 17, 2026, the Commission scheduled a public hearing for July 15, 2026. At the public hearing, a 
Commission Staff Report with eight items, Exhibits A through H, were introduced into the 
record. The Staff Report was made available to the Applicant prior to the meeting.  
  
At the July 15 Hearing, the Commission received sworn testimony from the Applicant’s representatives, who 
also provided a PowerPoint presentation. A stenographic transcript was made of the hearing. 
A one- week written comment period was provided. One member of the public representing the Middle Island 
Civic Association submitted written comments dated July 15, 2026. The comments discussed focused on 
consideration for facility improvements related to signage, runoff, lighting traffic and architectural elements.  
  
On September 2, the Applicant submitted a revised Landscape Plan last dated September 2, 2026 prepared by 
Nelson and Pope and information regarding additional plantings and a reduced area of fertilizer dependent 
vegetation. The Landscape Plan was revised in response to feedback in the staff report. Native plant coverage 
was expanded by 3,744 square feet for a total of 0.42 acres. The extent of fertilizer dependent vegetation was 
reduced by 3,744 sf to 22.1%, continuing to exceed the maximum limit of 15% on the Project Site. The 
sanitary leaching system and other utilities are present underneath the large lawn area requiring it to 
remain free of tree roots and other plants that could cause access and other obstructions.   
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V. The Study Area   
  
The Staff Report defined a Study Area which analyzed, in general, the land use, ownership, and zoning 
categories within a one-half-mile radius of the Project Site. To analyze the Project in relation to its environs, a 
Study Area was defined, and the land use therein analyzed.  The Study Area is defined to be all the land 
within a one-half-mile radius around the Project Site.   
  
The Study Area is centered on the northeast corner of Church Lane and Oakcrest Avenue. It is bound on the 
east by Brookhaven Town open space, opposite Pine Lake Park, a 3.4-acre surface water wetland feature, and 
residential development to the north and west.  
  
Land uses within the Study Area include single-family residential communities and natural open space. Ten 
acres of natural open space owned by Suffolk County is located approximately 600 feet to the south, opposite 
Pine Lake Park. Brookhaven Town owns approximately 10 acres of natural open space in the Study Area.   
  
The residential zoning district A Residence 1 surrounds the Project Site in the Study Area, with the exception 
of four parcels on Half Mile Road in the J2 Business District.   
  
Compatible Growth Area Hardship Waiver applications similar in nature include:   
  

• 10/11/1995 - Mavis Development Corp. (SCTM # 200-378-3-49). Developed site approved for gas 
station and convenience store with parking.  

  
• 2/7/1996 - Aroya and Brodbeck (SCTM # 200-402-1-16.12 and 16.2). Developed site approved for 

new construction and parking.  
  

• 5/18/2005 and 1/16/2013- Longwood Public Library (SCTM # 200-402-1-23.1, 24.9; 200- 403-1-3, 4, 
17, 18). Parking lot expansion and drainage improvements.  

  
• 8/16/2017 - R.N. Middle Island, 7-Eleven Middle Island (SCTM # 200-378-2-37.2 and 200-403-1-2.1 

and 2.3). Two developed parcels and one undeveloped parcel approved for change of zone to develop 
a gas station and convenience store with a natural restoration area of 0.35 acres.  

  
• 7/16/2025 - 599 Middle Country Road (Starbucks Middle Island) (SCTM # 200-402-2-2). Developed 

site approved for clearing and open space relief for a change of zone to reuse commercial 
building formerly used as a bank as a drive through restaurant.   

  
VI. State Environmental Quality Review Act (SEQRA) and Other Agency Jurisdictions   
  
The Commission classified the Project as an Unlisted Action and performed an uncoordinated review. The 
Commission prepared Environmental Assessment Form Parts 2 and 3. No significant adverse environmental 
impacts were identified.   
  
The Commission requested information from the New York State Office of Parks, Recreation and Historic 
Preservation (OPRHP) on whether the Project would impact State listed historic or prehistoric resources. 
OPRHP replied on July 16, 2026 that no properties, including archaeological and/or historical resources, 
listed in or eligible for the New York State and National Registers of Historic Places will be impacted by the 
Project.  
  
The Application refers to a letter dated July 19, 2023 from the New York Natural Heritage Program. It 
identified listed species including the threated Bald Eagle and endangered Northen Long-
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Eared Bat  (NLEB) as documented within one mile and 2.5 miles, respectively. The Applicant concluded that 
the location of bald eagles is just below the one mile threshold within an area containing significant wooded 
habitat, homes and other development between the project site and the nesting location. No tree cutting 
activity will occur in the NLEB protective window of March 1 to November 30 to protect this species and its 
habitat.  
  
The Project requires additional permits or approvals from other involved agencies including the Town of 
Brookhaven and Suffolk County Department of Health Services (SCDHS) Articles 6, 7 and 12.  
  
VII. Conformance Review of Project with Plan Standards and Impact on Goals of the Plan  
  
Commission review of the Application requires a Project to demonstrate conformance with the Standards set 
forth in Volume 1, Chapter 5 of the Plan. If the Project does not conform with one or more provisions, and is 
not modified to conform, the Act authorizes the Commission, by majority vote, to waive strict compliance 
with the Plan upon finding that such waiver is necessary to alleviate a demonstrated hardship.  
Standards that do not apply to the Project are noted in the review. This review identifies where conformance 
is deferred to other agencies that regulate uses and activities to protect public health, water and natural 
resources. The Applicant must adhere to applicable regulations and permit requirements of other agencies.  
  
The following sections evaluate the potential impacts of the Project based on the complete information 
submitted by the Applicant and conformity with the Plan’s Standards. Conformance requires that any and 
all applicable approvals and permits will be obtained by the Applicant.   
  
A. Water Resources  
  
The Plan’s Standards related to water resources are identified below. Also included is a discussion of the 
Project's potential impacts to water resources, mitigating measures and conformance.  
  
1. Sanitary waste, nitrate-nitrogen and other chemicals of concern   
  

a. Standard 5.3.3.1.1 Suffolk County Sanitary Code Article 6 compliance  
  
The Project must continue to conform with Article 6. It is expected that the Applicant will satisfy the 
procedural requirements of the SCDHS. Conformance of the Project with this standard is conditioned 
on the Applicant obtaining SCDHS approval of Article 6 compliance.   
  
b. Standard 5.3.3.1.2 Sewage treatment plant discharge – An existing sewage treatment plant 
accommodates sanitary wastewater. No additional flow is proposed. This standard is not applicable 
since no change will occur that affects conformance.   
  
c. Standard 5.3.3.1.3 Suffolk County Sanitary Code Articles 7 and 12 compliance  
  
The Project must satisfy the requirements of the Suffolk County Sanitary Code as per this 
standard. Conformance of the Project with this standard is conditioned on the Applicant satisfying 
SCDHS compliance with the Sanitary Code.   
  
d. Standard 5.3.3.1.4 Commercial and industrial compliance with Suffolk County Sanitary 
Code   
  
The Project must satisfy the requirements of the Suffolk County Sanitary Code as per this 
standard. Conformance of the Project with this standard is conditioned on the Applicant satisfying 
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SCDHS compliance with the Sanitary Code.   
  
2. Wellhead and groundwater protection   
  

a. Standard 5.3.3.3.1 Significant discharges and public supply well locations  
  
No significant discharges are proposed in groundwater contributing areas of existing public water 
supply well field locations. The Project conforms with Standard 5.3.3.3.1.  

  
3. Wetlands and surface waters    
  
The Project Site is not within the jurisdictional limits of freshwater or tidal wetland regulations; therefore, this 
section is not applicable.  
  

a. Standard 5.3.3.4.1 Nondisturbance buffers – Not applicable  
  
b. Standard 5.3.3.4.2 Buffer delineations, covenants, and conservation easements – Not 
applicable  
  
c. Standard 5.3.3.4.3 Wild, Scenic and Recreational Rivers Act compliance – Not applicable  

  
4. Stormwater runoff   
  

a. Standard 5.3.3.5.1 Stormwater recharge  
  
Stormwater runoff must be retained on the Project Site based on stringent retention and design 
standards. The Project’s drainage system is subject to the review and approval of the Town engineer 
and planning staff. The drainage system will be upgraded. Stormwater recharge will be improved 
through upgrades to the drainage system. The project involves ground disturbance of 1.67 acres 
and is subject to the State Pollutant Discharge Elimination System (SPDES) General Permit 
for construction activity requirements. The Project conforms with Standard 5.3.3.5.1.  
  
b. Standard 5.3.3.5.2 Natural recharge and drainage   
  
The Project includes regrading and alteration of the drainage system including construction of a 
2,660-square-foot rain garden and 2,338 square feet of “new seeded area and dogwood trees and 
foundation plantings.” This aids in improving natural recharge on-site, demonstrating conformance 
with Standard 5.3.3.5.2.  

  
c. Standard 5.3.3.5.3 Ponds – The Project does not include ponds; therefore, this standard is not 
applicable.  
  
d. Standard 5.3.3.5.4 Natural topography in lieu of recharge basins – The Project does not 
include excavated recharge basins; therefore, this standard is not applicable.  
  
e. Standard 5.3.3.5.5 Soil erosion and stormwater runoff control during construction - The 
Project involves ground disturbance of 1.67 acres and is subject to the requirements of a 
Stormwater Pollution Prevention Plan and SPDES General Permit for stormwater discharges from 
construction activity. The Applicant will apply for and obtain the required permits prior to site 
disturbance to conform with this standard.   
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B. Land Use and Ecology  
  
The Plan’s standards related to natural vegetation and plant habitat are identified below. Also included is a 
discussion of the Project's potential impacts to natural vegetation and plant habitat, mitigating measures and 
conformance.  
  
1. Natural Vegetation and Plant Habitat   
  

a. Standard 5.3.3.6.1 Vegetation clearance limits  
  
The maximum clearing limit is 60% (2.64 acres) of the Project Site. The clearing limit is based on the 
non-residential zoning category in Figure 5-1 of the Plan.   
  
The Project is designed to clear the limited area of existing natural vegetation including native trees 
on the perimeter, leaving only landscaped areas to contain trees and other vegetation. One exception 
is the large existing oak tree that will remain in place on the southwest corner of the Project Site, 
where Oakcrest and Church intersect. Therefore, the Applicant is seeking relief from conformance 
with this standard or a waiver of the maximum limit of 60%.  
  
The building and parking lot expansions will increase footprint and impervious. The site does not 
contain non-contiguous parcels, split zoning, residential overlay districts, areas of environmental 
restoration pursuant to ECL §57-0107(13)(c) and is not split between the Core Preservation Area and 
CGA. Therefore, Standards 5.3.3.6.1.1, 5.3.3.6.1.2, 5.3.3.6.1.3, 5.3.3.6.1.4, and 5.3.3.6.1.6 do not 
apply. Standard 5.3.3.6.1.5 includes the filing of the CGA Hardship Waiver Application which was 
received June 4, 2026.   

  
b. Standard 5.3.3.6.2 Open space standard requirement, unfragmented open space and habitat   
  
The minimum open space requirement is 40% (1.76 acres) of the Project Site. The minimum is based 
on the non-residential zoning category in Figure 5-1 of the Plan.  
  
The Project Site was developed to its current extent approximately 54 years ago. No areas of natural 
open space are present and none are available on the Project Site to set aside to conform with this 
standard. The Project utilizes the existing cleared areas for development to expand and upgrade 
facilities.  
  
With an extremely limited amount of existing natural vegetation on the Project Site, no open space is 
present either. Therefore, the Applicant is seeking relief from the minimum open space requirement 
of 40%.  No mitigation is proposed. The Landscape Plan last dated September 2, 2026 prepared 
by Nelson and Pope depicts landscaping including native plant species. Planting native species in 
landscaping does not constitute open space or restoration. Plantings in the Project will not be 
protected as open space in a covenant or easement.   
  
The rain garden is a constructed system, albeit a green infrastructure alternative stormwater collection 
and treatment system, that is designed for drainage and not intended to achieve conformance with the 
open space standard and it does not achieve the intent of this Standard. Although it includes the 
installation of native plants, it does not constitute open space or a restoration area. No area of open 
space on or off site that meets the intent of this standard is provided due to 1) extent of pre-existing 
development on the Project Site and 2) the fact that the Applicant does not own contiguous or non-
contiguous property that is offered to be set aside as natural open space. Therefoe, the Project requires 
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a waiver from the minimum 40% open space requirement.  
  
c. Standard 5.3.3.6.3 Fertilizer-dependent vegetation limit   
  
The maximum fertilizer-dependent vegetation limit is 15% (0.66 acres) of the Project Site. The 
Landscape Plan last dated September 2, 2026 depicts a reduction in fertilizer-dependent vegetation 
from 32% (1.4 acres or 61,500 square feet) to 22.1% (0.974 acres or 42,429.6 sf). The Project Site 
continues to exceed the limit and does not conform with Standard 5.3.3.6.3.  
  
d. Standard 5.3.3.6.4 Native Plantings   
  
The Landscape Plan depicts the use of native species of trees, shrubs and groundcovers to be 
planted in the parking lot for a rain garden to collect stormwater and in landscaping including the 
easternmost corners on the Project Site. Native plantings are included in parking lot islands, existing 
lawn areas and adjacent to the buildings. The Project conforms with Standard 5.3.3.6.4.  
  
e. Standard 5.3.3.6.5 Receiving entity and protection for open space areas  
  
Not applicable. Landscaping and stormwater drainage or rain gardens with planted areas do 
not constitute natural open space in this Project and therefore will not be protected.   

  
2. Species and Communities of Special Concern   
  

a. Standard 5.3.3.7.1 Special species and ecological communities  
  
The Project Site is within one mile of threatened nesting bald eagles and 2.5 miles from endangered 
Northern long-eared bats. The Applicant will seek any permits or approvals necessary from other 
agencies such as USFWS and NYSDEC for the Project and adhere to protection requirements for 
species and their habitats to conform with this Standard.  
  
b. Standard 5.3.3.7.2 Bird conservation and protection   
  
The Applicant will utilize bird friendly decals or other measures in the Project where feasible. The 
Project conforms with Standard 5.3.3.7.2.  

  
C. Other Resources   
  
The following Standards apply to projects not subject to local municipal review. Therefore, this section is not 
applicable.   
  

1. Dark sky compliance  
  

a. Standard 5.3.3.9.1 Light pollution prevention – The Project will utilize dark skies compliant fixtures 
as per town code regulations. The Project conforms with Standard 5.3.3.9.1.  

  
2. Scenic, historic and cultural resources  

  
b. Standard 5.3.3.11.1 Tall structures and scenic resources – Not applicable  
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VIII. The Commission Review of the Act’s Extraordinary Hardship Criteria and Findings   
  
The Commission has considered all materials submitted in connection with the Application including the 
transcript of the public hearing.  
  
The Commission finds the Applicant has established the existence of a hardship pursuant the criteria set forth 
in New York State Town Law §267-b.   
  
The site is zoned for a health care facility and it has been developed and used for this purpose since 1972, or 
54 years, and preceded the Act by 21 years. The Project seeks to construct or reconstruct areas to achieve 
essential improvements and upgrades that will help to provide the best possible nursing and 
rehabilitation services while remaining a competitive and viable health care facility. The Project activities that 
cause the hardship accommodate residents, patients, visitors and staff of the facility.   
  
The hardship is not just financial or a matter of inconvenience; it is a hardship to users of the facility. The 
upgrades seek to modernize the facility and are essential to resident and patient long-term physical and 
cognitive well-being, recovery and long-term sustainability. Adaptive reuse of the developed site can provide 
opportunity for a reasonable return to the Applicant.  
  
The Project is unique and does not apply to a substantial portion of the district or neighborhood. The site 
contains a pre-existing facility constructed prior to the Act and the Project will continue to allow the use of 
the facility that is integral to its patients and staff with updates to infrastructure to improve conditions for the 
community and the facility. To accommodate the Project the Applicant seeks to clear the limited amount 
of natural vegetation left on a developed site in a densely developed single-family residential 
neighborhood. Native plantings and infrastructure upgrades as well as meeting room space and parking 
additions will improve conditions on the Project Site and in the neighborhood.   
  
The Project will not negatively alter the essential character of the neighborhood; in fact, the Project is 
anticipated to improve the neighborhood character, site conditions and use. It will help to address neighbor 
and community concerns regarding on street parking, noise and public safety, while also 
accommodating changes needed to the facility itself.  
  
The Project reduces the extent of fertilizer-dependent vegetation, including lawn and ornamental plants and 
invasive species and replaces these with native species to reduce the extent to maintained vegetation and 
nitrogen loading. The Application explains that seed minxes will be applied to reduce fertilizer use, however 
the existing area of grass is where the onsite STP subsurface leaching system is located to support natural 
recharge. Extensive root systems could grow and adversely affect the subsurface leaching system and its 
maintenance therefore the lawn cover over the sanitary leaching field is necessary. Native landscaping will 
be installed, however it is not scaled to contribute at a meaningful scale to conform with the open space 
standard, therefore it will not be considered natural open space and it will not be protected in a covenant or 
easement.   
  
According to testimony in the public hearing, the community is concerned about parking on and around the 
Project Site. The Applicant seeks to alleviate these concerns through the Project improvements and 
upgrades.   
  
The Commission finds that the Project Site was significantly developed prior to the Act with buildings, 
parking lots and septic system installations. The pre-existing developed area coverages leave limited 
undeveloped area on the project site except on the perimeter. It determines that upgrades to reconfigure 
parking and allot more parking spaces to accommodate the use on the project site, a facility and use 
constructed prior to the Act, are necessary and improve environmental conditions including traffic circulation, 
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neighborhood character and quality of life in the community. The Project will not alter the essential character 
of the neighborhood. It continues to operate as a nursing care facility consistent with the existing use. Planting 
native vegetation where feasible in undeveloped sections of the project site will support and improve natural 
recharge, drainage conditions and aesthetic features. 
  
The Commission determines that the Applicant has demonstrated that the alleged hardship has not been self-
created because the Project Site was developed prior to the adoption of the Act and the Project including 
upgrades to the parking lot, stormwater and interior space for residents and visitors aim to meet current 
nursing industry standards for this type of facility, while not adding beds or wastewater in the use. 
Only necessary elements are proposed for the use to remain viable on the Project Site and to provide quality 
care for users of this facility.   
  
The Project is not inconsistent with the purposes and provisions of ECL §57-0123(3)(b) and would not result 
in substantial impairment of the resources of the Central Pine Barrens area. The Project supports 
the continued use of a previously cleared and developed property within the CGA while also providing 
improvements to accommodate the use on the Project Site. There is no increase in the number of beds or 
patient rooms; improvements to services, infrastructure and the community are necessary to remain in 
conformance with modern standards, needs and requirements for this type of land use.   
  
The Applicant explained that the Project is needed to accommodate and update conditions in existing nursing 
facilities. The Application explains:   
  

“The proposed Surge building addition and previously disturbed outdoor amenity space will be used 
by patients and residents as places to enjoy time with their family and friends. These types of spaces 
help to create a comfortable homestyle atmosphere that is essential to physical, mental, and emotional 
health and well-being. Such spaces help patients combat loneliness and isolation and provide 
opportunities to meet new people and create long lasting friendships, enabling human interaction and 
new social connections with other similarly situated individuals. Social interaction has been shown to 
reduce patient/resident anxiety, provide mental stimulation which may help slow the pace of 
cognitive decline and instill a more positive outlook on the future. In addition, such amenities provide 
a neutral space and change of scenery outside of patient rooms, where social engagement, passive 
physical activities, special events, games, and other group activities can occur. The proposed indoor 
and outdoor amenity spaces will not only improve the quality of life and overall experience of 
residents at these facilities but is essential to Surge and Quantum’s future success and long-term 
sustainability. This is because improvements to patient care, convenience, and patient health, helps 
these rehabilitation and nursing facilities to remain competitive with larger modern facilities, at a time 
when such services are in great demand as overall population increases and the Baby Boomer 
generation ages.”  
  

The Applicant explains that the nursing facility is currently in operation and economically viable, however, it 
is compromised and lacks sufficient parking. The Application states, “If the hardship is not granted the 
facility could be subject to a loss of revenue as a result of competition with other more optimized facilities, 
thus stressing the ability to continue in a manner that provides a reasonable return.” The site’s zoning for 
nursing home provides no other viable use, and land use conforms with the zoning code.  
  
The Applicant maintains that the Project will not increase the capacity of uses on the Project Site such as 
beds, kitchens or other uses that generate septage. Although the Project does not conform with the Plan, the 
Commission determines that the inability to conform is based on the pre-existing development on the Project 
Site and requiring a site developed to this extent to conform with current Plan’s vegetation and open space 
limits would be unreasonable. The Commission determines that continuing to use a site that is developed is 
preferable to developing a wooded or “green” site and potentially granting a waiver to exceed standards on an 
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undisturbed site. The Application indicates the Applicant does not own other property contiguous or non-
contiguous that could be protected to achieve greater conformance with the Plan and requiring acquisition is 
not feasible or reasonable.  
  
The Applicant intends to develop a Project that will modernize and improve existing facilities to make them 
safer, healthier and more enjoyable as well as improve the quality of life on the Project Site and in the 
community. The Project aims to achieve a greater level of economic competitiveness and sustainability.   
  
The Applicant seeks to “maintain and improve facilities to remain competitive and provide a better workplace 
for staff, minimize impacts on neighbors and improve health and safety of the facility’s clientele. Relocating 
to another location after 54 years serving the community is not an option.”   
  
IX. Conclusion  
  
The Commission determines that the Project as depicted in the Site Plan package last dated September 2, 
2026 prepared by Nelson and Pope, complies with Standards outlined in the Plan, except for compliance 
with three Plan Standards: Standard 5.3.3.6.1, 5.3.3.6.2 and 5.3.3.6.3. The Commission finds that the 
Applicant has established that an extraordinary hardship exists and, therefore, grants an 
extraordinary hardship exemption for the reasons set forth above. The Commission issues a Negative 
Declaration for the Project pursuant to the SEQRA regulations.  
  
The Commission further imposes the following conditions on the Project:  
  
Other agency approvals and permit requirements  
  
The Project requires satisfaction with the requirements of other agencies including the Town of Brookhaven 
and Suffolk County Department of Health Services. The Applicant must seek and obtain other agency review 
and permit approvals, including but not limited to:  
   

1. NYSDEC Stormwater Pollution Prevention Plan  
2. Suffolk County Department of Health Services approval for Article 6  
3. Suffolk County Department of Health Services for Articles 7 and 12  
4. Town of Brookhaven site plan approval and any other approvals  

  
Conditions  
  

1. No disturbance on the Project Site unless and until all permits and approvals have been received.  
  

2. This decision grants three waivers of Plan Standards due to the pre-existing developed condition of 
the Project Site and continued use of the Project Site including:  

  
a. 5.3.3.6.1 Vegetation Clearance limit to a limit from 54% to zero.  
b. 5.3.3.6.2 Open Space to a limit from 40% to zero  
c. 5.3.3.6.3 Fertilizer-dependent vegetation limit to a maximum limit of 22.1%.  

  
3. Implement the Landscape Plan last dated September 2, 2026 prepared by Nelson and Pope. Notify the 

Commission office when landscaping is complete to perform an inspection with 30 days of 
completion.  

  
4. This hardship is valid only for the Project under review in this application. Any substantive changes 

require a new application including expansion of the project or substantial redesign is subject to 
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Commission review discretion.  
  

5. The Commission’s approval is valid for five (5) years from the Commission’s date of approval.   
  

6. Record a copy of this document including an 8.5”x11” black and white copy of the Site Plan in the 
Office of the Suffolk County Clerk and distribute to involved agencies.  

  
Motion to Approve: 49 and 63 Oakcrest Compatible Growth Area Hardship Waiver   
49 and 63 Oakcrest Avenue, Middle Island, Town of Brookhaven  
Project Site Suffolk County Tax Map Number 200-343-6-20.1  
  
MOTION BY:  
SECONDED:   
VOTE:  
YES:    
NO:   
ABSTAIN:   
ABSENT:  
  
DATE: September 16, 2026  
cc:   
NYSDEC Region 1 Permits  
Suffolk County Department of Health Services    
Town of Brookhaven Supervisor  
Town of Brookhaven Town Clerk  
Town of Brookhaven Planning Environment and Land Management  
Applicant   
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September 16, 2026 
 
Honorable Supervisor Maria Moore 
Southampton Town Board 
Town Hall 
116 Hampton Road 
Southampton, NY 11968 
 
 
RE: Lewis Road Planned Residential Development (PRD), East Quogue 

The Hills at Southampton Mixed Use Planned Development District 
 
 
Dear Supervisor Moore: 
 
On July 20, 2026, the Central Pine Barrens Commission received the Town of 
Southampton Local Law Amendment to Town Code Section 330-248W for the 
Hills at Southampton Mixed Use Planned Development District (HSMUPDD). A 
SEQRA Technical Memorandum dated June 5, 2026 prepared by Nelson Pope 
and Voorhis was provided to the Commission office on August 28. 
 
The Hills at Southampton, which is made subject to HSMUPDD through a 
stipulation of settlement between the Town and the entities controlling The Hills 
project.  The Hills project is located in the hamlet of East Quogue and contains 
land in the Compatible Growth Area, the Core Preservation Area and a Critical 
Resource Area of the Central Pine Barrens.  The Commission is not a party of the 
stipulation or the underlying action(s) it purports to resolve.  The Hills is subject 
to the Commission jurisdiction.    
 
The Commission on June 20, 2021 issued an Assertion of Jurisdiction application 
determination for the project which was amended by the Commission on 
December 7, 2022.  At the time, the project was known as the Lewis Road 
Planned Residential Development (Lewis Road PRD or Lewis Road). The 
SEQRA record for Lewis Road includes a Findings Statement issued by the 
Commission as an Involved Agency.  
 
The Hills seeks through the Stipulation to change golf course membership 
structure by increasing the number of members and opening it to the public and 
to create a public access parking lot to publicly owned lands on property The 
Hills group recently acquired. 
 
These changes are not substantive changes that would result in significant 
adverse impacts pursuant to the SEQRA regulations and to the Central Pine 
Barrens Comprehensive Land Use Plan (the Plan) requiring changes to the 
Commission’s Findings Statement.  The impacts anticipated from them conform 
to the impacts analyzed during the Commission SEQRA review.   

 
 
 
 
 
 
 

Ryan P. McGarry 
Chairman 

 
Jerome Halpin 

Member 
 

Maria Z. Moore 
Member 

 
Daniel J. Panico 

Member 
 

Edward P. Romaine 
Member 
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Notwithstanding, in order to ensure the Commission has an accurate record of the activities The 
Hills group proposes please supply to the Commission a copy of the “Spinney Road South map” 
identified in the Technical Memo. 
 
Additionally, the Memo refers to a parcel SCTM # 900-250-3-22 with a residence that was 
demolished in the CR 200 zoning district that was purchased to accommodate four parking 
spaces. Please correct the clearing limits and calculations for development activity on this parcel 
that reflect the Plan standard or the Town’s standard if stricter and to utilize existing cleared area 
before undertaking additional clearing of natural vegetation for the proposed use. These 
restrictions should be incorporated into a covenant and restriction filed with the Suffolk County 
clerk to memorialize what is permitted on the lot.   
 
Please feel free to contact me at 631-218-1192 if you have any questions. 
 
Thank you for your attention. 
 
Sincerely, 
 
 
Julie Hargrave 
Interim Executive Director 
 
 
cc: John Milazzo, Counsel 
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Prepared for: 
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70 Maxess Road  
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o: 631.427.5665 | cvoorhis@nelsonpope.com 
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Lewis Road PRD, E. Quogue, NY  
 
 

 

 

Introduction 
 
This Technical Memorandum analyzes the governmental discretionary actions (the 
“Discretionary Actions”) specified in a proposed Stipulation and Order dated June __, 2026 (the 
“Stipulation”) that would be undertaken to settle pending litigation by and between DLV Quogue, 
LLC, DLV Parlato Parcel 1, LLC, DLV Parlato Parcel 2, LLC, DLV Parlato Parcel 3, LLC, DLV Parlato 
Parcel 4, LLC, DLV Parlato Parcel 5, LLC, DLV Quogue Owner, LLC and The Hills Homeowners 
Association, Inc. (collectively, the “DLV Parties”), the Town of Southampton (the “Town”), the 
Town Board of the Town of Southampton (the “Town Board”), the Town Highway Department 
(the “Town Highway Department”), and Charles McArdle in his official capacity as the Town 
Highway Superintendent (the “Highway Superintendent”).  This Technical Memorandum 
analyzes those Discretionary Actions to ascertain if any individually or in combination would have 
the potential to generate any new significant adverse environmental impacts not previously 
analyzed.   
 
The following are the lawsuits that are the subject of the Stipulation (collectively, the 
“Litigations”): 
 
 1.  DLV Quogue, LLC v. The Town of Southampton, Suffolk County Index No. 606443/2018, 
the appeal of which has been docketed as Docket Nos. 2024-03859 and 2024-04842 in the 
Appellate Division, Second Department the “Zoning Litigation”); 
 
 2.   DLV Quogue, LLC v. The Town of Southampton, Suffolk County Index No. 608808/2025 
(the “Spinney Litigation”); and 
 
 3.  Town of Southampton v. DLV Quogue, LLC, Suffolk County Index No. 601426/2026 (the 
“Quiet Title Litigation”). 
 
The Zoning Litigation is DLV’s challenge to the failure of the Town Board to approve the Mixed 
Use Planned Development District rezoning (the “MUPDD Rezoning”) for DLV’s resort residential 
development and private commercial membership golf club, which project is known as “The 
Hills.”  Following commencement of the Zoning Litigation, DLV obtained subdivision approval for 
the entirety of its project except for the commercial private membership golf club, which project 
is known as the “Lewis Road Planned Residential Development” or “Lewis Road PRD.”  
 
The Spinney Litigation was commenced by DLV to adjudicate whether the Spinney right-of-way 
traversing DLV’s property (the “Project Site”) was abandoned by operation of law.  The Spinney 
Litigation was pled against the Town, and subsequently the Highway Superintendent joined the 
Spinney Litigation as an intervenor. 
 
The Quiet Title Litigation was commenced by the Highway Superintendent in the name of the 
Town claiming that a strip of land crossing the Project Site from the end of the publicly paved and 
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open portion of Serenity Place to Town-owned land at the eastern border of the Project Site was 
acquired by the Town by eminent domain and is Town property.   
 
The Stipulation identifies the various Discretionary Actions that would be undertaken to settle 
the Litigations.  To be conservative this Memorandum assumes that all the Discretionary Actions 
identified in the Stipulation would be undertaken.  This Technical Memorandum analyzes 
whether those Discretionary Actions, individually and collectively, would have the potential to 
generate any new significant adverse environmental impacts not previously identified in the 
environmental review of The Hills and the Lewis Road PRD and whether preparation of a 
supplemental environmental impact statement (“SEIS”) is required under the New York State 
Environmental Quality Review Act (“SEQRA”). 
 
Previously, in connection with the then-proposed MUPDD Rezoning for The Hills, the Town Board 
as lead agency under SEQRA, mandated preparation of an environmental impact statement (the 
“Hills EIS”).  The Hills EIS analyzed the following proposed development on the Project Site’s 591+ 
acres: 118 residential lots/units, a championship 18-hole golf course, a commercial private 
membership golf club (the “Commercial Golf Club”), various recreational amenities, and 
associated required infrastructure including a sewage treatment plant.  Including the owners of 
the residential lots/units, the Commercial Golf Club would have had a maximum total of 250 
members.  Following acceptance of the Hills final EIS (the “Hills FEIS”), the Town Board adopted 
a SEQRA findings statement (the “Hills Findings Statement”) in which the Town Board concluded 
that The Hills would not have the potential to generate any significant adverse environmental 
impacts. 
 
Following the failure of the MUPDD Rezoning to receive the required Town Board supermajority 
vote, and following the commencement of the Zoning Litigation, DLV sought and obtained 
subdivision and site plan approval from the Southampton Planning Board (the “Planning Board”) 
of all of The Hills proposed development with the exception of the Commercial Golf Club.  The 
non-commercial residential subdivision approved by the Planning Board is referred to as the 
Lewis Road Planned Residential Development (the “Lewis Road PRD”), which is on 607.87 acres.  
Prior to issuing subdivision and site plan approval of the Lewis Road PRD, the Planning Board 
concluded that, as a lesser included subset of the Hills, the Lewis Road PRD would not have the 
potential to generate any new significant adverse environmental impacts. 
 
Since the approval of the Lewis Road PRD, the golf course has been constructed as an amenity 
for the residential lot owners and their nonpaying guests, multiple residential lots have been sold, 
residences have been constructed or are under construction, and various other buildings and 
recreational amenities have been constructed or are under construction.  The sewage treatment 
plant has been completed.  Land donations and land preservation required as conditions of the 
Lewis Road PRD approvals have been completed. 
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Contemplated Discretionary Actions 
 

The following are the Discretionary Actions to implement the Stipulation: 
 
Enactment by the Town Board of a local law rezoning the Project Site to authorize the 
Commercial Golf Club (the “Rezoning”) 
The Rezoning would authorize a maximum total Commercial Golf Club membership, inclusive of 
residential lot/unit owners, of 295 members.  The Commercial Golf Club analyzed in the Hills FEIS 
had a maximum of 250 members and the Hills Findings Statement concluded that the 250-
member Commercial Golf Club would not have the potential to generate any significant adverse 
environmental impacts.  
 
Except for the increase in the maximum number of members of the Commercial Golf Club from 
250 to 295, the Commercial Golf Club would be identical to that which was analyzed in the Hills 
FEIS and addressed in the Hills Findings Statement.  The Rezoning would not authorize any new 
construction or alteration of any improvements included in the Lewis Road PRD.   
 
The Rezoning would require that the golf course be made available for four charitable golf outings 
annually, with at least one such charitable golf outing benefiting the East Quogue Fire District 
and at least one benefiting the East Quogue Union Free School District.  The hosting of these four 
charitable golf outings annually was analyzed in the Hills FEIS, and the Hills Findings Statement 
concluded that they would not have the potential to generate any significant adverse 
environmental impacts. 
 
Acceptance by the Town Board of the deed transferring the Parlato Property  
The Stipulation would require DLV to deed to the Town the 33±-acre “Parlato” property located 
south of the Long Island Railroad (“LIRR”) tracks about one mile to the east of the Project Site 
designated as SCTM# 0900-316.00-01.00-030.00 (the “Parlato Property”).  The Parlato Property 
is improved with a dwelling with an office and a farmstand and is located in close proximity to 
wetlands and the headwaters of Weesuck Creek.  This dedication was previously offered as a 
community benefit in the original MUPDD Rezoning, was analyzed in the Hills FEIS, and was found 
in the Hills Finding Statement to not have the potential to generate any significant adverse 
environmental impacts.  The deed of the Parlato Property, with or without the retention of the 
improved portion by DLV, would not cause any physical alteration to the Project Site or any of 
the elements of the Lewis Road PRD. 
 
Acceptance by the Town Board of the Pedestrian Easement; acceptance by the Town Board of 
the Parking Easement; the formal abandonment and discontinuance of the Spinney North 
Segment as a highway pursuant to Section 205[1] of the New York State Highway Law; the 
adoption of the Spinney Local Law restricting use of the Spinney South Segment; and the 
removal of the existing crash gate at the intersection of Spinney Road and Redan Trail and the 
installation of Reciprocal Gates 
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The Stipulation would require DLV to grant to the Town, in  perpetuity, a permanent 15-foot-
wide easement (the “Pedestrian Easement”) that would include a 10-foot wide walking/bicycling 
path to allow the public and emergency vehicles to access and use the northern segment of the 
Spinney right-of-way that is owned in fee by the DLV Parties, which is described in more particular 
detail as “Parcel M” in the bargain and sale deed, dated March 26, 2013, which was recorded in 
the Suffolk County Clerk’s Office on April 9, 2013, wherein East Quogue Partners, LLC conveyed 
real property within the Town to DLV Quogue Owner, LLC (the “Spinney North Segment”). The 
Pedestrian Easement includes a Connector Segment, in which the DLV Parties shall grant the 
Town, in perpetuity, a permanent 15-foot-wide easement that would include a 10-foot wide 
walking/bicycling path to allow the public and emergency vehicles to access and utilize Town-
owned property as identified as current Suffolk County Tax Map Lot Number 0900-250.00-04.00-
001.000.  The DLV Parties are to maintain the Pedestrian Easement in a condition appropriate to 
the uses permitted by the Pedestrian Easement.  There is no requirement that any portion of the 
Spinney North Segment or the Connector Segment be paved.   
 
The Stipulation provides that the grant of the Pedestrian Easement would be effective only upon 
the Town’s formal abandonment and discontinuance of the entirety of the Spinney North 
Segment as a highway pursuant to section 205[1] of the New York State Highway Law.   
 
The Stipulation would require the DLV Parties to grant the Town an easement, in perpetuity, to 
allow the public to use, from dawn to dusk, four (4) designated parking spaces on a portion of 
the land owned by an affiliate of the DLV Parties with the street address 67 Spinney Road and 
identified as Suffolk County Tax Map Lot Number 0900-250.00-03.00-022.000 (the “Parking 
Easement”).  The purpose of the Parking Easement is to provide the public with parking so that 
the public can easily access the Pedestrian Easement via the Spinney South Segment.  There is no 
requirement that the parking area or driveway in connection with the Parking Easement be 
paved.   
 
The Stipulation also provides that the Town Board would adopt a local law (the “Spinney Local 
Law”) pursuant to section 1660(a)(12) of the New York State Vehicle and Traffic Law, prohibiting, 
restricting and regulating the operation of vehicles along the Spinney South Segment, which is 
located between the southerly end of the Spinney North Segment and the northerly side of Redan 
Trail.  The Spinney Local Law would allow the public to have full access and use of the Spinney 
South Segment for hiking, dog-walking, bicycling (not including motor or electric bikes) and 
walking, but will restrict vehicular traffic – including golf carts and motorized landscaping 
equipment – from accessing the Spinney South Segment.  The Spinney Local Law would limit 
vehicular access to out-parcel owners where the property abuts Spinney Road, emergency 
vehicles, and Town Highway Department vehicles.  The Spinney South Segment would not be 
paved and would be maintained in a manner suitable for its use as a hiking/bicycling trail and for 
emergency vehicle access without the unnecessary removal of trees. 
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The Stipulation calls for removal of the existing crash gate at the intersection of Spinney Road 
and Redan Trail, and the installation of a reciprocal gate system on the north side of Redan Trail 
where it intersects with the Spinney South Segment, and on the south side of Redan Trail where 
it intersects with Spinney Road.  The purpose of the reciprocal gates system is to ensure that the 
DLV Parties and the public have the same access to the Spinney South Segment.  The reciprocal 
gate system is to be designed to ensure that vehicular traffic is restricted while at the same time 
allowing for pedestrians, hikers, bikers, emergency vehicle access, and vehicular access to any 
out-parcel owners.   
 
Based on the foregoing provisions of the Stipulation, the following are the contemplated 
Discretionary Actions: (1) the adoption of resolutions by the Town Board accepting the 
Pedestrian and Parking Easements; (2) the actions required to formally abandon and discontinue 
the entirety of the Spinney North Segment as a highway; (3) the adoption by the Town Board of 
the Spinney Local Law; and (4) the actions required to authorize removal of the existing crash 
gate and the installation of the reciprocal gate system. 
 
Adoption of Town Board resolutions authorizing issuance of the QT Parcel Deeds and the 
Outparcel Deed 
The Stipulation calls for the land that is the subject of the Quiet Title Litigation (the “QT Parcel”) 
to be deeded to the DLV Parties (the “QT Parcel Deeds”).  The Stipulation also calls for the Town 
to convey its interest in an outparcel numbered 900-250-3-15.1 that adjoins the Spinney South 
Segment (the “Outparcel Deed”) to the DLV Parties.  The Stipulation provides that the purchase 
price to be paid is for the conveyance of the QT Parcel Deeds and the Outparcel Deed. 
 

Prior Environmental Review  
 
As noted above, all the potential environmental impacts of The Hills were analyzed in the Hills 
FEIS and culminated in the Town Board’s adoption of the Hills Findings Statement on November 
27, 2017.  The Hills Findings Statement outlined the review process and conformance with SEQRA 
and provided technical information on each resource category as analyzed in the Hills EIS. The 
Findings Statement concluded that The Hills would not have the potential to generate any 
unmitigated significant adverse environmental impacts.  This included the Commercial Golf Club 
with a maximum of 250 total members. 
 
In connection with the subsequently proposed Lewis Road PRD, Nelson, Pope & Voorhis, LLC 
(“NPV”), on behalf of DLV, submitted a SEQRA Compliance Analysis to the Planning Board, dated 
December 2018, which demonstrated that the Lewis Road PRD was a lesser included version of 
The Hills and that, therefore, the Lewis Road PRD would not have the potential to generate any 
new significant adverse environmental impacts not previously analyzed in the Hills EIS.  
Accordingly, the Planning Board, as an involved agency, determined that the Lewis Road PRD did 
not require the preparation of a SEIS.  
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Thereafter, the Planning Board on October 24, 2019, adopted resolutions issuing its own SEQRA 
Findings Statement confirming no significant adverse environmental impacts and granting 
preliminary approval for the Lewis Road PRD subject to certain conditions including the 
requirement that other agency approvals be obtained from the Central Pine Barrens Joint 
Planning & Policy Commission (“CPBC”), the Suffolk County Department of Health Services 
(“SCDHS”) and New York State Department of Environmental Conservation (“NYSDEC”).  
Thereafter, the Lewis Road PRD was reviewed by the CPBC, which after several public hearings 
recommended modifications to the Project, including the relocation of some of the residential 
lots from an area of steeper slopes and relocation of the STP to the southwesterly portion of the 
Property.  On January 20, 2021, the CPBC, as an Involved Agency, adopted its own SEQRA Findings 
Statement concluding that the Lewis Road PRD would not have the potential to generate any 
significant adverse environmental impacts and thereupon approved the Lewis Road PRD. 

 
On February 8, 2021, the Suffolk County Sewer Agency (“SCSA”) granted its approval of the use 
of a privately owned STP for the Project.  On May 11, 2022, the SCDHS approved the Lewis Road 
PRD. 
 
The final Lewis Road PRD application with the aforementioned modifications was analyzed in an 
updated SEQRA Compliance Analysis, dated December 2021.  Among the proposed changes were 
an increase in preserved open space, and relocation of golf holes southward to avoid steep slopes 
and expand contiguous open space.  The SEQRA Compliance Analysis confirmed that the 
proposed changes would not have the potential to generate any new significant adverse 
environmental impacts not previously analyzed in the Hills EIS.  Following this determination of 
non-significance, the Lewis Road PRD final subdivision and site plan approvals were granted by 
the Planning Board on December 8, 2022.  Based upon certain changes made by the Planning 
Board, the Lewis Road PRD was reviewed again by the CPBC which issued its own statement of 
findings and decision of approval on December 7, 2022.  
 
Nelson + Pope (“N+P”) conducted a traffic assessment in March of 2025 to determine the 
potential traffic impacts associated with increasing the golf membership from 250 members to 
300 members for the Lewis Road/Hills project. To conduct this assessment, the trip generation 
analyses prepared for the 250 memberships in the original traffic impact study were reviewed.  
 
The following is a summary of the trip generation analyses conducted in the original traffic impact 
study: 

 The residential component comprised of 118 residential units that will be second, third 
and fourth homes used exclusively for vacations and “getaways” by the owners. The trip 
generation estimate for the residential portion was based on trip generation data for 
Recreation Homes contained within the Institute of Transportation Engineers’ 
publication, Trip Generation, Ninth Edition. The residential portion of the project was 
projected to generate 19 trips (13 entering, 6 existing) during the weekday AM peak hour, 
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31 trips (13 entering, 18 exiting) during the weekday PM peak hour and 42 trip (20 
entering, 22 exiting) during the Saturday midday peak hour.  

 The project also includes a private 18-hole golf course and clubhouse to be used as an on-
site recreational amenity for the on-site residents. In addition to the project’s residents, 
the golf course will provide approximately 132 additional memberships to golfers that 
chose to join but do not live in The Hills community making a total of 250 members.  Trip 
generation estimated for the golf course was based on anticipated maximum golf rounds 
as outlined below:   

o Membership to the Golf Club is open to owners of the 118 recreation homes and 
in addition to membership for 132 outside members. Each member has the ability 
to bring three (3) guests to an outing. Tee times are anticipated to occur from 7AM 
to 2PM, at 8 minute intervals. With 8 minute intervals, a maximum of 8 groups 
can tee off in an hour resulting in a total of 32 golfers per hour. Assuming these 
32 golfers arrived within the hour before their scheduled tee time in separate 
vehicles, a total of 32 vehicles could arrive at the golf course within the peak hour. 
Since no golf game is anticipated to end during the morning peak periods, little or 
no golf traffic is expected to leave the golf course during the morning peak 
periods. However, to perform conservative analyses it was assumed that 8 
vehicles will exit the golf course during the weekday morning peak period. 
Furthermore, to account for the possibility that some golfers may arrive earlier 
than one hour from their scheduled tee times, the peak hour trips were increased 
from 32 to 36. Based on these analyses, the golf course is anticipated to generate 
44 trips during the AM peak hour (36 entering, 8 exiting), 72 trips during the 
weekday PM peak hour (36 entering, 36 exiting) and 72 trips during the Saturday 
midday peak hour (36 entering, 36 exiting).  

o Based on golf course data found under Land Use Code 430-Golf Course within the 
Institute of Transportation Engineers’ publication, Trip Generation, Ninth Edition, 
it is estimated that an 18-hole golf course will 32 trips during the weekday AM 
peak hour (25 entering, 7 exiting), 52 trips during the weekday PM peak hour (28 
entering, 24 exiting) and 55 trips during the Saturday midday peak hour (27 
entering, 28 exiting). From the review of this trip generation analyses, it can be 
seen that the estimated trips from the maximum rounds are higher than the 
estimated trips from ITE for an 18-hole golf course.  

 In order to perform a conservative analysis, the trip generation estimate for the Golf 
Course portion of the project was based on trips estimated from the maximum golf 
rounds.  

The traffic analyses conducted at the study intersections during the weekday AM, weekday PM 
and Saturday midday peak hours were based on the trip generation estimates for the residential 
portion of the project and the maximum golf rounds articulated above.  The results of the traffic 
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analyses showed that the proposed project will not create a significant adverse traffic impact on 
the surrounding roadways and intersections.  

N+P concluded that the increase in the golf membership from 250 members to 300 members (an 
increase in 50 members) should not have any impact on the maximum number of golf rounds at 
the golf course hence will not changes the trip generation of the golf course estimated in the 
original traffic study. It should also be noted that the trip generation estimated was higher than 
the ITE trip generation estimate for an 18-hole golf course. It is therefore the professional opinion 
of N+P that the increase in the golf membership will not change the results of the traffic analyses 
presented in the original traffic study. 
 

Traffic Operations Assessment – Outside Golf Member Access 

The Hills at Southampton was originally approved based on a private membership model in which 
the golf course and clubhouse amenities were intended for owners of the 118 residential units 
within the project and 132 outside golf club members. The environmental review and traffic 
analyses completed as part of the Draft Environmental Impact Statement (“DEIS”) and 
subsequent Findings Statement evaluated the traffic impacts associated with the proposed 
development program and concluded that the project would not result in any significant adverse 
traffic impacts, including on the surrounding roadway network or study area intersections. 
 
The approved traffic study prepared by Nelson + Pope dated August 2016 (DEIS Appendix H) 
conservatively estimated peak-hour trip generation at 63 trips during the weekday AM peak 
hour, 103 trips during the weekday PM peak hour, and 125 trips during the Saturday midday peak 
hour. These estimates included golf course traffic based on maximum anticipated golf rounds per 
hour rather than standard ITE golf course trip generation rates, thereby providing a conservative 
assessment of potential traffic impacts. 
 
The DEIS traffic analysis demonstrated that the study intersections would continue to operate at 
acceptable Levels of Service (LOS) following project completion. While a few movements 
experienced slight increases in delay, these changes were determined to be minor and not 
significant. For example, at the Quogue Riverhead Road/Lewis Road intersection, the westbound 
left-turn movement experienced delay increases of only approximately 3 to 4 seconds per 
vehicle, which the traffic study concluded did not constitute a significant traffic impact. Similarly, 
at the Old Country Road/Box Tree Road and Lewis Road intersection, increases in delay of 
approximately 4 seconds resulted in isolated LOS changes but were likewise determined to not 
generate  a significant adverse traffic impact.  The Town Board adopted a Findings Statement 
dated November 27, 2017 which confirmed that the proposed project would not generate any 
significant adverse traffic impacts. 
 
Subsequent traffic analysis performed by N+P in March 2025 evaluated an increase in golf club 
membership from 250 to 300 members and concluded that the increase would not affect the 
maximum number of golf rounds, would not change the trip generation assumptions used in the 
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original traffic study, and therefore would not alter the conclusions of the approved traffic 
analysis. The analysis specifically states that the original traffic study was based on a conservative 
assessment using maximum golf rounds and that the project would continue to operate without 
significant traffic impacts. 
 
Accordingly, even if, contrary to the assumption of the approved DEIS traffic analysis, outside golf 
members may occasionally travel to the project to access the clubhouse for ancillary activities 
such as dining, swimming, or other recreational uses, the resulting increase in vehicle trips would 
represent only a modest increase over the traffic volumes already analyzed. Even a conservative 
increase of approximately 10 to 15 percent of trips attributable to these ancillary uses would 
result in traffic volumes that would remain within the range of the conservative assumptions 
used in the approved traffic study. Given that the original analyses demonstrated only minor 
changes in delay and Level of Service at the study intersections, such an incremental increase 
would not materially alter intersection operations or change the overall findings of the approved 
traffic study. 
 

Environmental Analysis of the Discretionary Actions 
 
This Technical Memorandum is prepared in accordance with SEQRA requirements to evaluate 
whether the Discretionary Actions would have the potential to generate any new significant 
adverse environmental impacts not previously analyzed in the Hills EIS or the environmental 
review of the Lewis Road PRD and, on that basis, whether a SEIS is required before the 
Discretionary Actions can be undertaken.  This Technical Memorandum has been prepared for 
submission to the Town Board as lead agency under SEQRA, as well as any other involved agency 
(i.e., CPBC).  Essentially, this Technical Memorandum contains all the information needed by the 
Town Board and any involved agency to take a “hard look” at the Discretionary Actions and make 
a reasoned elaboration of their potential to generate any new significant adverse environmental 
impacts. 
 
A.  Adoption of the Rezoning.   
As noted previously, the Hills FEIS and Hills Findings Statement determined that the Commercial 
Golf Club would not have the potential to generate any significant adverse environmental 
impacts with a maximum of 250 memberships. The adoption of the Rezoning would increase the 
maximum number of Commercial Golf Club memberships by 45 to 295.  Accordingly, this 
Technical Memorandum analyzes whether the increase of 45 memberships would have the 
potential to generate any new significant adverse environmental impacts. 
  
Initially, it is noted that adoption of the Rezoning and the additional memberships will not cause 
any physical alterations to the Project Site or any change to the facilities approved as part of the 
Lewis Road PRD.   
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The potential traffic impacts from 250 Commercial Golf Club memberships were analyzed in the 
Hills FEIS and in the environmental analysis of the Lewis Road PRD.  The Traffic Impact Study 
(“TIS”) that included this analysis dated August 2016 was prepared by N+P and included as 
Appendix H in the Town Board accepted NPV Draft EIS for the Hills (the “Hills DEIS”) dated 
September 2016.  Trip generation analysis was included at pages 27-30 of the TIS, and the traffic 
impact analysis of all trip generation was summarized from detailed highway capacity analysis 
using recognized industry standards for analysis, at pages 40-42 (and appendices) of the TIS.  As 
noted, the TIS was reviewed by Town experts prior to acceptance of the Hills DEIS and was subject 
to the full SEQRA EIS environmental review process as part of the Hills EIS review. 
 
These analyses evaluated the potential for significant adverse traffic impacts associated with the 
Commercial Golf Club by estimating the maximum number of golf rounds that could be played 
daily as a function of the maximum number of tee times that could be accommodated daily.  
Thus, the methodology to evaluate potential traffic impacts accepted in the Hills EIS and applied 
in the environmental review of the Lewis Road PRD was to correlate the number of tee times as 
the factor controlling the number of Commercial Golf Club members golfing and therefore, the 
vehicle trips generated and the potential for traffic impacts.  A factor that reduces trip generation 
estimates and therefore traffic impacts is that those Commercial Golf Club members who are 
also residential lot owners would not contribute to the anticipated vehicle trips generated for 
the golf course and associated traffic impacts.   
 
With these assumptions, it was possible to estimate the number of players that would be 
expected from the Commercial Golf Club members who are not residential lot owners.  Thus, the 
traffic analyses in the Hills EIS and for the Lewis Road PRD analyzed the greatest number of 
Commercial Golf Club related trips expected and provided a conservative analysis of the potential 
traffic impacts of the Commercial Golf Club.  That analysis confirmed that the trips associated 
with nonresidential lot owner Commercial Golf Club members traveling to and from the Project 
Site would not, in conjunction with other Lewis Road PRD traffic, have the potential to generate 
any significant adverse traffic impacts.  
 
It is noted that there have not been any changes to the organization of golf play at the golf course 
which has since been developed on the Project Site.  Golf play is controlled by reservations with 
specific assignment of tee times, exactly as was analyzed in the Hills EIS and the accompanying 
Traffic Impact Study.  Thus, even with an increase in the maximum number of Commercial Golf 
Club members, there would not be a significant adverse impact on traffic or road operations in 
the vicinity of the Project Site. This is because golf play is scheduled and reserved ahead of time, 
and there are a limited number of reservations that can be made based on tee times that can be 
accommodated on a daily basis.  
 
The increase of 45 Commercial Golf Club memberships would not have the potential to generate 
any new significant adverse traffic impacts because the number of vehicle trips to and from the 
golf club depends on the availability of tee times and therefore would not change.  While it is 
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possible that some tee times that are not as popular might have additional golfers, because the 
overall number of tee times per hour is set and the maximum golf course usage does not produce 
any significant adverse traffic impacts, there is no basis to conclude that the increase in 45 
memberships would have the potential to generate any new significant adverse traffic impacts. 
 
There would be no incentive for the Non-Lot Owner Members to travel to the site if they were 
not assured of a tee time at which to play.  DLV confirms that golf play is the reason that Non-Lot 
Owner Members travel to the site; specifically, while there are other amenities available to such 
members, golf play is the attraction that dictates travel to the site.  Thus, the increase in Non-Lot 
Owner Members or total golf club memberships would not generate any significant additional 
traffic because there would be no additional tee times at which golfers could play.  As noted 
above, even if, contrary to the assumption of the approved DEIS traffic analysis, outside golf 
members may occasionally travel to the project to access the clubhouse for ancillary activities 
such as dining, swimming, or other recreational uses, the resulting increase in vehicle trips would 
represent only a modest increase over the traffic volumes already analyzed and would not 
change the conclusion that the project will not result in significant adverse traffic impacts. 
 
Included in the Rezoning would be a requirement that four charitable golf outings would be 
hosted at the Commercial Membership Golf Club annually, with at least one golf outing to benefit 
the East Quogue Fire District and at least one golf outing to benefit the East Quogue Union Free 
School District.  The hosting of charitable golf outings was previously analyzed in the Hills FEIS 
and the Hills Findings Statement concluded that such outings would not generate any significant 
adverse environmental impacts.  That conclusion was reached with respect to hosting five (5) 
charitable golf outings, plus one public golf outing, totaling six (6) such events.  The N+P Traffic 
Impact Study dated August 2016 was included as Appendix H in the Hills DEIS and analyzed the 
six (6) golf outings as part of the trip generation and capacity analysis of The Hills and did not 
identify any significant adverse environmental impacts.  Specifically, it was determined that 
charitable golf outings would not occur during peak hour traffic on area roads.  That would still 
be true.  Finally, significant adverse traffic-related impacts would not be generated by charitable 
events because: 1) a larger number of such outings was analyzed in the Hills DEIS; 2) the outings 
are intermittent and finite in number and would only occur four (4) times during the year; 3) the 
outings would attract only a limited number of golfers; 4) on-site parking will be available for the 
limited number of private automobiles brought by the golfers; 5) outing-related traffic would be 
limited to daylight hours; and, 6) the local roadways would maintain their capacity to 
accommodate the traffic generated by the charitable outing golfers.  
 
B. Acceptance of Donation of the Parlato Property.   
As noted, the Parlato Property is zoned residential and improved with a dwelling with an office 
and a farmstand.  The Parlato Property is predominately wooded and contains wetlands 
associated with the headwaters of Weesuck Creek.  This donation was previously included as a 
community benefit associated with the original proposed MUPDD rezoning and its potential 
environmental impacts were analyzed in the Hills FEIS.  The Hills Findings Statement concluded 
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that the acceptance of the donation of the Parlato Property would not have the potential to 
generate any significant adverse environmental impacts.  This conclusion was reached regardless 
of whether DLV would or would not retain the improved portion.  The acceptance of the donation 
of the Parlato Property would not cause any physical alteration to the Project Site or any element 
of the Lewis Road PRD.  As previously discussed in the Hills EIS, and the Hills Findings Statement, 
the dedication of the Parlato Property for park, recreation, open space and other public purposes 
will preserve land, reduce water resource impacts and reduce development potential in close 
proximity to wetlands and the headwaters of Weesuck Creek.  In addition, as also noted in the 
Hills Findings Statement, the acceptance of the donation and the preservation of the Parlato 
Property would reduce density in the East Quogue Hamlet by at least 32 homes and reduce 
nitrogen loading by a corresponding amount.  For these reasons, acceptance of donation of the 
Parlato Property would not have the potential to generate any significant adverse environmental 
impacts, and conversely, said donation would result in environmental benefits as outlined herein. 
 
C.  Acceptance by the Town Board of the Pedestrian Easement; acceptance by the Town Board 
of the Parking Easement; the formal abandonment and discontinuance of the Spinney North 
Segment as a highway pursuant to Section 205[1] of the New York State Highway Law; the 
adoption of the Spinney Local Law restricting use of the Spinney South Segment; and the 
removal of the existing crash gate at the intersection of Spinney Road and Redan Trail and the 
installation of Reciprocal Gates.   
The formal abandonment and discontinuance of the Spinney North Segment as a highway, and 
the acceptance of the Pedestrian Easement by the Town Board would not have the potential to 
cause any significant adverse environmental impacts. Use of the Spinney North Segment for 
hiking, dog walking, and non-motorized bicycling are the types of recreational uses encouraged 
in the Town of Southampton as the Town publishes trail maps and routinely secures access to 
public and private lands for such activity. Similarly, the Central Pine Barrens Comprehensive Land 
Use Plan contemplates open space for uses associated with low-intensity recreational activities. 
Such activities do not overburden the land due to their passive nature.  No significant adverse 
environmental impacts would be generated by these uses, as well as the creation of an 
interconnection to trails on Town lands because: 1) no significant removal of vegetation would 
be required nor would occur; 2) the Spinney North Segment already exists as a trail; 3) public 
access would be enabled by the establishment of a small parking area and the grant and 
acceptance of the Parking Easement (discussed below); and 4) passive recreational use is 
encouraged for environmental awareness and appreciation. 
 
As noted, the Stipulation calls for DLV to grant and the Town Board to accept, the Parking 
Easement which would provide four (4) parking spaces on land under DLV’s control at the 
northerly end of paved Spinney Road for dawn-to-dusk parking.  The Parking Easement would be 
located on land that was the site of a single-family home at the time of preparation of the Hills 
DEIS.  Since that time, DLV purchased the lot and the single-family home no longer exists.  This 
acquisition reduced the density of development on the paved portion of Spinney Road by one (1) 
unit therefore reducing traffic and activity related to the single-family unit.  Now, in place of this 
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home, three regular spaces and one (1) space for handicapped drivers are planned and the 
footprint of the small unpaved parking area will remain primarily within the area of pre-existing 
clearing for the prior single-family home.  The very limited potential change in traffic from the 
previously existing single-family home to four parking spaces used only during daylight hours 
would not generate any significant additional vehicle trips and therefore no significant adverse 
traffic impacts. 
 
The address of this parking area is 67 Spinney Road (Suffolk County Tax Map Numbers 0900-250-
3-22), and is 0.78 acres (33,989 square feet, “SF”) in size.  It is located in the Town’s Aquifer 
Protection Overlay District (“APOD”), wherein clearing for development may not exceed 50 
percent. This means that, at most, clearing for these parking spaces may not exceed 16,995 SF.  
As an estimated 5,233 SF of this site are presently cleared, additional clearing for these parking 
spaces may not exceed 11,762 SF.  DLV would locate the parking spaces in those areas of this 
parcel that have previously been cleared to limit new clearing to 3,105 SF and thereby conform 
to APOD requirements.  Accordingly, the establishment and acceptance of the Parking Easement 
would not have the potential to generate any significant adverse impacts. 
 
The adoption of the Spinney Local Law restricting the use of the Spinney South Segment would 
not have the potential to generate any significant adverse impacts because the uses to be 
allowed are not significantly different than those that were analyzed in the Hills EIS and in the 
environmental review of the Lewis Road PRD.  In both, no significant adverse environmental 
impact was identified in connection with the use of the Spinney South Segment.  Enabling motor 
vehicle access to and from outparcels via the Spinney South Segment was part of both The Hills 
and the Lewis Road PRD and would be authorized in the Spinney Local Law.  Because there is no 
change in this regard, there is no possibility of any significant adverse environmental impact.  The 
same is true of emergency vehicle access.  Both The Hills and the Lewis Road PRD authorized 
emergency vehicle access to the Project Site from Spinney Road through the crash gate.  That 
emergency vehicle access would be maintained, with the only modification being the use of two 
reciprocal gates, instead of single crash gate.  Since the emergency vehicle access itself would 
not be changed, there would be no possibility of a significant adverse environmental impact. 
 
Allowing hikers, dog walkers, and non-motorized cyclists to use the Spinney South Segment to 
connect from the Parking Easement area to the Spinney North Segment would not have the 
potential to generate any significant adverse environmental impacts for the same reasons as 
articulated above regarding the such use of the Spinney North Segment.  Similarly, the 
replacement of the crash gate with two reciprocal gates would not alter in any significant way 
the use of the Spinney South Segment.  Rather, such reciprocal gates would facilitate use of the 
Spinney South Segment for hiking, dog-walking, and non-motorized cycling during daylight hours 
which would be a benefit to the public. 
 
The use of the Spinney South and North Segments as a public walking and non-motorized cycling 
trail, as well as the substitution of the reciprocal gates for the crash gate, would not cause any 
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substantial physical alteration to the Project Site or the facilities approved under the Lewis Road 
PRD.  For all of the foregoing reasons, the acceptance of the Pedestrian Easement, the acceptance 
of the Parking Easement, the abandonment and discontinuance of the Spinney North Segment 
as a highway, the adoption of the Spinney Local Law, and the substitution of the reciprocal gates 
for the crash gate would not have the potential to generate any significant adverse 
environmental impacts.  
 
D. Adoption of Town Board resolutions authorizing issuance of the QT Parcel Deeds and the 
Outparcel Deed.  
As noted, the Stipulation calls for the Town Board to authorize conveyance to DLV of the QT 
Parcels and the Town’s interests in the Outparcel.  The purpose of these conveyances is to enable 
the status quo to be maintained.  These properties are within the Project Site’s golf course.  Their 
conveyance to DLV would not cause any change to the use or physical configuration of the Project 
Site.  Since the conveyances of title would be to maintain the status quo, there is no possible 
significant adverse environmental impact that would arise from such conveyances.  
 

Additional Actions Related to the Settlement – Trail Connections 
 
Through negotiations, the Town Board and DLV have established a basis to fulfill further 
advancement of passive recreational enjoyment for Town residents, through hiking trail access 
and linkages.  The Town envisions establishing a trailhead on Town/County property immediately 
south of The Hills Homeowner’s Association, Inc. land, east of Lewis Road and north of the LIRR. 
This trailhead would provide access to an “accessible” trail loop, which would facilitate trail 
extensions to the Spinney North Segment and other off-site existing and future trail locations 
including Paumonok Path.  
 
The basis for trail connections is established in The Hills EIS.  Specifically, comments on The Hills 
Draft EIS stated: “How will public access be provided for within the open space areas? Indicate on 
a map where public access may be provided within the open space, include any existing local and 
regional trail networks, and how the access will be maintained.” 
 
In response, The Hills FEIS stated the following (The Hills FEIS. Section 1.6.10, p 1-16): 
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The Updated PDD Landscape Concept Plan depicted a “trailhead” at the south end of the 
property in the vicinity of the project and Town/County land. 
 
The Town Board Findings Statement for The Hills dated November 27, 2017 included language 
that affirms the intent for additional coordination to create trail access and linkages so that Town 
residents can enjoy the recreational resource of the golf course.  Specifically, in Section 5, Land 
Use, Zoning and Comprehensive Plans, p. 11 of the Town Board Findings Statement references 
an “open space and trail system” to be dedicated to the Town.   
 
The Planning Board issued findings on the Lewis Road PRD subdivision/site plan in their Findings 
Statement dated October 28, 2019, at p. 23, which states: 
 

With respect to open space and public access, under existing conditions, the site is 
currently private property and provides no public access. The Applicant is proposing 
427.58 acres of preserved land, of which 188.831 would be offered to the Town for 
dedication as public open space, and is also proposing to implement a public access and 

 
1 The final resolution for the Lewis Road PRD shows 436 acres of preserved land, 203 acres dedicated to 
the Town as public open space, and 4 acres dedicated to the Suffolk County Water Authority for public 
water infrastructure support. 
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a public trails plan that may utilize portions of the Project site where there are existing 
trails and adjoining public lands. It is proposed by the Applicant that this trails plan be 
further advanced in coordination with the Town’s Trails Advisory Board. The Applicant 
will also coordinate with the Town on the maintenance of the public trail system on the 
project site. The Planning Board finds that providing public access and a trails system as 
part of this application is a necessary and important component of the project in terms of 
providing public benefits. 

 
Therefore, the establishment of a trailhead, an accessible trail loop, and trail connections on 
Town/County land south of land of The Hills development was contemplated in the SEQRA 
record, specifically the Town Board FEIS, Town Board Findings Statement and Planning Board 
Findings Statement.  Providing such recreational access was a critical finding associated with the 
Proposed Project that was found to be necessary to minimize adverse environmental impacts to 
the maximum extent practicable.  The Planning Board found that public access and a trails system 
was a “necessary and important component of the project in terms of providing public benefits.”  
The Town/County land south of The Hills includes cleared areas and existing trails within the 
parcel so that establishing a trailhead would require minimum disturbance for limited parking.  
Establishment of trails involves meandering through woods and aligning with existing paths/trails 
within Town lands such that any disturbance is minimized.  The accessible trail contemplates a 6-
foot wide path with a wheelchair friendly surface that would also involve minimal disturbance 
using existing open areas and flatter topography to allow access.  Trailheads are established 
throughout the Town and typically involve periodic use by Town residents to access passive 
recreational activity sites.  Vehicle activity would be sporadic and only during daytime hours, with 
expected low utilization that would not in any way burden local roadways.  Given the Town’s 
commitment to providing recreational access for trails and hiking opportunities, the benefit to 
Town residents and the importance of such access for educational and health benefits, no 
significant adverse environmental impacts are expected.  Further, working with the Town on trail 
connections is a benefit of the Proposed Project that advances Town land use goals and 
recreational opportunities.  As noted, the establishment of such trails was envisioned in The Hills 
FEIS and is recognized in both the Town Board and Planning Board Findings Statements.  In sum, 
no significant adverse environmental impacts are anticipated in connection with providing a 
trailhead, establishing an accessible trail loop, enhancing trails within the Town land and 
connecting to other existing or future trails within the area of the subject site. 
 

Conclusions 
 
For all of the reasons stated above, the Discretionary Actions called for in the Stipulation do not 
require the preparation of an SEIS because they would not have the potential to generate any 
significant adverse environmental impacts, including: 
 

 traffic; 
 land clearing; 
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 graded area; 
 soil disturbed; 
 soil to be removed from the Project Site; 
 potential habitat lost; 
 surface water bodies; 
 surface runoff flow or quality; 
 groundwater quality; 
 groundwater recharge quantity; 
 local roadway and/or intersection operations; 
 community character; 
 visual resources; 
 cultural resources; 
 land use; 
 zoning; and 
 land use plans. 
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Introduction 
 
This Technical Memorandum analyzes the governmental discretionary actions (the 
“Discretionary Actions”) specified in a proposed Stipulation and Order dated June __, 2026 (the 
“Stipulation”) that would be undertaken to settle pending litigation by and between DLV Quogue, 
LLC, DLV Parlato Parcel 1, LLC, DLV Parlato Parcel 2, LLC, DLV Parlato Parcel 3, LLC, DLV Parlato 
Parcel 4, LLC, DLV Parlato Parcel 5, LLC, DLV Quogue Owner, LLC and The Hills Homeowners 
Association, Inc. (collectively, the “DLV Parties”), the Town of Southampton (the “Town”), the 
Town Board of the Town of Southampton (the “Town Board”), the Town Highway Department 
(the “Town Highway Department”), and Charles McArdle in his official capacity as the Town 
Highway Superintendent (the “Highway Superintendent”).  This Technical Memorandum 
analyzes those Discretionary Actions to ascertain if any individually or in combination would have 
the potential to generate any new significant adverse environmental impacts not previously 
analyzed.   
 
The following are the lawsuits that are the subject of the Stipulation (collectively, the 
“Litigations”): 
 
 1.  DLV Quogue, LLC v. The Town of Southampton, Suffolk County Index No. 606443/2018, 
the appeal of which has been docketed as Docket Nos. 2024-03859 and 2024-04842 in the 
Appellate Division, Second Department the “Zoning Litigation”); 
 
 2.   DLV Quogue, LLC v. The Town of Southampton, Suffolk County Index No. 608808/2025 
(the “Spinney Litigation”); and 
 
 3.  Town of Southampton v. DLV Quogue, LLC, Suffolk County Index No. 601426/2026 (the 
“Quiet Title Litigation”). 
 
The Zoning Litigation is DLV’s challenge to the failure of the Town Board to approve the Mixed 
Use Planned Development District rezoning (the “MUPDD Rezoning”) for DLV’s resort residential 
development and private commercial membership golf club, which project is known as “The 
Hills.”  Following commencement of the Zoning Litigation, DLV obtained subdivision approval for 
the entirety of its project except for the commercial private membership golf club, which project 
is known as the “Lewis Road Planned Residential Development” or “Lewis Road PRD.”  
 
The Spinney Litigation was commenced by DLV to adjudicate whether the Spinney right-of-way 
traversing DLV’s property (the “Project Site”) was abandoned by operation of law.  The Spinney 
Litigation was pled against the Town, and subsequently the Highway Superintendent joined the 
Spinney Litigation as an intervenor. 
 
The Quiet Title Litigation was commenced by the Highway Superintendent in the name of the 
Town claiming that a strip of land crossing the Project Site from the end of the publicly paved and 
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open portion of Serenity Place to Town-owned land at the eastern border of the Project Site was 
acquired by the Town by eminent domain and is Town property.   
 
The Stipulation identifies the various Discretionary Actions that would be undertaken to settle 
the Litigations.  To be conservative this Memorandum assumes that all the Discretionary Actions 
identified in the Stipulation would be undertaken.  This Technical Memorandum analyzes 
whether those Discretionary Actions, individually and collectively, would have the potential to 
generate any new significant adverse environmental impacts not previously identified in the 
environmental review of The Hills and the Lewis Road PRD and whether preparation of a 
supplemental environmental impact statement (“SEIS”) is required under the New York State 
Environmental Quality Review Act (“SEQRA”). 
 
Previously, in connection with the then-proposed MUPDD Rezoning for The Hills, the Town Board 
as lead agency under SEQRA, mandated preparation of an environmental impact statement (the 
“Hills EIS”).  The Hills EIS analyzed the following proposed development on the Project Site’s 591+ 
acres: 118 residential lots/units, a championship 18-hole golf course, a commercial private 
membership golf club (the “Commercial Golf Club”), various recreational amenities, and 
associated required infrastructure including a sewage treatment plant.  Including the owners of 
the residential lots/units, the Commercial Golf Club would have had a maximum total of 250 
members.  Following acceptance of the Hills final EIS (the “Hills FEIS”), the Town Board adopted 
a SEQRA findings statement (the “Hills Findings Statement”) in which the Town Board concluded 
that The Hills would not have the potential to generate any significant adverse environmental 
impacts. 
 
Following the failure of the MUPDD Rezoning to receive the required Town Board supermajority 
vote, and following the commencement of the Zoning Litigation, DLV sought and obtained 
subdivision and site plan approval from the Southampton Planning Board (the “Planning Board”) 
of all of The Hills proposed development with the exception of the Commercial Golf Club.  The 
non-commercial residential subdivision approved by the Planning Board is referred to as the 
Lewis Road Planned Residential Development (the “Lewis Road PRD”), which is on 607.87 acres.  
Prior to issuing subdivision and site plan approval of the Lewis Road PRD, the Planning Board 
concluded that, as a lesser included subset of the Hills, the Lewis Road PRD would not have the 
potential to generate any new significant adverse environmental impacts. 
 
Since the approval of the Lewis Road PRD, the golf course has been constructed as an amenity 
for the residential lot owners and their nonpaying guests, multiple residential lots have been sold, 
residences have been constructed or are under construction, and various other buildings and 
recreational amenities have been constructed or are under construction.  The sewage treatment 
plant has been completed.  Land donations and land preservation required as conditions of the 
Lewis Road PRD approvals have been completed. 
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Contemplated Discretionary Actions 
 

The following are the Discretionary Actions to implement the Stipulation: 
 
Enactment by the Town Board of a local law rezoning the Project Site to authorize the 
Commercial Golf Club (the “Rezoning”) 
The Rezoning would authorize a maximum total Commercial Golf Club membership, inclusive of 
residential lot/unit owners, of 295 members.  The Commercial Golf Club analyzed in the Hills FEIS 
had a maximum of 250 members and the Hills Findings Statement concluded that the 250-
member Commercial Golf Club would not have the potential to generate any significant adverse 
environmental impacts.  
 
Except for the increase in the maximum number of members of the Commercial Golf Club from 
250 to 295, the Commercial Golf Club would be identical to that which was analyzed in the Hills 
FEIS and addressed in the Hills Findings Statement.  The Rezoning would not authorize any new 
construction or alteration of any improvements included in the Lewis Road PRD.   
 
The Rezoning would require that the golf course be made available for four charitable golf outings 
annually, with at least one such charitable golf outing benefiting the East Quogue Fire District 
and at least one benefiting the East Quogue Union Free School District.  The hosting of these four 
charitable golf outings annually was analyzed in the Hills FEIS, and the Hills Findings Statement 
concluded that they would not have the potential to generate any significant adverse 
environmental impacts. 
 
Acceptance by the Town Board of the deed transferring the Parlato Property  
The Stipulation would require DLV to deed to the Town the 33±-acre “Parlato” property located 
south of the Long Island Railroad (“LIRR”) tracks about one mile to the east of the Project Site 
designated as SCTM# 0900-316.00-01.00-030.00 (the “Parlato Property”).  The Parlato Property 
is improved with a dwelling with an office and a farmstand and is located in close proximity to 
wetlands and the headwaters of Weesuck Creek.  This dedication was previously offered as a 
community benefit in the original MUPDD Rezoning, was analyzed in the Hills FEIS, and was found 
in the Hills Finding Statement to not have the potential to generate any significant adverse 
environmental impacts.  The deed of the Parlato Property, with or without the retention of the 
improved portion by DLV, would not cause any physical alteration to the Project Site or any of 
the elements of the Lewis Road PRD. 
 
Acceptance by the Town Board of the Pedestrian Easement; acceptance by the Town Board of 
the Parking Easement; the formal abandonment and discontinuance of the Spinney North 
Segment as a highway pursuant to Section 205[1] of the New York State Highway Law; the 
adoption of the Spinney Local Law restricting use of the Spinney South Segment; and the 
removal of the existing crash gate at the intersection of Spinney Road and Redan Trail and the 
installation of Reciprocal Gates 
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The Stipulation would require DLV to grant to the Town, in  perpetuity, a permanent 15-foot-
wide easement (the “Pedestrian Easement”) that would include a 10-foot wide walking/bicycling 
path to allow the public and emergency vehicles to access and use the northern segment of the 
Spinney right-of-way that is owned in fee by the DLV Parties, which is described in more particular 
detail as “Parcel M” in the bargain and sale deed, dated March 26, 2013, which was recorded in 
the Suffolk County Clerk’s Office on April 9, 2013, wherein East Quogue Partners, LLC conveyed 
real property within the Town to DLV Quogue Owner, LLC (the “Spinney North Segment”). The 
Pedestrian Easement includes a Connector Segment, in which the DLV Parties shall grant the 
Town, in perpetuity, a permanent 15-foot-wide easement that would include a 10-foot wide 
walking/bicycling path to allow the public and emergency vehicles to access and utilize Town-
owned property as identified as current Suffolk County Tax Map Lot Number 0900-250.00-04.00-
001.000.  The DLV Parties are to maintain the Pedestrian Easement in a condition appropriate to 
the uses permitted by the Pedestrian Easement.  There is no requirement that any portion of the 
Spinney North Segment or the Connector Segment be paved.   
 
The Stipulation provides that the grant of the Pedestrian Easement would be effective only upon 
the Town’s formal abandonment and discontinuance of the entirety of the Spinney North 
Segment as a highway pursuant to section 205[1] of the New York State Highway Law.   
 
The Stipulation would require the DLV Parties to grant the Town an easement, in perpetuity, to 
allow the public to use, from dawn to dusk, four (4) designated parking spaces on a portion of 
the land owned by an affiliate of the DLV Parties with the street address 67 Spinney Road and 
identified as Suffolk County Tax Map Lot Number 0900-250.00-03.00-022.000 (the “Parking 
Easement”).  The purpose of the Parking Easement is to provide the public with parking so that 
the public can easily access the Pedestrian Easement via the Spinney South Segment.  There is no 
requirement that the parking area or driveway in connection with the Parking Easement be 
paved.   
 
The Stipulation also provides that the Town Board would adopt a local law (the “Spinney Local 
Law”) pursuant to section 1660(a)(12) of the New York State Vehicle and Traffic Law, prohibiting, 
restricting and regulating the operation of vehicles along the Spinney South Segment, which is 
located between the southerly end of the Spinney North Segment and the northerly side of Redan 
Trail.  The Spinney Local Law would allow the public to have full access and use of the Spinney 
South Segment for hiking, dog-walking, bicycling (not including motor or electric bikes) and 
walking, but will restrict vehicular traffic – including golf carts and motorized landscaping 
equipment – from accessing the Spinney South Segment.  The Spinney Local Law would limit 
vehicular access to out-parcel owners where the property abuts Spinney Road, emergency 
vehicles, and Town Highway Department vehicles.  The Spinney South Segment would not be 
paved and would be maintained in a manner suitable for its use as a hiking/bicycling trail and for 
emergency vehicle access without the unnecessary removal of trees. 
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The Stipulation calls for removal of the existing crash gate at the intersection of Spinney Road 
and Redan Trail, and the installation of a reciprocal gate system on the north side of Redan Trail 
where it intersects with the Spinney South Segment, and on the south side of Redan Trail where 
it intersects with Spinney Road.  The purpose of the reciprocal gates system is to ensure that the 
DLV Parties and the public have the same access to the Spinney South Segment.  The reciprocal 
gate system is to be designed to ensure that vehicular traffic is restricted while at the same time 
allowing for pedestrians, hikers, bikers, emergency vehicle access, and vehicular access to any 
out-parcel owners.   
 
Based on the foregoing provisions of the Stipulation, the following are the contemplated 
Discretionary Actions: (1) the adoption of resolutions by the Town Board accepting the 
Pedestrian and Parking Easements; (2) the actions required to formally abandon and discontinue 
the entirety of the Spinney North Segment as a highway; (3) the adoption by the Town Board of 
the Spinney Local Law; and (4) the actions required to authorize removal of the existing crash 
gate and the installation of the reciprocal gate system. 
 
Adoption of Town Board resolutions authorizing issuance of the QT Parcel Deeds and the 
Outparcel Deed 
The Stipulation calls for the land that is the subject of the Quiet Title Litigation (the “QT Parcel”) 
to be deeded to the DLV Parties (the “QT Parcel Deeds”).  The Stipulation also calls for the Town 
to convey its interest in an outparcel numbered 900-250-3-15.1 that adjoins the Spinney South 
Segment (the “Outparcel Deed”) to the DLV Parties.  The Stipulation provides that the purchase 
price to be paid is for the conveyance of the QT Parcel Deeds and the Outparcel Deed. 
 

Prior Environmental Review  
 
As noted above, all the potential environmental impacts of The Hills were analyzed in the Hills 
FEIS and culminated in the Town Board’s adoption of the Hills Findings Statement on November 
27, 2017.  The Hills Findings Statement outlined the review process and conformance with SEQRA 
and provided technical information on each resource category as analyzed in the Hills EIS. The 
Findings Statement concluded that The Hills would not have the potential to generate any 
unmitigated significant adverse environmental impacts.  This included the Commercial Golf Club 
with a maximum of 250 total members. 
 
In connection with the subsequently proposed Lewis Road PRD, Nelson, Pope & Voorhis, LLC 
(“NPV”), on behalf of DLV, submitted a SEQRA Compliance Analysis to the Planning Board, dated 
December 2018, which demonstrated that the Lewis Road PRD was a lesser included version of 
The Hills and that, therefore, the Lewis Road PRD would not have the potential to generate any 
new significant adverse environmental impacts not previously analyzed in the Hills EIS.  
Accordingly, the Planning Board, as an involved agency, determined that the Lewis Road PRD did 
not require the preparation of a SEIS.  
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Thereafter, the Planning Board on October 24, 2019, adopted resolutions issuing its own SEQRA 
Findings Statement confirming no significant adverse environmental impacts and granting 
preliminary approval for the Lewis Road PRD subject to certain conditions including the 
requirement that other agency approvals be obtained from the Central Pine Barrens Joint 
Planning & Policy Commission (“CPBC”), the Suffolk County Department of Health Services 
(“SCDHS”) and New York State Department of Environmental Conservation (“NYSDEC”).  
Thereafter, the Lewis Road PRD was reviewed by the CPBC, which after several public hearings 
recommended modifications to the Project, including the relocation of some of the residential 
lots from an area of steeper slopes and relocation of the STP to the southwesterly portion of the 
Property.  On January 20, 2021, the CPBC, as an Involved Agency, adopted its own SEQRA Findings 
Statement concluding that the Lewis Road PRD would not have the potential to generate any 
significant adverse environmental impacts and thereupon approved the Lewis Road PRD. 

 
On February 8, 2021, the Suffolk County Sewer Agency (“SCSA”) granted its approval of the use 
of a privately owned STP for the Project.  On May 11, 2022, the SCDHS approved the Lewis Road 
PRD. 
 
The final Lewis Road PRD application with the aforementioned modifications was analyzed in an 
updated SEQRA Compliance Analysis, dated December 2021.  Among the proposed changes were 
an increase in preserved open space, and relocation of golf holes southward to avoid steep slopes 
and expand contiguous open space.  The SEQRA Compliance Analysis confirmed that the 
proposed changes would not have the potential to generate any new significant adverse 
environmental impacts not previously analyzed in the Hills EIS.  Following this determination of 
non-significance, the Lewis Road PRD final subdivision and site plan approvals were granted by 
the Planning Board on December 8, 2022.  Based upon certain changes made by the Planning 
Board, the Lewis Road PRD was reviewed again by the CPBC which issued its own statement of 
findings and decision of approval on December 7, 2022.  
 
Nelson + Pope (“N+P”) conducted a traffic assessment in March of 2025 to determine the 
potential traffic impacts associated with increasing the golf membership from 250 members to 
300 members for the Lewis Road/Hills project. To conduct this assessment, the trip generation 
analyses prepared for the 250 memberships in the original traffic impact study were reviewed.  
 
The following is a summary of the trip generation analyses conducted in the original traffic impact 
study: 

 The residential component comprised of 118 residential units that will be second, third 
and fourth homes used exclusively for vacations and “getaways” by the owners. The trip 
generation estimate for the residential portion was based on trip generation data for 
Recreation Homes contained within the Institute of Transportation Engineers’ 
publication, Trip Generation, Ninth Edition. The residential portion of the project was 
projected to generate 19 trips (13 entering, 6 existing) during the weekday AM peak hour, 
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31 trips (13 entering, 18 exiting) during the weekday PM peak hour and 42 trip (20 
entering, 22 exiting) during the Saturday midday peak hour.  

 The project also includes a private 18-hole golf course and clubhouse to be used as an on-
site recreational amenity for the on-site residents. In addition to the project’s residents, 
the golf course will provide approximately 132 additional memberships to golfers that 
chose to join but do not live in The Hills community making a total of 250 members.  Trip 
generation estimated for the golf course was based on anticipated maximum golf rounds 
as outlined below:   

o Membership to the Golf Club is open to owners of the 118 recreation homes and 
in addition to membership for 132 outside members. Each member has the ability 
to bring three (3) guests to an outing. Tee times are anticipated to occur from 7AM 
to 2PM, at 8 minute intervals. With 8 minute intervals, a maximum of 8 groups 
can tee off in an hour resulting in a total of 32 golfers per hour. Assuming these 
32 golfers arrived within the hour before their scheduled tee time in separate 
vehicles, a total of 32 vehicles could arrive at the golf course within the peak hour. 
Since no golf game is anticipated to end during the morning peak periods, little or 
no golf traffic is expected to leave the golf course during the morning peak 
periods. However, to perform conservative analyses it was assumed that 8 
vehicles will exit the golf course during the weekday morning peak period. 
Furthermore, to account for the possibility that some golfers may arrive earlier 
than one hour from their scheduled tee times, the peak hour trips were increased 
from 32 to 36. Based on these analyses, the golf course is anticipated to generate 
44 trips during the AM peak hour (36 entering, 8 exiting), 72 trips during the 
weekday PM peak hour (36 entering, 36 exiting) and 72 trips during the Saturday 
midday peak hour (36 entering, 36 exiting).  

o Based on golf course data found under Land Use Code 430-Golf Course within the 
Institute of Transportation Engineers’ publication, Trip Generation, Ninth Edition, 
it is estimated that an 18-hole golf course will 32 trips during the weekday AM 
peak hour (25 entering, 7 exiting), 52 trips during the weekday PM peak hour (28 
entering, 24 exiting) and 55 trips during the Saturday midday peak hour (27 
entering, 28 exiting). From the review of this trip generation analyses, it can be 
seen that the estimated trips from the maximum rounds are higher than the 
estimated trips from ITE for an 18-hole golf course.  

 In order to perform a conservative analysis, the trip generation estimate for the Golf 
Course portion of the project was based on trips estimated from the maximum golf 
rounds.  

The traffic analyses conducted at the study intersections during the weekday AM, weekday PM 
and Saturday midday peak hours were based on the trip generation estimates for the residential 
portion of the project and the maximum golf rounds articulated above.  The results of the traffic 
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analyses showed that the proposed project will not create a significant adverse traffic impact on 
the surrounding roadways and intersections.  

N+P concluded that the increase in the golf membership from 250 members to 300 members (an 
increase in 50 members) should not have any impact on the maximum number of golf rounds at 
the golf course hence will not changes the trip generation of the golf course estimated in the 
original traffic study. It should also be noted that the trip generation estimated was higher than 
the ITE trip generation estimate for an 18-hole golf course. It is therefore the professional opinion 
of N+P that the increase in the golf membership will not change the results of the traffic analyses 
presented in the original traffic study. 
 

Traffic Operations Assessment – Outside Golf Member Access 

The Hills at Southampton was originally approved based on a private membership model in which 
the golf course and clubhouse amenities were intended for owners of the 118 residential units 
within the project and 132 outside golf club members. The environmental review and traffic 
analyses completed as part of the Draft Environmental Impact Statement (“DEIS”) and 
subsequent Findings Statement evaluated the traffic impacts associated with the proposed 
development program and concluded that the project would not result in any significant adverse 
traffic impacts, including on the surrounding roadway network or study area intersections. 
 
The approved traffic study prepared by Nelson + Pope dated August 2016 (DEIS Appendix H) 
conservatively estimated peak-hour trip generation at 63 trips during the weekday AM peak 
hour, 103 trips during the weekday PM peak hour, and 125 trips during the Saturday midday peak 
hour. These estimates included golf course traffic based on maximum anticipated golf rounds per 
hour rather than standard ITE golf course trip generation rates, thereby providing a conservative 
assessment of potential traffic impacts. 
 
The DEIS traffic analysis demonstrated that the study intersections would continue to operate at 
acceptable Levels of Service (LOS) following project completion. While a few movements 
experienced slight increases in delay, these changes were determined to be minor and not 
significant. For example, at the Quogue Riverhead Road/Lewis Road intersection, the westbound 
left-turn movement experienced delay increases of only approximately 3 to 4 seconds per 
vehicle, which the traffic study concluded did not constitute a significant traffic impact. Similarly, 
at the Old Country Road/Box Tree Road and Lewis Road intersection, increases in delay of 
approximately 4 seconds resulted in isolated LOS changes but were likewise determined to not 
generate  a significant adverse traffic impact.  The Town Board adopted a Findings Statement 
dated November 27, 2017 which confirmed that the proposed project would not generate any 
significant adverse traffic impacts. 
 
Subsequent traffic analysis performed by N+P in March 2025 evaluated an increase in golf club 
membership from 250 to 300 members and concluded that the increase would not affect the 
maximum number of golf rounds, would not change the trip generation assumptions used in the 
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original traffic study, and therefore would not alter the conclusions of the approved traffic 
analysis. The analysis specifically states that the original traffic study was based on a conservative 
assessment using maximum golf rounds and that the project would continue to operate without 
significant traffic impacts. 
 
Accordingly, even if, contrary to the assumption of the approved DEIS traffic analysis, outside golf 
members may occasionally travel to the project to access the clubhouse for ancillary activities 
such as dining, swimming, or other recreational uses, the resulting increase in vehicle trips would 
represent only a modest increase over the traffic volumes already analyzed. Even a conservative 
increase of approximately 10 to 15 percent of trips attributable to these ancillary uses would 
result in traffic volumes that would remain within the range of the conservative assumptions 
used in the approved traffic study. Given that the original analyses demonstrated only minor 
changes in delay and Level of Service at the study intersections, such an incremental increase 
would not materially alter intersection operations or change the overall findings of the approved 
traffic study. 
 

Environmental Analysis of the Discretionary Actions 
 
This Technical Memorandum is prepared in accordance with SEQRA requirements to evaluate 
whether the Discretionary Actions would have the potential to generate any new significant 
adverse environmental impacts not previously analyzed in the Hills EIS or the environmental 
review of the Lewis Road PRD and, on that basis, whether a SEIS is required before the 
Discretionary Actions can be undertaken.  This Technical Memorandum has been prepared for 
submission to the Town Board as lead agency under SEQRA, as well as any other involved agency 
(i.e., CPBC).  Essentially, this Technical Memorandum contains all the information needed by the 
Town Board and any involved agency to take a “hard look” at the Discretionary Actions and make 
a reasoned elaboration of their potential to generate any new significant adverse environmental 
impacts. 
 
A.  Adoption of the Rezoning.   
As noted previously, the Hills FEIS and Hills Findings Statement determined that the Commercial 
Golf Club would not have the potential to generate any significant adverse environmental 
impacts with a maximum of 250 memberships. The adoption of the Rezoning would increase the 
maximum number of Commercial Golf Club memberships by 45 to 295.  Accordingly, this 
Technical Memorandum analyzes whether the increase of 45 memberships would have the 
potential to generate any new significant adverse environmental impacts. 
  
Initially, it is noted that adoption of the Rezoning and the additional memberships will not cause 
any physical alterations to the Project Site or any change to the facilities approved as part of the 
Lewis Road PRD.   
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The potential traffic impacts from 250 Commercial Golf Club memberships were analyzed in the 
Hills FEIS and in the environmental analysis of the Lewis Road PRD.  The Traffic Impact Study 
(“TIS”) that included this analysis dated August 2016 was prepared by N+P and included as 
Appendix H in the Town Board accepted NPV Draft EIS for the Hills (the “Hills DEIS”) dated 
September 2016.  Trip generation analysis was included at pages 27-30 of the TIS, and the traffic 
impact analysis of all trip generation was summarized from detailed highway capacity analysis 
using recognized industry standards for analysis, at pages 40-42 (and appendices) of the TIS.  As 
noted, the TIS was reviewed by Town experts prior to acceptance of the Hills DEIS and was subject 
to the full SEQRA EIS environmental review process as part of the Hills EIS review. 
 
These analyses evaluated the potential for significant adverse traffic impacts associated with the 
Commercial Golf Club by estimating the maximum number of golf rounds that could be played 
daily as a function of the maximum number of tee times that could be accommodated daily.  
Thus, the methodology to evaluate potential traffic impacts accepted in the Hills EIS and applied 
in the environmental review of the Lewis Road PRD was to correlate the number of tee times as 
the factor controlling the number of Commercial Golf Club members golfing and therefore, the 
vehicle trips generated and the potential for traffic impacts.  A factor that reduces trip generation 
estimates and therefore traffic impacts is that those Commercial Golf Club members who are 
also residential lot owners would not contribute to the anticipated vehicle trips generated for 
the golf course and associated traffic impacts.   
 
With these assumptions, it was possible to estimate the number of players that would be 
expected from the Commercial Golf Club members who are not residential lot owners.  Thus, the 
traffic analyses in the Hills EIS and for the Lewis Road PRD analyzed the greatest number of 
Commercial Golf Club related trips expected and provided a conservative analysis of the potential 
traffic impacts of the Commercial Golf Club.  That analysis confirmed that the trips associated 
with nonresidential lot owner Commercial Golf Club members traveling to and from the Project 
Site would not, in conjunction with other Lewis Road PRD traffic, have the potential to generate 
any significant adverse traffic impacts.  
 
It is noted that there have not been any changes to the organization of golf play at the golf course 
which has since been developed on the Project Site.  Golf play is controlled by reservations with 
specific assignment of tee times, exactly as was analyzed in the Hills EIS and the accompanying 
Traffic Impact Study.  Thus, even with an increase in the maximum number of Commercial Golf 
Club members, there would not be a significant adverse impact on traffic or road operations in 
the vicinity of the Project Site. This is because golf play is scheduled and reserved ahead of time, 
and there are a limited number of reservations that can be made based on tee times that can be 
accommodated on a daily basis.  
 
The increase of 45 Commercial Golf Club memberships would not have the potential to generate 
any new significant adverse traffic impacts because the number of vehicle trips to and from the 
golf club depends on the availability of tee times and therefore would not change.  While it is 
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possible that some tee times that are not as popular might have additional golfers, because the 
overall number of tee times per hour is set and the maximum golf course usage does not produce 
any significant adverse traffic impacts, there is no basis to conclude that the increase in 45 
memberships would have the potential to generate any new significant adverse traffic impacts. 
 
There would be no incentive for the Non-Lot Owner Members to travel to the site if they were 
not assured of a tee time at which to play.  DLV confirms that golf play is the reason that Non-Lot 
Owner Members travel to the site; specifically, while there are other amenities available to such 
members, golf play is the attraction that dictates travel to the site.  Thus, the increase in Non-Lot 
Owner Members or total golf club memberships would not generate any significant additional 
traffic because there would be no additional tee times at which golfers could play.  As noted 
above, even if, contrary to the assumption of the approved DEIS traffic analysis, outside golf 
members may occasionally travel to the project to access the clubhouse for ancillary activities 
such as dining, swimming, or other recreational uses, the resulting increase in vehicle trips would 
represent only a modest increase over the traffic volumes already analyzed and would not 
change the conclusion that the project will not result in significant adverse traffic impacts. 
 
Included in the Rezoning would be a requirement that four charitable golf outings would be 
hosted at the Commercial Membership Golf Club annually, with at least one golf outing to benefit 
the East Quogue Fire District and at least one golf outing to benefit the East Quogue Union Free 
School District.  The hosting of charitable golf outings was previously analyzed in the Hills FEIS 
and the Hills Findings Statement concluded that such outings would not generate any significant 
adverse environmental impacts.  That conclusion was reached with respect to hosting five (5) 
charitable golf outings, plus one public golf outing, totaling six (6) such events.  The N+P Traffic 
Impact Study dated August 2016 was included as Appendix H in the Hills DEIS and analyzed the 
six (6) golf outings as part of the trip generation and capacity analysis of The Hills and did not 
identify any significant adverse environmental impacts.  Specifically, it was determined that 
charitable golf outings would not occur during peak hour traffic on area roads.  That would still 
be true.  Finally, significant adverse traffic-related impacts would not be generated by charitable 
events because: 1) a larger number of such outings was analyzed in the Hills DEIS; 2) the outings 
are intermittent and finite in number and would only occur four (4) times during the year; 3) the 
outings would attract only a limited number of golfers; 4) on-site parking will be available for the 
limited number of private automobiles brought by the golfers; 5) outing-related traffic would be 
limited to daylight hours; and, 6) the local roadways would maintain their capacity to 
accommodate the traffic generated by the charitable outing golfers.  
 
B. Acceptance of Donation of the Parlato Property.   
As noted, the Parlato Property is zoned residential and improved with a dwelling with an office 
and a farmstand.  The Parlato Property is predominately wooded and contains wetlands 
associated with the headwaters of Weesuck Creek.  This donation was previously included as a 
community benefit associated with the original proposed MUPDD rezoning and its potential 
environmental impacts were analyzed in the Hills FEIS.  The Hills Findings Statement concluded 
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that the acceptance of the donation of the Parlato Property would not have the potential to 
generate any significant adverse environmental impacts.  This conclusion was reached regardless 
of whether DLV would or would not retain the improved portion.  The acceptance of the donation 
of the Parlato Property would not cause any physical alteration to the Project Site or any element 
of the Lewis Road PRD.  As previously discussed in the Hills EIS, and the Hills Findings Statement, 
the dedication of the Parlato Property for park, recreation, open space and other public purposes 
will preserve land, reduce water resource impacts and reduce development potential in close 
proximity to wetlands and the headwaters of Weesuck Creek.  In addition, as also noted in the 
Hills Findings Statement, the acceptance of the donation and the preservation of the Parlato 
Property would reduce density in the East Quogue Hamlet by at least 32 homes and reduce 
nitrogen loading by a corresponding amount.  For these reasons, acceptance of donation of the 
Parlato Property would not have the potential to generate any significant adverse environmental 
impacts, and conversely, said donation would result in environmental benefits as outlined herein. 
 
C.  Acceptance by the Town Board of the Pedestrian Easement; acceptance by the Town Board 
of the Parking Easement; the formal abandonment and discontinuance of the Spinney North 
Segment as a highway pursuant to Section 205[1] of the New York State Highway Law; the 
adoption of the Spinney Local Law restricting use of the Spinney South Segment; and the 
removal of the existing crash gate at the intersection of Spinney Road and Redan Trail and the 
installation of Reciprocal Gates.   
The formal abandonment and discontinuance of the Spinney North Segment as a highway, and 
the acceptance of the Pedestrian Easement by the Town Board would not have the potential to 
cause any significant adverse environmental impacts. Use of the Spinney North Segment for 
hiking, dog walking, and non-motorized bicycling are the types of recreational uses encouraged 
in the Town of Southampton as the Town publishes trail maps and routinely secures access to 
public and private lands for such activity. Similarly, the Central Pine Barrens Comprehensive Land 
Use Plan contemplates open space for uses associated with low-intensity recreational activities. 
Such activities do not overburden the land due to their passive nature.  No significant adverse 
environmental impacts would be generated by these uses, as well as the creation of an 
interconnection to trails on Town lands because: 1) no significant removal of vegetation would 
be required nor would occur; 2) the Spinney North Segment already exists as a trail; 3) public 
access would be enabled by the establishment of a small parking area and the grant and 
acceptance of the Parking Easement (discussed below); and 4) passive recreational use is 
encouraged for environmental awareness and appreciation. 
 
As noted, the Stipulation calls for DLV to grant and the Town Board to accept, the Parking 
Easement which would provide four (4) parking spaces on land under DLV’s control at the 
northerly end of paved Spinney Road for dawn-to-dusk parking.  The Parking Easement would be 
located on land that was the site of a single-family home at the time of preparation of the Hills 
DEIS.  Since that time, DLV purchased the lot and the single-family home no longer exists.  This 
acquisition reduced the density of development on the paved portion of Spinney Road by one (1) 
unit therefore reducing traffic and activity related to the single-family unit.  Now, in place of this 
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home, three regular spaces and one (1) space for handicapped drivers are planned and the 
footprint of the small unpaved parking area will remain primarily within the area of pre-existing 
clearing for the prior single-family home.  The very limited potential change in traffic from the 
previously existing single-family home to four parking spaces used only during daylight hours 
would not generate any significant additional vehicle trips and therefore no significant adverse 
traffic impacts. 
 
The address of this parking area is 67 Spinney Road (Suffolk County Tax Map Numbers 0900-250-
3-22), and is 0.78 acres (33,989 square feet, “SF”) in size.  It is located in the Town’s Aquifer 
Protection Overlay District (“APOD”), wherein clearing for development may not exceed 50 
percent. This means that, at most, clearing for these parking spaces may not exceed 16,995 SF.  
As an estimated 5,233 SF of this site are presently cleared, additional clearing for these parking 
spaces may not exceed 11,762 SF.  DLV would locate the parking spaces in those areas of this 
parcel that have previously been cleared to limit new clearing to 3,105 SF and thereby conform 
to APOD requirements.  Accordingly, the establishment and acceptance of the Parking Easement 
would not have the potential to generate any significant adverse impacts. 
 
The adoption of the Spinney Local Law restricting the use of the Spinney South Segment would 
not have the potential to generate any significant adverse impacts because the uses to be 
allowed are not significantly different than those that were analyzed in the Hills EIS and in the 
environmental review of the Lewis Road PRD.  In both, no significant adverse environmental 
impact was identified in connection with the use of the Spinney South Segment.  Enabling motor 
vehicle access to and from outparcels via the Spinney South Segment was part of both The Hills 
and the Lewis Road PRD and would be authorized in the Spinney Local Law.  Because there is no 
change in this regard, there is no possibility of any significant adverse environmental impact.  The 
same is true of emergency vehicle access.  Both The Hills and the Lewis Road PRD authorized 
emergency vehicle access to the Project Site from Spinney Road through the crash gate.  That 
emergency vehicle access would be maintained, with the only modification being the use of two 
reciprocal gates, instead of single crash gate.  Since the emergency vehicle access itself would 
not be changed, there would be no possibility of a significant adverse environmental impact. 
 
Allowing hikers, dog walkers, and non-motorized cyclists to use the Spinney South Segment to 
connect from the Parking Easement area to the Spinney North Segment would not have the 
potential to generate any significant adverse environmental impacts for the same reasons as 
articulated above regarding the such use of the Spinney North Segment.  Similarly, the 
replacement of the crash gate with two reciprocal gates would not alter in any significant way 
the use of the Spinney South Segment.  Rather, such reciprocal gates would facilitate use of the 
Spinney South Segment for hiking, dog-walking, and non-motorized cycling during daylight hours 
which would be a benefit to the public. 
 
The use of the Spinney South and North Segments as a public walking and non-motorized cycling 
trail, as well as the substitution of the reciprocal gates for the crash gate, would not cause any 
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substantial physical alteration to the Project Site or the facilities approved under the Lewis Road 
PRD.  For all of the foregoing reasons, the acceptance of the Pedestrian Easement, the acceptance 
of the Parking Easement, the abandonment and discontinuance of the Spinney North Segment 
as a highway, the adoption of the Spinney Local Law, and the substitution of the reciprocal gates 
for the crash gate would not have the potential to generate any significant adverse 
environmental impacts.  
 
D. Adoption of Town Board resolutions authorizing issuance of the QT Parcel Deeds and the 
Outparcel Deed.  
As noted, the Stipulation calls for the Town Board to authorize conveyance to DLV of the QT 
Parcels and the Town’s interests in the Outparcel.  The purpose of these conveyances is to enable 
the status quo to be maintained.  These properties are within the Project Site’s golf course.  Their 
conveyance to DLV would not cause any change to the use or physical configuration of the Project 
Site.  Since the conveyances of title would be to maintain the status quo, there is no possible 
significant adverse environmental impact that would arise from such conveyances.  
 

Additional Actions Related to the Settlement – Trail Connections 
 
Through negotiations, the Town Board and DLV have established a basis to fulfill further 
advancement of passive recreational enjoyment for Town residents, through hiking trail access 
and linkages.  The Town envisions establishing a trailhead on Town/County property immediately 
south of The Hills Homeowner’s Association, Inc. land, east of Lewis Road and north of the LIRR. 
This trailhead would provide access to an “accessible” trail loop, which would facilitate trail 
extensions to the Spinney North Segment and other off-site existing and future trail locations 
including Paumonok Path.  
 
The basis for trail connections is established in The Hills EIS.  Specifically, comments on The Hills 
Draft EIS stated: “How will public access be provided for within the open space areas? Indicate on 
a map where public access may be provided within the open space, include any existing local and 
regional trail networks, and how the access will be maintained.” 
 
In response, The Hills FEIS stated the following (The Hills FEIS. Section 1.6.10, p 1-16): 
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The Updated PDD Landscape Concept Plan depicted a “trailhead” at the south end of the 
property in the vicinity of the project and Town/County land. 
 
The Town Board Findings Statement for The Hills dated November 27, 2017 included language 
that affirms the intent for additional coordination to create trail access and linkages so that Town 
residents can enjoy the recreational resource of the golf course.  Specifically, in Section 5, Land 
Use, Zoning and Comprehensive Plans, p. 11 of the Town Board Findings Statement references 
an “open space and trail system” to be dedicated to the Town.   
 
The Planning Board issued findings on the Lewis Road PRD subdivision/site plan in their Findings 
Statement dated October 28, 2019, at p. 23, which states: 
 

With respect to open space and public access, under existing conditions, the site is 
currently private property and provides no public access. The Applicant is proposing 
427.58 acres of preserved land, of which 188.831 would be offered to the Town for 
dedication as public open space, and is also proposing to implement a public access and 

 
1 The final resolution for the Lewis Road PRD shows 436 acres of preserved land, 203 acres dedicated to 
the Town as public open space, and 4 acres dedicated to the Suffolk County Water Authority for public 
water infrastructure support. 
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a public trails plan that may utilize portions of the Project site where there are existing 
trails and adjoining public lands. It is proposed by the Applicant that this trails plan be 
further advanced in coordination with the Town’s Trails Advisory Board. The Applicant 
will also coordinate with the Town on the maintenance of the public trail system on the 
project site. The Planning Board finds that providing public access and a trails system as 
part of this application is a necessary and important component of the project in terms of 
providing public benefits. 

 
Therefore, the establishment of a trailhead, an accessible trail loop, and trail connections on 
Town/County land south of land of The Hills development was contemplated in the SEQRA 
record, specifically the Town Board FEIS, Town Board Findings Statement and Planning Board 
Findings Statement.  Providing such recreational access was a critical finding associated with the 
Proposed Project that was found to be necessary to minimize adverse environmental impacts to 
the maximum extent practicable.  The Planning Board found that public access and a trails system 
was a “necessary and important component of the project in terms of providing public benefits.”  
The Town/County land south of The Hills includes cleared areas and existing trails within the 
parcel so that establishing a trailhead would require minimum disturbance for limited parking.  
Establishment of trails involves meandering through woods and aligning with existing paths/trails 
within Town lands such that any disturbance is minimized.  The accessible trail contemplates a 6-
foot wide path with a wheelchair friendly surface that would also involve minimal disturbance 
using existing open areas and flatter topography to allow access.  Trailheads are established 
throughout the Town and typically involve periodic use by Town residents to access passive 
recreational activity sites.  Vehicle activity would be sporadic and only during daytime hours, with 
expected low utilization that would not in any way burden local roadways.  Given the Town’s 
commitment to providing recreational access for trails and hiking opportunities, the benefit to 
Town residents and the importance of such access for educational and health benefits, no 
significant adverse environmental impacts are expected.  Further, working with the Town on trail 
connections is a benefit of the Proposed Project that advances Town land use goals and 
recreational opportunities.  As noted, the establishment of such trails was envisioned in The Hills 
FEIS and is recognized in both the Town Board and Planning Board Findings Statements.  In sum, 
no significant adverse environmental impacts are anticipated in connection with providing a 
trailhead, establishing an accessible trail loop, enhancing trails within the Town land and 
connecting to other existing or future trails within the area of the subject site. 
 

Conclusions 
 
For all of the reasons stated above, the Discretionary Actions called for in the Stipulation do not 
require the preparation of an SEIS because they would not have the potential to generate any 
significant adverse environmental impacts, including: 
 

 traffic; 
 land clearing; 
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 graded area; 
 soil disturbed; 
 soil to be removed from the Project Site; 
 potential habitat lost; 
 surface water bodies; 
 surface runoff flow or quality; 
 groundwater quality; 
 groundwater recharge quantity; 
 local roadway and/or intersection operations; 
 community character; 
 visual resources; 
 cultural resources; 
 land use; 
 zoning; and 
 land use plans. 



DRAFT 

1 
 

September 16, 2026 
 
Clare Shea 
Assistant Town Planning Director 
Southampton Town Planning Board 
116 Hampton Road 
Southampton, NY 11968 
 
RE:      Referral: Northwell Eastport Development Pre-Application 

Old Country Road, Eastport, SCTM Numbers 900-325-1-2.1 and 2.2  
Central Pine Barrens Compatible Growth Area  

 
Dear Ms. Shea: 
 
On August 31, 2026, the Central Pine Barrens Commission office received a 
referral of the subject proposal. The project site is in the Central Pine Barrens 
Compatible Growth Area. Comments on the proposal were sent previously on 
February 18, 2026. 
 
Existing Conditions and the Proposed Project 
The project site contains 44.1 acres of property in two parcels situated on the 
north side of Old Country Road in Eastport. The referral included a map titled 
“CR-40/R-40 RRAD Proposed Subdivision Map (Lot 2.1 Open Space Cluster),” 
dated April 24, 2026, prepared VHB and by Angelo V. Laino, P.E. The map 
shows 26 lots and 10.3 acres of open space, a 2.69 acre recharge basin and a 
road.  
 
• Lot 2.1 is 17.3 acres (753,588 sf) and is in the CR 200 zoning district. 
 
• Lot 2.2 is 26.8 acres (1,167,387 sf). It is split zoned in CR 60 and CR 200. 
 

o An area of 4.7 acres (204,556 sf) is in CR 60 
o An area of 22.1 acres (962,831 sf) is in CR 200 

 
• A total area of 39.4 acres (1,716,264 sf) is in CR 200 
 
Central Pine Barrens 
The proposal constitutes development activity pursuant to the definitions in the 
New York State Environmental Conservation Law Article 57 §57-0107(13). 
Therefore, it must conform with the standards of the Central Pine Barrens 
Comprehensive Land Use Plan (the Plan). If the proposal does not conform, it 
must be revised to conform, or the applicant must seek a hardship waiver.  
 
Please submit a demonstration of conformance with the Plan and ensure 
conformance prior to implementation, pursuant to ECL §57-0123.3(a) of the 
Environmental Conservation Law, which states: 
 

 
 
 
 
 
 
 

Ryan P. McGarry 
Chairman 

 
Jerome Halpin 

Member 
 

Maria Z. Moore 
Member 

 
Daniel J. Panico 

Member 
 

Edward P. Romaine 
Member 
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No application for development within the Central Pine Barrens area shall be 
approved by any municipality or county or agency thereof or the commission, and 
no state approval, certificate, license, consent, permit, or financial assistance for the 
construction of any structure or the disturbance of any land within such area shall 
be granted, unless such approval or grant conforms to the provisions of such land 
use plan. 

 
Comments 
 

• Please direct the applicant to provide a demonstration of conformance with the standards 
outlined in the Plan as implemented in the Town Code. Until the review of conformance 
is provided or confirmed, it cannot be determined if the proposal conforms with the Plan. 
Conformance could not be confirmed in the February referral either. 

 
• Standard Yield: Please have the applicant prepare or forward a copy of the standard yield 

map for the residential subdivision. 
 

o The area in the project site in CR 200 is 1,716,264 sf. It appears that this area 
would not yield more than eight lots, each with a minimum lot area of 200,000 
square feet.  

 
o The area in the project site in CR 60 is 204,556 sf. It appears that this area would 

not yield more than three lots, each with a minimum lot area of 60,000 sf. 
 

o It appears that the project site’s yield would be no more than 11 lots.  
 

• Please explain the origin of 26 lots. A cluster plan typically shows the standard yield with 
clustered open space and no increase in density. Once the Applicant establishes the 
standard yield, other plans including a cluster plan and a receiving area plan can be 
reviewed for conformance. 
 

• It is not clear if the proposal is classified as an Unlisted Action or Type I under the State 
Environmental Quality Review Act. The Commission reserves the right to comment on 
the project when the SEQRA process is initiated. 

 
The proposal must conform to all other involved agency jurisdictions and permit requirements in 
effect on the project site. Thank you for your attention, and if you have any questions, please do 
not hesitate to contact me at (631) 218-1192. 
 
Sincerely, 
 
Julie Hargrave 
Interim Executive Director 
 
cc: John C. Milazzo, Commission Counsel 
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