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Central Pine Barrens Commission Meeting Agenda - Revised
Wednesday, October 21, 2026 at 2:00 pm
Southampton Town Hall, 116 Hampton Road, Southampton, NY

Administrative and Public Comment

a. Public Comment

b. Minutes for Commission Meeting of 9/16/26 review (approve)

Invoices

a. Invoices for SWCA Consultant for the Southampton Community Wildfire Protection Plan:

Three invoices for the period from 6/30/26 to 9/19/26: #248722 for $7,577.95, #253306 for
$10,393.26; and #255719 for $6,352.92

Planning and Land Use

Pine Barrens Credit Program

a.

Authorize reverse auction to spend Clearinghouse funds up to $1.5 million to purchase
10 Pine Barrens Credits and then sell the PBCs to be used for development projects and
to protect land in the Core

Authorize solicitation to Core landowners in Brookhaven to encourage participation in the
Credit Program to protect Core property

Authorize solicitation to Core landowners with overlap conditions to apply to participate in
the Credit Program by resolving their overlap conditions to protect Core property

Core Preservation Area

d.

Stewart Avenue U.S. Coast Guard housing / 739A Stewart Avenue, Westhampton /
900-308-4-1.1 / proposal to sell and/or redevelop 14 acres with existing residential
development in the CR 200 zoning district / draft response (Ms. Hargrave)

Brookhaven Town Referral: Klein Core Hardship Updated Site Plan / 608 Middle
Country Road, Middle Island / 200-402-1-18.12 / updated site plan for development of a
second story addition to an existing 1,796 square foot one-story commercial building and
12 additional parking spaces on a 0.44 acre project site in the J Business zoning district
where a Core Hardship Waiver was granted on 10/15/25 / draft response (Ms. Murphy)

Compatible Growth Area

f.

Artist Lake Development of Regional Significance Application / Middle Country Road,
Middle Island / 200-379-1-3.1, -5.1, -12 / change of zone to from A1 and J2 zoning districts
to PDD for mixed use development including 295 residential units, an STP and commercial
use on 74.25 acres / schedule public hearing / decision deadline 01/22/27(Ms. Murphy)
599 Middle Country Road CGA Hardship Updated Site Plan / 200-402-2-2 /
recalculation of GFA, request to reconfigure an existing building’s interior space from one
to two tenants on a 1.44 acre project site in the J Business 5 zoning district where a CGA
Hardship Waiver was granted on 7/16/25 / draft response (Ms. Murphy)

PSEGLI / Peacock Path, East Quogue / notification of work to install two splice boxes
and replace 200 feet of underground cable in the roadside with no disturbance to natural
vegetation / draft response (Ms. Hargrave)

Country Pointe at The Meadows at Yaphank / Yaphank / request to remove two
diseased or dead hazardous pitch pine trees / draft response (Ms. Hargrave)

Public Comment

Closed Advisory Session (if necessary)

Next Commission Meeting, Wednesday, November 18, 2026 at 2:00 pm
Riverhead Town Hall, 4 West Second Street, Riverhead, NY
For meeting information visit https://pb.state.ny.us/
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Central Pine Barrens Commission Meeting Summary
Wednesday, September 16, 2026 (DRAFT)
Wertheim National Wildlife Refuge
340 Smith Road, Shirley

2:00 pm

Commission members present: Mr. McGarry (New York State Governor’s
Representative), Ms. DiBrita (for Brookhaven), Ms. Juengst (for Suffolk County),
Ms. Moore and Ms. Scherer (for Southampton) and Mr. Charters (for Riverhead)

Others present: Commission staff included Ms. Hargrave, Mr. Milazzo, Ms. Murphy,
Mr. Callagy, Mr. Motz, Mr. Tverdyy, Mr. Smith, Mr. Jaquez, Ms. Drew and Ms.
Brown-Walton

The meeting started with the pledge to the flag led by Ms. Juengst and Mr. McGarry
noted that with five Commission members present, there is a quorum.

1. Administrative and Public Comment
a. Public Comment

Summary: Mr. Turner thanked Commission staff for their work on the Bird-
Friendly Standard Implementation Guidance Document, noting that it
supports the bird-friendly building standard previously adopted by the
Commission. He highlighted the significant impact of bird-window collisions
and the importance of protecting the approximately 100—150 bird species
that utilize the Pine Barrens for breeding, wintering, and migration. Mr.
Turner stated that the guidance document will help municipalities and
developers understand the standard and available compliance options,
including the required threat factor of 30 or below. He expressed strong
support on behalf of the Pine Barrens Society, noting that all seven Long
Island Audubon chapters and the New York State Ornithological Association
also support the guidance document.

b. Minutes for Commission Meeting of 07/15/26 review
Summary: The motion was made by Mr. Charters and seconded by Ms.
Juengst to adopt July 15, 2026 meeting minutes. The motion was
approved by 5:0 vote.

c. Renewal of Commission insurance policies
Summary: The motion was made by Ms. Moore and seconded by Mr.
Charters to adopt the resolution authorizing the renewal of the
Commission insurance policies and authorizing the Interim Executive
Director to approve invoices that may come in not to exceed $10,000.00
The motion was approved by 5:0 vote.

1
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d. Commission-USGS agreement renewal to continue water resources
monitoring from 2027 to 2029 in the amount of $316,300.00
Summary: Ms. Simonsen gave a brief update of the importance of continuing
the study and how past studies have been beneficial.

The motion was made by Ms. Juengst and seconded by Ms. DiBrita to
adopt the resolution to authorize the amended USGS extension
agreement and to add the amount of $316,300.00 to the resolution. The
motion was approved by 5:0 vote.

e. Bird friendly standard implementation guidance
Summary: The motion was made by Ms. Moore and seconded by Ms.
Juengst to adopt the resolution Technical Guidance on Implementation
of the Central Pine Barrens Comprehensive Land Use Plan Standard
5.3.3.7.2 Bird Conservation and Protection. The motion was approved
by 5.0 vote.

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 at
Ridge Fire Department.

2. Commission Division Activity Reports
a. Compliance and Enforcement Division: update
Summary: Mr. Callagy discussed highlights and updates on the Compliance
and Enforcement division’s activities covered in the previously distributed
Compliance and Enforcement division report.

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

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

d. Wildfire Task Force, New York Wildfire and Incident Management Academy:
update
Summary: Ms. Drew discussed highlights and updates on the Wildfire Task
Force and NYWIMA Programs’ activities covered in the previously
distributed Wildfire Task Force and NYWIMA Program reports.

2
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e.

Pine Barrens Credit Program: update

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

Science and Stewardship Division: update

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

3. Invoices

a.

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

Summary: The motion was made by Ms. Juengst and seconded by Ms.
DiBrita to authorize payment to Colorado Wildland Fire and Incident
Management Academy invoice number 2025-255 dated June 30, 2026
for $4,713.65. The motion was approved by 5:0 vote.

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

Summary: The motion was made by Ms. Juengst and seconded by Ms.
DiBrita authorization to pay instructors for the NYWIMA Academy for
November 14 to 20, 2026 and December 5 to 11. 2026 not to exceed a
total of $35,000 for up to 12 instructors at each Academy. The motion
was approved by 5:0 vote.

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

Summary: The Commission deferred authorization of payment for the
invoices submitted by SWCA pending further review of the charges.

Invoices 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

Summary: The motion was made by Ms. Juengst and seconded by Ms.
DiBrita to authorize payment of Invoices 2026-25 to 30 in the amount of
$2,804.00 to Consultant Judy Jakobsen. The motion was approved by
5:0 vote.

3
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4. Planning and Land Use
Core Preservation Area
a. Compliance Conference: 4 OIld Country Road/76 Summit Boulevard,
Westhampton
Summary: The Commission discussed the matter in Advisory Session. No
action was taken further in public session.

b. Clancy Street Food Court/ CR 111, Manorville / 200-462-2-5.1 / request for

Limited Phase Il 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.
Summary: The Commission requested that the letter be amended to add the
activity authorized in the letter does not expand the scope of the prior
Commission waivers dated November 8, 1995 and June 26, 2024. Yuliya
Viola, attorney for the Applicant and the EnviroTrac engineer explained the
need for the test borings.

The motion was made by Ms. DiBrita and seconded by Mr. Charters to
approve the amended draft response regarding Clancy Street Food
Court/CR 111. Manorville. The motion was approved by 5:0 vote.

Compatible Growth Area

c. Request for Determination of Jurisdiction: Hegeman’s Farm / South Street,
Manorville / 200-507-4-9 / request to clear for agricultural use on 15.63 acres
in the A Residence 2 zoning district
Summary: Withdrawn by applicant by letter dated September 15, 2026 with
no further action.

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
Summary: Based on updated information the applicant received via email on
September 16, 2026, the draft resolution was amended to reflect 37 parking
stalls and a clearing limit from 60% to zero.

The motion was made by Ms. DiBrita and seconded by Ms. Moore to
adopt the amended decision to approve the 49 and 63 Oakcrest Avenue
Compatible Growth Area Hardship Waiver Application. The motion
was approved by 5:0 vote.

4
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e. The Hills at Southampton Mixed Use Planned Development District Local
Law / Lewis Road, East Quogue / residential development and golf course,
STP and amenities
Summary: The draft letter was amended to correct typos and indicate that
the clearing restrictions on the property with a trail parking lot should be
incorporated into the HSMUPDD code by referencing the approved plan.

The motion was made by Ms. Juengst and seconded by Ms. DiBrita to
approve the draft response regarding The Hills Southampton Mixed
Use Planned Development District Local Law/Residential
Development. The motion was approved by 5:0 vote.

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
Summary: The draft was amended to add the Commission’s resolution on
adjustments to clearing limits in Receiving Areas and removing the request
for the standard yield map that has been provided by the Town.

The motion was made by Mr. Charters and seconded by Ms. Juengst to
approve the draft response regarding the referral: Northwell Eastport
Development. The motion was approved by 5:0 vote.

5. Public Comment
Summary:
Ms. Leonhart discussed her concern about the last project on the agenda, which
is a Best of the Rest property. She acknowledges that the project has been
revised and is less concerning than the original proposal but would like to
request that the Commission and staff continue reviewing it carefully ensuring
that all applicable rules are followed.

Mr. Metcalf requested the reason why an agenda item 4 Old Country Road was
being discussed in the Advisory Session instead of the public session. Mr.
Milazzo responded that enforcement matters are discussed in the Advisory
Session and the Commission would take the necessary action deemed
appropriate and move forward. If there are actions or voting necessary, it would
be discussed in the public session.

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

5
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Attachments (in order of discussion)

1.
2.
3

10.
11.
12.
13.
14.
15.
16.

17.
18.

19.
20.

21.

22.

23.

24.

25.

26.

Draft Commission meeting summary for July 15, 2026

Final Commission meeting summary for July 15, 2026

Draft resolution and attachments authorizing the renewal of Commission insurance policies dated
September 16, 2026

Final resolution authorizing the renewal of Commission insurance policies dated September 16, 2026
Draft resolution authorizing and attachments the renewal agreement with USGS to undertake a two-
year water resources monitoring program in the Central Pine Barrens dated September 16, 2026;
USGS Presentation dated September 16, 2026.

Final resolution authorizing the renewal agreement with USGS to undertake a two-year water resource
monitoring program in the Central Pine Barrens dated September 16, 2026

Draft resolution and attachments for technical guidance on implementation of the Central Pine Barrens
Land Use Plan Standard 5.3.3.7.2 Bird Conservation and Protection dated September 16, 2026

Final resolution for technical guidance on implementation of the Central Pine Barrens Land Use Plan
Standard 5.3.3.7.2 Bird Conservation and Protection dated September 16, 2026

Compliance and Enforcement Division update dated June-September 2026

Education Outreach and Communication Division update dated September 2026

Land Use Division update dated September 16, 2026

New York Wildfire and Incident Management Academy and Wildfire Task Force update dated 2026
Pine Barrens Credit Program update dated September 16, 2026

Science Stewardship Division update dated September 16, 2026

Invoice #2025-255 for Colorado Wildland Fire & Incident Management Academy dated June 30, 2026
Invoices #248722 and #253306 for SWCA Consultant for the Southampton Community Wildfire
Protection Plan for the period of 5/24/26 to 8/15/26 dated June 30™ and August 21, 2026

Judith Jakobsen invoices #25 to 30 for the period 6/25/26 to 9/4/26

Draft response and attachments regarding the Clancy Street Food Court, CR 111 dated September 16,
2026

Final response regarding the Clancy Street Food Court, CR 111 dated September 16, 2026

Draft response and attachment regarding request for determination of jurisdiction for Hegemans Farm
Inc and JH Youngs Farm Inc dated September 16, 2026; Letter and attachments from FarrellFritz
regarding Application for Designation of Non-Development Hegemans Farm Inc & JH Youngs Farm Inc
dated June 30, 2026; Letter from John Armentano of FarrellFitz dated September 15, 2026 withdrawing
request for Hegemans Farm

Draft resolution and attachments regarding 49 and 63 Oakcrest Avenue, Middle Island Town of
Brookhaven Compatible Growth Area Hardship Waiver Application dated September 16, 2026

Final resolution regarding 49 and 63 Oakcrest Avenue, Middle Island Town of Brookhaven Compatible
Growth Area Hardship Waiver Application dated September 16, 2026

Draft response and attachment regarding The Hills at Southampton Mixed Use Planned Residential
Development, East Quogue dated September 16, 2026

Final response regarding The Hills at Southampton Mixed Use Planned Residential Development, East
Quogue dated September 16, 2026

Draft response and attachments regarding Referral: Northwell Eastport Development Pre-Application
Old Country Road dated September 16, 2026

Final response regarding Referral: Northwell Eastport Development Pre-Application Old Country Road
dated September 16, 2026
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INVOICE GOGREEN!,”

We accept ACH payments

SWCA

ENVIRONMENTAL CONSULTANTS

Routing # 071922777 | Account # 7811583501 | Payable to: SWCA, Incorporated | Business Checking Account: First American Bank
Notification: payment@swca.com | Physical Remittance: P.O. Box 7217, Carol Stream, IL 60197- 7217 | EIN: #86-0483317

Jason Smith June 30, 2026
Central Pine Barrens Joint Planning and Policy Commission :Dnr\cl)?écc? l'\\lllc;:nager 2227P202rter
624 Old Riverhead Road Project No: 00099294-000-AMH
Westhampton Beach, New York 11978 -
Invoice Total $7,577.95|
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
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 .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
Total this Phase $361.80
Phase 04 Conduct Hazard and Risk Analysis
Professional Services
Hours Rate Amount
Accounting/Finance-Specialist IlI .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
Total this Phase $404.48

Phase 05 Develop Strategies and Recommendations



Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 248722
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 Il 33.75 81.90 2,764.13
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 Il .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
Total this Phase $448.65
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 Il 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
Total this Phase $1,462.51
Phase 10 Design and Facilitate Public Outreach and Awareness
Professional Services
Hours Rate Amount
Environmental Resources-Specialist Xl| .75 203.40 152.55
Totals .75 152.55
Total Professional Services 152.55
Total this Phase $152.55
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
PLEASE PAY THIS AMOUNT > $7,577.95

For any questions regarding this invoice please contact Tamara Mathew
Phone: 602.274.3831 Email: tamara.mathew@swca.com
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and

Invoice

248722

Billing Backup

Tuesday, June 30, 2026

SWCA, Incorporated Invoice 248722 Dated 6/30/2026 10:12:40 AM
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

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

Professional Services

Environmental Resources-Specialist X

Porter, Ari 5/28/2026
data collection

Porter, Ari 5/29/2026
PM

GIS/CADD-Specialist V

Jansen, Erica 5/28/2026
GIS Support and Coordination

Jansen, Erica 6/18/2026

GIS Coordination and Support
Totals
Total Professional Services

Hours

.25

.25

1.25

1.25

3.00

Rate

170.10

170.10

110.70

110.70

Amount

42.52

42.53

138.37

138.38

361.80

361.80
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 248722

Total this Phase $361.80

Phase 04 Conduct Hazard and Risk Analysis

Professional Services
Hours Rate Amount

Accounting/Finance-Specialist Il

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 Il

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
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 248722
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 llI
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 Il
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
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 248722
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 XI|
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
Total this Project $7,577.95
Total this Report $7,577.95
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INVOICE GOGREEN!,”

We accept ACH payments

SWCA

ENVIRONMENTAL CONSULTANTS

Routing # 071922777 | Account # 7811583501 | Payable to: SWCA, Incorporated | Business Checking Account: First American Bank
Notification: payment@swca.com | Physical Remittance: P.O. Box 7217, Carol Stream, IL 60197- 7217 | EIN: #86-0483317

Jason Smith August 21, 2026
. . . . . Invoice No: 253306
Central P|.ne Barrens Joint Planning and Policy Commission Project Manager Ari Porter
624 Old Riverhead Road Project No: 00099294-000-AMH
Westhampton Beach, New York 11978 -
P Invoice Total $10,393.26
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
Total this Phase $986.86
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
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 .25 170.10 42.53
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 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 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306
Planning-Specialist VIII 3.00 142.20 426.60
Totals 10.25 1,496.48
Total Professional Services 1,496.48
Total this Phase $1,496.48
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 Il 5.00 81.90 409.50
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 .75 110.70 83.03
Planning-Specialist Il 2.50 81.90 204.75
Totals 3.25 287.78
Total Professional Services 287.78
Total this Phase $287.78
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 Il 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
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 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 Il 1.75 81.90 143.33
Totals 6.50 790.66
Total Professional Services 790.66
Total this Phase $790.66
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306
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
Total this Phase $127.58
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
PLEASE PAY THIS AMOUNT > $10,393.26

For any questions regarding this invoice please contact Tamara Mathew
Phone: 602.274.3831 Email: tamara.mathew@swca.com
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306

B|”|ng BaCkup Friday, August 21, 2026
SWCA, Incorporated Invoice 253306 Dated 8/21/2026 9:03:19 AM
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
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306

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
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306
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 Il
Dominic, Grace 7/22/2026 2.50 81.90 204.75
Comment Review
Dominic, Grace 7/23/2026 .50 81.90 40.95
Appendix ¢
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 Il
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

Develop the Draft Community Wildfire Protection Plan
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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306
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 coordinationch 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 Il

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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Project 00099294-000-AMH Central Pine Barrens Joint Planning and Invoice 253306
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 Il
Dominic, Grace 6/23/2026 .50 81.90 40.95
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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
Total this Project $10,393.26
Total this Report $10,393.26
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INVOICE GOGREEN!,”

We accept ACH payments

SWCA

ENVIRONMENTAL CONSULTANTS

Routing # 071922777 | Account # 7811583501 | Payable to: SWCA, Incorporated | Business Checking Account: First American Bank
Notification: payment@swca.com | Physical Remittance: P.O. Box 7217, Carol Stream, IL 60197-7217 | EIN: #86-0483317

Jason Smith September 29, 2026
. . . . - Invoice No: 255719
Central P|.ne Barrens Joint Planning and Policy Commission Project Manager Ari Porter
624 Old Riverhead Road Project No: RG-00099294-000
Westhampton Beach, NY 11978 -
P Invoice Total 6,352.92
Central Pine Barrens Joint Planning and Policy Commission CWPP
RFP NO. 1659
Professional Services from August 16, 2026 through September 19, 2026
Phase 01 Community Wildfire Protection Plan Content
Professional Services
Hours Rate Amount
Environmental Resources-Specialist V 2.75 110.70 304.43
Environmental Resources-Specialist X 1.25 170.10 212.63
Totals 4.00 517.06
Total Professional Services 517.06
Total this Phase 517.06
Phase 04 Conduct Hazard and Risk Analysis
Professional Services
Hours Rate Amount
Environmental Resources-Specialist X .50 170.10 85.05
GIS/CADD-Specialist V .50 110.70 55.35
GIS/CADD-Specialist VIII .50 142.20 71.10
Planning-Specialist VIII 3.00 142.20 426.60
Project Management XI 3.25 186.30 605.48
Totals 7.75 1,243.58
Total Professional Services 1,243.58
Total this Phase 1,243.58
Phase 05 Develop Strategies and Recommendations
Professional Services
Hours Rate Amount
Planning-Specialist VI 3.00 123.30 369.90
Totals 3.00 369.90
Total Professional Services 369.90
Total this Phase 369.90
Phase 06 Develop Action Plan and Monitoring and Evaluation Strategy
Professional Services
Hours Rate Amount

Environmental Resources-Specialist XI| .25 203.40 50.85



Project RG-00099294-000 Central Pine Barrens Joint Planning and Invoice 255719
Technical Writing/Editing-Specialist VII 4.75 132.30 628.43
Totals 5.00 679.28
Total Professional Services 679.28
Total this Phase 679.28
Phase 07 Develop the Draft Community Wildfire Protection Plan
Professional Services
Hours Rate Amount
Environmental Resources-Specialist V 1.25 110.70 138.38
Environmental Resources-Specialist X 1.50 170.10 255.15
Environmental Resources-Specialist Xl .25 203.40 50.85
GIS/CADD-Specialist V 1.00 110.70 110.71
Planning-Specialist Il 2.00 81.90 163.80
Planning-Specialist VIII 10.00 142.20 1,422.00
Project Management XI 1.00 186.30 186.30
Totals 17.00 2,327.19
Total Professional Services 2,327.19
Total this Phase 2,327.19
Phase 10 Design and Facilitate Public Outreach and Awareness
Professional Services
Hours Rate Amount
Environmental Resources-Specialist V 1.25 110.70 138.38
Environmental Resources-Specialist X 4.00 170.10 680.40
Environmental Resources-Specialist XI| 1.00 203.40 203.40
GIS/CADD-Specialist V 1.75 110.70 193.73
Totals 8.00 1,215.91
Total Professional Services 1,215.91
Total this Phase 1,215.91
Contract Limits Current Prior To-Date
Total Billings 6,352.92 69,001.91 75,354.83
Limit 174,955.50
Remaining 99,600.67
PLEASE PAY THIS AMOUNT > 6,352.92

For any questions regarding this invoice please contact Tamara MathewPhone: 602.274.3831 Email: tamara.mathew@swca.com
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Project RG-00099294-000 Central Pine Barrens Joint Planning and Invoice 255719

B|”|ng BaCkup Tuesday, September 29, 2026
SWCA, Inc. Invoice 255719 Dated 9/29/2026 12:39:26 PM
Project RG-00099294-000 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 8/17/2026 .50 110.70 55.35
project management meeting with Ari and Carly, update agenda
Hughes, Adriana 8/18/2026 .25 110.70 27.67
team communication on deliverables
Hughes, Adriana 8/20/2026 1.00 110.70 110.70
client meeting, follow up action on items
Hughes, Adriana 8/24/2026 .75 110.70 83.03
address technical edits, team communication
Hughes, Adriana 8/26/2026 .25 110.70 27.68
Project management
Environmental Resources-Specialist X
Porter, Ari 8/20/2026 1.00 170.10 170.10
PM meeting
Porter, Ari 8/21/2026 .25 170.10 42.53
PM
Totals 4.00 517.06
Total Professional Services 517.06
Total this Phase 517.06
Phase 04 Conduct Hazard and Risk Analysis
Professional Services
Hours Rate Amount

Environmental Resources-Specialist X

Porter, Ari 9/14/2026 .50 170.10 85.05
field data review

GIS/CADD-Specialist V

Jansen, Erica 8/25/2026 .50 110.70 55.35
GIS Coordination

GIS/CADD-Specialist VIII

Hitzfelder, Liz 9/1/2026 .25 142.20 35.55
GIS

Hitzfelder, Liz 9/14/2026 .25 142.20 35.55
GIS Support

Planning-Specialist VIII

Saggese, Ryan 8/25/2026 1.50 142.20 213.30
Hazard & Risk Analysis

Saggese, Ryan 8/26/2026 1.50 142.20 213.30

Hazard & Risk Analysis
Project Management XI
Gibson, Carly 8/19/2026 .25 186.30 46.57
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Project RG-00099294-000 Central Pine Barrens Joint Planning and Invoice 255719
chapter 4 revision
Gibson, Carly 8/25/2026 .75 186.30 139.73
initial chapter 4 revision
Gibson, Carly 9/1/2026 1.00 186.30 186.30
community assessment
Gibson, Carly 9/2/2026 .50 186.30 93.15
community assessments
Gibson, Carly 9/8/2026 .50 186.30 93.15
community assessment appendix
Gibson, Carly 9/14/2026 .25 186.30 46.58
draft CWPP
Totals 7.75 1,243.58
Total Professional Services 1,243.58
Total this Phase 1,243.58
Phase 05 Develop Strategies and Recommendations
Professional Services
Hours Rate Amount
Planning-Specialist VI
Berski, Emmi 9/4/2026 .25 123.30 30.82
Ch. 5 draft
Berski, Emmi 9/8/2026 1.50 123.30 184.95
Ch. 5 draft
Berski, Emmi 9/9/2026 1.25 123.30 154.13
Ch. 5 draft
Totals 3.00 369.90
Total Professional Services 369.90
Total this Phase 369.90
Phase 06 Develop Action Plan and Monitoring and Evaluation Strategy
Professional Services
Hours Rate Amount
Environmental Resources-Specialist X|
Amato, Victoria 8/24/2026 .25 203.40 50.85
coordination
Technical Writing/Editing-Specialist VII
Martin, Marley 8/19/2026 4.75 132.30 628.43
Technical editing - action plan, rec matrices, community assessments
Totals 5.00 679.28
Total Professional Services 679.28
Total this Phase 679.28

Phase 07 Develop the Draft Community Wildfire Protection Plan

Page 4
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Professional Services
Hours Rate Amount
Environmental Resources-Specialist V
Hughes, Adriana 9/2/2026 1.25 110.70 138.38
Development of Appendix C and team communication
Environmental Resources-Specialist X
Porter, Ari 8/17/2026 .75 170.10 127.57
cwpp coordination on chapters
Porter, Ari 8/18/2026 .50 170.10 85.05
PM
Porter, Ari 8/20/2026 .25 170.10 42.53
appendix reviews
Environmental Resources-Specialist Xl|
Amato, Victoria 9/10/2026 .25 203.40 50.85
coordination
GIS/CADD-Specialist V
Jansen, Erica 9/1/2026 .75 110.70 83.03
GIS Coordination
Walters, Savannah 8/18/2026 .25 110.70 27.68
Internal coordination call
Planning-Specialist Il
Dominic, Grace 8/18/2026 .50 81.90 40.95
Internal Check in
Dominic, Grace 8/19/2026 .50 81.90 40.95
Appendix Authorship
Dominic, Grace 8/26/2026 1.00 81.90 81.90
CWPP Field Assessment Results
Planning-Specialist VIII
Saggese, Ryan 8/25/2026 .50 142.20 71.10
Review Instructions from Carly
Saggese, Ryan 8/27/2026 1.00 142.20 142.20
Draft CWPP
Saggese, Ryan 8/28/2026 3.50 142.20 497.70
Draft CWPP
Saggese, Ryan 8/31/2026 1.50 142.20 213.30
CWPP Outline, Ch. 4 Risk Assessment
Saggese, Ryan 9/1/2026 1.50 142.20 213.30
CWPP Outline, Ch. 4 Risk Assessment
Saggese, Ryan 9/3/2026 .50 142.20 71.10
Review with Carly
Saggese, Ryan 9/8/2026 .75 142.20 106.65
Draft CWPP
Saggese, Ryan 9/14/2026 .75 142.20 106.65
Draft CWPP
Project Management XI
Gibson, Carly 8/17/2026 .75 186.30 139.72
authorship coordination
Gibson, Carly 8/18/2026 .25 186.30 46.58
bi-weekly check in
Totals 17.00 2,327.19
Total Professional Services 2,327.19
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Total this Phase 2,327.19
Phase 10 Design and Facilitate Public Outreach and Awareness
Professional Services
Hours Rate Amount
Environmental Resources-Specialist V
Hughes, Adriana 8/21/2026 .25 110.70 27.68
client communication
Hughes, Adriana 9/3/2026 .50 110.70 55.35
team communication of action items
Hughes, Adriana 9/11/2026 .50 110.70 55.35
prep for October public meeting
Environmental Resources-Specialist X
Porter, Ari 9/1/2026 .75 170.10 127.58
public outreach/PM
Porter, Ari 9/2/2026 .50 170.10 85.03
PM
Porter, Ari 9/3/2026 .75 170.10 127.58
PM
Porter, Ari 9/4/2026 .50 170.10 85.05
PM
Porter, Ari 9/8/2026 .25 170.10 42.53
PM
Porter, Ari 9/9/2026 .25 170.10 42.53
pm
Porter, Ari 9/11/2026 1.00 170.10 170.10
PM
Environmental Resources-Specialist Xl|
Amato, Victoria 8/20/2026 1.00 203.40 203.40
Meeting with client on document and public outreach
GIS/CADD-Specialist V
Jansen, Erica 8/27/2026 1.00 110.70 110.70
GIS Support
Jansen, Erica 9/15/2026 .75 110.70 83.03
GIS Support
Totals 8.00 1,215.91
Total Professional Services 1,215.91
Total this Phase 1,215.91
Total this Project 6,352.92
Total this Report 6,352.92
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DATE: October 21,2026

TO: Commission Chairman McGarry, Members and Designated Representatives
FROM: Julie Hargrave, Interim Executive Director

RE: Reverse Auction for Purchasing Pine Barrens Credits

At its October 6, 2026 meeting, the Central Pine Barrens Advisory Committee (AC)
heard from representatives of the development community who suggested the

Commission consider authorizing a reverse auction to purchase Pine Barrens Credits
(PBCs). The proposal intends to create a supply of credits readily available from one
source for developers to purchase PBCs for projects.

A maximum of $1.5 million dollars of Credit Clearinghouse funds will be spent to
purchase PBCs within the Town of Brookhaven.

The parameters that are important in the Auction include:

Advertise purchasing of PBCs from current credit holders, as well as potential
credit holders, including the Letter of Interpretation applicants and owners of
private core area properties who have not participated in the Credit Program yet.

Utilize the Average Price Method where credit holders are free to indicate any
price at which they wish to sell their PBCs. Based on the responses it receives
from credit holders, an average price per PBC will be determined to be paid up to
$1.5 million dollars.

If authorized by the Commission, staff will execute the Auction based on these
parameters.

Once the PBCs are secured, the Commission will develop a plan to sell the PBCs it
purchases along with the 2.29 PBCs it presently owns to facilitate development projects
and continue to protect property in the Core.

Thank you for your consideration.

CC:

Chairman Szabo, Advisory Committee
Chairman Tripp, Credit Clearinghouse

John Milazzo, Counsel

Jerry Tverdyy, Senior Environmental Analyst
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Central Pine Barrens Joint Planning and Policy Commission Meeting
Wednesday, October 21, 2026
DRAFT Resolution
Authorization to Purchase Pine Barrens Credits

Present:
(for the New York State Governor)
(for the Brookhaven Town Supervisor)
(for the Riverhead Town Supervisor)
(for the Southampton Town Supervisor)
(for the Suffolk County Executive)

Whereas, the Long Island Pine Barrens Protection Act authorizes the Central Pine
Barrens Joint Planning and Policy Commission to establish regulations, values, and
standards which may include a system of bonuses and incentives in order to purchase,
sell, hold and transfer development rights to protect property in the Core Preservation
Area, and

Whereas, the Central Pine Barrens Comprehensive Land Use Plan established a Pine
Barrens Credit Clearinghouse Board of Advisors to oversee and manage its transfer of
development rights program, known as the Pine Barrens Credit program, and

Whereas, the Commission currently owns 2.29 PBCs that originated from lands within
the Town of Brookhaven, and

Whereas, the Plan authorizes the sale, exchange or conveyance of PBCs by the
Commission, and to establish the monetary value of the PBCs to be purchased, and

Whereas, at the October 6 Advisory Committee (AC) Meeting, the AC recommended a
reverse auction to assist the development community to satisfy requirements to build
development projects, and

Whereas, at the October 21 Commission Meeting, the Commission discussed the
proposal to hold an Auction and purchase PBCs generated in the Town of Brookhaven
with the goal of responding to the development community’s interest to purchase PBCs
from a single entity in order to satisfy requirements to build development projects, and

Whereas, once PBCs are purchased, the Commission will sell the PBCs for no less than
the purchase price to individuals or entities who seek to purchase and redeem PBCs for
development projects, and

Whereas, the Commission seeks to execute the Auction by spending up to $1.5 million
of Clearinghouse funds to purchase PBCs from either current credit holders or other
individuals or entities with valid Letters of Interpretation or Core property owners who
complete the process to obtain PBC certificates, now therefore, be it
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Resolved, that the Commission finds that the Plan authorizes the Commission to purchase PBCs, and be
it further

Resolved, the Commission finds that purchasing PBCs is consistent with the goals of the Act and the
Plan, and be it further

Resolved, the Commission authorizes the Staff to execute the Auction by purchasing PBCs utilizing
Clearinghouse funds, and be it further

Resolved, the Commission authorizes the Average Price Method where credit holders are free to indicate
any price at which they sell their PBCs, and be it further

Resolved, that based on the responses it receives, the Commission will determine an average price per
PBC that it is prepared to spend up to $1.5 million dollars, and be it further

Resolved, once PBCs are acquired, the Commission will develop a plan to sell them along with the 2.29
credits it possesses to facilitate development projects and continue to protect property in the Core.

Record of Motions

Motion by:
Second by:
Ayes:

Nays:
Abstentions:
Absent:



PINE BARRENS CREDIT CLEARINGHOUSE

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

Date
Address

Re: Opportunity to Participate in the Pine Barrens Credit Program for SCTM#

Dear Property Owner,

You have been identified by our records as an owner of land located in the Core Preservation Area of the
Central Pine Barrens. We would like to make you aware as to how our Pine Barrens Credit Program may
benefit you.

The Central Pine Barrens Joint Planning and Policy Commission (the “Commission”) was created by New
York State in 1993 to oversee land use activities in the Central Pine Barrens area. One goal of the law
creating the Commission is to protect the Core Preservation Area through its Pine Barrens Credit Program.
Under the Long Island Pine Barrens Protection Act, new development in the Core Preservation Area is to
be redirected. The Credit Program maintains value in Core Preservation Area land by allowing development
potential to be transferred from the privately-owned parcel to another located outside the Core.

As an owner of land in the Core Area, you may benefit from participating in the Pine Barrens Credit Program.
The number of Credits you may be eligible to receive for your parcel will depend on its size and how it was
zoned (residential, commercial, etc.) for use in 1995, among other factors contained in the Commission’s
Comprehensive Land Use Plan that detail the operation of this Program. There is a private market for
Credits. They can be used by others who want to build outside of the Core Preservation Area and who need
these Credits to satisfy either town or Suffolk County Department of Health Services requirements for
building projects.

To find out how many Pine Barrens Credits to which you may be entitled, simply fill out the attached Letter
of Interpretation inquiry form and include a copy of your tax bill that is used to determine the acreage you
own. You will then receive from the Credit Clearinghouse a Letter of Interpretation (LOI) that will tell you
the number of Credits you may be eligible to receive. Obtaining a LOI does not bind or obligate you to do
anything else. If you decide to move forward and get Credits, you will then need to fill out some additional
paperwork and submit additional information related to your parcel and file a Conservation Easement on
your parcel, at which time you would be issued a Pine Barrens Credit Certificate. It should be noted that
once you receive Credits for your land, it is considered permanently preserved at that time and can no
longer be developed but can be used under the terms allowed in the easement. You will still own the land.

The Clearinghouse assists Credit owners with selling their Credits by identifying them on a registry that is
made available, through the Commission’s website, to developers and other individuals interested in
purchasing Credits. Recent average Credit prices have been around $142,000 per Credit in the Town of
Brookhaven and around $125,000 per Credit in all three towns. However it should be noted that most private
property owners have received less than a full Credit for their property due to its size and zoning. For further
information please review the enclosed Brochure and visit our website at:

https://pb.state.ny.us/our-work/credit-program-tdr/buying-and-selling-credits/

The Clearinghouse is providing you this information in the interest of enabling you to make a fully informed
decision regarding these circumstances. Please don’t delay and take a moment, right now, to fill out your

624 OLD RIVERHEAD RD., WESTHAMPTON BEACH, NY 11978
631-288-1079
http://www.pb.state.ny.us
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Letter of Interpretation inquiry form and return it with a copy of your tax bill to our office at 624 Old Riverhead
Road, Westhampton Beach, NY 11978. Credit prices change and the price is an average of recent sales,
not guarantee of a particular value.

The Pine Barrens Credit Clearinghouse is here to assist you. For more information on the Commission
please visit our website at https:/pb.state.ny.us/ or call us at (631) 288-1079 and we will be glad to answer
any questions you may have.

Sincerely,

]err17 TVzrc(1717

Jerry Tverdyy
Senior Environmental Analyst

Encl.

624 OLD RIVERHEAD RD., WESTHAMPTON BEACH, NY 11978
631-288-1079
http://www.pb.state.ny.us



PINE BARRENS CREDIT CLEARINGHOUSE

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

Date
Address

Re: Opportunity to Participate in the Pine Barrens Credit Program for SCTM#

Dear Property Owner,

You have been identified by our records as an owner of land located in the Core Preservation Area of the
Central Pine Barrens. We would like to make you aware as to how our Pine Barrens Credit Program may
benefit you.

The Central Pine Barrens Joint Planning and Policy Commission (the “Commission”) was created by New
York State in 1993 to oversee land use activities in the Central Pine Barrens area. One goal of the law
creating the Commission is to protect the Core Preservation Area through its Pine Barrens Credit Program.
Under the Long Island Pine Barrens Protection Act, new development in the Core Preservation Area is to
be redirected. The Credit Program maintains value in Core Preservation Area land by allowing development
potential to be transferred from the privately-owned parcel to another located outside the Core.

As an owner of land in the Core Area, you may benefit from participating in the Pine Barrens Credit Program.
The number of Credits you may be eligible to receive for your parcel will depend on its size and how it was
zoned (residential, commercial, etc.) for use in 1995, among other factors contained in the Commission’s
Comprehensive Land Use Plan that detail the operation of this Program. There is a private market for
Credits. They can be used by others who want to build outside of the Core Preservation Area and who need
these Credits to satisfy either town or Suffolk County Department of Health Services requirements for
building projects.

To find out how many Pine Barrens Credits to which you may be entitled, simply fill out the attached Letter
of Interpretation inquiry form and include a copy of your tax bill that is used to determine the acreage you
own. You will then receive from the Credit Clearinghouse a Letter of Interpretation (LOI) that will tell you
the number of Credits you may be eligible to receive. Obtaining a LOI does not bind or obligate you to do
anything else. If you decide to move forward and get Credits, you will then need to fill out some additional
paperwork and submit additional information related to your parcel and file a Conservation Easement on
your parcel, at which time you would be issued a Pine Barrens Credit Certificate. It should be noted that
once you receive Credits for your land, it is considered permanently preserved at that time and can no
longer be developed but can be used under the terms allowed in the easement. You will still own the land.

The Clearinghouse is on notice of an apparent parcel overlap condition which may affect title to this
parcel and the applicant's ability to encumber it with a conservation easement. This parcel overlap
condition was not created by the Commission or the Clearinghouse. Furthermore, this parcel
overlap condition must be resolved to both Commission’s and Clearinghouse's satisfaction before
a Pine Barrens Credit Certificate can be issued for this parcel.

The Clearinghouse assists Credit owners with selling their Credits by identifying them on a registry that is
made available, through the Commission’s website, to developers and other individuals interested in
purchasing Credits. Recent average Credit prices have been around $125,000 per Credit; however it should
be noted that most private property owners have received less than a full Credit for their property due to its

624 OLD RIVERHEAD RD., WESTHAMPTON BEACH, NY 11978
631-288-1079
http://www.pb.state.ny.us



size and zoning. For further information please review the enclosed Brochure and visit our website at:
https:/pb.state.ny.us/our-work/credit-program-tdr/buying-and-selling-credits/

The Clearinghouse is providing you this information in the interest of enabling you to make a fully informed
decision regarding these circumstances. Please don’t delay and take a moment, right now, to fill out your
Letter of Interpretation inquiry form and return it with a copy of your tax bill to our office at 624 Old Riverhead
Road, Westhampton Beach, NY 11978. Credit prices change and the price is an average of recent sales,
not guarantee of a particular value.

The Pine Barrens Credit Clearinghouse is here to assist you. For more information on the Commission
please visit our website at https:/pb.state.ny.us/ or call us at (631) 288-1079 and we will be glad to answer
any questions you may have.

Sincerely,

]erry TVer¢(1717

Jerry Tverdyy
Senior Environmental Analyst

Encl.

624 OLD RIVERHEAD RD., WESTHAMPTON BEACH, NY 11978
631-288-1079
http://www.pb.state.ny.us
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October 21, 2026

John Kelly

United States of America
General Services Administration
1800 F St NW

Washington, DC 20405
john.kelly@gsa.gov

RE: U.S. Coast Guard housing complex
739A Stewart Avenue, Westhampton
Town of Southampton, Suffolk County, New York
SCTM Number 900-308-4-1.1
Central Pine Barrens Core Preservation Area

Dear Mr. Kelly:

It has come to the attention of the Central Pine Barrens Commission that the subject
property may be sold, demolished and/or redeveloped. The property is located on
Stewart Avenue in the hamlet of Westhampton in the Town of Southampton in the CR
200 zoning district.

The property is approximately 14 acres. It is developed with housing formerly used by
the U.S. Coast Guard and is currently owned by the United States of America.

Please be advised that the property is in the Core Preservation Area of the Central Pine
Barrens. Activity on the property may be subject to the regulatory oversight of the
Central Pine Barrens Commission. Any proposals on the property should be referred to
this office to determine if the activity constitutes development pursuant to the
definitions in the Long Island Pine Barrens Protection Act of 1993 and the review
process in accordance with the Central Pine Barrens Comprehensive Land Use Plan.
Since the property is in the Core Preservation Area, if the proposal constitutes
“development activity,” the project sponsor or applicant may be required to submit a
core hardship application to the Commission, subject to Commission review and
jurisdiction.

Thank you for your attention, and please contact me at (631) 218-1192 with any
questions.

Sincerely,

Julie Hargrave
Interim Executive Director

cc: Sarah Lansdale, Suffolk County Department of Economic Development and Planning
Maria Moore, Southampton Town Supervisor


mailto:john.kelly@gsa.gov
http://www.pb.state.ny.us/

s|eoled xe|

an|g :en|g I oy pay

u8alo) :Usal9) ] czoz Slede1eaas
INd €0:¥€:C ‘9202/6/01

uoydwey)sap) ‘@nusAy Jemals uo BuisnoH pJenc) 1seo)




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

DRAFT

Draft Resolution
Central Pine Barrens Commission Meeting of October 21, 2026
SEQRA Lead Agency Coordination and
Schedule a Public Hearing for
The Meadows at Artist Lake
Development of Regional Significance Application
Middle Island, Town of Brookhaven
SCTM Numbers 200-379-1-3.1, -5.1 & -12

Present:

_, for the New York State Governor
_, Brookhaven Town Supervisor

_, for the Riverhead Town Supervisor
_, Southampton Town Supervisor

_, for the Suffolk County Executive

Whereas, on September 24, 2026, Nelson Pope & Voorhis, LLC (the Applicant)
submitted a Development of Regional Significance (DRS) Application to the Central
Pine Barrens Commission (the Commission) for The Meadows at Artist Lake (the
Project), and

Whereas, the Project is a change of zone to Planned Development District to
facilitate a mixed-use development project with residential and commercial uses
including 295 residential units, swimming pool and clubhouse, sewage treatment plant,
four restaurants, 104,000 square foot retail use, civic space, parking lots, an active
recreation park and natural open space, and

Whereas, the 74.25 acre Project Site is in the Compatible Growth Area on the
north side of Middle Country Road across from Artist Lake, west of Wading River
Hollow Road, east of Yaphank Middle Island Road, in the hamlet of Middle Island,
Town of Brookhaven (the Project Site). The property contains three parcels, two of
which were previously developed with a big box store which was demolished in 2016
and asphalt parking lot. The third lot is wooded with natural pine barrens vegetation, and

Whereas, the Project Site is identified as SCTM Numbers 200-379-1-3.1, -5.1
& -12 and it is within the A Residence 1 and J Business 2 zoning districts, and

Whereas, on October 13, 2026, the Town of Brookhaven Planning Board
coordinated SEQRA Lead Agency with the Commission and classified the Project as a
Type I Action, and

Whereas, the Commission is an Involved Agency pursuant to the SEQRA
regulations and defers Lead Agency to the Town of Brookhaven Town Planning Board,
and

Whereas, the Applicant submitted proof that an Application for a Change of
Zoning was received by the Town of Brookhaven on July 18, 2024, and

Whereas, the Municipal Code Ratification for Conformance with the Central
Pine Barrens Comprehensive Land Use Plan Amendments Final Resolution that was
adopted on August 21, 2024 states “Resolved, that any application to any municipality,
the state, or the Commission received on or before July 18, 2024 is to be reviewed under
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DRAFT

the Plan or municipality or state code as of that date and any application received on or after July 19,
2024 is to be reviewed under the Plan as amended or municipality or state code as modified to incorporate
the Plan amendments”, and

Whereas, the Commission will review and process the DRS Application pursuant to ECL Article
57 under the 2012 Comprehensive Land Use Plan Standards and Guidelines, and

Now therefore be it

Resolved, the Commission hereby sets a public hearing for the Project to be held at 2:30 PM on
Wednesday, November 18, 2026.

Record of Motion
Motion by:
Seconded by:

Yea Votes:

Nay Votes:
Absent:

Abstain:
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DEVELOPMENT OF REGIONAL SIGNIFICANCE APPLICATION
TRANSMITTAL LETTER

Dear Commissioners:

Please accept this package as an application for development review of the project known as
The Meadows at Artist Lake

9/23/2026 », Kenneth Breslin

Date Applicant’s Name

submitted on

This project is located within the Compatible Growth Area of the Central Pine Barrens as described
in Section 57-0107 of the New York State Environmental Conservation Law. I realize that this
proposal is a Development of Regional Significance and must meet the Standards and Guidelines
for Land Use as per the Central Pine Barrens Comprehensive Land Use Plan including the Final
Generic Environmental Impact Statement filed June 12, 1995.

I believe that this project meets all of the standards and guidelines, and appropriate supporting
documentation is included in this application. Please find below an explanation, and specific page
references to the accompanying support materials, showing consistency with the standards and
guidelines. I have also enclosed the required additional materials as noted below. [ understand that
it is important that I read the enclosed standards and guidelines thoroughly and that my application
may be considered incomplete if an explanation is not provided for each of the items described
therein and listed below.

In addition to the information noted above, the following requisite material has also been included
in this packet: (please check those items that are included)

[ A copy of any and all approvals that have been received to date

[l Three copies of the final approved map or site plan including any
required conditions or revisions.

[ Copies of other maps or data that document and support the
information presented in the attached forms.

[] Forms pursuant to the State Environmental Quality Review Act or
findings statement and supporting documentation (Environmental Assessment
Form, Draft and Final Environmental Impact Statements)

N/A A copy of the Suffolk County Planning Commission determination (if
applicable) regarding this application.

N/A Completed and Notarized Owner’s Affidavit (form attached) - only
required if the applicant does not own the property.

Page 2 of 11


Brianna Sadoski
Typewriter
N/A

Brianna Sadoski
Typewriter
N/A


[ understand that public hearing will be scheduled for this project once my application has been
deemed complete.

Digitally signed by Kenneth

Kenneth Breslin sresin

Date: 2026.09.23 17:09:11 -04'00"

(Applicant’s Signature)

Kenneth Breslin
(Applicant’s Name Printed)

I authorize the following individual to act as my agent throughout the review process for this
application. Please contact them with all information pertaining to this matter.

Charles J. Voorhis, CEP, AICP, Principal
Agent’s Name, Address and Phone Number:

Nelson, Pope & Voorhis, LLC

70 Maxess Road
Melville, New York 11747

>

N >
7z ;QA/"’
(A 77

(Ageﬁt’ s Signature)
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The Meadows at Artist Lake, Middle Island
Town of Brookhaven
DRS Application

DEVELOPMENT OF REGIONAL SIGNIFICANCE APPLICATION

PROJECT DATA SHEET

Applicant Information

Name David Orwasher, Breslin Realty

Address 500 Old Country Road, Suite 200, Garden City, NY 11530
Phone/Fax (516) 741-7400 (phone)

Agent’s Name Charles J. Voorhis, CEP, AICP; Principal

Address Nelson Pope Voorhis, 70 Maxess Road, Melville, NY 11747
Phone/Fax (631) 427-5665/(631) 427-5620

Project Information

Project Name

The Meadows at Artist Lake

Tax Map Number(s)

District 0200; Section 379; Block 1; Lots 3.1, 5.1 & 12

Street Location

Northeast of the intersection of Middle Country Road (NYS Route 25) and
Currans Road

Hamlet & Town

Middle Island, Brookhaven

Total Project Site Area

74.25+ acres

Existing Land Use

Pavement and disturbed areas associated with a former K-Mart development
in the southern portion of the subject property. The northern portion of the
subject property consists of undeveloped, wooded land, and the
southeastern portion of the subject property includes a recharge basin. A
0.87+-acre water body in this basin is a Town-designated wetland. See
existing conditions survey (Attachment A).

Present Zoning

The majority of the Subject Property is currently within the Town of
Brookhaven’s A-1 Residence zoning district, with the former K-Mart
development site within the J-2 Business zoning district.

Project Description

The Proposed Action seeks to change the zoning of the site to the Planned
Development District (PDD). As illustrated in the attached site plan drawings
(Attachment A), the proposed development involves six three-story buildings
in the southwestern portion of the subject property to include a total of 295
multi-family residential units, including 30 studio units, 90 one-bedroom units,
and 175 two-bedroom units. 10 percent of the units will be included as
workforce housing and 10 percent of the units will be included as affordable
housing, in accordance with Chapter 85 of the Town Code. 50 percent of the
units (148 units) will be age-restricted. Additionally, the proposed
development includes:

an 8,050-square-foot (SF) clubhouse with a pool as a resident amenity

in the south-central portion of the residential area

e 2 104,000-SF retail store in the central portion of the subject property
east of the residential development

® 2 6,925-SF building containing a £4,465-SF restaurant and a +2,460-SF
drive-thru restaurant in the southwest portion of the commercial area

e a5,153-SF building containing a £3,053-SF restaurant and a £2,100-SF

drive-thru restaurant in the southeast portion of the commercial area

WA NPV
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The Meadows at Artist Lake, Middle Island
Town of Brookhaven
DRS Application

e a 5,000-SF pump house/maintenance facility south of the recharge
basin, and a pump station within a maintenance building in the
southwest corner of the subject property

e 1,000 SF of civic space in the southeast portion of the subject property,
south of the recharge basin

e anon-site Sewage Treatment Plant (STP) in the eastern portion of the
subject property.

Commercial space and associated parking is provided in the south-central
portion of the overall subject property, while multi-family residential space is
situated in the southwest portion of the subject property. Additional accessory
areas include amenity areas, four tennis courts, central open space/meadows
with boardwalk and walking trails, a recharge basin/retention pond, and
parking and driveway areas. The remaining 28.8+ acres of the subject property
would remain undeveloped, wooded land, primarily in the northern portion of
the subject property with additional wooded areas to remain in the
southeastern portion of the subject property.

The layout of the proposed mixed use multi-family development would provide
attractive landscaping and meadow areas along Middle Country Road (NYS
Route 25) and Currans Road, and would be adequately screened from adjacent
residential uses. Access to the commercial areas would include a divided main
access drive with planted median in the southeastern portion of the subject
property along Middle Country Road (NYS Route 25), which includes an existing
traffic signal. An additional right-in/right-out access driveway to the
commercial space will be provided in the southeastern corner of the
commercial area, where the existing dog park entrance exists. A bus shelter is
proposed east of the main commercial access driveway, along Middle Country
Road.

The main access to the residential areas of the subject property would be via a
full access in/right-out only access point with security gate in the southwest
portion of the subject property along Middle Country Road, which leads to a
two-way loop with a fountain entrance feature, and access to all of the
residential buildings. A secondary entrance to the residential buildings would
be provided along the western side of the proposed development, along
Currans Road with a guard house. Access to the residential buildings would
also be provided from the commercial area in the southeastern corner of the
residential area, with a security gate leading to an additional two-way traffic
circle. The proposed project would contain 1,338 parking stalls including 238
land banked stalls, whereas 1,338 stalls are required. 40 of the proposed stalls
would be ADA-compliant, and 34 stalls of the proposed stalls would be
designated for electric vehicles (EV).

WA NPV
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The Meadows at Artist Lake, Middle Island
Town of Brookhaven
DRS Application

The STP is provided in the southeastern portion of the subject property for
treatment of sanitary wastewater from the proposed project. Potable water is
proposed to be supplied to the project by the Suffolk County Water Authority
(SCWA). Stormwater would be contained and infiltrated on-site via an on-site
recharge basin in the eastern portion of the subject property as well as green
infrastructure and leaching pools per Town requirements.

The existing access to the Town-owned park north of the subject property will
be removed under the Proposed Action; however, recreational improvements
on the Town-owned land will be funded by the Applicant and conducted at a
future date, subject to mutual approval between the Town and the Applicant.

The site is in the Central Pine Barrens Compatible Growth Area (CGA) and the
development is of a size that is defined as a Development of Regional
Significance (DRS) and therefore requires conformance with the Standards and
Guidelines of the Central Pine Barrens Comprehensive Land Use Plan (CLUP).
The proposal constitutes development pursuant to New York State Environmental
Conservation Law (ECL) §57-0107(13). Based on the project design, a total of
+45.52 acres of the site (61.2%) will be subject to clearing and grading
operations for the proposed project. This would ensure retention of 28.83
acres or 38.8% of the site in existing natural vegetation. Comparison of the
proposed project clearing to the allowable clearing based on the zoning that
applied in 1993-95 (66.8% maximum), and/or the allowable clearing for a
mixed-use project (65% maximum) finds that the project conforms to both of
these clearing limits.

Permit Information

(please note which permits or plans are required and why, if they have been received and as of what date)

SEQRA

In Progress: Expanded EAF (see Attachment B), prepared by Nelson Pope
Voorhis, dated September 2026

Town Permits

Change of Zone — Town Board

Chapter 81 Wetlands — Town Board

Site Plan — Planning Board

Wetland & Waterways Permit (Chapter 81) — Town PELM
Building Permits — Building Department

Site Plan Review — Town Fire Marshal

Project Plans Enclosed

(Attachment A)

State Pollutant Discharge Elimination System (SPDS) General Construction

NYSDEC Permit, Article 24 (slope stabilization within 100 feet of Artist Lake)
SCDHS Wastewater Disposal & Water Supply permits
SCPC NYS General Municipal Law Section 239 review/approval
Roadwork Permit — NYSDOT
Electrical Service Connection — PSEGLI
Other Water Supply - SCWA

DRS — CPBJPPC
NYS Highway Law 136 & NYS General Municipal Law 239f review — SCDPW
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624 Old Riverhead Road
Westhampton Beach, NY
11978

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

DRAFT

October 21, 2026

Robert Borrusso
Planning Division
Town of Brookhaven

1 Independence Hill
Farmingville, NY 11738

RE: 608 Middle Country Road, Middle Island
SCTM Number 200-402-1-18.12
Central Pine Barrens Core Preservation Area

Dear Mr. Borrusso:

On September 8, 2026, the Central Pine Barrens Commission received the site plan
application materials submitted to your office for the subject property. The
property is in the Core Preservation Area of the Central Pine Barrens.

Robert Klein, property owner of 608 Middle Country Road, was granted a Core
Preservation Area Hardship Waiver with conditions on October 15, 2025 for the
addition of a 1,450 square foot second story to the existing commercial building
and 12 parking stalls as depicted on the site plan prepared by MJK Architect, PLLC
last dated October 6, 2025.

Updated lighting fixtures and the relocation of one parking stall from the front to
an already cleared area in the rear of the building are depicted in the site and
grading plans prepared by MJK Architect, PLLC last dated April 10, 2026. There
are no substantial changes in the project.

The activity authorized by this letter does not expand the scope of prior
Commission approval. Please have the applicant continue to adhere to the
conditions set forth in the approval dated October 15, 2025. Please avoid areas to
remain natural and conduct this activity in areas that were planned to be 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.

If you have any questions, please contact me at 631-563-0307.

Sincerely,

Tara Murphy, Environmental Planner

cc:  Julie Hargrave, Interim Executive Director
John Milazzo, Counsel


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

608 Middle Country Road, Middle Island (SCTM # 200-402-1-18.12)

6/10/2025, 3:11:07 PM
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Murphy, Tara

Subject: RE: PLNSTP2337 608 Middle Country Road

From: Antoinette (Toni) Rivera <arivera@brookhavenny.gov>

Sent: Tuesday, September 8, 2026 12:08 PM

To: Peter Fountaine <pfountaine@brookhavenny.gov>; TRAFFICSAFETY <TRAFFICSAFETY@brookhavenny.gov>; Kerri
Mass <kmass@brookhavenny.gov>; Bruce Schaal <bschaal@brookhavenny.gov>; Brooke Kelsey
<bkelsey@brookhavenny.gov>; PB Hargrave, Julie <jhargrave@pb.state.ny.us>; Anthony Todaro
<atodaro@brookhavenny.gov>; Chris Mehrman <cmehrman@brookhavenny.gov>; Nicholas Spata
<nspata@brookhavenny.gov>; Melik Tariq <Melik.tarig@dot.ny.gov>; Steiger, Eric (DOT) <Eric.Steiger@dot.ny.gov>
<Eric.Steiger@dot.ny.gov>

Cc: Robert Borrusso <rborrusso@brookhavenny.gov>; Michelle DiBrita <mdibrita@brookhavenny.gov>

Subject: PLNSTP2337 608 Middle Country Road

CAUTION:

Good afternoon,

From: Robert Borrusso rborrusso@brookhavenny.gov
Planning Division

RE: Site Plan Application: 608 Middle Country Road, Log #: PLNSTP2337
Proposed 2nd story office addition within the same footprint of existing building
Location: 608 Middle Country Road, Middle Island

SCTM #’s: 0200 40200 0100018012, 0.43 acres

Please be advised that the Planning Board of the Town of Brookhaven has received an application for the above
referenced action. For your review and consideration, please find attached and linked application materials.

[ coordinated Review 608 MCR

The Planning Board would like to encourage your agency to make any comments or suggest mitigation measures,
particularly with respect to your areas of expertise and jurisdiction, which would enhance the utilization of this site or
provide additional protection to the community.

Your reply is kindly requested within 30 days of the date of this mailing to Robert Borrusso
rborrusso@brookhavenny.gov

Thank you for your continued cooperation. If you have any questions or need any further information, please contact
this Division.
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Town of Brookhaven
Long Island, NY

Application Summary Report

Application Number: PLNSTP2337

Application Type: Site Plan

Applicants: MJK Architect PLLC (Property Owner)

Primary Address: 608 MIDDLE COUNTRY RD MIDDLE ISLAND, NY 11953
Primary Parcel: 0200402000100018012

Associated Addresses:

Associated Parcels:

Application Information

Existing Conditions:

1. Are there existing covenants or restrictions affecting the premises for which the approval is
sought?

No

2. What is the name of the subdivision related to the project?
Middle Island

3. What is the subdivision lot number(s)?

18,012

4. What is the size (in acres) of the subject parcel(s)?

0.43

5. Is the project improved with any structures or signs?

Yes

6. If yes, what is the square footage of the existing structures?
1,796



7. Does the project conform to the lot area requirement?
Yes

8. What is the proposed zoning of the project, if applicable?
3/3

Environmental Conditions:

1. Is the project within 500 feet of any of the following: the boundary of any village or town,
any existing or proposed County or State Parkway, Thruway, Expressway, or highway, any
existing or proposed boundary of any County, State, or Federally owned land, any existing or
proposed place of public assembly?

No

2. Is the project within 100 feet of any freshwater or tidal wetland system?

No

3. Is the project within the Carmans River Watershed area?

No

4. |s the project within a designated Historic District or Historic District Transition Zone?

No

5. Is the project located within the New York State Hydrogeologic Sensitive Zone?

No

6. Is the project located within the New York State-designated Central Pine Barrens area?
Yes

7. Is there any Pine Barrens Credits being purchased?

No

Ownership and Legal Interests:

1. Does the owner/applicant own or have any interest in any contiguous property?

No

2. If Yes, list the SCTM numbers as additional locations

0200-402.00-01.00-018.012

3. Have you applied to the Suffolk County Health Department for approval for sanitary waste
for the proposed use?

No

4. Are there covenants or conditions being offered which would affect the use or development
of this property?

Yes

5. Is there an expediter associated with this application?

No

6. If yes, please provide the Town of Brookhaven Expediter registration number for the
individual.

Road and Site Disturbance:

1. Is the project located on an improved road?

Yes

2. Is the road Town maintained?

No

3. What is the total acreage of the proposed disturbed area?
0.07



4. Does the proposed property disturb more than one acre of land?
No
5. If yes, please list a Stormwater Pollution Prevention Plan number.

6. Are there excess materials to be removed for public improvement or drainage?
;l.oHow many cubic yards are being removed for public improvement or drainage?

g. Are there excess materials to be removed not for public improvement or drainage?
g.oHow many cubic yards are being removed not for public improvement or drainage?
0

Proposed Development:

1. Are there proposed structures or additions associated with this application?
Yes

2. If yes, what is the square footage of the proposed structures?

1,450

3. What is the scope of the proposed work?

2nd story office addition within the same footprint of existing building
4. How many units are being added?

0

5. Are there any variances being applied for?

No

6. If Yes, how many variances are being applied for?

0

7. If Yes, please describe the variances being applied for

8. Are there any waivers being applied for?

Yes

9. If Yes, how many waivers are being applied for?

1

10. If Yes, please describe the waivers being applied for.

Pine Barrens waiver. Pine Barrens Hardship Decision attached.
11. Are there any special permits being applied for?

No

12. If Yes, how many special permits are being applied for?

0

13. If Yes, please describe the special permits being applied for

Zoning and Public Hearings:

1. Is the project located within a designated Zoning Overlay District?
No

2. If yes, what Overlay District?

3. Was the project subject to a public hearing on a change of zone application within the last
12 months?



No
4. If so, list the change of zone number below

Adjacent Property Owners
1. Owner of property to the West

2. Owner of property to the East
3. Owner of property to the North

4. Owner of property to the North

Additional Details

1. Would you like to request Accelerated Review for your application? Please note that there
is an additional cost for this service. Refer to the department fee schedule for the exact
amount.



Timothy C. Hubbard
Member

Maria Z. Moore
Member

Daniel J. Panico
Member

Edward P. Romaine
Member

624 Old Riverhead Road

Westhampton Beach, NY

11978

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

Klein Core Hardship 1

Central Pine Barrens Commission
Meeting of October 15, 2025

Adopted Resolution
Klein Core Preservation Area Hardship Waiver
608 Middle Country Road, Middle Island, Town of Brookhaven
SCTM # 200-402-1-18.12

Present:

Ms. Juengst, for the Suffolk County Executive
Ms. DiBrita, for the Brookhaven Town Supervisor
Mr. Charters, for the Riverhead Town Supervisor
Ms. Moore, Southampton Town Supervisor

I. The Project

Robert Klein (the Applicant) owns property located at 608 Middle Country Road in
Middle Island, in the Town of Brookhaven within the Core Preservation Area of the
Central Pine Barrens. The 0.44 acre property (the Project Site) is developed with an
estimated 1,796 square foot one-story commercial building and shared parking lot
currently in use in the J Business zoning district.

The Applicant seeks to add a 1,450 square foot second story to the existing commercial
building for a total building area of 3,246 square feet and to expand an existing parking
lot to add 12 parking stalls (the Project). The parking lot expansion includes one asphalt
stall in the front of the building in the existing asphalt lot and 11 crushed limestone
stalls in the rear of the building.

Both locations for parking expansions require the removal of existing lawn area. The
rear lot expansion also includes the replacement of existing asphalt with crushed
limestone. The Applicant does not propose to clear existing natural vegetation, to retire
sanitary credits, or to change to the Middle Country Road access point associated with
the Project. No septic upgrade is proposed with the Project, though an area in the
existing asphalt parking lot is designated for 50% expansion of the current sewage
disposal system.

The Project will retain the existing conditions of 75% (0.33 acres) of cleared land and
25% (0.11 acres) to remain natural. The as of right sanitary flow for the Project Site is
132 gallons per day (gpd). The proposed building expansion will generate 194.76 gpd.
Based on materials submitted, the Project exceeds the as of right sanitary flow.

The Applicant requires approval from the Central Pine Barrens Commission because
the Project constitutes development and the Project Site is in the Core Preservation
Area as defined in Article 57 of the Environmental Conservation Law, where
development is to be prohibited or redirected absent Commission approval for a waiver
from such generalized prohibition. Details and specifications concerning the
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Applicant’s proposal are depicted on the Site Plan prepared by MJK Architect, PLLC last dated
October 6, 2025. The Applicant is represented by Maciej “Matthew” Kazubowski of MJK
Architect, PLLC.

11. The Act and the Commission

The New York State Legislature passed the Long Island Pine Barrens Protection Act (Act) and
codified it in Article 57 of the Environmental Conservation Law (ECL), which was signed into
law on July 13, 1993. The Act, among other things, created the Central Pine Barrens Joint Planning
and Policy Commission (Commission), to, among other things, oversee land use activities within
the specially designated Central Pine Barrens Area. In furtherance of its mission and in compliance
with the directives set forth in the Act, the Commission drafted the Central Pine Barrens
Comprehensive Land Use Plan (the Plan), which was adopted on June 28, 1995.

ECL §57-0107 defines development to be the “performance of any building activity, . . ., the
making of any material change in use or intensity of use of any structure or land. Without limitation
the following uses shall be taken for the purposes of this article to involve development . . . (b) a
material increase in the intensity of use of land or environmental impacts as a result thereof.” ECL
§57-0123 provides that “no application for development within the Central Pine Barrens area shall
be approved by any municipality, or county or agency thereof or the [Clommission . . . unless such
approval or grant conforms to the provisions” of the Plan and Environmental Conservation Law
Section. The Project constitutes development as defined in the Act.

I11. Materials Submitted to the Commission

On June 9, 2025, the Applicant submitted a Compelling Public Need Core Hardship Waiver
Application prepared by MIK Architect, PLLC with a written project description, an
Environmental Assessment Form Part I, ground photos, owner’s affidavit, 1983 ingress egress
agreement, survey prepared by Joshua R. Wicks PLS, and site plan dated March 20, 2025 prepared
by MJK Architect, PLLC.

On June 24, 2025, Commission Staff sent a letter to the Applicant requesting the application be
revised to an extraordinary hardship rather than a compelling public need, address all conditions
set forth to establish an extraordinary hardship, provide the total areas of existing and proposed
natural and cleared space , confirm if there is an increase in sanitary flow, and describe the proposal
to satisfy the requirements of Article 6 of the Suffolk County Sanitary Code for non-residential
development.

On July 9, 2025, the Applicant submitted an updated application packet with a written project
description and site plan dated June 27, 2025 prepared by MJK Architect, PLLC. The most recent
site plan, dated October 5, 2025, was received on October 7, 2025.

Iv. Public Process

On September 17, 2025, the Commission held a public hearing on the Project at which the

Commission reviewed the Staff Report and Exhibits prepared for the hearing and heard testimony
from the Applicant. The decision deadline was extended from October 7, 2025 to the regular
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Commission meeting on November 19, 2025. The hearing was closed and a one week written
comment period held open until September 24. No comments were received at the hearing or
during the extended comment period. A transcript of the hearing was received and distributed to
the Commission and posted on the Commission website.

V. The Project Site and Study Area

The Project Site is on the south side of Middle Country Road and is flanked by other commercial
buildings with parking lots to the immediate east and west. The Project Site is bound on the south
by a 15-acre wooded parcel owned by Suffolk County that contributes to a larger block of
contiguous open space in the Core Preservation Area of the Central Pine Barrens.

The Staff Report defined a Study Area which analyzed, in general, the land use and ownership of
property within a one-half mile radius of the Project Site. The Study Area is bisected by the
principal arterial east-west State Route 25, Middle Country Road, as classified by the New York
State Department of Transportation. This section of Middle Country Road acts as the boundary
separating the Compatible Growth Area to the north and the Core Preservation Area to the south.

Within the Study Area, there is a diverse mixture of land uses and zoning districts including
industrial, institutional, commercial, vacant, low-, medium-, and high-density residential. A mix
of town-, state-, and county-owned open space are distributed throughout the north and south sides
of the Study Area with a significant amount of contiguous publicly-owned open space on the south
side of Middle Country Road behind the Project Site.

VL Environmental Review and Other Required Approvals

The Project is a Type II Action pursuant to 6 NYCRR Part 617.5(c)(9) of the State Environmental
Quality Review Act (SEQRA). No further environmental review pursuant to the SEQRA
regulations is required.

Other agencies with jurisdiction will need to review and issue permits and/or approvals for the
Project to proceed. This includes the Town of Brookhaven for site plan and building permits and
the Suffolk County Department of Health Services (SCDHS) for Article 6 of the Sanitary Code
requirements. Mitigation measures related to the Project’s excess sanitary flow may be required
for SCDHS approval.

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 resources.
OPRHP replied by letter dated August 18, 2025 that, “no properties, including archaeological
and/or historic resources, listed in or eligible for the New York State and National Registers of
Historic Places will be impacted by this project.” Thus, the Project will not impact such resources.

VII.  History of the Project Site and Prior Commission Decisions
On February 7, 1996, the Commission approved a Compatible Growth Area Application of Aroya

and Brodbeck to develop a new 2,990 square foot medical office building in addition to the existing
office building for a total of 4,512 square feet on a Project Site comprised of two parcels totaling
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43,500 square feet with shared parking access. The Project Site included Klein’s subject parcel,
200-402-1-18.12, and the neighboring parcel to the west, 200-402-1-16.2. The Project is shown on
the site plan prepared by Fredrick Ercolino, last dated February 5, 1996. Both the site plan and
1996 resolution were in the Klein Staff Report presented at the September 17, 2025 public hearing
held by the Commission.

The new 2,990 square foot medical office building was built on the westerly parcel identified as
200-402-1-16.2 and included clearing of natural vegetation and drainage improvements. The
existing building on Klein’s subject parcel, 200-402-1-18.12, remained as-is, though the existing
parking lot received drainage improvements. No clearing of natural vegetation was included on
this side of the Project Site. The 1996 Commission approval did not contemplate future growth of
the new or existing buildings on the Project Site.

Please note the resolution incorrectly identifies the Project Site as 200-402-1-16.12 and 16.2,

though the site plan and additional process documents correctly identify the Project Site as 200-
402-1-18.12 and 16.2.

In 1993, upon the enactment of the Long Island Pine Barrens Preservation Act of 1993, the Project
Site was placed into the Compatible Growth Area. In 2014, New York State modified the Act
including boundary revisions, by which the Project Site was placed into the Core Preservation
Area.

Development in the Core Preservation Area is prohibited unless a hardship exemption is granted
by the Commission. The Applicant states the property was acquired in 2023 for commercial use
and requires expansion to accommodate the growing number of staff.

The Commission has reviewed similar exemption requests in the past. These matters include both
approvals and denials in the Commission decision history. Of five Core Preservation Area
Extraordinary Hardship Waiver Approvals relating to commercial or office building and parking
lot expansions, one project included a second-story addition to an existing building in the Core.

In 2010, the American Physical Society (APS) filed a second Core Hardship Waiver Application
for a 16,274 square foot second-story expansion to the existing 31,062 square foot commercial
office building on a five acre Project Site identified as 200-459-1-1.4. The first Core Hardship
Waiver was granted on December 12, 1994 for an extension of the existing office building with a
condition requiring future expansions to be accommodated vertically above the new addition.

The 2010 Project included clearing of 0.06 acres of natural vegetation (1.2% of the site) for 27
additional parking spaces and reconfiguration of the parking lot access points. The Project also
included the installation of a new septic system that exceeded the as of right flow by 985.5 gpd.

The Commission granted the waiver on July 21, 2010 with the finding that “APS has designed the
proposal in harmony with the project site’s physical surroundings and boundary constraints, with
minimal disturbance to existing natural vegetation to the greatest extent possible, and in
accordance with the condition imposed by the Commission in its 1994 Waiver resolution to
accommodate future expansions of the building on a vertical plane rather than expanding the
existing building laterally.”
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Condition four of the approval required the purchase and retirement of a minimum of 3.29 sanitary
wastewater credits at the SCDHS to comply with Suffolk County Sanitary Code Article 6.
Condition seven of the approval required restoration of 0.41 acres of previously disturbed area and
a Declaration of Covenants and Restrictions to protect a minimum of the restored site and existing
natural area for a total of 1.96 acres.

VIII. Commission Review of the Act’s Extraordinary Hardship Waiver Criteria and
Applicant’s Materials

In reviewing a Core Preservation Area Extraordinary Hardship Waiver Application, the
Commission is required to consider the criteria set forth in ECL §57-0121(10)(a) and (c) to
determine whether an applicant has established the existence of extraordinary hardship as
distinguished from a mere inconvenience, whether the requested relief is consistent with the
purposes, provisions of the Act, and if granted, would not result in a substantial impairment of the
resources of the Central Pine Barrens area. An applicant demonstrates, based on specific facts, that
the subject property does not have any beneficial use if used for its present use or developed as
authorized by the provisions of this article, and that this inability to have a beneficial use results
from unique circumstances peculiar to the subject property under certain conditions.

The Commission has considered the application, the Staff Report and Exhibits, transcripts of the
hearings, and its prior decisions and finds that Klein has demonstrated that an extraordinary
hardship exists.

The Applicant purchased the property in 2023 to establish a computer-based trading business and
explained that a hardship is imposed by the existing 1,796 square foot commercial building due to
the inability to accommodate the full staff of 26 in-person employees.

Based on legal office occupancy of 100 square feet per person, the current space can accommodate
a maximum of 17 workers. The nature of the business requires in-person attendance due to
“transactions confidentiality” and a rotating schedule is currently used for staffing the space. The
Applicant expressed that limited office space restricts current business activity and future
economic growth, thus hindering beneficial uses of the property.

The Applicant states the Project’s proposal for a second story addition does not affect neighboring
properties. The Commission finds the vertical expansion of the existing building, which existed
before the Act, is designed in harmony with the site’s physical boundary constraints and results in
no disturbance to the existing natural vegetation.

The Applicant states the inability to have a beneficial use results from unique circumstances
peculiar to the subject property which are not the result of any action or inaction by the Applicant
or the owner or their predecessors in title including any transfer of contiguous lands which were
in common ownership on or after June 1, 1993. The Commission finds that the Applicant has
demonstrated such criteria.

The Applicant states the Project will not be materially detrimental or injurious to other property or
improvements in the area in which the subject property is located, increase the danger of fire,
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endanger public safety or result in substantial impairment of the resources of the Core Preservation
Area. The Commission finds the Project’s lack of disturbance to natural vegetation and use of
already cleared areas demonstrates these criteria.

The Commission finds the waiver is consistent with the purposes, objectives or the general spirit
and intent of Article 57 as the Project Site was developed prior to the Act and current plans preserve
existing natural vegetation. The Applicant is receptive to additional site improvements if required
by the Town, as noted in the public hearing transcript. The excess sanitary flow as a result of the
building expansion requires mitigation at the county level.

The Commission finds the waiver is the minimum relief necessary to relieve the extraordinary
hardship on behalf of the Applicant to meet their needs and minimize adverse impacts on the
Project Site in the Core Preservation Area to the greatest extent practicable.

The Commission hereby determines the Hardship Waiver application, as submitted, satisfies the
criteria for a Core Preservation Area Extraordinary Hardship Waiver pursuant to New York State
ECL Article 57 §57-0121(10) for the reasons set forth in this resolution.

IX. Conclusion

Based on the foregoing and upon review of the application, the Commission hereby grants the
waiver requested by the Applicant. The Waiver is granted only for this specific project. No other
uses or development of the site in the J Business zoning category is permitted.

Aside from this Waiver, the Applicant must obtain any and all other permits and approvals from
other agencies including the Town of Brookhaven and SCDHS.

A condition of approval requires the Applicant to record a Declaration of Covenants and
Restrictions (C&Rs) on the property to protect 0.11 acre of the property and barring the
construction of any other structure(s) and uses on the property.

The Klein Core Preservation Area Hardship Waiver is approved, as per the site plan prepared by
MIJK Architect PLLC, last dated October 6, 2025, subject to conditions including:

1. The Waiver shall be valid for a period of five (5) years from the date of approval, and a
new application will be required after 5 years even for the same project and survey.

2. The Waiver is granted only for this specific Project. Implement the Project as depicted in
the site plan survey prepared by MJK Architect PLLC, last dated October 6, 2025.

3. Submit any updates in the Project if they occur. No substantial changes may occur without
Commission approval. If any changes occur in the Project, the Applicant must notify the

Commission and submit an amended application, subject to review and approval.

4. The Applicant must obtain additional permits and approvals, as required by law, prior to
commencement of activity related to the Project including Town of Brookhaven and
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Suffolk County Department of Health Services (SCDHS) review and approval, and any
other approvals and permit requirements that apply to the Project.

The Applicant must obtain SCDHS approval and forward a copy to the Commission prior
to site disturbance, including proof of compliance related to excess as of right sanitary flow
and Suffolk County Sanitary Code Article 6. Pursuant to Section 6.5.6 of the Plan, Pine
Barrens Credits may not be redeemed in the Core, therefore they cannot be used to satisfy
SCDHS sanitary requirements if required by SCDHS for this Project.

This site is not eligible for a credit allocation in the Pine Barrens Credit Program.

. No clearing or disturbance of trees or other natural vegetation present on the Project Site

shall occur, as confirmed by the Applicant. Install snow fencing along the tree line and
natural vegetation to protect the natural area during construction and remove snow fencing
post-construction.

The Applicant must submit a copy of the Declaration of Covenants and Restrictions
(C&Rs) granted to the Town to include the protection of the Project Site’s existing natural
vegetation, 0.11 acre. Ensure it includes no disturbance to natural vegetation for the Project
and does not permit the construction of any other structures and uses on the property.

. Within six months of completion of the Project and issuance of a Certificate of Occupancy,

the Applicant shall submit an As-Built Survey for the Commission’s file record.

Klein Core Preservation Area Hardship Waiver
Town of Brookhaven, SCTM # 200-402-1-18.12
Decision to Approve

Record of Motion:

Motion by: Mr. Charters

Seconded by: Ms. Juengst

In Favor: 4
Opposed: 0
Abstention: 0

CC:

Town of Brookhaven Department of Planning, Environmental, and Land Management
Suffolk County Department of Health Services
MIJK Architect, PLLC
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DRAFT

October 21, 2026

Yuliya Viola

Certilman Balin Attorneys

100 Motor Parkway, Suite 560
Hauppauge, NY 11788

RE: 599 Middle Country Road, Middle Island
SCTM Number 200-402-2-2
Central Pine Barrens Compatible Growth Area

Dear Ms. Viola:

On October 5, 2026, the Central Pine Barrens Commission received the updated
site plan materials for the subject property. The property is in the Compatible
Growth Area (CGA) of the Central Pine Barrens.

RA Middle Island LLC, property owner of 599 Middle Country Road, was granted
a CGA Hardship Waiver with conditions on July 16, 2025 for a zone change from
J Business 4 to J Business 5 and relief from the Vegetation clearance limit standard
(5.3.3.6.1) and Open space standard requirement, unfragmented open space and
habitat standard (5.3.3.6.2). The approved project reuses the existing 5,000 square
foot one-story commercial building, drive-through and parking lot with site
improvements on the 1.44 acre property, as depicted on the site plan prepared
Stonefield Engineering & Design last dated June 18, 2025.

Updated materials indicate the following changes:

e A recalculation of Gross Floor Area resulting in an increase from 5,097 to
8,267 square feet. No changes were made to the building footprint.

¢ An addition of use to include retail alongside the approved restaurant use.
Both uses are permitted within the J Business 5 zoning with Town and Planning
Board special permits.

¢ A widening of non-fertilizer dependent landscaped area between the drive-
through and northernmost parking spaces. This results in a slight increase in the
natural vegetation from 23% to 23.1%.

No additional clearing, fertilizer dependent vegetation, or increase in intensity of
use is proposed. There are no substantial changes to the project. Updates are
depicted in the site plan package including C-4, Site Plan, and C-10, Landscaping
Plan, prepared by Stonefield Engineering & Design last dated September 23, 2026.

The activity authorized by this letter does not expand the scope of prior
Commission approval. Please have the applicant continue to adhere to the
conditions set forth in the approval dated July 16, 2025. Please avoid areas to
remain natural and conduct this activity in areas that were planned to be disturbed
for the project, as per the Site Plan referenced in the Commission decision.


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

DRAFT

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.

If you have any questions, please contact me at 631-563-0307.

Sincerely,

Tara Murphy, Environmental Planner

cc: Julie Hargrave, Interim Executive Director
John Milazzo, Counsel
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yviolaicertilmanbalin.com
September 30, 2026

Via Email

Central Pine Barrens Joint Planning and Policy Commission
Attn: Ms. Julie Hargtave, Interim Executive Director

624 Old Riverhead Road

Westhampton Beach, NY 11978

RE: Request for Approval of Minor Modifications to the Site Plan
Applicant: RA Middle Island LLC

Premises: 599 Middle Country Road, Middle Island
SCTM: 0200-402.00-02.00-002.000
Our File No.: 11565.0008

Dear Ms. Jakobsen:

As you know, our firm represents RA Middle Island LLC, the applicant and property
owner, in connection with the above-referenced request. On July 16, 2025, the Central Pine
Barrens Joint Planning and Policy Commission (“CPBJPPC”) adopted Resolution granting the
Compatible Growth Area Hardship Waiver (“2025 Hardship Waiver”) for the subject site in
connection with the proposed development of an estimated 5,000 one-story Starbucks restaurant
with a drive-through, outdoor seating and parking lot. The subject site was previously utilized by
a bank and has been vacant since 2019.

Subsequently, the application for a change of zone from J Business 4 to J Business 5 for
the subject property was approved by the Town of Brookhaven. As negotiations with Starbucks
progressed, the applicant became aware that Starbucks only needs 2,462 square feet for its use. As
a result, we have made minor modifications to the site plan to allow for such change. It is important
to note that the overall building footprint has not changed and remains the same, and no additional
clearing or disturbance is proposed. Specifically, the following minor modifications were made to
the site plan:

- Given that Starbucks is projected to occupy 2,462 square feet, the second use was added,
which is retail sales that will occupy 1,197 square feet. The retail sales use is allowed in J
5 Business District via a Planning Board Special Permit. The Starbucks use is allowed in
J5 Business District via a Town Board Special Permit. Attached please find the revised site
plan.

10160974.1



Central Pine Barrens Joint Planning and Policy Commission
Attn: Ms. Julie Hargrave
September 30, 2026

Page 2

- The total Gross Floor Area has increased from 5,097 sf to 8,267 sf due to recalculations
of the Gross Floor Area for the basement, attic, porch, and staircase although the footprint
of the building has not changed. The original application noted 500 sf of basement area
and 0 sf of attic space. However, after recalculating the square footage for those areas using
the applicable definitions of the GFA for commercial spaces from the Town of Brookhaven
Code, the design professional’s calculations yielded a different result. The revised
breakdown is as follows: Starbucks Restaurant: 2,462 sf, Retail Use: 1,197 sf; Porch: 951
sf; Basement: 1, 096 sf; Attic: 2,349; Ground floor staircase: 212 sf,

- The amount of naturally vegetated area (which consists of area to remain natural and non-
fertilizer dependent vegetation) slightly increased from 23% (0.33 acres) to 23.1% due to
replacing concrete curb islands with landscaped islands and increasing the width of the
landscaped area between the drive through and the northemmost parking spaces among
other things.

Pursuant to the Long Island Pine Barrens Protection Act codified in Article 57 of the New

York Environmental Conservation Law (“NYECL”) and the Central Pine Barrens Comprehensive
Land Use Plan, the above-referenced modifications to the site plan do not constitute development.
Section 57-0107(13) of NYECL defines development as:

13. “Development” shall mean the performance of any building activity
or mining operation, the making of any material change in the use or
intensity of use of any structure or land and the creation or termination of
rights of access or riparian rights. Without limitation, the following
activities or uses shall be taken for the purposes of this title to involve
development as defined in this subdivision:

(a) achange in type of use of a structure or land or, if the
ordinance or rule divides uses into classes, a change from one class of use
designated in an ordinance or rule to a use in another class so designated;

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

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

(d) material alteration of a shore, bank or flood plain of a river,
stream, lake, pond, or artificial body of water;

(e) re-establishment of a use which has been abandoned for one year;

101609741



Central Pine Barrens Joint Planning and Policy Commission
Attn: Ms. Julie Hargrave

September 30, 2026

Page 3

(f) departure from the normal use for which development
permission has been granted, or material failure to comply with the
conditions of an ordinance, rule or order granting the development
permission under which the development was commenced or is continued.

It is submitted that the proposed modifications do not constitute development as defined in
Section 57-0107(13) of NYECL in that the proposed modifications neither represent a change from
one class of use to another class nor a material increase in the intensity of use of land.

The addition of a retail use, which is permitted in J 5 Business District via a Planning Board
Special Permit is merely a change in use in the same class because both uses - major restaurant use
with a drive through and retail sales use - are permitted in J 5 Business District via Special Permit,
and both uses are commercial uses contemplated within the existing J-5 zoning framework. As
such, the proposed modifications are minor and do not represent a conversion of the property from
one general type of class of land use to another one. Rather, the subject property will remain
devoted to commercial business use consistent with the purpose and character of the J 5 Business
District.

The proposed modifications are minor and do not represent a material increase in the
intensity of use of land or environmental impacts because the 2025 Hardship Waiver was approved
for a higher intensity use, such as a 5,000-square foot restaurant while the proposed changes
contemplate a reduction in the restaurant size to 2,462 sf and an addition of a 1,197 sf of retail use,
which is a less intensive use than a restaurant, resulting in lesser environmental impacts. Although
the gross floor area has increased, the physical footprint of the building has not changed, and no
additional land clearing or disturbance is proposed. Thus, the proposed modifications merely
represent the internal reallocation of the space within the same development envelope rather than
a material increase in the intensity of use of land or environmental impacts as a result thereof.

In light of the above, we respectfully request the CPBJPPC’s approval of the above-
referenced modifications to the site plan.

Your professional courtesies are greatly appreciated.

Very truly yours,

Yuliya Veiola

Yuliya Viola, Esq.

10160974.1



Central Pine Barrens Joint Planning and Policy Commission
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September 30, 2026

Page 4

cc:  John Milazzo (via email)
Tara Murphy (via email)

10160974.1
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624 Old Riverhead Road

Westhampton Beach, NY

11978

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

www.pb.state.ny.us

Central Pine Barrens Joint Planning and Policy Commission
Commission Meeting of July 16, 2025
Riverhead Town Hall

Adopted Resolution
599 Middle Country Road
Compatible Growth Area Hardship Waiver Application
599 Middle Country Road, Middle Island, Town of Brookhaven
Suffolk County Tax Map Number
200-402-2-2

Present: Ms. Juengst, for the Suffolk County Executive
Mr. Panico, for the Brookhaven Town Supervisor
Mr. Hubbard, Riverhead Town Supervisor

Ms. Moore, Southampton Town Supervisor

I. The Project, Application, and Project Site

RA Middle Island LLC, the Applicant, owns the 1.44 acre property located at 599 Middle
Country Road (NYS Route 25) in Middle Island, Town of Brookhaven in the Compatible
Growth Area (CGA) of the Central Pine Barrens. The property is in the J Business 4 Zoning
District. The Applicant is represented by Charles J. Voorhis, Nelson, Pope & Voorhis LLC.

The Project Site, identified as SCTM Number 200-402-2-2, is developed with an estimated
5,000 square foot one-story commercial building with a drive-through and parking lot. The
existing building was previously occupied by a bank and has been vacant since 2019. The site
was developed prior to the Long Island Pine Barrens Protection Act (the Act) and the 1995
adoption of the Central Pine Barrens Comprehensive Land Use Plan (the Plan). The site is
currently cleared to a limit of 93%, or 1.34 acres, and the remaining 7%, 0.10 acres, is natural
pine barrens vegetation. On July 16, 2025 the Applicant corrected the amount of existing
natural vegetation to 0.10 acre and the amount to be revegetated to 0.23 acre.

The Applicant requests a CGA Hardship Waiver for a change of zone from J Business 4 to J
Business 5 to allow a Starbucks restaurant to reuse and occupy the existing building with a
drive-through window. The Applicant seeks relief from the Vegetation clearance limit standard
(5.3.3.6.1) and Open space standard requirement, unfragmented open space and habitat
standard (5.3.3.6.2) described in the Plan. The standards permit a clearing limit of 60% (0.86
acres) and a minimum open space requirement of 40% (0.58 acres). The project proposes 77%
(1.11 acres) of cleared and developed area, and 23% (0.33 acres) of natural vegetation. The
total area of natural vegetation includes an existing natural area to remain undisturbed of 0.10
acres and 0.23 acres that will be revegetated with native species. The area to remain natural is
not considered open space. The Site Plan prepared by Stonefield Engineering & Design last
dated June 18, 2025, depicts the Project.

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, outlined
in the Plan and implemented in the Town Code, therefore a CGA hardship waiver is required.
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1I. 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 the “a change in type of use of a structure or land or, if
the ordinance or rule divides uses into classes, a change from one class of use designated in an ordinance
or rule to a use in another class so designated.” 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.

The Act provides the Commission jurisdiction to review and approve the hardship waiver. Development
must conform with the Plan’s Standards that became effective on July 19, 2024, or receive an extraordinary
hardship exemption to proceed.

1. The Project Site and Materials Submitted to the Commission

On April 4, 2025, the Applicant submitted to the Central Pine Barrens Joint Planning and Policy
Commission a CGA Hardship Waiver Application for the Project. The Application contained a project
description, review of Standards of the Comprehensive Land Use Plan, review of Town Law Section 267-
b, site plans prepared by Stonefield Engineering & Design dated March 7, 2025, notarized owner’s affidavit,
Full Environmental Assessment Form Part 1, and aerial photographs.

On May 30, 2025, the Applicant provided updated information including a summary of minor revisions and
updated site plans prepared by Stonefield Engineering & Design dated April 30, 2025.

On June 18, 2025, the Applicant provided additional information responding to the Commission Staff
Report presented at the public hearing on the same date. Updated site plans prepared by Stonefield
Engineering & Design dated June 18, 2025 were included.

IV. Public Process

On May 21, 2025, the Commission scheduled a public hearing for June 18, 2025. At the public hearing, a
Commission Staff Report with seven items, Exhibits A through G, were introduced into the record. The
Staff Report was made available to the Applicant prior to the meeting.

At the June 18 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 and the Applicant submitted additional information
addressing comments in the Staff Report on the same date, June 18. Updated Site Plans prepared by
Stonefield Engineering & Design dated June 18, 2025 were also received. A seven-day written comment
period was provided. No written comments were received.

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. The Study Area is bisected by the principal
arterial east-west State Route 25, Middle Country Road, as classified by the New York State Department
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of Transportation. It is bound on the west side by Bartlett Road and Middle Island Road on the east. The
northern boundary cuts through the residential communities of Birchwood at Spring Lake and Eagleview,
and the industrial operation of Roanoke Sand and Gravel Corp. The southern boundary extends to Fairway
Drive and includes parcels in both CGA and Core Preservation Area.

Land uses immediately adjacent to the site are commercial and residential with a car wash to the east of
Spring Lake Drive, a shared access driveway serving both commercial properties, and Oak Run at Middle
Island, a planned retirement community, to the north and west of the site.

Land uses within the Study Area include industrial, institutional, commercial, vacant, low-, medium-, and
high-density residential. A mix of town-, state-, and county-owned open space are distributed throughout
the north and south sides of the Study Area with larger contiguous space on the south side of Middle
Country Road in the Core Preservation Area. A mix of zoning districts are within the Study Area including
J Business, A and B Residence, Multifamily Residence, Planned Retirement Community, Light Industrial,
and Pet Cemetery Business District.

Several projects within the Study Area and just beyond its boundaries have been reviewed by the
Commission and received hardships. Approved CGA Hardship Waiver applications within the Study Area
include:

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

2. 5/18/2005 - Longwood Public Library (SCTM # 200-402-1-24.9 and 200-403- 1-3, 4). One
developed parcel and two undeveloped parcels approved for parking lot expansion and drainage
improvements.

3. 1/16/2013- Longwood Public Library (SCTM # 200-402-1-23.1, 24.9; 200- 403-1-3, 4, 17, 18).
Developed site approved for parking lot expansion and drainage improvements.

Approved CGA Hardship Waiver applications near the Study Area include:

4. 10/11/1995 - Mavis Development Corp. (SCTM # 200-378-3-49). Developed site approved for gas
station and convenience store with parking. Approximately one mile east of the Project Site.

5. 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. Approximately 0.70 miles east of the Project Site.

VL 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 April 25, 2025 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 Commission also requested information on the project’s potential impact on resources from the New

York State Natural Heritage Program. The response, dated June 27, 2025, states the Project Site is in “within
2.5 miles of a documented summer nonbreeding location of Northern Long-eared Bat (NLEB) (Myotis
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septentrionalis, state and federally-listed as Endangered)...the main impact of concern for bats is the
removal of potential roost trees.”

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. The Application

Pursuant to the Act, to determine whether an Applicant has demonstrated the existence of a hardship, the
Commission considers, among other things, the criteria set forth in New York State Town Law §267-b. The
Commission considers the criteria in ECL §57-0123(3)(b) and determines whether the Project is consistent
with the purposes and provisions of the Act and whether the Project will result in a substantial impairment
of the resources of the Central Pine Barrens area.

The Applicant states a reasonable return cannot be realized and the inability to secure a tenant since 2019
is due to changes in market demand for bank branches. The lack of income from the property is of economic
hardship with current annual real estate taxes of $46,409.11. New banks that have opened are smaller than
the existing building size and seven former banks within approximately eight miles of the Project Site
currently stand vacant or have been approved for drive-through restaurants.

The Applicant alleges the hardship relating to the property in question is unique and does not apply to a
substantial portion of the neighborhood because the site was developed prior to the adoption of the Plan.
The placement of the property in the CGA prevents the site from being utilized as a profitable commercial
business consistent with changing consumer needs of the community. The existing building, parking area,
and drive-through would allow the property to function as a profitable business without extensive
modifications to site configuration. The Project includes site improvements to more closely conform with
clearing and open space requirements, Standards 5.3.3.6.1 and 5.3.3.6.2.

The Application states the essential character of the neighborhood will not be altered if the request is granted
because it will remain a commercial drive-through in nature where traffic patterns and customer flow will
be consistent with the existing use. The conversion of impervious surface and sections of maintained lawn
to native vegetation along the western edge of the site, contiguous with neighboring open space, and along
the southern edge along Middle Country Road will not negatively alter the essential character of the
neighborhood and would rather help improve the essential character.

The Applicant maintains that the alleged hardship has not been self-created because the property was
developed prior to the adoption of the Plan and the placement of the site into the CGA limits the potential
for adaptation driven by consumer needs. A tenant has not been able to be secured since 2019 for the
existing use and the Project includes a change of use with minimal site disturbance and an improvement to
the natural condition of the Site.

VIII. 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.
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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. The Applicant will obtain any and
all applicable permits to conform with Standards of the Plan.

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 is a change of zone for the conversion of an existing commercial
building to a drive-through restaurant with a total of 30 indoor and outdoor seats.
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.

Standard 5.3.3.1.2 Sewage treatment plant discharge — The existing onsite
conventional septic system will be replaced with a new Innovative/Alternative
Onsite Wastewater Treatment System (I/A OWTS), therefore this standard is not
applicable.

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. The conformance of the Project with this standard is conditioned
on the Applicant satisfying SCDHS compliance with the Sanitary Code.

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. The conformance of the Project with this standard is conditioned
on the Applicant satisfying 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

No regulated wetland habitat exists in proximity to the Project Site and the site is not within
the Wild, Scenic and Recreational Rivers Permit Program (WSRR) jurisdiction. Therefore,
this section is not applicable.
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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 will be retained on the Project Site and managed through the
existing drainage system. A conversion of about 6,000 square feet of impervious
surface and maintained lawn to native vegetation will aid in on-site stormwater
recharge. The project involves ground disturbance of 0.26 acres and is not 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 does not include alteration of the existing drainage system aside from
the conversion of approximately 2,500+ square feet of impervious surface and
approximately 3,500+ square feet of maintained non-native landscaping to areas
revegetated with native species. 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 0.26 acres and is not subject to the
SPDES General Permit for Construction Activity requirements, therefore, this
standard is not applicable.

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% (0.86 acres) of the Project Site. The clearing
limit is based on the non-residential zoning category in Figure 5-1 of the Plan.
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The Project Site is currently cleared to 93% (1.34 acres). There is no clearing of
natural vegetation included in the Project. The Applicant is seeking relief from this
standard and proposes a reduction in clearing to 77% (1.11 acres). This exceeds
the clearance limit by 17% (0.25 acres).

The existing footprint of the building and parking lot will remain unchanged,
however approximately 6,000+ square feet of non-native landscaped and
impervious surface areas will be converted to areas revegetated with native
species.

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
53.3.6.1.1, 53.3.6.1.2, 53.3.6.1.3, 53.3.6.1.4, 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 April 4, 2025. For the reasons discussed, the benefits of the
Project outweigh any potential adverse impacts created by the Application.

Standard 5.3.3.6.2 Open space standard requirement, unfragmented open space
and habitat

The minimum open space requirement is 40% (0.58 acres) of the Project Site. The
minimum is based on the non-residential zoning category in Figure 5-1 of the Plan.

The Project utilizes the existing cleared areas for development and the footprint of
the building and parking lot will remain unchanged. Due to the site’s pre-existing
development prior to the adoption of the Plan, revegetation is required via self-
heal, active restoration with nursery stock, and/or transplantation activity methods.

The Project Site is 7% (0.10 acres) of natural area. There is no clearing of natural
vegetation included in the Project. The Applicant is seeking relief from the
minimum open space requirement of 40% and proposes mitigation for the lack of
open space by revegetating with native plant species on 16%, or 0.23 acres of the
Project Site. The revegetated area adds to the existing natural area of 7% (0.10
acres) that will remain natural and undisturbed. Therefore, the total Project Site
coverage of natural vegetation, existing and proposed, is 23% or 0.33 acres. The
area to remain natural is not considered open space.

The Site and Landscaping Plans prepared by Stonefield Engineering & Design,
last dated June 18, 2025 depicts the conversion of approximately 6,000+ square
feet of non-native landscaped and impervious surface areas to natural areas
revegetated with nursery stock.

The areas to be revegetated with native species are on the northern and western
edges of the site, contiguous with neighboring open space on parcel identified as
Suffolk County Tax Map Number 200-401-2-38.5. Native plantings will be used
throughout the site and on the southern edge along Middle Country Road. For the
reasons discussed, the benefits of the Project outweigh the adverse impacts created
by the Application.
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Once revegetation occurs, it must be protected in a Declaration of Covenants and
Restrictions (C&Rs) in accordance with Standard 5.3.3.6.5, Receiving entity and
protection for open space areas. The C&Rs will be prepared by the Applicant,
granted to the Commission and recorded in the Office of the Suffolk County Clerk.

Standard 5.3.3.6.3 Fertilizer-dependent vegetation limit

The maximum fertilizer-dependent vegetation limit is 15% (0.22 acres) of the
Project Site. The Landscaping Plan prepared by Stonefield Engineering & Design,
last dated June 18, 2025 depicts a reduction in fertilizer-dependent vegetation from
19% (0.28 acres) to 14% (0.20 acres), demonstrating conformance with Standard
5.3.3.6.3.

Standard 5.3.3.6.4 Native Plantings

The Landscaping Plan prepared by Stonefield Engineering & Design, last dated
June 18, 2025 depicts the use of native species of trees, shrubs and groundcovers
to be planted along the western and southern edges of the Project Site. Native
plantings along the existing parking lot islands, existing lawn areas and adjacent
to the existing building are also included. The Project conforms with Standard
5.3.3.6.4.

Standard 5.3.3.6.5 Receiving entity and protection for open space areas

An area of 23% (0.33 acres) of the site will be naturally vegetated, which includes
0.10 acres of existing natural area and 0.23 acres of area revegetated with native
species. The entire natural area will be protected in a Declaration of Covenants and
Restrictions granted to the Commission and recorded with the Suffolk County
Clerk.

2. Species and Communities of Special Concern

a.

Standard 5.3.3.7.1 Special species and ecological communities

The New York State Natural Heritage Program states the Project Site is “within
2.5 miles of a documented summer nonbreeding location of Northern Long-eared
Bat (NLEB) (Myotis septentrionalis, state and federally-listed as
endangered)...the main impact of concern for bats is the removal of potential roost
trees.” No clearing of natural vegetation is included in the project. An
improvement of natural vegetation on the site is expected with restored areas
contiguous to neighboring open space to the west. Therefore, this standard does
not apply and coordination with the New York State Department of Environmental
Conservation (NYSDEC) for this matter is not required.

Standard 5.3.3.7.2 Bird conservation and protection
The Site Plan prepared by Stonefield Engineering & Design, last dated June 18,

2025 notes existing light fixtures will be dark sky compliant, per town
requirements. The Project conforms with Standard 5.3.3.7.2.
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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 — Not applicable
2. Scenic, historic and cultural resources
b. Standard 5.3.3.11.1 Tall structures and scenic resources — Not applicable

IX. The Commission Review of the Act’s Extraordinary Hardship Criteria and Findings

The Commission has considered all of the 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 Applicant cannot realize a reasonable return in the current zoning, as demonstrated by financial
evidence. Changes in consumer needs have resulted in numerous bank branches within about eight miles
of the Study Area to sit vacant, some of which have been reused for drive-through restaurants. Adaptive
reuse of the developed commercial 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 building originally constructed prior to the Act and the Project will adaptively reuse
the existing building with no physical disturbance to the existing natural vegetation or expansion of the
facility. Revegetation of 0.23 acres of the site with native species is proposed as mitigation for the Project.

The Project will not alter the essential character of the neighborhood as it remains a commercial drive-
through in nature with traffic flow consistent with the existing use. Environmental improvements via
wastewater treatment updates and the conversion of asphalt and maintained lawn areas to native vegetation
is not found to have negative impacts to the character of the neighborhood, rather it will help improve the
neighborhood character.

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, which placed the site
within CGA boundaries.

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
reuse of a previously cleared and developed commercial parcel within the CGA while also providing
improvements to the wastewater system and natural conditions of the site.

X. Conclusion
The Commission determines that the Project as depicted in the Site Plans prepared by Stonefield

Engineering & Design dated June 18, 2025 complies with Standards outlined in the Plan, except for
compliance with Standards 5.3.3.6.1 and 5.3.3.6.2. The Commission finds that the Applicant has established
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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. Suffolk County Department of Health Services approval for Article 6
2. Suffolk County Department of Health Services for Articles 7 and 12
3. Town of Brookhaven zone change, site plan approval, and any other approvals

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

2. Approval of a waiver for the development of the site is granted where upon completion, 77% (1.11
acres) of the site will remain cleared for the Project and 23% (0.33 acres) of the Project Site
coverage will be in natural vegetation, as per the Site Plan and Landscaping Plan prepared by
Stonefield Engineering & Design last dated June 18, 2025.

a.  Within six months of revegetation, submit an ‘As Built’ survey to confirm the list and
locations of plantings that were installed. Minimal substitutions with native species are
acceptable. Significant changes require review.

b. Guarantee 85% survival of plantings for three years.

c. Remove and replace dead, dying and diseased plants during the three-year guarantee period
as necessary.

d. Monitor and control invasive species in the revegetation area. Invasive plants shall be
removed by hand with non-chemical methods.

e. Monitor the area and submit to the Commission an annual narrative report for three years
concerning the status and success of the revegetation. Color photographs shall be included
and taken from the same viewpoint each year to show progression.

f. The revegetated area must be permanently protected and included in the covenants and
restrictions for the site including in the event the Property changes ownership, use and/or
is redeveloped.

g.  Submit proof of recording within six months of revegetation.

3. Declaration of Covenants and Restrictions (C&Rs). Prepare draft C&Rs for review and approval
by the Commission. The C&Rs will be granted to the Commission. The C&Rs will restrict
additional development, changes in use, increases in density or intensity on the Project Site. Once
approved, record in the Office of the Suffolk County Clerk.

a. Protect 0.33 acres of natural area of the site.

b. No disturbance to existing natural vegetation to remain.

c. No construction of structures and uses or changes of use on the property other than what is
approved in this decision.

d. Revegetated areas shall be considered “natural vegetation” and shall not be considered
“cleared” or “previously cleared” land hereafter.
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Prior to application to the Town for Certificates of Occupancy, the Applicant must certify to the
Commission that revegetation is complete and that Commission conditions have been fulfilled.
The Applicant may not request Town Certificates of Occupancy until written verification from
Commission staff has been received stating that the revegetation is complete and that Commission
conditions have been fulfilled. Submit a letter to the Commission office within one month after
completion.

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
Commission review discretion.

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

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 the 599 Middle Country Road Compatible Growth Area Hardship Waiver
599 Middle Country Road, Middle Island, Town of Brookhaven
Project Site Suffolk County Tax Map Number 200-402-2-2

MOTION BY: Mr. Panico
SECONDED: Mr. Hubbard

VOTE:
YES: 4

NO: 0
ABSTAIN: 0

DATE: July 16, 2025

CC:

Suffolk County Department of Health Services

Town of Brookhaven Supervisor

Town of Brookhaven Town Clerk

Town of Brookhaven Planning Environment and Land Management
Nelson, Pope, & Voorhis, LLC
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624 Old Riverhead Road
Westhampton Beach, NY
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Phone (631) 288-1079
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DRAFT

October 21, 2026

Justin Lacorte

Senior Environmental Science and Planning Analyst
PSEG Long Island

999 Stewart Avenue

Bethpage, NY 11714

email: Justin.lacorte@psegliny.com

RE: PSEG-LI Notification of work on Peacock Path in East Quogue
Central Pine Barrens Compatible Growth Area

Dear Mr. Lacorte:

On October 1, 2026, the Central Pine Barrens Commission received a letter
notifying the Commission of the subject proposal. Maps of the location of proposed
work were submitted on October 6.

PSEG-LI proposes to install two splice boxes and replace and relocate 220 feet
of underground distribution cable. Work for this proposal is located in the mowed grass
right of way of Peacock Path in East Quogue in the Compatible Growth Area.

As proposed, the activity appears to constitute “non-development” pursuant to
New York State Environmental Conservation Law Article 57 Section 57-0107.13(ii)
which states, “Work by any utility not involving substantial engineering redesign for
the purpose of inspection, maintenance or renewal on established utility rights of way
or the likes,”... No further review from this office is required.

No trees or other natural vegetation will be removed to perform the activity. If
the activity changes, including the need to remove trees, please notify this office and
forward the updated information for Commission review prior to implementation as the
revised project may constitute development.

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, Counsel


mailto:email:%20Justin.lacorte@psegliny.com
http://www.pb.state.ny.us/

PSEG Long Island

175 E. Old Country Road
Hicksville, NY 11801

& PSEG %

We make things work for you.

September 30, 2026

Ms. Julie Hargrave

Principal Environmental Planner

Central Pine Barrens Joint Planning and Policy Commission
624 Old Riverhead Road

West Hampton Beach, New York 11978

Re: PSEG Long Island Peacock Path, East Quogue
Underground Distribution Replacement Project Notification Memo

Peacock Path; Hamlet of East Quogue, Town of Southampton,
Suffolk County, New York

Ms. Hargrave,

PSEG Long Island, as agent for the Long Island Power Authority, is notifying the Pine Barrens
Commission regarding work proposed within the Compatible Growth Area (CGA) of the Pine
Barrens.

The Proposed Action includes the installation of two (2) splice boxes and the replacement and
relocation of 220 feet of underground (UG) distribution cable located on Peacock Path, in the
hamlet of East Quogue. The existing UG cable is located within the roadway and will be relocated
east to the grassy shoulder directly adjacent to the existing location. The existing underground
distribution cable will be abandoned.

The entire project is located within the CGA of the Pine Barrens. All work to be conducted within
the CGA will occur within paved roadway right-of-ways, concrete sidewalks, or vegetated areas
directly adjacent to the existing roadway and maintained roadside. Minimal vegetation removal
and/or trimming may be required for the installation of the underground cable and splice boxes.
Any disturbed areas will be reseeded with appropriate native vegetation, consistent with native Pine
Barrens vegetation.

The Proposed Action will not result in removal of trees or changes to existing land use. As per ECL
57-0107 (13)(i) and (v), the above described activities do not constitute development and no further
review is required.

Should you have any questions or require additional information, please do not hesitate to contact
the undersigned at (631) 428-2986 or via email at Justin.LaCorte@psegliny.com.



mailto:Justin.LaCorte@psegliny.com

PSEG Long Island

175 E. Old Country Road
Hicksville, NY 11801

& PSEG %

We make things work for you.

Regards,

Justin LaCorte

Licensing & Permitting, Senior Environmental Science and Planning Analyst
Encl.

Cec: Christopher Kiernan (PSEG Long Island)

Kara J. Krueger (PSEG Long Island)
Daniel Rogers (PSEG Long Island)
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PSEG LONG ISLAND PEACOCK PATH, EAST QUOGUE N
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Sources: ESRI Web Map Server, 2018; 1 inch = 50 feet
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DRAFT

October 21, 2026

Danny Recine

Property Manager

Country Pointe Meadows

1 Country Pointe Drive
Yaphank, New York 11980

RE: Request to cut two pitch pine trees at Country Pointe Meadows, Yaphank
Central Pine Barrens Compatible Growth Area

Dear Mr. Recine:

On September 11, 2026, the Central Pine Barrens Commission office received your request to
remove two trees that appear to be dead or dying that are adjacent to the facility’s pickleball
courts and walking path and that may pose a public safety hazard. The letter from Bartlett Tree
Experts forwarded to this office confirmed that the subject trees are impacted by Southern Pine
Beetle. The property is in the Central Pine Barrens Compatible Growth Area.

The Country Pointe Conservation Easement is one of several easements that were required in
the Commission’s decision on the Development of Regional Significance project known as The
Meadows at Yaphank Planned Development District approved on October 19, 2011. The trees
are in an area protected by a Conservation Easement recorded on December 22, 2016.

Following up on your request, Commission staff performed an inspection on August 31. Staff
observed discoloration on the bark of the trunk and dropping pine needles. Other trees in the
vicinity appeared healthy. This determination is not an evaluation of the risks, if any, to the
community and posed by vegetation on the site. The Commission makes no representations to
the same as it only assessed the area identified by your request. The Commission is not
qualified to make such a determination.

Please be advised, despite the presence of a potentially hazardous condition, the timing of
cutting and removing trees may be restricted to seasonal periods to protect the Northern Long-
eared Bat, a New York State and Federal listed Endangered species. Please consult with the
office of NYSDEC Region 1 to adhere to protective guidelines and requirements for this and
other listed species and regulated habitats on the property. Typically, when tree cutting is
necessary and no immediate threat is present, the tree cutting window to protect this species and
its habitat is after December 1 and before March 1 of any given year.

The Commission authorizes the immediate feeling of trees that represent public safety hazards.
If time allows, please coordinate tree cutting requests with the NYSDEC for permission to cut
trees and a certified arborist if necessary to confirm tree health and condition.

No authorization is provided in conjunction with this request to disturb trees or other natural
vegetation in natural areas where no safety concerns are present. Thank you for your attention,
and please contact me at (631) 218-1192 with any questions.

Sincerely,

Julie Hargrave
Interim Executive Director

cc: John C. Milazzo, Counsel to the Commission
New York State Department of Environmental Conservation Region 1
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TOTAL COMMUNITY MANAGEMENT CORP.

2375 Bedford Avenue
Bellmore, NY 11710
{516) TCM-9700

(5186) 826-9700

Fax: (516) 826-3937

September 11, 2026

Central Pine Barrens Commission

624 0Old Riverhead Road

Westhampton Beach, NY 11978

Attn: Julie Hargraves, Policy and Planning Manager

Dear Ms. Hargraves,

The Country Pointe Meadows Homeowners Association Inc. Board of Directors (“HOA Board”) has been made
aware of a pine trec located along the boundary of the Central Pine Barrens Easement Area that presents a
potential safety concern to residents and guests of the community.

The tree appears to be in declining condition and is believed to be dying as a result of an infestation of pine bark
beetles. The tree is located adjacent to a walkway that is regularly used by residents and is also in close proximity
to the community’s sports courts. Due to the tree’s apparent declining condition and its location, the HOA Board is
concerned that should the tree fall or lose a large limb, it could pose a significant hazard to individuals using the
walkway or participating in activities on the sports courts.

Please see the attached photograph of the tree in question, which illustrates its location in relation to the walkway
and sports courts.

As per the Conservation Easement filed for this community for said area, enclosed herein, it is the HOA Board’s
understanding that the philosophy of the Pine Barrens Central Joint Planning and Policy Commission with regard
to any clearing of vegetation within the protected areas is that no clearing of any vegetation (assuming trees are
included) is permitted “unless such vegetation poses an immediate threat to public health and safety.”

We are reaching out to you for guidance as to whether you would agree that this situation meets the necessary
criteria and whether the HOA Board may proceed with having the tree removed in order to eliminate the potential
safety hazard.

Thank you on behalf of the Board of Directors of Country Pointe Meadows Homeowners Association Inc. for your
assistance in this matter. Please contact the undersigned if you have any questions.

Sincerely,

Lo
Daffny Recine
Property Manager
Country Pointe Meadows Homeowners Association Inc.
1 Country Pointe Drive
Yaphank, NY 11980
631-775-6700









CONSERVATTON EASEMENT
THIS INDENTURE, made this 31 y+day of 3¢ / . 2074,

Witnesseth:

WHEREAS, Rose-Breslin Associates LLC ( “Rose-Brestin”), having its principal address at One
Executive Boulevard, Yonkers, New York 16701, owns 333.46 acres of real property located in
the Hamlet of Yaphank, Town of Brookhaven, County of Suffolk and State of New York as more
particularly described on Exhibit “A” annexed hereto and made a part hereof (the “Overall
Property”); and

WHEREAS, the Central Pine Barvens Joint Planning and Policy Commission (the “Commission™),
having offices at 624 Old Riverhead Road, Westhampton Beach, New York 11978, was created
pursuant to the Long Island Pine Barrens Protection Act of 1993 codified in New York State
Environmental Conservation Law Article 57 (“Article $7"); and

WHEREAS, the Overall Property is located within the Central Pine Barrens ares, as bounded and
described In Article 57 (the “Central Pine Barrens™); and

WHEREAS, the Commission adopted the Central Pine Barrens Comprehensive Land Use Plan (the

“Plan’™) pursuant to Articie 57 and has jurisdiction over certain activities within the Central Pine
Barrens; and

WHEREAS, Rose-Breslin, pursuant to Article 57 and the Plan, applied to the Commission for a
review of its proposal to develop the Overall Property with approximately 850 residences of
various types and 1,032,500 square feet of non-residential spaces under the Town of
Brookhaven's Planned Development District zoning ordinance (the “Proposed Action™), as the
Proposed Action is considered a development of regional significance; and

WHEREAS, the Commission, on December 21, 2011 , adopted an Amended Statement of Findings
and a final Resolution (the “Findings and Resolution™) annexed hereto as Exhibit “B”, which

approved the Proposed Action and required Rose-Breslin to undertake certain activities on the
Overall Property, and

WHEREAS, the Findings and Resolution conteined cerizin terms and conditions which required

Rose-Breslin grant to the Commission s Conservation Easement to protect as natura! space no
less than 118.04 acres of the Overall Property; and

WHEREAS, Rose-Breslin has offered to protect as natural space the 112.83 acres identified in
Exhibit “C” the Final GEIS Conceptual Master Plan as “Wooded Areas (to remain)” attached
hereto and made a part hereof and 521 acres on the Dorade Whispering Pines Waste Water
Treatment Plant propecty also a part of the Overall Property; and

WHEREAS, Rose-Breslin and the Commission agree that Rose-Breslin may convey onto the
Commission more than one Conservation Easement to satisfy Rose-Breslin's obligation to
protect no less than 118.04 acres of the Overull Property as natural space; and




WHEREAS, Rose-Breslin wishes to grant to the Comuniasion this Conservation Easement for the
4.85 acre portion of the Existing Natural Area identified and described in Exhibit “D” attached
hereto (the "“Protected Property”) pursuant to Article 49, Title 3 of the Environmental
Conservation Law (the “ECL"), or its similar successor statute. This Conservation Easement is
Intended to comply with the ECL, as may be amended from time to time.

NOW, THEREFORE, Rose-Breslin, for and in consideration of the facts above and hereinafter
recited including, but not limited to, the Findings and Resolution and the mutal covenants,
terms, conditions and restrictions hereinafier contained, does hereby grant, transfer, bargain, seli
and convey unto the Commission, its successors and assigns forever this Conservation Easement
in gross in perpetuity over the Protected Property consisting of:

L. The right of visual access to and view of the Protected Property in its natural, scenic and opsn
condition.

2. Rose-Breslin’s forbearance from taking any of those actions constituting development pursuant to
Articte 57, and Rose-Breslin's forbearance from operations or uses pursuant to Article 57 uniess such
operations or uses are otherwise expressly reserved herein,

3. (8) The right of the Commission, its respective agents, emplayees or other representatives, to
enforce this Conservation Easement in an action at law or in equity ot both

(b) The right of the State of New York, the County of Suffolk, The Town of Brockhaven in or
their respective, agents, employees or other representatives, exercising a third party enforcement
right, to enforce this Conservation Easement In an action at law or in equity or both.

Enforcement pursuant to (a) and {b) herein abave shali not be defeated because of any subsequent adverse
possession, taches, estoppels or waiver. The Commission or any party with a third party enforcement
right or their respective agents, employees or other representatives shall be permitted access, and if
DECessary, to cross other lands retsined by Rose-Bresiin, and to enter upon the Protected Propexty for ths
purpose of inspection in order to enforce and assure corapliance with the tens and conditions herein
contained. The Commission, its agents, employees or other representatives, agree to give Rose-Breslin
reasonable advance notice of its intention to enter and inspect the Protected Property and such entrance
and inspections shall be in a reasonabie manner and et reasonable times unless an emergency condition
exists on the Protected Property requiring immediate inspection.

Covenants

Rose-Breslin makes the following covenants on the Protected Property subject to this Conservation
Easement on behalf of itself, its successors, heirs and assigns, lessess, personal representatives and
other succeasors-in-interest, which covenants shall run with and bind the Protected Property in
perpetuity:

(8) No structures of any kind or description shall be constructed, erected, maintained or
moved onto or within the Protected Property;

(b) No topsoil shall be removed from the Protected Property, nor shall sand, gravel, peat
or other minerals be placed thereon or removed therefrom for any purpose, and the
natural contours and subsurface conditions of the Protected Property shall remain
generaily undistwrbed;




(c} The Protected Property shali remain in its natural state;

(d) There shall be no construction activity, alteration of vegetation or changes in
topography, no development as defined by Article 57 and no operations or uses not
constituting development pursuant to Article 57 nor in the Protected Property:

(e) There shall be no sioring, dumping, discharging or placing of any substance in or on

the Protected Property in contravention of any applicable federnl, state or local law of
ordinance; and

(f) No clearing of vegetation and vegetation currently existing on or in the Protected

Property shail be removed from the Protected Property unless such vegetation poses
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I. Rose-Breslin grants the Commission, the Council, the State of New York, the County of
Suffolk, the Town of Brookhaven or their respective agents, employees or other
representatives a right to enforce cach and every term of this Conservation Easement in an
action at law or in equity or both. Enforcement pursuant to this Paragraph shall not be
defeated because of any subsequent adverse possession, laches, estoppel or waiver.

2. The Commission shail have the independent right to inspect the Protected Property for the
purpose of assuring that Rose-Breslin or any successor thereof is not in violation of any of
the terms or conditions of this Conservation Easement, such inspection to be by prior
arrangement with and at the reasonable convenience of Rose-Breslin. The Commission may
inspect the Protected Property at other times if it has reasonable cause to believe a substantial
violation of this Conservation Easement is being undertaken or has occurred.

Reserved Rights

Notwithstanding any of the foregoing provisions 1o the contrary and as expressly limited herein,
Rose-Breslin reserves the following rights:

l. The right of exclusive possession of the Protected Property;

2. The right 10 use the Protected Property consistent with the terms of the Findings, the
Resolution and this Conservation Basement;

3. The right to sell, bargain, gift or otherwise convey the Protected Property, or any portion or
portions thereof, subject to the terms of this Conservation Easement. Rose-Breslin, upon the
sale, gifi or other conveyance of its fee interest in the Protected Property, shall have no
further obligations or fiebilities under this Conservation Easement. Rose-Breslin shall
promptly notify the Commission of a conveyance of interest in the Protected Property,
including the full names and mailing addresses of all grantees, and the individual principals
thereof, under any such conveyance. The instrument of such conveyance shall specifically
set forth that the interest thereby conveyed is subject to this Conservation Easement, without
modification or amendment thereof, and shall incorporate this Conservation Easement by
reference. The failure of any such instrument to comply with the provisions hereof shall not
affect the Commission’s rights hereunder,

Rights of the Public




I. Nothing contained in this Conservation Easoment shall give or grant (o the public o right to
enter upon of use the Protected Property o'r"ihlqg_n_ig_n_mm Protecied Fropérty shall
TSt be apen or avallable to the public for general or park use by reason of this Conservailon
Puggient, bit instead sha'T remain at all #7785 in Ro#@Breslin's exclusive possession and
subject 1o Rose-Breslin's unquatified W‘mm ¢ all others therefrom by any and all
lawful means, except as specificalty set forth hervin. = '

2. All rights, interest and privileges of Rose-Breslin in the Protected Property not specifically
granted to the Commission herein shall remain and reside in Rose-Breslin.

Miscellaneous

. The parties hereto understand and agree that ali terms and provisions of ECL Article 49, Titte
3, as may be amended from time to time, shall govern this Conservation Easement.

2. This Conservation Easement embodies and constitutes the entire understanding between the
parties with respect to the transaction contemplated herein, and all prior agreements,
understandings, representations and statements, oral or written, are merged into this
Conservation Easement. Neither this Conservation Easement nor any provisions hereof may
be waived, modified, amended, discharged or terminated except by an instrument signed by
the parties hereto and then onty to the extent set forth in such instrument.

3. In the event any portion of this Conservation Easement shall be declared by any coun of
competent jurisdiction to be invalid, illegal or unenforceable, such portion shail be deemed
severcd from this Conservation Easement and the remaining parts hereof shall remain in full

force and effeet, as fully as though such invalid, illegal or unenforceable portion had never
been part of this Conservation Easement.

4. The parties acknowledge that each party and its counsel has pacticipated in the drafting of
this Conservation Easement and the parties hereby agree that the normal rule of construction
to the effect that any ambiguities are to be resolved against the drafting party shall not be
employed in the interpretation of this Conservation Easement.

5. This Conservation Easement may be modified only in writing signed by both Rose-Breslin
and the Commission, or their successors, hairs, representatives or assigns. Rose-Breslin and
the Commission acknowledge and agree that circumstances could arise which would justify
the modification of certain terms and conditions contained herein. Therefore, the
Commission and Rose-Breslin shall mutually have the right, in their sole discretion, to agree
to amendments to this Conservation Easement, which amendments shall not be inconsistent
with the basic purpose of this Conservation Easement, provided, however, that the
Commigsion shall have no right or power to agree to any amendment hereto that would result
in this Conservation Easement failing to qualify as a valid conservation easement under ECL
Article 49 Title 3 as the same may be hereafter amended.

6. This Conservation Easement can be terminated only in accordance with the law of the State
of New York applicable to the termination of easements and covenants running with the land.

7. The terms, conditions, restrictions and purpose of this Conservation Easement shall continue
as a servitude running in perpetuity with the Protected Property and shall be incorparated by
reference in any subsequent deed or other legal instrument by which Rose-Breslin divests
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itself of any interest in the Protected Property or any portion thereof. All references herein to
Rose-Breslin shall also refer to eny and al} successors-in-interest.

8. This Conservation Easement shall be deemed notice to all future owners of their obligation 1o
comply with the terms and conditions of the Approval with respect to their activities in or
around the Protected Property.

9. Any notices required under this Conservation Easement shall be in writing. Notices shall be
given cither by personal delivery or by a nationally recognized ovemight delivery service
(i.e. Federal Express) at the addresses first set forth sbove. Notices shall be deemed given
upon receipt or first refusal of delivery.

10. Roge-Breslin shall not be liable for any changes to the Protected Property resulting from any
natural disaster or act of God.

11. Rose-Breslin represents as follows: (a) Rose-Brestin is seized of the Protected Property in fee
simple and has good right to grant this Conservation Easement; (b) the Protected Property is
free and clear of any and all encumbrances other than those of record; and (c) the

Commission shall have the use of, and enjoy all the benefits derived from and arising out of,
this Conservation Easement.

12. The benefits of this Conservation Easement are in gross and assignable, The Commission
hereby acknowledges and agrees that any transferce or assignee will be an organization or
public body qualified to hold a Congervetion Easement pursuant to ECL Article 49 Title 3 as
the same mey be amended from time to time and the regulations promulgated thereunder.

3. All references to Article 57 shall be as such provisions were in effect on the date hereof.

14. Failure of the Commission to insist upon the strict performance of any provision of this
Conservation Easement shafl not abrogate, or be deemed to waive, any rights under this
Conservation Easement.

IN WITNESS WHEREOF, Rose-Breslin has executed and delivered and Commission has
accepted and received this Grant of Conservation Easement on the day and year set forth above.

ROSE-BRESLIN ASSOCIATES LLC

By: (}-LLU Q\—‘M/—

Name:
Title:
CENTRAL PINE BARRENS JOINT
PLA] POLICY COMMISSION

y:
-NBMQ‘\'CJ A. Scull
Title: th c 1




STATE OF NEW YORK )

)ss.;
COUNTY OF Wesrehesrae )

d
On the 23" d::é of ;S%bé , in the year 20/¢/, before me, the undersigned,
personally appeared £}//kan Y. e , personally known to me or proved 10 me
on the basis of satisfactory evidence to be the individual whose name is subscribed 1o the within

instrument and acknowledged to me that he executed the same in his capacity, and that by his
signature on the instrument, the individual, or the person upon behalf of which the individual

acted, executed the instrument.
%otary Public ALCH N

SIMMONS
Notazy Pubtio Staley of Maw York
N:‘mwma
STATE OF NEW YORK ) Mmmmw?&”mb
)ss.:
COUNTY OF )

On the 2/ 31'.. y of in the year 20__, hefore me, the undersigned,

personally appeared personally known to me or proved to me
on the basis of satisfz{tory evidence to be the indlvidual whose name is subscribed to the within
instrument and acknowledged to me that he executed the same in his capacity, and that by his
signature on the instrument, the individual, or the person upon behalf of which the individual

acted, executed the instrument. 5
L4 a -

Notary Pubtic

CAROLE A. GAJEWAKI
HOYARY PUBLIC - BTATE OF NEW YORK
NO, 01-0A8102840
QUALIFIED N SUFFOLK COUNTY
COMMIBSION EXPIRES SEPT 02, 20,[9




BARTLETT

BARTLETT T REE EXPEERTS

39 Allen Blvd., Suite A, Farmingdale, New York 11735 - (631)423-0090 - www.bartlett.com

To whom it may concern,

On Wednesday 10/7/2026 1 was contacted by Country Pointe Meadows
requesting an opinion regarding a Black Pine tree on the property. In the past we
have worked with the community for the removal of trees that were affected by
Southern Pine Beetle. Judging from the symptoms displayed and current appearance
of the tree [ am under the impression that Southern Pine Beetle has begun to
damage the tree, and it is experiencing decline that [ personally have not seen a tree
of similar size and standing recover from. Since the recommendation is to remove
any possibly infested trees at detection in an attempt to contain the outbreaks, I am
recommending the removal of the tree in question.

Christopher Molina

Arborist Representative, Bartlett Tree Experts
39 Allen Blvd, Suite A

Farmingdale NY, 11735

THE F.A. BARTLETT TREE EXPERT COMPANY
SCIENTIFIC TREE CARE SINCE 1907

Corporate Office: P.O. Box 3067, Stamford, Connecticut 06905-0067 - (203) 323-1131 Fax (203) 323-1129
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