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1.0 INTRODUCTION 
 

1.1 Purpose of this Document 
 

This document is the Supplemental Final Generic Environmental Impact Statement (“SFGEIS”) 

for the Proposed Action known as the “Hampton Bays Downtown Overlay District (‘HBDOD’) 

Zoning Map and Code Amendments.”  The primary purpose of this SFGEIS is to: 

 

a) identify all substantive related verbal and written comments received from the public and 

involved and interested agencies during the three public hearings and designated written 

comment period provided for the Supplemental Draft Generic Environmental Impact 

Statement (“SDGEIS”) and Proposed Action; 

b) analyze and respond to each of the questions and comments; 

c) identify any necessary amendments or revisions to the SDGEIS and Proposed Action; 

and 

d) fulfill the standards and procedures of SEQRA and its implementing regulations at 6 

NYCRR Part 617.  

 

1.2 Proposed Action 

 

The proposed 54.85-acre HBDOD includes land that is currently zoned “Village Business” 

(“VB”) and is located north of the Long Island Railroad, Hampton Bays Train Station and Good 

Ground Road; south of Good Ground Park; east of Springville Road and Cemetery Road; and 

west of the Hampton Bays Town Center and St. Rosalie’s Catholic Church in Hampton Bays.  

The proposed HBDOD includes three sub-overlay zones (“subzones” or “zone”) identified as 

“HBDOD-1” (“Central Downtown Zone”), “HBDOD 2” (“Transition Zone”), and “HBDOD 3” 

(“Edge Zone”) on the proposed Regulating Plan, as well as unspecified Town-owned land with 

underlying VB zoning that is primarily used as and dedicated for open space (Good Ground 

Park, a small Town office).  The proposed standards and guidelines for the HBDOD and its three 

subzones, are based on the 2017 “Pattern Book for the Hampton Bays Downtown Overlay 

District” and will be implemented through a new form-based zoning code that addresses land 

use, dimensional and design standards, sustainability standards, and other pertinent issues.  The 

Proposed form-based code will be contained within Chapter 330, Sections 421 through 439 of 

the Town of Southampton Code and may be invoked by landowners and developers in the future 

at their discretion or develop pursuant to the existing VB requirements. 

 

Initial environmental review for the Proposed Action was conducted pursuant to a Supplemental 

Draft Generic Environmental Impact Statement (“SDGEIS”) which built off and expanded upon 

the 2010-2013 Hampton Bays Corridor Strategic Plan and Cumulative Impact of Buildout GEIS. 

These documents are incorporated into this SFGEIS by reference as per Section 617.9(b)(8) of 

the State Environmental Quality Review Act (“SEQRA”), so that the combination of these 

documents constitute the entire SGEIS for the subject action.  The full SDGEIS and previous 

GEIS are available for public review, along with this SFGEIS, at the Town of Southampton 

Clerk’s Office, 116 Hampton Road, Southampton, New York, Monday through Friday between 

8:15 AM and 4:15 PM, or online at the Town’s official website at:   

https://www.southamptontownny.gov/1030/Hampton-Bays-Downtown-Overlay-District.  
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1.3 SEQRA Procedure 
 

1.3.1 Lead Agency Coordination and Positive Declaration  

 

By Resolution No. 2018-944 dated September 25, 2018, the Southampton Town Board re-

established itself as Lead Agency to review the environmental impacts of the proposed HBDOD 

and evaluate its consistency with the duly adopted 2010 “Hampton Bays Corridor Strategic Plan 

and Cumulative Impact of Buildout” study, its GEIS, and the 2013 SEQRA Findings Statement 

for that action.  The Town of Southampton Land Management Division and its environmental 

consultants, Nelson, Pope & Voorhis (“NP&V”), prepared draft Environmental Assessment 

Forms (“EAFs”) Parts 1, 2, and 3/Determination of Significance long forms, provided a project 

narrative and location map, and submitted these materials to the Southampton Town Board for 

consideration.  The Town Board reviewed the EAFs, determined that there was the potential for 

environmental impacts that must be further assessed, prevented and/or mitigated, and determined 

that supplements to the 2013 GEIS, FGEIS, and Findings Statement were appropriate to 

complete these tasks.  The Town Board also found that an additional level of detail such as a 

hypothetical build-out scenario was also needed in order to test the parameters of the proposed 

HBDOD that will be expressed within the Form-Based Zoning Regulations, as well as to identify 

any thresholds and conditions where a site- and project-specific Supplemental EIS may be 

required. 

 

1.3.2 Acceptance of SDGEIS and Scheduling of a Public Hearing 

 

An SDGEIS was prepared by NP&V and submitted to the Town’s Land Management Division 

for review and comment. Based on this review, comments were provided and the SDGEIS was 

revised accordingly and the document resubmitted to the Town Board for its consideration.  The 

Town Board reviewed the SDGEIS, and at its regularly scheduled meeting held May 14, 2019, 

adopted Town Board Resolution 2019-596 deeming the scope and content of the SDGEIS for the 

assessment of the form-based overlay zoning revisions (“HBDOD”) adequate for public review 

and scheduled a combined public hearing for the SDGEIS and Proposed HBDOD Code for 

Tuesday, June 11, 2019, at 1:00 p.m., at Southampton Town Hall, to obtain comments on the 

SDGEIS and to hear any and all persons who were for or against the adoption of the HBDOD 

Code.  The Town Board, in its May 14, 2019 resolution, also identified a total of 13 agencies, 

special districts, commissions, or organizations as involved or interested agencies.   

 

The SDGEIS was filed with the Town Clerk and posted on the Town’s official website and 

notices of SDGEIS acceptance and the scheduling of an initial public hearing were published in 

the NYSDEC’s Environmental Notice Bulletin (“ENB”) and a local newspaper with town-wide 

circulation. Public hearings on the SDGEIS and Proposed Action were held on June 11, 2019, 

June 25, 2019, and July 23, 2019, and a written comment period was provided from May 14, 

2019, when the SDGEIS was accepted by the Town Board, to August 2, 2019 (a total of 80 

days), when the written comment period was closed. NP&V hired a stenographer to record 

comments based on the Town’s video recordings and prepare transcripts for the three public 

hearings to assist in the preparation of the Supplemental Final Generic Environmental Impact 

Statement (“SFGEIS”).  
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1.3.3 Supplemental Final Generic Environmental Impact Statement 

 

Preparation and submission of this SFGEIS represents the penultimate step in the SEQRA 

process and provides the basis from which the Lead Agency/Town Board can prepare its SEQRA 

Findings Statement.  The SFGEIS identifies and addresses all substantive verbal and written 

comments received from the public and involved and interested agencies during the June 11, 

2019, June 25, 2019, and July 23, 2019 public hearings and the 80-day written comment period.     

 

This SFGEIS also provides the public and involved and interested agencies with the following 

pertinent information: 

• descriptive information about the proposal under review;  

• documentation of the SEQRA process and the Proposed Action’s consistency with that 

process;  

• a summary of written and verbal comments received during the designated public review 

and comment period; 

• the source (i.e., name, title if applicable, and affiliation) and manner of delivery of each 

comment 9I.E., verbal comment entered into the public record during the hearing, or 

written correspondence such as letters, memoranda, or email);  

• responses to all substantive and relevant comments received during the designated public 

review stage; 

• any necessary corrections, amendments or modifications to the SDGEIS;  

• analyses of the Action’s potential environmental effects; and  

• any consideration of additional strategies and techniques identified for mitigating impacts 

that may have not been previously identified. 

 

Both the SDGEIS and this SFGEIS have been prepared in accordance with the standards and 

procedures of SEQRA and its implementing regulations set forth in Part 617, Title 6 of the New 

York Code of Rules and Regulations (6 NYCRR Part 617).   

 

Once the SFGEIS is accepted by the Town Board as adequate for acceptance, filing, and posting, 

a minimum 10-day public/agency SFGEIS consideration period will be provided before a 

Findings Statement can be prepared and a final decision regarding environmental impact may be 

rendered by the Lead Agency in this matter. 

 

1.3.4 Findings Statement 

 

Once the (minimum 10-day) SFGEIS public and agency review period has ended, a SEQRA 

Findings Statement will be prepared.  A Findings Statement is a written document which outlines 

the SEQRA process, certifies that all SEQRA standards and procedures have been fulfilled, and 

identifies environmental, as well as the social and economic considerations that have been 

weighed in rendering a decision to approve or disapprove the Proposed Action from an 

environmental perspective.  The Findings Statement also outlines identified impacts, required 

mitigation, thresholds and standards for any supplemental reviews, and discusses the 

alternative(s) that were considered. The Findings Statement must precede the final decision 

before an involved agency may approve or deny the Action. 
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1.4 Organization of this Document 

 

Appendixes A-1, A-2 and A-3 contain the copies of the public hearing transcripts, and 

Appendix B contains all written comments received during the public comment period.  As 

required by SEQRA, only those comments that are “substantive” and relevant to the Proposed 

Action merit a response.  Comments that are directed toward the content, scope, subject matter, 

information and data provided, tables, figures, analyses, rationale, conclusions, procedures or 

other substantive aspects of the DEIS (impacts, mitigations, alternatives) or the plans and 

documents comprising the Proposed Action are considered “substantive” and are responded to 

herein.  General statements that indicate support or opposition for the Action without elaboration 

are not considered to be substantive and are therefore do not require a response but may be 

noted.   

 

Section 2.0 of this document presents a summary of all of the substantive related written and 

verbal comments on the SDGEIS that were received from the beginning, when the SDGEIS was 

officially accepted by the Lead Agency (on May 14, 2019) until the close of the written public 

comment period on August 5, 2019 and also provides a reasoned evaluation and response to 

each.       

 

Each substantive comment or question appearing in the transcripts were isolated and assigned an 

identification code based on the speaker’s initials (except the first initial of codes for council 

persons is “C” and the first initial for the town Supervisor is “S”) and the order in which the 

comment or question was presented by the speaker.  In addition, a small “a” was added to the 

codes after the initials if it was presented during the first (June 11th) hearing, a “b” for the second 

(June 25th) hearing, and “c” for the third (July 23rd) hearing.  Comment codes for the public 

hearing transcripts are provided below in Table 1-1 and the hearing transcripts are provided in 

Appendixes A-1, A-2 and A-3 in the order in which they were held.  The public hearing  

transcripts also contain SFGEIS reference pages in the margin next to each comment, so that 

responses to comments can be more easily located and reviewed.   

 

Table 1-1 

VERBAL COMMENTS ENTERED INTO THE RECORD 

Public Hearings Held June 11, June 25, and July 23, 2019 

 
Name Planning Board Member, Resident, Agency or Organization Speaker ID Codes 

June 11, 2019 Public Hearing (Appendix A-1) 

Councilwoman Scalera Southampton Town Board CSa-1 – CSa-10 

Councilman Bouvier Southampton Town Board CBa-1 – CBa-5 

Supervisor Schneiderman Southampton Town Board SSa-1 – SSa-10 

Councilman Schiavoni Southampton Town Board CSCa-1 

Gayle Lombardi Resident GLBa-1 – GLBa-5 

Joe Savio Realtor in Downtown Hampton Bays JSa-1 – JSa-4 

John Capone Resident, Employee of Town JCa-1 

Maria Hults President of Hampton Bays Civic Association MHa-1 – MHa-6 

Cesar Malaga Resident CMa-1 – CMa-2 

June 25, 2019 Public Hearing (Appendix A-2) 
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Name Planning Board Member, Resident, Agency or Organization Speaker ID Codes 

Councilman Schiavoni Southampton Town Board CSCb-1 – CSCb-3 

Councilwoman Scalera Southampton Town Board CSb-1 – CSb-7 

Supervisor Schneiderman Southampton Town Board SSb-1 – SSb-11 

Councilman Bouvier Southampton Town Board CBb-1 – CBb-4 

Councilwoman Lofstad Southampton Town Board CLb-1 – CLb-3 

Kevin McDonald, Member Hampton Bays Civic Association KMb-1 – KMb-6 

Maria Hults President of Hampton Bays Civic Association MHb-1 – MHb-3 

Gayle Lombardi Resident GLBb-1 – GLBb-11 

Susan Von Freddi  Resident, Business Owner, Hampton Bays Beautification Assoc. SVb-1 – SVb-5 

Ray D’Angelo, Chairman Hampton Bays Citizen Advisory Committee RDb-1 – RDb-6 

Geraldine Spinella Resident GSb-1 – GSb-4 

Anthony Oliverio Former Business Owner in Hampton Bays AOb-1 – AOb-3 

Mary Pazan Resident MPb-1 – MPb-8 

Doreen Bartoldus, Member Community Action Committee of Hampton Bays DBb-1 – DBb-3 

Kevin McAllister Defend H2O KMAb-1 – KMAb-1 

Christine Prete Resident of Flanders, Bay View Pines Civic Association CPb-1 – CPb-2 

 July 23, 2019 Public Hearing (Appendix A-3)  

Councilwoman Scalera Southampton Town Board CSc-1 – CSc-4 

Lars Clemensen, 

Superintendent of Schools 

Board of Education & Hampton Bays  

Union Free School District 

  HBSDc-1 –  

HBSDc-4 

Rick Martel Resident and Business Owner RMc-1 – RMc-11 

Supervisor Schneiderman Southampton Town Board SSc-1 – SSc-2 

Kevin McDonald, Member Hampton Bays Civic Association, Resident KMc-1 – KMc-7 

Vera Carter Resident VCc-1 – VCc-7 

Gracie Mansion Resident GMc-1 – GMc-6 

Gerry Loesch Resident GLOc-1 – GLOc-15  

Christine Brady Resident CBRc-1 

Lance Nell Resident LNc-1 

Ray D’Angelo, Chairman Hampton Bays Citizen Advisory Committee RDc-1 – RDc-6 

Gayle Lombardi Resident GLBc-1 – GLBc-4 

Doreen Bartoldus, Member Community Action Committee of Hampton Bays DBc-1 – DBc-2 

Paul Wexler Resident and on Board of Local Homeowners Association PWc-1 – PWc-4 

Maria Hults Resident and President of Hampton Bays Civic Association MHc-1 – MHc-2 

Roy Berman Resident RBc-1 

Mary Pazan Resident MPc-1 – MPc-8 

Brian Babcock East Quogue Resident BBc-1 – BBc-5 

Sam Ahmed Resident SAHc-1 

Tina Curran Resident TCc-1 – TCc-2 

Karen Shafondal Resident KSc-1 – KSc-3 

Sean Burns Resident/Works in Hampton Bays SBc-1 

Frederick Waldamier Resident FWc-1  –  FWc-1 

Geraldine Spinella Resident GSc-1 – GSc-1 

Bob Tyson Resident BTc-1 – BTc-4 

Al Danza Resident ADc-1 – ADc-3 

Ann Murphy Resident AMc-1 – AMc-2 

Brandy Terekis Resident BRTc-1 
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Similarly, each written comment or question was isolated and assigned a comment code based on 

the initials of the organization, agency or individual who submitted the correspondence, and the 

order within the correspondence that the comment appears.1  Table 1-2 includes the names of 

persons who submitted letters, memoranda, or emails; the person’s affiliation (e.g., agency, 

group, organization, business owner, or simply “resident”); the date of the correspondence; and 

respective correspondence code to help the person reviewing the SFGEIS to easily identify the 

commenter and the original comment, provided in the Appendix B.  The transcripts and copies 

of written correspondences also indicate (in the margin next to each comment), the respective 

sections of the SFGEIS that the comment is addressed. 
 

Table 1-2 

WRITTEN COMMENTS RECEIVED 

May 14, 2019 ― August 2, 2019  

 

Author  Affiliation/Agency/Residency 

Date of 

Letter or 

Email 

Written Comments 

Codes 

Sarah Lansdale, Director 

of Planning & Andrew 

Freleng, Chief Planner 

Department of Economic Development & 

Planning on Behalf of Suffolk County  

Planning Commission 

6/10/19  SCPC-1 – SCPC-9 

Gayle Lombardi Resident 6/11/19 GL-1 – GL-4 

Gayle Lombardi Resident 6/13/19 GLa-1 – GLa-3 

Julie Lofstad, Councilwoman Southampton Town Board 7/8/19 JL-1 – JL-6 

Hampton Bays Citizens 

Advisory Committee 

Hampton Bays Citizens Advisory 

Committee 
7/18/19 

HBCACa-1–

HBCACa-11 

Lars Clemensen, 

Superintendent of Schools 

Board of Education & Hampton Bays 

Union Free School District 
7/22/19   HBSD-1–HBSD-8 

Gayle Lombardi Resident 7/23/19 GLb-1 – GLb-10 

Ray D’Angelo, Chairperson 
Hampton Bays Citizens  

Advisory Committee 
7/26/19 

HBCAC-1– 

HBCAC-10 

Doreen Bartoldus, Member 
Community Action Committee of 

Hampton Bays 
7/30/19 DB-1 – DB-12 

Steve Auterman, Principal 
Urban Design Associates (“UDA”) on 

Behalf of Alfred Caiola, Resident   
8/1/19 SA-1 – SA-7 

Kevin McDonald, Member Hampton Bays Civic Association  8/2/19 KM-1 – KM-16 

Gerry Loesch Resident 8/8/19 GLO-1 – GLO-23 

Southampton Planning Board Adopted Town Planning Board Resolution 8/22/19 SPB-1  – SPB-2 

See Appendix B for copies of written correspondence. 

 

Many comments and questions were received on the SDGEIS and Proposed Action during the 

designated public and agency participation, review, and input phase of the review and these 

questions and comments are responded to in Chapter 2 of this SFGEIS.  A summary of the 

number of comments received at each hearing and in letters and emails, and the numbers of 

speakers and authors is provided in Table 1-3.  

 

 
1 Comments from the Town Superviser and councilpersons were coded with “S” for the supervisor’s first initial and 

“C” for councilpersons’ first initial. 
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Table 1-3 

SFGEIS COMMENT STATISTICS 

 

Source 
Number of 

Comments 

Number of 

Speakers/Authors 

Public Hearing #1 44 9 

Public Hearing #2 80 16 

Public Hearing #3 110 28 

Subtotal (Verbal) 234 53 

Written  121 13 

Total 355 *66 
  *There were 40 different individuals who either spoke or wrote 

  during the process but some spoke and/or wrote more than once. 

 

The questions and comments received addressed a variety of topics but mainly focused on issues 

such as development density; build conditions and associated projections; the proposed zoning 

standards; potential school district impacts; tax implications of future development; 

infrastructure needs and costs; traffic; potential for additional apartments and multifamily 

residential units, workforce housing, and assisted living facilities in the Downtown; increased 

water demands/groundwater impacts; elimination of the Hampton Bays movie theater and 

replacement with a pharmacy (which is not directly associated with the proposed action), and 

others.  Comments also included general support for the proposed action and various benefits 

that are expected, as well as some general opposition. Similar comments and questions were 

grouped together under applicable topic headings in Section 2.0 to provide more complete and 

thorough responses and to reduce unnecessary duplication.   

 

As with the SDGEIS, once the SFGEIS is accepted, a Notice of Completion will be filed with the 

NYSDEC ENB and a SFGEIS public consideration period will be provided in accordance with 

the procedural requirements set forth in the implementing regulations of SEQRA. Once the 

required SFGEIS consideration period lapses, the Lead Agency will have fulfilled its 

responsibility in completing the SFGEIS as required by SEQRA at 6 NYCRR Part 617.9 (b)(8) 

and may proceed to the Findings Statement stage. 

 

 

1.5 Summary of Changes to the Proposed HBDOD Form-Based Code and SDGEIS 

 

In response issues and concerns expressed by the public and involved and interested agencies 

during the environmental review, several changes and additional mitigations are recommended to 

the SDGEIS and Proposed HBDOD Zoning Code.  These described changes were made in 

response to comments on the SDGEIS and Proposed HBDOD Zoning Code.  The revisions 

provide a basis for response to comments as outlined in Section 2.0 of this SFGEIS.   

The changes to the SDGEIS are as follows: 

 

• Removal of the assisted living use included in the HBDOD’s Theoretical Development 

Scenario.  
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• Extension of the sidewalk along the west shoulder of Squiretown Road to Good Ground 

Park at some time in the future and provide a crosswalk between the existing sidewalk on 

the east side of Squiretown Road, to the park entrance.  

• Provision for electric vehicle charging stations as permitted and encouraged along with 

preferred parking for these types of vehicles. 

• Correction of the third footnote for Table 5-3 on page 5-8 of the SDGEIS, which 

incorrectly stated that the affordable housing/Community Benefit Unit requirement is 

10% when it is actually proposed to be 20%.  This error is hereby corrected to say 20%.    

 

The Proposed HBDOD Code has been updated as follows: 

 

1. Revised §330-423 A.(1) Form Standards-Central Downtown District (CDD) as follows: 

• Reduced the Footprint Depth requirement for ground-floor commercial space from 40 

to 30 feet. 

• Provided clarification on the applicability of the build-to and parking location 

requirement for lots that are bound by 3 street frontages. 

• Provided a footnote to the Ground Floor Allowed Use Type requirement indicating 

the “Park-Enhanced” use requirement for buildings fronting on Good Ground Park 

Access Road.  

2. Revised §330-423 A.(2) Parking and Encroachment Standards-(CDD) by reducing the 

setback for parking on the side streets from 30’ to 20’, except along Montauk Highway 

where the setback shall remain 30’. 

3. Revised §330-423 B.(1) Form Standards-Transition District (TD) as follows: 

• Reduced the minimum Front Build-to requirement from 10 to 5 feet along Good 

Ground Park Access Road due to the location of the existing improvements within the 

park. 

• Reduced the Footprint Depth requirement for ground-floor commercial space from 40 

to 30 feet. 

• Provided clarification on the applicability of the build-to and parking location 

requirement for lots that are bound by 3 street frontages. 

• Provided a footnote to the Ground Floor Allowed Use Type requirement indicating 

the “Park-Enhanced” use requirement for buildings fronting on Good Ground Park 

Access Road.  

4. Revised §330-423 B.(2) Parking and Encroachment Standards-(TD) by reducing the 

setback for parking on the side streets from 30’ to 20’, except along Montauk Highway 

where the setback shall remain 30’. 

5. Revised §330-423 C.(1) Form Standards-Edge District (ED) as follows: 

• Reduced the Footprint Depth requirement for ground-floor commercial space from 40 

to 30 feet. 

• Provided clarification on the applicability of the build-to and parking location 

requirement for lots that are bound by 3 street frontages. 

6. Revised § 330-423. D. Hampton Bay Business Overlay District Table of Use 

Regulations as follows: 

• Deleted “Assisted Living” as a use permitted in the overlay district. 

• Included footnotes for both the Central Downtown District and Transition District 
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outlining the Ground Floor Use requirements, as they related to “Park-Enhanced” 

uses. 

7. Revised §330-433 Streets A.(3) by providing clarification that the street design standards 

shall apply to all new streets whether a separate street right of way is created or not. 

8. Revised §330-434 to include a definition for Park-Enhanced Uses.  

9. Added §330-437 B., Compliance With State Environmental Quality Review Act, which 

identifies and clarifies thresholds and future requirements for environmental review and 

agency referrals for Unlisted and Type I actions proposed in the HBDOD, consistent with 

Section 6.1 of the SDGEIS.  This section of the revised HBDOD code includes a 

provision stating that after the approval of the first 147 units (which is the difference in 

residential units anticipated by the as of right build out and the residential units evaluated 

by the SDGEIS Reasonable Theoretical Development Scenario, or “TDS”), any project 

qualifying as an Unlisted or Type I action will be evaluated to ensure that there has been 

no significant change to the assumptions made in the Supplemental GEIS or area 

conditions that would warrant additional SEQRA review.  This will include coordination 

by the Planning Board with involved an interested agencies during the site plan referral 

and SEQRA review processes. 
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2.0 COMMENTS AND RESPONSES 

 

A summary of “substantive” comments received during the June 11, June 25, and July 23, 2019 

public hearings held by the Southampton Town Board and 80-day written comment period, 

extending from May 14, 2019 through August 2, 2019, are provided below, followed by written 

responses to each.  According to the “SEQR Handbook,” to determine whether comments received 

are “substantive,” the Lead Agency should assess the relevance of the comments to identified 

impacts, alternatives and mitigation, or whether the comments raise important, new environmental 

issues, not previously addressed (NYSDEC, 2010 and NYSDEC, 2019 (draft)).  Questions and 

comments relating to possible environmental impacts, the SEQRA process, or the need for further 

impact prevention and/or mitigation are grouped by general topic to provide a more complete 

discussion of each topic and more detailed responses of interrelated issues.  In instances where a 

speaker or written correspondence expresses general support or general opposition without further 

elaboration, or when there is agreement with a comment and no need for further explanation or 

response, or where a statement is simply made to provide background, context or clarification, the 

comment is identified as “acknowledged.”  Additional response is not required for these comments 

but may be offered to provide clarification or supplemental information if possible.  Also note that 

some questions and comments may involve two or more subjects (for example, what will the 

effects of increased school enrollment be on taxes and what about bus traffic?).  In this example, 

the comment might be addressed under the topic of “schools,” “taxes,” “traffic,” or some other 

topic that may be appropriate.   

 

The June 11, June 25, and July 23, 2019 public hearing transcripts are provided in their entirety in 

Appendices A-1, A-2 and A-3 and video/audio recordings are provided on the Town’s website at 

http://southamptonny.iqm2.com/citizens/.  Written correspondence (letters, memos, emails and 

supporting information) received during the 80-day public and agency review period are provided 

in Appendix B.   

 

 

2.1 Existing Conditions, Build Conditions, and Development Density 

 

2.1.1 Comment GL-1, GLO-1: What is the current number of housing units (including the 

rooming house at 1 East Montauk Highway), as is, in the Overlay District between Ponquogue 

Avenue/Squiretown Road and Cemetery Road?  

 

Response:  There are currently 11 single-family homes and 43 apartments or multifamily units 

within the HBDOD and coterminous Village Business (“VB”) boundaries as indicated on pages 

S-16 and S-21 of the Executive Summary, Table 1-4 (page 1-22), Table 5-1 (page 5-3), and in a 

discussion provided on page 3-17 of the SDGEIS.    

 

2.1.2 Comments GL-2, CSc-1, CSc-2, RMc-2, VCc-1, GMc-1, GLBa-2:  What is the maximum 

number of housing units with full build out under the current (VB) zoning in the proposed Overlay 

District? 
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I was really excited about this plan when we first saw it and love the idea of 

revitalizing the downtown of Hampton Bays. We’ve been struggling with this issue for many years. 

The real concern I had was on the density part of it. I mean, ten years, 100 apartments? We’re 

hearing 240 apartments in the next five years? I’m still confused about the building over time. (i.e., 

20 units/year, etcetera). I’m not sure how that works, and I think if maybe there were an overlay 

diagram over this, an outline of where everything should be going, I think it might make a little 

clearer for us to understand. 

 

It seems excessive to think that every year you’re going to have to accommodate 25 more 

apartments. That means 250 in ten years? That means 500 in 20 years? That’s an awful lot of 

housing in this downtown corridor. 

 

Response:  The Proposed Action involves the adoption of amendments to the Town Zoning Code 

and Official Zoning Map to create the physical boundaries, use restrictions and requirements, 

dimensional standards, and form-based design guidelines for the optional Hampton Bays 

Downtown Overlay District.  As described in Section 1.5 of the SDGEIS, no specific development 

proposals are under consideration  at this time.  The  property owners that may choose to redevelop 

under the HBDOD Zones is unknown at this time.  Private developers that are following this 

process and want to design or model for themselves what they want to propose in terms of their 

investments, have every right to do so, but this process does not entail review of any specific 

development proposal; rather, it considers the whole action of creating the Overlay District via a 

Supplemental Generic Environmental Impact Statement (EIS) process.  Pursuant to SEQRA 

NYCRR 617.10(a):  

Generic EISs may be broader, and more general than site or project specific EISs and 

should discuss the logic and rationale for the choices advanced. They may also include an 

assessment of specific impacts if such details are available. They may be based on 

conceptual information in some cases. They may identify the important elements of the 

natural resource base as well as the existing and projected cultural features, patterns and 

character.  They may discuss in general terms the constraints and consequences of any 

narrowing of future options. They may present and analyze in general terms a few 

hypothetical scenarios that could and are likely to occur.  

The Town Board is required to consider the potential environmental impacts of future potential 

redevelopment if the proposed Overlay District is adopted in order to identify and mitigate any 

adverse environmental impacts at the earliest planning stages of the Proposed Action. Therefore, 

the SDGEIS included an assessment of a Reasonable Theoretical Development Scenario, which 

relates to the anticipated development that could occur within a period of ten years within the 

Study Area.  The SDGEIS also considered the development potential of the Downtown under the 

existing zoning regulations (i.e., the Village Business District) and compared it to buildout under 

the proposed HBDOD.  This provides a basis to assess impacts, issues and concerns and establish 

guidelines as to the level of additional SEQRA review is appropriate in the future, based on 

conditions and thresholds to be established in the Statement of Findings.  

 

In addition, the proposed HBDOD Code has been revised by adding §330-437 B., “Compliance 

with the State Environmental Quality Review Act,” which identifies and clarifies thresholds and 
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future requirements for environmental review and agency referrals for Unlisted and Type I actions 

proposed in the HBDOD, consistent with Section 6.1 of the SDGEIS.  This section includes a 

provision stating that after the approval of the first 147 units (i.e., the difference in residential units 

anticipated by the as of right build out and the residential units evaluated by the SDGEIS TDS, 

any project qualifying as an Unlisted or Type I action will be evaluated to ensure that there has 

been no significant change to the assumptions made in the Supplemental GEIS or area conditions 

that would warrant additional SEQRA review.  This will include coordination by the Planning 

Board with involved and interested agencies during the site plan referral and SEQRA review 

processes. 

 

The Theoretical Development Scenario is provided in Table 1-4 of the SDGEIS.  Under the 

existing VB zoning, the estimated number of apartments is 101.  The projected build condition 

under the HBDOD’s Theoretical Development Scenario, which was the basis for the 

environmental assessment, is 248 units which would be 147 more units than the current as-of-right 

VB zoning. The 248 dwelling units used in the environmental review is a cap and the 147 

additional units would be offset by zoning actions and policies that would reduce future residential 

development outside the Downtown.  Additionally, it should be noted that development under the 

HBDOD would involve a number of measures both by through the HBDOD regulations and 

environmental review, such as the establishment of a community sewage treatment plant, required 

community benefit units, numerous energy conservation and sustainable development 

requirements, architectural and landscaping requirements, and the extension of Good Ground Road 

(described throughout the SDGEIS).  The rate at which residential development occurs, the number 

of units proposed at a time, and the exact locations of future residential development or 

redevelopment is contingent upon individual landowner decisions to develop or redevelop their 

properties in accordance with Town zoning but is capped at 248 residential units under the current 

environmental review.    

  

The draft HBDOD Code and Regulating Plan indicate how development in each subzone within 

the HBDOD (i.e., “Central Downtown,” “Transition,” and “Edge” zones)  may occur and where 

residential development is permitted (see Section 1.4 of the SDGEIS).   

 

2.1.3 Comment GL-3, MHc-1, MHc-2:  (C) What is the maximum number of housing units 

broken down by studio, one-bedroom and two-bedroom units with full build out under the proposed 

form-based regulations in the Overlay District? 

 

There is a large concern as to what types of residential units there will be. Are these apartments 

going up in individual buildings or is it going to be a block of apartments?  I just want to say that 

we are in favor of the project. But there is great concern about the population and adding to it. 

The need for the apartments over stores, we totally understood. We go with that. Building in excess, 

you know, I don’t know. It’s not what we originally envisioned. Just know that you do have the 

support. 

 

Response:  The build projections were based on the following unit breakdown (see Table 1-5 in 

Section 1.5 of the SDGEIS): 
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• 49 non-age-restricted rental one bedroom (BR) units  

• 50 non-age-restricted 2-BR rental units  

• 49 owner-occupied 1-BR non-age-restricted  

• 50 owner-occupied 2-BR non-age-restricted units  

• 13 1-BR and 12 2-BR senior apartments (rental), and  

• 13 1-BR and 12 2-BR senior owner occupied units  

 

A mix of studio, one-bedroom, and two-bedroom units is expected in this type of location.  

Ultimately the unit mix will be based on applicant/developer preferences and input from the 

Planning Board and public during future site plan reviews. Requiring developments to maintain a 

total average number of bedrooms can build flexibility into the process while not exceeding the 

identified thresholds. 

 

2.1.4 Comment GLa-1:  As I indicated, I did not review the SDGEIS since I did not see it on the 

website. So, for clarity, are you saying that those numbers are NOT included in the current draft 

on the website [referring to numbers associated with Comments GL-1, GL-2 and GL-3 in Sections  

2.1.1, 2.1.2, and 2.1.3 above]?  I hope you will make those public before the next public 

hearing.  That is a critical issue in in Hampton Bays.    

 

Response:  The above comment was submitted on June 13, 2019 and was responded to directly 

by Town staff shortly thereafter.   

 

Access to the build condition from the original Hampton Bays GEIS is available on the Town’s 

official webpage (see link below). Documents associated with the previous GEIS have been on the 

Town’s website since 2013 at the following link:  

http://www.southamptontownny.gov/400/GEIS-Adopted-Nov-2013   

 

Supplemental GEIS information can be accessed by clicking on the link provided below. This 

information has been on the Town’s website since May of 2019.  

http://www.southamptontownny.gov/1030/Hampton-Bays-Downtown-Overlay-District  

 

Hardcopies of the above materials are available for public review at the Southampton Town 

Clerk’s office during normal working hours (Monday through Friday from 8:30 AM to 4:00 PM).  

Public notifications in the NYSDEC’s Environmental Notice Bulletin (“ENB”) and in the 

Southampton Press indicated how and where the above materials could be accessed by the public. 

See Chapter 1 of this SFGEIS for a description of the SEQRA process for the current 

environmental review.  

 

2.1.5 Comment JL-2, JL-3, CSa-3, CLb-1, SSb-3, CLb-2: “Residential units are only allowed 

above commercial spaces” in the Central Downtown District (“CDD”).  Approximately how many 

rooms/units will be allowed, and what is the increase from what is already there?  Is it/can it be 

offset by a density reduction?  Transition District (“TD”) – “some mixed use residential” – again, 

how many and what is the increase from current conditions?  How much density was eliminated 

from the land acquisitions that occurred after the Corridor Study buildout? Is the conversion table 

from before? How were the offsets estimated?  
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Response:  See responses provided for Comments 2.1.1 and 2.1.2 above. The 10-year build 

condition for the HBDOD, including each of the subzones, was described in Section 1.5 of the 

SDGEIS and is estimated to be 248 apartments/multifamily dwelling units, which is approximately 

147 units more than what is currently permitted under VB.  The build scenario is based on a 

reasonable hypothetical mix of permissible land uses and number and type of residential units that 

could be expected within the projected timeframe, excluding lots that are unlikely to be 

redeveloped (referred to as “hard sites”) such as those containing dedicated parkland, the State-

owned stormwater recharge basin near the center of the HBDOD, the Hampton Bays Fire 

Department property, sites that are already developed to the maximum density, etc.  If additional 

development beyond the Theoretical Development Scenario used for this assessment is ever 

requested or proposed, additional environmental review would be required.  The existing number 

of apartments in the HBDOD is 43 and the total number of existing single-family homes is 11, 

with a permitted yield of up to approximately 101 units. 

 

The SDGEIS (Section 1.6) details how the anticipated increase in residential density in the 

Downtown would be offset in Hampton Bays.  The acquisition of 55+/- acres of land for open 

space after the original 2010-2013 build projections reduced the previously projected build 

potential by an estimated 71 multifamily dwelling units based on Suffolk County Department of 

Health Services (“SCDHS”) sanitary density conversion factors.  In addition, recommendations 

for eliminating hotel-to-residential conversions were estimated to eliminate as many as 91 future 

residential units from the previously projected hamlet buildout.  These two methods have the 

anticipated effect of reducing the previously projected build condition in the Hamlet by a total of 

162 dwelling units, which more than accounts for the potential growth in the Overlay District (15 

more than the additional 147 units over the 101 units projected at full buildout under existing VB 

zoning). In addition, the SDGEIS recommends that the Town eliminate the previous 

recommendation for establishing residential units in the Hamlet Office/Hamlet Commercial 

(HO/HC) zones, which was previously proposed under the 2010-2013 Hampton Bays Corridor 

Strategic Plan and Cumulative Impact of Buildout Study and GEIS, thereby further reducing the 

potential number of units outside the Downtown, in the future.  Since these actions are identified 

as necessary to offset and mitigate impacts, they should be implemented as soon as possible after 

adoption of the HBDOD.  

 

It should be noted that the intent of the current build projections was to offset previously projected 

development and not exceed the total number of additional residential units that were projected in 

the 2010-2013 analysis.1  Rather than providing housing in environmentally sensitive areas or 

RWB areas designated for water dependent or water-enhanced uses, the proposed HBDOD would 

focus this growth in the business district an area that has been delineated for development and 

economic activity, in order to stimulate and revitalize the hamlet center while reducing potential 

growth in surrounding neighborhoods. 

 

 
1 As indicated in the previous buildout projections included in Section IV, page IV.1-18 of the Hampton Bays Corridor 

Strategic Plan and Cumulative Impact of Build Out Study GEIS, there was the potential for 550 single-family homes 

built on either vacant land or land subdivided from developed, oversized lots; 90 potential accessory apartments; 15 

LI Workforce Housing Act bonus density units; and 125 condominium units potentially resulting from the conversion 

of transient motel and cottage lodgings. 
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2.1.6 Comment GLb-4:  There is no rational or realistic methodology to estimate the number of 

occupants in the amount of 556 in 248 new housing units on pages S-15, 16 of the SDGEIS when: 

 

•••• The Town acknowledges the existence of illegal occupancy in residential and motel 

housing on page 11.3-6, 7 of the GEIS prepared for the Hampton Bays Corridor 

Strategic Plan (attached); and 

•••• Steven Troyd, Public Safety & Emergency Management Administrator responsible for 

code enforcement reported at a public meeting (minutes attached) that the Town does 

not generally enforce the occupancy limitations under §330-108 (limitations on 

occupancy of dwellings and dwelling units). 

 

Response:  The projected population in the HBDOD was based on Rutgers University, Center for 

Urban Policy Research Residential Demographic Multipliers which is commonly used in the 

planning and environmental professions.  The Rutgers data are derived from U.S. Census 5-Percent 

Public Use Microdata Sample (“PUMS”) data. 

  

Based on census data, the multifamily residential units anticipated under the proposed HBDOD 

are expected to contain fewer occupants than single-family homes and be less likely to exceed 

occupancy limitations than single-family homes or motel conversions.  Moreover, multifamily 

condominium and townhouse units are commonly managed by a condo or homeowners association 

or management company, which provide oversight and monitoring of the units, unlike single-

family homes on private lots. Finished basements, attached or detached garages and attics in 

single-family homes can be easily converted into illegal apartments, unlike affordable/ workforce/ 

community benefit units which are subject to oversight pursuant to Chapter 216, “Housing for 

Income-Eligible Households; Community Housing Opportunity Fund.”  This includes, but is not 

limited to, maximum occupancy per unit size (bedroom) requirements and adherence to all 

eligibility requirements, leases, agreements and covenants.    

 

The projection of total population also included 13 1-BR and 12 2-BR senior apartments and 13 

1-BR and 12 2-BR senior owner-occupied units with a combined average of 1.5 residents per 

senior unit per data from MetLife, and an assisted living facility with a maximum capacity of 100 

beds.  The assisted living facility was included as a reasonable use in the theoretical development 

scenario because of the large population of seniors living in Hampton Bays and low impacts to the 

schools.  Since such facilities are permitted in other districts by Special Exception (§330-144.2), 

in response to community concerns expressed through the SDGEIS hearings “Assisted Living 

Facility’ has been removed as a permitted use within the HBDOD code use table.  

 

2.1.7 Comment GLb-6a, GLBc-4:  As noted in Comment [GLb-5], any additional density that 

will result from a change in zoning by the Town Administration appears to place an unfair burden 

on Hampton Bays in its current socioeconomic state. Therefore, any attempt at mitigating the 

increased density is unreasonable and irrational by definition. 

 

Additionally, the methodologies for “balancing growth” in the mitigation for the additional 

residential units in the HBDOD in Section 1-3 on pages 1-25 to 1-27 of the SDGEIS appear to be 

neither rational nor reasonable and the underlying data is unsubstantiated on a stand-alone  basis. 
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Let’s move on and hopefully you’ll look at it, reconsider all the density issues, and hopefully, as 

Kevin said, do something. But not this. This is way too dense. 

Response:  The data and methodologies used in the projections are appropriate and the best 

available for the projections.   The median sales price of a home in Hampton Bays in 2019 was 

$542,500, based on 60 sales, and many residents and their grown children that everyone paid to 

educate are unable to afford such homes.  In its current socioeconomic condition, a diverse housing 

stock, including multifamily, townhouse, condominium and rental apartments of different sizes 

and rents are needed, not to mention additional investment opportunities, temporary construction 

work, and full and part-time retail, office, and service work for a diverse workforce.   The 

additional investment in the Downtown including restaurants, retail, office, residential and other 

uses, the existing park and access to transit, and capital infrastructure improvements such as an 

STP, Good Ground Road Extension, and the new North Main Street would spur investment, help 

to stimulate economic activity, and expand the diversity of the housing stock to meet resident 

needs, for young and old.  

 

There is no reasonable explanation why the methods put forth to balance growth are considered 

“neither rational nor reasonable” or why the data are considered to be “unsubstantiated on a stand-

alone basis” nor were any reasonable or substantive data or alternative methods suggested in the 

comment.  Modifications to the recommendations of adopted plans and zoning requirements, and 

targeted acquisition of privately-owned land with development potential such as vacant or 

underdeveloped property are methods that communities have used since the advent of zoning to 

manage growth and support an essential mix of uses for community sustainability.   

 

The SDGEIS identified three approaches for redirecting and offsetting growth in the Hamlet, two 

of which more than fully offset the additional residential units. Recommendations to restrict motel 

conversions and specifically targeting developable land for acquisition in Hampton Bays, 

including 20 lots totaling over 55 acres, one of which was the former Tiana Commons Residential 

Receiving Area District (RRAD) since the completion of the Corridor Study will reduce the build 

condition as projected in the corridor study, as would the elimination of future residential units in 

HO and HC zones which would be permitted under the corridor study and previous GEIS.   

 

2.1.8 Comments GLb-6b, GLb-6c, GLb-6d, GLb-6e, GLb-6f, GLb-6g, GLb-6h: 

 

The Highway Business to Highway Office  Zoning Change 

The reasons below demonstrate that this hypothetical mitigation is without merit both in theory 

and underlying data to hypothetically mitigate density from a “not yet build out” of the Highway 

Business (“HB”) to Highway Office (“HO”) conversion from the Hampton Bays Corridor 

Strategic Plan and related GEIS: 

 

Response:  See responses for each below.  It is noted that the area within the Proposed HBDOD 

is not currently fully built out under existing zoning.  The proposed HBDOD zoning puts in place 

the regulatory framework to allow certain types of development at a density consistent with its 

standards and specifications.  Similarly, changes to the Town’s Code and policies relating to 

restrictions against residential units in the HO/HC zones and conversions of motel rooms to 



 Hampton Bays Downtown Overlay District 

Zoning Map and Code Amendments 

Supplemental Final Generic Environmental Impact Statement 
 

 

      Page 2.1-8 

 

 

residential units, and targeted land acquisitions in Hampton Bays, have and will have the effect of 

restricting residential development and future development density.   

 

2.1.9 Comment GLb-6b:  The approved Hampton Bays Corridor Strategic Plan and related 

GEIS defined various specific zones within Hampton Bays from Jones Road to the Shinnecock 

Canal; therefore, it is irrational and unreasonable to mitigate the density that “may not occur” 

outside the HBDOD with density that will occur in the HBDOD. 

 

Response:  The buildout analysis for the Hampton Bays Corridor Strategic Plan and Cumulative 

Impact of Buildout Study was based on the entire Hamlet. As stated on page ES-6 of the November 

2010 study under the heading “Projected Buildout”:  

 

A build out projection was developed for the hamlet, estimating both the development 

potential of remaining vacant land and the expansion potential of developed lots. 

 

Page I.2-1 of the Hampton Bays Corridor Strategic Plan and Cumulative Impact of Buildout Study 

also noted this, as indicated below: 

 

As a result of public comments made at the session, the initial focus of the DGEIS — the 

draft Hampton Bays Corridor Strategic Plan — was substantially augmented. Among other 

things: 

 

• The study area was enlarged from the Montauk Highway commercial corridor to 

the entire hamlet.   

• A cumulative build out analysis, including an assessment of build out impacts was 

added. 

• The DGEIS was to assess the recommendations of a Town study of motel-to-

condominium conversions, and other relevant Town initiatives, as well as the 

recommendations of the draft Corridor Strategic Plan. 

 

2.1.10 Comment GLb-6c:  Since the HB to HO conversion is part of an approved plan, the Town 

Board can approve that zoning change and therefore the hypothetical density will be double  

counted. 

 

Response:  The Town has the authority to eliminate, amend or modify this recommendation and 

others just as the 1999 Comprehensive Plan Update eliminated, amended and modified previous 

recommendations in the 1970 Master Plan. Community plans are “living documents” which are 

periodically reviewed, updated, revised, expanded or replaced by subsequent planning actions that 

are designed to address changing conditions and community needs.  The Town has, in accordance 

with proper procedures, conducted studies, performed analyses, filed the requisite notices, plans 

and environmental documentation, engaged the community and involved and interested 

institutional stakeholders, and performed the required environmental reviews.  Past actions 

culminated in the preparation of the “Pattern Book for Downtown Hampton Bays,” a thorough and 

professionally drafted book identifying desired development patterns, building styles and forms, 

and developed several impact mitigation strategies identified in this SDGEIS for counterbalancing 
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growth to achieve net density neutrality.  The Town has exercised its authority in accordance with 

applicable planning, zoning and environmental principles and practices, and State and local laws, 

including New York state Town Law and SEQRA. The Pattern Book was used to develop the 

standards contained within the draft HBDOD form-based code and the SDGEIS has examined 

potential impacts and identified impact prevention and mitigation strategies to address issues such 

as growth, density and a multitude of others, as necessary.  The Town will consider the proposed 

Local Law and SGEIS and will determine, through the review of public and agency comments and 

the preparation and adoption of a SEQRA Findings Statement, whether the Proposed Action, as 

presented, is one that is approvable and whether previous unimplemented recommendations will 

be replaced, superseded or expunged.    

 

2.1.11 Comment GLb-6d:  Only one side of an equation is being considered in “what was not 

build” without considering what was built since 2010 that was not projected in the Hampton Bays 

Corridor Strategic Plan. To be an accurate evaluation, all the following should be included in the 

analysis 

a. All accessory apartments approved by the Zoning Board of Appeals since 2010 

b. All subdivisions approved by the Zoning Board of Appeals since 2010 and/or Planning 

Department 

c. All developments approved or in progress since 2010 including but not limited to: The 

Boathouses (the CPI Project, the  Sands and the Woods subdivisions. 

 

Response:  The offsetting of residential density from the previous build projections throughout 

the Hamlet is unaffected by subsequent developments and approved projects, as the projected 

growth is balanced not by these sites but by others that have not been developed yet but were 

included in the previous build projections (i.e., motel sites, land that had development potential in 

2013 but was subsequently acquired for open space, HO/HC sites that had been envisioned to be 

in place by now).  

 

2.1.12 Comment GLb-6e:  The projections for the HBUFSD student enrollment for school year 

2012/2013 contained in supporting schedules for the Hampton Bays Corridor Strategic Plan (copy 

attached) was 1,854 as the baseline before any recommended change of zoning. However, the 

actual HBUFSD enrollment was 2,029 (see attached) representing an error in the  projections to 

actual of +175 or +9.5%. This material error has not been accounted for in the baseline in the 

mitigation analysis in the SDGEIS for the HBDOD. 

 

Response:  Comment acknowledged.  As implied by the comment, it is acknowledged that there 

are a number of factors that can change enrollment even without significant changes in land use or 

new development.  The Town has worked directly with the school district to understand their 

current enrollment trends and to evaluate the potential impact of the Proposed Action, see  

Appendix F.  See also School District input and related responses in Section 2.6. 

 

2.1.13 Comment GLb-6f:  It should also be noted that the rated capacity for the HBUFSD as 

reported in the Hampton Bays Corridor Strategic Plan is 2,080 students (see attached). The 

student enrollment in 2017/2018 was 2,055 (see  attached) without any change in zoning from  HB 

to  HO. 
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Response:  Comment acknowledged.  Additional correspondence was received from the HBUFSD 

Superintendent of Schools on October 15, 2019 (see Attachment F), with respect to the rated 

capacity as well as updated enrollment statistics.  This correspondence indicated an updated 2018-

19 enrollment of 2,067 students.  It is important to note that this figure represents a snapshot, as 

provided to New York State Education Department.  Further, at the beginning of the current 2019-

20 academic year, the HBUFSD reported an enrollment of 2,060 students.   

 

This correspondence from the Superintendent of Schools indicate that he was unable to verify the 

source of the information to corroborate the noted rated capacity of 2,080, and goes on to state that 

rated capacity based on State Education Department guidelines would set the number much higher 

than what was previously provided based on the square footage per classroom.  Regardless, it is 

understood that additional school-aged children would present the school district with additional 

costs to educate them.  A revised analysis (found in Attachment F) has been prepared to address 

the expenditures and revenues associated with such, using the Superintendent’s preferred 

methodology in determining these impacts.   

 

2.1.14 Comment GLb-6g, MPc-4:  Land Acquisitions:  The calculation attempts to convert 

properties that were purchased by the Community Preservation Fund (“CPF”) for open space “as 

if” purchased for development rights. This calculation appears to be irrational and unreasonable 

for the following reasons: 

 

1. The land acquisitions listed on Appendix C-2 (List of CPF Purchases in Hampton Bays) 

represent acquisitions for open space -  not development right purchases. 

2. It is not the policy of the Town Administration to unilaterally and after the fact, convert 

open space purchases to development right purchases. 

3. It appears to violate the spirit of the Community Preservation Fund legislation that 

provides for separate purchases for open space and development rights. 

 

With respect to the mitigation, I don’t think it’s appropriate to use past projects for mitigation, 

and that would be in reference to the CPF properties that have been purchased Now, I don’t know 

if those purchasers said, we are purchasing this property to mitigate. But I don’t think you can use 

historical purchases as a mitigation for a current action. 

 

Response:  See responses below: 

 

1. Land that was subsequently acquired was assumed, at the time of the original buildout, to 

be developable/ , have build potential, and that it would be developed to the maximum 

extent under its zoning at that time.  This has nothing to do with development rights 

purchases but does have to do with the monitoring of changes to the previous buildout 

analysis and the maximum number of units that were projected under that analysis.  

2. The Town administration did not ‘unilaterally and after the fact’, convert open space 

purchases to development right purchases. It merely reduced the projected number of units 

that the previous buildout concluded could be constructed in the Hamlet and on the affected 

parcels if they had been developed as-of-right under its zoning.   
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3. It would violate the spirit of the Community Preservation Fund legislation only if the 

property was acquired or it was known that it would be acquired for open space when the 

original buildout was projected.  A case in point is, Good Ground Park.  This property was 

already acquired and there were plans to convert the land into a park; therefore, the 

development potential on the 38-acre property was not included in the previous buildout 

projection.  There are many properties on the Town’s target open space acquisition list, but 

they are considered to have inherent development rights up and until such time that there 

is a willing seller, and a reasonable deal for open space by both parties can be negotiated.  

The Town specifically targeted and negotiated acquisition for a total of 20 parcels 

encompassing over 55 acres of land in Hampton Bays for open space, including properties 

such as the former “Tiana Commons” RRAD site where a dense mixed-use development 

had been proposed.  The primary purpose of the CPF is to protect critical natural resources 

on environmentally sensitive sites.   Examples as noted in the Community Preservation 

Plan include resources such as agricultural lands, open space/greenbelt areas, wetlands, 

creek corridors, the Central Pine Barrens Core Preservation Areas, designated groundwater 

recharge areas, trail corridors, specified sites for village greens and parks, etc.  
 

References to balancing density using past CPF properties is not so much a mitigation as it is 

something that must be considered in the build out analysis if density neutrality is to be maintained 

with previous build projections.  That is, the Hamlet-wide buildout analysis that was previously 

conducted assessed future growth based on available vacant or undeveloped land.  If land was 

vacant at the time of the 2010-2013 analysis, it was considered to have buildout potential.  Just 

because a formerly vacant parcel was subsequently acquired through the CPF, doesn’t mean it 

never had any inherent buildout potential and wasn’t considered in the previous buildout. 

 

2.1.15 Comment CSa-6:  Do your density provisions take in the potential for a community benefit 

analysis, depending on how many units are proposed? 

 

Response:  Yes. The assessment assumed that 20 percent of the residential units will be 

Community Benefit Units pursuant to Town Code Chapter 216 (“Housing for Income-Eligible 

Households; Community Housing Opportunity Fund” and proposed § 330-436 of the draft 

HBDOD code (“Community Benefit Units”), which states that: 

 

The distribution of CBU’s shall be evenly distributed between moderate, and 

middle-income households, i.e., 50% of the units for moderate income, and 50% of the 

units for middle income, with the first unit being reserved for a middle-income 

household. The distribution of affordable units may be amended, subject to Planning 

Board approval, after the housing needs of income eligible participants are formally 

determined, pursuant to Chapter 216. The location, number, size and type of community 

benefit units shall be determined and distributed in accordance with the accompanying 

final generic environmental impact statement (FGEIS) and findings statement. 

 

The 20 percent standard is also consistent with Suffolk County’s requirement when an STP is 

proposed.   
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2.1.16:  GLBb-2, CSb-5: While I appreciate the fact that the consultants have indicated they did 

a theoretical analysis of the density, the reality is it’s not maximizing it. They actually only used 

commercial on the first floor, and the reality is, it’s very lucrative for these developers who have 

vacant space to do 100 percent residential development. 

 

Regardless of whether it’s appropriate [an assisted living use] or not, just in terms of analysis, we 

should be looking at the worst-case scenario -- meaning the highest turnover or the 

biggest impact – the analysis should be look at in terms of the highest impact and what needs to 

be mitigated. If you wind up with something less, then obviously it’s going to be okay. But if we’re 

going to go and do the analysis, I think we should be looking at the highest intensity. If you’re 

using an assisted living facility, it’s lower in terms of traffic and school-age children. I think we 

should be looking at the higher markers. 

 

Response:  As noted throughout the SDGEIS and this SFGEIS, the 248-unit projection is the 

maximum permitted under this review, based on reasonable anticipated growth over a 10-year 

period.  Not all landowners are anticipated to redevelop their properties under the HBDOD, just 

as not all lots have been maximized under the existing zoning provisions.  See response in Section 

2.1.2.  No further density would be permitted under this SGEIS.   

 

2.1.17 Comment GLBb-8, GLBb-9, GLBb-10, GLBb-11:  I’m personally offended by the way 

that they’ve done the mitigation for residential. Taken CPF property, violating the legislative 

intent of CPF and saying that we bought property in CPF for preservation and were going to take 

phantom development rights and apply that against housing -- That’s number one. Number two, 

taking a phantom build out of the original Corridor Study between CPI and all the way west and 

saying, we didn’t build those out, so we’re going to apply it. And the most offensive is the motel 

conversion. You know, a phantom 2006 motel conversion study that’s never been presented to the 

community, saying that there’s going to be apartments, you know, that we can apply against 

because they could be converted for condominiums. And we all know that those apartments are 

being illegally used as apartments. It’s very, very disconcerting that that would be put in a public 

document. So, on that, again, I agree with Kevin. We should move forward. I’m not against the 

plan. There’s a lot of good things in the plan. We need a waste treatment facility. We need to have 

this move forward, but these elements of the plan must be removed. 

 

Response:  See response in Section 2.1.14.  The buildout projections do not violate the legislative 

intent of the CPF; nor does it involve any transfer of development rights.  The discussion related 

to land preservations that have taken place since the 2010-2013 buildout was only accounting for 

land that at the time of the original buildout was assumed to be developable in the future and has 

since been acquired (and therefore no longer developable).  The purpose of the planning analyses 

was to simply evaluate how the Theoretical Development Scenario prepared for this SGEIS 

compares the baseline buildout from the cumulative impact of buildout projected for the Hamlet 

during the 2010-2013 which the Supplemental GEIS builds off of.   

 

The Theoretical Development Scenario for the HBDOD has been independently evaluated, and 

mitigation measures established based on the density that could result.  However, the SDGEIS 
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includes several recommended actions to help offset and balance growth projected under the 

previous/hamlet buildout.   

 

2.1.18 Comment SVb-2:  We need the infill, because one of the problems with Hampton Bays’ 

Downtown is that Main Street doesn’t flow. There are a couple of stores and then suddenly there’s 

nothing. There’s a big parking lot or there’s a bank set way back off the street. There’s no 

walkability for going from store to store to store. I think as you build out, the infill will make a 

huge difference. 

 

Response:  Comment acknowledged. Some of the reasons for the Proposed HBDOD code is to 

support infill that is consistent with successful traditional downtowns (consider Sag Harbor, 

Southampton or any other successful and desirable downtowns).  Infill development provides more 

storefronts, creates greater visibility for businesses, enhances streetscapes, supports compact 

mixed-use development that is walkable, enhances access and promotes investment and economic 

opportunity and growth.     

 

2.1.19 Comment MPb-5:  Build, build, build, seems to be the mantra and do it on a piecemeal 

basis. The Board has turned a deaf ear to the desire of the Hampton Bays community, and instead 

of acting with the best interest of the community in mind, the Board seems to act despite the best 

interests of the taxpaying citizens of Hampton Bays. 

 

Response:  The entire Hampton Bays downtown concept was initially community driven where 

the Town was invited to numerous Civic and community meetings to determine how to best 

address future development in the Central Business District as it has faced a significant period of 

disinvestment and deterioration and the community has expressed the desire for a hamlet center 

that they can safely walk around, eat, shop and recreate in a beautiful and ecologically sustainable 

atmosphere.  The Pattern Book was a process that was initiated by the Town to receive community 

feedback on desired patterns and architectural styles for the downtown. The proposed HBDOD 

Code allows for some growth in the Downtown in order to facilitate economic development and 

offsets this growth by reducing residential development that is possible outside the Downtown 

which was included in the original buildout.  The Proposed Action has been anything but 

piecemeal.  Considerable research, analysis and outreach have been conducted over the course of 

many years, including but not limited to the previous corridor studies, creation of the Pattern Book 

and extensive outreach that transpired at that time, and the current SDGEIS process.  The Pattern 

Book process was extensive consisting of online community surveys including over 1,200 

responses, public presentations and community charrettes and public hearings. (Please refer to 

Section 1.3 of this SFGEIS to review the numerous steps in the SEQRA process including three 

hearings, an 80-day written comment period, and numerous responses to comments contained 

within this SFGEIS).    

 

2.1.20 Comment GMc-4, GMc-6:  There are existing buildings and uses on Main Street. Are we 

talking about tearing down what’s there and building something else? I mean, there are buildings 

that are not owned by the Town of Southampton, these are owned individually. 
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All of these decisions are very blue sky as far as I’m concerned. You can say we want this to look 

a certain way, but I don’t believe the town owns that property. Are you talking about the Town 

doing the building?  Tearing down what’s there? Tearing down the two historic houses that are in 

the Main Street area, that fall within this yellow area (pointing to Regulating Plan). Are you going 

to tear those down and build there? I don’t understand how this proposal works when there’s 

already property there that is owned by other people? 

 

Response:  The Proposed Code would work the same way that other zoning districts work.  The 

Proposed Action involves the creation of the HBDOD and adoption of the accompanying HBDOD 

land use and dimensional zoning standards.  The action itself does not involve redevelopment but 

merely puts in place the zoning standards or regulatory framework to guide future development in 

this district under approved zoning in the future.  The Town is not tearing down any buildings.  

The HBDOD is like any other zoning district in the Town in that property owners may seek to 

develop or redevelop their properties, if and when they wish, in accordance with the Proposed 

HBDOD zoning (or as an alternative in accordance with the underlying existing VB zone), if the 

requisite permits and approvals are received from the Town and other involved agencies.  For 

additional information please see response in Section 1.2.2. 

 

2.1.21 Comment RDc-4:  Fourteen acres of the land in the HBDOD is already owned by two 

individuals. One of those individuals is here tonight. I was telling him, if you want to come up and 

explain some of the plans he has. He’s here and once this plan is approved, by right, he could do 

whatever he wants that is permitted by the proposed HBDOD Code. It’s not ten years away. 

Numero uno, is the tax rates. 

 

Response: The HBDOD and its implementing zoning code have not been approved.  No 

development plans or site plan applications under the Proposed Zoning have been submitted or 

received by the Town, although nothing would prevent a landowner from currently submitting a 

development application under the existing  VB zoning.  If the HBDOD is created and the HBDOD 

Code is approved, property owners will then be eligible to submit development applications and 

plans in accordance with the HBDOD and will be subject to the Town site plan review process, 

including but not limited to compliance to the VB or HBDOD Code, and holding of any public 

hearings and/or environmental reviews that may be required.    

 

2.1.22 Comment CSc-4: I’d like an analysis done on the development of the three zones in the 

HBDOD since the GEIS does say that each of the proposed zones could support itself. An analysis 

on whether there would be enough in the pink zone to support the commercial, and residential 

based on the numbers and in what density? 

 

Response:  The three subzones, Central Business, Transition and Edge zones, are an integral part 

of the HBDOD and are not meant to stand alone, nor should they stand alone. The zones are 

designed to be supportive and complementary to one another to create an overlay pattern that has 

a central business area as well as transitional areas and an edge zone.  The uses, designs and 

building forms are inextricably tied to one another and support one another but are not dramatically 

different. The HBDOD is optional, and variety of factors, including, market conditions, property 

owner preferences and objectives, and economic factors will dictate the actual development to be 
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proposed on specific sites within each subzone.  The Theoretical Development Scenario was 

established as the basis for the environmental assessment of potential significant adverse 

environmental impacts of the HBDOD and used to establish the thresholds and guidelines under 

which future individual site development applications would be reviewed.      
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that process and focused on the HBDOD.  Despite the above statement that the building forms 
appear to destroy the small scale character that is quintessential Hampton Bays, the community 
provided considerable support and consensus for the Pattern Book, and the provisions of the 
HBDOD are designed to retain small town character consistent with the Pattern Book.  Moreover, 
the Pattern Book was modeled after successful “small town” downtowns, including the Villages 
of Southampton and Sag Harbor.   
 
2.2.3 Comment GLb-1c:  The Regulating Plan allows for 100% residential development in the 
“transitional” zones which encompasses approximately half the properties adjacent to Good 
Ground Park. This allowable development appears to be arbitrary and contrary to the general 
concept outlined in the Hampton Bays Corridor Strategic Plan for those properties to be developed 
for retail use. 
 
Response:  The Proposed HBDOD Code describes the Transition District as follows:  
 

The Transition District is intended to create a transitional zone to outlying areas of the 
Hampton Bays central business district and neighboring residential areas. Multi-story 
buildings with primarily commercial office uses, with some limited retail and residential 
uses [would be permitted]. 
 

The TD zone would not allow a multifamily residential development along Montauk Highway or 
Springville Road, and live-work units would only be permitted along Good Ground Road. The 
reason for this again, is to provide a transition between the main/core central commercial district 
and other development outside the Downtown. 
 
As indicated in the HBDOD use table (proposed § 330-423 D.) provided in Appendix B-3 of the 
SDGEIS, as many as 22 different nonresidential land uses are either permitted as-of-right or 
through the Special Exception Permit process in the HBDOD.  These include retail, restaurant, 
office, service, hospitality and civic/public uses such as a cultural center.   The HBDOD is optional, 
and variety of factors, including, market conditions, property owner preferences and objectives, 
and economic factors will dictate the actual development to be proposed on specific properties. As 
described in Section 1.5.2 of the SDGEIS, the intent of the Theoretical Development Scenario was 
to provide a development scenario that is reasonably expected over a ten-year development 
horizon. The projections are based on the proposed zoning standards and the September 2018 
Commercial Market Analysis for the HBDOD (Appendix C-3 of the SDGEIS) and were used to 
provide a basis for impact assessment, identification of necessary mitigations, and used to establish 
the thresholds and guidelines under which future individual site development applications would 
be reviewed.  
 
2.2.4 Comment GLb-1d, MHa-3, RMc-4, RMc-7: The building forms in the HBDOD are 
materially inconsistent in regard to height, setback and lot coverage with the residential nature of 
the current buildings on the north side of Montauk Highway between Cemetery Road and 
Squiretown Road. The goal to maintain the residential character was addressed in the Hampton 
Bays Corridor Strategic Plan.  The other thing is that we’re not in love with that three story 
concept, as you know. To hear that, you know, two stories on Main Street is a good start, but you 
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may hear some opposition to that at some point. I don’t think the people totally understand that 
we’re going to have three-story buildings on the frontage and two stories on the back facing out 
Park. Can anything on Main Street be three stories? 
 
Response:  There was a question during the development of the Pattern Book as to which of the 
downtowns in the region is liked best and what are the elements of that downtown that you would 
like to see (or not see) in Hampton Bays? The downtown district that was liked most was Sag 
Harbor followed by Southampton.  One of the issues that came up during this discussion was the 
heights of buildings.  The proposed HBDOD code would not increase the maximum height of a 
building at the street wall, which currently under existing Village Business zoning is 35 feet.   Even 
though the height is capped at the current standard of 35 feet at the street wall, up to 2.5 stories 
would be permitted in in the Central Downtown District (“CDD”) and TD zones and up to 3.5 
stories would be permitted along 60 percent of certain street frontages (including Main Street) 
rather than the 2-stories which is the current standard in the VB.  In addition, the street wall may 
project back at a 45-degree angle, away from the street to encourage pitched roofs that achieve a 
desirable architectural style.  In this case, a maximum of 3.5 stories would be permitted.  If 
buildings were to be controlled strictly by a maximum height standard, there would be a tendency 
to get a flattened roof structure along the entire street wall, which is contrary to the goals that were 
to be achieved, according to the community preference surveys. Regarding the Edge District 
(“ED”), the maximum height would be 32 feet and two-stories, to provide a suitable transition to 
neighboring areas.   
 
Community plans are living documents that are periodically updated to address changing 
conditions and incorporate contemporary planning and zoning policies and practices.  One of the 
goals of the Pattern Book and proposed HBDOD code was to provide a more detailed site-specific 
analysis of the Downtown compared to the Hampton Bays Corridor Strategic Plan which was very 
broad and generic in scope due to the extensive size of the study area and the numerous issues that 
had to be addressed throughout this area.  The HBDOD code is supplemental to the Corridor Plan, 
it specifically focuses on the Downtown i.e., the VB and HBDOD, and implements the 
recommendations of the Pattern Book and the public input that was provided.   
 
Regarding compatibility to residential properties, neither the existing VB zoning nor the HBDOD 
permit single-family residences and the district has not permitted a new single-family residence 
since some time before 1972.  The intent of the HBDOD is not to create a single-family residential 
neighborhood but to create a quality mixed use Downtown District.   
 
2.2.5 Comment KMc-2, KMc-3, KMc-4, KMc-7:  I and others on the Civic Association Board 
and its membership have participated in a number of planning studies for the last 25 years. All 
have centered on the fact that our downtown doesn’t work. We didn’t want a business district that 
just looked like, partly the way it does, and uglier with the types of larger business that retail 
business likes to create. We wanted a more conventional/traditional downtown business district. 
Some of the planning efforts that have taken place over the last 20 years that were discussed, was 
this notion that we should create a Form-Based Code so that the design of whatever is going to 
happen in the future fits better, and looks like places like Southampton and Sag Harbor, which by 
the way, have three-story buildings. Three-story buildings are not the end of the world.  
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The second thing we decided during a number of discussions that we had as a community was, we 
already have a future; It’s the present zoning code that’s the problem. If we don’t get past where 
we’re stuck now, five years from now we’ll have the same conversation and decide nothing.  This 
is the third time this town board and your predecessors have had discussions about what to do 
differently here. Please, decide to do something different. Because only when you do something 
different, does something different actually happen. For example:  You go into Scotto’s or 
Francesca’s and you go up to the counter, and the person behind the counter very nicely says, 
“What can I get for you today?” And if you just said, here’s all the things I don’t want, you walk 
out of the place empty handed. So, our job today, instead of just saying what we don’t want -- 
which we’re really good at. This is the most exceptionally gifted community to describe what it 
doesn’t want and what it hates. We need to do better than that today. So, our job today is to say, 
“What do we think makes this place work best?” How do we get there? And how do we work as a 
community to make that happen? 
 
The principal recommendation -- you’re going to hear is a lot of concerns. Rumors travel faster 
than the truth. They just do. And a lot of people are mad about a lot of things. And I know you 
know this, but it’s really hard to get anything done, ever. And we’re really close to actually getting 
something done. All we have to do is adopt this code, take a leap of faith to say that the design 
elements proposed here are better than what we have. And better than if we did nothing, what we 
would continue to have. That’s the choice. 
 
Response:  The Town has sought to develop the standards and regulations to implement the 
community’s vision and has done this over the course of many years through ongoing studies and 
public outreach and participation.  The Town Board always appreciates the input it receives from 
the community and tries to address substantive comments so that there is enough information to 
provide forward momentum to produce the changes that are needed.  The Town Board is 
committed to continuing to do so and has sought the adoption of the HBDOD as a mechanism to 
encourage well planned redevelopment and investment in the downtown area.    
 
2.2.6 Comment GLb-3, DBb-3:  The goals noted below on page 3-18 of the SDGEIS and the 
related Proposed Table of Use Regulations in Appendix 8-3 that allow for dense residential uses 
appear arbitrary and are contrary to the Hampton Bays Corridor Strategic Study (pages 11-12, 
36-40) for the Central Hampton Bays Hamlet Center, and inconsistent with the results of the 
Community Preference Survey, the goals in the 2017 Pattern Book and the SDGEIS Appendix G-
3 - Commercial Market Analysis. 
 

• “Providing housing options to serve the community’s residential needs, including options 
for multifamily residences and upstairs apartments for persons of diverse incomes, rentals 
and owner-occupied units, and providing  new live/work/shop opportunities; 

• ...and boosting the local customer base and employee base by allowing multifamily 
residential uses, encouraging upstairs apartments and creating a greater full-time 
residential presence.” 
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We would like to see this plan scaled back to that 2013 plan that was agreed upon. I was not there 
for that, but I looked at it today, and that’s the plan I would like to see. 
 
Response:  A mixture of uses, including the presence of apartments and multifamily residences, 
is well established planning principle for a successful downtown, which depends residential uses 
to help provide a critical mass of patrons and pedestrian activity in the downtown.  The HBDOD 
is designed to channel mixed use redevelopment to the traditional Hamlet center, create walkable 
environments, broaden housing choices, and encourage sustainable redevelopment.   While the 
existing VB zoning allows for multifamily apartments, this zoning has not encouraged 
redevelopment and investment in the community in accordance with the goals of the community. 
 
2.2.7 GLb-10: Additional information should be provided for transparency and full disclosure:  
 
Appendix C-1 (Regulating Plan) included in the SDGEIS should be updated to include: 

1. Lot Lines 
2. Square footage of individual lots 
3. “Hard sites” 
4. Hypothetical siting of the parcels that are used in the hypothetical buildout  

 
Hypothetical build-out analysis page S-16, 17 of the SDGEIS 

1. Maximum residential build out under the proposed HBDOD 
2. Maximum residential build out under the current VB Zoning 
3. Details (“roll-up”) by property 

 
Response:  As indicated below: 
 
Appendix C-1 (Regulating Plan) included in the SDGEIS should be updated to include: 

1. The Regulating Plan is not for the purposes of illustrating buildout.  It is a tool used in 
conjunction with the HBDOD form-based code to show the HBDOD district boundaries 
(i.e. the regulated area), subzone locations which are keyed to applicable standards in the 
Code, and the basic street layout map.  In addition, it should be noted that the Regulating 
Plan uses an aerial photograph as a base and already depicts all lot lines in and adjacent to 
the HBDOD and shows existing structures.  The SDGEIS contains a total of eighteen maps. 
Besides the Regulating Plan, fourteen of these maps show individual lot lines, building 
footprints, streets, parking lots, and other salient features.  Each of the eighteen maps 
provides other unique information. 

2. A table identifying the lots and their respective areas in square feet and acres is provided 
in Appendix D of this SFGEIS. 

3. “Hard sites” are defined and/or discussed in the SDGEIS in Sections 1.5.1, “Buildout 
Under Existing Conditions,” 1.5.2, “Buildout Under Proposed Conditions,” in the 
Executive Summary on page S-14 and in footnote 15 on page 3-52.  As indicated in the 
SDGEIS, hard sites shall mean an existing land use or development site―typically a public 
or institutional land use―that is unlikely to change, be removed or be redeveloped in the 
near future due to a critical need, the suitability of its current location, and other factors. In 
the Hampton Bays Downtown, this includes but is not limited to the Hampton Bays Fire 
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Station, Hampton Bays Post Office, Good Ground Park, the New York State stormwater 
recharge basin, and properties that are already at or in excess of maximum build conditions.  
A figure showing hard sites used in the build analyses is provided in Appendix D of this 
SFGEIS. 

4. There was no “hypothetical siting” of  parcels. The boundaries of the existing lots are the 
boundaries of the lots.  The buildout of each lot is just that, the maximum development that 
could occur on each site, factoring in the proposed zoning standards, required parking to 
serve the use, and required landscaping, buffering, and green space required under the 
Proposed HBDOD Code. Other factors and assumptions for the buildout, such as the 
numbers of bedrooms per residential unit, are discussed in Section 1.5.2, “Buildout Under 
Proposed Zoning.” 

 
Hypothetical build-out analysis page S-16, 17 of the SDGEIS 

1. According to the SDGEIS, the maximum approvable residential buildout in the HBDOD, 
based on the SEQRA review, the need to maintain density neutrality, and identified 
mitigations, is 248 dwelling units.   

2. The residential build condition under the current VB Zoning is as indicated in the SDGEIS 
101 residential units.   

3. The details of the build projection are provided on page S-14 – S-18 of the SDGEIS.   
 
As described in Section 1.5 of the SDGEIS and Section 2.1 of this document, no specific 
development proposals are proposed.  The exact property owners that may choose to redevelop 
under the HBDOD Zones is unknown.  The purpose of the Theoretical Development Scenario was 
to provide a development scenario that is reasonably expected over a ten-year development horizon 
and is provided as a basis for impact assessment, identification of necessary mitigations, and used 
to establish the thresholds and guidelines under which future individual site development 
applications would be reviewed. 
 
2.2.8 Comment HBCAC-10:  The goal of the Overlay District is revitalization. The SDGEIS 
should address the specific actions the Town of Southampton has taken since 2016 to spur 
revitalization in the downtown district. This should include a discussion of the revitalization 
alternatives that do not require zoning or other changes that the Town has also considered. 
 
Response:  The Town of Southampton has chosen a comprehensive and balanced approach to 
revitalization rather than a piecemeal approach.  Some of the most important and effective tools in 
the planner’s toolbox for achieving land use goals are design, land use, and zoning policies, which 
include the creation of a form-based zoning code and making adjustments to the code to allow uses 
that will support diverse economic development, fiscal wellbeing, diverse housing options, and 
new employment, business, shopping, and dining opportunities.  This is especially true since the 
proposed HBDOD area would apply to 54.85-acres and establishing a regulatory framework that 
guides the future development of this area is intended to encourage cohesive redevelopment.  The 
form based code provides a regulatory framework for creating a more attractive and functional 
community with enhanced streetscapes, storefronts, pedestrian and bicycle connections, and 
essential capital infrastructure improvements, including the construction of an STP to replace 
existing substandard or outdated modes of on-site waste collection and treatment and to protect 
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the environment, and construction of the Good Ground Road Extension, new North Main Street, 
and other traffic improvements to address traffic-related concerns.  The Town has taken steps in 
the past to create Good Ground Park including the hamlet green space along Montauk Highway, 
which provide the community with recreation, entertainment, social interaction, and green space 
and natural aesthetic qualities in the Downtown.  It established the senior citizens center some 
years ago (prior to 2016) and transformed and redeveloped a former obsolete supermarket site into 
Hampton Bays Town Center. A variety of improvements were also made to the train station 
platform and surrounding parking.  These actions by themselves, while beneficial to the 
community, must be accompanied with a zoning framework that guides economic growth.  Actions 
such as purchasing the former Tiana Commons PDD site and the Bittersweet Extension properties, 
while beneficial to the community, did not necessarily revitalize the Downtown.  Actions such as 
protection of the Prosper King House, the Lyzon Hat Shop, and the Chamber of Commerce site 
are also beneficial in terms of historic character and preservation but do not necessarily spur 
economic revitalization of the area. Again, we believe this best addressed by a comprehensive 
approach including adoption of the Proposed Code.   
 
2.2.9 Comment SA-1:  Building Frontages and Setbacks: It is our understanding from the 
Southampton Zoning Ordinance (§§ 330-5 and 330-83J.) that building setbacks are required along 
all lot lines, and this is also true for the Downtown Overlay District. Front setbacks are required 
along street rights-of-way, rear setbacks along the lot line opposite the front lot line, and the 
remaining lot lines will have side setbacks applied. In addition, the Downtown Overlay District 
adds prescribed Building Frontage requirements along both public street and private street 
frontages. Please clarify that building frontage requirements apply to both public and private 
streets, but setbacks only apply to property lines. 
 
Response:  Building frontage requirements apply to public and private streets, i.e. streets that 
include a right-of-way defined by property boundaries. Said requirements also apply to streets 
where a right-of-way is not created, i.e. a new street constructed on private lands, which would 
typically have an associated public access easement. A new paragraph 3 has been added to section 
330-433 to provide clarification. 
 
2.2.10 Comment SA-2:  Setbacks when Private Streets Become a Public Right-of-Way or 
Parcel: The Downtown Overlay District Regulating Plan shows several new streets and alleys on 
private property. All these streets must comply with prescribed design standards even if built as 
private streets. As was noted above, the Downtown Overlay District also adds prescribed Building 
Frontage requirements along both public street and private streets. These regulations are designed 
to force a desired outcome. We recommend that if a private street becomes public at some date 
in the future or is converted to a stand-alone private parcel, then the setback requirements from 
the original site plan approval carry forward with the new parcel configuration. This will help 
avoid creating future nonconforming buildings. 
 
Response:  New streets shown on the regulating plan are conceptual locations, the final location 
and street type designation will be determined during the site plan process. The Form Based Code 
does not mandate whether streets must be public or private. The redevelopment potential as 
envisioned in the Pattern Book for the HB Downtown Overlay District, taking into consideration 



 Hampton Bays Downtown Overlay District 
Zoning Map and Code Amendments 

Supplemental Final Generic Environmental Impact Statement 
 

 
      Page 2.2-8 

 
 

the potential street layouts as illustrated on the regulating plan, can be achieved without 
necessitating the creation of additional public right of ways. Therefore, there is no associated 
revision to the code in response to this comment. 
 
2.2.11 Comment SA-3:  Rear Setbacks on Lots Bounded by 3 or More Streets: The Downtown 
Overlay District Regulating Plan shows new streets and alleys, resulting in new/smaller blocks 
being created from properties without streets. In some locations, the new street and block 
configuration shows properties that will have three or more sides facing public streets. The 
Southampton Zoning Ordinance addresses corner lot conditions with two streets forming an 
intersection. However, the Zoning Ordinance methodology does not anticipate a parcel being 
surrounded by three or four streets. Please consider adding text to clarify that a lot with streets 
on three sides will have a side yard on the remaining side, and lots surrounded by streets are 
required to have only front yards or side street yards. 
 
Response:  Additional language has been added to each of the district dimensional tables to 
indicate how setbacks shall be applied to a lot that has three frontages as follows: "Where a lot is 
bound by three (3) streets, the applicable front build-to and parking location requirements shall 
apply to all street frontages, and the remaining interior lot line(s) shall be treated as side lot lines." 
The code already states that lot line fronting a street is a front yard, and therefore no further 
clarification is necessary. 
 
2.2.12 Comment SA-4:  Parking:  The required setbacks for parking (30 ft. from the property line 
along streets and side streets and 10 ft. side and rear) appear to contemplate a conventional 
parking lot within a single parcel. The illustration on page 43 seems to violate the prescribed 
requirements. The 30 ft setback will place a tremendous constraint/burden on the parcel and will 
result in unclaimed space. Please consider reducing the 30 ft. setback along secondary streets 
(Street Type B with the exception of Montauk Highway and Street Type C) to 10 ft. Also, when 
a parking lot is shared among multiple users (multipurpose) and is constructed across multiple 
lots, the 10 ft. setback along the shared property line should be reduced to zero. This is a practical 
accommodation AND will provide an additional incentive to contiguous property owners to create 
shared parking. 
 
Response:  The intent of the desired streetscape as described in the pattern book is that it shall be 
defined by a street wall of building facades and not open parking lots.  However, on the side streets, 
the reduction of the parking setback is warranted, but not the 10 feet requested. The built to zone 
frontage requirement permits buildings to be setback 15 feet from the street, and therefore the 10 
foot setback requested would permit parking that would be closer to the street than the building 
facade, which is contrary to the desired streetscape design. A more appropriate setback for parking 
from a side street is 20 feet to ensure the parking doesn't project past the front of the building and 
provides adequate area to screen the parking lots from the road. Furthermore, a 20 foot setback is 
consistent with the existing Town code transition yard requirements for parking lots on local 
streets. The FBC dimensional tables have been revised to reflect this change.  Section 330-427 
D.(1) already accounts for the ability for the Planning Board to reduce the parking setbacks to zero 
when a coordinated share parking layout between adjacent properties is provided. 
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2.2.13 Comment SA-5:  Rear Setbacks When no Vehicular Access: It is our understanding that 
the purpose for the 35 ft. rear setback is to permit service, loading, or parking to be located behind 
retail buildings. This presumes vehicular access to the rear of the lot. For lots without vehicular 
access to the rear, we recommend reducing the 35 ft. setback to 15 ft. so as to not over encumber 
shallow lots. 
 
Response:  The intention of the rear yard setback is not simply to provide vehicular access, but is 
also required to provide adequate light and air for the buildings constructed on the lot as well as 
adjacent lots. It is also important to have an adequate area on a lot that can accommodate service 
oriented activities behind buildings that front on the street. The lot configuration of the existing 
lots within the over district that can be further developed are deep enough to provide a 35 foot 
setback. And for those lots that can be further subdivided, layout and size of any new lots should 
be designed to accommodate the required 35 foot setback, as well as vehicular access to the rear 
of the lots. 
 
2.2.14 Comment SA-6:  Setbacks Along Good Ground Park: It is our understanding that the 
south side of Good Ground Park Road has a greater existing dimension between the curb and 
property line than the typical Street Type B section. Please consider permitting building 
encroachments along Good Ground Park Road in the TD zone to make the setbacks equivalent to 
Street Type A. This would require buildings be a minimum of 5 ft. behind the property line and 
allow porches, storefronts, etc. to encroach into the setback, but would result in a Street Type B 
character/appearance due to the existing conditions. 
 
Response: The intent of the build-to requirements is to provide a consistent and uniform 
streetscape regarding the buildings’ relationship to the sidewalk and other street improvements. 
Although the recently constructed sidewalk associated with the Good Ground Park access road 
was designed and constructed to be generally along the southern property line associated with park, 
The parks southern property line, west of the fire district property diverts to the south west thereby 
creating a gap between the constructed sidewalk and the property line in this area.  Therefore, 
given the intent for the streetscape and the existing site conditions in this area it is appropriate to 
have the built-to frontage requirement for the transition district along Good Ground Park access 
road only be adjusted from 10 feet to 5 feet. 
 
2.2.15 Comment SA-7:  Footprint:  The Form Standards on pages 14 and 17 require retail be a 
minimum of 40 ft. deep. Our experience with current retail tenants is that many are seeking wider 
and shallower retail space than in years past. The first 15 feet of interior space produces the 
highest revenue per square foot, and so we are observing more tenants requesting space that is as 
little as 15 ft. deep (ice cream shops, coffee/food kiosks, pop-up clothing retailers, etc.). We 
recommend reducing the min. retail depth requirement to 15 ft. or remove the minimum 
requirement altogether so as not to alienate prospective smaller local retail businesses. 
 
Response:  The intent of the footprint depth requirement is to provide Storefronts that are 
consistent with a traditional downtown, similar to those that were analyzed in the creation of the 
HB Pattern Book.  However, in the interest of creating commercial space that is affordable to local 
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retailers and service providers, the minimum depth requirement has been reduced from 40 feet to 
30 feet. 
 
2.2.16 Comment KM-8:  Consider having some minimum percentage of the infill between the 
park and Main Street completed up to 50 percent or so before Good Ground Road is extended to 
not create two competing areas for development. 
 
Response:  The construction of the Good Ground Road Extension will take time to engineer, 
coordinate and construct.  This SDGEIS recommends that planning and engineering for the road 
be started as soon as possible.   There are only a two lots along the Good Ground Road Extension 
other than the existing developed senior housing and it is likely that the existing uses on the other 
lots would continue to front and have main access off of Montauk Highway with a possible rear 
access/egress on to Good Ground Road Extension to further alleviate traffic, particularly along the 
section of Montauk Highway near its intersection with Riverhead-Hampton Bays Road (SR 24).   
 
2.2.17 Comment KM-9:  Please do not allow any highway business uses, drive thru service on 
the Good Ground Road Extension.  
 
Response:  Land located east of the southbound section of Good Ground Road Extension from 
the intersection of Montauk Highway and SR 24 to the LIRR is zoned office (“OD”) and senior 
housing (“SC-44”).  The SC-44 zone is already currently developed.  The Proposed Action does 
not recommend any rezoning along the Good Ground Road Extension. Land west of the 
southbound spur of Good Ground Road Extension is zoned HB.  Land uses on the west side of the 
Good Ground Road Extension currently include a NYS stormwater recharge basin, a real estate 
office and a towing company.  With regard to the HB properties to the west, they would likely 
continue to have access from Montauk Highway, but could conceivably have a second 
access/egress on to Good Ground Road Extension, which would further assist in relieving traffic 
congestion near the intersection. 
 
Drive thru restaurant and retail services are not permitted in in the HB or OD zones with the 
exception of bank drive through services, which are subject to Special Exception review and 
permitting.   
 
2.2.18 Comment KM-10, KMc-6:  Please be sure to not have drive-thru anything, or fast food, in 
the form-based code area (HBDOD). It would be a cruel joke if the major feature facing the park 
was an up-island mall like “food court”.    
 
Formula food service retail and food service facilities shouldn’t be in any of these areas. By 
formula, I mean McDonalds, Burger King, Wendy’s and those sorts of things. We want places that 
are locally owned and operated, that are supported by the community. 
 
Response: As indicated in proposed Attachment 14 §330-423. D. “Hampton Bay Business 
Overlay District Table of Use Regulations,” which is included in Appendix B-3 of the SDGEIS, 
retail, restaurant and bank drive-thru uses are prohibited in the HBDOD.   These uses are also 
prohibited in the underlying VB zone.  The existing VB allows fast food restaurants by Special 
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Exception Permit but since restaurant drive-through services are prohibited in the VB and HBDOD 
it is less likely that such uses would be proposed.  The form based code also contains many design 
standards that address architecture and streetscapes.  These standards would address any standard 
formula restaurant designs that are inconsistent with the vision for the HBDOD.   
 
2.2.19 Comment HBCACa-1:  No structure that is multi-level should have all residential units. 
 
Response:  Residential development is an essential component of the proposed HBDOD.  As noted 
throughout the SGEIS, the additional presence in the Downtown will help to energize and 
revitalize the area, stimulate investment and commercial and economic growth, and assist in the 
financing of essential capital improvements such as the Good Ground Road Extension. Ground 
floor residential would not be permitted in the Central Downtown zone while commercial uses 
would be permitted on the first floor of all buildings regardless of zone.         
 
2.2.20 Comment KM-12:  Please consider having an ad hoc committee that meets annually or as 
needed to assess how the form-based code is working, and if any adjustments need to be made.  
 
Response: The Town, as with all zoning amendments it undertakes, will monitor the 
implementation of the proposed HBDOD code and any feedback it receives from the public and 
will address any significant issues as warranted.   If it is determined that an ad hoc committee 
would be helpful or necessary, a committee will be formed.   
 
2.2.21 Comment KM-13, SSb-11, VCc-6:  Ground floor level stores, shops, and food service, like 
ice cream shops, coffee shops unique lunch and dinner options should be considered, rather than 
dominated by real estate and law offices. 
 
We’d like to see user friendly, not big chain stores, drug stores, things like that, but rather 
community-based shops that we’re interested in. I think it would be nice to give some sort of 
incentive to stores like that for coming in. 
 
The concern is that if the owners of the property had a choice between commercial development 
or residential. You know, the commercial sector, retail especially, has been challenging. So, they 
might opt for a more economically beneficial use, the residential use. How do we set the stage to 
see more of the commercial uses rather than the residential? 
 
As Hampton Bays residents, we pay high taxes in comparison to other areas. We want and need a 
more vibrant town that we can be proud to bring our friends and family to. We hope that 
Southampton Township can offer incentives to attract the right type of stores and -- at any rate, 
Hampton Bays residents have a vision for our town. We just hope that you share our vision. 
 
Response:  Retail, restaurants, and ice cream and coffee shops are permitted in the VB and 
HBDOD, as are real estate offices, legal services and various other land uses. The variety of land 
uses that are permitted in these zones is necessary and desirable to prevent over-saturation of one 
particular use and provide options for future land use and a wide array of goods and services for 
the community. It is expected that the land use requirements of the VB and HBDOD and market 
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demand will be the major factors influencing the types of land uses that will be established in the 
area in the future. It should also be noted that the existing OD (Office District) that is adjacent to 
the west of the proposed HBDOD restricts retail uses and allows office uses (as well as 
restaurants), thereby providing space for the absorption of some office space that may be in 
demand, while directing retail uses to the VB/HBDOD or the HB districts. The main purpose of 
the Downtown is and has always been retail, restaurant and service uses for locals, passersby and 
tourists; however, a diverse assortment of compatible permissible and Special Exception land uses 
allows enough variety to ensure that the community will get the uses that they need most and that 
the market demands.  
 
2.2.22 RDb-6, RDb-7, CLb-3:  It’s really not going to end up how these people think, with all 
these shops and everything and walking around eating ice cream cones. We’re supposed to have 
a resort- and recreational-based economy here, and I don’t see that this is really going to help 
that in any way. 
 
This is a problem that, not only Hampton Bays is facing, Southampton has many, many vacant 
stores now. They just had a change in mayor, because of that. That was the main issue of the 
campaign. As you know, the incumbent mayor lost because of it. 
 
On one of your slides it has under findings a surplus, retail surplus, demand lightly currently 
satisfied. What’s the radius that that’s based on? It’s not just Hampton Bays, is it?  
 
Response:  A Commercial Market Analysis was prepared for the Hampton Bays Overlay Zone 
and was provided in Appendix C-3 of the SDGEIS. A leakage analysis, which basically looks at 
unmet and saturated demand for a wide variety of land uses, to identity those businesses that would 
most likely be successful because of unmet demand in an area, was included. 
 
According to Commercial Market Analysis:  
 

• Commercial uses located in downtown Hampton Bays tend to cater to neighborhood and 
local needs, with most of the existing uses classified as a “convenience,”  “neighborhood,” 
or “super community/community”-type of shopping area, as defined by ICSC and 
determined by the size and type of tenants. 

• For the purpose of  the analysis, an average five (5)-minute drive-time radius was identified 
as representing and serving the needs of the immediate community with convenience-type 
commercial uses. Likewise, the neighborhood and community-type commercial tends to 
be satisfied by those residing within a ten (10) to 15-minute drive time radius from a given 
shopping center/downtown area. As such, and for the purpose of this analysis, these types 
of shopping areas were blended, and compared with local knowledge of the area and a 
drive-time map to establish the target market area for this analysis. Ultimately, an 11-
minute drive-time radius from downtown Hampton Bays was determined to be an 
appropriate target market area.  

• The target market area represents a significant portion of western Southampton Town. The 
boundary of the target market area extends north to Great Peconic Bay, east to Tuckahoe 
Road in Shinnecock Hills, south to Shinnecock Bay including portions of Dune Road, and 
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farther west along the Sunrise Highway into East Quogue and the edge of Westhampton 
where consumers are able to travel at faster speeds. This target market area represents the 
population residing within the immediate community and surrounding parts of 
Southampton Town that would likely support commercial uses in downtown Hampton 
Bays. 

 
The Commercial Market Analysis identified a variety of commercial uses that are in demand in 
the area and found that:   
 

This leakage indicates that the existing businesses within the target market area are not 
only able to capture significant consumer demand from those residing within the target 
market area, but they have the opportunity to capture even more. This opportunity arises 
from consumers residing outside of the area – including those employed within the area, in 
addition to visitors and others passing through the community. It is important to note that 
this gap represents a conservative estimate, as the demand figures represent retail potential 
from year-round households located within the target market area. Additional spending 
power – from seasonal households, tourists, and others passing through Hampton Bays en 
route to other destinations farther east – is not reflected in this figure, but vastly contributes 
to the potential. 

 
Past planning and the proposed HBDOD zoning code contain the framework for attracting 
desirable businesses to the area and is the best hope for fulfilling goals for the Downtown.  Certain 
uses, once established, can also attract other land uses.  For example, a performing arts center 
could bring in persons from outside the community bringing in outside dollars and stimulate 
demand for other supportive businesses such as quality dining.  Therefore, the demand for certain 
uses is sometimes fueled by other uses.  A greater residential presence in transitional areas can 
also stimulate demand for uses such as local restaurants and retail that are conveniently accessed.  
Some uses such as a small boutique hotel may support local tourism and in turn help area 
restaurants, ice cream and gift shops, or uses providing entertainment.  The synergy that is achieved 
through a mix of tenants will be important in ensuring the success of each individual 
tenant/business located in Downtown Hampton Bays. 
 
2.2.23 Comment CSb-1:  Does the Proposed Code exclude uses? 
 
Response: Yes. The HBDOD is a mixed-used overlay district but some uses are considered 
incompatible or inappropriate for this area.  If a use is not listed in the use table or if an “X” is 
listed next to a use, it is not permitted.   
 
2.2.24 Comment RDb-2: The Corridor Study, which was adopted in 2013 was originally 
commercial retail, and right now there is a depression going on in commercial retail. I mean, 
stores are closing all over the place. It’s the Amazon effect. You have to understand that 
commercial real estate that’s retail is in a very bad situation. I know people want all these shops 
and everything -- it’s not going to happen. We have a problem in Hampton Bays: We have a movie 
theater -- and it’s supposed to be a resort and recreation area -- and it’s closing, December 2019. 
And the proposal is for a CVS, which is our fourth pharmacy. I don’t think we need four 
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pharmacies, but that’s what we’re going to get. So, I think everybody has to understand that we’re 
not going to get what you guys think we’re going to get. We’re not going to get all these nice shops 
and everything. They just don’t make it. They just can’t be successful. They’re not sustainable. 
 
Response:  There are numerous challenges.  Retail does have to complete with companies like 
Amazon and EBay and movie theaters have been affected by the increased availability of movies 
at home. Nevertheless, people still do benefit and sometimes enjoy the shopping experience and 
uses such as restaurants and ice cream shops that are unaffected by businesses such as Amazon.   
That is why it is important to support a mix of uses that contribute to the creation of a Downtown 
as a “destination,” which may include uses that support tourism such as a small boutique hotel.   
The Proposed Action provides a comprehensive rather than piecemeal approach toward 
revitalizing the area.  It supports smaller blocks, cross streets and sidewalks, pedestrian and bicycle 
amenities, quality streetscapes, storefronts, landscaping, and architecture, as well as open space 
that provides the venue for community events.  The Hampton Bays train station and bus stops in 
the Downtown provide a transportation option for visitors as the ambiance and availability of 
diverse land uses are enhanced.  As noted throughout this SFGEIS, the presence of some 
apartments or multifamily housing in the Downtown is expected to augment activity and demand 
for conveniently accessible goods and services and contribute to the creation of a Downtown that 
is unique and full of life.   One of the land use options discussed during the public hearings was a 
performing arts use.  This use, which would fall under the classification of “cultural center,” is 
identified as a permitted use in the each of the three zones that comprise the HBDOD.  Such a use 
would provide unique entertainment opportunities for residents and visitors but may need to be 
incentivized.   
 
2.2.25 Comment GLO-2, HBCACa-2, MPb-2, MPb-3, GLOc-1:  The density is extremely 
excessive and will have great negative impact on the Hamlet. Overall allowable residential density 
should be reduced. 
 
I know development’s going to come and I can’t say I’m totally against development. But the more 
that I learn, the more disappointed, depressed and disillusioned I am regarding this Board’s vision 
for Hampton Bays.  The Board says it does things in order to bring more people to Hampton Bays, 
and maybe that’s good. But what about the people who live here and pay taxes? What about the 
people who moved here and actually like it here? Because they don’t want to move to Patchogue. 
They don’t want to move somewhere else. 
 
The Board says whatever it wants at these public hearings or meetings, but the real vision for 
Hampton Bays is expressed not through what it says, but through what it does and through the 
details of the thousands of pages of plans and studies. To me, it seems that this vision includes 
building on every square inch of space available. Even if it means overcrowding, increasing the 
density of the most-dense hamlet, and depriving the community of potential access to its waterfront 
space. The current SDGEIS allows for an increase of approximately 250 housing units; 100-unit 
assisted living facility; an additional 50 hotel room; and a 75 percent reduction in open space. All 
on Montauk Highway and Good Ground between Ponquogue and Springville. I went to the design 
charettes and the other meetings and this is not the plan that was so painstakingly developed and 
explained. This doesn’t preserve the things that people thought were important for the plan. And 
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talk about density, what the Board, in my opinion, doesn’t seem to look at the big picture. I mean, 
we have two, if not three, large housing developments already planned in Hampton Bays. One of 
them is already selling. 
 
What I’d like to talk about really is the density. And, quite frankly, it’s something which we all are 
fighting every day.  
 
Response:  The issue of density has been raised several times during the public hearings, but it is 
worth noting that successful downtowns rely on density and walkable, compact development,  
unlike highway businesses that usually contribute to sprawl and contain buildings that are one-
story.  Successful small central business districts routinely contain multistory buildings (typically 
2, 3 or 3.5 stories).  The Proposed Action seeks to manage overall growth by concentrating 
development in the Hamlet’s central business district and reducing additional residential growth 
outside the HBDOD.  The Proposed HBDOD Code is designed to achieve many goals and 
provided a variety of benefits, while the SDGEIS contains numerous techniques and mitigation 
strategies to address potential impacts.    
 
2.2.26 Comment SSa-3, SSa-4, SSa-5, SSa-6, SSb-2, CBb-2:  Zoning is similar to the DNA of a 
community. The proposed HBDOD is an overlay district and the existing zoning (Village Business) 
will remain in place. The current zoning (Village Business) as is, will lead to development that’s 
not necessarily aligned with what the community envisioned through the process because the 
community wants it to be more vibrant.  
 
When you asked the community, what they wanted the future downtown Hampton Bays to look like 
and they pointed to various pictures, you tried to marry this vision to local zoning because 
basically, you can’t get there from the zoning that we currently have in place. But a more flexible 
zoning tool would allow and incentivize the desired type of development.  
 
For the record, should this Form-Based Code be put in place, the owners of the property would 
not be required to use this regulating plan, right? They still have the underlying zoning if they 
want to use that, correct? 
 
Response:  The HBDOD is an overlay district and the existing VB district would remain in place.  
Participation in the HBDOD zoning is optional and the property owner/developer decides if they 
would like to opt in.  The underlying Village Business (VB) zone remains in full force and effect 
if a property owner does not wish to opt-in to development under the HBDOD. Once a 
development plan is approved as per the standards of the HBDOD, all district regulations will 
apply and prevail as provided in the proposed HBDOD code.  
 
Zoning is very much like DNA as it serves as the building blocks of the nature and fabric of a 
community.  It controls the types of land uses; lot sizes; development densities; building heights 
and form; the maximum number of floors; yard setbacks; open space; types of smart growth and 
sustainability attributes; and other aspects of community.   
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The HBDOD code was guided by a comprehensive stakeholder outreach process involving many 
public meetings and input from an online community preference survey. Based on this outreach, 
several goals were identified and a vision for the Downtown’s future was created.   Primary goals 
and the vision for the area as set forth in the Pattern Book and Downtown as identified by these 
stakeholders are as follows: 
 

 
Goals 
1. Create the framework for a future form-based code. 
2. Encourage the development of a walkable, thriving, family-friendly district. 
3. Embrace and complement the historic fabric and context of Hampton Bays. 
4. Create the framework for pedestrian-friendly development, and attractive storefronts 

that will allow for a mix of uses over time while providing a consistent and pleasing 
experience. 

5. Encourage more consistent setbacks along streets with focused and more usable open 
space. 

6. Encourage a consistent architectural and geometric language which will allow for 
flexibility and diversity over time as the community’s needs change. 
 

Vision 
Essential qualities of a vibrant and comfortable pedestrian experience are described [in the 
Pattern Book], through increased connectivity, better street design, building placement, and 
landscape improvements. 
 
[The Pattern Book] addresses the scope of development, public realm, uses, building 
massing, and architectural character for the Downtown Overlay District in a manner which 
will encourage future development to maintain and reinforce the character of Hampton 
Bays. Infill development and façade improvements are encouraged to achieve vibrant, 
walkable areas along better-connected streets which improve traffic. 
 
Focusing mixed-use development in the Downtown Overlay District will allow the 
residential character of the remainder of the [community] to be maintained, while 
addressing demands of economic development and population growth. This approach 
should also alleviate the development pressures on open space and park land throughout 
Hampton Bays.  
 
In order to be sustainable, future development must result in a place that is treasured, loved, 
and maintained for generations to come. 

 
The VB zone has existed since around 1972 and there’s been little change or enhancements in the 
Downtown through the years. As such it has experienced deterioration and disinvestment.  As an 
economic development strategy, the Town secured millions in funding to activate Good Ground 
Park to spark interest and re-investment back to the downtown.  The Town’s Recreation 
Department provides concerts and programs within the Park to bring together the community and 
foster a sense of place.  In order to direct the future development within the areas surrounding the 
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park and along Montauk Highway and Good Ground Road, the proposed HBDOD zones and code 
were specifically designed in accordance with the goals and vision of the residents identified 
through the Pattern Book process.   
 
2.2.27 Comment CSa-7:  Because we have adopted the Form-Based Code in the Riverside area 
with great success and as we see that coming to fruition it’s really exciting, and it seems to be 
working. In that area, in my mind, there’s a little bit less of an established commercial presence 
and building was less of a build out. I know the Form-Based Code works better when you’re 
starting from new. But having said that, do you anticipate any kind of phased-in approach or, like, 
how will we handle everything that’s currently existing and functioning and operating? Is that 
going to present challenges that were not used to facing? I’m primarily thinking north part of the 
site. No, the south part -- By the train station where all the businesses are and where you’re 
anticipating the C roads and all that kind of area, whereas the other side is new. That’s the side 
that I feel is going to be a little more challenging. 
 
Response:  The Proposed Action involves the creation of the HBDOD and adoption of the 
HBDOD zoning code which will guide the future redevelopment of private property.  The decision 
to develop or redevelop a property is a decision for each individual landowner which can be 
influenced by a wide variety of factors (e.g., market conditions, investment options, etc.).  As such, 
implementation of the proposed HBDOD code is likely to take many years.  The various HBDOD 
code provisions are designed to provide incentives, particularly in the Central Downtown Zone, 
that encourage property owners to pursue redevelopment (including mixed use, the additional story 
along Good Ground Road, shared parking credits, etc.).  Redevelopment and investment in the 
area is expected to attract new users and new potential opportunities for property owners.  
However, ultimately it will be an individual property owner’s decision whether or not they will 
pursue redevelopment. 
 
2.2.28 Comment CSCa-1:  How long would you estimate it to take for full buildout in the overlay 
district? Would it be ten years? Fifteen years? Our current zoning was formed in 1972, so this is 
not a three-year plan or anything like that?  
 
Response:  The build scenario used in the SEQRA analysis was based on a ten-year build 
condition. Through this process there is increased interest and speculation in this area; however,  
there is no way of knowing for sure when or if this development will occur because the right time 
for development and redevelopment is a decision for each individual landowner and is based on a 
variety of factors.  As noted above, the VB zoning has been in place since 1972, yet the Downtown 
has experienced very little growth and development and never reached a full buildout condition.  
 
2.2.29 Comment AOb-3:  I happen to know the small independent businesses really like the 
tourism and when they pushed out all the summer rental markets, they were hurting over that. And 
I understand why they did that. I think change is good and it inspires growth, but I think new 
tourism would help independent businesses, and, also, for the community itself to have more of a 
variety of amenities and things to use. I think they would enjoy it as well, as far as the local 
community. In fact, one of the filmmakers I work with works with the Parks and Recreation 
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Department of the Town, and he does dance shows at the park that they built already on that strip 
of land behind Main Street. 
 
Response:  The proposed HBDOD allows a variety of land uses, many of which are supportive of 
the tourism industry such as restaurants, retail shops, a small boutique hotel, cultural center and 
adjacent open space/parkland.  
 
2.2.30 Comment CSc-3:  Can you provide a little more information about how the overlay 
district works in the context of incentives? Just so everyone has the information. 
 
Response:  The HBDOD does not include specific development incentives or density bonuses; 
however, provisions of the zoning have been designed to incentivize redevelopment within the 
area.   A development may only access the HBDOD zoning if they ‘opt-in’ to the District.  Doing 
so would then require certain ‘fair-share’ contributions such as shared parking.  The standards and 
requirements of the HBDOD have been designed to be compatible with VB zoning but is a form-
based code, allows for a mix of land uses, has slightly different setback requirements, additional 
stories (in certain areas) but at the same maximum height of the VB, provides for shared parking, 
and requires compliance to a number of other standards associated with issues of sustainability, 
architecture, minimum civic and green space, and minimum Community Benefit Units when 
residential development is involved.   The benefits of the HBDOD zoning are many as discussed 
throughout the SDGEIS and SFGEIS. 
 
2.2.31 Comment MPc-3:  There are rumors about what people are anticipating doing with some 
of the land in the HBDOD. The zoning should come first, not the other way around. 
 
Response:  The area is currently zoned Village Business.  At this time any private property owner 
is entitled to request site plan approval if they wish to develop or redevelop their property under 
the existing VB zoning.  The Town has not received any site plan applications for new 
development on land within the district. If a landowner wishes to develop or redevelop their 
property in accordance with the proposed HBDOD, they must first wait for it to be adopted and 
codified and then do so in accordance with the approved zoning.  No one is suggesting that land 
be developed in accordance with zoning that is not yet in place.  Zoning must be in place (adopted 
and codified) before anyone can seek approvals and build.    
 
2.2.32 Comment FWc-2:  If you look at Sag Harbor, they have the infrastructure and the sewer 
systems that they built to support all the restaurants and the retail, and the apartments. And by 
doing this, that’s what this is going to be. It’s going to be a place where people want to go and 
want to bring their children and grandchildren to walk around downtown and get ice cream. And 
it has nothing to do with the architectural vision of what the buildings are going to look like. It has 
to do with the overall approval of the zone change just to allow to do that. I am in favor of the plan 
and the revitalization of Main Street.    
 
Response:  New and upgraded infrastructure will play a major role in the implementation of the 
HBDOD code and enhancement of the Downtown, but the architectural vision and form and layout 
of future development will be important as well.  A compact thriving mixed-use Downtown is 
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more likely to attract visitors than a long sprawling and aged business district with little variety, 
intermittent land uses, and little attraction or excitement.    
 
2.2.33 Comment AMc-1, Were talking about revitalizing; we have a diner that -- we used to have 
a diner, and I haven’t heard it mentioned. I’d like to know why we can’t invite people to come and 
give us another diner. It’s a landmark. It’s a right at the diner, it’s a left at the diner. 
 
Response:   The former diner at the intersection of Montauk Highway and SR24 is not within the 
HBDOD and is instead in the Town’s “OD” Office District.  Restaurants are a permitted use in the 
OD.  Therefore, if there is a willing landowner and operator, a diner could be opened at that 
location.  Ultimately, it is up to the landowner and their vision for the property and any plans they 
may have to develop it within the regulatory constraints and requirements of zoning. The Town’s 
VB and the proposed HBDOD also permit standard restaurants such as a diner.  
 
2.2.34 Comment (Adopted Resolution) SPB-2:  BE IT RESOLVED that the Planning Board fully 
supports the creation of the Hampton Bays Downtown Overlay District and implementation of the 
Pattern Book standards and recommends Town Board adoption of the form-based zoning code. 
 
Response:  Comment acknowledged.  
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2.3 Multifamily and Senior Housing, Affordable Housing, and Assisted Living 
 
2.3.1 Comment JL-6, HBCAC-9, HBCACa-6, GLO-22, SSb-7, RMc-6, VCc-5, GSc-3, BTc-
2, BTc-3:  Although I understand that the “assisted living facility” (and please clarify if it is 
assisted living or senior housing) was shown as only a “possible” use, I believe that since we have 
three “senior” type complexes in close proximity to the downtown, another 100 bed/unit facility 
in that immediate area is too dense. If contemplated, it should be on the outskirts of the hamlet. 
(There was a project proposed –  ‘RTW’, which would have been an over 55 and located west of 
Boardy Barn.  Although I haven’t heard anything about it since the extension for the PDD was 
granted.) 
 
The allowable use for an assisted living facility should be eliminated as an allowable use in 
the HBDOD. This use is inconsistent with Hampton Bays Corridor Strategic and 
inappropriate use in the central Hampton Bays Hamlet Center. 
 
I don’t recall this assisted living. We’ve talked about assisted living, but I don’t remember it 
being connected to the Overlay District.  Was that something that was added recently? 
 
The idea of an assisted living? What we’ve done basically is taken that Corridor Study and we’re 
squishing it into downtown Hampton Bays because we’ve taken the assisted living that we 
originally had proposed, I think somebody a few years ago, outside the west end of town. And 
we’re thinking about it inside town? 
 
A proposed assisted living facility may be beneficial for the town but seems to be objectionable 
within the HBDOD. There should be land farther to the east of the overlay or possibly west 
that may be more suitable. We also had heard of proposed a 147-unit apartment complex 
which really would be a tremendous overdevelopment in our town. 
 
None of us, no matter our age, wants to be in assisted living.  Most of us have houses for that.  
We just get an aide to come in, and we have extra bedrooms for them to stay in. And you know 
what, it’s very expensive to be in assisted living. I had my mother in there and if we didn’t 
have a long-term care policy it would not have been possible. It’s $6,000 a month.  I’d rather 
stay in my house. 
 
I love Hampton Bays. And I think that people who are smart businesspeople can come into town 
and do very well. They create a niche for themselves. They do a good job on it. They employee 
local kids during the summer. And the fact that you put lipstick on it, and say that were going to 
create a revitalized district, okay but the assisted living and the density… 
 
So that the folks in town as they age can be relocated downtown on a third floor and that 
increase the density? It just doesn’t make sense. It makes no sense at all. I agree that we need 
to encourage new businesses to come into town, and I think the market ought to move that, 
not accommodations. 
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Response:  In response to public comments regarding the assisted living facility use, the 
recommendation to include assisted living facilities as a permitted use in the HBDOD has been 
removed from the list of permitted uses and therefore would be prohibited within the boundaries 
of the HBDOD.  An assisted living facility was included in the Theoretical Development Scenario 
based on anticipated demand for assisted living facilities due to a high percentage of senior citizens 
living in the Hampton Bays area, according to US Census data. Such housing provides senior 
citizens with an option to stay in the community with family members and their support systems 
as they age, while some (non-assisted living) dwelling units in the Downtown would be expected 
to be occupied by more active seniors.  Assisted living and senior housing do not generate 
additional school-age children, typically require less potable water, generate less wastewater, and 
typically require fewer parking spaces.  The Theoretical Development Scenario assumed that 20 
percent of future dwelling units in the Downtown would be occupied by senior citizens (persons 
over age-55).  Zoning codes, particularly those for downtown business districts, routinely include 
a variety of land uses to choose from, to promote mixed uses, and fulfill market demands.  No 
assisted living facility is proposed; the actual land uses in the HBDOD will be a decision for the 
landowner based on the permitted and special exception uses that will be allowed by the proposed 
HBDOD and whether the landowner/developer believes there is market demand for the use.      
 
2.3.2 Comment PWc-2:  I was kind of curious to hear how people were having issues with 
assisted living, as we are all going to get older and possibly need assistance at some point. It’s not 
going to have any impact on the schools, whatsoever. It’s going to have very little impact on traffic. 
Most people aren’t driving who are in assisted living. So, I think there’s a lot of redeeming 
qualities about this. 
 
Response:  Comment acknowledged. As noted above, the  assisted facility use within the 
Downtown Overlay District has been eliminated.  It is noted that the Comprehensive Plan also 
supports “aging in place,” a term that refers to making changes in the home to allow seniors and 
persons with permanent disabilities to live at home for as long as possible. Helping people live at 
home while aging can reduce the financial burdens of these individuals while permitting them to 
live in supportive surroundings in close proximity to caregivers who provide their needed support 
and care.   
 
2.3.3 Comment SCPC-4, RMc-3:  The Town of Southampton should assure that no less than 
10% of the 248 or 24 units be added to the inventory of workforce housing units in the HBDOD 
as defined by the NYS Long Island Workforce Housing Act. For land use applications subject to 
the HBDOD and the NYS LI Workforce Housing Act, of the minimum 10% of residential dwelling 
units that shall be maintained as affordable and/or workforce housing units, 2% should be set 
aside as accessible and inclusive for individuals with developmental disabilities. 
We need to know what the low-income housing part of that is going to be. 
 
Response:  As stated in the proposed § 330-436, “Community Benefit Units,” of the draft HBDOD 
zoning code,  
 

In accordance with the requirements of the Long Island Workforce Housing Act (which 
requires 10% affordable units) and Chapter 216 of the Town Code, 20% of the total number 
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of new housing units within the HBDOD area, approved under this article shall be 
designated as community benefit units (CBU) (emphasis added). The number of CBU’s 
shall be evenly distributed between moderate, and middle-income households, i.e., 50% of 
the units for moderate income, and 50% of the units for middle income, with the first unit 
being reserved for a middle-income household. The distribution of affordable units may be 
amended, subject to Planning Board approval, after the housing needs of income eligible 
participants are formally determined, pursuant to Chapter 216. The location, number, size 
and type of community benefit units shall be determined and distributed in accordance with 
the accompanying final generic environmental impact statement (FGEIS) and findings 
statement. 

 
The above standards will help to diversify the Hamlet’s housing stock and provide more options 
for residents and “next generations” that wish to find affordable housing in their hometown, 
without losing the essential workforce.  Individuals with developmental disabilities and those that 
are elderly are of course always welcome to seek affordable housing and would be expected to 
occupy some of the units as they become available, if they are eligible and respond in a timely 
manner.    
 
2.3.4 Comment GLb-5a, GLBb-4, GLb-5c, GMc-5: The building forms depicted on pages S-5, 
S-6, and SB of the SDGEIS, the Regulating Plan in Appendix B-1 and the residential density 
allowed in the proposed Table of Use Regulations in Appendix B-3 for the HBDOD appear to be 
arbitrary on the part of the Town Administration and discriminatory against Hampton Bays. It 
appears that the Town Administration is attempting to site certain types of housing for the benefit 
of the “community” of the Town of Southampton, at  large, at the  expense of the “community” of 
Hampton  Bays. 
 
To me, this is somewhat of a backdoor approach by the Town Board to try to get high density, 
affordable housing into Hampton Bays, even though they repeatedly have represented that that 
would not happen. I find that incredibly offensive. This is at the expense of the one-family property 
(inaudible). You know, high density residential, they’re takers, and the one-family residential is 
very fragile socioeconomic bounds that we have to maintain in Hampton Bays with the taxes. 
 
We went to all of these meetings though, with the Planning Book and all the designs and what we 
want to see. And, yes, we did say Sag Harbor. We did say Southampton. And that’s not what this 
is going to be. I don’t think there is dense housing behind all the stores in Sag Harbor. I know 
there are lots of historic homes, but they are not multi-family, they’re not townhouses. And that’s 
something we never thought we were getting. What we real wanted is to have was lots of shopping 
and nice cafes, restaurants. We have the park, but I don’t know if it’s a place that where people 
are hanging out in unless there’s a concert. 
 
The proposed 20% affordable housing factor noted on page S-15, 16 of the SDGEIS’s Executive 
Summary resulting in an estimated number of 50 affordable units appears to be arbitrary and 
discriminatory against Hampton Bays both in process and function.  I don’t understand why 
Hampton Bays is taking on this huge influx of housing for low income and assisted living when the 
town of Southampton is a very big place. 
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Response:  The median sales price of a home in Hampton Bays was $542,500, based on 60 
qualified sales in 2019 (see Appendix E).  Many residents are unable to afford such homes.  A 
diverse housing stock including multifamily, townhouse, condominium and apartments of 
different sizes and rents provides more affordable options for residents and “next generations” that 
wish to find affordable housing in their hometown, without losing the essential workforce.   As 
noted in response in Section  2.2.6, a mixture of uses, including the presence of apartments and 
multifamily residences, is a well-established planning principle for a successful downtown, which 
depends residential uses to help provide a critical mass of patrons and pedestrian activity in the 
downtown.  The HBDOD is designed to channel mixed use redevelopment to the traditional 
Hamlet center, create walkable environments, broaden housing choices, and encourage sustainable 
redevelopment, as well as to attract additional investment opportunities, temporary construction 
work, and full and part-time retail, office and service work in the Hamlet center.   
 
The allocation of 50 community benefit units in the Theoretical Development Scenario is based 
on 20% of the total new housing units anticipated within the HBDOD.  This is consistent with 
Chapter 216 of the Town (see response in Section 2.3.3 above). The community benefit units 
would be evenly distributed between moderate, and middle-income households. The income 
eligibility for the CBUs is based on the United States Department of Housing and Urban 
Development (HUD) median income level for the region.  In 2019, the median income for Nassau-
Suffolk is $124,000.  Pursuant to Chapter 216 of the Town Code, middle income is defined as “a 
household whose gross annual income is greater than 80% but does not exceed 130% of the median 
gross household income for households of the same size within the housing region in which the 
housing is located” and low-moderate income is “gross annual income is less than 80% of the 
median gross household income.”  The eligibility for CBU ranges based on household size (i.e., 
80% of the Nassau Suffolk median income in 2019 ranges from $69,450 for a one person 
household to $115,050 for a six person household; see ranges included in Appendix E).  
Therefore, the eligibility for community benefit units is very broad and inclusive, and based on 
median incomes in Hampton Bays, many existing residents in the community could benefit from 
the availability of these units.  
 
As described in Section 1 and 2.1, the assisted living use has since been removed from the 
HBDOD code use table due to concerns from the community, and therefore, would no longer be a 
permitted use in the HBDOD.   
 
2.3.5 Comment GLb-5b, GLb-5d:  The attached self-prepared chart with supporting documents 
demonstrates that (1) Hampton  Bays has the lowest  property values in the 111 School Districts 
in the Town of Southampton (2) has 24% of the population on 9% of the land in the Town of 
Southampton - 257% (21/2 x) higher than the average persons per square mile in the Town of 
Southampton (3) the largest student enrollment in the 11 School Districts (4) the  largest number 
of students categorized as economically disadvantaged (5) an average household income below 
the average household income of the Town of Southampton (6) the highest school tax rate. 

 
1 Excludes Riverhead and Eastport-South Manorville Districts that overlap other Townships. 
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The Town Administration has de facto acknowledged the adverse effects of density in the recent 
changes to the accessory apartment regulations where the new regulations are not permitted for 
Census Designated  Places (CDP) over 500 persons per square mile. Hampton Bays is a CDP that 
is more than 2x the 500 persons per square mile. 
 
Compare and contrast the Speonk Commons Project in Remsenburg-Speonk.  The project for 38 
units in 8 buildings was conducted in a transparent and inclusive process as opposed to the 
affordable units being rolled into the HBDOD  for the  Hampton Bays community. 
Hampton Bays is a community of: 
 

1. Population of 13,603 per the  2010 census 
2. 8,290 housing units 
3. 12.9 square miles of land 
4. 642 housing units per square mile 
5. 1,057 residents per square mile 
6. Median Household Income of $77,447 
7. K-12 Enrollment 2,055 
8. Economically Disadvantaged Students 1,267 (61%)  

 
Remsenburg-Speonk is a community of: 

1. Population of 2,842 per the  2010 census 
2. 1,747 housing units 
3. 3.6 square miles of land 
4. 485 housing units per square  mile 
5. 789 residents  per square mile 
6. Median household income of  $87,083 
7. K-12 enrollment of 140 students 
8. Economically Disadvantaged Students 25 students (18%) 

 
Response:  Hampton Bays has historically contained many working class families who 
significantly contribute to the well-being of the Hamlet.  Based on the data provided above, 
including a lower median income and greater number of economically disadvantaged students who 
reside in the community, not to mention the 2019 median household purchase price of a home in 
Hampton Bays of $542,500, the abundance of single-family residences as compared to apartments 
and multifamily residences, the loss of young professionals to other more affordable communities, 
and illegal housing, the information provided suggests more variety in the housing stock including 
some more affordable housing would appear to be a benefit to Hampton Bays.     
 
2.3.6 Comment HBCAC-4, GLO-17, GLBb-1, GLBb-5, CSb-4, RDc-5:  Structures that are 
multi-level should not have all residential units and overall residential density should be 
reduced. The Central Hampton Bays Hamlet Center was defined in the Hampton Bays 
Corridor Strategic Plan as a “locus of community activity…with fully occupied storefronts, 
unique local businesses, sidewalk cafes, pocket parks”. Dense residential development is 
inconsistent with the Hampton Bays Corridor Strategic Plan and inappropriate for the central 
Hampton Bays Center. 
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I think we need to peel back the onion and look at what’s really there. I think the chart that 
Kyle Collins put up with the colors is very telling. I think this chart, which is in the Appendix 
A, is very different than what was in the Corridor Study on page 37. The Corridor Study on 
page 37 describes that it was supposed to be small stores with apartments above. In this 
diagram -- whoops, I had it upside down. Again, vision loss. On this diagram, all this yellow 
can be 100 percent residential on the first floor. So instead of the housing, which has been 
represented to us, looking like Jobs Lane in Southampton, it will look like a shingled, you 
know, development -- urban development in South Jamaica.  
 
So, again, I implore you to move forward, but the first-floor residential in that yellow section needs 
to be reassessed, because we never went into first-floor residential. It’s not consistent with the 
plan. 
 
Would first-floor residential be permitted along Montauk Highway or would it just be permitted 
in the back?  
 
Response:  Allowing residential units in the Downtown would clearly contribute to the creation 
of a “locus of community activity” by providing increased investment in the Downtown, a full-
time human presence, not to mention an increased workforce, additional patrons for convenient 
shopping and dining, and community enjoyment of the recreational parkland.  The Central 
Downtown zone of the HBDOD would not permit first-floor residential uses and the Transition 
zone does not allow these uses on properties fronting on Montauk Highway or Springville Road.  
The Edge zone, which is by far the smallest subzone, and is located on the east side of the HBDOD 
near Bishop Ryan Village would allow ground-floor (first floor) residential uses. Moreover, the 
Edge zone also allows non-residential land uses on the ground-floor including service, retail, 
recreational, educational, and public assembly uses, thereby providing additional options.  The 
proposed density is appropriate for the area based on previous outreach and studies and the 
environmental review and is consistent with both the Hampton Bays Corridor Strategic Plan and 
the more recently adopted Pattern Book.   
 
As stated on page 27 of the Corridor Study: 
 

In the east central area―commonly known as the hamlet center or “downtown”―retention 
and reinforcement of existing local merchants was a key objective growing out of the 
charrette sessions with the community.  The sum of multiple new small-scale, commonly-
themed uses can add the same drawing power to the hamlet center as does an anchor store 
to a shopping center. 
 
Hamlet center revitalization was also cited as a priority by the ad hoc committee advisory 
to the DGEIS and is included in the Hamlet Planning Criteria noted above (see p.11).  
Economic development and redevelopment activity are needed here, as vacant storefronts 
and aging, obsolete infrastructure are signs that the core hamlet area is struggling.  An 
economic development study is recommended to follow-up this Corridor Strategic Plan, in 
order to assess the area’s market potential and identify a blend of uses that would thrive 
there―and, as noted above, complement but not compete with the concentration of chain 
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retail that has emerged west of the Route 24 intersection.  The study should also explore 
the potential for establishing a Business Improvement District and identify sources of 
funding for needed infrastructure improvements such as new cross streets and parking.   

 
Moreover, the form and pattern of development that is recommended is consistent with the 
Pattern Book and smart growth and sustainable development policies and practices that are 
not only ideal for this area but have been identified by community and environmental planners 
as well as the State and the County as essential for the success of downtown districts.  It is 
expected that additional housing in the Downtown would fuel investment and Downtown 
revitalization and encourage the establishment of essential non-residential land uses. As such, 
the residential component is considered essential to the success of the Downtown.    
 
2.3.7 Comment HBCAC-5, HBCACa-3, GLO-18: The affordable workforce units should be 
limited to those required under the Long Island Workforce Housing Act or any other regulatory 
requirement for fair and equitable application of the workforce housing requirements throughout 
the Town of Southampton. The workforce housing units should be limited to minimum requirement 
under NYS Law or any other applicable Law. 
 
Response: Suffolk County requires that a minimum of 20 percent of residential units be 
affordable/workforce housing when approval of a sewage treatment plant is requested, and 
standards set forth under the Long Island Workforce Housing Act are minimum standards 
requiring that at least 10 percent of the units be workforce housing.  The LIWHA defines 
affordable housing as: 
 

Housing for individuals and families at or below 130% of the median income for the 
Nassau-Suffolk primary metropolitan statistical area as defined by the Federal Department 
of Housing and Urban Development. For the purposes of this article, the affordable 
workforce housing units shall be of consistent design with those of the rest of the 
development. 

 
The above definition (130 percent of median income) is very broad and inclusive and based on 
median incomes in Hampton Bays, many persons and families in the community could benefit 
from the 20 percent requirement, although it is hoped that some lower income individuals and 
families would benefit as well. Based on HUD Income Guidelines for the Nassau/Suffolk 
Metropolitan Statistical Area, the median income for a family of three in 2019 is $111,600/year; 
while a family of three making 130 percent of the median income would earn $145,100/year (see 
Appendix E).  A young single adult, for example someone who may have grown up in Hampton 
Bays and wants to move out of their parents’ house, would have to make less than $112,850/year 
to qualify for a Community Benefit Unit with the median income for such a person being 
$86,800/year.  Part of the ongoing dialogue with the Community throughout the Pattern Book 
process was related to the idea of not being victims of your own success and getting priced-out of 
the area.  The 20% set aside is a way to ensure that locals stay local.  
 
Affordable housing is critical. Regional employers grapple with the task of hiring and retaining 
employees because of the limited availability of affordable housing. Recruiting and retaining 
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essential personnel (e.g., public safety, health care, municipal employees, volunteer EMS, and fire 
protection) has become increasingly challenging because of the lack of affordable housing and 
since Hampton Bays’ volunteer fire department and ambulance corps are located in, adjacent or 
nearby, the HBDOD is a prime location for such housing.  While the Town has benefited from 
increased tourism and second home ownership, the Town Board has considered the need to ensure 
housing opportunities for income-eligible households in order to sustain the local economy and 
community services. Presently, income-eligible households priced out of market-rate housing 
include health-care professionals, teachers, municipal staff, shop clerks, mechanics, and many 
others that are essential to and serve Hampton Bays. Additionally, the Town has found that there 
is a need to sustain the ranks of its volunteers who provide critical public-safety services for fire 
protection and emergency medical services. Data also suggests that the area has a substantial 
demographic cohort of persons over age 55, and, given present economic factors the Town Board 
has deemed it necessary to provide for affordable senior housing within the Town.  Another group 
that is underserved are young single adults who have grown up in the area, are just starting out, 
and are unable to afford a place to live to be with their friends and family. Therefore, it is important 
to also provide intergenerational housing be provided. 
 
Examples of households that are most likely to benefit from the requirement as set forth in Chapter 
216 of the Town Code include the following: 
 

1. Priority Households 
a) Income-eligible households residing year-round in the Town of Southampton in which at least 

one adult member is a qualified active member of fire/EMS volunteer community services in 
the Town, as defined in § 216-2. Higher priority will be given to households residing in the 
school district in which a particular housing unit is located. 

b) Income-eligible households residing year-round in the Town in which one adult family member 
is an honorably discharged veteran of the United States Armed Forces. 

c) Income-eligible homeowners displaced by natural disasters consistent with the definition 
provided in § 216-2 of this chapter who live or work in the Town of Southampton. 

d) Income-eligible households residing year-round in the Town of Southampton. Higher priority 
will be given to such households residing in the school district in which a particular housing 
unit is located. 

e) Income-eligible households residing year-round outside of the Town of Southampton but in 
which an adult member works at a location physically within the Town. A higher priority will 
be given to those households in which at least one adult family member is currently employed 
by the Town of Southampton. 

f) Income-eligible households an adult member of which previously resided year-round in the 
Town of Southampton. 

g) Income-eligible homeowners displaced by natural disasters consistent with the definition 
provided in § 216-2 of this chapter who live or work in the County of Suffolk. 

h) All others. 
2. To the extent permitted by law and federal, state, and county programs, the priority population for 

any age-restricted housing opportunities would be as follows: 
a) Income-eligible households residing year-round in the Town of Southampton in which at least 

one adult member is a qualified active member of fire / EMS volunteer community services in 
the Town, as defined in § 216-2. A higher priority will be given to those households residing 
in the subject school district in which a particular housing unit is located. 
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b) Income-eligible households residing year-round in the Town in which one adult family member 
is an honorably discharged veteran of the United States Armed Forces. 

c) Income-eligible homeowners displaced by natural disasters consistent with the definition 
provided in § 216-2 of this chapter who live or work in the Town of Southampton. 

d) Income-eligible households residing year-round in the Town of Southampton. A higher priority 
shall be given to households currently residing in the school district in which the particular 
housing unit is located. 

e) Income-eligible households residing outside of the Town in which an adult child or adult 
grandchild who is a caregiver to the income-eligible /age-eligible individual resides in the 
Town of Southampton. Higher priority will be given if the child or grandchild is a qualified 
active member of fire / EMS volunteer community services in the Town, as defined in § 216-
2. 

f) Income-eligible households who reside outside of the Town of Southampton but in which at 
least one adult member works at a location physically within the Town. A higher priority will 
be given to those households in which at least one adult member is currently employed by the 
Town of Southampton. 

g) Income-eligible households an adult member of which previously resided year-round in the 
Town of Southampton. 

h) Income-eligible homeowners displaced by natural disasters consistent with the definition 
provided in § 216-2 of this chapter who live or work in the County of Suffolk. 

i) All others.  
 
2.3.8 Comment GLO-1: Southampton has been on the leading edge of helping protect our 
environment. Yet this proposed change in the code is over development and concentrates housing 
on the Hamlet of Hampton Bays. 
 
Response:  As described throughout the SDGEIS, the Proposed Action seeks to offset and balance 
growth in Hampton Bays. It accomplishes this by zoning and land development policies that 
concentrate mixed land uses including residential units in the Downtown, which reduces sprawl, 
while initiating policies to reduce growth outside the Downtown in surrounding neighborhoods, 
on land zoned to support the resort and tourism economies (that also helps the Downtown 
economically), and in environmentally sensitive areas such as the Central Pine Barrens, aquifer 
recharge areas, Special Groundwater Protection Areas, wetlands sites, etc.  Additionally, the 
HBDOD includes sustainable development standards, which are summarized below: 
 

o Connect to approved wastewater treatment facilities that provide for advanced 
nitrogen treatment capabilities;  

o Limit fertilizer dependent vegetation to no more than 15% of the site; 
o Reduce impacts to water resources by creating water efficiency standards for indoor 

water use in new buildings (buildings must use on average 20 percent less water 
than baseline buildings). 

o Reduce outdoor potable water consumption by 50% from calculated midsummer 
baseline case (use of plant species density and microclimate factor, irrigation 
efficiency and water reuse); 

o Reduction of the Heat Island for 50 percent of the non-roof site hardscape by 
providing increased shade and permeable cover or installation of vegetated (green) 
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roofs or use roofing materials with a low solar reflectance index (SRI) of 75% of 
roof; 

o Provisions for open space requirements (either 10% of the development as public 
open space or 5% of the development site as private open space); 

o Pretreatment of stormwater runoff using “green infrastructure” practices such as 
raingardens, bioswales, green roofs or similar Best Management Practices in 
accordance with the New York State Stormwater Management Design Manual.  

o Provide provisions to reduce Green House Gas (GHG) emissions through 
incorporation of passive solar designs or renewal energy production, bicycle 
parking and storage facilities and provisions to encourage pedestrian activity. 

 
2.3.9 Comment GLO-3, GLO-5, GLO-10, BTc-1:  Keep the housing as to original code of not 
more than 110 units.  Once the full build out is complete, it will have an increase of over 4.7 
times the number of multi-family apartments with an increase of 205 units. 
 
What I see at the moment is a space that is not developed. I see an accommodation in the  
revitalization plan for someone to come in and not necessarily put in boutique shops, but for 
someone to come in and build out those apartments and move on. And us having nothing more 
than an additional 248 units, which would have been if you build out the entire corridor, not 
three stories, but two-story shops. 
 
Response:  The plan involves a mix of land uses that are supportive of one another and focus 
activity and development in the center of the community.  The existing VB district has been in 
place since 1972 and has had limited success partly due to the limitations on residential density as 
compared to commercial (1 residential unit per 1,250 sq. ft. of commercial floor area).  The 
HBDOD is optional, and opting-in is based on a variety of factors, including, market conditions, 
property owner preferences and objectives, and economic factors will dictate the actual 
development to be proposed on specific properties. As noted herein, the addition of apartments 
and multifamily residences downtown area is a well-established planning principle for a successful 
downtown, which depends residential uses to help provide a critical mass of patrons and pedestrian 
activity in the downtown.    
 
2.3.10 Comment GLO-4: The HBDOD “Overlay District” is not revitalization plan, but 
revitalization by workforce housing plan from the Southampton Town Board upon the Hamlet 
of Hampton Bays. 
 
Response:  One of the key components of any successful Downtown is mixed uses such as retail, 
restaurants, personal services, offices, public and cultural institutions, entertainment uses, 
apartments, and multifamily housing.  Residential development provides a constant presence, a 
location for social activities and public gatherings, enhances community vitality, and provides 
customers for businesses and jobs for locals.  It also can encourage new transit improvements, 
provide diverse housing opportunities, encourage tourism, and help to enhance the aesthetics of an 
area.  Increased investment, when properly balanced, not only can provide fiscal and economic 
benefits but can help to support necessary capital improvements such as new streets, more parking, 
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sidewalk improvements, and better water and sewer facilities that can also incentivize the opening 
of new businesses. 
 
2.3.11 Comment AOb-1:  I know firsthand, dealing with real estate in the area, that there’s 
an extremely high demand for year-round rental housing and stuff like that. So, if they’re able 
to put more housing in, I think it would be a tremendous help. People used to come into the 
store and say they just can’t find anything. And they would go from realtor to realtor and 
there would be nothing, and they’d be on a waiting list. So, I think there’s a demand for that. 
 
Response:  Comment acknowledged.  The Proposed Action has the potential to create new 
multifamily residential uses in the HBDOD to serve a wide variety of underserved people.  The 
intent of the HBDOD is to redirect development to a more appropriate location where the density 
and activity can provide benefits, create options for apartments, townhouse and multifamily 
dwellings, while supporting Downtown investment and vitalization with new or expanded 
businesses, jobs, and smart and sustainable economic growth. 
 
2.3.12 Comment SSb-10:  One of the tragic losses we’ve experienced is young people leaving the 
area. They graduate from our schools, they’re our kids, they can’t afford to live here, not 
everybody can buy a home.  There aren’t any places to rent. There are plenty of jobs; plenty of 
jobs. There was a comment before about Patchogue when I went with my daughter which had to 
do with the limited number of young people. My daughter commented that here in Southampton 
there’s not a lot of people her age. She’s 20 years old. In Patchogue, she had found some young 
people. Does this plan provide a pathway maybe some of our kids can stay in the community; is 
that part of the thinking here? 
 
Response:  Southampton does have a higher proportion of seniors living in the area than other 
areas which may be in part due to the ability for young people to afford housing. The provision in 
the code for community benefit units is aimed at assisting with affordability, particularly for those 
that are just getting started in the workforce, as well as seniors who want to downsize be remain 
in the area.  As discussed in Section 2.3.7, young single adults who may have grown up in 
Hampton Bays and want to move out of their parents’ house, would be eligible for an affordable 
dwelling unit if they made less than $112,850 in 2019. The sales prices and rental rates for 
community benefit units are capped based on the formulas last adopted by Town Board resolution 
2017-807 and provided pursuant to §216-2 and §216-5 of the Town Code (see Appendix E).    
 
2.3.13 Comment CSb-3:  Do you know if those CPF purchases that you’re referencing were 
done with the lifting of the credits for affordable housing purposes in their adoption? 
 
Response:   The referenced CPF acquisitions were executed prior to the Town’s policy for lifting 
and banking affordable housing credits from CPF sites.   
 
2.3.14 Comment RDc-6:  The plan calls for 20 percent of the housing to be affordable housing. 
And then the other big code word is workforce housing. And you know what upsets me is some of 
the arguments made for workforce housing, which one of them was that they cannot get enough 
volunteers in Sag Harbor. They can’t get enough volunteers to stand a post over there to fight 
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fires. And somehow that means that we need more workforce housing? I want to know, how does 
workforce housing in Hampton Bays help that situation? That’s about a 20 minute, 30 minute 
drive. That’s a problem they got to solve themselves. And they have a lot of open space over there. 
Let’s put some workforce housing in Sag Harbor. The percentage of people in the Sag Harbor 
school district that are on the poverty level are only 14 percent. It’s 62 percent over here. Let’s 
put some more people over there. We’ve been dumped on so long we don’t understand this. We 
can’t grasp what’s going on. We do not want to increase the density. I’m not against this plan. 
You know, everybody wants to connect to the park, which I think we should. People want to walk 
around and eat ice cream and see nice storefronts and maybe a few apartments above. But this 
thing is loaded where they could really put 248 apartments and not that far in the distant future, 
because 14 acres of that property is owned. And the owner of that property is here tonight. I invited 
him to come up here and explain what he wants to do with the property. 
 
Response:  See responses provided in Sections 2.3.4 and 2.3.7. The provision for community 
benefit housing is intended to provide affordable housing options for existing Hampton Bays 
residents, particularly those who serve on the fire department and ambulance corps which have 
headquarters conveniently located in Downtown Hampton Bays or adjacent to the Downtown, not 
to mention veterans, local school teachers who serve the Hampton Bays School District, and others 
who are essential to the community but are challenged to find affordable housing.  As previously 
mentioned, Chapter 216 of the Town Code sets forth a system of eligibility preferences for 
“affordable” housing which includes but is not limited to persons who live in the school district, 
who are volunteers or veterans who have been honorably discharged.  Providing local seniors with 
an option for downsizing (e.g., after the loss of a spouse or when living on limited retirement 
income) and living the rest of their years out in the community they love and have lived for years 
is another benefit of affordable housing.   
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2.4 Motel Conversions and Motel Conversion Study 
 
2.4.1 Comment GL-4:  Under separate cover last week [prior to the first hearing], I requested 
the status of the motel conversion study that was referenced several times as “in progress” in the 
Corridor Study and related GEIS. 
 
Response: During the economic boom of 2007, there were several applications for residential 
condominium conversion, most notably the conversion of the old Allen’s acres that sparked controversy 
related to a perceived threat of over densification in the Hamlet under the provisions of §330-155. The 
primary goal of the Motel study was to determine how to strike a balance in the Town of Southampton by 
continuing to allow pre-existing, non-conforming motels to convert to residential condominiums or 
cooperatives where appropriate, and at the same time nurturing the come-back of quality and affordable 
accommodations by creating conditions that are conducive to the success of hospitality industry. 
 
Activities undertaken to meet this goal included: 

• Preparation of  an updated inventory of all existing hotels, motels, camps, cottages, bungalows, inns 
(not including Bed & Breakfasts), lodges, and resort complexes throughout the Town to determine the 
potential amount that would be eligible for conversion under §330-155.   
 

• Consideration of the Town’s resort-tourism identity and economy, and address issues related to: 
 
 The relevance of MTL zoning; with recommended changes based on compatibility with 

surrounding land uses and long-term planning goals. 
 The relevance of RWB zoning; with recommended changes based on compatibility with 

surrounding land uses and long-term planning goals. 
 Initial economic study to identify regulatory changes and potential incentives to stimulate 

upgrades to, and continuing operation of, small-scale and locally owned/operated motel 
accommodations. 

 Recommendations on density standards for new and upgraded motel developments 
 

• Identify any issues and opportunities with the Town’s current regulations governing residential 
condominium/ cooperative conversions and develop potential strategies to address them, including 
but not limited to: 

 
 Recommendations for non-conforming motel facilities in residential districts  
 Confirm the density potential for conversion developments  
 Impacts of conversions on community character and area aesthetics 
 Creating residential uses in zones where they are otherwise prohibited 
 Continuance of non-conforming uses and potential changes from one non-conforming use to 

another 
 Identify potential for performance and/or location standards and public benefits such as 

providing recreational access (trail linkages, public access to docks and the waterfront etc.) or 
renewable energy as part of conversion applications. 

 Compliance with the Long Island Workforce Housing Program 
 

The study remains in draft form.  The following table identifies the extent of conversion 
applications in Hampton Bays from that period to date:  
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Name Hamlet Zone Lot Size Existing Units 
Approved 

Units (Total 
Size) 

Pine Hollow  
(fka Hampton 
Bayside Motel) 

Hampton 
Bays RWB 1.27 

acres 19 motel rooms 10 condos 
(11,280 sq. ft.) 

Bayview Ridge Hampton 
Bays R20 4.62 

acres 

11 cottages + 1 
single family 

dwelling 

12 condos 
(13,190 sq. ft.) 

Ponquogue Manor 
(fka Allen’s Acres) 

Hampton 
Bays RWB/R20 2.70 

acres 65 motel rooms 24 condos  
(35,154 sq. ft.) 

 
The potential density of resulting conversions along with the zoning recommendations related to 
the established patterns of development and suitability for residential condominiums in certain 
areas were incorporated within the Draft Generic Environmental Impact Statement (DGEIS) for 
the Hampton Bays Corridor Strategic Plan and Cumulative Impact of Build Out Study to which 
this document is a supplement.  The zoning changes recommended for elimination of conversions 
in the RWB zones should still be considered and implemented and are again reiterated here. In 
addition, the Town adopted policies related to waterfront redevelopment in its Coastal Resources 
and Water Protection Plan that also address elements of the motel study.1  
 
More recently, in January of 2019, the Town adopted the “Hampton Bays Waterfront Resort 
Revitalization Plan”.2  This plan considered the purchase and redevelopment of an existing 
blighted motel in Hampton Bays as an Urban Renewal project. The purpose of the Waterfront 
Resort Revitalization Plan is to transform a former waterfront hotel that has become a blighted 
apartment building and the subject of numerous code violations into a boutique hotel or seasonal 
resort condominium facility that contributes to the tourism economy of Hampton Bays. In this 
process the Town hopes to create a template for the transformation of other former hotels that have 
strayed into transient/illegal housing back to resort accommodations, where appropriate. The Motel 
Study, if still needed, would require further updating based on the recent activity outlined above as 
well as how the Town Board proceeds with the Urban Renewal Project at Shinnecock Road and the 
potential for a redevelopment template that will be developed as part of that effort.   
 
2.4.2 Comment GLb-6h, CSb-7: Elimination of Motel Room to Apartment Conversions: The 
mitigation calculation attempts to put forth a hypothetical calculation for motel units that “could 
have been converted to condos” under a motel conversion plan but were not. This hypothetical 
analysis appears to be neither reasonable nor rational and cannot be substantiated. 
 

1. While there is a discussion regarding the “Motel to Condo” Study in the GEIS for the 
Hampton Bays Corridor Strategic Plan that commenced in 2008, this study was neither 
published nor approved by the Town Board. 

 
1 https://www.southamptontownny.gov/DocumentCenter/View/7187/Southampton-Coastal-Resources--Water-
Protection-Plan-April-2016-PDF 
2 https://www.southamptontownny.gov/1302/Hampton-Bays-Waterfront-Resort-Revitaliz  
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2. As of December 2018, the Town Administration de facto acknowledges that motels are used 
for year round housing (see attached press release). Therefore, the Town Administration 
cannot quantify the baseline of seasonally used motels with any reasonable certainty. 

3. The inventory of motels contained in the supplemental information from the Hampton Bays 
Corridor Strategic Plan contains obvious “motels” such as the building owned by Catholic 
Charities that are not currently used as seasonal motels and the Hidden Cove which was 
purchased by the Community Preservation Fund and appears on the calculation for the 
mitigation used in the CPF “as if” development rights conversion noted above. 

 
Response:  The projection of the number of existing motel units for potential conversion found in 
the original GEIS and again discussed in the Supplemental DGEIS (see Section 1.6.2) is not a 
mitigation of impacts under SEQRA.  It is a planning analysis in order to compare the maximum 
housing units determined in the build out threshold established in the 2013 GEIS against the 
proposed number of housing units in the HBDOD.  In order to understand the build-out, the yield 
potential on the inventoried parcels must be calculated, assuming residential conversion under 
these provisions.  As explained in the SDGEIS, the motel conversion analysis did not consider that 
every motel unit would be converted.  See Section 2.4.3 below for a detailed discussion of the 
projection.  The inventory of motels was acquired using assessment records and GIS data related 
to building permits.  Parcels that were on the inventory with potential development yield that was 
counted in the 2010 Build Out projection but since purchased by CPF were accounted for (See 
Section 1.6.1 of the SDGEIS).  This SDGEIS has recommended that the Town consider adopting 
regulations to restrict existing motels from converting to multi-family residential in the Resort 
Waterfront Business (RWB) Districts as that would reduce the amount of residential density in 
waterfront areas that should instead be prioritized for water-dependent uses or enhanced with 
public and seasonal tourism uses.  This is a major goal and legislative policy of the adopted 
Comprehensive Plan element known as the Coastal Resources and Water Protection Plan that is 
relevant to waterfront areas and uses within Hampton Bays.  
 
2.4.3 Comment DB-4:  Appendix C-2 Lists CPF Purchased properties in Hampton Bays:   

a. Are all these properties now “preserved” as open space? Many of these properties 
have facilities on them and 10 Wakeman Road is listed with no date of purchase 
however is included as part of the total.  

b. What part of the SDGEIS addresses or utilizes the code Chapter 244 (Transfer of 
Development Right Certificate Program) to calculate the conversion?  

c. What is the conversion factor used?  
d. Is it legal to utilize these purchases to consider removing open space in the proposed 

zoning district (HBDOD)? 
 
Response:  The properties on the list of Community Preservation Fund (CPF) parcels have either 
been purchased outright or an easement has been purchased and filed that restricts the 
use/development of the property. The parcel identified as 10 Wakeman Road was large enough to 
be subdivided into 2 lots.  The Town purchased the development rights so that the parcel was not 
subdivided and further developed.  The build out counted it as potentially developable because it 
was.  
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The conversion estimates have nothing to do with the Town’s transfer of development rights 
program as set forth in Chapter 244 of the Southampton Town Code.  Instead, the buildout was 
based on the methodology of the previous buildout analysis conducted for the 2010 “Hampton 
Bays Corridor Strategic Plan and Cumulative Impact of Buildout” study, its GEIS, and its duly 
adopted 2013 SEQRA Findings Statement for that action, so that an assessment of density could 
be evaluated.  
 
Section 1.6.2 of the SDGEIS goes into detail on how the Motel Room-to-Apartment Conversions 
were estimated. The full discussion is restated below.   
 

In addition to the above, the Town of Southampton Coastal Resources & Water Protection Plan 
(April 2016) recommended restricting conversions of existing motels in MTL and RWB zoning 
districts to reduce the number of new residential units.  To estimate the number of potential 
residential units that could be eliminated by instituting a restriction on motel room-to-apartment 
conversions in Hampton Bays’ Motel (“MTL”) and Resort Waterfront Business (“RWB”) zoning 
districts, a projection was performed as part of the previous Hampton Bays Corridor Study buildout 
projections.  MTL and RWB motel room-to-apartment conversion estimates were provided to 
determine the total number of new residential units that might reasonably be expected from the 
conversion of existing motel units in Hampton Bays.  In order to estimate the number of possible 
motel room-to-apartment conversions, existing lodging units in Hampton Bays were inventoried 
by zoning district as part of the Town’s Motel to Condominium Conversions Study, and lodging 
unit conversion factors, which were based on motel/hotel room size and Suffolk County 
Department of Health Services’ (“SCDHS”) sanitary system density factors were applied.   
 
Figure IV.1-7 on page IV.1-18 of the Hampton Bays Corridor Study buildout projections (re-
created below) summarizes the results of the motel-to-apartment conversion estimates.  The table 
provided below, however, has also been adapted to include the SCDHS’ density standards for 
motel/hotel uses which are also based on room/unit size.   
 

 
PROPOSED YIELD SCHEDULE FOR LODGING TO  

RESIDENTIAL CONVERSIONS 
 

Average Lodging Unit Size ≤400 SF 401-600 SF 601-1,200 SF >1,200 SF 
SCDHS Sanitary Flow Factors 

for Motel/Hotel Units 
100 

gpd/unit 
150 

gpd/unit 
225 

gpd/unit 
300 

gpd/unit 
Lodging to Residential 

Conversion Factor 3.0 2.0 1.5 1.0 

 
Based on the above conversion factors, it would take either three ≤400 square foot lodging units to 
make one residential unit; two 401-600 square foot lodging units to make one residential unit; one-
and-one-half (1.5) 601-1,200 square foot lodging units to make one residential unit; one lodging 
unit larger than 1,200 square feet to make one residential unit; or some combination of the above 
as long as the total combined motel/hotel unit floor area adds up to at least 1,200 square feet of 
floor area.  
 
Based on the inventory of motel/hotel units contained in the Hampton Bays Corridor Study buildout 
projections and the above conversion factors, it was estimated that of the 249 hotel/motel rooms in 
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the MTL and RWB zoning districts, 181 new residential units could be created. However, the 
Hampton Bays Corridor Study buildout projections noted that the conversion of every lodging unit 
in the hamlet was highly unlikely.  Rather, the Hampton Bays Corridor Study buildout projections 
conservatively assumed that only 50 percent of the existing motel/hotel rooms in Hampton Bays’ 
MTL and RWB zones would be converted to residential multifamily units (see pp. IV.1-19 and 
IV.1-20 of the Hampton Bays Corridor Study).   
 
Based on the data in the Table, and assuming only one-half of the lodging units would be converted, 
a reasonable projection of the number of residential units that might be created from existing 
lodging facilities in Hampton Bays’ MTL and RWB zoning districts is 91 multifamily units. 

 
It is not illegal or improper to consider, in such a buildout analysis, the fact that growth in the 
community of Hampton Bays has been offset by open space acquisition of parcels with 
developable yield that was counted in the overall number as this ultimately affects the buildout 
projection.  See responses in Sections 2.1.14 and 2.1.17. This Supplemental GEIS process set out 
to confirm the methodology that determined the initial build-out count and review the proposed 
Overlay District zoning in terms of how the overall build-out projection of 780 residential units3 
would be affected indicated In Section IV, page IV.1-18 of the Hampton Bays Corridor Strategic 
Plan and Cumulative Impact of Build Out Study GEIS. Therefore, the purpose of the planning 
analyses and yield scenarios was to simply evaluate how the Theoretical Development Scenario 
prepared for this SGEIS compares to the baseline buildout from the cumulative impact of buildout 
projected for the Hamlet during the 2010-2013. Although the Downtown Overlay District 
contemplates an additional 147 units over what could be realized under the existing VB, it was 
determined that the overall build out projection would not be exceeded.  This is because some of 
the density that was already accounted for in the build out analysis originated from parcels that 
were later preserved. It is easy to confuse this with the TDR Code of Chapter 244 since this analysis 
is consistent with the concept of a Transfer of Development right program, which is a process of 
transferring density from sensitive parcels to areas where development is appropriate.  To argue 
that the density that was originally counted from these parcels in the previous build out should not 
now be counted in the overall build out does not make sense as they must be subtracted from the 
original total.  Further savings on the build out would be achieved if the Town adopted a 
companion law for the additional actions outlined in the SDGEIS (Section 6.2.4) such as limiting 
the amount of residential condominium conversions in RWB zones where it has already been 
determined as inappropriate.   
 
 

 
3 Includes single-family homes built on either vacant land or land subdivided from developed, oversized lots; potential 
accessory apartments; LI Workforce Housing Act bonus density units; and condominium units potentially resulting 
from the conversion of transient motel and cottage lodgings.  
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2.5 Demographics and Population 
 
2.5.1 Comment HBCAC-6, HBCACa-8, GLO-19, GLOc-14: The SDGEIS and supporting 
documents appear to lack demographics data specific to the target demographics for the housing 
units and target tourist demographics for retail and commercial units. 
 
No demographic study was conducted to determine the need and use of the proposed residential 
units. I’d like to see a demographic study.  
 
Response: The Town Comprehensive Plan and numerous other planning studies by the Town have 
identified the need for affordable housing options in the Town, specifically for first-time buyers, 
young and seasonal workers, and many seniors and others who are hard pressed to maintain their 
homes.  Multifamily housing provides a more affordable housing alternative than traditional single 
family homes.  The demand for community benefit units clearly demonstrates the demand for more 
affordable housing options in the Town.  The Town Department of Housing and Community 
Services maintains a waitlist of income eligible persons for affordable housing within the Town.  
The wait list is currently 1,350 persons, of which 1,183 such persons (88%) are from eastern 
Brookhaven and the four East End towns – the majority of which are from other parts of 
Southampton and employed within the Town.  This data clearly shows a demand for more 
affordable and diverse housing options in the Town.  Related to this comment, demographic 
information from the 2000, 2010 and 2015 Census is provided as an Appendix G. 
 
The SDGEIS included a Commercial Market Analysis (Appendix C-3 of the SDGEIS) which 
identified and defined a target market area and examined the market demand for commercial uses 
through an examination of demographic and socioeconomic characteristics of this target market 
area.   
 
2.5.2 Comment DB-2: The predicted population is based on 2000 – 2010 increase.  Prediction 
has blinders, and unacceptable based on what period, and a view of our neighborhood and others 
in the Town of Southampton will show empty store fronts, homes empty for sale, condos unsold, 
and a flight of our younger demographic due to lack of jobs and increase in traffic making working 
in our Hamptons unmanageable.  Also, demographics overall for all of the US is a reduction in 
births and a slowing in population growth.  See recent article regarding NY state overall reduction 
in population.1  
 
Response:  Comment acknowledged. Reductions in births or fertility rates are often associated 
with the state of the regional economy, therefore, it is not surprising that birth rates may have fallen 
as a result of the severe economic downturn that began in December of 2007.  Changes in Suffolk 
County’s population is believed to also be affected somewhat by the “brain drain” or young 
educated adults leaving Long Island to take jobs in other states where they the cost of living is 
more affordable.  As described in Section 1.3.7 of the SDGEIS, the intent of the HBDOD is to 

 
1 https://www.bloomberg.com/news/articles/2019-04-18/new-york-city-s-population-is-shrinking-demographic-
trends.  
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create new business opportunities, new temporary construction jobs and permanent full- and part-
time work, boost the local customer base and employee base and provide more diverse and 
affordable housing options. 
 
2.5.3 Comment GLO-13, GLOc-12: The number of proposed residents would increase 4.6 times 
what it is now, from 119 to 556 residents. 
 
Response:   The number of residents projected for the HBDOD could eventually increase to the 
number indicated as stated in the SDGEIS based on the projections under the build condition.  This 
growth would be focused in the HBDOD where it is most appropriate based on the availability and 
potential for upgrades to capital infrastructure (presence of major streets and highways, public 
water, the proposed STP, etc.), presence of essential public services in or near the HBDOD (fire, 
police, and ambulance services; bus and train stops; public parkland; the Hampton Bays post 
office; Hampton Bays Senior Center; several places of worship, etc.), and lower potential for 
environmental impact (outside the Central Pine Barrens, Town’s Aquifer Overlay District, Long 
Islands Special Groundwater Protection Areas, rare ecological communities, and away from 
wetlands, surface waters and the coastline, etc.).  At the same time, recommended policies 
described in the SDGEIS and this SFGEIS would reduce residential growth outside the HBDOD 
in Hampton Bays. The Town believes that centralized mixed-use nature of the Downtown would 
also benefit from increased human activity, shopping, and nearby employment opportunities.   
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2.6 Hampton Bays School District and Impacts on Public Schools 

 

2.6.1 Comment JL-1:  A constituent stated that the number of students projected in the study 

was contradicted by the HBUFSD and Superintendent Clemensen.  Can you please confirm the 

number that was used is the correct number provided by Mr. Clemensen?   

 

Response:  The Town and NP&V conducted a telephone interview with Superintendent 

Clemensen on March 6, 2019 (notes from that interview are available for review in Appendix G 

of the SDGEIS).  During that interview, we discussed our projections of school-age children and 

the methodology that was used.  The multipliers used in the projections were from the Rutgers 

University’s Demographic Multipliers report, along with US Census data for Hampton 

Bays.  NP&V and other consultants in our field routinely use Rutgers University and U.S. Census 

Bureau data to project the number of school age children that might be generated by a 

project.  These multipliers are based on the number of units projected based on the buildout 

potential of individual lots, zoning, parking requirements, etc., the anticipated mix of unit sizes 

(studio, one bedroom, two-bedroom, etc.), the projected number of units that are expected to be 

rental and owner occupied, and other factors.  The total number of children in the age group is then 

adjusted based on Census data for the area to reflect the percentage that typically attend public 

schools as opposed to private schools.  Based on these data, it was estimated that a total of 30 

school-age children can be expected from the projected 248 apartment units (101 units currently 

permitted under the existing VB plus 147 additional in HBDOD) considered in the environmental 

review.  Factoring in the projected number of children that would be expected to attend private 

schools (3), a total of 27 school age children would be expected to attend public schools.  

 

Superintendent Clemensen had indicated during the March discussion that he thought there might 

be more students at the beginning of the conversation but seemed to be more comfortable with the 

methodology once explained.  At the end of the interview, Superintendent Clemensen stated that 

he would be meeting with the school district within a month of our interview, that he would discuss 

the proposed zoning amendments with them and would submit any comments they may have into 

the record.  The Superintendent later provided input at one of the public hearings, and submitted a 

letter expressing the position of the school district; however the school district does not have a 

specific projection of the number of anticipated school aged children expected from the Theoretical 

Development Scenario (see Appendix B).  The Town continued to work with the Superintendent 

after the public hearing and requested additional information from the district and updated the 

fiscal impact analysis based on the information provided by the school district (see Appendix 

F).   The projected annual revenue generated for the Hampton Bays UFSD for the future build 

condition is $1,398,170, which would cover the estimated $687,170/year in additional 

expenditures and provide a net additional revenue of $710,615 to the school district. See additional 

response in Section 2.6.5 and Appendix F. 

 

2.6.2 Comment HBSD-1, HBSDc-1, HBSDc-2:  To provide some historical context, it has been 

the Board of Education’s position to generally oppose decisions within the hamlet that allow for 

variances from existing zoning or building codes that will adversely impact density and increase 

enrollment in the schools. 
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For nearly 15 years, Hampton Bays bucked a regional trend in Long Island population shifts, seen 

in both our community’s population and school district’s enrollment. In the ten-year period 

between the 2004-05 school year and 2014-15, school-aged population in Suffolk County 

decreased 3 percent while Hampton Bays school enrollment increased 9 percent, to a high of 2,145 

students. Since then, the District has experienced a gradual decline, largely due to a decrease in 

birth rate. 

 

The Board of Education’s careful attention to population trends is important because of the fiscal 

and programmatic impact on our community. Compared to districts in Southampton Town, the tax 

rate in Hampton Bays is disproportionately high and per pupil spending nearly the lowest. We are 

twice as dense (students per square mile) as the entire Town of Southampton. Hampton Bays also 

has a Free and Reduced Price Lunch rate (the federal definition of economic disadvantage) of 58 

percent and a poverty rate of 61 percent as defined by the State Education Department. Our 

immigrant population is 11 percent and students requiring English-language Learner services is 

nearly 25 percent, among the highest in Suffolk County. Therefore, it is understandable that the 

Board of Education carefully monitors these population trends and proposed changes to zoning 

and development within the hamlet. 

 

Regarding the revitalization of downtown Hampton Bays, the District is generally supportive and 

grateful for the attention that the Town Board is focusing on the hamlet. Numerous projects that 

include infrastructure upgrades, renovations, and new construction have resulted in positive 

sentiment and progress. It can be argued that the increased assessed value in the hamlet, while 

in part driven by general market forces, is also a result  of the positive investment in Hampton 

Bays. The Downtown District has the potential to keep the momentum going forward. 

 

Response:  The District’s monitoring of population and enrollment trends and concerns associated 

with population growth is understood and greatly appreciated and the data provided are very 

helpful.  Some of the goals of the proposed HBDOD are to achieve the above-mentioned benefits, 

and others; while preventing or mitigating impacts to the maximum extent practicable to maintain 

and enhance the community for the benefit of its residences and future generations.  This includes 

managing growth by recommending measures that off-set future growth outside the Downtown to 

protect environmentally sensitive areas, while providing the regulatory framework to support and 

achieve other long-range goals.   In addition, it should be noted that the Town has revised the 

proposed HBDOD Code by adding §330-437 B., Compliance With State Environmental Quality 

Review Act, which identifies and clarifies thresholds and future requirements for environmental 

review and agency referrals for Unlisted and Type I actions proposed in the HBDOD, consistent 

with Section 6.1 of the SDGEIS.  This section of the revised HBDOD code includes a provision 

stating that after the approval of the first 147 units (which is the difference in residential units 

anticipated by the as of right build out and the residential units evaluated by the SDGEIS 

Reasonable Theoretical Development Scenario, or “TDS”), any project qualifying as an Unlisted 

or Type I action will be evaluated to ensure that there has been no significant change to the 

assumptions made in the Supplemental GEIS or area conditions that would warrant additional 

SEQRA review.  This will include coordination by the Planning Board with involved an interested 

agencies during the site plan referral and SEQRA review processes. 
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2.6.3 Comment HBSD-2:  The Fiscal Impact projections, as noted in Table 3-17 (page 3-45) 

needs to be corrected. Total Enrollment, at the time of this data draw, was 2,061 with 235 of those 

students being classified as Special Education (11.4 percent). The “Expenditure per Pupil” is a 

construct of the New York State Education Department and considers only “instructional 

expenses.” It is a more accurate representation to represent per pupil spending as the budget 

divided by enrollment. In 2018-19, the school budget was $52,483,604, making per pupil spending 

$25,465. 

 

Response: Comment acknowledged.  The analysis was revised based on the information provided 

by the Hampton Bays School District, and is included in Appendix F. 

 

2.6.4 Comment HBSD-3: On page S-15, the Chart titled “LAND USE” indicates the following: 

 

 Existing Proposed Action 

Single family residences 11 0 

Apartments/multifamily 43 248 

 

Does the proposed full build out create 248 additional dwelling units for a total of 291 units or 

does it increase the dwelling units by 205 from the existing 43? 

 

Further, does the single family residence projection go to 0 in the District? Or, does it remain at 

11 with no change, a condition the district supports. 

 

Response:  The existing 43 apartments are included in the total unit projection of 248, not in 

addition to the 248 units.  As of right build conditions under the existing Village Business (“VB”) 

zone estimated that there could be a total of 101 dwelling units in the Downtown, the 43 apartments 

and 11 single-family homes are included in this number.  The Theoretical Development Scenario 

adds an additional 147 units for a total projection of 248 units.  Single-family homes are not 

currently permitted in the VB zoning district and would not be permitted by the HBDOD.  The 11 

existing single-family homes in the study area likely pre-date the existing VB zoning and proposed 

HBDOD, and therefore, are considered legally existing land uses that may remain for as long as 

the landowners wish to continue the use.  If in the future, however, these homes are abandoned or 

removed and the land is redeveloped with a conforming use such as a business, a single-family 

home would not be permitted without the issuance of a use variance which are typically quite rare.  

Therefore, it is believed that eventually the 11 single-family uses will be phased out and replaced 

with conforming uses.  Single-family homes tend to generate more school age children than 

multifamily units, particularly studio, and one- and two-bedroom units.   

 

2.6.5 Comment HBSD-4, HBSDc-3:  In the initial phone conference with the Town Planning 

Department and Nelson, Pope, & Voorhis, I expressed concern that the projected 30 students (24 

general education, 3 special education, 3 private/parochial) might be low and that enrollment 

could increase beyond the projection.  If enrollment trends did not follow those projections, the 

district could find itself in a “Sophie’s Choice” between providing basic educational mandates -- 

the must-haves -- and the educational opportunities -- the nice-to-haves -- that our neighbors in 

Southampton Town enjoy also. 
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The Property Tax Levy Cap limits increases in the levy and state aid from Albany accounts for 

only 11 percent of the operating budget. Granted, measurable improvements to taxable property 

and new construction (both goals of this District) could impact the “tax base growth factor” which 

would give room to expand the tax levy accordingly. That said, that growth factor in 2019 for 

Hampton Bays is 1.0093 and the Suffolk County average is 1.0075. This is significant in that we 

can expect that the increased tax revenues to the school are not guaranteed to be new money but 

rather money that is mitigated from the rest of the tax base. 

 

While that is a great thing for our taxpayers given the burden they carry currently, depending on 

the tax base growth factor, increased enrollment could force the Board of Education to consider 

changes that meet basic educational mandates versus offering additional programming, creating 

disparity in educational opportunities in Southampton Town. 

 

Hampton Bays faces the unique challenge of motel properties serving as residential units, 

accounting for approximately five percent of the District’s student enrollment. 
 

Understanding that the Rutgers model is used to develop projections, these realities reinforce that, 

dating back for nearly 20 years, Hampton Bays has been an outlier as it relates to models and 

projections and does not always conform, and that fact deserves our attention. 

 

Response:  It is acknowledged that the Residential Demographic Multipliers published by Rutgers 

University, Center for Urban Policy Research in 2006 are becoming outdated.  However, the 

credible source is widely referenced as it provides a baseline for projecting school-aged population 

within new residential development in a given locale and is used by many professionals and 

communities.  As such, the analysis assumes multipliers of 0.08 school-aged children per studio 

and one-bedroom apartments, 0.23 school-aged children per two-bedroom apartment, and 0.14 

school-aged children per studio, one-bedroom and two-bedroom owner-occupied townhouse.   

 

Often, our research finds that these multipliers actually overstate the number of school-aged 

children when compared to the number of children that actually reside within new multi-family 

residential development on Long Island.  As such, our analysis may present a conservative estimate 

in the 30 total school-aged children.   

 

Other notable (and more recent) publications include the report prepared for the Long Island 

Housing Partnership in 2011, titled, “Multifamily Housing on Long Island: Its Impact on Numbers 

of School-Age Children & School District Finances” examines the number of school-age children 

per dwelling unit in multifamily housing on Long Island.  The study examines 140 multifamily 

housing complexes in Nassau County and 159 such complexes in Suffolk County, including 138 

units within five (5) multifamily developments in the Town of Southampton.  The findings indicate 

a ratio of 0.16 school-age children per multifamily dwelling unit in Nassau County, 0.18 school-

age children per multifamily dwelling unit in Suffolk County and 0.08 school-age children per 

multifamily dwelling unit in the Town of Southampton.  It is important to note, however, that while 

these multipliers do in fact examine local trends, these multipliers do not differentiate between the 

number of bedrooms or value of the housing type.   
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When applying the highest of these multipliers, Suffolk County’s 0.18 school-aged children 

multiplier, to the theoretical development scenario, a total of 36 school-aged children are projected.  

When applying the Town of Southampton’s 0.08 school-aged multiplier, a total of 16 school-aged 

children are projected.  The original projection of 30 school-aged children (which assumes Rutgers 

multipliers) falls within this range.  Even at the highest estimate of 36 school age children and 

applying per-pupil expenditures of $25,465 per student, the school district would still result in a 

“net revenue” of $481,430.    

 

Regarding motel conversions, the SDGEIS states that the Town should consider restricting the 

conversion of existing motels in MTL and RWB zoning districts (which currently allow apartments 

by special exception pursuant to §330-155) in order to reduce the number of new residential units 

from motels.  The Town must and will continue to monitor conditions in the Downtown and 

potential effects of future development on educational services.  It should be noted that there is 

nothing to preclude the Town from requiring additional review and mitigation or even issuing a 

denial of a site plan in the future, if upon review, it is determined that conditions have changed 

such that additional review is warranted, or that certain issues or information could not or were not 

adequately contemplated by the SGEIS, or the established thresholds are exceeded, or the required 

mitigations are not adequately addressed.  We note that Hampton Bays is nearing a full build 

condition under its zoning and one of the overarching goals of the HBDOD Code and the SGEIS 

is to provide a level of density neutrality with the previous Hamlet buildout analysis. 

 

2.6.6 Comment RDb-3, GLOc-9, GLa-2:  What’s happened here is, this has become more of a 

residential development. And because of that, it’s going to, I feel, tax the infrastructure of our 

hamlet with the burden to provide additional services for our – once the single-family homeowner, 

which already we pay the highest tax rate, as you know, Supervisor, in the Town. 

 

Our high school currently has a record number of students. We still have single-family homes with 

multiple families that generate many, many children into our school district. This is the reality in 

Hampton Bays. I’m looking at this -- it’s science fiction that there’s only going to be 27 kids coming 

out of, ultimately, 248 apartments. I don’t know where -- I guess that’s a theory, but there’s going 

to be a lot more children. 

 

There’s also the issue of how many children will be in the school. No one can tell us. You can’t 

tell us. Because no one knows how many one-bedroom units you’re going to have or how many 

studios you’re going to have. I will make the assumption, and this plan is filled with assumptions, 

that you’re going to have anywhere from 27 to 200 children that could possibly be going into the 

school from this area. 

 

The consultant discussed the “delta” for units.  How can you have a “delta” if you don’t know the 

absolute numbers?  She also mentioned later in the meeting (not part of the public portion) that 

total build out would result with 27 children in the school so therefore the numbers are available. 

 

Response: As noted throughout this document and throughout the process, the build conditions 

are based on a theoretical projection guided by the Proposed HBDOD Zoning Code and a series 

of assumptions formulated by the Town’s planners and consultants who have extensive training 
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and experience in the field.  There is no method that can predict with 100-percent certainty the 

future timing and land development decisions of landowners in the HBDOD or anywhere else.  

The build projections in the SDGEIS are the best estimate of development under the recommended 

zoning and these estimates always lean toward a maximum build condition to ensure that a 

conservative assessment is performed.  The Proposed Action has sought to remain density neutral 

by recommending methods to offset any additional residential units in the Downtown.  

Infrastructure improvements would be financed through developer agreements, grants, and user 

fees, as applicable.  It is hoped that some households that currently contain more than one family 

or tenants in spare rooms will choose to move Downtown, thereby eliminating some illegal 

housing.  It is true that it is impossible to predict with certainty the exact number of school age 

children that will be generated, but the data and analyses that were used, provide a basis for our 

best conservative estimate.  Assumptions made by commenters that there may be more public 

school-age children generated than was estimated by the analysis do not include viable supporting 

studies or data.  See response to comment above in Section 2.6.5 with respect to the sources of 

data used for estimating the anticipated school aged children.    

 

The projections, sources and methodologies used in our projections are detailed in the SDGEIS.  

The multipliers used were those published by Rutgers University, Center for Urban Policy 

Research’s “Residential Demographic Multipliers” for the State of New York, as well as US 

Census Bureau data for the community of Hampton Bays.  NP&V and other consultants in our 

field, routinely rely on these data to estimate the number of school-age children that might be 

generated by a project.  These multipliers are based on the type of residential unit (single-family, 

multifamily); the projected number of units in a development (based on projected build conditions 

under zoning, parking needs, etc.); the anticipated mix of unit sizes (studio, one-bedroom, two-

bedroom, etc. based on the type of housing); the projected mix of units that are expected to be 

rental units versus owner-occupied units; and other factors.  The total number of school-age 

children is then adjusted based on Census data for the area (Hampton Bays) to reflect the 

percentage that typically attend public schools versus private schools, with the intent of isolating 

the impacts on public schools.  Based on these data, we estimated that a total of 30 school-age 

children could be expected from the conservative estimate of 248 apartment units, and based on 

the private versus public school adjustment, 27 of the 30 would be expected to attend public 

schools.  The projected number of school age children expected to attend public schools under the 

Theoretical Development Scenario (27) is 15 more than the was projected for the existing 

condition (12).   

 

2.6.7 Comment HBSD-5: Are the 248 units that are contemplated at full build-out inclusive of 

the duplex, triplex, and fourplex residential buildings noted in the HBDOD 3 “Edge Zone?” If not, 

the concerns related to school-aged enrollment increases remain valid. 

 

Response:  The projected 248 units includes all residential units in the HBDOD regardless of unit 

type.    

 

2.6.8 Comment HBSD-8, HBSDc-4, PWc-3: We’re with you. We want to get this right in 

Hampton Bays. As you consider this work and the proposed build-out projections, please be 
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mindful that school-aged enrollment increases from residential development are a variable that 

the Hampton Bays School District must always consider carefully.  

 

Response:  The importance of potential impacts on the school district and its ability to deliver 

educational services due to growth are understood.  It is the intent of the Town to offset the effects 

of such growth to the extent possible, and to consider such impacts in an ongoing manner.  It is 

believed that these impacts can be counteracted by a proper balance of commercial and residential 

uses and through the institution of recommendations to reduce residential development outside 

Downtown Hampton Bays.   

 

2.6.9 Comment GLb-7a:  The Fiscal Impact on Hampton Bays UFSD in Chart 3-17, page 3-45 

contained in the SDGEIS appears to be without merit both in theory and underlying data analyses. 

 

There is no direct correlation between the annual+/- in costs to the +/- in the student enrollment. 

This is demonstrated by the fact that the HBUFSD budget continues to increase despite a slight 

decline in students. 

 

2015/2016 2016/2017 2017/2018 

# of Students  2,091  2,077  2,055  

Budget   $49,027,285 $49,951,477 $50,833,896 

 

Response:  There are a number of factors involved with the school budget that are unrelated to 

enrollment.  However, and for the purpose of projecting the impact on the school district as it 

pertains to the costs to educate the 27 projected public school-aged children likely to attend schools 

within the HBUFSD, such projections assume the published “per-pupil expenditure” (New York 

State Education Department), as an accepted and standard fiscal impact methodology for the 

purpose of the planning and land use approval process. 

 

Regardless, comment was received from the HBUFSD Superintendent (see Comment HBSD-2 in 

Section 2.4.3), noting another way to represent the per pupil spending.  This comment assumed a 

per pupil expenditure of $25,465 which represents the total budget divided by the total number of 

school-aged children.  The analysis was revised according to this methodology and findings can 

be found in Attachment F. 

 

2.6.10 Comment GLb-7b:  In the supporting schedules of the Hampton Bays Corridor Strategic 

Study, the “rated capacity” for the HBUFSD elementary, middle, and high school were 640,800, 

640, respectively for a total of 2,080 students (see attached). The HBUFSD enrollment for 

2017/2018 was 2,055 (see attached) which is only 25 students (1.2%) below the stated rated 

capacity of 2,080; therefore, a minimal increase in student enrollment may exceed the rated 

capacity of  the  facilities and/or require additional  staff. 

 

Response:   Additional correspondence was received from the HBUFSD Superintendent of 

Schools on October 15, 2019 (see Attachment F), with respect to the rated capacity as well as 

updated enrollment statistics.  This correspondence indicated an updated 2018-19 enrollment of 

2,067 students.  It is important to note that this figure represents a snapshot, as provided to New 
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York State Education Department.  Further, at the beginning of the current 2019-20 academic year, 

the HBUFSD reported an enrollment of 2,060 students.   

 

This correspondence from the Superintendent of Schools indicate that he was unable to verify the 

source of the information to corroborate the noted rated capacity of 2,080, and goes on to state that 

rated capacity based on State Education Department guidelines would set the number much higher 

than what was previously provided based on the square footage per classroom.  Regardless, it is 

understood that additional school-aged children would present the school district with additional 

costs to educate them.  A revised analysis (found in Attachment F) has been prepared to address 

the expenditures and revenues associated with such, using the Superintendent’s preferred 

methodology in determining these impacts.   

 

2.6.11 Comment GLb-7c:  The projections for the HBUFSD student enrollment for school year 

2012/2013 contained in the same supporting schedules from the Hampton Bays Corridor Strategic 

Plan was 1,854 as the baseline before any recommended change of zoning. The actual HBUFSD 

enrollment (without any change of zoning) was 2,029 (see attached) representing an error in the 

projections to actual of +175 or +9.5% with no reasonable or rational explanation. 

 

Response:  Comment acknowledged. As implied by the comment, it is acknowledged that there 

are a number of factors that can change enrollment even without significant changes in land use or 

new development.  The Town has worked directly with the school district to understand their 

current enrollment trends and to evaluate the potential impact of the Proposed Action, and to foster 

the potential to create tax-positive benefits to the School District. See  Appendix F. 

 

2.6.12 Comment GLb-7d:  It is theoretically inaccurate to apply all of the hypothetical build out 

tax revenues including those generated from commercial build out in the “Tax Projected Tax 

Revenue Allocated to Hampton Bays UFSD”. The HBDOD is a piecemeal regulating plan and not 

an “all or nothing” Planned Development District being completed by one developer.  Since only 

the residential build-out will result in the additional school age children in the UFSD, the only 

rational and reasonable assumption is to allocate only Tax Revenue Allocated to the Hampton 

Bays UFSD generated from the  hypothetical residential build out.  As indicated in my related 

comments/notes, the “Tax Projected Tax Revenue” for the residential build-out is materially 

overstated. 

 

Response:  The HBDOD is a mixed-use development scenario, with residential and non-

residential uses.  All of these uses (unless exempt) will generate property taxes to the HBUFSD, 

and as such, a comprehensive examination of the additional expenditures to the school district and 

the additional revenues to the school district, was included in an effort to accurately show the 

impact of the proposed development scenario on the school district and other local taxing 

jurisdictions.  It is important to note that this analysis was revised, per information obtained from 

the Southampton Town Assessor as well as the HBUFSD Superintendent of Schools, and is 

included in Attachment F. 

   

2.6.13 Comment GLb-7e:  The “Expenditure per Pupil: Existing Condition” is erroneous in this 

analysis. While it corresponds to the source document (Fiscal Accountability Summary - copy 
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attached for reference) the expenditures only represent the instructional expenditures from the 

HBUFSD which total $35.8 million for the year 2015/201. The total budget for the HBUFSD for 

the 2015/2016 was $49.3 million dollars (see attached). 

 

Response:  There are a number of factors involved with the school budget that are largely unrelated 

to student enrollment.  Such “fixed costs” include items such as salaries and benefits for 

administrative and maintenance personnel, utilities, operation and maintenance of the buildings, 

etc. These costs are considered “fixed” because these costs do not considerably fluctuate with 

student enrollment.  For the purpose of projecting the impact on the school district as it pertains to 

the costs to educate the 27 projected public school-aged children likely to attend schools within 

the HBUFSD, such projections assumed the published “per-pupil expenditure”, which factors into 

consideration the fixed costs to the school district.  Such methodology has been deemed an 

accepted standard for the purpose of the planning and land use approval process. 

 

Regardless, comment was received from the HBUFSD Superintendent (see Comment HBSD-2 in 

Section 2.4.3), noting another way to represent the per pupil spending.  This comment assumed a 

per pupil expenditure of $25,465 which represents the total budget divided by the total number of 

school-aged children.  The analysis was revised according to this methodology and findings can 

be found in Attachment F. 

 

2.6.14 Comment DB-7:  There is no communication from Hampton Bays Public schools.  Note:  

The superintendent spoke on July 23rd, 2019 regarding the negative effect additional population 

would have on the quality of education for the current students.   

 

Response:  As noted in the SDGEIS, a letter was sent to the HBUFSD on January 3, 2019 and a 

follow-up conference call was held between the Superintendent of Schools, representatives of the 

Town’s Land Management Division, and the Town’s consultants on March 6, 2019.  The purpose 

of the letter and call was to inform the school district of the Proposed Action, request general 

background information about the district, and to seek input pertaining to any issues, concerns or 

recommendations it may have regarding the subject action.  On March 27, 2019, an email was sent 

to the Superintendent along with the consultants’ notes from that conference call.  The email 

requested confirmation of the accuracy of the notes and that it was understood that a letter would 

be submitted into the record by the Superintendent on behalf of the School District.  The 

Superintendent entered his comments into the record at the July 23, 2019 public hearing for the 

Proposed Action and submitted a letter to the Town Board dated July 22, 2019, see Appendix A 

(“Public Hearing Transcripts”) and Appendix B (“Written Correspondence”) of this SFGEIS, 

respectively.  The comments received both in writing and verbally at the public hearing are 

addressed in this SFGEIS (See comments identified as “HBSD” herein).  Additionally, the Town 

continued to work with the school district to gather additional information, which was factored 

into the revised Fiscal Impact Analysis and correspondence is included in Appendix F. 

 

2.6.15 Comment GLBa-3, GLBb-3:  You have 200 kids in the school district. Councilwoman 

Scalera, you stood right here in 2013 and said our schools are exploding, I think were your words. 

Bursting at the seams. Finally, Lars Clemensen, our superintendent says schools have leveled off. 

But now you’re going to put 10, 20 percent more kids in our school district? For what? Are these 
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commercial property owners going to now be paying $5-$6 million dollars in taxes to cover the 

cost of those kids going to our school district? I suspect not. So, think long and hard before you 

all talk about taxes in the master plans, in the corridor studies, in all of that it talks about how 

hard Hampton Bays is hit with it being the highest tax rated school district, how we’re the highest 

dense area. So, I don’t know how you come up with these density negative numbers. 

 

Additionally, I don’t agree with the fact that the taxes will actually cover the expenses to the 

schools. And in fact, there’s a comment Lars Clemensen that he doesn’t believe the number of 

school children is the actual number. So, I think that the actual residential density needs to be 

looked at. 

 

Response:  The analysis was revised according to input received from the Town of Southampton 

Assessor as it pertains to the assessment of the Theoretical Development Scenario and the potential 

taxes that would be generated, as well as input received from the HBUFSD Superintendent of 

Schools as it pertains to the preferred method in determining per-pupil education costs which is 

notably conservative for the reasons outlined in Section 2.6.13.  The revised analysis shows a “net 

revenue” to the school district in the amount of $710,615.  This analysis can be found in 

Attachment F. 

 

2.6.16 Comment GLBa-4, GLBa-5: I e-mailed the Town’s Planning and Development 

Administrator earlier in the week to ask him, where is that motel conversion study? There are 400 

units listed in those plans of motels. We have 400 motel units in Hampton Bays? That’s news to 

me. I pass by a lot of those and there are tons of cars there all year long. Those are not seasonal 

motels. Are you taking those into consideration? There’s a new development called The Woods in 

Riverhead, off Old Riverhead Road? There are 30 units going in. Did you take that into 

consideration? What about the other new development that’s going up on Squiretown Road? What 

about the Cipla? What about Tiana Pines? If you guys approve to put conversion to apartments. 

What about the condo-conversion down on Rampasture, I think it is? That’s 50 units. 

 

So, when you look at density in Hampton Bays, let’s call it what it is. It’s a dense community. 

That needs school relief. And this plan, do what you want with it. 

 

We need to focus on density. We cannot afford residential density in Hampton Bays that’s going 

to put kids in our school district. We cannot afford it. You’re putting people out of our homes. 

 

Response:  The Proposed Action only proposes to create an overlay district for the existing VB 

zoned parcels; it does not change density assumptions considered in the 2010-2013 beyond the VB 

area (see additional responses in Sections 2.1 and 2.2).  The Hamlet-wide (Hampton Bays) 

buildout analysis conducted as part of the previous Hampton Bays Cumulative Impact of Build 

Out Study and GEIS assessed future growth based on available vacant/undeveloped and 

underutilized land.  If land was vacant/undeveloped or underdeveloped per zoning at the time of 

the 2010-2013 analysis, it was considered to have buildout potential and the number of residential 

units that could be constructed on each was estimated.  The previous buildout analysis concluded 

that a total of 780 additional residential units could be constructed in Hampton Bays, including a 

mix of single-family homes, accessory apartments, condominium units from the conversion of 
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transient motel and cottage lodgings, and density bonus units stemming from the requirements of 

the Long Island Workforce Housing Act.  The previous buildout analysis would have taken into 

consideration all vacant/undeveloped and underdeveloped parcels in Hampton Bays, including 

those cited in the above comment; assigned a build potential to each property based on its zoning; 

and included the total site yields in the total buildout projection. The full assumptions for the 

projection are included in Section IV of the Hampton Bays Cumulative Impact of Build Out Study 

and GEIS. 

 

In the case of the Woods subdivision, it is not in Riverside but is both the Hamlet and School 

District.  This subdivision is a cluster subdivision containing 20 lots.  More importantly, is that 

this vacant lot was considered in the Build Out analysis as yielding 27 lots, where only 20 lots are 

currently proposed. 

 

With regard to the MTL and RWB zones and associated motel conversions, estimates were 

provided for the total number of new residential units that might reasonably be expected from the 

conversion of lodging units that were in existence at the time of the previous Study.  In order to 

estimate the number of potential motel/hotel-to-residence conversions, existing lodging units in 

the community of Hampton Bays, which were inventoried as part of the Town’s Motel to 

Condominium Conversions study, were assembled by zoning district and lodging unit conversion 

factors, which were based on motel/hotel room size and Suffolk County Department of Health 

Services’ (“SCDHS”) sanitary system density factors were applied.  Figure IV.1-7, from the 2013 

Study (re-created below), summarizes the results of the motel/hotel-to-residence conversion 

estimates.  The table provided herein has also been adapted to include the SCDHS’ density 

standards for motel/hotel uses which are also based on room/unit size.   

 
 

Proposed Yield Schedule for Transient to Residential Conversions 

Average Lodging Unit Size ≤400 sq. ft. 401-600 sq. ft. 601-1,200 sq. ft. >1,200 sq. ft. 

SCDHS Sanitary Flow Factors  

for Motel/Hotel Units 

100 gpd/unit 150 gpd/unit 225 gpd/unit 300 gpd/unit 

Lodging to Residential 

 Conversion Factor 

3.0 2.0 1.5 1.0 

 

Based on the above conversion factors it would take either three ≤400 square foot lodging units to 

make one residential unit; two 401-600 square foot lodging units to make one residential unit; one-

and-one-half (1.5) 601-1,200 square foot lodging units to make one residential unit; one lodging 

unit larger than 1,200 square feet to make one residential unit; or some combination of the above 

as long as the total combined motel/hotel unit floor area adds up to at least 1,200 square feet of 

floor area.  

 

Applying the above conversion factors to the data in the table below, it was estimated that as many 

as 181 new residential units could be created from existing motel/hotel rooms in the MTL and 

RWB zones in Hampton Bays. The 2013 buildout analysis, however, also noted that the 

conversion of every lodging unit in the hamlet (i.e., a 100 percent conversion rate) is: 
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“…highly unrealistic as it presumes the elimination of all existing resort and transient 

lodging units in the hamlet. Although Town planners have observed some aging and 

obsolete lodgings converting to residences, resort lodgings are integral to the economy of 

both the Town and the hamlet and it must be assumed that the use will continue to thrive 

in some degree. In addition, new regulations and initiatives expected from the Motel to 

Condo Conversion Study will reduce the available yield in such conversions, with the 

potential effect of making such conversions less financially attractive. Current depressed 

conditions in the housing market are also likely to have a dampening effect.” (Town of 

Southampton, 2013, p. IV.1-17) 

 

 
 

For the above reasons, the table below, adapted from pp. IV.1-19 and IV.1-20 of the 2013 Study, 

shows the maximum number of possible lodging unit-to-residence conversions that are possible 

from the stock of motel and hotel units in Hampton Bays at the time of the Study, isolates the 

lodging units in the MTL and RWB zoning districts, and adjusts the total projection by 50 percent 

to account for the unlikeliness that a full (100 percent) motel/hotel-to-residence conversion rate 

would occur.  Based on the data in the table, and assuming that only one-half of the lodging units 

Parcel 

ID

SC Tax Map 

Number
Property Location Name Acres

Property 

Class

Current 

Zoning

Living 

Area (sf)

# of 

Units

Avg Unit 

Size (sf)

Ptntl 

Yield

36015 900 - 231 - 3 - 21 317 E. Montauk Hwy Seaview Apartments 0.49 415 MTL 3724 11 339 4

35879 900 - 230 - 2 - 13 271 E. Montauk Hwy James Properties 1.1 415 MTL 1824 5 365 2

35964 900 - 231 - 1 - 36 285 E. Montauk Hwy Ocean View Terrace Motel 1.7 415 MTL 5893 16 368 5

35866 900 - 230 - 2 - 3.1 259 E. Montauk Hwy The Hampton Maid 4.82 415 MTL 16150 35 461 18

35960 900 - 231 - 1 - 32 293 E. Montauk Hwy Hampton Star Motel 0.43 415 MTL 6550 9 728 6

36008 900 - 231 - 3 - 14.1 329 E. Montauk Hwy 329 E. Montauk Highway 1.4 415 MTL 7805 9 867 6

36033 900 - 232 - 1 - 10 623 E. Montauk Hwy 623 E. Montauk Highway 1.3 415 MTL 2760 16 173 5

36007 900 - 231 - 3 - 11 26 Hillover Road E. 26 Hillover Road East 0.43 417 MTL 2662 5 532 3

32211 900 - 190 - 1 - 21.1 3 Oakhurst Road Peconic Cottages, Inc 1.03 417W MTL * 5

37887 900 - 257 - 3 - 3 83 West Tiana Road Colonial Shores Resort 2.3 415W RWB 11077 50 222 17

35922 900 - 230 - 3 -20 302 E Montauk Hwy Hampton Alive Resort 1 415W RWB 8998 14 643 9

37823 900 - 256 - 1 - 43.3 61 West Tiana Road 61 West Tiana Owners 2.6 415W RWB 22211 31 716 21

37818 900 - 256 - 1 - 38 53 West Tiana Road Sunset Bay Motel 1.1 415W RWB 8959 21 427 11

44977 900 - 323 - 5 - 15 72 Foster Avenue Baywatch Motel 2.1 415W RWB 18452 27 683 18

73683 900 - 256 - 1 - 45.1 71 West Tiana Rd 71 West Tiana Road 1 417W RWB 3848 12 321 4

35818 900 - 229 - 2 - 7 256 E Montauk Hwy Skippers On The Bay 1.7 417W RWB 10692 17 629 11

44868 900 - 323 - 1 - 6 18 Shinnecock Rd Exeter Land Development 2.9 417W RWB 6846 8 856 5

37885 900 - 257 - 3 - 1 73 West Tiana Rd Waters Edge Cottages, Inc. 3.5 417W RWB 17545 15 1170 10

35833 900 - 230 - 1 - 1 270 E Montauk Hwy Canal Land Corp 1.6 417W RWB 5348 4 1337 4

44911 900 - 323 - 2 - 15 16 Penny Lane Drake Motor Inn 1 417W RWB 6727 25 269 8

44901 900 - 323 - 2 - 6.1 4 Penny Lane Hampton Cove Cottages 1.2 417W RWB 1744 4 436 2

50250 900 - 374 - 2 - 14 32 Lighthouse Rd The Inn Spot On The Bay 1 417W RWB 8946 10 895 7

37819 900 - 256 - 1 - 38 55 West Tiana Rd 55 West Tiana Road 1.1 417W RWB 8959 5 1792 5

181

32340 900 - 190 - 3 - 38.4 76 North Highway Motel - Hampton Bays 1.6 415 R20 3558 8 445 4

44866 900 - 323 - 1 - 4 20 Shinnecock Road Bel-Aire Cove Motel 1.4 415W R20 9860 17 580 9

42075 900 - 294 - 2 - 36.4 53 Bay Ave Bay Avenue Enterprises 4 417 R20 4369 17 257 6

38587 900 - 261 - 5 - 5 57 King Street GTL Management Corp 0.6 417 R20 2322 4 581 2

31718 900 - 186 - 2 - 3.1 14 East Landing Rd 14 East Landing Road 0.3 417 R20 2652 3 884 2

35811 900 - 229 - 1 - 40 40 Canoe Place Rd Cove Estates Owners Corp 0.4 417 R20 7435 8 929 5

39344 900 - 266 - 3 - 12 60 Canoe Place Rd 60 Canoe Place Road 2 417 R20 6693 6 1116 4

42059 900 - 294 - 2 - 23 124 Ponquogue Ave Catholic Charities 1.7 417 R20 1187 4 297 1

37743 900 - 255 - 1 - 21 33 West Tiana Road Hidden Cove Motel 2.1 415W R40 8000 32 250 11

35991 900 - 231 - 2 - 22 8 South Valley Rd 8 South Valley Road 1 417 R40 5834 6 972 4

45021 900 - 324 - 1 - 34 158 Lynn Ave Sea Shell Cottages 0.6 417 R40 6054 6 1009 4

37900 900 - 258 - 1 - 8.1 12 East Tiana Rd On The Canal 1.7 417W R40 6407 7 915 5

33534 900 - 208 - 1 - 2 24 North Shore Rd NRO Corporation 1.8 417 R60 3972 5 794 3

35659 900 - 228 - 1 - 1 192 E. Montauk Hwy 192 Hamptons Apts., LLC 0.2 417 HB 3261 8 408 3

35233 900 - 222 - 1 - 9.3 177 W Montauk Hwy Bowen's Resort Lodging 3 417 HB 5300 13 408 7

TOTALS 498 249

Existing Lodging Facilities in Hampton Bays and their Potential Yield Under Residential Conversion*

Subtotal RWB and MTL
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would be converted, a reasonable projection of the number of residential units that might be created 

from existing lodging facilities in the MTL and RWB zoning districts in Hampton Bays is 91.      

 

In addition, at that time that the Hampton Bays Cumulative Impact of Build Out Study and GEIS 

were adopted, a recommendation was put into place, to establish the Hamlet Office/Residential 

and Hamlet Commercial/Residential (HO & HC) transition zones between the Downtown and 

neighborhoods along Montauk Highway that would allow and promote the establishment of mixed 

use buildings with upstairs residential apartments.  These recommendations were never 

implemented.  The Town also acquired a number of lots for use as open space and recreation in 

Hampton Bays, including a large Residential Receiving Area District (RRAD) property that was 

specifically targeted for dense residential development.    

Residential activity is important for stimulating activity in the Downtown and restricting the 

community to singles, the elderly, and childless couples is not an option.  We anticipated that 

occupants of future apartments would include a wide variety of individuals including seniors, 

empty nesters, young singles, childless couples and singles or couples with children. See responses 

above regarding the costs to educate the anticipated number of school age children. 

 

2.6.17 Comment MHa-6, MHb-3:  I’m certainly in favor of what’s being done. I think it’s a good 

thing. And, you know, Lars has said the number of students in the schools are declining, so I think 

there will be balance there. We need to have young people in this community. It can’t just be a 

bunch of old fogies or the whole communities going to die. We have to move forward, but we have 

to do it ecologically, I think. 

 

By and large the Civic Association wants you to know that we are totally in favor of this plan. We 

worked on it a long time. We did charettes and we hope you move forward with alacrity. 

 

Response:  Comment acknowledged.  

 

2.6.18 Comment CSCb-3:  Just to follow up on what Councilwoman Scalera was saying, if we 

were to not have the 100-person assisted living facility, assuming it did not exist in this build out, 

how many school age children would be in those apartments? I’d like to see that. Also, was there 

a district projection done with this plan? School districts can project 12 years out, 10 years out, 

eight years out. Is that something that was considered?  

 

Response:  The maximum number of residential units considered by the SDGEIS in the HBDOD 

under the build condition was capped at 248 units, therefore elimination of the assisted living 

facility would not increase the total number of dwelling units that would be permitted under this 

review.  If any more than that number of residential units were ever proposed, additional review 

in the form of a supplemental environmental impact statement would be required. Therefore, it is 

expected that non-residential uses would take the place of any assisted living facility, such as 

businesses, restaurants, office, a cultural center or other permitted or special exception use would 

take its place.   

 

The Town Board is responsible for planning for all its citizens including young and old, rich and 

poor, and persons needing assistance with everyday activities.  The assisted living facility that was 
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included in the build analysis is hypothetical and is not currently proposed but is merely one use 

that would be permitted in the to support the needs of the elderly and infirm.   Based on public 

comment, the assisted living use has been removed from the list of permitted uses in the HBDOD.   
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2.7 Taxes and Other Fiscal and Economic Issues 
 
2.7.1 Comment GLb-8a:  Table 3-22 and Table 3-23, Page 3-59-60 of the SDGEIS Assessed 
Valuation Residential Rental Units and Assessed Valuation - Owner-Occupied Units appears 
to be materially overstated and requires revision for the comments noted below. Once revised, 
the rental income calculation details (“roll up”) should be disclosed for transparency to the 
reviewer: 

1. Gross Amount of Rents does not provide supporting calculations but appears to be 
overstated: 

a) The text of the document indicates that the apartments in the hypothetical build-out 
are studio, one-bedroom  and  two bedroom  units, however  in the  hypothetical  
assessed  valuation calculation, it is noted that only rental income for one-bedroom 
and two-bedroom rental units are used for the calculation  which would result in a 
higher rental income. 

b) The hypothetical rental income note does not indicate that that there is an 
appropriate hypothetical reduction for the 20% affordable housing units. 

c) It is noted that the estimated gross income was based upon monthly rental rates 
of $2,000 per month for one (1)-bedroom units and $2,500 per month for two 
(2)-bedroom units. The analysis indicated that such rental rates are 
“comparable to other newly constructed units in the region”. However, there 
are no newly constructed units in Hampton Bays and inconsistent with HUD FMR 
Schedule for 2019 for Suffolk County which is - studio apartment - $1,240; one-
bedroom - $1,548 and two-bedroom - $1,907.  (see attached).  This is consistent  
with the  assumptions  used  in the  GEIS for the Hampton Bays Corridor Strategic 
Study (See attached). 

2. The 20% loss from expense factor does not reference a source and appears arbitrary and 
inconsistent with the National Apartment Association (“NAA”) report which indicates that 
industry average is 35% (attached 

3. The estimate utilizes a 10 X Capitalization Rate while the Town of Southampton generally 
utilizes 9-9.5 X (see attached  email from Assessor). 

 
Response: The Southampton Town Assessor was contacted to provide an estimated assessment 
on the development scenario if it were in fact developed as proposed.  The response, dated October 
17, 2019 (see Attachment F), indicates an estimated assessed valuation of the multi-family 
residential component of the theoretical development scenario at approximately $40.261 million.  
The analysis was revised accordingly, and is included in Attachment F. 
 
2.7.2 Comment GLB-8b:  Table 3-24, Page 3-60 of the SDGEIS Assessed Valuation Assisted 
Living Facility provides for no contemporaneous supporting information for the assumptions in 
the calculation and the projected assessed valuation in the  amount of $32,400,000 appears to be 
overstated as compared to the Villas in at 68 Old  Country Road in Westhampton which is a 60 
room, 100 bed assisted living facility on 9.7 acres which is has an assessed valuation of  
$21,192,300. 
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Response:  The Southampton Town Assessor was contacted to provide an estimated assessment 
on the development scenario if it were in fact developed as proposed.  The response, dated October 
17, 2019 (see Attachment F), indicates an estimated assessed valuation of the assisted living 
facility component of the theoretical development scenario at approximately $8.0 million.  
However, it is important to note that based on the input received from the community, and upon 
further consideration, the Town has decided to remove the assisted living facility as a permitted 
use in the HBDOD.  As such, the theoretical development scenario has been revised to remove the 
assisted living facility component from the development scenario, and the analysis was revised 
accordingly, as seen in Attachment F. 
 
2.7.3 Comment GLb-8c: Table 3-21, Page 3-58 of the SDGEIS Assessed Valuation Motel 
provides for supporting references for the assumptions in the greater Long Island region, the  
assessed valuation calculation in the amount of $13,347,148 appears inconsistent with local 
motels including the Hampton Maid at 259 E. Montauk Highway in the amount of $4,184,600; the 
Baywatch at 72 Foster avenue in the amount of $2,243,200 and the Bayview at 53 W. Tiana Road 
in the  amount of $2,242,300. 
 
Response:  The Southampton Town Assessor was contacted to provide an estimated assessment 
on the development scenario if it were in fact developed as proposed.  The response, dated October 
17, 2019 (see Attachment F), indicates an estimated assessed valuation of the hotel component of 
the theoretical development scenario at approximately $4.6 million.  The analysis was revised 
accordingly and is included in Attachment F. 
 
2.7.4 Comment GLb-8d:  Table 3-26, Page 3-61 of the SDGEIS Projected Taxes is overstated by 
both (1) the overstated assessed valuation noted above and (2) the fact that the tax rate is not 
diluted by the proposed addition to the assessed valuation under the hypothetical build out. 
 
Response:  The Southampton Town Assessor was contacted to provide an estimated assessment 
on the development scenario if it were in fact developed as proposed.  The response, dated October 
17, 2019 (see Attachment F), indicates an estimated assessed valuation of the theoretical 
development scenario at approximately $107.5 million and total potential taxes of approximately 
$1.8 million upon full build-out of the theoretical development scenario.  The analysis was revised 
accordingly, and is included in Attachment F. 
 
2.7.5 Comment GLO-2, GLOc-15:  The proposed amendment will harm the environment but 
have a major impact on issues of safety, taxes and the density upon the residents of Hampton Bays 
along with surrounding areas.  The proposed amendment is not density or tax neutral for the 
hamlet of Hampton Bays.  The density is extremely excessive and will have great negative impact 
on the Hamlet. 
 
Response:  There is a benefit to concentrating development density in a centralized location that 
is well served by emergency services, and other essential services and facilities.  A Fiscal Impact 
Analysis was conducted to determine the impact that the Proposed Action would have on the tax 
base and was revised based on input from the Town Tax Assessor (see Attachment F).  According 
to the Southampton Town Tax Assessor, the Proposed Action would generate total potential taxes 
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of approximately $1.8 million in tax revenues upon full build-out.  Of this, it is projected that 
$148,664 would be generated to the Town, with a portion of that offsetting impacts to the hamlet 
of Hampton Bays.  In addition, it is projected that $145,439 would be generated to local taxing 
jurisdictions including the Hampton Bays Fire District, Hampton Bays Lighting District, Hampton 
Bays Water District, Hampton Bays Ambulance District, and Hampton Bays Parking District.  
Such revenues represent a substantial increase in revenues distributed to each taxing jurisdiction.  
Responses to regarding density and impacts on safety can be found in Sections 2.2 and 2.12, 
respectively. 
 
2.7.6 Comment JSa-3:  I’d really like to see that change, and I think that’s going to enhance the 
evaluation of all properties in the Hampton Bays area. Therefore, I think it’s going to help with 
the tax role, as well you may get a little more taxation from it. People may not like that, but I think 
that may help with some other develop and other things in the future. 
 
Response:  Comment Acknowledged.  The Proposed Action will significantly increase taxes 
generated by such parcels under analysis in the HBDOD, resulting in a substantial increase in 
revenues distributed to each taxing jurisdiction.  At full build-out, and without consideration of 
any type of tax deferral programs, the Proposed Action is projected to generate nearly $1.8 million 
in annual taxes.   
 
2.7.7 Comment RDb-5, GMc-3, SAHc-1: I’m not against this plan. I just think we just need to 
cap the density. I’m very concerned that if we make this a residential development, it’s going to 
really, really impact the homeowners of Hampton Bays, who are already overburdened with much 
higher taxes.  
 
We are already burdened with a very high school tax, which would only go up if we put in 200 
housing units. 
 
I’m all for revitalizing and enhancing the beauty of Main Street in the hamlet, which I love like 
everybody else here. The biggest problem we’ve had in Hampton Bays is the increase in taxes. 
When I bought my house 40 years ago, I think I paid about $1,000 in taxes. Now I’m paying 
$22,000. So that’s your overriding problem here in Hampton Bays. Yes, we’d love to have more 
beauty and a nicer Main Street, but what I’m concerned about is the plan seems to imply an 
increase in density in housing or increase in population, one way or another. And I’m concerned 
that it could mean an increase in taxes. If that’s not so, I’d like that explained. You say there is no 
development plan, but a code change that permits changes in density and building, of course, 
opens the possibility for that. For that reason, I’d like to see much more emphasis put on what the 
population and tax implications are? 
 
Response: The Proposed HBDOD is intended to encourage a mix of uses and new economic 
development in the Downtown.  The SDGEIS included a fiscal impact analysis of a Reasonable 
Theoretical Development Scenario, which relates to the anticipated development that could occur 
within a period of ten years within the Study Area.  As seen in Attachment F, the school district 
is anticipated to experience a net revenue of $710,615 per year, with the additional costs to the 
district being offset by the school tax revenue generated.  This substantial surplus will benefit the 
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school district and could also help alleviate an increased burden on other taxpayers throughout the 
district.  
 
2.7.8 Comment AOb-2:  As far as with the commercial development, I think that obviously the 
tax revenues would benefit, you know, maybe offset a little bit of the amount of the schools, stuff 
like that. 
 
Response: Comment Acknowledged.  The HBDOD is a mixed-use development scenario, with 
residential and non-residential uses.  The taxes generated from the non-residential uses will indeed 
offset the costs associated with an increased number of school-aged children.  As seen in 
Attachment F, the school district is anticipated to experience a net revenue of $710,615 per year, 
with the additional costs to the district being offset by the school tax revenue generated.  This 
substantial surplus will benefit the school district and could also help alleviate an increased burden 
on other taxpayers throughout the district.  
 
2.7.9 Comment SSb-6: Did you prepare an analysis of the number of jobs that will be created 
based on current zoning versus the theoretical development scenario under current zoning? How 
many jobs would be created? Is that something that you looked at, or are there other economic 
multipliers in terms of how it might support other businesses in the community? Would more or 
fewer people be employed? And what types of jobs might be created? Not all jobs are equal, so 
hopefully more higher paying jobs. 
 
Response:  An analysis that compares the jobs creation between current zoning and the theoretical 
development scenario is provided below.  This analysis is based on employee ratios per square 
foot of various non-residential uses1. 
 
 

Use Standard Employee 
Ratio 

Theoretical Development 
Scenario Current Zoning 

Size 

Projected 
Employment 
(Full-Time 
Equivalent) 

Size 

Projected 
Employment 
(Full-Time 
Equivalent) 

Professional 
Office 1:300 SF 167,911 SF 560 jobs 57,738 SF 192 jobs 

Medical Office 1:500 SF 6,563 SF 13 jobs 5,917 SF 12 jobs 
Retail 1:500 SF 151,448 SF 303 jobs 128,973 SF 258 jobs 
Hotel 0.39 employee/ room 58 rooms 23 jobs 58 rooms 23 jobs 
Restaurant 1:375 SF 28,915 SF 77 jobs 20,665 SF 55 jobs 
Warehouse/ 
Storage 1:1200 SF 695 SF 1 job 1,847 SF 2 jobs 

 
1 Employee ratios are averages specific to a given industry, as published in various sources.  Such sources include but 
not limited to the Commercial Buildings Energy Consumption Survey by the Energy Information Administration, 
Long Island Business News, CEQR Technical Manual, as well as Federal, State and local planning standards and 
design publications.  Such ratios are industry standard for such fiscal and economic impact analyses. 
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Use Standard Employee 
Ratio 

Theoretical Development 
Scenario Current Zoning 

Size 

Projected 
Employment 
(Full-Time 
Equivalent) 

Size 

Projected 
Employment 
(Full-Time 
Equivalent) 

Assisted Living 
Facility2 

1 employee:4-6 
residents during 

day/evening shifts; 1 
employee:12-15 

residents during night 
shifts 

100 beds 47 jobs N/A 0 jobs 

Total: All 
Non-
Residential 
Uses 

  1,023 jobs  542 jobs 

 
2.7.10 Comment SSb-1:  So, it’s roughly a million seven more per year – a million six, seven 
per year -- but there are some changes like the number of kids. There are 15 more kids. Have you 
looked at whether the additional tax revenue offset any additional Town services that -- or school 
services, ambulance services, fire; has that been part of the analysis at all? I think the whole 
difference is $1.7 million, is that correct?  As far as the cost of education estimates, is  that based 
on this year’s costs? Is that based on total buildout and total complete 100 percent occupancy?  
 
Response:  The SDGEIS included a fiscal impact analysis that was revised according to input 
received from the Southampton Town Assessor (see Attachment F).  This analysis indicates total 
potential taxes of approximately $1.8 million upon full build-out and full-occupancy of the 
Theoretical Development Scenario.  Of this, approximately $1.4 million will be generated for the 
Hampton Bays UFSD.  These property tax revenues would cover all associated expenses incurred 
by the 27 public-school students (amounting to an estimated $687,555, which is based on current 
costs to educate, as provided by the Hampton Bays UFSD Superintendent of Schools), resulting 
in a net surplus revenue to the Hampton Bays UFSD of over $710,000 per year.   
 
As stated in the SDGEIS, local ambulance services and fire protection services are not anticipated 
to be adversely impacted by the Proposed Action, and there is a benefit to concentrating 
development density in a centralized location that is well served by emergency services, and other 
essential services and facilities. 
 
2.7.11 Comment GLBc-3:  It may make sense in a hypothetical, academic planning world. It 
does not make sense in a financial world. This, my 91 pages with attachments, lays out a financial 
impact to Hampton Bays. Not a hypothetical, academic impact. And it is not a benefit for Hampton 
Bays. I rolled back the taxes. I rolled back the excess evaluation. I rolled back the mitigations. It 
isn’t. Not from a real hardcore financial standpoint. Maybe from a hypothetical academic 

 
2 It is important to note that based on the input received from the community, and upon further consideration, the 
Town has decided to remove the assisted living facility as a permitted use in the HBDOD.  As such, these jobs would 
not be realized. 
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planning, it is. So, I have 91 pages with attachments for the Board to look at. And to hopefully take 
into consideration from a real world perspective, not hypothetical academic. A real-world look at 
how it’s going to affect Hampton Bays, with density, with the school, with the traffic, with all the 
things involved. 
 
Response: Comment acknowledged.  See responses above regarding fiscal impacts.  Responses 
to comments regarding density, schools and traffic can be found in Sections 2.2, 2.6 and 2.8, 
respectively. 
 
2.7.12 Comment BBc-3:  Something that I don’t know is mentioned is if there is a tax incentive 
for the new businesses in this project, just don’t forget about the current businesses in town. 
They’re going to need a tax incentive, too, to improve their facades and make things look better. 
 
Response:  A tax incentive to entice growth is not included in the proposed HBDOD.  In 2018, 
the Town created a sign and façade improvement program for downtown Hampton Bays that 
grants Community Development Block Grant (CDBG) funds toward renovating existing buildings 
and façades on Main Street.  For further details see:  
https://www.southamptontownny.gov/DocumentCenter/View/16054/Town-of-Southampton-
Sign--Facade-Program  
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2.8 Traffic, Transportation, Streets, and Parking 
 
2.8.1 Comment JL-5:  Where would the Good Ground Road Extension turn north to connect to 
Montauk Highway?  Is it at the small grassy area just east of the Hampton Bays Diner property? 
Or the next piece to the east (next to the old Friendly’s restaurant)?   
 
Response: Good Ground Road extensions is described in Section 3.3.3 of the SDGEIS.  The figure 
below shows the expected alignment of the Good Ground Road Extension (represented as a yellow 
dashed line below).  The Town has acquired properties and easements to allow a connection from 
the north side of the railroad to the Montauk Highway/SR 24 intersection over land identified as 
153 West Montauk Highway but might require additional easements or property acquisitions to 
provide for the necessary alignment at the intersection of Montauk Highway and Riverhead-
Hampton Bays Road (SR 24).  Detailed engineering will be necessary to determine the available 
road right-of-way, roadway alignment, and signal design options for this connection in accordance 
with required engineering specifications. 
 

 
2.8.2 Comment SCPC-2:  The Town of Southampton should continue to coordinate with the 
Suffolk County Department of Public Works regarding potential traffic congestion impacts to CR 
80 and other County Roads in the vicinity of the HBDOD. 
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Response:  The Town will continue to work closely with the SCDPW (regarding Montauk 
Highway) and NYSDOT (regarding SR 24) as it implements the recommendations of the SGEIS 
and oversees future development under the proposed zoning.  As plans are developed or submitted, 
the Town will request input and recommendations from other involved agencies and ensure that 
required permits are secured and plans conform to County and State standards as applicable.   
 
2.8.3 Comment SCPC-9:  In addition, techniques to reduce the demand for parking spaces 
should be considered for development within the HBDOD. Techniques may include, 
unbundled parking for mixed-use buildings, parking management programs, free or 
discounted transit passes, provision of bicycle parking facilities, etc. 
 
Response:  The Town has considered its options as they pertain to parking demand and has decided 
to incorporate several approaches to address this issue, including establishing minimum off-street 
parking standards for parking behind buildings, allowances for shared parking and staggered 
parking, shared access easements, and additional cross streets containing on-street parking.  The 
Good Ground Road Extension and cross streets extending from Montauk Highway to Good 
Ground Road would facilitate access to underutilized on-street parking in the HBDOD.  Infill 
development facing Good Ground Road and cross streets could provide an additional incentive to 
park along this street.   
 
Development under the Proposed Code would also include mixed land uses, smaller blocks with 
more street frontages and storefronts, enhanced streetscapes, and increased cross connections, 
quality streetscapes and building facades, and pedestrian amenities such as benches to support 
more pedestrian activity.  Bus and train service are readily available in the Downtown and it is 
likely that these alternative modes of transportation would be utilized more.  The Proposed Code 
also contains requirements for bicycle parking, racks, and storage to support biking.  
 
Finally, it should be noted that the “Findings” section on page 8 of the Parking Study for the 
HBDOD, contained in Appendix J-2 of the SDGEIS, states that: 
 

After reviewing the field observations and analyzing the parking accumulation results, it 
was determined that under current conditions, only a few parking areas are highly utilized 
during weekdays and weekends. Most of the parking areas are highly underutilized. From 
the review of the parking data, it appears that Downtown Hampton Bays has adequate 
parking to support existing conditions and allow for additional growth within the study 
area. 

 
2.8.4 Comment HBSD-6:  As noted in the Environmental Assessment Form and Determination 
of Significance, future development under the proposed zoning will impact transit and traffic with 
a potential increase in vehicle trip generation and volume at key intersections. Please consider 
that an increased number of school-age children in this zone beyond a projected 25-30 students 
would also increase school bus movement through the zone, including multiple stops for 
elementary-aged children.   
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Response:  The SDGEIS assessed anticipated traffic generated under the build condition to 
determine if further mitigation is necessary.  Based on this review, several mitigation techniques 
were identified, and as described in Section 3.3.3 of the DSGEIS, these mitigation measures 
would allow intersections in the study area to operate at No Build levels of service or better.  See 
also Section 2.8.7 for a list of identified traffic mitigation. 
 
The analysis contained in the DSGEIS notes that there are 11 single family homes and 43 
apartments currently located within the HBDOD.  These residential uses are anticipated to generate 
12 school aged children under existing conditions. Future redevelopment under the anticipated 
Theoretical Development Scenario is anticipated to generate 27 school aged children in the 
HBDOD.  The anticipated increase in school aged children is therefore 15 students.  The residential 
development anticipated in the HBDOD is multifamily development, which provides for multiple 
units per building and centralizes the population, allowing for multiple children to be picked up at 
a stop.  Recommended cross streets including the new “North Main Street which would connect 
Squiretown Road with Cemetery Road, and the Good Ground Road Extension would provide 
ample opportunity for buses to turn off and pickup children.   It is expected that most of the children 
would be from any multifamily residential development that may be developed and that additional 
bus trips would be necessary.  A centralized bus stop could be provided at such a development 
site, so that multiple children can be picked up at a time.  See also Section 2.6.5 for additional 
information regarding school children generation.   
 
2.8.5 Comment GLb-1b, KMc-5, KM-5:  The new “North Main Street” that was to be built 
by the Town as described in the Hampton Bays Corridor Strategic Plan is conspicuously 
missing from the HBDOD and is a fatal flaw in the HBDOD. This is a key element in the 
development of “Good Ground Green” for the retail infill of the properties adjacent to Good 
Ground Park.  The HBDOD shifts the burden onto the private property owners for most of 
the connecting roads to Good Ground Park. Since the HBDOD is not a Planned Development 
District to be completed by one developer, there is no reasonable assurance that there will be 
adequate access for the retail development adjacent to Good Ground Park. 
 
I have a couple of quick suggestions, real easy, simple: North Main Street, which is the road you 
get in to the park with, needs to connect to Cemetery Road, as has been articulated in a number of 
planning documents that have existed forever and should be in this too. 
 
We advise that the North Main Street access road to the park be extended fully through to Cemetery 
Road.  In addition, while there was some reticence with all the cut through roads off Main Street 
to Good Ground Road, what we have right now isn’t working well at all, and for people who want 
street fairs and closed roads sometimes for downtown events, only one road going east and west 
doesn’t make that idea so practical. So other pathways are essential. Their design to be pedestrian 
and bicycle-friendly should be top of mind also. 
 
Response:  As shown on the Proposed Zoning Map (Figure 3-3) and on the HBDOD Regulating 
Plan, both provided in the SDGEIS, there is an east/west road north of Montauk Highway 
consistent with the previously recommended street (“new North Main Street”).  This street as 
shown, would connect to Cemetery Road and Good Ground Park, and provide direct access to and 
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from Squiretown Road.  As far as the cross streets running north/south, it is believed that this 
would be beneficial in terms of vehicle distribution and access to interior land uses and would be 
beneficial if properly designed.  If there is a point in the future where these proposed roadways no 
longer seem beneficial, the Board could allow the cross streets to be constructed as pedestrian 
walkways.  Making streets and paths as pedestrian and bicycle friendly as possible and increasing 
site interconnectivity and frontage are major goals of the Zoning Code and Regulating Plan.  
Cemetery Road provides direct access to Montauk Highway and the intersection of Cemetery Road 
and Montauk Highway is signalized making for a better controlled, safer and more convenient 
access and egress to the north side of the HBDOD. 
   
2.8.6 Comment HBCAC-7, HBCACa-4, GLO-20, SSb-5, ADc-1, ADc-2, ADc-3: All traffic 
mitigation identified in the SDGEIS should either be completed prior to any development or on a 
schedule with milestones along with the development.   
 
Is Good Ground Road Extension a requirement for the action to unfold? 
 
Even if we didn’t do any revitalization or redevelopment, traffic in this area it is nothing less than 
horrendous. I know that there probably are, in the studies, the idea of what traffic mitigation could 
be. I just think that it needs to be an absolute priority, with a strong commitment that it has to be 
addressed up front before this plan gets put in place. If you haven’t tried to go east through this 
town in the morning, give it a shot it. It is absolutely pathetic. Good Ground Road being extended 
out to 24 almost seems to be an absolutely mandatory prerequisite before this plan can be done. 
Additional density and additional cars are only going to make things so much worse.  And I’m for 
revitalization, but the infrastructure for traffic is just not in place. The Squiretown 
Road/Ponquogue Avenue intersection is an absolute nightmare, and these things absolutely need 
to be addressed before you can even consider this. With that said, I do think that taking a step 
forward, like the young gentlemen said -- I’m a young 66, I think that -- yes, there is room for 
revitalization in this town, but let’s be clear that there needs to be some issues addressed right up 
front. 
 
Response: The Good Ground Road Extension has been contemplated for years, is considered a 
priority under the Proposed Action, and should be constructed as soon as possible.  Some traffic 
mitigations will be triggered by future development or redevelopment, but it is understood that the 
sooner essential infrastructure and necessary mitigation are put into place, the better the results 
will be. Traffic mitigations include but are not limited to those listed in the response below (see 
also Section 2.8.7).  As far as the Squiretown Road/Ponquogue Avenue intersection, 
recommended mitigation includes providing an exclusive southbound left turn lane will remove 
the left turn traffic from the through and right turn traffic and allow the southbound left turn traffic 
to go with the northbound left turn during the northbound left turn signal phase. To provide a 
southbound left turn lane, minor widening of the north leg would be required.  This improvement 
will also require the modification of the traffic signal to provide an exclusive 
northbound/southbound left turn phase.   
 
2.8.7 Comment DB-3, RMc-5, RMc-10, VCc-3:  Appendix J-1 (the “Traffic Impact Study”) is 
dated March 2019.  This is the slowest month in the Hamptons.  This study does not reflect the 



 Hampton Bays Downtown Overlay District 
Zoning Map and Code Amendments 

Supplemental Final Generic Environmental Impact Statement 
 

 
      Page 2.8-5 

 
 

worst case scenarios that exist in summer. The Hamlet’s worst traffic is the period between July 
4th weekend through the early September Labor Day weekend.  Year round, a “trade parade” 
moves through every working day starting at 5:30 am eastbound and reverses itself at the end of 
the workday.  How the current problem will be mitigated has not yet been addressed per previous 
approvals and requests. Proposal for the increased density is insufficient as a result. Traffic should 
be mitigated ahead of any change in zoning.  
 
We have traffic concerns now that we’re not addressing, where it takes 25 minutes to get from the 
diner to the canal that we haven’t solved. And now we’re adding all of this. 
 
We are also witnessing the development of a catering hall at the east end of our town (Canoe Place 
Inn).  That will increase traffic by 250 cars, especially on weekends when the traffic is heavy to 
begin with.  So there already is a traffic concern on one side of town (Hampton Bays). 
 
Response:  The Traffic Impact Study report is dated March 2019, however, as indicated on Page 
4 of the Traffic Impact Study provided in Appendix J-1 of the SDGEIS the actual counts were 
compiled during peak times of the year:  
 

• Turning movement traffic counts were conducted on Thursday May 3, 2018 during the 
weekday morning (6AM to 9AM), and weekday evening (4PM to 7PM) peak periods and 
on Saturday May 5, 2018 from 11AM-2PM to cover off-peak season when schools were 
in session. The counts were also conducted during the same time periods on Thursday July 
12, 2018 and Saturday July 14, 2018 to cover the summer peak season.  The counts were 
conducted at the following intersections: 

o Montauk Highway (CR 80) at Riverhead-Hampton Bays Road (NYS Route 24) 
o Montauk Highway (CR 80) at Springville Road 
o Montauk Highway(CR 80) at Squiretown Road/Ponquogue Avenue 
o Montauk Highway (CR 80) at Rite Aid signalized Access 
o Montauk Highway (CR 80) at King Kullen unsignalized Access 
o Montauk Highway (CR 80) at Old Riverhead Road E 
o Good Ground Road at Springville Road 
o Good Ground Road at Ponquogue Avenue 
o Good Ground Road at Rite Aid signalized Access 
o Good Ground Road at King Kullen unsignalized Access 

• Automatic Traffic Recorder (ATR) machines were installed on the following roadways for 
a period of one (1) week from May 3rd to May 9th, 2018 and for a period of one (1) week 
from July 9th to July 15th to obtain hourly volumes to supplement the turning movement 
counts for both the school and summer peak seasons: 

o Montauk Highway (CR80) between Springville Road and Ponquogue Avenue 
o Good Ground Road between Springville Road and Ponquogue Avenue. (emphasis 

added) 
 
An annual ambient growth rate was also factored into the analyses to address future traffic from 
ambient background growth including planned projects in the area but outside the HBDOD that 
may affect traffic volumes.    
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The SDGEIS contains numerous approaches to mitigate traffic impacts as listed below.   
• Extending Good Ground Road, west from its intersection with Springville Road, and then 

north to the intersection of Montauk Highway and NYS Route 24, creating the “Good 
Ground Road Extension”. 

o The new intersection at Montauk Highway and NYS Route 24 must be constructed 
at 90 degrees with Montauk Highway for a proper geometrical design. 

o Design the four-leg intersection with an exclusive northbound left turn, one through 
lane and one shared through/right turn lane. 

o Redesign the southbound approach with one left turn lane, two through lanes and a 
channelized right turn lane. 

o Provide two exclusive left turn lanes and a shared through/right turn lane in the 
eastbound approach. 

o Redesign the westbound approach with two through lanes, one left turn lane and a 
channelized right turn lane. 

o Redesign the traffic signal at the new four leg intersection with new signal timings 
and cycle lengths. 

• The Good Ground Road Extension would also create a new four-leg intersection at Good 
Ground Road and Springville Road. 

o Design this new intersection with exclusive northbound and southbound left turn 
lanes with a shared through/right turn lane. 

o Design the westbound approach with an exclusive left turn lane and a shared 
through/right turn lane. 

o Design the eastbound approach with an exclusive through lane and an exclusive 
right turn lane with the prohibition of eastbound left turns. 

o Install a traffic signal at this new four leg intersection. 
o Due to the proximity of this intersection to the LIRR, it is required that train pre-

emption be incorporated into the traffic signal. A high left turn volume is 
anticipated at the new intersection and the design must consider the potential for 
vehicles to be queued on the tracks. 

• Provide an exclusive southbound left turn lane at the intersection of Ponquogue Avenue/ 
Squiretown Road and Montauk Highway. 

o Minor widening of the north leg would be necessary. 
o Modify the traffic signal to provide an exclusive northbound/southbound left turn 

phase. 
• Construction of an east/west road that is similar to the previously considered new “North 

Main Street” between Montauk Highway and Good Ground Park that would connect to 
Cemetery Road on the west and Good Ground Park and Squiretown Road on the east (See 
also Section 2.8.5).  

• Construction of cross streets between Montauk Highway and Good Ground Road, which 
along with the street discussed above, would provide greater distribution of traffic.   

• Creating a more pedestrian-friendly environment by increasing site connectivity through 
compact development, more storefronts, cross streets, alleys, and sidewalks, and quality 
streetscapes and pedestrian amenities.   

• Support the use of local transit facilities by concentrating development in the HBDOD and 
making a pedestrian friendly district with connections to nearby bus and LIRR stops.    
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Based on the timing of future applications, and potential for changes to area traffic conditions, the 
Town Engineer and/or the Town Transportation and Traffic Safety Director will make a 
recommendation to the Planning Board if incremental traffic counts or analyses are necessary as 
future development applications are submitted, to ensure that Year 2028 Build Traffic Volume 
threshold is not exceeded prior to reaching the maximum threshold under the Theoretical 
Development Scenario.1 Additional traffic analysis may also be required at the discretion of the 
Planning Board for any application requiring a Town approval, based on the size of the project, 
number of vehicle trips anticipated, the time that has passed since the last trip generation analysis, 
or other condition or factor, if a potential significant impact may occur.   
 
2.8.8 Comment DB-6, DB-9: Appendix G Community Service Correspondence were contacted 
January of 2019 regarding the plan via letters and conference calls.  From Municipal Works 
Department: 

i. Try to improve the intersection at Squiretown Road/Montauk Highway thru property 
acquisition to accommodate turn lanes and other potential improvements.   

ii. Continuous sidewalk on both sides of Squiretown Road within the corridor.   
iii. Coordinate and encourage use of mass transit as a green alternative to vehicles.  
iv. Work towards the western connection of GGP to Montauk Highway. 

 
What is the Town’s Position on additional traffic and density in number of residences that will 
increase traffic and demand? 
 
Response:  The SDGEIS addresses each of the above recommendations.   

i. See recommendation for turning lane at Squiretown Road in the response to Section 
2.8.7.  

ii. Improving pedestrian access and site interconnectivity in the HBDOD is a major goal.  
Sidewalk improvements along property frontages is a requirement of the HBDOD, 
based on the street frontage type (show on the Regulating Plan).  Currently, there is a 
continuous sidewalk on the east side of Squiretown Road from Montauk Highway, 
past the Good Ground Park entrance to Old Riverhead East.  On the west side there is 
a continuous sidewalk that extends from Montauk Highway, north approximately 350 
feet, to a point roughly 30 feet past the driveway to Southampton Pediatrics. It would 
be beneficial for the Town to extend this sidewalk to Good Ground Park at some point 
in the future and provide a crosswalk at this location from the easterly sidewalk along 
Squiretown Road, to the park entrance.  

iii. The HBDOD code seeks to create transit oriented development (“TOD”) consistent 
with current policies and practices for this type of development. Allowances for and 
support of electric vehicle charging stations has also been added to the list of 
recommendations.    

iv. See Comment 2.8.5 which discusses recommended streets and alleys running parallel 
and perpendicular to Montauk Highway between Cemetery Road and Squiretown 
Road and Good Ground Road and Good Ground Park which will create a series of 

 
1 See Appendix J-1 of the May 2019 SDGEIS which contains the “Traffic Impact Study: Hampton Bays DOD,” 
prepared by Nelson & Pope, March 2019. 
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smaller blocks, more street frontage/storefronts and enhanced access, including 
pedestrian access, and interconnectivity.  

    
2.8.9 Comment GLO-11, GLOc-10: Parking would just only increase 6.8 percent from 
31,653 square feet to 33,811 square feet.  An increase of just 2,158 square feet.  We’re talking 
about having 43 apartments go to 248. That’s an increase of over four times, 4.7 times. 
However, parking is only increasing 6.8 percent. It’s moving from 3,653 square feet to 
33,811 according to the plan. There’s simply not enough parking. 
 
Response:  The numbers stated above are only for public off-street parking it has nothing to do 
with parking for future development.  The proposed HBDOD Code allows for both on-street and 
off-street parking, including parking along the recommended cross streets and behind buildings 
facing main streets.  In addition, it is expected that based on increased and enhanced pedestrian 
linkages, sidewalks, and pedestrian amenities; mixed-use infill development; smaller blocks; more 
storefronts; and improved streetscapes to support one-stop visitation i.e., opportunities for parking 
once and walking to more than one destination; and enhanced access to existing local transit (bus 
and rail) stops would help to address parking concerns.  The increased cross connectivity, and infill 
development would also promote the use of existing underutilized parking along Good Ground 
Road, while some parking may also be available at Good Ground Park, especially when 
community events are not occurring.  Options for shared and staggered parking arrangements are 
also available as indicated in the HBDOD form-based code (§ 330-427).  It is also expected that 
there would be opportunities for persons living in the Downtown to own and operate businesses, 
work, shop and enjoy recreational/park facilities without leaving the area and potentially reducing 
the need for multiple trips by some individuals. 
 
2.8.10 Comment CSa-1, CSCb-1, MPc-2:  How are the Type A, B, C and Alley Type A streets 
shown on the regulating Plan defined? How wide are they? Someone referred to a new boulevard, 
which is quite confusing to me. I didn’t expect we would have a new boulevard. 
 
Response:  Each of the street and alley types are defined by:  1) the widths of right-of-way, travel 
lanes, sidewalks (no sidewalk is required for Alley Type A), and furniture and landscape areas; 
and 2) parking arrangement (e.g., diagonal on-street, parallel on-street, or no parking on-street). 
 
Section 330-443 B. of the proposed HBDOD Code (below) describes and illustrates the differences 
in the street and alley designs as follows: 
 

(1) Specific design considerations. Notwithstanding the illustrated layout of the street types 
in this section, the final approved design for all new or reconstructed streets shall consider 
location-specific design considerations, including but not limited to crosswalk locations, 
signalization needs, accommodation of delivery trucks, loading zones, bicycles, 
pedestrians and the Americans with Disabilities Act (ADA), as directed by the Planning 
Board. 
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2.8.11 Comment CSa-2:  Are the Type C Streets one-way?   
 
Response:  The Regulating Plan shows possible new streets within the HBDOD (excluding Good 
Ground Road Extension). The east-west Type C street shown north of Montauk Highway is shown 
as a two-way street.  The Type C streets running north/south, south of Montauk Highway, are 
shown as one-way southbound from Montauk Highway to the east-west alley, and two-way from 
the alley, in a southerly direction to Good Ground Road.  The one-way portion of the road south 
of Montauk Highway between the highway and the east-west alley is proposed to eliminate the 
possibility of left-hand turns on to Montauk Highway.   
 
2.8.12 Comment KSc-1, KSc-2, KSc-3:  How are the five cross streets going to be created that 
go south of Montauk Highway? Can somebody explain that to me, without condemning existing 
businesses? Do you have specific locations where these cross streets will be? How long will it 
take?  
 
Response:  The cross streets would be established through the site plan development process and 
would be constructed by the developer, if an application is made for a property.  They wouldn’t 
necessarily be public streets but would be public accessways.  The exact locations would be 
established based on need.  This is a common approach for establishing access roads, similar to 
what was done at the nearby Hampton Bays Town Center project site. 
 
2.8.13 Comment CBa-1:  What about allowances for bicycles and pathways? 
 
Response:  The recommended street pattern would decrease block size thereby making it more 
walkable, provide more street frontage for greater site connectivity and more storefronts, and all 
street rights-of-way (except Alley Type A) would have sidewalks.  The mix of land uses, including 
residential, retail, restaurant, office, and others, the HBDOD’s proximity to Good Ground Park 
and transit facilities, enhanced architecture and streetscapes, and pedestrian amenities such as wide 
sidewalks along Type A and B Streets, benches, etc. are designed to encourage pedestrian activity.  
Streets can contain bike lanes and bike storage (bike racks) consistent with § 330-427 H. of the 
proposed HBDOD code to serve visitors, residents and employees of the Downtown.   
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2.8.14 Comment SSa-1:  Is parking allowed on Montauk Highway under this plan? 
 
Response:  Yes. Parallel parking would still be permitted along Montauk Highway consistent with 
current conditions.  No new parking is proposed along Montauk Highway and some spaces would 
be eliminated if cross streets are constructed.  
 
2.8.15 Comment SVb-3: Having the parking in the back of the stores, will also be a plus.    
 
Response:  Yes. The purpose of this is to maintain a quality streetscape with storefronts and 
pedestrian activity while screening less attractive parking lots behind buildings. Efforts will still 
be made to landscape and and screen parking to the extent practicable as well as providing 
landscaped islands to augment their appearance.  See § 330-427 G. of the proposed HBDOD code 
for parking lot landscaping standards.  A sketch of the envisioned rear parking area from the 
proposed HBDOD code is provided below.  The sketch shows a possible centralized parking lot 
behind buildings fronting on main roads such as Montauk Highway (at the top) with parking to the 
rear with convenient access and egress.   
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2.8.16:  Comment CBa-2:  How would businesses in the overlay district receive deliveries? 
 
Response:  Alley Type A service accesses would be used for deliveries.  The service alleys will 
be to the rear of buildings and will be accessed from the rear.    
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2.9 Sewage Collection, Treatment, and Disposal 
 
2.9.1 Comments JL-4, CSa-4, SSc-1, BTc-4:  Has there been any confirmation of the location 
of the future STP and when it may be constructed? Is it correct that a lot of what’s proposed can’t 
happen without sewers?  
 
Regarding sewerage for something like this, if someone puts in a 248 apartment complex on the 
north side of Montauk Highway on the way to our new park, where does the sewerage treatment 
plant go? 
 
Response:  There is no set location for the STP at this time; however, a preferred site was identified 
in the SDGEIS.  This parcel is adjacent to the west side of the HBDOD, off Cemetery Road, next 
to Good Ground Park. The DGEIS outlines the steps necessary for siting the STP, including 
preparation of an engineering and feasibility study and necessary review/approvals from Suffolk 
County.  The Town recently received an Empire State Development grant to complete this 
engineering and feasibility study.   
 
An STP would be required prior to any development that had the density to trigger the need for an 
STP (i.e., if it exceeded SCDHS density standards for conventional sanitary systems), so it would 
have to be one of the first actions implemented.  For example, an STP would have to be in place 
prior to construction of any future multi-unit residential development or that development could 
not be approved and constructed.  It is expected that even though additional wastewater flow 
(volume) would result from the proposed build condition, the volume of daily discharge would not 
be so high as to result in an overall degradation of current groundwater conditions (compared to 
present conditions), as the STP provides a much higher level of treatment than the existing 
cesspools and conventional septic systems.  Therefore, it is expected that the aquifer would be 
protected from anticipated growth.     
 
2.9.2 Comment SCPC-1:  The Town of Southampton should continue dialogue with the Suffolk 
County Department of Health Services and Suffolk County Department of Public Works on the 
2.2-acre parcel located at 30 Cemetery Road (SCTM No. 0900223000100008001) identified as 
suited for the development of a STP for the HBDOD’s increased wastewater flow. 
 
Response:  The Town will work closely with applicable agencies during the engineering and 
feasibility phase of the study to ensure that the STP is located, designed, equipped, monitored and 
maintained in accordance with required permits, conditions, and regulations to ensure that the 
facility protects the environment and public health. 
 
2.9.3 Comment HBCAC-3, HBCACa-9, GLO-16, CBa-3, SSa-2, CSa-5, DBb-1, KMb-1, SSb-
4, RMc-11, RDc-3, CBb-3, CBb-4: Additional density of any amount would increase 
wastewater flow to the groundwater and require sewage treatment. A more detailed analysis 
needs to be done on what size system would be approved by the county, where it would be 
located etc. as part of the SDGEIS. 
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How is sanitary flow estimated? When you indicate anticipated reductions in nitrogen loading 
from wastewater, how is that estimated?  Do your estimates take into consideration future 
connections by existing land uses to the STP? Will anticipated waste discharge impacts from 
growth in the Downtown under the build condition be negated by future connections to the 
STP?  
 
Is it a requirement that an STP be constructed? I could see with the sewage treatment that a 
property owner would not be able to build out under the Form-Based Code unless they had a 
connection to a sewage treatment facility or unless they could meet it with conventional. 
We need a sewage treatment plant now. 
 
Do we have a sewer district coming into play? 
 
With respect to the vision of the district, such as a possible health facility, the vision we arrive 
at, obviously, would be constrained if we don’t upgrade to a district-wide wastewater 
treatment system. Mr. Voorhis (representative from the consulting firm Nelson, Pope & 
Voorhis) was talking about nitrogen reduction with IA (innovative alternative) sanitary 
systems. I think the Town Board is aware of the constraints.  I think ultimately this has to go 
hand and glove in the review and feasibility of a district-wide sewage treatment plan in order 
or facilitate that vision. 
 
Are you envisioning individual sanitary systems or are we talking largely commercial sites? Have 
you looked at the benefits of having an onsite STP treatment plant, rather than individual IA 
systems? 
 
I just wanted to follow up on the difference between IA systems (innovative and alternative onsite 
wastewater treatment systems) as part of that study. I think the timing is everything so if were 
talking about a sewage treatment facility that serves the entire area, we need to know what those 
flow rates are, where’s the location, what the costs are, the infrastructure. I’d like to see that 
maybe in some more detail then what I’ve seen I’d like to see it in terms of schedule.  So were not 
digging up streets again and going through all the things that I think… You should assess how you 
can service outside of the HBDOD and whether that makes sense from a greater distance away. 
 
Response:  The Proposed Action is for the adoption of amendments to the Town’s Official Zoning 
Map and Zoning Code to create the HBDOD.  Development pursuant to the requirements of the 
HBDOD is optional and may be invoked by landowners/developers as an alternative to 
development or redevelopment under VB zoning in the future. The SDGEIS included a 
conservative estimate of a total of 128,829± gpd of sewage flow based on SCDHS design rates 
included in its 2017 “Standards for Approval of Plans & Construction for Sewage Disposal 
Systems for Other Than Single-Family Residences.”  A preliminary review of potential STP sites 
included one site that is located north of Montauk Highway, east of Cemetery Road, and adjacent 
to the west of the HBDOD.  This site has been preliminarily determined to be of adequate size to 
accommodate the level of projected flow.  A detailed STP engineering and feasibility study would 
be required to determine the best system design, the final required capacity, and to ensure that the 
STP complies with applicable siting, design, installation, monitoring and permit requirements.  
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The STP would be a state-of-the-art facility that provides advanced sewage treatment, including 
significant nitrogen removal to protect groundwater and public health and would be equipped with 
odor control technologies.  It is expected that as properties are redeveloped, existing substandard 
cesspools and septic systems would be removed or abandoned in accordance with SCDHS 
requirements, and these projects would connect to the STP, thereby protecting and improving 
overall groundwater quality.  Future development that requires a connection to an STP could not 
be constructed and occupied until such time that an approved facility was operating, and 
connection was made. 
 
Total wastewater generation and discharge is expected to increase based on a comparison of 
existing waste flow against projected flow under the Theoretical Development Scenario, using 
SCDHS sanitary flow factors established for certain types of land uses (e.g., residential, restaurant, 
retail, office, etc.). Nevertheless, it is expected that overall effluent quality under the proposed 
development constraints, will improve as more and more sites abandon their septic systems or 
outdated cesspools and connect to the state-of-the-art sewage treatment plant.  Concentrations of 
nitrogen, a common groundwater contaminant of concern in sewage, is expected to be reduced in 
groundwater discharges, as more and more existing land uses and redeveloped sites connect to the 
STP.  This is because unlike any SCDHS-approved STPs, ordinary septic systems and cesspools 
are not equipped to properly treat nitrogen. Advanced STPs are designed to achieve nitrogen 
concentrations that are less than 10 mg/l which is below the maximum contaminant level 
established by the Federal Safe Drinking Water Act (“SCWA”) for drinking water and is the 
standard used by the State and County health departments. For comparison purposes, a value of 
50 mg/l is used for total nitrogen concentration in sanitary systems by NP&V1 although Suffolk 
County’s recent Reclaim Our Water Plan states that the nitrogen concentration from average 
conventional septic effluent is 65 mg/l.2   This suggests that the nitrogen concentration in sanitary 
systems is roughly five times that of an equal volume of waste treated in an STP, while the overall 
volume of discharge would increase by only an estimated 2.8 times.  An engineering feasibility 
study would be required to examine alternative STP designs and specifications. 
 
The design of the STP and assessment of alternative technologies would be considered in detail in 
an engineering feasibility study should the Town decide to go forward with the Proposed Action.  
An STP may provide better treatment and would have the benefit of being one centralized facility 
rather than having multiple on-site systems.  The feasibility study would determine the best 
approach.  
 
2.9.4 Comment CSb-6:  Just related to the sewage treatment facility…the other one we did in 
Riverside, the development paid for itself, the new development. Is there a similar plan in place 
for this one in terms of our infrastructure? 
 
Response: Yes. Sewage treatment facilities, including but not limited to plant(s), leaching areas, 
pumps and mains are anticipated to be paid for by developers and possibly through grant funding 

 
1 SCDHS General Guidance Memo #28 includes guidelines for siting proposed or expanded STPs; this memo 
indicates: “A total nitrogen concentration of 50 mg/l may be used when calculating the equivalent mass loadings.” 
2Reclaim Our Waters webpage:   
https://www.reclaimourwater.info/Portals/60/docs/Manufacturers%20Provisional%20Sampling.pdf  
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programs.  A sewer feasibility study will be completed, which will identify the potential sewer 
district boundaries, the location of treatment facilities and collection/conveyance systems, the 
estimated costs associated with construction and operation of the STP, and potential sources of 
funding.  The Town has received grant funding to complete the sewer feasibility study, and may 
pursue additional grant funding opportunities and use of Community Preservation Funds for 
connection of existing uses to the STP, as connections of existing uses to the STP will provide 
water quality benefits, including nitrogen reduction that will help to protect groundwater resources, 
surface waters and wetlands that may be fed by groundwater (see Section 2.2.2 of the DGEIS).  
 
2.9.5 Comment (Adopted Planning Board Resolution) SPB-1:  The cornerstone of this 
planning effort is providing for the sewage treatment, therefore Planning Board recommends that 
the Town Board bond or explore any other available mechanism for the construction of the Sewage 
Treatment Plant (STP) in order to get this critical infrastructure in place at the earliest possible 
time. 
 
Response:  Comment acknowledged.  The Town concurs with the Planning Board’s comment and 
has submitted for and received grant funding to begin the sewer feasibility study necessary for 
siting of the STP. 
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2.10 Stormwater Runoff and Drainage Control 
 
2.10.1 Comment SCPC-7:  The Town should review the Suffolk County Planning Commission 
publication on Managing Stormwater-Natural Vegetation and Green Methodologies and include 
into the Form Based Code practical elements contained therein. 
 
Response:  The Town recognizes the importance of green infrastructure and supports the 
incorporation of these features into site development projects. The Proposed HBDOD Code 
specifically includes the following techniques and strategies which also address recommendations 
from the SCPC’s publication:    
 

• Use of pretreatment of stormwater runoff prior to infiltration using “green infrastructure” 
practices such as vegetated swales, bio-swales, road verges, filter strips, rain gardens, green 
roofs, other Best Management Practices (BMPs) in accordance with the New York State 
Stormwater Management Design Manual and the Suffolk County Planning Commission 
Managing Stormwater Guide. 

• Sustainable Streets shall have slopes of 5% or less, utilize stormwater management 
techniques, thus enabling the street to function ecologically as well as being a place maker. 

• Swales shall typically occur next to roads, and be designed, shaped, and graded to specific 
dimensions to promote quick passing and infiltration of certain amounts of stormwater, and 
shall be designed to accommodate standing water during and immediately after a storm. 
Swales shall incorporate plant materials to slow water down and “take up” or remove 
certain pollutants and where possible use existing natural drainage ways (naturally present 
swales) and vegetation to absorb and filter runoff. 

• Install “green” roofs for at least 50% of roof area or use roofing materials with low solar 
reflectance index for 75% of roof. 

• Reduce potable water consumption for outdoor landscape irrigation by 50% from a 
calculated midsummer baseline case (use of plant species, density and microclimate; 
irrigation efficiency; water reuse) (includes use of native species and xeriscaping as 
recommended by the SCPC guidelines). 

• Maximum 15% of the site may be planted with fertilizer dependent vegetation; limiting 
landscaped areas that will require irrigation, fertilization and pesticide applications by 
retaining natural vegetation to the maximum extent possible and revegetating areas that 
have been disturbed during the construction process but will remain undeveloped with 
native or well-adapted noninvasive species. 

 
2.10.2 Comment HBCAC-2, HBCACa-11, GLO-15, RDc-1, RDc-2: The Hampton Bays 
Corridor Strategic Plan which was prepared in 2010, approved in 2013, and discussed in 
the Pattern Book of 2017 proposes bikeways, more open space and walkable areas.  The 
SDGEIS for the HBDOD notes that there will be less landscaped areas. Over ten acres of 
trees would be removed to accommodate the HBDOD plan. Besides changing the nature of 
what was reviewed and approved previously by the residents. These changes along with 
additional parking and rooftop spaces increase storm water flow.  The SDGEIS does not 
address how the additional stormwater will be handled. 
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Response:  The statement that over 10 acres will be removed is inaccurate.  The projected net 8.7 
acres of clearing that was projected under the build condition (4.51 acres of woodlands, 3.8 acres 
of invasive, naturalized or successional overgrowth, and overall 0.39 acres of lawn/landscaping) 
to create parking, streets and building sites could have been removed under the existing zoning if 
there was an incentive for development and economic growth under the VB zoning.  This 
development, vitalization, and economic growth appears necessary for the long term sustainability 
of the business district and the area has been identified as the best location for such development 
due to the lack of critical natural resources and is the center of the Hamlet’s central business 
district.  One of the major goals of the HBDOD is to concentrate development in the Downtown 
where it will be most beneficial for the economic health and prosperity of the business district, 
while offsetting or balancing total residential growth in adjacent and surrounding neighborhoods.  
The proposed zoning also seeks to promote greater pedestrian and bicycle activity by including 
side streets and alleys with greater connectivity, providing compact commercial development with 
storefronts along the street in blocks, installing street furniture and amenities, and facilitating 
access to local transit (bus and rail).  The increased pedestrian and bicycle activity and street and 
alley interconnections will also enjoy easy access to and from Good Ground Park and special 
community events that are held at this venue including its outdoor amphitheater.  
 
Moreover, Good Ground Park, a former Town Residential Receiving Area (“RRAD”), was opened 
after the adoption of the 2013 plan and extends into the HBDOD via greenspace and a trail from 
the park to Montauk Highway to provide more open space that is open to the public, while an 
additional 55.17 acres (53.4 Development Rights) was acquired in the Hamlet through CPF 
purchases.  Historically, Hampton Bays has benefited from extensive open space preservation in 
the pine barrens to the north and west (Sears Bellows, parts of Hubbard County Park), a quality 
active park (Red Creek Park) which has numerous recreational facilities and playing fields, and 
open space along the shoreline in the Ponquogue section of the Hamlet, including quality excellent 
beaches, Shinnecock County Park West, and the Ponquogue Fishing Pier and boat access.   
 
Regarding landscaping, the proposed HBDOD Code requires that a minimum of 15 percent space 
of each development site be set aside for landscaping and/or the retention of natural vegetation. In 
addition, various minimum “Sustainable development standards” are listed in § 330-430 of the 
Proposed HBDOD also includes several green infrastructure requirements for collecting, treating 
and discharging stormwater runoff (see response in Section 2.10.1). Any future proposed project 
would be subject to site plan review and would be required to provide a stormwater management 
system in accordance with Town and State requirements and ensure that no off-site discharges of 
stormwater occur.  All site plans must be reviewed by the Town Engineer and comply with 
established standards and specifications.   
 
2.10.3 Comment MHa-2, MHb-1, SSa-8: I know that everyone in the charrette I participated in 
-- it was a resounding number, like over 90 percent, were interested in seeing bioswales on Main 
Street and I didn’t hear any mention of that anywhere. I’m wondering if, as you look at this, if 
that’s something that could be implemented somewhere, somehow. 
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I understand rain gardens, but they really wanted to see something along Main Street, maybe 
separating the bicycle path from the traffic or something like that. I’m not a town planner. But I 
know that was one thing. 
 
We’re looking to see a very pretty town. We’d like to see some bioswales. 
 
Response: The Proposed Code includes several standards and specifications for green 
infrastructure improvements.  Bioswales in the street may be difficult to construct due to the 
limited road width and on-street parking but opportunities for bioswales will be considered as 
public and private projects proceed.  Section 330-429, “Landscaping,” and 330-430, “Sustainable 
Development Standards” of the Proposed HBDOD Code provide various requirements related to 
green infrastructure.  It is in everyone’s interest to ensure that future development and 
redevelopment enhances the aesthetic quality of the Downtown, and this could be accomplished 
in part by the planting of bioswales which serve the dual purposes of stormwater management and 
beautification.   
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2.11 Emergency Services and Other Community Services 
 
2.11.1 Comment DB-8, RMc-9:  Ambulance and Police Services noted the existing summer traffic 
and issues that would affect access through the district.  
 
We are concerned with additional stress on our fire and EMS services.   
 
Response:  Relevant information compiled from representatives of the Hampton Bays Volunteer 
Ambulance Corps and Southampton Police Department during SDGEIS interviews are 
summarized below.  See also Appendix G of the SDGEIS. 
 
Ambulance 

• Serving future residential and mixed commercial uses in the proposed HBDOD at the 10-
year build condition is not anticipated to be a problem but an assisted living facility and 
some types of medical uses raise some concerns as they would place additional strain on 
the Ambulance Corps. 

• Currently, Hampton Bays has several medical offices and facilities and senior housing 
which are responsible for many of the current calls.  

• Assisted living facilities sometimes contract with professional ambulance service providers 
but HBVAC would likely have a substantial role if not fully responsible for emergency 
medical services. 

• Some ambulance corps use a billing system to pay for services but HBVAC currently does 
not utilize this approach. 

• Railroad crossings can sometimes delay responses. 
• Access/accessibility and ADA compliance are important factors in terms of response and 

assume that new development will be constructed in accordance with ADA and Town 
standards and specifications. 

• A Good Ground Road Extension to the intersection of Montauk Highway/Riverhead-
Hampton Bays Road (SR 24) would be beneficial in terms of access and response 

 
The representative from the Ambulance Corps stated that serving future residential and mixed 
commercial uses in the proposed HBDOD under the projected 10 year build condition is not 
anticipated to be a problem, except that an assisted living facility and some types of medical uses 
raise some concerns as they would place additional strain on the Corps.  NP&V notes that 
ambulance headquarters are located adjacent to the proposed HBDOD and the zoning seeks to 
provide affordable Community Benefit housing units that give priority to ambulance and police 
personnel pursuant to Chapter 216 of the Town Code.   
 
The ambulance corps also indicated that the Extension of Good Ground Road would be beneficial 
in terms of access and emergency response. 
 
Unfortunately, the railroad crossings have always been an issue.  The Town may wish to establish 
a second station on the north side of the LIRR sometime in the future, but while beneficial, this 
was not identified as essential during interviews with the emergency service providers.  
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Town of Southampton Police    
• Traffic along Montauk Highway tends to be congested in the morning, especially in the 

summer. 
• Regarding parking, the parking lot near the post office tends fill up quickly especially 

in the summer season. 
• On-street parking along Ponquogue Avenue near the Montauk Highway intersection is 

also heavily utilized. 
• The Good Ground Road Extension is a good idea and would be effective at relieving 

congestion along Montauk Highway. 
• On-street parking along Montauk Highway is generally not very bad but it is more 

congested near the Ponquogue Avenue/Squiretown Road intersection. 
• Parking at the United Artists Theater parking lot can fill up but there is overflow parking 

to the rear of the building which has the spaces to accommodate more cars. 
• The on-street parking along Good Ground Road has additional spaces. In the summer more 

spaces are utilized. Also, some nearby residents who live in multifamily developments who 
are restricted in terms of the number of cars they can park on-site use it for overflow 
parking. 

• The Police Department frequently provides coverage at community events held in the 
Downtown. 

• Generally, not expecting significant police-related issues in the business district from the 
proposed zoning and development scenario that was discussed. 

 
The Good Ground Road Extension, proposed cross streets with additional on-street parking 
including a new east-west street north of Montauk Highway between Cemetery Road and 
Squiretown Road, requirements for off-street parking and shared parking, availability of some 
overflow parking at Good Ground Park, enhanced pedestrian and bicycle access, and additional 
street frontages, storefronts and site interconnectivity are expected to address those parking and 
circulation issues raised by the police and ambulance corps.  
 
2.11.2 Comment GLO-14:  Solid waste generation per day would increase from 4,257 lbs. a 
day to 8,735 lbs. a day, just about double. 
 
Response: Comment acknowledged. It should be noted that the increase involves a doubling 
within the HBDOD and not a doubling of Hampton Bays’ solid waste generation.  It is noted that 
the increase in density considered within the HBDOD would be offset by identified actions to 
reduce growth within Hampton Bays outside the HBDOD.   
 
The Town does not provide curbside garbage collection services.  Rather, private collection 
services collect approximately one-half of the residential waste stream and the entire waste stream 
generated by multifamily residential developments, commercial, industrial, non-hazardous 
institutions, and farms. Such large-volume generators must arrange for private carters to haul trash 
and recyclables to receiving centers located outside the Town. Residents of the Town may also 
self-haul garbage and recyclables to Town transfer facilities, which are located at 30 Jackson 
Avenue, Hampton Bays; 66 Old Country Road, Westhampton; 1370 Majors Path, North Sea; and 
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1404 Sag Harbor-Bridgehampton Turnpike, in Sag Harbor.  The Jackson Avenue facility is the 
closest to the proposed HBDOD and is just minutes or an approximately 1.4-mile drive from the 
Downtown.  Non-recycled garbage (including bulk items) is then transported to a transfer station 
in the Town of Babylon and is later hauled off Long Island for final disposal. This arrangement 
was made through an inter-municipal agreement between the Town of Southampton and the Town 
of Babylon. Recyclable items are transported to regional receiving centers. Depending on the status 
of the recycling markets, the Town may then receive payment for the individual recyclable 
materials. 
 
The Town recycles approximately 50 percent of the waste that it handles at its transfer facilities 
(CDM, 2011 & Town of Southampton et al., 2010). Residents who wish to participate in the 
self-hauler “Pay-Per-Bag” program must use official Town Garbage Bags for all non-recyclable 
trash, and source separate all recyclables. All non-recyclable items that do not fit in the Town 
Garbage Bags may be disposed for an additional fee. There is no charge for the proper disposal of 
recyclables, as defined by Town Code.  
 
The Jackson Avenue, Hampton Bays facility accepts non-recyclable household solid waste 
(garbage in TOS green bags), recyclables (commingled glass, cans and Type 1 and 2 PE plastic; 
mixed paper; and corrugated cardboard), household hazardous wastes (waste oil), appliances, 
metal, bulk waste, e-waste (electronics), and yard waste (leaves and brush).  Users of the facility 
must be a resident of the Town and are subject to drop off fees.  Landscapers and estate care 
professionals are also permitted to drop off some yard wastes at the Jackson Avenue facility at a 
prescribed fee. The Town also holds periodic STOP (“Stop Throwing Out Pollutants”) events at 
its transfer stations to accept certain items such as vehicle batteries and other household hazardous 
wastes that are not normally accepted at the facilities.  Finally, the Town’s North Sea disposal 
center also accepts items not accepted at the Jackson Avenue facility, including construction and 
demolition debris (“C&D”), empty propane tanks, car tires and bulk items such as scrap metal, 
construction material, yard waste, and household hazardous waste.   
 
2.11.3 Comment CSa-9:  In the Riverside Overlay, we had a requirement that the developer pay 
for infrastructure demands as opposed to burdening the existing infrastructure. 
 
Response:  The HBDOD anticipates a similar requirement.  Section 330-437 of the Proposed 
HBDOD Code states that the Town Board shall establish fair share mitigation fees.  See additional 
discussion in Section 2.13.1. 
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2.12 Public Safety 
 
2.12.1 Comment SCPC-5:  Notwithstanding the intent of the HBDOD, it is the belief of the 
staff that the Town should review the Suffolk County Planning Commission Guidelines on 
public safety and include into the Form Based Code practical elements contained therein. 
 
Response:  The proposed Local Law addresses public safety issues by various means including:  
 

• recommendations for a Good Ground Road Extension to reduce traffic congestion in the 
HBDOD; 

• support for use of safe alternative modes of transportation, including increased pedestrian 
activity;   

• an STP to protect groundwater and public health; 
• suitable outdoor lighting without over illumination;  
• properly designed sidewalks, including wide ADA accessible sidewalks; and  
• ensuring that other essential public infrastructure improvements are available.   

The Hampton Bays Fire Station is in the center of the HBDOD, ambulance services are adjacent 
to the district, and Southampton Police Department headquarters is located roughly 1.0 to 1.25-
mile or a two minute drive from the Downtown and routinely patrol the area.  Considering the 
proximity of these essential services, not to mention the availability of public water, recreational 
facilities, major streets and highways, and drainage infrastructure, the HBDOD is ideally situated 
for concentrated development and redevelopment over time.  In addition, remediation of the 
Superfund site at the fire station has been overseen by the NYSDEC, and the Hampton Bays Water 
District recently reactivated its water supply wells at the Ponquogue Avenue wellfield.  The Town 
has reached out to service and utility providers to seek their input and impact mitigations have 
been identified where necessary and practical.   
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2.13 Capital Improvements (Generally) and Capital Improvements Funding 
 
2.13.1 Comment HBCAC-8, HBCACa-5, GLO-21, RDb-4:  The SDGEIS should clarify the 
source of funds for the build out for facilities for waste treatment, water supply, connecting 
walkways and vehicular access, and all other infrastructure specific to the build out of the 
HBDOD. 
 
And, again, it’s going to fall on the homeowners to pay for this. Who’s going to pay for all this 
infrastructure? I mean, in the plan, under full build out, another well needs to be dug, and who’s 
going to pay for a commercial size septic system? I know you have the community preservation 
fund, but who is going to pay for all the pipe work and everything else? It’s just great sums of 
money.   
 
Response:  Financing for capital improvements necessary to serve the Downtown would come 
largely from developers and project sponsors that require new, expanded or upgraded 
infrastructure (e.g., sewage treatment, utilities, sidewalks and access roads). Regarding major 
facilities such as sewage treatment and the Good Ground Road Extension, grants or other 
assistance might also be sought to defray costs as these improvements have community wide 
benefits.  Possible sources of financing include the New York State Environmental Facilities 
Corporation (“EFC”) which is a public benefit corporation that provides low-cost capital and 
grants for water-quality improvement projects, financial assistance for local wastewater and 
drinking water infrastructure through Clean Water and Drinking Water State Revolving Fund 
Programs.  A sewer feasibility study will be completed, which will identify the potential sewer 
district boundaries, the location of treatment facilities and collection/conveyance systems, the 
estimated costs associated with construction and operation of the STP, and potential sources of 
funding.  See also response in Section 2.13.2 below.  
 
The HBDOD requires that Fair Share Mitigation fees be established by the Town Board in order 
to offset the potential capital costs of mitigations identified during this SEQRA process.  The Fair 
Share Mitigation fees will be based on the estimated costs for the necessary infrastructure 
improvements.  It should be noted that the actual allocation of the Fair Share Mitigation Payments 
to the Town will depend on the actual amount of development realized under the HBDOD.  
Necessary capital improvements and mitigation will be completed to accommodate the future 
development corresponding to actual needs as site specific developments are planned and as 
determined necessary by each entity. 
 
Users of essential utilities and services such as public water, sewer, electricity, and natural gas also 
pay for these services through monthly user fees/bills, while services such as police, ambulance, 
and fire protection are financed through property taxation, as well as by donations and fundraising 
activities. 
 
Finally, it is expected that increased commercial development in the Downtown would help to 
provide a tax benefit, contributing an additional $148,664 in annual property tax revenues to the 
Town of Southampton.     
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2.13.2 Comment GLO-9, GLOc-7, GLOc-8:  The increase in such density would require a 
waste treatment facility.  There are no cost projections or an indication of who would fund 
this requirement.  Information needs to be given on the impact on the environment, the cost 
and who would pay for this plant as part of the SDGEIS.  On the Long Environmental 
Assessment Form (Page 4 of 8) it clearly states discussion on future build out regarding 
wastewater treatment facility, and that it may eventually discharge into our creeks and bays. 
This is unacceptable. A detailed plan needs to be made on the cost prior to any changes. 
 
Response:  As indicated in Section 3.2.3 of the SDGEIS, the Town will need to conduct an STP 
siting, design, and engineering feasibility study to: 1) identify the most suitable location for the 
STP; 2) provide a detailed assessment of STP site conditions; 3) confirm the final STP capacity 
requirements; 3) identify and evaluate feasible treatment technologies, determine the best system 
for HBDOD; 4) determine required main locations and sizes and the need for any pump stations; 
5) calculate the total costs to construct and operate the collection system and treatment facility; 
and 6) determine fair share contribution requirements and identify and apply for any available 
funding sources.  The cost of the STP will depend on the size of the plant built, but a range of $15 
to $18 million is expected for a plant sized for 150,000 to 200,000 gallons per day.  The Town has 
received grant funding to complete the sewer feasibility study and may pursue additional grant 
funding opportunities to support sewer district formation and connections of existing uses. 
 
The purpose of the Long Environmental Assessment Form is to conduct a preliminary screening 
of possible environmental impacts and to identify any possible moderate to large impacts that 
might result from the action.  If one or more moderate to large environmental impacts may occur 
from the implementation of the action, a Positive Declaration is issued by the lead agency and an 
environmental impact statement is prepared to evaluate those potential impacts.  A community 
wide STP would allow for the eventual phase-out of conventional on-site septic systems as well 
as possible substandard cesspools and replacement of these systems with a state-of-the-art 
SCDHS-approved facility that provides advanced treatment for effluent.  After treatment, the 
treated effluent would be recharged into the ground (not directly into wetlands or surface waters 
as there are none within a quarter-mile of the site) via on-site leaching pools and would be further 
filtered and diffused through the underlying soil.  Effluent that is discharged into the ground may 
eventually discharge into a surface waterbody via groundwater flow; however, since there are no 
nearby wetlands or surface waters,1 the closest being 0.68/mile (roughly 3,600 feet) to the 
southwest, any flow that reached this surface water body would take a months if not years.  Based 
on the high quality effluent that is discharged from a state-of-the-art treatment facility and the 
additional available settling, filtering, microbial breakdown and dispersal of effluent in leaching 
pools and soils, significant impacts on area surface waters and wetlands is not expected.  
 
2.13.3 Comment CPb-2: I would like to see the Town take care of its infrastructure west of the 
canal before any building is done. I mean, we have a building on the traffic circle (in Riverside) 

 
1 The closest NYSDEC mapped wetland or surface water body is upper Tiana Bay, is located a considerable distance 
+/-3,600 feet (0.68 of a mile) southwest of the HBDOD. A small freshwater pond, Munns Pond, is located north and 
upstream of Tiana Bay in Munns Pond County Park and is slightly farther from the HBDOD than the Bay (See Figure 
2-4 contained in the SDGEIS). 
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that I would say is what, a five-story building? We can have five stories? Okay? I would say the 
distance between the circle where people are driving, and the building is maybe from here to here 
(indicating). This is wrong. How is that possible? Just be careful, people. It’s absolutely wrong. 
How could that pass zoning. I mean, people can’t park on their grass, but we can build a building 
right on a circle that is so tiny that every time I go to that circle, there’s an accident that’s waiting 
to happen. So, I just wanted to tell you guys are getting a good deal. 
 
Response:  The current review involves the creation of an overlay district and adoption of a form-
based code for Downtown Hampton Bays and has nothing to do with the Riverside community.  
The Riverside plan and zoning were subject to extensive agency outreach and community 
participation and eventually received overwhelming support from the community and the Town 
Board.  It is understood that despite the support that was received, that there are always differences 
of opinion.  The Riverside plan, like the Hampton Bays HBDOD, included plans for infrastructure 
improvements that will benefit each community.  The Town will continue to monitor the 
implementation of the zoning in Riverside, as well as future development in Hampton Bays, and 
will address issues as necessary.  It is believed that the numerous mitigation strategies that have 
been identified for both actions will help to prevent or minimize impacts to the maximum extent 
possible. 
 
2.13.4 Comment SVb-5:  I’d like to see a business improvement district (“BID”) established for 
the community at some point in time. I think that would be very helpful, because we spend all our 
time raising money to make what we do happen. And if we had a BID, the business property owners 
would help to foot the bill and I think it would make a big improvement. 
 
A business improvement district would be helpful on a build out. You know, down the road. But 
I’m in favor of it. I think everything Kevin said is exactly true and having lived in Hampton Bays 
most of my life, I see great improvement. We can always use a little bit more, but I think this will 
finish it. This will make it much better than it is. 
 
Response:  A business improvement district or “BID” is a business district within a designated 
geographical area where local stakeholders oversee and fund the maintenance, improvement, and 
promotion of their commercial district. This is a reasonable option that can be explored further 
during feasibility studies for capital improvements. The Proposed HBDOD Code also identifies 
the need to establish a fair share mitigation program that would require developers to contribute to 
essential capital improvements.   
 
2.13.5 Comment MPc-7:  I also have an issue with the use of mitigation that relies on third 
parties, someone else alluded to that. Third parties who have the obligation to comply with your 
plan. For example, the plan to extend Good Ground Road and alter the Route 24/Montauk 
Highway intersection, which would require the Town to somehow purchase, I assume, the diner 
or the property next to the diner. I mean, you’d need to make a road there, so you’d have to have 
the property to make the road. Who knows if the diner will cooperate, but it answers why nothing 
has happened to the diner. 
Response:  The Town currently owns land and holds access easements along much of the 
envisioned Good Ground Road Extension but would have to secure additional land or easements 
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to connect to the Montauk Highway/SR 24 intersection.  Plans for a Good Ground Road Extension 
was identified many years ago and continues to be the best approach to alleviating traffic 
congestion in the Downtown.  The intersection of Good Ground Road/Montauk Highway/NYS 
Route 24 would have to be constructed at 90 degrees with Montauk Highway for a proper 
geometrical design. The traffic signal at the new intersection would be redesigned with new signal 
timings and cycle lengths.  A significant amount of traffic with destinations south of Montauk 
Highway currently making a southbound left turn onto Montauk Highway from NYS Route 24 
and then making a right turn on Springville Road from Montauk Highway would be rerouted to 
utilize the new Good Ground Road Extension. A significant amount of the northbound left turns 
onto Montauk Highway from Springville Road with destinations north of Montauk Highway 
would also be rerouted to the new extension and provide a significant improvement in terms of 
traffic flow and a reduction in delays in the area.  
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2.14 Groundwater, Drinking Water, Surface Water, Wetlands, Sea Level Rise and 
Flooding 
 
2.14.1 Comment DB-5: Appendix G Community Service Correspondence:  Community service 
providers were contacted by letter in January of 2019 regarding the plan, and conference calls 
were held.  

a. In its response, the Water District asked that the following be considered: 
i. Projected water demand should include a peak day and hour assessment to 

adequately determine the impact on the water system. 
ii. Needed fire flow demand of future development based on ISO should be determined 

to adequately determine the impact on the water system. 
 
Response:  The SDGEIS included a discussion of projected water demand for the projected build 
condition.  The total average daily demand was estimated to be 141,176 gpd including 128,829 
gpd of domestic/indoor/operational flow and an additional 12,347 gpd of irrigation water for 
landscaping based on an annualized daily average demand.  However, the exact volume of water 
necessary to serve future growth will ultimately be based on the specific locations, land uses, 
development densities, irrigation demands, and proposed water conservation techniques of 
projects as they are submitted.  It is understood that future growth, whether it be pursuant to 
existing or proposed zoning, will place additional demands on the water district and may require 
some new infrastructure over time.  Therefore, the Town and HBWD must keep anticipated growth 
in mind and plan accordingly for such growth by identifying possible new locations for wells, 
available grants and beneficial financing methods, monitor and inspect the water distribution 
system, etc.   
 
Future development and redevelopment projects envisioned under the Proposed Action and 
Theoretical Development Scenario will require a source of potable drinking water and must 
connect to a public water supply.  Written confirmation must therefore be obtained from the 
HBWD indicating that an adequate supply of water is available to satisfy both the “domestic” 
(drinking water) and “non-domestic”(non-drinking water/irrigation, etc.) needs of the project prior 
to issuance of a building permit. 
 
The HBWD currently operates with a surplus on peak demand days; however, in the event of a 
mechanical failure, the surplus will be severely reduced. To service future development, the 
District should develop long-range plans for: 
 

• an additional supply well, if not two, depending on capacity. 
• additional storage. The HBWD will continue to monitor its storage and demand and plan 

for additional storage facilities as warranted. 
• additional water transmission main(s), depending on the location(s) of any future 

well(s). 
 
Future water demand projections should include peak day and peak hour estimates to adequately 
determine the impact on the public water system. Fire flow demand for future development will 
also be required and should be determined based on Insurance Service Office (“ISO”) standards.   
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The SDGEIS and proposed HBDOD Code identified the following water conservation standards 
to reduce overall water demand:  
 

• In accordance with the proposed HBDOD, future development plans must provide 
reduced potable indoor water use (reduction of 20% below baseline) and reduced 
outdoor landscape irrigation demand by 50% of baseline (per proposed Section 330- 
430). (This could be accomplished by utilizing the latest in water conserving techniques, 
plumbing, fixtures and irrigation systems.) 

• Landscaping is expected to be limited and mainly used for aesthetic enhancements and 
screening due to the urban nature of the Downtown. Native vegetation should be 
retained to the extent practical and future plantings for site landscaping should be native 
and/or well-adapted to area conditions to reduce the need for watering, fertilization and 
pesticide applications. Species on NYSDEC’s invasive species list must be prohibited. 
Irrigation wells to reduce the strain on the HBWD are recommended if applicable and 
practicable rather than using the public water supply for this purpose.  

• In accordance with the proposed HBDOD, green infrastructure options such as green 
roofs, greywater and rainwater capture and recycling for irrigation, planting of rain 
gardens and vegetated swales, retention of native vegetation, and other similar 
techniques are required to address stormwater issues and reduce overall water demand. 

 
2.14.2 Comment DB-11:  The SDGEIS does not sufficiently address the additional pollution 
to groundwater. Suffolk County Department of Health (“SCDHS”) or the NYSDEC will be 
the regulators for the planned additional flow. SCDHS recently instituted its “Reclaim Our 
Waters” regulations, effective July 1, 2019 which further restricts flows to groundwater via 
Article 19.  With these restrictions the increased density of any size in the Hamlet may require 
an outfall to stream or other water body, which will require larger plant for treatment as well 
as NYSDEC SPDES Permit.   
 

a. The SDGEIS does not address how these impacts will be addressed. Is the Town 
looking to establish a sewer district? This will pose additional taxes and costs to 
residences.  

b. Current issues already exist in the form of a Superfund site at the land of the Fire 
Department and current density in the village utilizing old septic systems that 
should be upgraded.  These current issues should be addressed ahead of any 
change in zoning.  

 
Response:  The STP will not discharge to any surface water body or wetland as there are none 
nearby (the closest down-gradient surface water body is 0.68 miles (3,600± feet) from the 
HBDOD) but instead will discharge into the ground through a system of subsurface leaching pools 
after effluent treatment.  The envisioned tertiary-level treatment will produce a quality effluent 
that will be consistent with “Reclaim Our Waters’” call for reducing nitrogen loading.  In fact, the 
eventual elimination of cesspools and conventional septic systems and replacement of these with 
advanced innovative on-site systems or connection to an STP would in fact help to meet the 
program’s main objective of reducing nitrogen loads to the environment.  Unlike conventional 
septic systems, nitrogen concentrations in the treated effluent will be below the maximum 
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contamination level for drinking water as established by the Safe Drinking Water Act and other 
system processes will address bacteria and other sewer contaminants. A SPDES Permit will be 
required to discharge effluent into the ground.  An STP feasibility study will also be necessary 
prior to final siting, design and construction. The feasibility study would further assess potential 
funding sources which may include developer contributions, grants, revolving funds and others to 
be determined by the feasibility study.  As described in Section 2.2. of the SDGEIS, the STP is 
expected to improve overall wastewater discharge quality in the HBDOD.  
 
As indicated in the response to comments from the HBWD’s engineering consultants provided in 
Appendix G of the SDGEIS, the three wells at the Ponquogue Avenue wellfield site were returned 
to service in July of 2018.  The HBWD currently operates 11 wells. The three wells located off 
Ponquogue Avenue, south of the fire station, are back online and the water is treated to ensure 
potability.  The NYSDEC is responsible for providing oversight on the spill and continues to 
monito and address the problem.   
 
2.14.3 Comment GLO-7, GSb-4, DBb-2, GLOc-3:  As Commissioners of the Hampton Bays 
Water District (“HBWD”) we have issues with our wells and maintenance of our current system. 
A water infrastructure plan needs to be in place with full funding projections prior to approval of 
changing the Hampton Bays Corridor Strategic Plan approved in 2013.  Currently we have a 
Superfund site at the Hampton Bays Fire Department.  I didn’t even hear a mention, in the 
environmental part of this, of the fire department property, which I believe was declared as a 
Superfund site. It’s right smack in the middle of Montauk Highway. What are we going to do with 
that? How many years will it take to clean that property up? 
 
Response:  The SDGEIS discusses existing contamination and the Superfund site in detail in 
Sections 2.1.1 and 2.1.2 of the SDGEIS and mentions are made of the site and contamination in 
Sections 2.2.3 and 6.2.2 of the SDGEIS and in the Executive Summary on page S-29. The SDGEIS 
also provides references with links to notices, fact sheets and databases containing information 
regarding the status of the Superfund site.  As indicated in the response to comments from the 
HBWD’s engineering consultants provided in Appendix G of the SDGEIS, the three wells at the 
Ponquogue Avenue wellfield site which were taken off-line due to the spill at the fire station, were 
returned to service in July of 2018.  The Superfund site continues to be monitored by the NYSDEC. 
Responses to this comment are also addressed in Section 2.14.1.  
 
2.14.4 Comment MHa-4, MPb-6, RMc-8, GLOc-4, CBa-5 :  What I found shocking was the idea 
that water usage is going to double, and I don’t see how our water district is in any way capable 
of dealing with this and that’s something that someone seriously must take into consideration. 
Also, obviously, the waste almost doubling, septic must be dealt with on a very serious basis. 
Everything I’ve participated in the last two weeks with the program out in East Hampton that they 
had come down from Albany just indicates that we’re really in dire straits with the aquifer and to 
do anything to make that worse would be just criminal in my book. 
 
The Town’s been so busy, in my opinion, courting real estate development that it forgot to pay 
attention to its other responsibilities such as our drinking water. 
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Our further concerns, easily, are the water district. The plans for handling the higher demand for 
water.  
 
We have major infrastructure problem with our current water system. 
 
In terms of future development, were looking at a plan here, that in my view, is anywhere from 15 
to 20 years out if not longer. And we’re dealing with a lot of issues and things that we in those 
committees know are coming down both levied by the State and local municipalities as well. In 
order to mitigate some of those issues that coastal communities are going through -- everything 
from a six-inch sea level rise, and also in our bays and estuaries just by 2025, that kind of thing, 
you know, on these longer term plans based on those projections and the kinds of things we’re 
having, salt water intrusion is part of the issue. Water is absolutely an issue here and I know that’s 
part of the SEQRA process as of today. But I’m also trying to think twenty years out when these 
things become a reality. Are we anticipating what we need to do to reach that 20 years out in this 
plan, considering what we know now and what we expect in law is going to be levied on us in the 
future? Particularly environmental law. 
 
Response:  The projected increase in drinking water demand is based on the assessment of a 
Reasonable Theoretical Development Scenario, which relates to the anticipated development that 
could occur within a period of ten years within the Study Area.  The rate at which development 
occurs, the number of units/uses proposed, and the exact locations of future development or 
redevelopment is contingent upon individual landowner decisions to develop or redevelop their 
properties in accordance with Town zoning but is capped based on the Theoretical Development 
Scenario evaluated in the SGEIS.  The Town routinely coordinates with the HBWD on site plans 
it receives to confirm that adequate capacity and infrastructure are available to serve a project and 
developers are often responsible for water main extensions, pumps, or other upgrades that are 
determined necessary to serve their projects.   
 
The Proposed Action includes various water conservation techniques and strategies including the 
installation of indoor water conserving fixtures/plumbing, retaining as much natural/native 
vegetation on redevelopment sites as possible and planting native and/or species that are well-
adapted to area conditions to reduce irrigation demands (or otherwise do not require extensive 
watering) during the summer season, and if irrigation of landscaping is absolutely necessary, using 
state-of the art water conserving irrigation systems that apply water directly to the roots at ground 
level (e.g., drip irrigation systems) rather than by sprays and use of moisture sensors and/or timers 
to apply water if and as needed at night and only in amounts needed to reasonably sustain 
vegetation. Such water conservation techniques will help future developments and redevelopments 
comply with the sustainable water conservation standards provided in the proposed HBDOD Code, 
as follows: 
 

• Reduce indoor water use by 20 percent below baseline by using low flow fixtures, fittings 
and appliances; and Indoor and outdoor water conservation methods have been identified 
by the Supplemental DGEIS to reduce anticipated impacts.  
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• Reduce potable water consumption for outdoor landscape irrigation by 50 percent from a 
calculated midsummer baseline case by using plant species that require little or no 
watering, using efficient irrigation systems, and reusing water (rainwater or greywater). 

 
It should be noted that these mitigation measure would not apply to development under the existing 
zoning.  The Town coordinated with the HBWD and their engineering consultants as part of the 
SGEIS analysis.  The HBWD’s consultants identified long-range infrastructural needs that it may 
have to implemented in the future.  The Town and HBWD should also continue to monitor the 
infrastructure needs of the district, identify and prioritize needed improvements, and continue with 
its long-range planning to address these concerns.   
 
2.14.5 Comment SSa-7:  I remember when we had some issues with Canoe Place Inn development 
over fire suppression, water pressure and things like that. It was pointed out in the review, the 
gallons per day of water is substantially higher. To what degree have the consultants met with the 
water district to, you know, make sure that we’ll have adequate water supply without, you know -
- yeah, we’ve had issues with water in the Hampton Bays area, but you know, if you don’t have 
adequate supply you can have salt-water intrusion, you can have low pressure, you can have a lot 
of issues. 
 
So that I know that the Town has commissioned a study of the Hampton Bays Water District and 
infrastructure study in a ten-year capital project plan. Is this one of the things that our consultants 
are looking at in terms of what the build out is? I don’t know if they have met with you, but  
certainly, they would need to know what the downtown growth potential would be.  We might need 
additional well fields, we might need more wells, more tanks, and, of course, there are costs 
attached to all those things. 
 
Response:  The Town and its consultants have been in touch with the district’s engineering firm, 
“H2M,” and received a written response from them in this regard (see Appendix G in the SDGEIS). 
Discussions regarding drinking water, associated impacts and mitigations are provided in the 
SDGEIS in Sections 2.2 (“Water Resources”) and 3.2 (“Community Services and Facilities”).  The 
Town, HBWD and its consultants continue to plan for growth.  (See also Section 2.14.4 above).   
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2.15 Ecological Resources   
 
2.15.1 Comment GLO-8, GLOc-6, GLOc-13:  Information and review prior to approval from 
the NYSDEC National Heritage Program is needed to further assess the proposed area prior 
to any approval or changes to the Hampton Bays Corridor Strategic Plan approved in 2013. 
 
Response:  NP&V sent a letter to the NYSDEC Natural Heritage Program (“NHP”) in the fall of 
2018 informing it of the Proposed Action and requesting its input as to any documented 
occurrences of rare plant or animal species in the area and any issues or concerns it may have.  A 
response was received from NHP in November of 2018 (See Appendix H-4 of the SDGEIS) 
indicating that, while not listed by New York State as Endangered or Threatened, the Coastal 
Barrens Buckmoth (Hemileuca maia ssp. 5), a New York State rare species of Special Concern, 
was spotted west of (outside of) the Downtown in 1984.  There were no documented records of 
any NYS Threatened or Endangered species in the Downtown.  NP&V reviewed the NYSDEC’s 
online “Environmental Mapper” database, and one of NP&V’s ecologist conducted two field 
inspections on May 31, 2018 and July 16, 2018, to inventory existing wildlife habitats, vegetation 
and to observe any wildlife species within the proposed HBDOD (see Section 2.3 of the SDGEIS 
for detailed information about existing ecological resources, potential impacts and identified 
mitigations). Based on this review, no rare habitats or rare wildlife were observed in the field, 
although three “exploitably vulnerable” plant species, including flowering dogwood, American 
holly, and Northern bayberry were identified.  
 
A minimum total of 7.96± acres of vegetation was projected to be retained in the HBDOD upon 
the TDS buildout. Land adjacent to future development sites may experience a small increase in 
the abundance of some wildlife populations due to displacement of individuals during construction 
projects. Mobile species and particularly large mammals such as fox and deer, if any, would be 
expected to find suitable habitat to the north and northwest of the site where larger areas of 
contiguous natural open space currently exist. Ultimately, competition with both conspecifics and 
other species already utilizing the resources of the surrounding lands would be expected to result 
in a net decrease in population size for most species. 
 
2.15.2 Comment GLOc-5:  I’m certainly not in favor of cutting down the ten acres that impact 
our wildlife. 
 
Response:  There are numerous properties on the Town’s community preservation list and land 
within the Central Pine Barrens that have been identified as target acquisition properties.  
Considerable CPF monies have been used to preserve land in Hampton Bays but the limited and 
fragmented woodlands in the Downtown are not considered to be significant from an 
environmental or ecological perspective, and based on existing and proposed zoning and previous 
planning, the Downtown is an area that has been established as the economic center of the 
community.  
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2.16 Parks, Recreation, Open Space, and Public and Privately-Owned Public Spaces 
 
2.16.1 Comment KM-3, KMb-4:  We have long stated our desire to create a vibrant downtown, 
integrated well into the park and other public spaces and amenities to create a pedestrian friendly 
public space that meets the needs of the community for residents and visitors of all ages and 
abilities.  We believe that the form-based code largely enables the design of the physical space 
that makes that happen and we therefore call for its support and adoption. Combined, the public 
and private (but publicly accessible space) must command the Town Board and planning staff’s 
highest and razor-sharp attention on the way to implementation   These areas should be for 
residents of all ages, abilities and means. In the classic meaning of the Hamlet’s civic spaces, just 
like the public beaches and parks. The development envisioned for the park road access and the 
park itself is the focus of our comments, but our concerns and support extend to the whole area 
affected by the form-based code proposal. 
 
The public space that the public will use, which sometimes are private alleyways and walkways 
and things like that, are essential. 
 
Response:  The Proposed Action includes many tools for achieving the goals and actions discussed 
above.  As far as public accessibility and the creation of areas that are available for residents of all 
ages, abilities and means, the proposed zoning would provide the regulatory framework for 
housing for seniors, and incorporate Americans with Disabilities Act (“ADA”) accessibility and 
universal design standards per existing Town Code into future designs.  Moderate and middle 
income workforce housing, opportunities for convenient live/work arrangements, and easy access 
to transit, parkland, entertainment, new business and employment opportunities, and access to 
diverse goods and services in a walkable mixed-use Downtown district is envisioned.    
 
2.16.2 Comment KM-4, KMc-1: I and others on the Civic Association Board and its membership 
have participated in a number of planning studies for the last 25 years. All have centered on the 
fact that our Downtown doesn’t work. It needs to be made better. We needed a park to create a 
public space that would be an attraction. That would be a revitalization and investment in the rest 
of the downtown business. 
 
Project for Public Spaces, a NYC based NGO (and others like it) have written, studied and planned 
extensively about the interface of the public realm and the way the public uses not only publicly 
owned space, but private space design for use by the public. It’s easy to fail at this and it takes 
hard work to get it right. We envision the park and public space integration to be so well designed 
that people will come from all over the NY metro area to see how this was done and apply lessons 
back in their own communities. Yes, that is a high bar, but we are confident you can meet it. 
 
Response:  The planning and environmental review team has sought to achieve the above goals 
and understands the importance of integrating the park into the design of the Downtown.  The 
adjacency of HBDOD, with public parkland, rail and bus stops, and private commercial and 
residential uses, provides an ideal setting for a traditional Downtown, including both private and 
public spaces.  The form based code which was guided by considerable visioning and public and 
private outreach during the drafting of the Pattern Book, sought to create the vision for the 
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Downtown that would “create a rich atmosphere which was pedestrian and bicycle friendly and 
the ‘heart’ of the community.”  It did this through a comprehensive community outreach campaign 
consisting of multiple public workshops with residents, business owners, and landowners, online 
surveys, and interviews with various community groups. 
 
The HBDOD form-based code provides standards relating to architecture, landscaping, 
streetscapes, greenspace, sustainable development and addresses streets, alleys, off-street 
parking,1 outdoor lighting, and signage.   
 
2.16.3 Comment KM-6, KMb-2, KM-7, KM-11:  As the park and road and park construction 
were paid for by the public – the publicly utilized spaces facing the park must be accessible and 
used by the public. Consider some minimum formula (%) of the total park fronting space. So for 
example if 1,000 feet is the park frontage, no less than 65% should be accessible and used by the 
public at, for example café style dining overlooking the park, or after riding a bike with children 
or grandchildren having an ice cream cone or light meal overlooking the park is the design we 
have asked for and should be obtained by this form based code.  
 
To emphasize the point and using an example, if all the park frontage is for residential viewing 
from the balconies of the occupants of such apartments, then the park view, has in effect, been 
privatized.  A minimum park frontage percentage for publicly used space is essential. The 
minimum should be codified, or penalties paid annually for failure to adhere to such minimum 
design percentages. Therefore, the uses closer to the park should be affirmatively park related, 
(fitness center, nursery school/ day care, bike shop rental and repair and restaurants with a view 
of the park, café style eating, coffee shops etc.) as opposed to law offices, medical facilities and 
funeral homes.  Or another way, most views of the park should have a business support purpose 
to the park generally open to the public. This is that important for this all to work best, in our 
view.   
 
The key elements that must control the Form-Based Zoning and downtown revitalization are, at 
the top of your pyramid, what’s the zoning and the design doing to integrate the park and the rest 
of Main Street together? As an example, a daycare facility with a gym and outdoor style cafe, both 
for breakfast, lunch and dinner, and maybe even a drink later in the day. That would be more 
suited for the image that the community has consistently said it wants to see in the business district, 
rather than a wood pallet shipping facility with a large, concrete wall that blocks the rest of Main 
Street from the park which would be a bad idea. I know that’s not allowed in zoning but I’m just 
using it as an example. 
 
There should be lots of benches, shade when needed (trees) water features, fountains and other 
design elements that invites the public into the area, to easily go back and forth between the park 
and the newly designed Main Street business district. In addition, in so far as it is possible, the use 
allowances should be balanced properly to have the retail, food and other service, and residential 
uses work for the primary area between Main Street and the park.  

 
1 On-street parking would still be permitted, and additional on-street parking is expected along some of the 
recommended streets.   



 Hampton Bays Downtown Overlay District 
Zoning Map and Code Amendments 

Supplemental Final Generic Environmental Impact Statement 
 

 
      Page 2.16-3 

 
 

Response:  It will be important to ensure that some portion of the privately owned land adjacent 
to the park remains publicly accessible.  This could include the possibility for a public walkway 
and restaurants with outdoor dining or storefronts that are publicly accessible.  It should also be 
noted that the south leg of the park, which extends to Montauk Highway, is approximately 180 
feet wide where it meets the main portion of the park to the north, thereby providing a considerable 
public to public space interface. The main north/south cross street envisioned as running between 
Montauk Highway and the park would be expected to be equipped with sidewalks and would 
provide additional public access to and from the park.    
 
One of the goals of the HBDOD code is to make the Downtown more pedestrian friendly and ADA 
accessible by providing continuous sidewalks, increased pedestrian connections, enhance 
streetscapes and landscapes, street amenities (benches, shade, etc.), promote business and provide 
an enhanced quality of life for residents.  The vision described above is a good one and is one that 
could benefit the Downtown, if implemented, by providing a quality pedestrian, dining and 
shopping environment that is pleasant and unique.   
 
Traffic calming, a walkable and bikeable community, and enhanced streetscapes are important and 
will be considered as development and redevelopment occurs, particularly as it relates to future 
cross streets.  The form based code seeks to create an environment that takes landscape, streetscape 
and building form and design into consideration to create a quality pedestrian experience that 
provides comfort, convenience, social interaction, community vitality, and provides the necessary 
features and qualities for successful businesses and a functional and enjoyable Downtown.  
Facilitating pedestrian activity is not only beneficial for enhancing accessibility to businesses and 
offices but also makes it easier to access parkland and transit facilities more easily.  See also 
Section 2.16.3).  
 
The Proposed HBDOD Code was modified to address the type and relationship of uses adjacent 
to Good Ground Park as follows: 
§§330-423 A.(1) and 330-423 B.(1): 
 

• Include a footnote to the Ground Floor Allowed Use Type requirement indicating the 
“Park-Enhanced” use requirement for buildings fronting on the Good Ground Park 
Access Road.  

• §330-423 D. Included footnotes for both the Central Downtown District and Transition 
District outlining the Ground Floor Use requirements, as they related to “Park-
Enhanced” uses 

• §330-434 to include a definition of Park-Enhanced Uses as follows: 
o A commercial, recreational or not-for-profit activity, facility and/or establishment 

that contributes to, is compatible with, and enhances the adjacent Good Ground 
Park, or which increases the public’s enjoyment of the park. Park-enhanced uses 
shall be construed to include Assembly or auditorium, indoor; Bar, tavern, or night 
club; Commercial amusement, indoor; Hotel; Restaurants, with or without outdoor 
seating; Retail shops/outdoor markets; Bed-and-breakfasts; Cultural Center; 
Educational use; and Public open space or parks. 
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2.16.4 Comment KM-14: The code design should also provide for public or private road closure 
options in a few locations that allow for regular road closure street fair like options, integrated 
into the rest of the business district and the park as other communities have. These are real 
attractions, and immensely enjoyed by the public. Such an option would need to have other traffic 
and people moving options than there are at present. Uses such as street fairs, should front 
businesses like micro-breweries, and café style restaurants, with live music, rather than in front of 
a funeral homes for example.     
 
Response:  One potential venue for a “street fair” would be Good Ground Park, but a street fair 
may be possible or appropriate on certain streets in the future, as well, such as the recommended 
new “North Main Street”.  The Town would have to consider the nature and sizes of such events, 
appropriate hours and exact locations or boundaries, traffic and parking issues, public safety 
including police and emergency services, temporary sanitary facilities and garbage management, 
noise issues, and other factors.  These types of events, when sponsored by private organizations, 
are subject to special events permit pursuant to Chapter 283 of the Town Code, must address 
similar types of issues, and are accompanied by a series of requirements to ensure a safe, healthy, 
orderly and enjoyable event.    
 
2.16.5 Comment KM-15: Hampton Bays Civic and others have worked tirelessly for a well-
designed downtown business district that is well integrated into the Park.  The reality now is that 
Hampton Bays will have a transformational, high quality, public space worthy of the Town’s most 
densely populated hamlet, linking Main Street to the Park, reinforcing the business district, and 
serving as a place where the entire community, young and old can congregate year-round. This is 
good for business, the tax base, civic participation, and a better community.  
 
When this park plan was presented to the State Regional Economic Development Committee for 
grant support, many people didn’t know much about Hampton Bays, but after the relationship of 
the Park, its design and proximity to the Main Street Business District was understood, one 
experienced business leader said with an approving smile, “It is amazing that today a community 
has this opportunity. Good luck and thank you for a well-conceived proposal”.       
 
Response:  The proposed HBDOD Code seeks to enhance social interaction in both public and 
private spaces, foster community pride, attract and support tourism, enhance the quality of life for 
residents, and provide a unique, pleasant and functional Downtown.  Smaller blocks, a greater 
residential presence, enhanced pedestrian connections and street amenities, quality landscapes and 
architecture, and easy access to public recreational space, goods, services, and transit will serve as 
an ideal foundation for the revitalization.  Sidewalks, storefronts, and streetscapes will be designed 
to invigorate the Downtown and help in achieving the above goals. 
 
2.16.6 Comment GLO-6, GLO-12, GLOc-11, HBCACa-10, MPb-8: The Hampton Bays 
Corridor Strategic Plan developed in 2010 and approved 2013, and discussed in the Pattern 
Book of 2017 proposes bikeways, more open space and walkable areas.  The SDGEIS for the 
HBDOD notes that there will be less landscaped areas, trees would be removed, and there 
would be less open space. Almost 75 percent less space.   
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Open space would decrease from 140,141 square feet to 35,861 square feet. A reduction of 104,280 
square feet. A loss of open space by 75 percent. 
 
So now we know why no one has been able to do anything with the diner. Because you’ve been 
saving it for this secret plan.  In general, I have an issue with the Town’s actions that continue to 
build, build, build without giving us and more public space and more access to our waterfront.  
 
Response:  It is expected that there will be enhanced access and increased use of the 38-acre Good 
Ground Park and its amphitheater, green space, playground, and pedestrian and bicycle amenities 
(e.g., bike racks, benches, drinking water fountains) based on the proposed land uses, layout and 
envisioned design.  Unlike the vast acres of parks within the Central Pine Barrens and groundwater 
protection areas to the north and west of the Downtown or the sensitive coastal areas of Ponquogue, 
Hampton Bays’ Downtown is ideal for a traditional central business district like those found in the 
Villages of Southampton and Sag Harbor.  It would provide a park experience that is different 
form the pine barrens and the active recreational facilities provided at  the nearby Red Creek Park.  
The clearing referred to in the SDGEIS relates to trees that would be removed on private properties 
if owners decide to redevelop under the projected build condition, not publicly available open 
space land.  This could occur currently under existing zoning.  The redevelopment of this area, 
including the removal of trees for redevelopment efforts is essential to achieving other community 
goals such as economic growth and vitalization of the Downtown.   
 
There are a number of parks and recreational facilities in the Hamlet, including the 45-acre Red 
Creek Park; seven-acre Foster Avenue Park; 64.3-acre Squiretown Park; Munn’s Pond County 
Park (acreage not available) which is connected to Sears Bellows County Park; 267-acre Henry’s 
Hollow preserve; the 15-acre Stuyvesant Wainwright Refuge owned by the Nature Conservancy; 
Ponquogue Bridge Fishing Pier; and several Town beaches, including Ponquogue Beach, Tiana 
Beach and Sand Beach.  Active recreational facilities are also available at Hampton Bays Schools 
which can also be used by the general public after school hours and during the summer. 
 
The former diner at the intersection of Montauk Highway and SR24 is not within the HBDOD.  It 
is in the Town’s “OD” Office District.  Standard restaurants are a permitted use in the OD.  
Therefore, if there is a willing landowner and operator, a diner could be opened at that location.  
Ultimately, it is up to the landowner and their vision for the property and any plans they may have 
to develop it within the regulatory constraints and requirements of zoning. Also, the Town’s VB 
zone and the Proposed HBDOD also allow standard restaurants such as a diner.  With a little more 
presence, attraction, and activity in the Downtown, and creation of a district that is a destination 
for people, such a use could become more viable and a new diner could be established in the 
HBDOD in the future.      
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2.17 Historic and Cultural Resources 
 
2.17.1 Comment GLb-2:  The HBDOD and SDGEIS do not address the historic nature of the 
existing buildings, specifically on the north side of Montauk Highway as described in the Historic 
Profile of Hampton Bays - Phase I (2005) pages 21 to 34.  The Historic Profile of Hampton Bays 
- Phase I (2005) on the Town of Southampton website states the “Town of Southampton sponsored 
this survey of historic resources to complement existing and forthcoming planning initiatives for 
the Hamlet of Hampton Bays. A Hampton Bays Montauk Highway Corridor (Hamlet Centers) 
Study is anticipated to commence in the near future. A review of Hampton Bays history and an 
inventory of hamlet heritage resources is considered a necessary component in order to help 
insure orderly and coordinated development within the Hamlet of Hampton Bays in a manner that 
respects community character”. 
 
Response: Based on a review of the New York State Office of Parks, Recreation and Historic 
Preservation’s (“OPRHP’s”) Cultural Resources Information System (“CRIS”), there are no 
National or State Register sites, landmarks, buildings or archaeological resources within or 
adjacent to the proposed HBDOD. The HBDOD is also not within any OPRHP designated 
archaeologically sensitive areas that might produce cultural resources (see Figure 3-5 in the 
SDGEIS).  Historic resources of local significance do exist in the area, however, including the 
Prosper King House and Lyzon Hat Shop. These resources are discussed in the previous Hampton 
Bays Corridor Strategic Plan and Cumulative Impact of Buildout Study and its GEIS, as well as 
the HBDOD SDGEIS, and will not be affected by the subject action.  In addition, the Town 
recently acquired the Chamber of Commerce property and would like to see the property 
adaptively reused by a suitable land use in the future.  A map showing the locations of local Town-
designated historic resources and potential Town historic landmarks or “contributing sites” is 
provided in Figure 3-5 in the SDGEIS.  The 2017 Pattern Book for the Hampton Bays Downtown 
Overlay District, prepared by Historical Concepts, was the precursor to the proposed HBDOD 
form based Code, underwent significant vetting, goes into considerable detail, and received the 
support of Town officials and the community.  The Pattern Book process and plan focused on 
building form, development design, architecture, landscaping, aesthetics and community character 
and was used to inform the standards now proposed by the form-based code.  
 
The third goal of the Pattern Book (on Page 2) is to “[e]mbrace and complement the historic fabric 
and context of Hampton Bays.”  The plan and its recommendations were developed with this goal 
in mind.  Moreover, as stated on page iii of the Pattern Book for the Hampton Bays Downtown 
Overlay District:  
  

This Pattern Book is intended to define and describe the desired forms and architectural 
styles of future development and identify the way in which buildings should relate to streets 
and public spaces. The goal of this Pattern Book is to encourage future development in the 
Downtown Hampton Bays Business District in a manner that will complement and enhance 
the existing character and historic structures.  
 
It is the hope of the Planning Department that this Pattern Book will serve as a useful tool 
to the property owners, developers, design professionals, and the community in 
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contemplating future development for the Hampton Bays Downtown Overlay District. It is 
also our hope that this Pattern Book will improve the quality of development, ensure that 
new development is appropriate to the character of the area, and assist in the revitalization 
of the Downtown area while creating a vibrant and healthy Downtown for those who live, 
work, play, and visit Hampton Bays. 
(Historical Concepts, 2017)(emphasis added) 

 
See also the response to Section 2.17.2 below.  
 
2.17.2 Comment GLb-9: The Town-owned property located at 116 West Montauk Highway 
purchased for preservation with Community Preservation Funds (Lyzon Hat Shop and Prosper 
King House) and 140 W. Montauk Highway (former Hampton Bays Chamber Building) are 
conspicuously missing from the Regulatory Plan chart in Appendix B-1of the SDGEIS for the 
HBDOD. The Town’s plans for these properties should be fully disclosed in the HBDOD. 
 
Response:  Sections 3.4.1, 3.4.2 and 3.4.3 of the SDGEIS go into considerable detail about historic 
and archaeological resources in the Downtown.  As noted in these sections, there are currently no 
National or State Register listed or eligible sites, landmarks, buildings, districts or known 
archaeological resources within or adjacent to the proposed HBDOD; nor is the HBDOD within 
any New York State Office of Parks, Recreation and Historic Preservation (“OPRHP”) designated 
archaeologically sensitive areas.  Historic resources of local significance, do exist in the 
Downtown, including the Prosper King House and Lyzon Hat Shop.   
 
As stated in the SDGEIS on page S-24, significant effort and expense has been directed toward 
preserving, restoring and protecting the above structures.  In fact, the Hampton Bays Historical 
and Preservation Society has assumed responsibility for the protection, maintenance, and 
stewardship of these structures and is using the adjacent structures as an historical, educational, 
and cultural center.  Based on the information and analyses provided and the steps that have been 
taken to protect these locally important historic structures, significant impacts to these 
resources from the Proposed Action are not anticipated. 
 
The purpose of the Regulating Plan was to show the proposed HBDOD and subzones which are 
keyed to the corresponding zoning amendments and show the general street pattern of the area. A 
total of 17 maps/figures depicting various important natural and man-made features is provided in 
the SDGEIS.  Included among these figures is a map depicting the locations of locally (Town-
designated) historic resources and potential Town historic landmarks. (See Figure 3-5, “Historic 
Resources” provided in the SDGEIS.) 
 
Finally, the Findings Statement for the Hampton Bays Corridor Study included two relevant 
recommendations for the Downtown area:  
 

1. Mitigation #18:  Review new development in the vicinity of the Prosper King House (i.e. 
Good Ground Green area) for compatibility with that historic building. 
Based on the information and analyses provided above and the steps that have been taken 
to protect these locally important historic structures, significant impacts to these resources 
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are not anticipated.  Nevertheless, as noted in the SDGEIS, future development or 
redevelopment within the proposed HBDOD that is adjacent or near to these structures 
should be sensitive to the charm and local historic and architectural character they offer to 
ensure that significant impacts do not occur, and the value and importance of these 
resources are not degraded. This would include adherence to the design criteria that has 
specifically been established for the HBDOD in the Pattern Book and proposed Code, 
Town Architectural Review Board assessment of building plans during site plan reviews, 
and outreach to and input from the Historical and Preservation Society when adjacent 
development or redevelopment is proposed.  
 

2. Mitigation #22 (Page 18 of Corridor Study Findings Statement): Promote the use of façade 
easements as a tool for historic preservation. 
 
This remains a viable tool in the Downtown should the Town and its Architectural Review 
Board and Landmarks and Historic Districts Board choose to preserve a building façade in 
the future upon redevelopment.   
 
See also Section 2.17.1 above.  

 
Regarding, the former Chamber of Commerce building located in Downtown Hampton Bays, the 
Town purchased the property through the Community Preservation Fund.  The property/building 
is not currently listed or eligible for listing on the State or National Registers.  The building is 
currently vacant, and the Town would like to see it adaptively reused by a suitable land use. 
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2.18 Community Character, Visual Resources, and Aesthetics 
 
2.18.1 Comment JSa-4, SBc-1:  I think it’s a great thing to consider and think it will be a very 
healthy change for Hampton Bays, which right now, doesn’t have the greatest looking downtown. 
I think this would enhance it and I think we would get other building owners to then put the money 
into their building to enhance it, and that development will then change the landscape of Hampton 
Bays. 
 
I’m a realtor here in Hampton Bays. I think the one downfall is the need for revitalization. That’s 
one reason why people want to move to other areas and don’t want to buy here. The beaches, the 
restaurants, I think we all said it. But the revitalization, it just basically rounds everything out. It 
would make Hampton Bays basically perfect to be honest with you. 
 
Response:  Comment acknowledged. As stated above, future investment in the Downtown by 
some may prompt others to invest in their properties, if increased business activity occurs. 
 
2.18.2 Comment VCc-2:  I moved to Hampton Bays about four years ago. And I moved here 
because of the beautiful beaches, the wonderful waterfront restaurants that feature live music and 
beautiful sunsets. It appeared to be a promise of a better life. And we do love Hampton 
Bays for all those reasons. However, as we saw these restaurants develop, in sharp contrast, it 
appeared that the town is in decline.  I know that’s why we’re here and this is being addressed.  It 
was very distressing to see empty storefronts and shoddy storefronts and many more nail salons 
than we could ever use or need. We experienced the loss of our landmark diner and the loss now 
of our theater. A small park was added, however, for a few summertime concerts, there is no place 
to go before or after.  Now, we are also witnessing the development of a catering hall at the east 
end of Hampton Bays. 
 
Response:  Comment acknowledged.  The Proposed Action is expected to enhance the quality of 
life in the community and encourage redevelopment with more diverse uses in the Downtown.  
 
2.18.3 Comment VCc-4:  Hampton Bays is a very small hamlet. It has a small Main Street, as 
compared to other villages such as Southampton and East Hampton. The land adjacent to Main 
Street is therefore a precious commodity and if there is overdevelopment of this land, it will 
negatively affect the small-town feel of this town. Not to mention, the increased traffic and 
congestion. 
 
Response:  The HBDOD is just 54.85 acres in total land area. Infill development is expected 
whether it is under existing or proposed zoning and vacant wooded land on the north side of the 
HBDOD adjacent to the park will be developed.  However, tall multi-story buildings, big box 
stores, parking garages, and other structures that are typically associated with urban downtown 
areas are not envisioned under the Proposed Code.  The Town heard from many during the public 
outreach phase of the Pattern Book study that Sag Harbor and Southampton were desirable in terms 
of their scale and character.  The HBDOD Code seeks a similar scale and is not expected to exceed 
the density in those areas.       
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See also Section 2.8.7 for responses regarding traffic concerns.  
 
2.18.4 Comment TCc-2:  Yes, we want the revitalization of Hampton Bays, but Hampton Bays is 
already the most beautiful town out here. Hampton Bays has the ocean beaches, the waterfront 
restaurants. We have that beauty. Let’s not compromise what we have by thinking and planning 
too much, thinking too big and taking away the natural beauty that we have. 
 
Response:  The natural beauty of Hampton Bays’ most critical, sensitive and valued natural 
resources and open spaces will be unaffected by the Proposed Action. The new zoning focuses on 
the community’s central business district, which is far removed from the beaches and waterfront, 
and is the economic engine of Hampton Bays and would provide a greater variety of goods, 
services and recreation and entertainment opportunities.  The HBDOD is currently zoned VB and 
could be developed with infill development under this zoning, although the VB has been 
ineffective at supporting such growth.  Moreover, the Proposed HBDOD’s boundaries are the same 
as the boundaries of the Downtown, therefore, there is no proposed expansion of the district.   
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2.19 Streetscapes, Sidewalks, Street Amenities, and Landscaping 
 
2.19.1 Comment SVB-4, KMb-3: I really want to see wide sidewalks. I want to see underground 
utilities. We don’t want any more telephone poles on the streets, and we want to see trees and 
plantings and benches and all of that. 
 
There is supposed to be a lot of alleyways and wide sidewalks and walkways, which everybody 
loves, but the issue of mild apprehension was, the building height being given in exchange for the 
public space also being provided. I think we all generally feel okay about that. And when asked if 
people had been to Sag Harbor, East Hampton or Southampton Village, most people don’t know 
that the buildings there are three stories, and in some cases, four-stories in those places. What 
really makes it work is the width of the sidewalks and the design of the whole thing. 
 
Response:  Sidewalks and the pedestrian environment are key components of a traditional 
downtown districts and street width to street wall ratios are important in creating an enjoyable 
pedestrian scale and public environment.  Broad sidewalks provide public spaces for strolling, 
window shopping, and access to storefronts.  Sidewalks also facilitate access from on-street and 
off-street parking areas to trip destinations, guide pedestrians to crosswalks, and separate and 
protect the public from vehicular traffic.  Broad sidewalks are a location for street furniture, bike 
racks, vegetated utility strips, and other similar amenities, and are typically lined by street trees 
that provide shade and enhance the overall appearance of the streetscape.  Sidewalks and 
streetscapes that provide a pleasant environment and support public safety can promote walking 
and social interaction and reduce the likelihood for multiple vehicle stops during a single visit to 
the district.  The proposed HBDOD code places particular emphasis on sidewalks within the 
Central Downtown subzone (CDD).   
 
Section 330-426 of the proposed HBDOD Code addresses utilities and equipment. This section 
states that: 
 

Local electric power, telephone and cable television lines shall be 
placed underground. Utility companies shall place special emphasis on 
preserving the vitality and appearance of trees. 
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2.20 Energy Conservation 
 
2.20.1 Comment SCPC-3, CBa-4: The Town should review the Suffolk County Planning 
Commission Guidelines on energy efficiency and incorporate into the Form Based Code practical 
elements contained therein. 
 
Regarding energy, are you familiar with the Town’s energy goals and our needs for alternative 
energies to meet those goals? Have you factored these into your assessments? 
 
Response:  Section 330-430 of the draft HBDOD zoning code contains sustainable development 
standards which meet both Town and County objectives and include requirements for reducing the 
heat island effect as well as lowering greenhouse emissions, and at the same time reduces energy 
consumption by reducing summertime HVAC loads, using renewable energy technologies, and 
supporting alternative modes of transportation.  The code specifically addresses energy related 
issues by requiring the following:   
 
Heat Island Effect Reductions  (and reduction of HVAC cooling loads) 

• Requiring that 50% of the non-roof site hardscape, increased shade, and permeable 
coverage be provided. 

• Installing “green” roofs for at least 50% of roof areas or using roofing materials with 
low solar reflectance index for 75% of roof. 

Greenhouse Gas Emissions Reductions 
• New construction and substantial renovation shall seek to reduce GHG Emissions 

through the following mitigation strategies: 
o Produce up to 50% of their energy consumption needs through a combination 

of Passive Solar Design elements and renewable energy production (Solar, 
Wind, Geothermal, etc.). 

o Must be constructed to be solar ready. 
o Where appropriate the Planning Board shall require new structures to 

incorporate Passive Solar Designs including but not limited to building 
orientation and window location. Interior layouts shall allow for the natural 
flow of heat during winter months and ventilation during the summer season. 

• Provide public frontages to encourage pedestrian activity and reduce vehicle use. 
• Provide bicycle parking racks for residents, visitors and employees to reduce vehicle 

use (See § 330- 427.H.) 
 
In addition, existing Chapter 330, Article XXIX and 330 Attachment 12 of the Southampton Town 
Code (“Outdoor Lighting”) provides standards to ensure that lighting is limited, directed 
downward, and shielded to prevent excess lighting beyond what is necessary to ensure site safety 
and security and that it is efficient to reduce unnecessary energy consumption. 
 
The recommended design of the Downtown will support pedestrian activity.  Convenient access 
to rail and bus service is available in the Downtown as alternative transportation options.   The 
Town is also amenable to the establishment of electric vehicle charging stations as an on-site or 
in-district amenity at future development sites. See Comment below.   
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2.20.2 Comment SCPC-8: The Town of Southampton when reviewing parking requirements 
for development within the HBDOD should consider the installation of Electric Vehicle 
Charging Stations as an on-site or in district amenity.   
 
Response:  The Town is amenable to this recommendation and would support such facilities if 
properly sited, planned, installed and maintained.  
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2.21 General or Broad Questions and Comments and Multiple Issues or Impacts  
 
2.21.1 Comment DB-10:  The proposed density that would be allowed for in this SDGEIS and 
its proposed Overlay District is a significant increase (from 101 to 248 residences). This 
increase in density will increase strain on the community overall in terms of its impact on the 
environment – including the loss of open space, increased pollution to the groundwater, 
additional emissions due to increase in traffic, and ongoing construction impacts. There 
would be additional costs to residents as well – possibly in the establishment of a sewer 
district.  All these impacts were realized in the 2013 corridor strategic plan – why would the 
town look to impact the community by a factor of 2.5 from this plan? 
 
Response:  The Proposed HBDOD Code attempts to concentrate future growth in Hampton Bays 
in the HBDOD, while reducing growth in areas outside the HBDOD.  Growth by itself does not 
necessarily significantly increase impacts when adequate mitigation is provided and can provide a 
variety of benefits.  There is currently no known open space within the HBDOD except Good 
Ground Park, which was formerly a Town Residential Receiving Area District or “RRAD” before 
the Town preserved it for the benefit of the community.  The Town also acquired many other 
properties in Hampton Bays since the corridor plan was adopted, including the former “Tiana 
Commons” mixed-use planned development district site and land off of Bittersweet Extension to 
address community concerns and issues of open space and groundwater protection, and has 
acquired a number of other properties through the CPF.  The Town, County, State and Nature 
Conservancy have also been very successful in preserving extensive areas of contiguous open 
space in Hampton Bays in the past as well, including areas comprising part of Long Island’s 
Central Pine Barrens and environmentally sensitive barrier island in Ponquogue, to ensure that 
wildlife habitat and various other unique and sensitive natural resources and recreational 
opportunities are protected or preserved to the extent reasonable.  Red Creek Park, Hubbard 
County Park, Squiretown Park, Sears Bellows County Park, Munn’s Pond County Park, Henry’s 
Hollow Preserve, Stuyvesant Wainwright Refuge, Shinnecock County Park, area beaches and 
Town coastal parks when considered collectively, contain hundreds of acres of open space and 
natural habitat that has been and always should be protected and preserved.  
 
There is no evidence of any significant issues or impacts from the STP which is actually expected 
to improve the quality of sewage discharge, or the various recommendations for alleviating traffic 
related issues such as construction of the Good Ground Road Extension, additional turning lanes, 
signal timing adjustments, new cross streets with on-street parking including the new “North Main 
Street,” smaller blocks, more storefronts and enhanced streetscapes to promote pedestrian activity, 
and greater access to and anticipated use of transit.  
 
2.21.2 Comment DB-12:  The SDGEIS and its Appendices do not prove any need for the 
additional residential density. The Town should forego this plan and return to utilizing the 
2013 Strategic Corridor Plan and begin addressing the current traffic issues and groundwater 
pollutants. This will then improve our downtown and hopefully bring us back to a reasonable 
organic growth that will truly revitalize our Hamlet. 
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Response:  The Proposed Code seeks to address traffic issues and groundwater pollutants while 
addressing various other community needs.  New housing alternatives will be available for the 
community, including some more affordable rental opportunities, as well as economic 
development and additional jobs.  The proposed HBDOD Code is based on the Pattern Book for 
the HBDOD and will address various issues and recommendations from that study and its outreach. 
 
2.21.3 Comment SVb-1:  I do think that this plan will improve the downtown because of the park 
being where it is. The park being a central location and -- how many towns have a park right in 
the center of their downtown? I think that is such a great plus. You have the railroad station in 
walking distance; the walkability of Main Street, all the stores. And I think this plan will pull it all 
together. 
 
Response:  Comment acknowledged.  Hampton Bays’ Downtown is unique and has many of the 
essential attributes to make it a quality destination for shopping, dining, working, operating a 
business, and having fun.  During the Pattern Book process, the public was asked to identify other 
central business districts in the area that are successful and the features that contribute to their 
success and enjoyment.  We believe that the relationship and proximity of the district to Good 
Ground Park, the Hampton Bays train station, major highways (Montauk Highway, SR 24, Sunrise 
Highway), and essential services, along with recommended improvements (e.g., Good Ground 
Road Extension, new North Main Street, and a district STP), would help to make the HBDOD the 
ideal location for a more traditional Downtown district.  These attributes, in conjunction with the 
proposed zoning and design guidelines, could be a new model for residents and visitors to enjoy 
and other communities to aspire to and help in achieving things, such as revitalization, that the 
previous corridor study has yet to produce. 
 
2.21.4 Comment GSb-2:  Everyone that has said something has had a very good point about the 
state of commercial storefront businesses, and so on. And the taxes of Hampton Bays, and how 
many more children would be brought in if you put a lot of private residences in town. 
 
Response:  Comment acknowledged. See applicable sections addressing zoning (Section 2.2), 
Hampton Bays School District (Section 2.6), taxes (Section 2.7), and community character 
(Section 2.18). 
 
2.21.5 Comment MPb-4: And then the Board, through its ill-conceived waterfront revitalization 
plan, proposes to give itself the authority to purchase every waterfront hotel in Hampton Bays for 
high-end seasonal town homes or boutique hotels without any meaningful environmental review 
and regardless of the expressed concerns of the community. 
 
Response:  This comment is not related or relevant to the Downtown or the Proposed Action.  
 
2.21.6 Comment MPb-7: The Board talks about preservation, water quality, alleviating density, 
encouraging economic opportunities without destroying community character, preserving 
resources and recreational opportunities. But when it comes to walking the walk in Hampton Bays, 
the Town takes a different path. I mean, how much development can the Town possibly take? 
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Response:  The Town has spent considerable time and resources to plan for and improve the 
community of Hampton Bays and has included everyone in the process.  Past initiatives include 
but are not limited to the Hampton Bays Strategic Plan, Corridor Study, Cumulative Impact of 
Buildout and GEIS, the Pattern Book, and the HBDOD Code, not to mention the Town’s 
Comprehensive Plan Update.  The community of Hampton Bays has been the focus of a great deal 
of attention, many acres of land have been preserved, Good Ground Park was created, the Tiana 
Commons site (another RRAD) was purchased, the Hampton Bays Senior Center and meeting hall 
was opened, train station improvements have been implemented, and the Hampton Bays Town 
Center and other commercial projects were constructed providing additional tax revenues for the 
community over the past two decades, and considerable effort to protect and preserve the local 
historically important Prosper King House, Lyzon Hat Shop and the Chamber of Commerce have 
occurred.   
 
Hampton Bays, like all communities on Long Island, has continued to grow over the past three 
centuries.  Most of this development occurred during the last century, particularly south of 
Montauk Highway, when well over a thousand small single-family lots were created and 
developed with homes for current residents of the Hamlet.  Today, land is limited, and growth has 
slowed dramatically, largely due to the previous development, near buildout conditions, and the 
extensive areas of open space that has been preserved in the pine barrens and along the north and 
south shores.  The Town continues to acquire land in Hampton Bays through its CPF, but this land 
too has become scarce as the community approaches its full build condition.  
 
2.21.7 Comment CPb-1:  It seems that these people are having the same problems that we have 
in Flanders and Riverside. One of the things that I’m happy to see here is that there’s only 250 
residential units. But in Flanders, there’s between 2,000 and 5,000 residential apartments that can 
be had with the new overlay zoning district. (Supervisor Schneiderman interjects that he believes 
2,000 may be accurate, but not 5,000.)  Well, 2,000. That’s huge. We cannot support that. We have 
problems with our water. We have problems with sewers. We have stormwater management that 
needs to be taken care of that has never been taken care of. We’ve been dealing with this for years. 
 
Response:  The current action under consideration is Downtown Hampton Bays, not Riverside.  
We note that the Riverside plan was well received and had overwhelming support from the 
community.  There was significant outreach during the development of that plan as there was for 
Downtown Hampton Bays.  Riverside does not currently have public sewers, and stormwater and 
other improvements which are mainly funded by developers will occur as development and 
redevelopment plans are initiated and fair share payments are made to the fair share fund.  These 
improvements would not be feasible without such development and the community would 
continue to languish.  We note for the record, that the maximum number of dwelling units 
permitted based on the adopted Findings Statement for the Riverside study was capped at 1,167 
units in Riverside or 175,050 gpd of residential flow to be discharged to an STP unless other 
extraordinary nitrogen reduction techniques are employed.  The current cap for Hampton Bays 
under this SGEIS is 248 units. 
 
2.21.8 Comment DBc-2: I’m worried about the new concerns for sustainability, climate change, 
etcetera. The Suffolk County Department of Health’s Reclaim Our Waters, which talks to the water 
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and wastewater, includes regulations that went into effect on July 1, 2019, and leads me to implore 
the board to revert back to the Corridor Study. In the words of Mr. McDonald, What I do want 
from the pizza place is the Corridor Strategic Plan that was approved back in November of 2013. 
 
Response:  As noted throughout the SDGEIS and this FGEIS, the overall build condition is 
expected to be consistent with the build projection that was prepared for the Hampton Bays 
Corridor Strategic Plan and Cumulative Impact of Buildout” study and GEIS which projected 
buildout for the entire Hamlet, not the corridor.  This will be accomplished by offsetting future 
growth through implementation of policies to curb residential development in other areas.  The 
Proposed HBDOD Code and this SGEIS also identifies numerous sustainability and smart growth 
mitigations to address a wide array of potential issues, including water resources impacts and 
sustainability. The Reclaim Our Waters study primarily addresses the issue of nitrogen loading 
from sewage discharge.  The SDGEIS addresses the issue of nitrogen loading by indicating that 
an advanced STP would be required to accommodate the build projection.  There are other 
recommendations as well to address nitrogen loading including the use of native or properly 
adapted plantings in any landscape plans to reduce the need for fertilization.   
 
2.21.9 Comment BBc-1:  It’s good to see the residents speaking, for or against, whatever it may 
be. The Board has a decision to make. I encourage it to happen quickly. I’m a graduate here; I’ve  
volunteered here for 20 years. I’ve watched it flourish from a massive amount of tourism, 
businessowners making a lot of money, then dwindling down to really no tourism, and 
businessowners struggling, and losing businesses on Main Street. It’s been rough. I’ve seen past 
Town Boards, a lot of them, come and go. I’ve seen them look at Hampton Bays, and to be quite 
honest, dump on it, for a long period of time. It became tough to watch. You have an opportunity 
here to do something, what seems to be a beneficial to Hampton Bays and the surrounding districts. 
I understand there’s a lot of tough things in between. A lot of things brought up tonight. I say 
address them and do it fast. It’s tough to watch. A business comes in, they spend a lot of money, 
they put a nice beautiful sign up in front of the building, and then they’re out of business. There’s 
nobody walking the streets. There’s no parking to walk the streets. There’s a lot of things to 
address. 
 
Response:  Comment acknowledged.  As previously noted there have been many benefits to the 
community over the past 20 years as well.  See also response to Section 2.21.6.  
 
2.21.10 Comment BBc-2, BBc-4:  I’ve seen two projects within Southampton Town myself. One 
is happening right now, which is the CPI (Canoe Place Inn) project. It took a long time for that to 
happen, but it’s happening. I see a lot of people are happy about it. Some may not be. I have one 
in East Quogue. It didn’t come to fruition yet, but I see that there could be potential of great things 
happening there, just like I see here.  
 
The reality is, Hampton Bays needs a lifeline, so make the call here. Get this out to a vote as soon 
as you can. The word revitalization says it all. Hampton Bays needs to be revitalized. You guys 
have it in your hands and in your control. Listen to the residents and make a decision. 
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Response:  Comment acknowledged. The Canoe Place Inn project is not part of the current action 
but underwent considerable public and agency review over the course of many years.  During that 
time, several modifications were made to the original project to address community concerns, 
mitigate impacts, and make it the best development possible while allowing the landowner to have 
a viable and productive use of the property.  The project takes a long vacant and dilapidated historic 
structure that blighted the area and views from Montauk Highway, preserved the historic character 
of the structure to the extent possible, and converted it into a land use that will among other things 
put it back on the tax rolls and help to support local tourism. 
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2.22 General Support and Benefits of Proposed Action 
 
2.22.1 Comment HBSD-7:  The decision before you to establish a Downtown Overlay District is 
a momentous one.  Without a question we share the goal to, as described in the environmental 
assessment form, create an “environment for increased storefront shopping opportunities, 
pedestrian access, enhanced walkability and resident, patron and business owner convenience.” 
The Board of Education believes that achieving that vision can have a positive impact on economy, 
tax rate, and general desirability of Hampton Bays as a place  to live, work and raise a family. 
 
Response:  Comment acknowledged.  The Proposed Action is expected to produce many benefits 
to the community, including those cited above, while avoiding or suitably mitigating potential 
impacts to the maximum extent practicable.  The Town will continue to work with the Hampton 
Bays School District on this and other future projects to address issues and lessen impacts.   
 
2.22.2 Comment JSa-1, JSa-2, PWc-1:  I think the proposed development is going to be a 
tremendous asset to Hampton Bays. I think it will elevate the property values in Hampton Bays. I 
understand some of the concerns with schooling and that certainly is something to keep in mind, 
but I think overall the development that’s going to occur in Hampton Bays is going to bring people 
in. You’re going to have more of a destination. From what I hear in the field, trying to sell 
properties in Hampton Bays is, like, “What is there to do in Hampton Bays?” Most of the time I 
allude to the waterfront establishments, some of the restaurants that are there. But there aren’t 
downtown establishments where people can walk around in the evening, enjoy shopping for some 
clothing or some different things that you can get in places like, Southampton or if you’re up in 
Sag Harbor. There really is not that sort of night-life, where it’s more of a casual but fun 
environment. Basically, people come, they work, and then they go home. 
  
I’d like to commend the Board for coming up with such a wonderful plan to really create a 
shopping area that has not existed in Hampton Bays. Hampton Bays has really benefitted from 
having magnificent topography, beautiful beaches, and a lot of wonderful and natural benefits. 
But we don’t have a shopping area. We lack what a lot of the other areas of the Hamptons have. 
We don’t have a real town, so to speak, where people can go shopping; have some of the benefits 
that these other areas have, whether it’s Sag Harbor or Southampton or Bridgehampton. 
So I think that a plan like this is only going to benefit the community. 
 
Response:  Comment acknowledged.  
 
2.22.3 Comment JCa-1:  The plan, I think, looks excellent. It included everything I think the 
community has been asking for. It includes main streets with more walkability; sites with better, 
but less intrusive parking; better potential for mixed-use sites and what’s critically needed, which 
is year-round housing in Downtown Hampton Bays, like apartments, because that’s what promotes 
the use of Main Street and the businesses there.  It includes better visual standards, which currently 
do not exist in the zoning code and ideas for future traffic mitigation. It also encourages inter-site 
connectivity, which also does not exist right now. And smart sustainable development. And, also, 
I heard them talking about the prohibition of motel to condo conversions in RWD, and the Good 
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Ground Road Extension and I would support both of those, as well. I just want to really thank the 
planning department for their hard work on this. I think it’s a great, great job. 
 
Response:  Comment acknowledged. 
 
2.22.4 Comment CBRc-1:  I feel like I speak for a lot of people, but I feel like this is a long time 
coming. I love living in this community, I just feel as though the Downtown suffers when you 
compare it to other villages. So, I’m excited. I hope this goes forward. And I look forward to a 
revamp of this town that I love so much. So -- crossing my fingers. 
 
Response:  Comment acknowledged.  
 
2.22.5 Comment LNc-1: I’ll keep comments short also. I live in Hampton Bays and I’m all for 
the project. I think it’s a good thing. The Town needs this, and that’s it. 
 
Response:  Comment acknowledged.  
 
2.22.6 Comment PWc-4:  I don’t think that having this new development is going to be negative 
for the Town. I live in Hampton Bays and I’m on the Board of a Homeowners’ Association and 
most of my neighbors agree that this is something that’s going to be a great benefit for 
the Town. 
 
Response:  Comment acknowledged. 
 
2.22.7 Comment RBc-1:  Downtown revitalization is a big trend for us here in the United States, 
and a very positive one. And many of these projects across the United States have shown that it 
increases tax revenues and creates many opportunities for local businesses and individuals. I’m 
in favor of this downtown district. 
 
Response:  Comment acknowledged.  
 
2.22.8 Comment FWc-1, GSc-2, BRTc-1, BRTc-2, BRTc-3:  I am so for this. The main reason 
is we need to create more of destination here.  If you look at areas like Patchogue Village and Bay 
Shore and all these areas. I’m in my early 30s and honestly, there is nowhere to go during the off-
season. I’m the youngest guy here so I’m looking at things a little differently. But when it comes 
to the overall vision of what Hampton Bays could be, I think there’s a great potential. I mean, it’s 
surrounded by the most amount of water than any other city out here. 
 
I agree with the youngest person in the room that we could use more stuff to do in Hampton Bays 
in the winter. 
 
I love Hampton Bays. I love it. I love it the way it is. But I’m all for this revitalization, 
because I’m a mom. My son turns 10 on Thursday. And I’m constantly competing with all the other 
Hamptons, as far as like, “Hey, let’s go to Gemelli’s?” And it’s, “No, let’s go to Sag Harbor, 
mom.” “Let’s go to Westhampton, because there’s just not enough for us to do here.” And we have 
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to remember that with all our concerns, and hatred for assisted living -- I don’t understand why 
all you guys are hating on assisted living -- that with all change comes growing pains and so if 
you’re going to tell me that over ten years there’s going to be 250 new places to live, I’m fine with 
that. That’s fine. Ten years is a long time, and there’s got to be growing pains. But we’ve got to 
grow, because nothing survives if it doesn’t grow. 
 
Response:  Comment acknowledged. It is hoped that the creation of the HBDOD and 
implementation of the Proposed Code will help to establish more of a “destination” in the 
community with a greater variety of things to do and places to go and diverse benefits for the 
community and local businesses, without significant environmental impacts.  The Town has 
decided, based on input received during the review process, that assisted living will be a prohibited 
use in the HBDOD.    
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2.23 Closing of Movie Theater and CVS Pharmacy Site Plan  
 
2.23.1 Comment MHa-5, GMc-5, TCc-1, AMc-2:  I understand that there is a plan and a thought 
to give a permit to CVS to build where the movie theater was. Now what downtown doesn’t want 
a movie theater? And do we really need another drugstore in Hampton Bays? There’s a CVS in 
Westhampton, there’s one in Hampton Bays, there’s one in Riverhead. We have Rite Aid, we have 
Stop & Shop. Is this -- when we talk about wanting to make it better, why are we putting that in? 
Why are you allowing that? 
 
We can just look at what happened with the movie theater. I think Hampton Bays wanted to keep 
the movie theater, but we don’t have a say in it. Somebody owns that property. They need to rent 
it. They found CVS. So now we’re getting a CVS. 
 
The movie theater is now going to have a giant, giant CVS building when we already have two 
drugstores. I don’t like to accept that this is a fait accompli when we are here to think about the 
beautification of Downtown Hampton Bays. We’re going to be building a giant big-box store when 
we already have three drugstores: Stop & Shop, Liggets and Rite Aid right in Hampton Bays. I 
feel that the Town Board can still do something about this. Even if the lease has been signed. I am 
not a government person and so I can’t say for sure, but it seems to me that there are zoning 
implications and I would like to see that done. 
 
The second thing is we have a Center Island Shopping center, which used to have a huge drugstore. 
And it’s gone. Why can’t CVS move into what was Center Island and why can’t we keep the movie 
theater? Those are my questions. Two big things. Instead of going forward with this, which is 
wonderful. Why can’t we take care of what is sitting right in front of us, and why can’t the Board 
give incentives right now. Those are my questions. And I’d like answers. 
 
Response:  The CVS Pharmacy site plan is not part of the current action and is proposed under 
current zoning.  The Town has no control over a property owner’s decision to submit a site plan 
for a property and must review that application based on the property’s zoning and the standards 
established for that district.  The Town must review applications in a fair and objective manner in 
accordance with applicable laws, policies, and procedures.  The Town also does not have control 
over a business owner’s decision to close its doors.  The Proposed Action seeks to reinvigorate the 
Downtown so that desirable businesses such as the former movie theater might not only survive 
but thrive.     
 
2.23.2 Comment SSa-9, SSa-10, CSa-10, GSb-3, SSb-8, SSb-9, GSc-4, VCc-7, SSc-2:  Can you 
apprise us on the movie theater. I know it is off topic here, but it is within this zone. And it does 
touch upon allowable zoning, you know, because with this overlay it might not conform to the 
overlay, but it may not lead to the things that people want. But if you could touch upon what’s 
happening with the movie theater. With this downtown revitalization plan, could there be a cultural 
center, a performing arts center? Could that be included in this?  Can that be sort of incentivized? 
You know, because oftentimes performing arts centers are money losers. But they drive business 
to all the shops and restaurants. It adds so much to the community.  So, you’re saying it basically 
is in the plan. 
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If you had a place where you could have live performances, whether its music or comedy nights, 
but also do cinema, too. They could show some movies -- it doesn’t have to be a five bay movie 
theater, but it could be a small performing arts center, 200 seats or whatever it might work out 
great.  
 
Can you still talk to the movie theater people about what we’re doing if you haven’t already? 
 
The fact that the entire district that we we’re talking about begins at Springville, and the movie 
theater was a part of it, and, yes, as a recreational destination with all our wonderful water 
facilities and beaches. To lose the movie theater, and I understand a lot of people don’t go to movie 
theaters anymore.  But Sag Harbor has a really high attendance for the Bay Theater.  They have 
raised lots of money to rebuild their movie theater. Southampton has a movie theater. 
Westhampton has a movie theater.  And they’ve also got the PAC with live shows and they’re 
always pretty much sold out. What is wrong with Hampton Bays having something like that? I 
called and I asked about the movie theater being sold and, of course, an owner can sell whatever 
they like to the highest bidder. Why is it that the highest bidder needs to be a CVS store? We don’t 
need another drugstore. We understand private property, but the thing is, if we’re coming up with 
a cohesive plan to make everything just a great town, with what we all wanted to see, why isn’t 
there any input into whether or not the owner can just sell to CVS, which would be a typical strip 
mall store? So why couldn’t we work on that? Where we have more culture and entertainment 
coming in? We have plenty of bars, we have some very nice restaurants. But we don’t have 
anything right there. So, I think it would be a perfect fit to -- let’s put some more input into that 
and maybe put a little pressure in the right place. That is an awful looking shopping center with 
the movie theater anyway, and we now have pool supplies in there. Is that a tourist attraction? I 
don’t think so. But it’s great for all the people with pools who are here and need to get their pool 
supplies.  
 
The theater is right in this overlay district. It’s right on the first corner with the ugly parking lot 
and the strange little shopping center. And the point is, you helped Sag Harbor keep their theater. 
Why can’t we have an entertainment facility in Hampton Bays, cultural -- anything. What is it? Do 
you think we don’t want it? If you are getting this feedback from all these people who live here, 
why can’t you help us do the same thing? Tell us what to do so it’s not a CVS. Why do we need a 
gigantic store that sells not only medication, but home goods, tinfoil, whatever? You can go to the 
supermarket for that. You don’t need the theater to become that. Tell us what to do to get that 
owner not to put in a big-box store that just ruins the entire intent of this overlay district. It just 
doesn’t go. 
 
Is there any plan for a Cinema Cultural Center within that pink zone?  I think it would be a very 
good idea. We have ample property back there and it would be adjacent to the park and I think it 
would really be a great thing. 
 
I certainly would like to see a Cultural Center in the area. It could be an incentive for a future 
development that’s may occur, a requirement that you build a performing arts’ center. I think 
something like that. You just have to put all the pieces together. But something like that, you know, 
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having an anchor downtown like that would also support all the retail. You need that, whether it’s 
a movie theater, cultural arts’ center indoor concerts, you know, comedy. 
 
Response:  A cultural center is a permitted use in all three of the HBDOD zones and certainly 
could be an asset to the community.  To accomplish this, and make such a facility a success, 
Hampton Bays needs to become more of a destination with a unique and quality sense of place and 
Downtown character that draws people to the area.  It may also be helpful to provide incentives to 
make Hampton Bays a more attractive and viable location for this type of land use.  A cultural 
center would itself help to draw patrons and visitors to the area, but it is believed that this alone, 
will not accomplish this goal.  That is why the Town has developed a comprehensive strategy to 
enhance and revitalize the Downtown, supported mainly by the creation of the HBDOD, its 
implementing zoning regulations, and essential capital improvements. 
 
2.23.3 Comment CMa-1, CMa-2:  The pictures shown are beautiful. But the title should be what 
Hamlet it is. Whether it’s Yaphank or Westhampton, it should be up there so we can see.  The other 
thing, you forgot the number of people that are coming here to live in this area. How about the 
number of people and where they’re coming from? You forgot that. I think through history you can 
remember that (inaudible). It’s like you’re showing this but it should be under the title what Hamlet 
so people can see it and people can appreciate it (inaudible). 
 
Response:  The look and character of the Downtown in the future is not predicated on, nor should 
it be predicated on one model community or central business district.  The previous Pattern Book 
study included extensive public outreach that included questions and input identifying some of the 
area’s most successful downtowns, and the elements that make them successful and desirable 
places to visit.  The purpose of this input was not to replicate another downtown but to identify 
those elements that make them a favorite place to visit that could be applied or adapted to enhance 
Hampton Bays.  Hampton Bays is a unique community and the Downtown has its own distinctive 
characteristics, for better or worse with opportunities and constraints.  The Downtown should not 
be patterned solely on another downtown’s characteristics, but instead it should be enhanced as 
needed to make it more successful, sustainable and appreciated by residents and tourists alike.      
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2.24 Planning, Processes and Procedures 
 
2.24.1 Comment GLa-3, MPb-1, RDb-1: I find it concerning that you chose to combine the 
DGEIS and the Overlay District into one public hearing and only allowed each person 3 minutes 
to speak.  While two related subjects, they are separate and should be addressed separate or the 
speakers should be allowed 6 minutes. 
 
I attended public hearings, community meetings, I read all the newspaper articles and I read 
probably over 1,200 pages of plans and studies. I mean, the supplemental GEIS alone is 262 pages. 
I think that supports the request for an extension of time because if you think most people are really 
going to read that it’s going to take them a little extra time. 
 
I just want to thank the Committee for all the time they put into reviewing this plan, which was a 
lot. We came up with a recommendation, which is that we strongly request that the public hearing 
be extended for at least a month and the write-in period to be ten days thereafter to allow 
community members adequate time to review the Downtown Overlay District 2019 Draft Form-
Based Code and the Draft Generic Environmental Impact Statement -- I guess that’s the DGEIS, 
and related appendixes -- since the build out, allowable uses and other details and analyses are 
materially different from what was discussed in various community meetings during the past three 
years. 
 
And I may also add that I would like to have a meeting in Hampton Bays, a public hearing. If we 
have another public hearing, it should take place in Hampton Bays. After all, this affects Hampton 
Bays, it should take place in Hampton Bays. 
 
Response:  The above comments were entered into the record early to mid-way through the public 
participation process (during the first and second hearings). A public hearing was optional for the 
Proposed Action under SEQRA1; nevertheless, the Town opted to hold three separate public 
hearings, one on June 11, 2019, one on June 25, 2019, and one on July 23, 2019. The hearings 
were held at Southampton Town Hall as well as at the Hampton Bays Community Center to make 
it as convenient as possible.  Two of the hearings were held in the evening and one was held in the 
afternoon so that as many people could participate as possible.   
 
Three minutes is the standard timeframe that the Town (not to mention other municipalities) has 
used for years to allow individuals to speak at public hearings.  The proposed zoning regulations 
and environmental review of these regulations are closely inter-related and are best considered 
collectively and three minutes has been shown to allow for concise and direct comments.   
 

 
1 As stated in the SEQR Handbook (2010, p.18, No. 9):  Is a SEQR hearing required for a Type I action?  
No. Hearings under SEQR are optional. SEQR hearings are conducted at the discretion of the lead agency after it has 
accepted a draft EIS for public review. Agencies may have their own requirements under the provisions of other state 
or local laws regarding when other types of hearings must be held, and a SEQR hearing may be combined with any of 
those required hearings. (emphasis added) 
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The Town also allowed written comments to be submitted from the time the SDGEIS was accepted 
on May 14, 2019 until the close of the public participation period on August 2, 2019, a period that 
spanned a total of 80 days.  (See Section 1 of this SFGEIS for additional information on the 
SEQRA process for the Proposed Action.)  A notice of acceptance and a public hearing was 
published in the NYSDEC Environmental Notice Bulletin (“ENB”), as required, and a notice of 
the public hearing was published in the Southampton Press in accordance with state and local 
requirements, respectively.  The SDGEIS was posted on the Town’s website for all to review 
during the 80-day review period and the previous Hampton Bays studies, DGEIS, FGEIS, and 
Findings Statement are also available on the website to provide on-demand access, 24-hours per 
day and seven days/per week.  Outreach was conducted with numerous involved and interested 
agencies and community service providers, as well.  In addition, there was considerable time 
provided to comment on the future of the Downtown during the Pattern Book’s public visioning 
process which included an online survey, community charrettes, and several meetings or hearings, 
which provided the basis for the proposed HBDOD form-based code. 
 
The environmental review process has been consistent with SEQRA’s procedural requirements as 
promulgated pursuant to the implementing regulations at 6 NYCRR Part 617. You can review that 
law and other associated SEQRA information at the following link:  
http://www.dec.ny.gov/permits/357.html  
 
2.24.2 Comment RMc-1:  If I could, a quick thank you to the Board for doing this in Hampton 
Bays so that we could have the turnout and get the input that we need for this. 
 
Response:  Comment acknowledged.  See also response to Comment 2.24.1, above.  
 
2.24.3 Comment HBCAC-1, HBCACa-7, GLO-5, GLOc-2, MPc-1:  Restore the plan to its 
original Corridor Study target area, for no apparent reason the Town Administration has 
segmented this proposal to the area between Cemetery Road and Squiretown Road.  The 
original study covered the area between Sears Bellows Park in the west to the Shinnecock 
Canal in the East. 
 
The HBDOD condensed and conflated the original Corridor Study without explanation and 
determining the ramifications on the rest of the corridor plan. 
 
The Town has done a wonderful job with protecting our environment, whether that’s banning the 
use of plastic bags, even the release of balloons but I’m quite lost as to why we want to put so 
much pressure on such a small area. 
 
The Corridor plan addressed the entire corridor, from Jones Road to the Canal, and so I’m just 
concerned about the explanation as to why this should suddenly be an urge to congeal all of this 
into one section. And not only that, but to segment out this area from the original much longer 
study. I heard that it wasn’t walkable enough. I mean, if it was walkable enough then, it should be 
walkable enough now. But I just don’t get why you have to do that little section now. 
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Response:  The proposed Hampton Bays DOD regulating plan, code amendments, and SDGEIS 
are supplements to previous planning studies and environmental review, just as Hampton Bays’ 
previous plans (the Hampton Bays corridor) focused on a smaller area than Hampton Bays and the 
Hampton Bays Waterfront Resort Revitalization Plan focuses on a smaller and more specific area. 
Similarly, the Comprehensive Plan Update built off and updated the Town’s 1970 Master Plan and 
open space plans and economic development plans focus on different areas.   
 
The HBDOD focuses on the Downtown section of Hampton Bays which is different from other 
areas of the community and has its own unique issues and opportunities.  It focuses on a proposed 
overlay district (i.e., a zoning district) which is proposed and covers a small area (i.e., the 
Downtown).  The HBDOD seeks to implement recommendations from the “Pattern Book for the 
Hampton Bays Downtown Overlay District” to address contemporary/changing needs, issues and 
concerns.  Areas around Sears Bellows Park and Shinnecock Canal, while important to the 
community, are not in the Downtown area.  Municipalities routinely conduct site or zone-specific 
studies to provide specific focus on an area so that area-specific issues can be addressed. The 
current action focuses on the economic health and wellbeing of the Downtown and the VB zoning 
district, which the VB zone and previous corridor study have failed to adequately address.    
 
2.24.4 Comment DB-1, DBc-1:  The Board approved the Corridor Strategic Plan in November 
of 2013.  The Pattern Book was developed in 2017 based on the Corridor Study. Both plans were 
thoroughly reviewed and had the buy-in of the Hampton Bays residents who participated at the 
time. Please respond as to what the impetus was to move beyond these approved plans, to Market 
studies and to this current SDGEIS with the enclosed Form Based Code. Appendix A includes the 
EAF Part 1 indicating a request for zone change on April 18th, 2018 prior to the Market analysis 
dated September 8th, 2018. The Commercial Market analysis – Appendix C-3 was done September 
8, 2018. Again, why was this done so recently?  
 
I bring all that up because my concern for this additional development density was not assuaged, 
nor was I convinced by any of these studies, which I read through as carefully as I could prior to 
this meeting. And I am very curious as to why they were procured, because they’re gone since 
September -- I think you actually relayed some information before, but it was not clear. 
 
Response:  The Pattern Book for the Hampton Bays Downtown Overlay District is a plan that 
built off the corridor study. The proposed form-based code is a tool that creates the regulatory 
framework required to implement the plan.  An Environmental Assessment Form (“EAF”) was 
prepared and the Town after review of the EAF adopted a Positive Declaration indicating that a 
Supplemental DGEIS must be prepared to further assess the Action.  Additional study and analyses 
are always required as part of a DEIS process to assess the benefits, potential impacts and methods 
and techniques to mitigate impacts.  The next step following the completion of the Pattern Book 
and its outreach process was to implement this plan.  The HBDOD form-based code seeks to do 
this.    
 
Regarding development density in the Downtown, it was always been the intention to provide infill 
development, increase the density and create a more compact Downtown as indicated in the 
Hampton Bays Corridor Strategic Plan, the Corridor Strategic Plan and Cumulative Impact of 
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Build Out GEIS, and Pattern Book for Hampton Bays Downtown Overlay District.  Several 
examples are provided below:   
 

Hampton Bays Corridor Strategic Plan:  
• New development contributes to a compact, walkable, hamlet center; does not add 

sprawl. Infill development is utilized in the hamlet center to promote a compact, 
walkable environment (p. 12). 

• In the east central hamlet center, use the planned Good Ground Park as the incentive 
to create ‘themed development’ in an historic landscaped setting— ‘Good Ground 
Green’ — on the adjacent commercial parcels. Create a “New North Main Street” 
to provide access to both into the new park and to the “Good Ground Green” 
commercial uses (p. 14).  

• Propose improvements to sites in central hamlet center and new development along 
Good Ground Road. Encourage redevelopment and façade improvements, with 
adherence to Town and hamlet design guidelines. Improve area “walkability” by 
improving the street grid with new paths and connections between Montauk 
Highway and the New North Main Street to the north and Good Ground Road to 
the south (p. 14). 

• This “New North Main Street” will create opportunities for infill development in 
the hamlet’s historic center, adding to the area’s commercial activity and helping it 
achieve the critical mass necessary for economic vitality. (p. 37) 

• Promote infill buildings to replace missing “teeth” in the hamlet center and 
reinforce streetfront pedestrian ambiance (p. 73). 

 
Hampton Bays Corridor Strategic Plan and Cumulative Impact of Build Out GEIS Findings 
Statement:  

• Explore the potential for coordinated development among multiple owners south of 
the Good Ground Green site (p. 13). 

• Consider designating the proposed Good Ground Green commercial area as a 
Residential Receiving Area for Density (RRAD) in order to preserve the remaining 
PBCs in the school district and shift density to the hamlet center. This would 
compensate for the loss of a RRAD at the adjacent Good Ground Park & Tiana 
Commons properties and would be necessary if the Town decided not to entertain 
new PDDs in the area. (p. 14) 

• Promote infill development in the downtown district to concentrate commercial 
development, combat sprawl, make the area more pedestrian friendly, and increase 
physical and economic activity in the area (p. 15). 

 
Pattern Book for Hampton Bays Downtown Overlay District: 

• Infill development and façade improvements are encouraged to achieve vibrant, 
walkable areas along better-connected streets which improve traffic (p. 2). 
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• Hampton Bays has the lowest building density in the entire study (1.1 buildings per 
acre) (p. 98).2 

• Hampton Bays has 4 times the population density as Southampton, but less than 
half the building density (p. 98). 

 
2.24.5 Comment KM-1:  The Hampton Bays Civic Association has invested heavily with time, 
support, and professional planning services provided over the past 20 years; along with 
outstanding efforts of Hampton Bays Beautification and the Chamber of Commerce to be closer 
to the realization of the revitalization of the downtown business district. Along the way, the town 
has supported numerous corridor, hamlet, and park design efforts which we appreciate and has 
enabled us to get to this moment in time. We are thankful for the tremendous public investment of 
time and effort as well as support of past town boards, and for the role you are playing at present.   
 
Response:  Comment acknowledged.  The involvement and input from the Hampton Bays Civic 
Association, Hampton Bays Beautification, Chamber of Commerce, and residents of Hampton 
Bays is always appreciated and has helped to make Hampton Bays a better community. 
 
2.24.6 Comment KM-2:  With vastly improved public spaces like a park, and other properly 
restored historic properties now in public ownership, the pieces of an emerging mosaic of public 
and private investments that can create a more vibrant downtown are almost coming together.  
There are more actions to take now, and the right choices will help create a great community. 
Coming up short now will squander what could have been. 
 
Response:  Comment acknowledged.  The proposed zoning and impact mitigations identified by 
the SDGEIS seek to achieve the above goals and benefits.  The Town is intent on properly 
managing growth, remaining density neutral, and improving the quality of life for its residents and 
continuing the momentum toward achieving the vision for the area that is essential to future 
success.  It is understood that change is inevitable, and planning and adaptation are ongoing 
processes, and when done correctly, help to address everchanging needs.  The Town appreciates 
the input provided by its residents, and with this input, will continue to strive toward meeting the 
challenges that face the community and implementing new ideas and approaches that will enhance 
Hampton Bays for years to come.   
 
2.24.7 Comment KM-16, KMb-5:  We appreciate how hard it is to advance anything these days. 
The Town has held lots of hearings, meeting, charettes and forums. This code is largely what the 
public said they wanted. Please act to adopt this code. For too long we have gotten this close on 
other matters, to only have a few voices give cover to the Town Board to take no action.  While the 
process of public discussion of ideas can be unruly, confusing, and difficult to see through “the 
fog” to reach consensus, your job is to act to find that consensus. We are confident that acting to 
adopt this plan is the correct public policy especially against what we have in place. Which 

 
2 The referenced study included an assessment of conditions in nine central business districts on Long Island. Those 
downtown districts and building densities/acre are as follows: Hampton Bays (1.1/acre), Southampton (2.8/acre), Sag 
Harbor (3.0/acre), Bridgehampton (1.7/acre), Amagansett (1.6/acre), Westhampton Beach (1.6/acre), Greenport 
(3.5/acre), Port Jefferson (2.6/acre), and Patchogue (2.9/acre).  
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everyone has said isn’t working either. So, the only way to get a different outcome in our business 
district is to make changes to the zoning code as presented to the public.  
 
We urge the Town Board to adopt this plan, watch carefully for what is working and what needs 
to be adjusted and then act to make those adjustment, with guidance and feedback from the 
recommended ad hoc performance committee, if possible.  
 
I’m not asking for a formal committee to do oversight, but a quick reaction to correcting what’s 
working and what’s not, and a quick adjustment to what’s not working is being requested. As we’re 
going forward, we would ask that we quickly make those evaluations and not just say we set it in 
stone, the concrete has hardened, and we’re not going to visit this again. 
 
Response:  Comments acknowledged. The Town takes all comments seriously and understands 
that it is not possible to please everyone.  Nevertheless, the Town is committed to addressing 
important issues, maximizing consensus and charting a course that achieves the greatest good for 
the most people, including underrepresented persons, with as little impact as possible. It should be 
noted that previous community plans, such as the Corridor Study, the Cumulative Impact of Build 
Out analysis and GEIS that are now lauded as successful efforts, including during the current 
process, were once subjects of considerable consternation among the public, until they were 
adjusted and more fully explained and understood.    
 
2.24.8 Comment KMb-1, KMb-6:  My 24-year-old son was born the day after 700 people were 
in the Southampton High School doing the 1995 comp-plan update, which included a major 
segment on downtown revitalization, parks and redevelopment of disinvested downtowns, of which 
Hampton Bays was the poster child for that discussion. We said a park, a better functioning 
downtown, more pedestrian friendly communities; and here we are 24 years later still having that 
conversation -- but getting much closer. So I know you’re all used to hearing this, but as a resident 
of Hampton Bays, I’m expressing my personal and institutional pleasure with the efforts that have 
been made by planning staff, Janice and Kyle in particular, and the consultants that you guys and 
your predecessors have hired to get us to this point. And now what we want you to do is close the 
deal.  
 
We’re recommending that you proceed. I want to thank you for all the effort that was made to get 
it this far, the staff and all the efforts. When I ran through the litany of different studies since 1999, 
it’s a lot, I get it… and get moving. 
 
Response:  Comment acknowledged.   
 
2.24.9 Comment GLO-23:  The goal of the Overlay District is revitalization. The SDGEIS 
needs to address the specific actions the Town of Southampton has taken since 2016 to spur 
revitalization in the Downtown district. This should include a discussion of the revitalization 
alternatives that do not require zoning or other changes that the Town has also considered. 
 
Response:  The existing VB zoning and previous corridor study have not achieved the benefits 
and revitalization of the area that is desired.  The Proposed Action correctly takes a comprehensive 
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approach toward addressing economic development, housing, infrastructure, environmental, 
aesthetic and cultural resource protection and controlling growth, while respecting private property 
rights.  Zoning is the best tool for managing land use and accomplishing community development 
goals and objectives and is essential for implementing the duly vetted Pattern Book for the 
Hampton Bays Downtown Overlay District.  The Town has acquired the Good Ground Park 
property and created a community park.  It has worked toward the protection and preservation of 
historic structures including the Lyzon Hat Shop, Prosper King House, and former Chamber of 
Commerce building.  It also acquired the former Tiana Commons PDD site.  However, these 
actions alone do little to address issues such as economic development, jobs, business 
opportunities, streetscapes, housing options, and Downtown revitalization, which is why the Town 
is pursuing the creation of the HBDOD. 
 
2.24.10 Comment CSa-8, MPc-5:  In the future, when someone submits a site plan, will they be 
required to submit a supplemental GEIS or would they have to do a full blown environmental 
review?   
 
I’m concerned about the use of projects or plans for mitigation that in and of themselves would 
require an additional EIS and additional mitigation. For example, maybe the sewers or even the 
transportation plan may require their own EISs and that may require additional mitigation. So, 
I’m not sure that it’s appropriate to use those types of projects. 
 
Response: The following excerpt from 617.10 (b) and (c) of SEQRA’s implementing  regulations 
outlines the options for future environmental reviews under SEQRA when a Generic EISs are 
prepared:   
 

(c) Generic EISs and their findings should set forth specific conditions or criteria under 
which future actions will be undertaken or approved, including requirements for any 
subsequent SEQR compliance. This may include thresholds and criteria for supplemental 
EISs to reflect specific significant impacts, such as site specific impacts, that were not 
adequately addressed or analyzed in the generic EIS. 
 
(d) When a final generic EIS has been filed under this Part: 

(1) no further SEQR compliance is required if a subsequent proposed action will be 
carried out in conformance with the conditions and thresholds established for such 
actions in the generic EIS or its findings statement; 
(2) an amended findings statement must be prepared if the subsequent proposed 
action was adequately addressed in the generic EIS but was not addressed or was 
not adequately addressed in the findings statement for the generic EIS; 
(3) a negative declaration must be prepared if a subsequent proposed action was not 
addressed or was not adequately addressed in the generic EIS and the subsequent 
action will not result in any significant environmental impacts; and 
(4) a supplement to the final generic EIS must be prepared if the subsequent 
proposed action was not addressed or was not adequately addressed in the generic 
EIS and the subsequent action may have one or more significant adverse 
environmental impacts. 



 Hampton Bays Downtown Overlay District 
Zoning Map and Code Amendments 

Supplemental Final Generic Environmental Impact Statement 
 

 
      Page 2.24-8 

 
 

Any additional mitigation that comes out of any subsequent environmental, not to mention any 
site plan or other required reviews for site-and project-specific plans would be above and beyond 
what can be identified at this time and would be a benefit rather than a detriment to the community.   
 
2.24.11 Comment GLBa-1:  A lot of this turns into busy work. This plan is from 1999 and updated 
in 2010. Let’s just remember that in 1999 there weren’t iPhones. Amazon was still selling books. 
I think Google was just rolling out. Google is an amazing tool if you have haven’t used it. If you 
Google, what should follow, form or function in planning? It says, form should follow function. As 
Christine Scalera, Councilwoman Scalera pointed out, Hampton Bays is already built. So, we 
really needed, going back, to see how we could develop currently -- like 20 years ago -- to enhance 
Hampton Bays. You had developers along Good Ground Park that were interested in doing things. 
I know that and you know that. We could have worked with them over the years and just gotten it 
done. But once again, we got to have this circus thing going on. 
 
Response:  Changing conditions and community needs are two important reasons why plans need 
to be periodically reviewed and updated.  Just because a community is already mostly built doesn’t 
mean that new standards shouldn’t be put in place for future infill development and redevelopment 
of what currently exists to adapt to changing conditions and circumstances.  We believe recent 
planning (The Pattern Book) and the proposed HBDOD zoning code address form, function, and 
much more, and provide the array of standards and requirements to create a more successful  
Downtown.  The form is outlined in the Pattern Book and is codified in the Proposed Code 
consistent with the considerable outreach that was performed, and the proposed zoning will be 
beneficial in creating a more functional traditional downtown mixed-use district.     
 
2.24.12 Comment GLBb-6, GLBb-7, GSb-1:  It’s not consistent with the plan. A lot of the data 
that’s provided in the plan is kind of contradictory to the plan and provides misleading 
calculations for the density, for the taxes, for the parking, as well as the transportation. All that 
needs to be gone through again with a more critical eye. 
 
The residential and the build out shows, just as an example, it shows that there are 200 additional 
units, again, not complete build out, not including first floor, just bad theoretical look at it with 20 
percent being allocated to affordable, ten percent higher than Suffolk County requires. And a 100-
bed assisted living facility. That was never an intended use, never presented to the community. So 
again, two things never presented to the community was a use of a 100-bed assisted living facility, 
as well as first-floor residential apartments. Never presented to the community, including tonight. 
 
We pretty much all decided that we like the look of a Sag Harbor type town. Never, at any point, 
did we say we wanted to have an assisted living facility right in the middle of Town, or lots of 
private residences. That was just never discussed. If I missed it, please, somebody let me know, but 
I don’t think I did. 
 
Response:  The land use table will be revised to indicate that an assisted living use is not permitted 
in the HBDOD.  The 20 percent affordable units (moderate to middle income according to the 
Town Code) complies with Suffolk County’s call for 20 percent affordable units when an STP is 
proposed.  Although the Long Island Workforce Housing Act requires that a minimum of ten 
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percent of multifamily residential units be affordable/workforce housing, this is a minimum.   The 
Town Board represents all residents of the community, not just persons with ample means or who 
have a spouse to share the costs of living with.  Affording a home in Hampton Bays is difficult for 
many (elderly on fixed incomes, young people just starting out, single parents, etc.) and housing 
affordability has been exacerbated by the many open space acquisitions in the area which have 
contributed an increase in land prices.  As previously discussed, the median sales price of a home 
in Hampton Bays in 2019 based on 60 sales was $542,500, and many residents are unable to afford 
such homes. In its current socioeconomic condition, a diverse housing stock including multifamily, 
townhouse, condominium and apartments of different sizes and rents or costs are needed, not to 
mention additional investment opportunities, temporary construction work, and full and part-time 
retail, office and service work.  (See responses in Section 2.3).  
 
2.24.13 Comment GLBc-2:  What the land management staff says about the assisted living and 
the motels and the dense use, is actually part of their zoning. It’s allowable uses, either by special 
exception or it’s permitted. So, any development that comes in doesn’t have to go through a forum 
and look at that. And come to the community as in other areas like Remsenburg-Speonk where 
there are 37 affordable housing units that were put in, and it was a very transparent, open process. 
In Hampton Bays it’s a roundabout. 
 
Response:  The Town has conducted and continues to conduct considerable outreach and has done 
so in a transparent manner (see Chapter 1 of this SFGEIS for a detailed discussion of the SEQRA 
process).  Any future development would have to conform to the proposed HBDOD zoning or the 
existing VB zoning.  The proposed zoning has been provided to the community for review at the 
Town Clerk’s office and online.  Future site plans would have to go through site plan review, 
comply with the identified mitigations that will be included in the Findings Statement for the 
SGEIS, and would be subject to additional review and mitigation.  The Town Board, Planning 
Board, and Zoning Board are primarily responsible for overseeing zoning, land development, and 
SEQRA reviews, and each discharges their responsibilities consistently and in accordance with 
applicable laws and procedures, regardless of which community or neighborhood the action or 
application is located in.     
 
2.24.14 Comment MPc-8:  I think when people don’t understand, the Town’s response should be, 
“What can we do to make them understand?” I’m glad that you did this tonight, perhaps it helps 
people understand some things, but the Town has to be transparent in explaining itself to the 
citizens, especially when there are things, they know that people aren’t going to like. Instead of 
glossing right over them. I don’t think that’s fair or good government. And even if we still don’t 
get it, so what? Does that mean you just go ahead and do it? Shouldn’t the response be to work 
with us and help us understand and so on? You guys do this all day. I don’t do this 
all day, I bet most people here don’t do this all day. And I think the Town has to be more sensitive 
to that, for myself. I guess I don’t speak for everybody else, but for me, I would appreciate that. 
 
Response:  The Town and its consultants provided presentations at each of the three public 
hearings held for the SEQRA review for the Proposed Action and explained or answered many 
questions and comments along the way.  Similarly, the Town conducts considerable outreach every 
time a planning study is conducted and tries to educate the citizenry regarding proposed actions 
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and makes the requisite information available for review.  It should also be noted that the primary 
purpose of a SFGEIS is to gather all comments received on an action and respond to each 
substantive related comment in writing.     
 
2.24.15 Comment MHa-1:  I’d like to digest it, but just in general to say that I think both the Town 
Planning and Development Administrator and Assistant Town Planning Director have worked 
very hard to implement what we started out when we were doing the charrette and studies. 
 
Response:  Comment acknowledged.   
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T O W N   O F   S O U T H A M P T O N   

T O W N   B O A R D

-------------------------------------X

PUBLIC HEARING
RE: #7. Combined Public Hearing for SDGEIS and 

Amendment to Chapter 330 to add Article XXXII, 
Sections 330-421 through 330 as the Form-Based 
Zoning Overlay District entitled 'Hampton Bays 
Downtown Overlay District'(HBDOD).  

-------------------------------------X
     

    June 11, 2019
   1:00 p.m.

  
Southampton Town Hall

 116 New York-27A 
             Southampton, New York 11968

B E F O R E:

JAY SCHNEIDERMAN,

 Town Supervisor
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P R O C E E D I N G S

SUPERVISOR SCHNEIDERMAN:  Thank you. And we 

have Kyle Collins, our land planning and 

development administrator, here to introduce this.  

MR. COLLINS:  Thank you, very much.  

This is a joint public hearing for both the 

proposal of the local law and the supplemental 

GEIS.  

I'm just going to go over a brief history on 

how we got to where we are today and then go 

through the general format and regulations under 

the GEIS, and then turn it over to Carrie 

O'Farrell, the consultant from Nelson, Pope & 

Voorhis who is preparing the supplemental GEIS to 

analyze the impacts associated with the proposed 

local law.  

Okay.  Just wait a sec for the PowerPoint to 

come up.

(Whereupon, a PowerPoint presentation was 

shown in the hearing room.)

Again, as you recall, this came out of the -- 

the Town did a corridor study back between -- 

probably started in 2010, and culminated in the 

adoption of the Hampton Bays Corridor Study.  That 
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corridor study went from Jones Road on the west of 

the Hamlet all the way to the Canal in the east.  

There were several recommendations coming out 

of the Hampton Bays Corridor Study and associated 

GEIS, and one of those recommendations was focused 

on the downtown.  It said, develop Hamlet design 

standards for the central-business district.  

In order to achieve that objective, this Town 

Board hired an outside consultant to create a 

Pattern Book of historical concepts.  As part of 

that initiative, there were three different 

components that Historical Concepts was charged 

with looking at.  First, was the data gathering.  

The date gathering component of that required them 

to go out and survey -- basically, look at the DNA 

of existing downtowns in both the East End as well 

as in the rest of Long Island.

As part of that, and what the intention of 

that is to say, what are the components of your 

downtown that makes a successful, traditional, 

historical downtown.  You know, what are the 

sidewalk widths?  What's the on-street parking 

like?  Are there street trees?  What's the 

relationship of the buildings to the road and the 
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public street environment?  What are your block 

lengths?  

So they went out and did that, then presented 

that through public participation process, both 

through public hearings as well as an online 

survey.  As a result of that public participation, 

we had over 1,200 responses.  As part of that 1,200 

response we came up with some recommendations that 

came out of the Form-Based Code.  

Okay.  We're at the visual preferences 

survey. 

Next(request for the next PowerPoint slide).

As part of that, and this whole community 

participation process, one of the things that was 

driven was to determine what the vision was in the 

Pattern Book.  

And this is what the vision was:  A vibrant, 

walkable, mixed-use downtown with many options for 

shopping, restaurants and with high pedestrian 

activities. 

Next.  

As I said, there was a visual preference 

survey.  Part of those visual preference surveys 

were four different forms and elements in the 
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downtown.  This one illustrated the Main Street 

form and scale. 

Go to the next one.  Building and shop-front 

preferences.

Next. 

The street-scape.  That's really the public 

realm; what happens from the building out?  The 

street-scape, as well as the street types.

Next.

There were two downtown areas that the 

community of Hampton Bays liked the elements the 

best and that was Sag Harbor and the Village of 

Southampton.  

Next.

Now, as part of the Pattern Book it 

ultimately was to define, what are those elements 

that should be included in your regulations?  Part 

of that goal was to establish in the Pattern Book, 

what is the scope of development the community 

wanted to see?  What's the public realm?  What are 

the street-scapes the community wanted to see?  As 

well as the building massing and architectural 

characteristics?  

Now, first, as I mentioned, some of those 
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elements were block length.  This slide illustrated 

that between Springville and Ponquogue is over 

1,600 feet.  The mean block-length of downtowns 

that Historic Concepts looked at were less than 600 

square feet.  What typically happens when you have 

an oversized block length -- when you don't have 

that break in the street-scape -- people tend not 

to continue to walk.  Also, the problem with 

downtown Hampton Bays is that you have almost a 

quarter of a mile between intersections, 

particularly in your peak morning traffic, as well 

as in the evening traffic.  

Once you get past Springville heading east in 

the morning, you're kind of kidnapped.  You can't 

get out off of Main Street because you don't have 

any of that north-south connection between Montauk 

Highway and Good Ground Road.  

What's illustrated on here, is the line -- 

just for orientation -- a line going through the 

middle of the page (indicating).  There is Montauk 

Highway and those orange arrows illustrate some 

potential locations for some connectivity that 

would provide that relief-valve for the traffic to 

get out off Montauk Highway when they didn't need 
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to go all the way to Ponquogue.  

Next.

The Pattern Book establishes setbacks and 

facade standards.  This illustrates what is called 

in the Code a build-to line.  Our typical zoning 

just has a minimum setback requirement.  This 

actually illustrates where the building has to be 

placed.  It provides some flexibility so you have a 

minimum and maximum and it illustrates exactly 

where the buildings have to be.  Along Montauk 

Highway, those build-to lines are established as a 

five-foot setback to a ten-foot setback.  

On the lighter purple area off of Montauk 

Highway, you see that there's a ten-foot minimum 

with a ten-foot spread between the build-two line.

Next. 

Now, the build-siting guidelines.  This 

determines how wide the building frontage has to be 

along the frontage of particular types of streets.  

Currently, the entire area is VB, which is our 

Village Business Zone, which is our greatest 

flexibility.  When it was determined, even in the 

2013 GEIS, the amount of acreage that was actually 

zoned VB exceeded what was needed for the Hamlet of 
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Hampton Bays.  So through this process, the 

community said, okay, where does the community want 

to concentrate that downtown area?  So the dark 

green line establishes the street wall where the 

buildings have to be placed.

Next. 

Another concern was building heights.  Right 

now the VB maximum building height is 35 feet and 

two stories.  The proposed code does not change the 

maximum building height; however, it does propose 

to permit, within that vertical building envelope, 

three stories.  In addition, what happens 

typically, if you don't have a standard for pitched 

roofs and those types of things, everything will be 

at a flat-roof standard at 35 feet.  

So the code is meant to encourage -- as we 

see in our traditional downtowns -- it is to allow 

for pitched roofs, although at the street wall, it 

will not exceed the maximum height of 35 feet.

Also, there are additional standards that 

include a maximum along the street frontage, so you 

don't have all the three-story buildings.  If there 

is a maximum of 60 percent in the three stories 

then it has to be broken up by a two-story 
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building.  And depending on the size of the lot, if 

it's greater than 60 feet, there's actually a 

standard that the maximum length of a three-story 

building has to be 72 feet long, with a breakup of 

another 40 feet, before you can have another 

three-story building.

Next.  

This actually identifies -- the community 

wanted to see the Montauk Highway maintain it's 

existing character with two-story buildings, so on 

Montauk Highway it will still maintain that 

character.  But off of Montauk Highway it will be 

permitted to have that three story within that 35 

building footprint -- vertical building footprint 

-- so as to maintain the existing character of 

Montauk Highway.  

Next.

Again, as I said, the Pattern Book was to 

establish the standards based on community input 

and surveys of existing downtowns to determine 

Form-Based Code.  Actually, it takes those findings 

from the Pattern Book and puts it in to a 

regulating code.  It is based more on what the 

preference of the community are, establishes the 
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10 

massing in scale, and establishes based on local 

context. 

Next. 

Typical, conventional zoning deals with 

lot-coverage density setbacks and doesn't really 

establish any standards for design or forms. So on 

the left hand of the slide, it shows you basically 

it regulates the box.  However, Form-Based Code 

actually regulates what the actual community will 

look like and not simply a box, as shown in your 

typical conventional zoning.

Next.  

So here's the basis for Form-Based Code.  

Everything gets down to the regulating plan.  Those 

elements that I just identified for the Pattern 

Book are all established in this regulating plan.  

The pink is the central business zone.  That is 

where the higher concentration of development that 

was synthesized through the Pattern Book so those 

pink areas establish that central-business 

district.  The yellow is more of a transition zone.  

That is the area with the dotted black line along 

the street frontage.  That establishes the maximum 

frontage at 80 percent.  The building wall is maxed 
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at 80 percent, down to 50 percent.  So on the 

western part, there will be less intense 

development, thereby concentrating it more along 

the eastern side consistent with the development 

that's along Ponquogue and Main Street now.  

The black, thick line is, again, a building 

frontage requirement.  It requires 80 percent of 

the building to be placed within that build-two 

zone.  

In addition, the regulating plan identifies 

the street types.  Three different street types are 

identified here.  There's A, B and C; B is the 

existing Montauk Highway.  The code establishes 

specifically what the sidewalk widths are; the 

distance between street trees, on-street parking 

type.  For the B street, it's parallel parking.  

The A street, which will provide the connection 

that will link Good Ground Park back to Montauk 

Highway, has standard forward, diagonal parking.  

It'll be a new plan, similar to a boulevard, 

with commercial -- analogous to what either Good 

Ground, excuse me, what Jones Lane or Newtown Lane 

is to Main Street in East Hampton and Southampton, 

respectively.
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In addition, just to be clear, the location

of the street types, particularly the north-south

connection are just illustrative on this map.  It

will be determined as development comes, as

applications come to the Planning Board, exactly

where those are, but this is a guideline to

determine what the intent is to provide that

connectivity.

The regulating plan does specifically

identify where the zoning district lines are, along

with the street types, but it's not hard and fast

on where those roads will be.  Those will be

determined through the site-plan process with the

Planning Board.

Next slide.

COUNCILWOMAN SCALERA:  Will the C -- wait,

Kyle -- what was the C?

MR. COLLINS:  The C, are lower roads.

Although -- and I'm glad you asked a question about

the C. Although it is a road type, it doesn't have

to be a public road.  Although it will be an access

road -- it will look like a road -- but it will

still be part of a site-plan review.  It will bring

you into the site to get to parking, which will be

CSa-1 
Sec.2.8.1

0 & 
2.23.2 
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required behind all the buildings.  No parking is 

permitted to front on the street front, which then 

gets you back to the east-west connection, which is 

an ally A type, which will provide cross access 

between parking lots between the buildings that 

were front on both Montauk Highway and Good Ground 

Road. 

COUNCILWOMAN SCALERA:  Is it possible they 

are either one direction coming this way as opposed 

to two. 

MR. COLLINS:  Yes.  It will be one direction 

coming off of Montauk Highway so you don't have any 

left turn conflicts with Montauk Highway.  Once you 

get passed the, you know, coming out of a parking 

lot located to the south of the building and on to 

Good Ground Road, it will become a two-way road.  

COUNCILMAN BOUVIER:  What about allowances 

for bicycles and pathways --

MR. COLLINS:  That's included in the -- we'll 

touch on that a little bit later in another slide.  

SUPERVISOR SCHNEIDERMAN:  And is parking 

allowed on Montauk Highway under this plan?

MR. COLLINS:  As it currently is now. 

SUPERVISOR SCHNEIDERMAN:  Right, okay. 

CSa-2
Sec.2.8.11

CBa-1
Sec.2.8.13

SSa-1
Sec.2.8.14
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MR. COLLINS:  There is no proposal to do 

diagonal parking or -- although, it's interesting.  

If you look at old aerial photographs, you do see, 

at one time, diagonal parking was permitted on 

Montauk Highway, but this does not -- the B street 

has parallel parking, while the A street does have 

diagonal parking.  

Next.

So the regulating plan concepts.  I just 

pulled two of them out.  I had mentioned it before; 

The build-to zone is the area where the building 

has to be placed within that zone.  It does provide 

some flexibility so you can create some courtyards 

and those types of things, but, again, the street 

walls have to be predominately defined by the 

building and then the height.  Again, I talked 

about this a little bit, flat roofs are treated a 

little differently than pitched roof.  We're trying 

to encourage pitched-roof buildings and, therefore, 

if there's a 45 degree angle -- but, again, it was 

very important that we do not exceed the maximum 

height which is permitted in the zone, which is 35 

feet at the street wall.  

Next.  
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This is just an example of the development 

standards as I mentioned.  The Form-Based Code is 

very reliant on graphics.  Each one of the three 

zones that were included in the zone have what is 

on the right hand side, kind of a 3D sonometric 

drawing to illustrate to both reviewers, the 

Planning Board, as well as applicants, what the 

community wants to see in these individual zones.

Today, if you look at the zoning code, you 

have no idea, it's all text.  It's very hard to 

determine what a development is going to look like.  

So it assists that both the applicant, as well as 

the reviewing body would determine what 

developments should look like.  

On the right-hand side of the page, the top 

shows what the set back requirements are in terms 

of the build-to zones -- where parking can go, 

where other accessory uses can go. 

On the right-hand side, it has a vertical 

building envelope and how that relates to the 

height standards and the like.

Next.  

Again, I talked about this visual preference 

survey.  Again, this is to assist both the 
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reviewing body of the Planning Board and 

applicants. It gives you visual aid to determine 

what the building types that are permitted.  There 

are actually -- this is an example of commercial 

block building type.  There are actually five 

different building types that are considered under 

the code.  But this is just an example of one of 

the building types.  

In the upper right-hand corner, that building 

is a three-story building that's actually right 

downtown in Southampton.  Sant Ambroeus restaurant 

is on the first floor, you guys may know it.  

It's interesting, on the left-hand side it 

almost mimics exactly the graphic that is used in 

the code, so it's actually -- you can see in a real 

world, practical illustration that what the graphic 

that's created and then the real-life example of 

what the community was looking for.  That building 

was also included in a visual preference survey and 

also got a high rating. 

Next.  

There were four different architectural 

styles that were developed in the Pattern Book and 

they are included in the Form-Based Code:  There's 
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the maritime, mercantile, East End Colonial, South 

Shore Shingle, and Good Ground Road revival.  

Again, utilizing images, which highlights 

individual features.  It's a little hard to see 

from here, but there's actual numerated elements 

that are tagged on the building and then in the 

text it outlines, what are those design details 

that are representative of each one of those 

architectural styles.  

Next.

This gets into the street types.  I talked 

about A, B and C. Each one of the street types has 

a cross section that identifies, what is the 

minimum traveling; what is permitted on parking 

sidewalk widths; a landscape aisle, for the 

purposes of created street trees; as well as 

creating bike lanes and the like.  

Next.

This is just an example, again.  This is kind 

of an example of redevelopment of the site.  The 

graphic on the left-hand side illustrates existing 

conditions.  Four different sites, four different 

curb cuts, four different parking lots.  And then, 

on the right is a concept of having those sites 
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redeveloped under the existing code through, say, 

if their coming in for an addition, a second-story 

addition, we could improve the circulation by 

having one curb cut that would connect, kind of one 

of those C streets that would provide access from 

Good Ground Road to Montauk Highway and having 

access off the parking lots, which would be to the 

rear of the site.

And then also, as part of the supplemental 

GEIS, we requested that Nelson, Pope & Voorhis also 

do a market study.  The intention of that market 

study was to look at what the existing supply of 

different uses within the downtown based on the 

population.  What is the existing demand?  And 

determine what is their surplus of supply in the 

area, as well as what uses needed additional 

demand.  

Next. 

We used that data to create a use table.  I 

know you can't read that, but I put it up here 

because our existing code is all use-based and not 

form-base.  That will be one page of uses, wherein 

our existing code we have ten pages of defined 

uses.  Our code is based on an SIC code, going out 
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to four digits on the SIC code, which gets to be -- 

in a general retail category alone, we have 50 

different uses that are listed in our code.  So, 

you know, particularly over time, as uses change, 

as we know they all do, we get back to more of what 

we want to see our build environment to look like 

and get away from certain uses.  Although, there 

are specific uses in here that we felt needed to be 

regulated that are special exceptions.  

Again, this is -- to be a pedestrian oriented 

rather than highway corridor, which can be more 

auto oriented.  There are Xs on some of those, and 

so drive-thrus and those things are not permitted 

within the central business district to alleviate 

some of the traffic issues associated with that.  

With that, I'd like to turn it over to Carrie 

O'Farrell, who will take you through the analysis 

that was completed as part of the Supplemental 

Generic Environmental Impact Statement.  

COUNCILMAN BOUVIER:  Just one question, Kyle.  

The allowance for deliveries to these businesses 

that are within this overlay district?  

MR. COLLINS:  Correct.  Those are through the 

alley A concept, and it specifically talks about 

CBa2
Sec.2.8.16  
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where those service alleys should be.  In each one 

of those districts that are included there, but 

they're all to be in the rear of the building and 

all to be accommodated through the rear of the 

building.  

COUNCILMAN BOUVIER:  Okay, thank you.

(Pause in the hearing.)  

MS. O'FARRELL:  Good afternoon, Carrie 

O'Farrell with Nelson, Pope & Voorhis.  We were the 

primary preparers of the Draft Environmental Impact 

Statement, which is actually a supplement to the 

Generic Impact Statement that was prepared for the 

overall Hamlet-wide work that was done in 2013. We 

determined that, given the proposed change in the 

code that is proposed just for this DB area, that a 

Supplemental Generic Impact Statement was 

recommended and prepared. 

Next (indicating next PowerPoint slide).

We did this by looking at, specifically, that 

DB area and inventorying existing conditions, very 

specifically looking parcel by parcel, and 

understanding existing uses.  And then we did a 

build-out of what could be anticipated under 

existing zoning, and then did the same thing under 
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the proposed zone.  

So you have a comparison of existing 

conditions, what could be built under the existing 

zone, and then the future code, if it were adopted, 

on a ten-year horizon.  So that's what the EIS, I'm 

sorry, the Environmental Impact Statement 

evaluates.  

So we go through that, we evaluate all the 

different areas of potential impacts and provide 

mitigation measures to ensure that the Town Board 

fulfills its requirements under the State 

Environmental Review Act.

Next.  

The theoretical development scenario.  This 

is just a breakdown of uses.  As we said, we went 

through individually and looked through the parcels 

as they exist -- as they currently exist today -- 

determined if a site was either a hard site, 

quote-on-quote, meaning that under existing 

conditions the grandfathered uses exceed or could 

be built under the existing code, or how that would 

relate to the future zoning, and looked at each of 

the sites and came up with a reasonable, 

theoretical develop scenario.  So you can evaluate 
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what could happen if users were to come in and 

build under this code.  

Next. 

Again, as I mentioned, we looked at both 

existing conditions, the future code and then 

looked at the delta as it would compare to a 

build-out under existing zoning.  This chart just 

shows an example.  It's obviously a very quick 

summary of a lot of work that's in the Environment 

Impact Statement, which is available online for 

everyone to look at.  And it shows you, sort of, a 

comparative difference of where the increase would 

be depending on -- and, again, this is a 

projection.  So we evaluate this and we will 

establish thresholds in the Impact Statement.  And 

the idea is that if someone were to come in and 

bring a project before the Board that fulfills 

these or is within the thresholds and within the 

limitations that we're going to establish within 

the finding statement which is adopted at the end 

of this process, that they would be able to build 

in accordance with this seeker process. 

Next. 

A traffic impact study was prepared, looking 
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at ten different intersections, which are the red 

dots that you can see on the map that's before you.  

As part of that impact analysis, and as 

probably you are aware, there are a number of 

instances where you have existing conditions which 

represent some poor levels of service.  When you 

take just about any development of any size, 

whether it would be under existing zoning or under 

this proposed zoning, there is a need to provide 

some level of mitigation in order to accommodate 

the traffic. 

In particular, as Kyle mentioned, the idea of 

the through streets, the cut streets between 

Montauk Highway and Good Ground Road, provide one 

opportunity to relieve some of that traffic that's 

on Montauk Highway currently.

 In addition to that though, the existing 

conditions are such that the Good Ground Road 

Extension, which is something that has been talked 

about for a really long time, would serve to 

mitigate impacts, particularly on Montauk Highway 

and Springville Road because a number of cars come 

from 24 East on to Montauk Highway and then down 

Springville Road to serve the majority of Hampton 
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Bays to the south.  It's the same thing in the 

reverse movement as you go north from -- you have 

Hampton Bays to the south, coming north to Montauk 

Highway and taking a left onto Montauk Highway.  

So the dashed line that's shown on that 

figure is the idea of the Good Ground Road 

Extension, which would take place, again, extending 

the existing Good Ground Road to the west and then 

north to the existing intersection of 24 and 

Montauk Highway.  So that's a recommended 

mitigation measure that's evaluated in the traffic 

study that shows an improvement over existing 

conditions. 

There's an additional recommendation for 

mitigation measures on the -- for a new left-bound 

turn lane when you're going southbound on 

Squiretown Road and Montauk Highway. Right now it's 

a single lane that serves both through traffic, 

right- and left-hand turns.  So if somebody is 

waiting at that intersection to make a left-hand 

turn and it stalls everyone, you can get the rights 

through.  So the idea is to create a dedicated turn 

lane in that location. 

Again, that's an existing condition that's a 
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poor level of service.  When you add anything more 

to it, it just further adds delay.  So it's a 

recommended mitigation measure that's evaluated in 

the Draft Environmental Impact Statement.   

Next. 

Another thing that we looked at, and one of 

the key concepts to the idea of establishing this 

Downtown Overlay District, was to get the 

residential density from the Hamlet and concentrate 

it in this area and bring different types of 

residential use to the downtown.  

So we looked at, how do you balance that with 

the zone.  There is an increase of, particularly 

the apartment uses and we recognize the fact that 

there's been concern about density.  So we have 

some recommendations that looked at how to balance 

that when you compare the build out that was done 

in 2013 to how it would change under this proposed 

code. 

So we looked at a number of different things, 

one of which was, what yield changes have occurred 

since a number of properties have been purchased 

under CPF funding since 2013 to now.  So we looked 

at, okay, how much density has been purchased 
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through those acquisitions over time?  So that's

quantified in the Draft Environmental Impact

Statement.

And then we have two other recommendations,

one of which was a recommendation that was part of

the 2013 analysis that looked at creating this HOHC

transition zone that would allow for apartments

above stores, sort of on the perimeter.  The idea

-- that has never been adopted by this board and

our thought is that, with the envisioning of the

new Downtown Overlay District, is to try and drive

that density back into the downtown area.  So we

think that provision or that recommendation from

2013 should be eliminated so that the residential

component of that would instead be driven to this

downtown area.

COUNCILWOMAN SCALERA:  Do you have a number

on the density reduction from acquisitions?

MS. O'FARRELL:  We do, yes.  I can get that

for you if you want.

COUNCILWOMAN SCALERA:  I just, I mean --

MS. O'FARRELL:  Yes, well.  The sum total at

the end of the day is that --

COUNCILWOMAN SCALERA:  Is that conversion

CSa-3
Sec. 2.1.5

CSa-3
Sec. 2.1.5
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table from before?

MS. O'FARRELL:  We use sanitary density as

the conversion factor and between the properties

purchased that accounts for about half of the

additional density that we evaluated would result

as proposed by the code.  And then looking at

either the removal of the HOHC, and then we looked

at condo conversions which is something that has

been recommended in the last several years -- it's

one of the recommendations from your Coastal

Resource and Water Protection Plan -- is to

consider prohibiting conversions of existing motels

in the RWB district.  So that provides for some

additional density if that provision were adopted

as has been recommended.

So we calculate in the document the density

that would be based on that from existing hotels

within the Hampton Bays' area that are RWB.  We

calculated, again, the density that has been

purchased so far based on property acquisitions and

it does offset the additional density that has been

anticipated under the code.  So it does result in a

balancing and even a net reduction.

Next.

CSa-3
Sec.2.1.5
Cont.
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Mitigation.  So the way -- I started to talk 

about this before -- but the way the document is 

set up, we're evaluating this theoretical 

development scenario with a variety of different 

uses, which was the table that I put up before.  

There is, however, going to be a need for 

additional environmental review on a site-specific 

basis, because we don't know which properties are 

necessarily going to redevelop and where their 

exact access points are going to go for instance.  

So the document has a whole chapter called 

future actions, and what that does is identify, not 

only mitigation measures that are required just as 

recommendations to offset potential impact, but 

also future actions that may be necessary for 

site-specific evaluation, whether that's access, 

for instance, or existing environmental conditions 

as they relate to asbestos and tanks and things 

like that. Things that have to be done on a very 

site-specific basis that we can't look at from the 

10,000 square feet perspective.  

Of the mitigation measures, I talked already 

about the Good Ground Road extension, but also 

advanced sewage treatment is a recommendation and 
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it's the only way that sewage treatment can really 

be addressed, given the density and increase in 

development that were looking at.  And that 

provides for and it's evaluated in the Impact 

Statement a net benefit from a nitrogen reduction 

standpoint, bringing down a reduction from existing 

conditions below half of what the nitrogen loads 

currently are if these areas were to be connected 

to a sewage treatment plant. 

COUNCILWOMAN SCALERA:  And we've identified 

the lot fronts of where we'd probably do that, 

correct?  

MS. O'FARRELL:  Right.  There's a couple of 

options that are discussed in the Draft 

Environmental Impact Statement.  There's one that 

is a standout side that is across from the cemetery 

on the east side of Cemetery Road; it's north of 

the study area, just barely.  I believe it's 2.2 

acres.  

We evaluated it from a feasibility 

standpoint, looking at whether or not a sewage 

treatment plant would fit in that location given 

the sizing that we need, and it does meet those 

basic parameters for sizing. 

CSa-4
Sec.
Cont.
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It would need (inaudible) and that's one of 

the future actions, you know, the feasibility of 

citing a plant would -- there's a whole process, 

obviously, through the health department.  So those 

are identified as additional steps.

COUNCILMAN BOUVIER:  So your net reductions 

are -- can you describe that again?  Your net 

reductions are based on the current understanding 

of effluent from residences and businesses within 

the district?  

MS. O'FARRELL:  Right.  We looked at 

existing conditions first and said, okay, existing 

condition, no changes whatsoever, what's the 

nitrogen load?  Then acknowledging the fact that 

under existing zoning many of those lots are 

undeveloped, some are grandfathered and have more 

on them than would be currently allowed.  If you 

look at existing conditions and then the proposed 

theoretical build out analysis that we put forth in 

the document with the sewage treatment plant, that 

additional development with sewage treatment brings 

the nitrogen levels down below existing conditions 

by more than half.  It's a net nitrogen reduction 

benefit.  

CBa-3
Sec. 2.9.3
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COUNCILWOMAN SCALERA:  So it negates the 

difference.  

COUNCILMAN BOUVIER:  Well, I would expect it 

to be more, actually.  That's why I'm surprised.

SUPERVISOR SCHNEIDERMAN:  Well, you're 

assuming that the current businesses are then 

hooked into the plant. That's why the -- 

MS. O'FARRELL:  Yes, correct.  So the 

premise -- very important, that's a good point -- 

is that a district would be established and anybody 

within that Downtown Overlay Zone would be 

connected, new development, existing development.  

COUNCILWOMAN SCALERA:  So these differences 

up here would be -- the product of those would be 

negated by the mitigation of the sewage treatment.  

MS. O'FARRELL:  Right, that's the idea.  

Exactly.  

So Kyle kind of went through sort of the --

SUPERVISOR SCHNEIDERMAN:  How much longer is 

your presentation?

MS. O'FARRELL:  Two slides.  And honestly, 

the next part of this is just benefits and I can 

make that even shorter than two slides.  But I just 

want to point out a number of provisions in the 

SSa-2

Sec. 2.9.3

CSa-5
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code are established and provide for mitigation 

based on the requirements of the code.  

Those include things such as a community 

benefit unit requirement to provide a provision for 

affordable housing; a requirement community benefit 

policies; a requirement for architectural 

standards, which Kyle went through in a lot of 

detail; a requirement for civic and open space so 

that there's additional open space provided and 

it's thoughtfully placed within developments; as 

well as parking standards and street standards, 

which Kyle went through in a high level.

COUNCILWOMAN SCALERA:  Do your density 

provisions take in the potential for a community 

benefit analysis, depending on how many are done?  

MS. O'FARRELL:  Right.  We assumed 20 

percent of the residential units.  

There's a requirement for sustainability 

development standards, so there's a number of water 

reductions and provisions for, anything from 

storm-water management, a number of different 

things, solar, energy-use, that type of thing. 

And again, that net benefit of groundwater 

protection, assuming that the district would be 

CSa-6
Sec. 2.1.15  
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connected to a sewage treatment plant.

COUNCILMAN BOUVIER:  So just going along 

with the concept of energy, you are aware of our 

energy goals here?

MS. O'FARRELL: Yes.

COUNCILMAN BOUVIER:  And our needs for 

alternative energies to meet those goals and you've 

factored that in?  

MS. O'FARRELL:  Right.  And actually the 

code that the Town has drafted looks at those 

requirements and even adds on top of that to make 

an additional benefit to the proposed develop.

COUNCILMAN BOUVIER:  Right, okay.

SUPERVISOR SCHNEIDERMAN:  Thank you. 

COUNCILMAN BOUVIER:  Thanks.

SUPERVISOR SCHNEIDERMAN:  Kyle, back to you 

and then I want to get to the public.

So this is an overlay.  The existing zoning 

sort of remains in place, right?  People can still 

develop based on the existing zoning?

MR. COLLINS:  Correct.

SUPERVISOR SCHNEIDERMAN:  So zoning is sort 

of like the DNA of a community.

MR. COLLINS:  Correct. 

CBa-4
Sec. 2.20.1

CBa-4
Sec. 2.20.1
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SUPERVISOR SCHNEIDERMAN:  And the current 

zoning, as is, will lead to development that's not 

necessarily aligned with what the community 

envisioned through your process.  They wanted it to 

be more of a vibrant community.  I remember 

vibrancy being --

MR. COLLINS:  Exactly.  But also, the fact 

that this zoning has been in place since 1972.  Not 

only will it not achieve what the community wants, 

it hasn't achieved any further developed sites 

since '72.  And one of the proposals or objectives 

that came out of the corridor study was, lets 

provide some incentives to revitalize the downtown.  

We already took one of the recommendations 

coming out of the corridor study, which was the 

creation of the Good Ground Park.  This is the next 

step in doing that.  There are no silver bullets.  

We need to take steps to try and do it.  

SUPERVISOR SCHNEIDERMAN:  When you asked the 

community, basically, what do you want the future 

downtown Hampton Bays to look like and they pointed 

to various pictures and looks and you tried to 

marry it to local zoning, and, basically, you can't 

get there from the zoning that we have.  But a more 

SSa-5
Sec. 2.2.26

SSa-6
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flexible zoning tool would allow and incentivize 

that type of development. 

MR. COLLINS:  Correct. 

SUPERVISOR SCHNEIDERMAN:  So where we are 

today in this public hearing, because I do want to 

get to the public.  Is this is on the environmental 

impact?

MR. COLLINS:  And the proposed zoning.  It's 

a joint hearing on both.  And just to update you, 

we made a presentation last Wednesday to Suffolk 

County Planning Comission.  We got a recommendation 

for approval of the Form-Based Code and the 

associated GEIS.  

The only conditions really were to ensure 

that some of the guidelines that the Comission has 

in terms of safety and sustainability were all 

incorporated in the code and I could say, yes, they 

have been.

COUNCILWOMAN SCALERA:  Kyle, can I just ask 

you a question, because we have adopted the 

Form-Based Code in the Riverside area with great 

success and as we see that coming to fruition it's 

really exciting and it seems to be working.  

In that area, in my mind, there's a little 

SSa-6
Cont.
Sec. 2.2.26
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bit less of an established commercial presence and 

building was less of a build out.  I know the 

Form-Based Code works better when you're starting 

from new.  But having said that, do you anticipate 

any kind of phased-in approach or, like, how will 

we handle everything that's currently existing and 

functioning and operating?  

Is that going to present challenges that were 

not used to facing?  Do you know what I'm saying?  

MR. COLLINS:  Well, that's one of the 

reasons you went through the first steps with the 

Pattern Book.  To try to see how that existing 

development and new development will mesh together.  

So that was one of the things.  

Again, there's over 100 parcels within the 

Overlay District.  Probably about 75 of them can be 

further developed or redeveloped for that matter, 

because they're owned by the Town or because they 

are too small for any develop or maybe a 

right-of-way or something like that.

COUNCILWOMAN SCALERA:  I'm primarily 

thinking north part of the site.  No the south 

part--

MR. COLLINS:  Between Good Ground and --

CSa-7
Cont.
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SUPERVISOR SCHNEIDERMAN:  By the train 

station or by Good Ground Park?

COUNCILWOMAN SCALERA:  By the train station 

where all the businesses are and where you're 

anticipating the C roads and all of that kind of 

area, whereas the other side is new.  That's the 

side that I feel is going to be a little more 

challenging.  

MR. COLLINS:  Well, one of the things is 

that you say, how does it mesh with some -- really, 

it's the develop that's not consistent with that.  

COUNCILWOMAN SCALERA:  Right.  That's what 

I'm talking about.  

MR. COLLINS:  It's interesting.  If you look 

at the Form-Based Code we actually give some 

examples of how existing development can try to 

achieve by putting additions on existing buildings 

that don't conform.  And we gave those different 

scenarios, kind of what to do and what not to do.  

We were very recognizant of that.  You know, 

somebody may not want to demo their entire 

building.  But if they're going to put an addition 

on their building, we illustrate how it kind of 

meets the intent of moving towards conformance with 

CSa-7
Cont.
Sec. 2.2.27
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the Form-Based Code.  

COUNCILMAN SCHIAVONI:  Kyle, how long would 

you take --

SUPERVISOR SCHNEIDERMAN:  Let's have one more 

quick question and then we'll get to the audience.

COUNCILMAN SCHIAVONI:  Thank you, Jay. 

How long would estimate it to take for full 

build out in an overlay.

MR. COLLINS:  It's hard to say, but I would 

say --

COUNCILMAN SCHIAVONI:  Ten years, 15 years? 

MR. COLLINS:  Well, the build-out scenario 

right now is based on a ten-year build out.

COUNCILMAN SCHIAVONI:  And our current code 

that we're under was formed in 1972.  So this is 

not a three-year plan or anything like that?  

MR. COLLINS:  No.  And it's not a project, 

right?  It's an overlay district with many property 

owners.  So I'll it evolves over time.  But there 

hasn't been much development of downtown Hampton 

Bays since 1972 so we really need to take action. 

COUNCILWOMAN SCALERA:  With a site plan 

though, the individual property owners would do a 

supplement to this or they wouldn't -- so they 

CSCa-1

Sec. 2.2.28
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don't have to do a full blown, individual site?

MR. COLLINS:  Excuse me? 

COUNCILWOMAN SCALERA:  An individual site 

would do a supplemental to the EIS that we're 

doing, or they would do their own?

MR. COLLINS:  As long as they meet the 

thresholds and any mitigations measures that are 

identified in the supplemental, and why you do it 

as a GEIS, establish what those thresholds are. So 

at an application they determine, okay, here's 

you're proposal.  Do you meet those thresholds?  If 

they exceed it, then they have to do an additional 

seeker review.  If they don't, then no further 

seeker review is required.

COUNCILWOMAN SCALERA:  Right, okay.

SUPERVISOR SCHNEIDERMAN:  All right.  So 

let's get to the audience if we could.  Kyle, stick 

around because we'll probably call you back up 

here. 

I have two cards.  We have Gayle Lombardi is 

the first card.  Thank you Gayle for waiting 

patiently.

MS. LOMBARDI:  Thank you.  So I appreciate 

all the hard work that Kyle does.  From what I've 

CSa-8
Sec.2.24.10

CSa-8
Cont.
Sec. 2.24.10



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

 

40 

seen he and his team seem to be one of the hardest 

working groups. 

However. However (with emphasis).  A lot of 

this turns into, you know, busy work.  This plan is 

from 1999 and updated in 2010.  Let's just remember 

that in 1999 there weren't iPhones.  Amazon was 

still selling books.  I think Google was just 

rolling out.  Google is an amazing tool if you have 

haven't used it.  If you Google, what should 

follow, form or function in planning?  It says, 

form should follow function.  As Christine Scalera, 

Councilwoman Scalera pointed out, Hampton Bays is 

already built.  So we really needed, going back, to 

see how we could development currently -- like 20 

years ago -- to enhance Hampton Bays.  You had 

developers along Good Ground Park that were 

interested in doing things.  I know that and you 

know that.  We could have worked with them over the 

years and just gotten it done.  But once again, we 

got to have this circus thing going on.  

So we are where we are.  You're going to a 

approve it probably, because that what you guys do. 

But the biggest concern I have is this 

density issue.  It does not answer the question on 

GLBa-1
Sec. 2.24.11
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how much density is going to be added.  In the 

original build out, in the plan, it says that there 

will be 2000 full blow out.  Now you're talking 

about the Overlay District is from Ponquogue, 

Squiretown to Cemetery Road, but the full corridor 

study -- and I don't know if you're posing that at 

the same time -- is the further where there are a 

thousand units -- what's was it, a hundred property 

owners?  

You have 200 kids in the school district.  

Councilwoman Scalera, you stood right here in 2013 

and said our schools are exploding, I think were 

your words.  Bursting at the seams.  Finally, Lars 

Clemensen, our superintendent says schools have 

leveled off.  But now your going to put 10, 20 

percent more kids in our school district?  For 

what?  Are these commercial property owners going 

to now be paying $5-$6 million dollars in taxes to 

cover the cost of those kids going to our school 

district?  I suspect not.  

So think long and hard before you all talk 

about taxes in the master plans, in the corridor 

studies, in all of that it talks about how hard 

Hampton Bays is hit with it being the highest tax 

GLBa-2

Cont.
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rated school district, how we're the highest dense 

area.  So I don't know how you come up with these 

density negative numbers.  

I e-mailed Kyle Collins earlier in the week 

to ask him, where is that motel conversion study?  

There's 400 units listed in those plans of motels.  

We have 400 motel units in Hampton Bays?  That's 

news to me.  I pass by a lot of those and there's 

tons of cars there all year long. Those are not 

seasonal motels.  Are you taking those into 

consideration?  Are you taking, there's a new 

development called The Woods in Riverhead, off Old 

Riverhead Road.  There's 30 units going in. Did you 

take that into consideration?  What about the other 

new development that's going up on Squiretown Road?  

What about the Cipla ?  What about Tiana Pines?  If 

you guys approve to put conversion to apartments.  

What about the condo-conversion down on Rampasture, 

I think it is?  That's 50 units.  

So when you look at density in Hampton Bays, 

let's call it what it is.  It's a dense community.  

That needs school relief.  And this plan, do what 

you want with it.  

I think it needs to be put in a time capsule 

GLBa-3
Cont.
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and buried in Good Ground Park. 

We need to focus on density.  We cannot 

afford residential density in Hampton Bays that's 

going to put kids in our school district.  We 

cannot afford it.  You're putting people out of our 

homes.  So that's what I have to say about it.  

Thank you.  

SUPERVISOR SCHNEIDERMAN:  Thank you, Gayle.  

Next is Joe Savio.

MR. SAVIO:  Hi, my name is Joseph Savio.  I 

live East Quogue.  I did live in Hampton Bays for a 

couple years, and I moved to East Quogue about a 

year ago.  But, more importantly, I work at Douglas 

Elliman Real Estate, which is positioned downtown 

at 14 West Montauk Highway in Hampton Bays.  I do a 

lot of real estate business in that area, as well. 

I think the proposed development is going to 

be a tremendous asset to the Town of Hampton Bays.  

I think it will elevate the property values in 

Hampton Bays.  I understand some of the concerns 

with schooling and that certainly is something to 

keep in mind, but I think overall the development 

that's going to occur in Hampton Bays is going to 

bring people in.  You're going to have more of a 

GLBa-5
Sec. 2.6.16
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destination.  From what I hear in the field, trying 

to sell properties in Hampton Bays is, like, what 

is there to do in Hampton Bays?  Most of the time I 

allude to the waterfront establishments, some of 

the restaurants that are there.  But there aren't 

really downtown establishments where people can 

walk around in the evening time, enjoy shopping for 

some clothing or some different things that you can 

get in places like, Southampton or if you're up in 

Sag Harbor.  There really is not that 

night-sort-of-life, where it's more of a casual but 

fun environment.  Basically, people come, they 

work, and then they go home. 

I'd really like to see that change, and I 

think that's going to enhance the evaluation of all 

properties in the Hampton Bays area.  Therefore, I 

think it's going to help with the tax role, as well 

you may get a little more taxation from it.  People 

may not like that, but I think that may help with 

some other develop and other things in the future.  

So I think it's a great thing to consider, 

and I think it will be a very healthy change for 

the Town of Hampton Bays, which right now, downtown 

is not the greatest looking environment right now.  
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I think this would enhance it and I think we would 

get other building owners to then put the money 

into their building to enhance it, and I think that 

development will then change the landscape of 

Hampton Bays, how it currently is.

SUPERVISOR SCHNEIDERMAN:  Thank you, Joe.  

We only had the two cards, but I suspect that 

there's more people that want to be heard on this.  

Anyone?  Maybe I'm wrong.  John?  Okay.  

MR. CAPONE:  Hi everybody.  John Capone, 

Hampton Bays.  You all know me because I also work 

here.  

First of all, I would like to second what 

that gentleman just said.  I agree with everything 

he said.  

Sorry, I haven't had time to prepare anything 

for this, but the plan, I think, looks excellent.  

It included everything I think the community has 

been asking for.  It includes main streets with 

more walkability; sites with better, but less 

intrusive parking; better potential for mixed-use 

sites and what's critically needed, which is 

year-round housing in downtown Hampton Bays, like 

apartments, because that's what promotes the use of 

JSa-4
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Main Street and the businesses there.  It includes 

better visual standards, which currently do not 

exist in the zoning code; future traffic mitigation 

ideas.  It also encourages inter-site connectivity, 

which also does not exist right now.  And smart 

sustainable development.  And, also, I heard them 

talking about the prohibition of motel to condo 

conversions in RWD, and also the Good Ground Road 

extension and I would support both of those, as 

well.  

I just want to really thank the planning 

department for their hard work on this.  I think 

it's a great, great job.

COUNCILWOMAN SCALERA:  Thanks, John. 

SUPERVISOR SCHNEIDERMAN:  Thank you. 

Anyone else who has not spoken?  I figured 

you might be here to speak, Maria.

(Whereupon, Maria Hults, president of the 

Hampton Bays Civic Association took the podium.) 

MS. HULTS:  I really did want to talk, but --

I'd like to digest it, but just in general to 

say that I think both Kyle and Janis have worked 

very hard to implement what we started out when we 

were doing the charrette and studies.  

JCa-1
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The notes and the questions I made was, 

number one, I know that everyone in our charrette 

-- it was a resounding number, like over 90 

percent, was interested in seeing bioswales on Main 

Street and I didn't hear any mention of that 

anywhere. 

So I'm wondering if, as you look at this, if 

that's something that could be implemented 

somewhere, somehow.

COUNCILWOMAN SCALERA:  It's in there.  

SUPERVISOR SCHNEIDERMAN:  I'm not sure it's 

in Main Street, but I think it's in that Row A, the 

one that's leading toward Good Ground Park.  There 

may be a center median that could contain 

bioswales.   

MS. HULTS:  Right, and I understand rain 

gardens, but they really were looking at something 

along Main Street, maybe separating the bicycle 

path from the traffic or something like that.  I'm 

not a town planner.  But I know that was one thing.

And the other thing is that we're not in love 

with that three story concept, as you know.  To 

hear that, you know, two stories on Main Street is 

a good start, but you may hear some opposition to 
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that at some point. 

SUPERVISOR SCHNEIDERMAN:  Well, it's 

limited.  Not every building can be --  

MS. HULTS:  Right, I got that.  A max of 60 

percent and broken up by the two stories.   

SUPERVISOR SCHNEIDERMAN:  I think, too.  When 

people point to visuals that they love and they 

point to Sag Harbor, which is four stories in many 

cases.  But a lot of the buildings that they keep 

pointing to that they love are these three-story 

buildings.  But I hear you. 

MS. HULTS:  All right.  And you know we've 

gone around on this.  So I'm not disputing that, 

I'm just saying -- as I said, I'd really like to 

study all of this.  It's a lot to look at it. 

What I found shocking was the idea that water 

usage is going to double, and I don't see how our 

water district is in any way capable of dealing 

with this and that's something that someone 

seriously has to take into consideration.  And 

also, obviously, the waste almost doubling, septic 

has to be dealt with on a very serious basis.  

Everything I've participated in the last two weeks 

with the program out in East Hampton that they had 

MHa-3
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come down from Albany just indicates that were 

really in dire straits with the aquifer and to do 

anything to make that worse would be just criminal 

in my book.  

What else did I -- and, we talk about 

individual businesses and yet, I understand that 

there is a plan and a thought to give permit to CVS 

to build where the movie theater was.  Now what 

downtown doesn't want a movie theater, and do we 

really need another drugstore in Hampton Bays?  

There's a CVS in Westhampton, there's one in 

Hampton Bays, there's one in Riverhead.  We have 

Rite Aid, we have Stop & Shop.  Is this -- when we 

talk about wanting to make it better, why are we 

putting that in?  Why are you allowing that?  

SUPERVISOR SCHNEIDERMAN:  That's not in 

front of this Board, but I can try to get an answer 

on that.  And I appreciate the concerns you raised 

about water, so I might try to get an answer on 

that, too. 

MS. HULTS:  Okay.  I think that, basically, 

you know, I'm certainly in favor of what's being 

done.  I think it's a good thing.  And, you know, 

Lars has said the number of students in the schools 
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are declining so I think there will be balance 

there.  We need to have young people in this 

community.  It can't just be a bunch of old fogies 

or the whole communities going to die.  

We have to move forward, but we have to do it 

ecologically, I think.  

I'm off topic now, but I'm not sure why 

you're not banning balloons all together 

(laughing). Thank you.  

SUPERVISOR SCHNEIDERMAN:  All right.  Thank 

you, Maria. It's been discussed. 

Kyle, can I pull you up on a couple 

questions. 

I remember when we had some issues with Canoe 

Place Inn development over fire suppression, water 

pressure and things like that.  It was pointed out 

in the review, the gallons per day of water is 

substantially higher.  To what degree have the 

consultants met with the water district to, you 

know, make sure that we'll have adequate water 

supply without, you know -- yeah, we've had issues 

with water in the Hampton Bays area, but you know, 

if you don't have adequate supply you can have 

salt-water intrusion, you can have low pressure, 

MHa-6
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you can have a lot of issues.  

So that I know that the Town has commissioned 

a study of the Hampton Bays Water District and 

infrastructure study in a ten-year capital project 

plan.  Is this one of the things that our 

consultants are looking at in terms of what the 

build out is?  I don't know if they have met with 

you, but certainly, they would need to know what 

the downtown growth potential would be.  

We might need additional oil fields, we might 

need more wells, more tanks, and, of course, 

there's costs attached to all of those things. 

So I guess I'd throw that out as the first 

question.  On water.  Do you have anything to say 

on water?  

MR. COLLINS:  Well, I would bring up Carrie 

to address the specifics to water, because they had 

to go to all service providers within the study 

area, including school district; they had meetings 

with the school district, ambulance district, water 

district.  Specifically, I would ask Carrie to come 

up and see what their concerns were and how it was 

going to be mitigated.

SUPERVISOR SCHNEIDERMAN:  And part of that 

SSa-7
Cont.
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is the fire suppression ability?  

MS. O'FARRELL:  Right.  As Kyle mentioned, 

we did sit down and meet with community service 

providers -- or had conference calls -- to get 

their input and to make sure they understood what 

the provisions of the code were.  

Just a point of note, in this case of the 

Hampton Bays Overlay District, we would be 

replacing existing uses and existing water demand 

with new uses and existing water demand with new 

uses and the provisions of the code require for 

water efficiencies above and beyond your current 

code. 

So there's a requirement in both the fixtures 

themselves, but also in irrigation demand. 

Fire flow is something that we didn't 

specifically address.  It's usually done on a 

specific site-by-site issue.  And they would need 

-- that's one of the future actions they're going 

to need to go and evaluate specifically based on 

the design of the building, because it really 

depends on where is it, and how high it is, and 

that kind of information would need done in the 

future.  
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Hampton Bays Water District, when we met with 

them we got information from their consultant, 

specifically on this case, and they did note that 

there's a future demand in general in Hampton Bays.  

They foresee a need for a well in the future, which 

is being evaluated, as you know, right now.  So the 

water use in that table is just based on standard 

flow factors and it is a doubling, but it doesn't 

take into account whatever is existing, whatever 

lot you have right now that might be removed, and 

it doesn't account for those other requirements of 

the code that require reductions.  

So that number, I will say, is a very 

conservative number for water and I expect that 

number to be, in reality, much reduced to account 

for those two factors in particular.  

But we're open for comment at this point.  

The district did not specifically say that this 

development is the one that would put you over the 

top.  But they acknowledged the need for future 

capital projects.  That this would need to be part 

of that picture.  

SUPERVISOR SCHNEIDERMAN:  It's those wet 

uses that the community seems to want.  The cafes 
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and the restaurants.

MS. O'FARRELL:  Restaurants and residential, 

too.

SUPERVISOR SCHNEIDERMAN:  They tend to use 

more water.

COUNCILWOMAN SCALERA:  Is there any 

contribution in the Riverside -- this is actually 

more toward Kyle.  

In the Riverside Overlay, we had a 

requirement that the develop pay for the 

infrastructure demands as opposed to burdening the 

existing infrastructure.  

MR. COLLINS:  It's called a fair-share 

mitigation fund, and, yes, we are contemplating 

that. 

COUNCILWOMAN SCALERA:  Okay. 

MR. COLLINS:  I just also want to point out 

the intention of this joint hearing is to receive 

those questions and comments.  Those will have to 

be addressed in the FEIS.  So everything that is 

being discussed by the speakers who came today, by 

the Town Board, will have to be addressed in the 

FEIS, and included in that analysis and any 

findings that come out of that will have to be 

CSa-9
Sec.
2.11.3
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ultimately addressed, but also may be included as 

additional mitigation measures that are identified 

through this public hearing process. 

SUPERVISOR SCHNEIDERMAN:  Can I ask, Kyle.  

In terms of environmental design, Maria brought up 

the bioswale issues.  Can you speak at all to that, 

you know, catching roof water or -- 

MR. COLLINS:  Yeah.  There's a whole section 

under.  It's 330-43 sustainable development 

standards on page 50 of the code.  I can read some 

of this to you, specifically to the stormwater.  

Stormwater management goals, specifically, use of 

pretreatment of stormwater runoff prior to 

infiltration using green infrastructure practices 

such as vegetative swales, bioswales, road verges, 

filter strips, rain gardens, green roofs and other 

best management practices in accordance to New York 

State management design manual and Suffolk County 

Planning Commission management stormwater 

guidelines.  

So those types of things will be required to 

be incorporated to any site plan that comes before 

the Planning Board.  These are not guidelines, 

these are requirements that need to be taken into 

SSa-8
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consideration.

SUPERVISOR SCHNEIDERMAN:  I think John had a 

question for you.  

COUNCILMAN BOUVIER:  So in terms of future 

develop, so were looking at a plan here that in my 

view is anywhere from 15 to 20 years out if not 

longer.  And we're dealing with a lot of issues and 

things that we in those committees know are coming 

down both levied by the State and local 

municipalities as well.  In order to mitigate some 

of those issues that coastal communities are going 

to -- everything from a six-inch sea level rise, 

and also in our bays and estuaries just by 2025, 

that kind of thing, you know, on these longer term 

plans based on those projections and the kinds of 

things we're having, salt water intrusion is part 

of the issue.  Water is absolutely an issue here 

and I know that's part of the SECRE process as of 

today.  But I'm also trying to think twenty years 

out when these things actually become a reality.  

Are we anticipating what we need to do to reach 

that 20 year out in this plan, considering what we 

know now and what we expect in law is going to be 

levied on us in the future?  Particularly 

CBa-5
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environmental law?  

MR. COLLINS:  That's a good comment and 

we'll definitely have that addressed as part of the 

FEIS. 

SUPERVISOR SCHNEIDERMAN:  Can you just 

apprise us on the movie theater.  I know it's off 

topic here, but it is within this zone.  And it 

does touch upon allowable zoning, you know, because 

with this overlay it might not conform to the 

overlay, but it may not lead to the things that 

people want.  But if you could touch upon what's 

happening with the movie theater.  With this 

downtown revitalization plan, could there be a 

cultural center, a performing arts center?  Could 

that be included in this? 

MR. COLLINS:  It's included in the use table 

as well as an indoor auditorium public assembly 

space. 

SUPERVISOR SCHNEIDERMAN:  Can that be sort 

of incentivized?  You know, because often times 

performing arts centers are money losers.  But they 

drive business to all the shops and restaurants.  

It adds so much to the community. 

So your saying it basically is in the plan.

SSa-9
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MR. COLLINS:  Yeah.

SUPERVISOR SCHNEIDERMAN:  As an allowable 

use.  Not incentivize, though? 

MR. COLLINS:  No, and we could take a look at 

how we could do that.  But I'd like to address your 

first question about the movie theater and the 

drugstore.  The VB zone permits both those uses.  

It's a shame.  I think it's, you know, to see the 

loss of the movie theater, which is a great anchor 

for a downtown.  

However, a drugstore -- and a lot of this is 

driven by market forces, and Jim might want to jump 

in on what we can regulate and not regulate and 

say, yes you have a drugstore next door, you can't 

put in another one.  That's kind of a legal issue 

when you start getting into that.  And the market 

drives those things.  

SUPERVISOR SCHNEIDERMAN:  Here in 

Southampton Village we have both a CVS and a Rite 

Aid pretty darn close.  Same situation, it's hard 

to regulate that. 

MR. COLLINS:  But I wish we could figure out 

a way to keep the movie theater.  I think it's a 

great asset.  But again, it comes down to the 
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market.  If the movie theater was making money, 

they wouldn't be going anywhere.  I mean, it's the 

pressure, the economy tends to change.  You got 

Netflix and people are staying at home.

But, again, with these -- kind of what we're 

doing here.  Hopefully, it will create an 

environment where people want to be downtown and 

not stay in the house.  So you go to the movie, you 

do a little window shopping, you go to the 

restaurant.  It creates and environment that may 

actually generate the demand where a movie theater 

might actually make some money.  

SUPERVISOR SCHNEIDERMAN:  If you had a place 

where you could have live performances, whether its 

music or comedy nights, but also do cinema, too.  

They could show some movies -- it doesn't have to 

be a five bay movie theater, but it could be a 

small performing arts' centre, 200 seats or 

whatever it is might work out great.

COUNCILWOMAN SCALERA:  Can you still talk to 

the movie theater people about what we're doing if 

you haven't already? 

MR. COLLINS:  Oh, we have.  We tried to 

encourage as much as possible for them to stay.  

SSa-10
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SUPERVISOR SCHNEIDERMAN:  It is a little 

sad, but the industry is certainly changing.  

So it is true that CVS is coming into that 

space?  

MR. COLLINS:  There's currently a site-plan 

special exception application before the Planning 

Board.  There reason why it's a special exception, 

our current code says that anything greater than 

5000 square feet, less than 15 requires a special 

exception.  So they do have to go through the 

special exception standards.  Through that SEQRA 

process, they're going to have to determine, what's 

the impact on traffic, because the traffic 

associated with the movie theater, those demands 

come out at different times.  So that analysis will 

have to be done and obviously the retail traffic 

associated with a drugstore is substantially 

different than that.  

It'll go through the process.  It's not 

simply just a site-plan for a change in tenancy.  

It is a special exception standard so it has an 

extra level of review that the Planning Board.

SUPERVISOR SCHNEIDERMAN:  There's no 

variances required.
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MR. COLLINS:  No. No additions, no nothing.  

It's just occupying existing space.

COUNCILMAN SCHIAVONI:  Applications aside, 

this is a prerogative of the landlord, the owner of 

this building wants to have in as a privately owned 

piece. 

SUPERVISOR SCHNEIDERMAN:  But they will have 

to meet specific standards.  If they can't meet the 

standards they may not get it.  It could be denied.  

All right.  Thank you, Kyle.  

Anyone else from the audience who wanted to 

be heard, but hasn't spoken. 

On this issue Cesar?  

MR. MALAGA:  I want to address this issue. 

SUPERVISOR SCHNEIDERMAN:  Okay, yes.

MR. MALAGA:  The pictures shown, it's 

beautiful.  But the title should be what Hamlet it 

is.  Whether is Yaphank or Westhampton, it should 

be up there so we can see. 

The other thing, you forgot the number of 

people that are coming here to live in this area.  

How about the number of people and where they're 

coming from.  You forgot that. 

I think through history you can remember that 
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(inaudible).  It's like you're showing this but it 

should be under the title what Hamlet so people can 

see it and people can appreciate it (inaudible).  

SUPERVISOR SCHNEIDERMAN:  You do understand 

it's downtown Hampton Bays, right.

MR. MALAGA:  Yeah, but it should say under 

the title whether it's Hampton Bays or where. 

COUNCILMAN SCHIAVONI:  It's not easy being a 

planner.  

SUPERVISOR SCHNEIDERMAN:  All right. 

Anyone else who wishes to be heard?  Kyle, is 

this something that we need to leave open?

MR. COLLINS:  I think we should.  I mean, I 

recommend, this is a daytime meeting, it's a very 

important issue for Hampton Bays.  I highly 

recommend you hold the hearing open until the 25th 

so we have a nighttime meeting, we can have more 

residents in Hampton Bays participate in this 

process.  

CMa-2
Cont.
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COUNCILWOMAN SCALERA:  Just so everybody 

knows this is online and people have access to it.   

SUPERVISOR SCHNEIDERMAN:  All right.  So I 

will then make a motion to adjourn the hearing 

until June 25.  

(Whereupon, the Public Hearing #7 was 

unanimously adjourned.)
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P R O C E E D I N G S

SUPERVISOR SCHNEIDERMAN:  I'd like to bring 

up Tom Collins, our land management and 

development administrator.

MR. COLLINS:  Good evening.  This is a 

continuation of the hearing we had two weeks ago.  

I passed out a new PowerPoint presentation.  This 

is an abridged one.  The original PowerPoint is 

on the website if anyone wanted to see it.  This 

is the about half of what we saw last time.  

Again, this is a public hearing on both the 

proposal of the law for the Form-Based Code, as 

well as a hearing on the supplemental DEIS.  The 

intention of the Supplemental DEIS hearing is to 

receive comments from both the Board, as well as 

the public, which will be addressed in the FEIS.  

So with that, first -- 

SUPERVISOR SCHNEIDERMAN:  Kyle, this will be 

shorter than the last presentation, right?

MR. COLLINS:  Correct, substantially.  

SUPERVISOR SCHNEIDERMAN:  Substantially.  So 

what I'll do is --

MR. COLLINS:  That's what abridged means, 

Jay.
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SUPERVISOR SCHNEIDERMAN:  So you've got ten 

minutes.  

COUNCILWOMAN SCALERA:  Kyle, the local law 

itself is on the website?

MR. COLLINS:  Correct. 

SUPERVISOR SCHNEIDERMAN:  So ten minutes for 

you and you have one other presenter, so --

MR. COLLINS:  Chic Voorhis, Nelson, Pope & 

Voorhis prepared the supplemental DEIS on behalf 

of the Town and will be preparing the FEIS and 

finding statement. 

SUPERVISOR SCHNEIDERMAN:  So if you need it, 

I'll give each ten minutes.  But let's try to 

hurry it up.

COUNCILWOMAN SCALERA:  Is he going over what 

Carrie did last time?  

MR. COLLINS:  It's also an abridged version 

of that.  Last time we were about 40 minutes; 

this time we'll hopefully be less than 20 

minutes.

SUPERVISOR SCHNEIDERMAN:  Go as quick as you 

can. 

MR. COLLINS:  I will. 

So again, how we got here, there was a 
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Corridor Study done in 2013.  One of the 

recommendations coming out of the Corridor Study 

was to look at the central business district of 

Hampton Bays and come up with some design 

standards.  As a result of that recommendation, 

the Town went out and hired Historical Concepts 

to prepare a Pattern Book.  Some of the 

activities in doing that was substantial 

community participation, both in the form of 

doing charettes as well as online surveys.  We 

got over 1,222 responses.  The Pattern Book was 

ultimately finalized and accepted by the Town 

Board in June 2017.  

  The Pattern Book -- the cover of the 

Pattern Book -- one of the main things coming out 

of this exercise was to create a vision statement 

for the downtown, which is here:  A vibrant, 

walkable, mixed-use downtown with many options 

for shopping, restaurants and high pedestrian 

activity.

As part of this, we went through a visual 

survey preference.  Again, both in public 

meetings, as well as online surveys.  Here's just 

the sample and those are some of the images that 
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got the most votes.  

In addition, there was a question on which 

downtown would you like, and which elements of a 

downtown would you like see?  The highest votes 

were Sag Harbor.  One of the issues that was of 

concern was the height of the buildings.  There 

is no proposal to increase the maximum of a 

building at the street wall, which currently 

under the VB -- which is the Village Business 

existing zoning for downtown -- is 35 feet.  The 

proposal is to keep that 35-foot maximum height 

at the street wall.  However, it will permit 

three stories within that 35 feet.  

In addition, there -- from the street wall it 

can go back at a 45 angle to encourage pitched 

roofs; you can go back and get an extra story.  

So what tends to happen if you just have a 

maximum height, you will get a flattened 

structure along the entire street wall, which is 

not what were trying achieve, particularly given 

some of the preferences that the community said 

they wanted to see during those surveys.  

So now we get into the Form-Based Code.  The 

Form-Based Code is regulated and the basis is a 
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regulating plan.  The regulating plan identifies 

the districts, some of the proposed access 

elements, street types, where various buildings 

placements are, and requirements for how much of 

the building percentage has to address the 

street.  For example, the pink in the screen here 

is basically the higher intensity business 

district the community wanted to see.  Some are 

transition zones, which is the yellow, which will 

have a less intense commercial activity.  

Also, it identifies where second-story -- or 

three-story buildings can take place.  The 

community did not want to see that along Montauk 

Highway.  It is not permitted along Montauk 

Highway or Springville Road, so it will be 

classified along, basically, what is shown as 

Street Type A.  Street Type A is making that 

connection to the Good Ground Park down to 

Montauk Highway. 

And let's just back up a little bit so you 

can get an orientation.  On the bottom of the 

screen is basically the railroad tracks and the 

railroad station (indicating).  The street 

indicated as B is Montauk Highway, running 
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through the district.  To the left is Springville 

and to the right or east is Ponquogue and 

Squiretown Road.  To the  north of the field is 

the new Good Ground Park.  

Some of the elements of Form-Based Code 

actually gets very heavy on illustrations instead 

of just text, which your traditional code has 

been featured on text.  So it illustrates both 

for the benefit of applicants, as well as the 

reviewing boards, the Planning Board, as well as 

design professionals, on seeing exactly what the 

community, as well as the Board the regulations, 

represent.  

Again, the development standards are included 

with a 3D image that assists with presenting the 

concept of what's trying to be achieved in the 

code, as well as both a plan and section view 

that's tied to the development standards 

contained in the table on the bottom right-hand 

side.  

There's building-type descriptions that can 

take place in each of the districts in the 

downtown.  The code has both pictures, as well as 

graphics that assist in illustrating those 
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concepts.  There's architectural styles that were 

specific to Hampton Bays that came out of the 

Pattern Book.  Those architectural styles -- 

which I can't read it from there.  There were 

four predominant styles:  The South Shore 

shingle, which is in the upper left-hand corner; 

the Good Ground revival, lower left-hand corner; 

East End colonial, upper right; maritime 

mercantile, which is on the lower right.  

The code also provides for street types.  

Street types assist in some of the regulations as 

it relates to what the streetscape must consist 

of in terms of sidewalk widths; placement of 

street trees; separation of street trees; 

landscaping; types of on-street parking; as well 

as what percent of the street frontage has to be 

fronted by a building wall or commercial shop 

front. 

COUNCILMAN SCHIAVONI:  And how wide is that 

right-of-way?  

MR. COLLINS:  Well, this one is just an 

example and it doesn't tell you there.  But 

right-of-ways, depending on the type -- we have 

three types primarily -- which is the A, and I 

CSCb-1
Sec. 2.8.10  
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can get you the answer, but that accounts for 

diagonal parking.  That is the one off of Montauk 

Highway.  There is no proposal for diagonal 

parking on Montauk Highway.  That is Street Type 

B, which talks about two travel lanes and 

parallel parking.  Then we also have Type C. In 

here -- this is really just indicating the type 

elements that a street-type standard would 

include in the Code itself -- it answers the 

question exactly as you asked it. 

COUNCILMAN SCHIAVONI:  Okay, good.  It's in 

there. 

MR. COLLINS:  But I don't have a slide for 

that here, and I don't remember exactly off the 

top of my head. 

There's also some illustrations about trying 

to attempt to redevelop existing sites.  The one 

on the left is an existing situation where you'd 

have four separate sites.  You have parking in 

the front of the building, backing directly on to 

streets; separate driveway entrances to all four 

sites; the one to the left is the redevelopment 

of those parcels trying to achieve some of the 

objectives coming out of the Code; getting the 
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parking into the rear, having the primary feature 

fronting on the streets or the architecture and 

street-wall dominated by the buildings and not 

parking.  Also, eliminating and trying to 

minimize the number of curb cuts and utilizing 

shared curb cuts.  

Also, there was a market study that was 

completed by Nelson, Pope & Voorhis to assist in 

both the preparation of the DEIS, as well as to 

advised the uses that are lacking within the 

downtown.  As you said, this is a Form-Based 

Code, which is substantially different than 

conventional zoning, which typically relies most 

on use and not on what people actually want to 

build.  

This focuses really on what the built 

environment is and gets away from the land-use 

regulations.  The use regulations here is one 

page, whereas in on our existing code, it's about 

12 pages.  

COUNCILWOMAN SCALERA:  Kyle, you going to 

have excluded uses?  

MR. COLLINS:  Yes, yep.  Well, excluded uses, 

there are some here, but the way our Code is, 

CSb-1
Sec. 2.2.23
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it's a permissive Code so if the use isn't 

specifically listed, it is therefore prohibited.

And with that I'll turn it over to Chic. Is 

that quick enough?

MR. VOORHIS:  Coming up on 10 minutes, Kyle. 

Good evening, members of the Board.  My name 

is Chic Voorhis of NP&Vm as Kyle said.  For those 

that don't know me, I am a practicing 

environmental professional, certified planner 

with 40 years of experience assessing 

environmental impacts throughout Long Island, New 

York and the Lower Hudson Valley.  

We prepared an Environmental Impact 

Statement.  Basically, this Board determined that 

this project, the regulating plan for the Hampton 

Bays' Downtown Overlay District should be subject 

to the highest level of environmental review.  

That being said, we're building on the prior 

studies that were done, and there were extensive 

studies as Kyle mentioned that also included a 

prior Generic Environmental Impact Statement.  It 

was a broader area of Hampton Bays.  This is a 

supplement to that now that we have the regulated 
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plan and the greater detail of the downtown area.

So there was a SEQR findings statement 

adopted in 2013, and as I said we're building on 

that.  So the 2019 document, which is the subject 

of tonight's hearing, along with the regulating 

plan basically includes all of the elements of a 

Generic Environmental Impact Statement to 

supplement the previous work.  

It has inventories of existing environmental 

conditions within the district.  It assesses 

conditions based on a ten-year scenario of 

existing zoning, future build and a theoretical 

development scenario.  

We all know that these things take time, and 

you've got zoning that is applied to Hampton 

Bays, you know, for decades.  We have not 

realized full development or growth based on that 

zoning.  But we do look at hard sites, which are 

basically sites that we don't expect are going to 

change significantly, maybe a fire department, a 

recharge basin, and we don't project a build out 

on them.  We look at soft sites that are more 

likely to be developed and project a build out on 

them and then try to anticipate what that build 
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out may be.  

Because it's a ten-year look, many things 

could change over time.  Our assumptions may be 

different; they may not come to fruition; traffic 

patterns may change.  And so, because we're 

looking at that ten-year period and we've 

projected a certain build out that we use as a 

basis for environmental analysis, you would want 

to look at it again, perhaps in ten years to see 

what's actually happened.  

Of course, if anything exceeds the thresholds 

that were assumed, you would have to study that, 

as well.  So it gives us a good basis and an 

understanding to project those impacts, and 

that's exactly what we did based on those build 

scenarios.

We also looked at mitigation measures, ways 

to minimize environmental impacts, and, of 

course, all of this is with the intent of taking 

a hard look at this project so this Board has all 

of the information needed to render a decision, 

issue a statement of findings and ultimately move 

forward if that is how you would be proceeding.

This is really just for illustrative 
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purposes.  There is a full Generic Environmental 

Impact Statement.  I see copies of it; it's 

available on the website.  Comments tonight would 

hopefully be directed toward the specific 

analysis, but this basically goes through and 

assesses what uses could occur under existing 

zoning, within that ten-year period and what we 

anticipate could potentially occur based on the 

assumptions that I indicated and are detailed in 

much greater detail in the EIS in terms of 

potential development.  And those differences 

show, certainly moderate, not huge, increases, 

but definitely increases in a number of areas 

with respect to the change that's anticipated as 

a result of the regulating plan and the use 

scenario that Kyle outlined.  

We get into projecting key impact areas.  Of 

course, water use, irrigation, total water use, 

sanitary waste, solid waste generation, different 

types of units, population, and school-age 

children, as well as taxes. Those are just some 

of the parameters that were looked at.  Each of 

these analyses are backed up with detailed 

assessments in the Environmental Impact 
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Statement.  These increases alone don't necessary 

indicate an impact.  It's really an assessment of 

those to determine if it is significant.  So we 

contact the water district.  We contact the 

school district.  We perform a traffic impact 

analysis.  We perform fiscal analyses to 

determine the type of tax revenue that may 

result; project a number of school-age children.  

And all of those are assessed in great detail in 

the Environmental Impact Statement.  

It is notable that our projection would have 

a relatively large increase in revenue, roughly 

78 percent of that is assessed based on the 

proportion of the tax bill to the school 

district, and it's actually over 80 percent to 

the library and we do have assessments in the 

document that look at the cost of education and 

project what type of surplus there may be.  And 

that was a fairly substantial surplus. 

SUPERVISOR SCHNEIDERMAN:  Just on that, can 

you just got back for one second. 

MR. VOORHIS:  Sure, Jay.

SUPERVISOR SCHNEIDERMAN:  So that additional 

tax -- projected tax revenue for this develop 

SSb-1
Sec. 2.7.10
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based on the Form-Based Code versus the zoning 

that's already there.

MR. VOORHIS:  Yes.

SUPERVISOR SCHNEIDERMAN:  So it's roughly a 

million seven more per year -- a million six, 

seven per year -- but there are some changes like 

the number of kids.  There's 15 more kids.  

Have you looked at whether the additional tax 

revenue offsets any additional Town services that 

-- or school services, ambulance services, fire; 

has that been part of the analysis at all?  

MR. VOORHIS:  Yes.  Page 3-45, Table 3-17 

provides that assessment, and it basically 

determines the cost of education and compares 

that to the tax revenue that's allocated based on 

the tax bill to the school district and that 

results in a surplus of about $1.7 million.  

So that has been considered.  

SUPERVISOR SCHNEIDERMAN:  I think the whole 

difference is 1.7, no?  

MR. VOORHIS:  Yes.  But, coincidentally, the 

total tax revenue for the school district, you 

can see the $2.7 million in the slide; $2.1 

million of that is the 78 percent that is 

SSb-1
Cont.
Sec. 2.7.10
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identified for the school district. 

SUPERVISOR SCHNEIDERMAN:  Oh, I see. 

MR. VOORHIS:  The cost of education was a 

little over $400,000 based on the 27 children, so 

that's the increase above existing zoning, but 

the total number is 27 children, which you can 

see in the middle column (indicating).  And when 

you subtract those two, the surplus is $1.7 

million.  That's a coincidence. 

COUNCILMAN SCHIAVONI:  That's based on this 

year's cost, correct?  That's what you're basing 

it on?  

MR. VOORHIS:  Yes.  Yeah, we have most up-to 

-date numbers.  We also did write to the school 

district and obtain that information.

COUNCILMAN BOUVIER:  And that's also based on 

total build out and total, complete 100 percent 

occupancy.

MR. VOORHIS:  That's based on the theoretical 

development scenario, which looked at a ten-year 

window, assessed soft sites and then assigned 

density to those sites.  So there is a 

methodology that's described for that in the EIS, 

and it's kind of what I was saying before.  

CSCb-3 
Sec. 

2.6.18

CBb-2 
Sec. 

2.2.26
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I've done five or so of these very large 

develop analyses, where you're looking at an 

overall area and what's going to happen based on 

zoning, and you really don't look at a 100 

percent build out.  I've never done it that way, 

SEQR doesn't have it that way.  We've defended 

these analyses, and it's just not realistic.  

As we've said, Hampton Bays has been 

relatively quiet.  We hope that this will 

stimulated activity; controlled growth, according 

to the regulating plan to help revitalize.  So we 

think that our numbers and our theoretical 

development is realistic for that ten-year 

period. 

COUNCILWOMAN SCALERA:  What -- As a 

percentage, what are those numbers in terms of 

the build out?  In terms of the total?  

MR. VOORHIS:  I don't have that exact 

breakdown.  I could try and dig down and see if 

we have that.  Of course, the purpose of tonight 

is to get comments.  I'll be here throughout the 

public comments.  And any comments that come in, 

we'll record.  We'll address them in a final EIS, 

and I'll certainly make a note of that. 

Csb-3
Sec. Csb-3
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SUPERVISOR SCHNEIDERMAN:  And Chic, for the 

record, should this Form-Based Code be put in 

place, the owners of the property would not be 

required to use this regulating plan, right?  

They still have the underlying zoning? 

MR. VOORHIS:  It is an overlay district, 

which means it is optional, exercised at your 

discretion.

COUNCILMAN BOUVIER:  According to the current 

zoning as well, but this would be sort of a 

preferential path that would lead it in the 

direction that the community has articulated.

MR. VOORHIS:  Yes.  We would hope that this 

provides incentives to guide development in that 

way, but it's not mandatory, it is optional, and 

that's the purpose of the overlay.  

We also performed a detailed traffic-impact 

analysis.  We looked at ten intersections.  

Really, all of the key intersections that we've 

identified.  There are a number of things that 

were recommended through the traffic study, as 

well as the regulating plan.  Things such as new 

cross streets that create smaller blocks and 

facilitate access; increase connectivity, and 

Ssb-2
Sec. 2.2.26

Cbb-2

Sec. 2.2.26
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basically have that interplay between Montauk 

Highway and Good Ground Road in a way that 

distributes traffic better than the current 

condition.  

There was also -- for a long time there's 

been a concept to extend Good Ground Road to the 

west and then north toward Route 24.  Much of the 

right-of-way is in place.  I think there's only 

one small area that needs to be addressed.  We 

did find that that is a very important mitigating 

factor for traffic.  We know that the movement 

coming south on 24, east on Montauk and south on 

Springville Road, there are backups.  I 

experienced them today and we know that happens.  

The same thing happens in the reverse route going 

north.  That's an existing condition and that 

traffic is going to increase and potentially 

increase delays, so that extension is quite 

important and it was demonstrated through our 

traffic study.  

There was also one other movement coming 

southbound on Squiretown Road to Montauk Highway.  

There was a recommendation to add a left-turn 

lane.  So basically, those were some of the 



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

 

21 

conclusions of the traffic study.  But again, the 

EIS has a tremendous amount of detail on that. 

This whole project was conceived with the 

intent to balance residential growth.  And by 

that I mean there was a larger Hampton Bays plan.  

This project is intended to transfer some of that 

density that could have occurred throughout 

Hampton Bays and really focus it on the downtown 

for more efficiency, more sustainability, and 

just better planning.  

So there have been over 50 acres of 

acquisitions.  We did a yield assessment of that.  

We looked at Code changes that were previously 

proposed for -- I'm sorry, we also looked at the 

elimination of the motel room to apartment 

conversions as another method to balance this.  

That's something that currently occurs, but if 

that were not permitted to occur, it would result 

in additional density that is not realized.  That 

would be spread out through Hampton Bays.  In 

this case, we're looking to balance it, and 

essentially stimulate growth into the downtown 

area without an overall increase in density. 

COUNCILWOMAN SCALERA:  Chic, do you know if CSb-3
Sec. 2.3.13  
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those CPF purchases that you're referencing were 

done with the lifting of the credits for 

affordable housing purposes in their adoption?

MR. VOORHIS:  I don't know off the top of my 

head.

COUNCILWOMAN LOFSTAD:  And with the 

elimination of residential component of HOHC, do 

you know what that reduction will be? 

MR. VOORHIS:  That was assessed in the prior 

documents.  We did review that and we did not 

change that or make any statement of that in this 

document, but it was some number of units.  When 

we assessed it, there was some speculation on 

whether it was actual density that was realized 

based on Suffolk County Health Department 

requirements.  And so we didn't feel comfortable 

presenting that number, but we know it would 

result in some units.  We know it's allowed in 

the HOHC.  And our recommendation is to eliminate 

that residential component.  So you'd have to 

look back at the prior document for those 

numbers.  

So that is the intent, and we believe it is 

well applied in this case for the purpose of 

CSb-3
Cont.
Sec. 2.3.13
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balancing density.  Again, all of this has more 

detail.  

SUPERVISOR SCHNEIDERMAN:  So to meet your 

SEQR findings, we would have to then eliminate 

the residential component of the HOHC at the same 

time as we did this?  Or is your finding sort of 

based on that elimination as well?  That's a 

mitigating measure?

(Whereupon, Mr. Collins returned to the 

podium.)  

MR. COLLINS:  Sure.  There was a 

recommendation to land the HOHC in Hampton Bays.  

The build-out analysis included the residential 

component associated with that.  When we started 

going through the study, we actually had 

contemplated landing the HOHC.  It has never been 

landed.  So we don't have to eliminate it, 

because it was never landed in Hampton Bays.  But 

by eliminating the HOHC with a residential 

component, really what that's saying is, the 

recommendation for the visual impacts and size of 

building is still recommended by just eliminating 

the resident component; i.e., what is that going 

to do?  It's really going to create a new zoning 
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district that would be as HOHC, but will not have 

the residential component. 

COUNCILWOMAN LOFSTAD:  But you're eliminating 

something that's kind of not there.

MR. COLLINS:  Yes, but --

MR. VOORHIS:  It was studied, previously.  

MR. COLLINS:  It was studied, but the 

recommendation wasn't specifically only to get 

residential in those areas, it was -- because 

many of those areas were highway business.  So it 

was to get away from having some of those bigger 

box stores.  Because you can go up to 15,000 

square feet.  

Well, the community at the time, back in 

2013, didn't want to have those sprawling big 

boxes along Montauk Highway.  So the 

recommendation was to put in the HOHC, which 

limited the size of the building to 3,000 square 

feet.  You could have multiple 3,000, but they 

had to be residential in character, pitched roofs 

and those types of things.  So that portion of 

the recommendation still moves forward, but just 

eliminates the residential component, which would 

have went ahead with the HOHC. 

CLb-2
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SUPERVISOR SCHNEIDERMAN:  Okay, thank you. 

MR. VOORHIS:  So the EIS includes mitigation 

measures.  Each section, each impact category for 

natural resources and human resources identifies 

a number of measures.  When you total them all 

up, there's about 75 of them.  But that's fairly 

typical of EISs to go through and basically 

identify measures and strategies to prevent 

environmental impacts.  

We did look at short-term, long-term, 

individual as well as cumulative impacts and, 

again, assessed each one and identified 

mitigation that may be appropriate.  A couple of 

the key ones were really to realize this.  You 

would need a wastewater treatment facility.  That 

was on one of the slides that was presented 

previously and is conceived as part of the study, 

and is actually necessary for achieving this type 

of density.  

Of course, we talked about the extension of 

Good Ground Road, the addition of the Springville 

Road lane change, and a number of other lesser 

items that are all identified in the EIS. 

SUPERVISOR SCHNEIDERMAN:  Are those 
SSb-4
Sec. 2.9.3
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requirements though?  I mean, I could see with 

the sewage treatment that a property owner would 

not be able to build out under the Form-Based 

Code unless they had a connection to a sewage 

treatment facility.

MR. VOORHIS:  Yes.

SUPERVISOR SCHNEIDERMAN:  Perhaps.  Unless 

they could meet it with conventional.  But the 

connection to Good Ground Road, is that a 

requirement for this to unfold or no?  

MR. VOORHIS:  Well, this Board and as a 

result of this process you'll adopt a statement 

of findings and it will basically identify the 

SEQR process, the EIS analysis and the items that 

really do need to be implemented to mitigate 

environmental impacts.  Quite honestly, that 

extension of Good Ground Road, as density 

increases throughout the area, is going to be a 

very necessary factor.  I would say --  

SUPERVISOR SCHNEIDERMAN:  That more pertains 

to development sort of south of Montauk Highway.  

Because there's proposed development north of 

Montauk Highway and south of Montauk Highway.

MR. VOORHIS:  That's correct. 

SSb-4
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SUPERVISOR SCHNEIDERMAN:  So the extension of 

Good Ground Road, I would imagine, it would be to 

mitigate to the south of Montauk Highway. 

MR. VOORHIS:  Well, it really helps to 

relieve that Springville Road, Montauk Highway 

intersection where there is congestion.  Any time 

you can create a bypass like that, it's going to 

relieve another key location.  So those maybe 

going south can travel in that manner rather than 

going to Springville Road.  That frees up traffic 

on Montauk Highway.  It would balance that out. 

So the benefits, this would concentrate 

development in the downtown area rather than 

other environmentally sensitive areas outside of 

the Hamlet.  It enhances the character of the 

downtown through the standards that Kyle 

describe, the storefronts, walkability, 

connections to Good Ground Park, improved traffic 

circulation.  It will provide a greater 

residential presence.  We know that, as planners, 

it is a very important factor for a downtown 

revitalization.  It increases the employment and 

customer base and provides diverse housing 

options.  It will improve protection of 

SSb-5
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groundwater where once an STP is constructed, you 

can get the existing sanitary systems that have 

higher concentrations of nitrogen --

COUNCILMAN BOUVIER:  Chic, can I ask you a 

question about that?  So you're envisioning 

individual systems or are we talking largely 

about commercial sites here, right?  

So have you looked at the benefits of having 

an onsite STP treatment plant, rather than 

individual IA systems?  

MR. VOORHIS:  We looked at an existing build 

out nitrogen based on conventional systems.  I'll 

have to check and see how we handled IA systems. 

Basically, our nitrogen load was cut in half as a 

result of the sewage treatment plan when 

factoring in the additional build out. 

COUNCILMAN BOUVIER:  With the residential 

systems that could approach that number, but I 

think you should look at the alternatives for 

that.  

MR. VOORHIS:  Yes.

SUPERVISOR SCHNEIDERMAN:  Chic, you 

mentioned jobs a moment ago.  I'm not seeing in 

your analysis -- your impact table and analysis 

CBb-3
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of current zoning verses proposed zoning in terms 

of how many jobs would be created.  Is that 

something that you looked at, or other economic 

multipliers in terms of how it might support 

other businesses in the community?

MR. VOORHIS:  I will have to check on that, 

Mr. Supervisor.  I don't see it in the table in 

Section 1 of the EIS.

SUPERVISOR SCHNEIDERMAN:  That's okay.  If 

you knew.  

MR. VOORHIS:  So you're saying jobs under 

existing zoning and the theoretical development 

scenario?

SUPERVISOR SCHNEIDERMAN:  Right, would more 

people be employed, would less people be 

employed? 

MR. VOORHIS:  Absolutely.  I don't know if we 

quantified that number, but it would absolutely 

increase employment; that's one of the benefits. 

SUPERVISOR SCHNEIDERMAN:  And in terms of 

the types of jobs?  Not all jobs are equal, so 

hopefully more -- 

MR. VOORHIS:  Well, hopefully it's a 

multitude of job levels. 

SSb-6
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SUPERVISOR SCHNEIDERMAN:  More higher paying 

jobs, hopefully.  Yeah, okay. 

MR. VOORHIS:  Right.  Whether it's 

administrative, laborer -- there would be a 

diversity.  

SUPERVISOR SCHNEIDERMAN:  Okay.

MR. VOORHIS:  Of course, tax revenue is one 

of the benefits.  And then one of the huge 

components is that there's a lot of 

sustainability, conservation and other measures 

that are built into the regulating plan and the 

zoning that will create a tremendous benefit 

through the implementation of the zoning.

So as I said, I'm here to listen to comments.  

We're here to assist the Town in preparing a 

Final EIS and responding to comments, and that 

will be a further document that comes before you 

in the form of a Final Environmental Impact 

Statement.

I hope that was on time.

SUPERVISOR SCHNEIDERMAN:  Well, we delayed 

you a little bit.  Sorry about that. 

So we're going to go right to the public.  

Okay.  We have a number of cards.  We're going to 

SSb-3
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start with Kevin McDonald. 

And just to go over the ground rules again.  

There's going to three minutes for each speaker 

and the Clerk will let you know when you get down 

to 30 seconds. 

KEVIN MCDONALD:  Good evening, I'm Kevin 

McDonald.  I've come before you in a number of 

different capacities.  The one today and only 

this capacity today is as resident of Hampton 

Bays and as a member of the Hampton Bays Civic 

Association Board. 

So my 24-year-old son was born the day after 

700 people were in the Southampton High School 

doing the 1995 com-plan update, which included a 

major segment on downtown revitalization, parks 

and redevelopment of disinvested downtowns, of 

which Hampton Bays was the poster child for that 

discussion.  

We said a park, a better functioning 

downtown, more pedestrian friendly communities; 

and here we are 24 years later still having that 

conversation.  But getting much closer.  

So I know you're all used to hearing this, 

but as a resident of Hampton Bays, I'm expressing 

KMb-1
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my personal and institutional pleasure with the 

efforts that have been made by planning staff, 

Janice and Kyle in particular, the consultants 

that you guys and your predecessors have hired to 

get us to this point.  And now what we want you 

to do is close the deal.  

So a couple of those elements, which are 

important -- and I was actually feeling better 

than I thought about what I understood in some of 

the discussions you just had.  But the key 

elements that have to control the Form-Based 

Zoning and downtown revitalization are, at the 

top of your pyramid needs to be, What's the 

zoning and the design doing to integrate the park 

and the rest of Main Street together?  

As an example, a daycare facility with a gym 

and outdoor style cafe, both for breakfast, lunch 

and dinner, and maybe even a drink later in the 

day. That would be more suited for the image that 

the community has consistently said it wants to 

see in the business district, rather than a wood 

pallet shipping facility with a large, concrete 

wall that blocks the rest of Main Street from the 

park.  Bad idea.  I know that's not allowed in 

KMb-1
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zoning.  I'm making the point to make the point.  

As it was presented by Janice and Kyle at a 

number of community meetings that we had, there 

is supposed to be a lot of alleyways and wide 

sidewalks and walkways, which everybody loves, 

but the issue of mild apprehension was, there's 

height being given in exchange for the public 

space also being provided.  I think we all 

generally feel okay about that.  And when asked 

if people had been to Sag Harbor, Southampton, 

East Hampton or Southampton Village, most people 

don't know that they're three story and in some 

cases four-story buildings in those places.

What really makes it work is --

CLERK SCHERMEYER:  Thirty seconds. 

MR. MCDONALD: -- is the width of these 

sidewalks and the design of the whole thing.  

The last point that I want to make is just 

that the public space that the public will use, 

which sometimes are private alleyways and 

walkways and things like that, are essential.  We 

ask that the uses, even though I understood 

Kyle's point that it's really about how the 

design will govern and drive most of this.  I'm 
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not asking for a formal committee to do this, but 

a quick reaction to correcting --

CLERK SCHERMEYER:  Three minutes.

MR. MCDONALD:  -- what's working and what's 

not, and a quick adjustment to what's not working 

is being requested.  As we're going forward, we 

would ask that we quickly make those evaluations 

and not just say we set it in stone, the concrete 

has hardened, and we're not going to visit this 

again.

So with that, we're recommending that you 

proceed.  I want to thank you for all the effort 

that was made to get it this far, the staff and 

all the efforts that -- you know, when I ran 

through the litany of different studies since 

1999, it's a lot, I get it.  So I'm done.  I 

thank you.  And get moving.  

SUPERVISOR SCHNEIDERMAN:  Thanks, Kevin.

Okay.  Maria, I think you're up next.  

MARIA HULTS:  Town supervisor, members of the 

board, I speak on behalf of the Hampton Bays 

Civic Association. 

SUPERVISOR SCHNEIDERMAN:  Just state your 

name for our record, even though we know who you 
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are.   

MS. HULTS:  Maria Hults (laughs).  

I could make it very brief and just say what 

he said.  But in reality, we're looking to see a 

very pretty town.  We'd like to see some 

bioswales.  We'd like to see user friendly, not 

big chain stores, drug stores, things like that, 

but rather community-based shops that we're 

interested in.  I think it would be nice to give 

some sort of incentive to stores like that for 

coming in. 

But by and large the Civic wants you to know 

that we are totally in favor of this plan.  We 

worked on it a long time.  We did charettes and 

we hope you move forward with alacrity.  Thank 

you.

COUNCILMAN BOUVIER:  Thank you, Maria.

COUNCILWOMAN SCALERA:  Thank you.

A VOICE:  Alacrity.

SUPERVISOR SCHNEIDERMAN:  Okay.  Gayle 

Lombardi is next.

MS. LOMBARDI:  So I attended a lot of the 

meetings that Kyle and Janice formed.  I reviewed 

the 1999 Master Plan.  I reviewed the Corridor 
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Study, all of them with half of one eye.  And I 

actually agree with Kevin McDonald that we need 

to move forward.  

So I agree with that part.  Except, I don't 

agree with a lot of other parts.  I think we need 

to peel back the onion and look at what's really 

there.   

I think the chart that Kyle Collins put up 

with the colors is very telling.  I think this 

chart, which is in the Appendix A, is very 

different than what was in the Corridor Study on 

page 37.  The Corridor Study on page 37 describes 

that it was supposed to be small stores with 

apartments above.  In this diagram -- whoops, I 

had it upside down.  Again, vision loss.  On this 

diagram, all this yellow can be 100 percent 

residential on the first floor.  So instead of 

the housing, which has been represented to us, 

looking like Jobs Lane in Southampton, it will 

look like a shingled, you know, development -- 

urban development in South Jamaica.

While I appreciate the fact that the 

consultants have indicated they did a theoretical 

analysis of the density, the reality is it's not 
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maximizing it.  They actually only used 

commercial on the first floor, and the reality 

is, it's very lucrative for these developers who 

have vacant space to do 100 percent residential 

development. 

Additionally, I don't agree with the fact 

that the taxes will actually cover the expenses 

to the schools.  And in fact, there's a comment 

Lars Clemenson that he doesn't believe the number 

of school children is the actual number.  So I 

think that the actual residential density needs 

to be looked at.  

So to me, this is somewhat of a backdoor 

approach by the Town Board to try to get high 

density, affordable housing into Hampton Bays, 

even though they repeatedly have represented that 

that would not happen.  So I find that incredibly 

offensive.  This is at the expense of the 

one-family property (inaudible).  You know, high 

density residential, they're takers, and the 

one-family residential is very fragile 

socioeconomic bounds that we have to maintain in 

Hampton Bays with the taxes. 

So, again, I implore you to move forward, but 
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the first-floor residential in that yellow 

section needs to be reassessed, because we never 

went into first-floor residential.  It's not 

consistent with the plan.  A lot of the data 

that's provided in the plan is kind of 

contradictory to the plan and provides misleading 

calculations for the density.  For the taxes, for 

the parking, as well as the transportation.  All 

of that needs to be gone through again with a 

more critical eye.  

So -- I'm trying to go through my notes 

quickly.  What else do I have here?  Okay.  I 

think that might be about it.  

The residential and the build out shows, just 

as an example, it shows that there are 200 

additional units, again, not complete build out, 

not including first floor, just bad theoretical 

look at it with 20 percent being allocated to 

affordable, ten percent higher than Suffolk 

County requires.  And a 100-bed assisted living 

facility.  That was never an intended use, never 

presented to the community.  So again, two things 

never presented to the community was a use of a 

100-bed assisted living facility, as well as 
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first-floor residential apartments.  Never 

presented to the community, including tonight.  

I'm personally offended by the way that 

they've done the mitigation for residential.  

Taken CPF property, violating the legislative 

attempt of CPF and saying that we bought property 

in CPF for preservation and were going to take 

phantom development rights and apply that against 

housing -- 

CLERK SCHERMEYER:  Thirty seconds. 

MS. LOMBARDI:  That's number one. 

Number two, taking a phantom build out of the 

original Corridor Study between CPI and all the 

way west and saying, we didn't build those out, 

so we're going to apply it.  

And the most offensive -- the most offensive 

-- is the motel conversion.  You know, a phantom 

2006 motel conversion study that's never been 

presented to the community, saying that there's 

going to be apartments, you know, that we can 

apply against because they could be converted for 

condominiums.  And we all know that those 

apartments are being illegally used as 

apartments.  It's very, very disconcerting that 
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that would be put in a public document.  

So on that, again, I agree with Kevin.  We 

should move forward.  I'm not against the plan.  

There's a lot of good things in the plan.  We 

need a waste treatment facility.  We need to have 

this move forward, but these elements of the plan 

have to be removed.  Thank you, very much.  

(Applause.)

SUPERVISOR SCHNEIDERMAN:  All right.  

Susan Von Freddi is next. 

MS. VON FREDDI:  Hello.  Happy summer, 

although it has been rainy today.  My name is 

Susan Von Freddi, and I'm from Hampton Bays. 

I happen to be a 46-years business owner on 

Main Street.  So I think, you know, I have a 

pretty good idea of what Hampton Bays has become.  

I own village real estate so I'm also in the real 

estate business so I understand those parts of 

this.  I'm also a member of the Suffolk County 

Downtown Revitalization Board, which gives grant 

money to downtowns to try to do exactly what your 

trying to do here.  As a matter of fact, our 

Board did give money for the bathrooms at the 

park, and our Board granted money for the Vincent 
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Cannuscio Trail recently in past years.   

I'm speaking for myself, but I'm also the 

president of the Hampton Bays Beautification 

Association, and we really do maintain Hampton 

Bays.  We do all of Main Street.  We do Good 

Ground Road.  We help with the park.  We just put 

in a rain garden at the post office, which is on 

private property and we take care of all the 

plantings, all the medians, all the flowers, all 

the hanging pots, and we really, I think, we do 

an incredible job of making Hampton Bays as 

pretty as we can make it.  

But I do think that this plan will improve 

it, because of the park being were it is.  The 

park being a central location and a -- how many 

towns have a park right in the center of their 

downtown?  I think that is such a great plus.  

You have the railroad station in walking 

distance; the walkability of Main Street, all the 

stores.  And I think this plan will pull it all 

together.  

We need the infill, because one of the 

problems with Hampton Bays downtown Main Street 

is that it doesn't flow.  You go to a couple of 
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stores and then all of a sudden there's nothing.  

There's a big parking lot or there's a bank set 

way back off the street.  There's no walkability 

flavor for going from store to store to store.

So I think as you do a build out on this 

project, that infill will make a huge difference.  

In addition, having the parking in the back of 

the stores, behind it, will also be a plus.  

I really want to see wide sidewalks.  I want 

to see underground utilities.  We don't want any 

more telephone poles on the streets, and we want 

to see trees and plantings and benches and all of 

that.  

So streetscape is really an important part of 

this whole plan, not just what you're going to 

build.  The design is important, as well.

In any case, I'd like to see a bid 

established for the community at some point in 

time.  I think that would be very helpful, 

because we spend all of our time raising money to 

make what we do happen.  And if we had a bid, the 

business property owners would help to foot the 

bill and I think it would make a big improvement.

SUPERVISOR SCHNEIDERMAN:  A business 
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improvement district.

MS. VON FREDDI:  A business improvement 

district would be helpful on a build out.  You 

know, down the road.  But I'm in favor of it.  I 

think everything Kevin said is exactly true and 

having lived in Hampton Bays most of my life, I 

see great improvement.  We can always use a 

little bit more, but I think this will finish it.  

This will make it much better than it is.  

Thank you.

(Applause.)

SUPERVISOR SCHNEIDERMAN:  Thank you. 

All right.  Next up, Ray D'Angelo.

MR. D'ANGELO:  Hi, I'm Ray D'Angelo.  I'm the 

chairman of the Hampton Bays Citizen Advisory 

Committee (coughing).  I forgot to bring my 

inhaler so if I go down, tell my wife I love her.

I just need a minute.

SUPERVISOR SCHNEIDERMAN:  We'll try to get 

you some water.  Do you want to take a pass and 

we'll come back around to you, Ray?

MR. D'Angelo:  No, I'll be all right.  Let me 

just read the later that I gave you.  

I just want to thank the Committee for all 
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the time they put into reviewing this plan, which 

was a lot.  We came up with a recommendation, 

which is that we strongly request that the public 

hearing be extended for at least a month and the 

write-in period to be ten days thereafter to 

allow community members adequate time to review 

the Downtown Overlay District 2019 Draft 

Form-Based Code and the Draft Generic 

Environmental Impact Statement -- I guess that's 

the DGEIS, and related appendixes -- since the 

build out, allowable uses and other details and 

analyses are materially different from what was 

discussed in various community meetings during 

the past three years.  

And I may also add that I would like to have 

a meeting in Hampton Bays, a public hearing.  If 

we have another public hearing, it should take 

place in Hampton Bays.  After all, this affects 

Hampton Bays, it should take place in Hampton 

Bays. 

The Corridor Study, which was adopted in 2013 

was originally commercial retail, and right now 

there is a depression going on in commercial 

retail.  I mean, stores are closing all over the 
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place.  It's the Amazon effect.  You have to 

understand that commercial real estate that's 

retail is in a very bad situation.  I know people 

want all these shops and everything -- it's not 

going to happen.  We have a problem in Hampton 

Bays:  We have a movie theater -- and it's 

supposed to be a resort and recreation area -- 

and it's closing, December 2019.  And the 

proposal is for a CVS, which is our fourth 

pharmacy.  I don't think we need four pharmacies, 

but that's what we're going to get.  So I think 

everybody has to understand that we're not going 

to get what you guys think we're going to get.  

We're not going to get all these nice shops and 

everything.  They just don't make it.  They just 

can't be successful.  They're not sustainable.

So what's happened here is, this has become 

more of a residential development.  And because 

of that, it's going to, I feel, it's going to tax 

the infrastructure of our hamlet with the burden 

to provide additional services for our -- once 

the single-family homeowner, which already we pay 

the highest tax rate, as you know, Supervisor, in 

the Town.
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Our high school currently has a record number 

of students.  We still have single-family homes 

with multiple families that generate many, many 

children into our school district.  This is the 

reality in Hampton Bays.  I'm looking at this -- 

it's science fiction that there's only going to 

be 27 kids coming out of, ultimately, 248 

apartments.  I don't know where -- I guess that's 

a theory, but there's going to be a lot more 

children.  

And, again, it's going to fall on the 

homeowners to pay for this.  Who's going to pay 

for all this infrastructure?  I mean, in the plan 

another well -- in the full build out -- another 

well needs to be dug, and who's going to pay for 

a commercial size septic system?  I know you have 

the community preservation fund, but who is going 

to pay for all the pipe work and everything else?  

It's just great sums of money.  

So I'm not against this plan.  I just think 

we just need to cap the density.  I'm very 

concerned that if we make this a residential 

development, it's going to really, really impact 

the homeowners of Hampton Bays, who are already 
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over burdened with much higher taxes.  

It's really not going to end up how these 

people think, with all these shops and everything 

and walking around eating ice cream cones.

CLERK SCHERMEYER:  Thirty seconds.

MR. D'ANGELO:  We're supposed to have a 

resort- and recreational-based economy here, and 

I don't see that this really going to help that 

in any way. 

CLERK SCHERMEYER:  Three minutes.

MR. D'ANGELO:  This is a problem that, not 

only Hampton Bays is facing, Southampton has 

many, many vacant stores now.  They just had a 

change in mayorship, because of that.  That was 

the main issue of the campaign.  As you know, the 

incumbent mayor lost because of it.  

That's all I have to say tonight.  Thank you 

very much for your time.  

SUPERVISOR SCHNEIDERMAN:  Okay, thank you.  

Geraldine Spinella is next. 

MS. SPINELLA:  Good evening.  I really didn't 

know I was going to speak tonight.  I've never 

gone to one of these meetings.  But I am a 

Hampton Bays resident.  I love Hampton Bays.  
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I've attended every single Overlay meeting that 

was called, with dozens of other people from 

Hampton Bays.  

We pretty much all decided that we like the 

look of a Sag Harbor type town.  Never, at any 

point, did we say we wanted to have an assisted 

living facility right in the middle of Town, or 

lots of private residences.  That was just never 

discussed.  If I missed it, please, somebody let 

me know, but I don't think I did.  

Everybody has had a good point.  Everyone 

that has said something has had a very good point 

about the state of commercial storefront 

businesses, and so on.  And the taxes of Hampton 

Bays, and how many more children would be brought 

in if you put a lot of private residences in 

town.  

The fact that the entire district that we 

we're talking about begins at Springville, and 

the movie theater was a part of it, and, yes, as 

a recreational destination with all of our 

wonderful water facilities and beaches.  To lose 

the movie theater, and I understand a lot of 

people don't go to movie theaters anymore.  But 
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Sag Harbor has a really high attendance for the 

Bay Theater.  They have raised lots of money to 

rebuild their movie theater.  Southampton has a 

movie theater.  Westhampton has a movie theater.  

And they've also got the PAC with live shows and 

they're always pretty much sold out.  

What is wrong with Hampton Bays having 

something like that?  

I called and I asked about the movie theater 

being sold and, of course, an owner can sell 

whatever they like to the highest bidder.  Why is 

it that the highest bidder needs to be a CVS 

store?  We don't need another drugstore.  We 

understand private property, but the thing is, if 

we're coming up with a cohesive plan to make 

everything just a great town, with what we all 

wanted to see, why isn't there any input into 

whether or not the owner can just sell to CVS, 

which would be a typical strip mall store?  

So why couldn't we work on that?  Where we 

have more culture and entertainment coming in?  

We have plenty of bars, we have some really nice 

restaurants.  But we don't have anything right 

there.  So I think it would be a perfect fit to 
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-- let's put some more input into that and maybe 

put a little pressure in the right place.  That 

is an awful looking shopping center with the 

movie theater anyway, and we now have pool 

supplies in there.  Is that a tourist attraction?  

I don't think so.  But it's great for all the 

people with pools who are here and need to get 

their pool supplies.  I don't have a pool, so I 

don't know.

CLERK SCHERMEYER:  Thirty seconds. 

MS. SPINELLA:  But, you know, I just wanted 

to say that.  That it wasn't what we expected to 

have as the outcome of all these meetings.  It 

doesn't sound like that's what's happening.  I 

didn't even hear a mention, in the environmental 

part of this, of the fire department property, 

which I believe was declared as a super-fund 

site.  It's right smack in the middle of Montauk 

Highway.  What are we going to do with that?  How 

many years will it take to clean that property 

up?  

CLERK SCHERMEYER:  Three minutes.

MS. SPINELLA:  I don't know if anyone has an 

answer to that.  Any way, thank you.  
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SUPERVISOR SCHNEIDERMAN:  Thank you. 

Okay.  Next is Anthony Oliverio.

MR. OLIVERIO:  Good evening.  My name is 

Anthony Oliverio.  I'm an independent real estate 

broker and actor in independent films.  I also 

happen to have run a real estate firm in Hampton 

Bays for about 13 years.  

I came at the request of one of the 

developers, Greg Small.  And, basically, I know 

firsthand, dealing with real estate in the area, 

that there's an extremely high demand for 

year-round rental housing and stuff like that.  

So if they're able to put more housing in, I 

think it would be a tremendous help.  People used 

to come into the store and say they just can't 

find anything.  And they would go from realtor to 

realtor and there would be nothing, and they'd be 

on a waiting list.  So I think there's a demand 

for that.

As far as with the commercial development, I 

think that obviously the tax revenues would 

benefit, you know, maybe offset a little bit of 

the amount of the schools, stuff like that.  

I happen to know the small independent 
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businesses really like the tourism and when they 

pushed out all the summer rental markets they 

were hurting over that.  And I understand why 

they did that.  I think change is good and it 

inspires growth, but I think new tourism would 

help independent businesses, and also for the 

community itself to have more of a variety of 

amenities and things to use.  I think they would 

enjoy it as well, as far as the local community. 

In fact, one of the filmmakers I work with 

works with the Parks and Recreation Department of 

the Town, Adam Baranello, and he does dance shows 

at the park that they built already on that strip 

of land behind Main Street.  

So that's basically my thoughts on what we're 

talking about today.  

SUPERVISOR SCHNEIDERMAN:  Thank you, 

Anthony.  

All right.  Next card is Mary Pazan.

MS. PAZAN:  So I know I only have three 

minutes.  But today I decided to become an 

organization.  So if you indulge me with a few 

extra seconds, I'm now the alternate Civic 

Association.  It consists of one member, me.  And 
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a hundred percent of us agree with what I'm about 

to say.  So if I go over my three minutes, that's 

why.  

When I got involved with the Hampton Bays' 

civic-minded groups, I thought, wow, this is 

great.  The Town Board is paying attention to the 

long neglected Hampton Bays.  Yay, and I can be a 

part of this great transformation.  There were 

pessimists and naysayers, but I worked for the 

government for 30 years so I know that the 

government and the community can work together.  

I attended public hearings, community 

meetings, I read all the newspaper articles and I 

read probably over 1,200 pages of plans and 

studies.  I mean, the supplemental GEIS alone is 

262 pages.  I think that supports the request for 

an extension of time because if you think most 

people are really going to read that it's going 

to take them a little extra time.

I know development's going to come and I 

can't say I'm totally against development.  But 

the more that I learn, the more disappointed, 

depressed and disillusioned I am regarding this 

Board's vision for Hampton Bays.  
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The Board says it does things in order to 

bring more people to Hampton Bays, and maybe 

that's good.  But what about the people who live 

here and pay taxes?  What about the people moved 

here and actually like it here?  Because they 

don't want to move to Patchogue.  They don't want 

to move somewhere else.  

The Board says whatever it wants at these 

public hearings or meetings, but the real vision 

for Hampton Bays is expressed not through what it 

says, but through what it does and through the 

details of the thousands of pages of plans and 

studies.  

To me, it seems that this vision includes 

building on every square inch of space available.  

Even if it means overcrowding, increasing the 

density of the most dense hamlet, and depriving 

the community of potential access to it's 

waterfront space.

The current SDGEIS allows for an increase of 

approximately 250 housing units; 100-unit 

assisted living facility; an additional 50 hotel 

room; and a 75 percent reduction in open space.  

All on Montauk Highway and Good Ground between 
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Ponquogue and Springville.  I went to the design 

charettes and the other meetings and this is not 

the plan that was so painstakingly developed and 

explained.  This doesn't preserve the things that 

people thought were important for the plan.  And 

talk about density, what the Board, in my 

opinion, doesn't seem to look at the big picture.  

I mean, we have two, if not three, large housing 

developments already planned in Hampton Bays.  

One of them is already selling.  

And then the Board, through it's 

ill-conceived waterfront revitalization plan, 

proposes to give itself the authority to purchase 

every waterfront hotel on Hampton Bays for 

high-end seasonal town homes or boutique hotels 

without any meaningful environmental review and 

regardless of the expressed concerns of the 

community. 

CLERK SCHERMEYER:  Thirty seconds.

MS. PAZAN:  Well, I have more time, I'm an 

organization.  

(Laughter.)

MS. PAZAN:  I really am an organization.  

Sorry to --
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CLERK SCHERMEYER:  I really can't give you 

more time.

MS. PAZAN:  No, I timed this before I left.  

I don't think so. 

I suspect the Board has already made up it's 

mind and it's holding this hearing simply to 

comply with the law.  The public comments being 

something to merely suffer through.  

I mean, based on some of your questions, I 

don't know if you all read the document.  I knew 

the answers to the questions.  

Build, build, build, seems to be the mantra 

and do it on a piecemeal basis.  The Board has 

turned a deaf ear to the desire of the Hampton 

Bays community, and instead of acting with the 

best interest of the community in mind, the Board 

seems to act in spite of the best interests of 

the taxpaying citizens of Hampton Bays. 

The Town's actually been so busy, in my 

opinion, courting real estate development that it 

forgot to pay attention to its other 

responsibilities such as our drinking water.

CLERK SCHERMEYER:  Four minutes.  

MS. PAZAN:  The Board talks about 
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preservation, water quality, alleviating density, 

encouraging economic opportunities without 

destroying community character, preserving 

recourses and recreational opportunities.  But 

when it comes to walking the walk in Hampton 

Bays, the Town takes a different path.  I mean, 

how much development can the Town possibly take?

Two last little anecdotes:  I remember at a 

meeting at which Supervisor Schneiderman told a 

story of having dinner with is daughter in 

Patchogue, and he was wondering why Southampton 

can't be more like Patchogue.  Well, you know, I 

wanted to live in Hampton Bays, not Patchogue.  

That's why I came to Hampton Bays.  And if 

Patchogue were not enough, the waterfront plan 

touts Montauk and its hip surf culture --

CLERK SCHERMEYER:  Five minutes.

MS. PAZAN: -- as the town we should aspire to 

be.  That's without mentioning all the problems 

and complaints that were previously mentioned in 

the newspapers.  So now we know why no one has 

been able to do anything with the diner.  Because 

you've been saving it for this secret plan.

In general, I have an issue with the Town's 
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actions that continue to build, build, build 

without giving us and more public space and more 

access to our waterfront.  Thank you.

(Applause.)  

SUPERVISOR SCHNEIDERMAN:  Okay.  Next up is 

Doreen Bartoldus.

MS. BARTOLDUS:  Mary is going to be a hard 

act to follow, but -- 

My name is Mary Bartoldus.  I'm a profession 

engineer.  I'm a 20-year resident of Hampton 

Bays.  I actually moved to Hampton Bays as a 

low-income person.  I was able to buy a nice 

little home and then many years later I was able 

to sell that home and buy bigger, nice home in 

the Bay Woods area.  And I certainly have been 

paying the taxes here, so thank you for listening 

to me. 

My expertise -- I have a professional 

engineering license and I'm a certified 

construction manager.  I have been constructing 

wastewater treatment plants for many years.  I 

know Nelson & Pope, I know H2M.  I've worked with 

them.  I've worked on Long Island for about 20 

years with developers and on their wastewater 
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treatment plants.  So when I read through this 

plan I kind of focused on those areas.

I am concerned about the density.  I do not 

want to see our little town -- as a resident, I 

don't think our town is not going to handle that 

kind of density.  I think we need a sewage 

treatment plant now.  That's one of my opinions.

As far as those mitigating measures for 

traffic and the sewage treatment plant, that 

should be happening already, because our 

groundwater has troubles.

Also, the super-fund site.  I think those 

measures should happen first before they spend 

any money on development.  So, again, kind of 

reiterating what Gayle and Ray and Mary so 

elegantly put:  We would like to see this plan 

sort of scaled back to that 2013 plan that was 

agreed upon.  I was not there for that, but I 

looked at it today, and that's the plan I would 

like to see.  

I'm not against develop in Hampton Bays, but 

the homeowners should be listened to.  That's 

basically it.  Thank you. 

SUPERVISOR SCHNEIDERMAN:  Thank you.  
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Okay.  That's all the cards I have.  Is there 

anyone who didn't fill out a card who wishes to 

be heard on this?  Kevin?  

MR. MCALLISTER:  Thank you, again, 

supervisor.  Kevin McAllister of Defend H20.  

Listening to Mr. Voorhis, I had an 

observation, which I think resinates John's 

inquiry.  With respect to vision of the district, 

I mean, ultimately Kevin used an example of maybe 

a health facility.  Well, the vision we arrive 

at, obviously, would be constrained if we don't 

upgrade to a district-wide wastewater treatment 

system.  

Mr. Voorhis was talking about nitrogen 

reduction with EIA systems.  I think the Town 

Board is aware of the constraints.  So I think 

ultimately this has to go hand and glove in the 

review and feasibility of a district-wide sewage 

treatment plan in order or facilitate that 

vision. 

SUPERVISOR SCHNEIDERMAN:  Anyone else who 

did not speak who wishes to be heard?  Yes, with 

the hand up.  Are you here to speak on the 

Hampton Bays?
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MS. PRETE:  Yeah, I'd like to make some 

comparisons. 

Christine Prete, Bay View Pines Civic 

Association, resident of Flanders.  It seems that 

these people are having the same problems that we 

have in Flanders and Riverside.

One of the things that I'm happy to see here 

is that there's only 250 residential units.  But 

in Flanders, there's between 2,000 and 5,000 

residential apartments that can be had with the 

knew overlay zoning district.  

SUPERVISOR SCHNEIDERMAN:  I don't think 

that's correct.  I think maybe the 2,000, but not 

the 5,000.

MS. PRETE:  Well, 2,000.  Hello.  I mean, 

that's huge.  We can not support that.  We have 

problems with our water.  We have problems with 

sewers.  We have stormwater management that needs 

to be taken care of that has never been taken 

care of.  We've been dealing with this for years.  

I would like to see the Town take care of its 

infrastructure west of the canal before any 

building is done.  I mean, we have a building on 

the circle that I would say is what, a five-story 
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building?  We can have five stories?  Okay?  I 

would say the distance between the circle where 

people are driving and the building is maybe from 

here to here (indicating).

This is wrong.  How is that possible?  Just 

be careful, people.  It's absolutely wrong.  How 

could that pass zoning.  I mean, people can park 

of their grass, but we can build a building right 

on a circle that is so tiny that every time I go 

to that circle, there's an accident that's 

waiting to happen.  So I just wanted to tell you 

guys are getting a good deal.

(Applause.)  

SUPERVISOR SCHNEIDERMAN:  All right.  Anyone 

else who wants to be heard?  

Okay.  Kyle, do you want to address any of 

that?  Related to the circle or the Riverside 

plan? 

MR. COLLINS:  The housing component -- along 

Montauk Highway, Springville Road, there is no 

first-floor commercial, specifically outline, 

it's prohibited in the code.  There is some and 

it was always presented at all the public 

hearings that there were some row houses and, or 

CPb-2
Cont
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townhouses in the rear.  But it specifically 

says, and it was incorrect when it was stated 

that first-floor residential could be permitted 

anywhere in that yellow area.  It's not correct.  

You could not have first-floor residential on 

Montauk Highway or Springville Road.  That's not 

permitted in the pink zone.  The build-out 

analysis that was done was based on what could be 

permitted based on those restrictions.  Primarily 

there will be units above stores.  But there is 

-- in that yellow area north of the district, it 

does permit some townhouses and row houses, but 

again. 

COUNCILWOMAN SCALERA:  First-floor 

residential you're saying just not on Montauk 

Highway, but in back of it. 

MR. COLLINS:  In the back, correct.  

COUNCILWOMAN SCALERA:  So does the analysis 

look at that or -- 

MR. COLLINS:  It does.  A hundred percent.  

Hundred percent.  

SUPERVISOR SCHNEIDERMAN:  What about this 

issues of -- I don't recall this assisted living.  

We've talked about assisted living, but I don't 

CSb-4
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remember it being connected to the Overlay 

District.  Was that something that was added 

recently?  

MR. COLLINS:  I think it was a use that was 

contemplated.  We could revisit that issues, but, 

you know, assisted living does not put demands 

on, obviously, school-age kids.  It does allow 

elderly who still have the ability to get out on 

their own and put them in a downtown situation so 

they can go shop.  They don't rely on driving, so 

it still allows them to be become active members 

of the community.  And that's why typically it's 

an appropriate use in the downtown area.

COUNCILWOMAN SCALERA:  Regardless of whether 

it's appropriate or not, just in terms of 

analysis, we should be looking at the worst-case 

scenario -- meaning the highest turnover or the 

biggest impact -- we should be looking at in 

terms of our analysis so we have the high end of 

what we could be looking at and what we could be 

mitigating.  If you wind up with something less, 

then obviously it's going to be okay.  But if 

we're going to go and do the analysis, I think we 

should be looking at the highest intensity.

CCb-7
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MR. COLLINS:  I think that's what was done 

under this theoretical build-out analysis.

COUNCILWOMAN SCALERA:  I know, but if you're 

using an assisted living facility it's on all the 

lower marker in terms of traffic and school-age 

children.  I think we should be looking at the 

higher markers. 

MR. COLLINS:  We could take a look at that. 

SUPERVISOR SCHNEIDERMAN:  Kyle, in terms of 

the challenges of downtowns and retails, which 

are certainly challenged by the rise of Amazon, 

often those downtowns that thrive have anchors.  

It was mentioned about a performing arts' center 

or some kind of cultural venue.  It's sad that 

the movie theater is shutting it's doors.  Is 

there anyway that build into this a requirement 

that a community performing arts' center could be 

created.  

MR. COLLINS:  The use is certainly 

contemplated in the Code now.  In terms of 

providing an incentive to do that, we could take 

a look at that.  

SUPERVISOR SCHNEIDERMAN:  Maybe identify a 

spot of where it should be or make it a 

CSb-5
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requirement in the development area. 

MR. COLLINS:  Mm-hm.

COUNCILMAN SCHIAVONI:  And just to follow up 

on what Councilwoman Scalera was saying, if we 

were to not have the 100-person assisted living, 

assuming that that did not exist in this build 

out here, how many school age children would be 

in those apartments?  I'd like to see that.  

Also, was there a district projection done 

with this plan?  School districts can project 12 

years out, 10 years out, eight years out.  Is 

that something that was -- 

MR. COLLINS:  Absolutely.  This was done 

based on a 10-year build-out analysis.  So it was 

done based on doing that projection over a 

10-year period. 

SUPERVISOR SCHNEIDERMAN:  Any other 

questions from the board?

COUNCILMAN BOUVIER:  Yeah.  I just wanted to 

follow up on the difference between IA systems as 

part of that study.  And thank you Kevin for 

bringing that back up.  I think the timing is 

everything so if were talking about a sewage 

treatment facility that serves the entire area, 

SSb-8
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we need to know what those flow rates are, 

where's the location, what the costs are, the 

infrastructure.

MR. COLLINS:  It's all in there, Jim.   

COUNCILMAN BOUVIER:  I'd like to see that 

maybe in some more detail then what I've seen -- 

MR. COLLINS:  Sure.  Well, we didn't present 

that, but it's all in the document.  

COUNCILMAN BOUVIER:  But more -- also, I'd 

like to see it in terms of schedule. 

MR. COLLINS:  Sure, we can sit down and talk 

about that.

COUNCILMAN BOUVIER:  So were not digging up 

streets again and going through all the things 

that I think -- 

MR. COLLINS:  The only problem with the IA 

systems, particularly as it relates to existing 

development in downtown.  Most of those buildings 

already are built out on probably more than 80 

percent of the lot area so you cannot accommodate 

on individual systems in the existing 

developments.  

So that's one of the benefits of trying to 

get the downtown sewers so we can take in those 

CScb-3
Cont.
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nonconforming sites that -- some of them only 

have septic rings, they don't even have septic 

tanks.  So that's one of the benefits of getting 

them.

COUNCILMAN BOUVIER:  Right and figure out 

where those boundaries actually form within this 

Overlay District, but also, how you can service 

outside of that and whether that makes sense from 

my standpoint from a greater distance away.

MR. COLLINS:  Yeah, absolutely.

SUPERVISOR SCHNEIDERMAN:  Other questions 

from the Board?  Councilwoman Scalera?  

COUNCILWOMAN SCALERA:  Just related to the 

sewage treatment facility.  The other one we did 

in Riverside, the development itself paid for it, 

the new development.  Is there a similar plan in 

place for this one in terms of our 

infrastructure?  

MR. COLLINS:  Correct.  Correct.  And to 

address Jay's issue with the Good Ground Road 

extension.  This is also going to have the same 

concept we had in the Riverside.  Is there going 

to be fair-share mitigation measures that would 

repay or pay for upfront the -- depending on how 

CSCb-3
Cont.
Sec. 2.6.18

CSCb-3
Sec. 2.6.18



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

 

69 

the development comes forward -- is that 

infrastructure that is require.  If you recall, 

we had both environmental, traffic, and social 

mitigation required.  As development came in, 

there were fees that were required to be paid to 

address some of the mitigation measures 

identified in that GEIS.  

SUPERVISOR SCHNEIDERMAN:  Could that type of 

structure be used for the creation of a 

performing arts center? 

MR. COLLINS:  Possibly, yeah.  We can talk 

about that.  With we just need to find a location 

for it, and have a land associated with it.

COUNCILWOMAN LOFSTAD:  On one of your slides 

it has under findings a surplus, retail surplus, 

demand lightly currently satisfied.  

What's the radius that that's based on?  It's 

not just Hampton Bays, is it?

MR. COLLINS:  I'll give that one to Chic.

MR. VOORHIS:  Yeah.  We did a market 

analysis that basically looked at an area related 

to likely patrons to the downtown area.  So that 

was defined by drive times, geographic area -- I 

don't know if you have the figure of the target 

CSCb-3
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market area, but that's essentially the area.  

And what we were looking to identify was, there's 

a thing called a leakage analysis, which 

basically looks at unmet demand and saturated 

demand, and the intent is to try to identity 

those businesses that would most likely be 

successful because there's an unmet demand.  

So it did look at this geographic area.  You 

can see what that looks like.  We hope that 

that's informative to the study.  Zoning can't 

really regulate, as you know, who goes in there.  

We could suggest the uses that are appropriate.  

We can provide incentives.  But the market 

determines the rest.  

I know there were a number of comments about, 

you know, how do we attract shops to the 

downtown.  Certainly a residential component will 

help do that because it will create demand.  And 

again, this market study informs those looking to 

locate businesses in Hampton Bays it gives them 

that incite.  So we hope that that's useful.  

That was the purpose of it. 

Just one quick thing in hearing the public 

comments.  When we do an environmental impact 
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statement we have to have a basis for analysis.  

This is not a development proposal.  This is the 

hypothetical look at what could happen over time 

based on the regulating plan. 

Hampton Bays is a wonderful hamlet.  My 

background here goes back to the 70s.  And, you 

know, Good Ground Park is a huge asset to 

downtown Hampton Bays.  I would say focus more on 

the regulating plan, the Pattern Book, and those 

things that are going to steer development in 

Hampton Bays, based on the assets that Hampton 

Bays has to offer rather then getting hung up on 

what we did for SEQR purposes to have for a basis 

of analysis.  

As Kyle said, we through in a couple of uses 

that are a little different than a town home or 

an apartment or store, such as an assisted-living 

facility.  And there are merits to that type of 

use as Kyle said.  To balance that, we also 

added, hypothetically, a boutique hotel.  Does it 

exist now in Hampton Bays?  It could be a great 

asset.  There area a number of communities that 

have them.  We just wanted to look at what could 

happen over time.  But I think so that ultimately 
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your being true to the earlier studies, by 

creating a plan that steers the architecture, the 

relationship to the street, expanded streetscape, 

connection to open space, and community 

facilities, such as Good Ground Park.  And, 

again, don't get too hung up on what we used for 

a basis of analysis.  

The purpose of that was to identify those 

areas of infrascture that need to be improved and 

expanded to accommodate that development if it 

were to happen.  

COUNCILWOMAN SCALERA:  Chic, yet, with all 

due respect, I'm glad that we have residents that 

are actually reading through a lot of this.

MR. VOORHIS:  I am, too.  That's the process.  

COUNCILWOMAN SCALERA:  I agree with them.  I 

think that we should -- they're looking at it 

from their perspective.  This is where they live 

and they want to make sure it's right.  So if 

they're asking for an analysis that goes to that 

higher margin that's were we need to look.  We 

need to do that.

MR. VOORHIS:  We will address all the 

comments, absolutely.  
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SUPERVISOR SCHNEIDERMAN:  Kyle, can I bring 

you up for just a second?  

One of the tragic losses we've experienced is 

young people leaving the area.  They graduate 

from our schools, they're our kids, they can't 

afford to live here, not everybody can buy a 

home, there aren't any places to rent.  There are 

plenty of jobs; plenty of jobs.  

There was a comment before about Patchogue 

when I went with my daughter.  The real the 

comment had to do with the amount of young people 

might, you know.  My daughter commented that here 

in Southampton there's not a lot people her age.  

She's 20 years old.  In Patchogue, she had found 

some young people. 

Does this plan provide a pathway maybe some 

of our kids can stay in the community; is that 

part of the thinking here?  

MR. COLLINS:  Absolutely, yes.  

Part of the concept that's always been 

presented here was to get some critical mass 

downtown.  The way to do that is to have 

apartments above stores and some multifamily in 

the downtown area.  And there is a requirement as 

SSb-10
Sec. 2.3.12
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was correctly stated is to have 20 percent 

affordability here.  That was to ensure that we 

would have some apartments -- not just for young 

people.  That's also one of the reasons for 

assisted living.  Some People who live in Hampton 

Bays who have aged out of their house can now 

have an opportunity to still live in Hampton 

Bays.  So that was another reason to have 

assisted living downtown.  

So, yes, it's supposed to be both 

multigenerational for young people as well as 

older people.  Those are the type of concepts 

that we're talking about to provide opportunities 

for young people that we spend all this money 

educating in our school district and then export 

them elsewhere because they cannot afford to live 

on the East End. 

SUPERVISOR SCHNEIDERMAN:  All right.  So 

what's the next step here?  A number of people 

asked for additional time to comment or review.  

We have not held a hearing in Hampton Bays.  

This is a significant proposal for Hampton Bays. 

MR. COLLINS:  It would be the first zone 

change in this part of Hampton Bays since it the 
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DB was created 47 years ago in 1972.  

SUPERVISOR SCHNEIDERMAN:  So Board, do you 

want to try to set one final hearing in Hampton 

Bays? 

(Whereupon, a discussion was held regarding 

the scheduling of the public hearing.) 

SUPERVISOR SCHNEIDERMAN:  Why don't we do 

June 23.  

A number of questions came up today regarding 

residential development.  There was some number 

that was -- 

MR. COLLINS:  I'd like to address a little 

bit of that.  

SUPERVISOR SCHNEIDERMAN:  Please.

MR. COLLINS:  Like Chic had talked about, we 

need to establish the baseline.  That baseline 

was done in the original GEIS.  And the Corridor 

Study, just a point of fact here, went from Jones 

Road to the Canal.  However, in the middle of 

that study, the Board at the time said they 

wanted to do a build out of the entire hamlet.  

So they did a build out analysis.

Now, there was reference to purchasing of CPF 

property.  That property was contemplated in the 
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build out.  They're just practical realities 

here.  We have to gauge this based on what the 

build out was at the time.  

There was a finding statements that said the 

build out at the time could be handled.  What 

were saying here is we tried to -- and I think we 

were successful in saying, we didn't want to 

exceed that build out that was contemplated in 

2013.  So you have to look at it and say, well 

there were some properties -- and it wasn't part 

of the recommendation that came out of there -- 

it just happened to be that there was a potential 

build out.  And those properties have been 

subsequently purchased.  

Also as part of that build out analysis, 

there's an existing provision under the code.  It 

talks about condos, conversion to motel zone.  

Literally, we've had those condos conversions.  

They had to be taken into the analysis.  

If it wasn't taken into the analysis, it 

wouldn't have been an appropriate analysis.  So 

in looking at that, you can say -- and consistent 

with our coastal resource water protection plan 

-- it says, you should not be permitting 
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conversions of condos in those RWB zones.  Those 

are resort, waterfront, business zones.  You do 

have through that quasi public access.  It's not 

a private home by.  Going through some of the 

direction to permit private residential develop, 

that would be privatizing the waterfront.  So 

those analysis were appropriate and needed to be 

done as it relates to this supplemental to tie it 

back to the original build out that was done in 

2013.

COUNCILWOMAN SCALERA:  But Kyle, if you use 

that -- I understand what you're saying to use 

the analysis because it was done.  But if you're 

then also going to use it as the mitigation, 

saying that it's a wash because it was done; is 

that what we're saying?  

MR. COLLINS:  We're not saying it's a 

mitigation at all.  I'm just doing the analysis.  

There was X number of units that were 

contemplated.  Most of those units were 

single-family homes that could have four, five 

bedrooms.  This is capping it out at primarily 

two-bedroom units.  So the units that were 

contemplated in the original study were 

CSb-7
Sec. 2.4.2
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single-family homes; three, four, five bedroom 

units.  That's not what we're talking about here. 

We did equate it unit-to-unit, we didn't 

compare it bedroom-to-bedroom.  So if we did that 

there would be a vast reduction in the number of 

bedrooms in the Town.

COUNCILWOMAN SCALERA:  But you didn't use it 

for mitigation, it was just for analysis.

MR. COLLINS:  Yeah.  It was just for the 

(inaudible).  

SUPERVISOR SCHNEIDERMAN:  The concern is 

that if the owners of the property had a choice 

between commercial development or residential.  

You know, the commercial sector, retail 

especially, has been challenged.  So they might 

opt for a more economically beneficial use, the 

residential use.  How do we set the stage to see 

more of the commercial uses rather than the 

residential?  

MR. COLLINS:  Well, we can answer that 

question.  But a very small portion of that area 

would ever be designated as it's currently 

written, because like I said, there is not 

first-floor residential permitted on Montauk 

SSb-11
Sec. 2.2.21
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Highway or Springville Road.  So the 

representation that the entire yellow section on 

there is just incorrect.  

So, yes, in the rear of the site within that 

district there could be.  Just like you have 

higher density residential here surrounding your 

commercial districts in your traditional 

downtowns.  You have higher density residential.  

But it's a very small component here.  

SUPERVISOR SCHNEIDERMAN:  All right.  So why 

don't we recess the public hearing to July 23.  

July 23, it's a Tuesday, in Hampton Bays at the 

Senior Center, 6:00 p.m. 

(Whereupon, the public hearing was 

unanimously adjourned.)
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T O W N   O F   S O U T H A M P T O N   

T O W N   B O A R D

-------------------------------------X

PUBLIC HEARING
RE: #3.  Combined Public Hearing for SDGEIS and 

Amendment to Chapter 330 to add Article XXXII, 
Sections 330-421 through 330 as the Form-Based 
Zoning Overlay District entitled 'Hampton Bays 
Downtown Overlay District'(HBDOD).  

-------------------------------------X
     

    July 23, 2019
   6:00 p.m.

  
 Hampton Bays Community Center

25 Ponquogue Ave
            Hampton Bays, New York 11946

B E F O R E:

JAY SCHNEIDERMAN,

 Town Supervisor 
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P R O C E E D I N G S 

SUPERVISOR SCHNEIDERMAN:  Kyle Collins, our 

land planning and development administrator, will 

introduce this. 

MR. COLLINS:  Good evening, Town Board.  

Yes, this is a continuation.  This will be our 

third public hearing on this initiative.  It's a 

combined public hearing on both the Supplemental 

Generic Environmental Impact Statement that was 

prepared on the proposed Form-Based Code.

The intention for today's hearing, as the 

Town Board appropriately found fit to have the 

hearing here Hampton Bays and to continue to 

receive public comments from community members.  

I will give a brief -- very brief history of 

how we go to where we are today and really open it 

up for public comments. 

Originally, this came out -- many of you may 

remember -- back in 2013, there was the Hampton 

Bays Corridor Study.  Part of that Corridor Study 

was a Hampton Bays build-out analysis that was 

done.  As part of that build-out analysis and 

subsequent adoption of the GEIS certain 

recommendations were identified.  One of those 
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recommendations was to further look at the downtown 

area.  That's what initiated this planning process 

we're in today.  

It actually came in two phases.  The first 

was to look at some design standards and how the 

community wanted to see downtown Hampton Bays be 

developed.  As part of that process, the town hired 

a company called Historical Concepts, which went 

through a process of looking at other precedent 

downtowns on Long Island.  Not just on the East End 

of Long Island, but, you know, some of the 

traditional downtowns, historical downtowns on Long 

Island.  That culminated, ultimately, in the 

preparation of a Pattern Book.  The board accepted 

that Pattern Book and gave charge to move forward 

in order to codify that Pattern Book.  That was to 

put into the code standards that would ensure what 

the community looked at as part of the planning 

process to develop the Pattern Book actually came 

to fruition through the Form-Based Code.  

That standard -- the Pattern Book planning 

process had substantial community input, both 

through online surveys community charettes and 

community meetings resulting in over 1,200 
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respondents and ultimately came with the adoption 

or the acceptance of the vision statement for 

downtown, which was, I quote:  A vibrant, walkable, 

mixed-use downtown with many options for shopping, 

restaurants and high pedestrian activity.  

As part of the process we also hired Nelson, 

Pope & Voorhis to do a supplemental GEIS to 

determine what the potential impacts associated 

with adopting this Form-Based Code.  That 

supplemental is actually kind of an addendum to the 

original to GEIS that was adopted in 2013, and the 

associated build-out analysis.  That build-out 

analysis was actually identified and was 

contemplated in the adoption of that GEIS, and 

numbers that came out of that study for the build 

out redevelopment potential in Hampton Bays.  At 

the time was it was 550 single-family homes; 90 

accessory apartments; 15 Long Island work-force 

housing bonus density units; and 125 condo units, 

resulting from the condo conversion provisions 

under the code that allows motels and indoor 

cottages to be converted to condos. 

As part of the supplemental, the charge of 

Nelson, Pope & Voorhis was to see that we would not 
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exceed the thresholds that were originally 

contemplated in that original 2013 GEIS.  In order 

to do that, there were certain activities that took 

place since 2013 in terms of re-zonings, purchases 

of CPF; to see which parcels that were originally 

going to be built out, potentially will not be 

built out; to see that given what the potential 

build out under the new Form-Based Code would not 

exceed those numbers that I previously outlined.  

Again, this meeting is really to hear from 

the community.  Before we do that, I'm going to 

hand it over to Janice Scherer, our assistant 

planning director.  She's going to provide some 

clarification to some of the issues that were 

raised at the two previous public hearings and then 

we'll open it up to public comment.

MS. SCHERER:  Good evening, Town Board, 

everyone, nice to be here.  Thank you for listening 

to me for a few minutes.  I was in the audience 

also, listening, and saw all the PowerPoints, heard 

the comments.  I wanted to take a moment to explain 

some of the color-coded regulating plan; might make 

it a little easier to understand.  

In the Pattern Book process, we were trying 
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to figure out, What does the community want?  What 

do you want to see?  Some of you remember being in 

this room and putting dots on the posters about the 

restaurants and the things you wanted.  So this 

plan does many of the things that everyone -- well, 

mostly everyone, -- said they wanted.  

One thing we wanted, which everyone is aware 

of, is that the park is here, and we want to get to 

the park (indicating).  So we need new types of 

roadway that connects to the park.  This is the 

road, A-type street, that will do that.  Along that 

road -- and please keep in the mind, this whole 

area is pink like this because in the Pattern Book 

when we asked, Well, where do you like, what 

downtown?  People said, we like Southampton 

Village, we like Greenport.  So they went out and 

measured the buildings, the roads, how wide, how 

much block length, and they said, you know, here 

you have 1,875 feet of block.  It's too far out.  

No one's going to walk all that way.  

So in doing this whole code, we condensed it.  

All this pink is the condensed commercial activity 

that is the central develop district.  The pink, in 

the regulating plan.  Meaning that this is really a 
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continuation of the Main Street that we all know.  

And then all of this pink is also where all the 

commercial activity is.  And all of the streets 

that you're seeing -- we need ways out -- and we 

need something of interest, where you're walking 

down the street and your going to turn and go turn, 

and you're going to go somewhere else.  

So that's why it's laid out this way.  By 

condensing it like this, we have all this leftover 

-- we have the open space here, and these yellows 

are more open space, which is more like public 

space and in our model -- which Carrie is here and 

can talk to you more about if you want more 

details.  We put in, well, how much commercial 

activity, how much residential is reasonable to 

assume would happen over a ten-year period?  So we 

reasoned that 20 apartment units might be built in 

ten years.  That would be 20 to 25 units.  Right 

now today, if you do nothing, they could build 101 

units of apartments.  Right now.  No one's done it, 

hasn't happened, why?  There is no sewage treatment 

plant, there's not revitalization.  So part of our 

effect is to create an impetus for people to want 

to put some amount of activity like stores with 



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

 

8 

apartments over it.  That's the point.  That's what 

we're trying to revitalize here.  And then we added 

in some uses into the model to understand what 

would happen if there was a building over here.  

And it was a boutique hotel.  Let's run it through 

the model and let's see how it would impact the 

traffic?  What would happen if it's assisted 

living, and run that through the model?  

So there's no proposal here, per se, it's 

just testing.  What are you allowing in that zoning 

and what would happen?  Would it be a traffic 

impact, would it be wastewater, et cetera.

There was a lot of misunderstanding, 

confusion to my mind about -- Oh, my god, you're 

putting in all the -- you know, cramming in 

apartments everywhere.  That is not the intention.  

What we're doing is creating a commercial center 

with lots of points of interest, roadways, 

bioswales, trees, public open space, outdoor 

dining, wide sidewalks, et cetera.  

So I just wanted to be sure to clarify what 

all this means, because it can be intimidating and 

confusing and we want to make sure we're all on the 

same page as to what we think.  We heard in the 
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Pattern Book process when people said, Why can't we 

be more like Southampton Village?  Why can't we 

look more like that?  However, the other importance 

was retaining the historic character of Hampton 

Bays, retaining the roots here, keeping it as you 

want it to be as your community.  So those are our 

objectives and that's what we're interested in 

doing. 

COUNCILWOMAN SCALERA:  I just want to be 

clear about the density in the overlying area.  

MS. SCHERER:  Sure.

COUNCILWOMAN SCALERA:  Town wide, you're 

saying that it's a 500 full build out.  For the 

area that's within the district boundaries, what 

would the existing zoning yield?

MS. SCHERER:  It would be 101 apartment 

units under the current existing VB.  

COUNCILWOMAN SCALERA:  Existing, okay.  And 

the proposed --

MS. SCHERER:  But they're not existing 

because no one's building them.  Same way, if you 

say 250 -- let's say it's 248 -- that doesn't mean 

they're going to be built tomorrow.  That's the 

ultimate possibility over a ten-year period. 

CSc-1 
Sec. 
2.1.2

CSc-2 
Sec. 
2.1.2
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COUNCILWOMAN SCALERA:  And then the build 

out as proposed for the same existing boundaries is 

the 250. 

MS. SCHERER:  Right, 248.  

So thank you.  And we're here, obviously, to 

answer more questions.  I just felt there was maybe 

a point of confusion about what that build out 

means. 

SUPERVISOR SCHNEIDERMAN:  Questions may 

arise through the evening, so you will be here to 

--

MS. SCHERER:  Yes, we're here.

SUPERVISOR SCHNEIDERMAN:  Okay.  Kyle?

MR. COLLINS:  To followup up on your 

statement, yes, we're here to answer your 

questions.  But the intention of this meeting is to 

take in all the public comments so that they can be 

synthesized into the final document and addressed 

in the FEIS, which is the Final Environmental 

Impact Statement, which is the procedure identified 

under the State Environmental Review Act.  

Ultimately, all comments that are taken into 

this hearing, as well as in writing, will be 

addressed in the FEIS prior to the board taking 

CSc-2 
Cont. 
Sec. 
2.1.2
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action.  

SUPERVISOR SCHNEIDERMAN:  Okay.  Thank you, 

Kyle.  

Let's go straight to the public:  Lars 

Clemenson is up first.  I'm going to state who's on 

deck, too.  Rick Martel is on deck.  But Lars, 

you're up first. 

Each speaker will be afforded three minutes 

to make their comments known.  I'm going to try to 

keep to that quite strictly this evening because we 

have a lot of cards.  So please try not to go 

beyond your three minutes.  And our clerk, Sundy 

Schermeyer, will tell you when you're down to your 

last 30 seconds.

Thank you, Kyle.  Okay.  So lets go right to 

the public.  Lars Clemenson.

MR. CLEMENSON:  Okay.  Good evening, 

everybody.  Tonight, even though I live here with 

my family, I'm speaking as the superintendent of 

schools.  I want to thank you all for focusing on 

revitalizing the hamlet, revitalizing the downtown.  

Without argument, I think we need that.  We all 

agree we need that.  The school district is 

supportive of the revitalization of Hampton Bays.  

HBSDc-1 
Sec. 
2.6.2
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Numerous projects including infrastructure updates, 

renovations, new construction, have resulted in 

positive sentiment and progress here in the hamlet.  

While the increase of value in the hamlet is 

partly driven by general market forces, it can be 

argued in part, also, that the positive work in 

Hampton Bays helps to drive that, and that the 

downtown district has the potential to keep that 

momentum going.  

To provide a historical context for you, the 

board of education's long-held position has been to 

generally oppose decisions that allow variances 

from existing code that will adversely increase 

enrollment in the schools.  

For nearly 15 years, we bucked a trend of0 

Long Island population shifts.  In the period 

between 2004-'05 and '14-15' school years, Suffolk 

County school enrollment decreased three percent 

while Hampton Bays increased nine percent.  Since 

that time, the district experienced a gradual 

enrollment decline, largely due to a decrease in 

the birthrate.  

Compared to other districts in Southampton 

Town, the school tax rate in Hampton Bays is nearly 

HBSDc-1 
Cont.
Sec. 
2.6.2

HBSDc-2 
Sec. 
2.6.2
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the highest -- is the highest, and the per-people 

spending nearly the lowest.  Hampton Bays has a 

poverty rate of the student population of 61 

percent.  Our immigrant population is 11 percent; 

student's requiring English language learner 

services is nearly 25 percent, which is among the 

highest in Suffolk County.  

Despite that, our graduation rates in the New 

York State report card are among the highest in all 

subjects in Suffolk County.  

So you understand why any discussion of 

development must also include consideration of 

school enrollment.  In my written comments, I flag 

a few questions in the area of concern, but I'll 

focus right now on the projected school enrollment. 

In my calls with Kyle and the team, I did 

express concern that the projected 27 student 

increase with full build out might be low.  I fully 

understand that the Rutgers model is used to 

develop school-age projections, but those of you 

who know our unique Hampton Bays, we don't always 

follow models and projections.  We don't always 

conform.  So I want to raise that flag and keep it 

on your dashboard.  

HBSDc-2 
Sec. 
2.6.2

HBSDc-3 
Sec. 
2.6.5
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If enrollment trends did not follow those 

projections, the district could find itself in a 

Sophie's Choice between providing basic educational 

mandates -- the must-haves -- and the educational 

opportunities -- the nice-to-haves -- that our 

neighbors in Southampton Town enjoy also.  

The property tax cap limits increases in the 

levy and state aid only accounts for 11 cents of 

each dollar we spend.  Granted, measurable 

improvements to the property and new construction, 

which are goals of this plan, could increase the 

tax-based growth factor in the tax-levy 

calculation, but it's a modest increase and not 

definitely guaranteed.   

It's significant that the school tax revenues 

are not guaranteed to be new money, they might be.  

It's not guaranteed to be new money, but rather, 

money that's mitigated from the rest of the tax 

base in Hampton Bays.  That's a good thing.  But if 

we did have enrollment that went beyond projections 

we'd be in that Sophie's Choice situation for 

educational opportunity.

Without question, we share the goal that we 

want that vibrant, downtown district that Kyle 

HBSDc-3 
Sec. 
2.6.5

HBSDc-4 
Sec. 2.6.8 
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mentioned.  It will have a positive impact on 

economy, tax rate and the general desirability of 

our great hamlet.  

So please, stay focused on the 

revitalization.  We're with you.  We want to get 

this right in Hampton Bays.  But keep in mind 

school enrollment as you make those decisions, 

particularly around the residential pieces of this 

plan.  Thank you.  

SUPERVISOR SCHNEIDERMAN:  Thank you, Lars.  

Okay.  Rick Martel, you're up next.  Up next is 

Kevin McDonald. 

MR. MARTEL:  Okay.  If I could, a quick thank 

you to the Board for doing this in Hampton Bays so 

that we could have the turnout and get the input 

that we need for this.  

Secondly, two quick disclaimers:  I do own 

Skidmore Sports, which falls into that zone.  Just 

so you know.  And I am also running for town 

council next year for the open seat.  Just to get 

that all out there. 

I was really excited about this plan when we 

first saw it.  I really love the idea of 

revitalizing the downtown of Hampton Bays.  We've 

HBSDc-4 
Cont.
Sec. 
2.6.8

RMc-1 
Sec. 

2.24.1

RMc-2 
Sec. 
2.12
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been struggling with this issue for many, many 

years.  As we talked and theories came out, the 

real concern I had was on the density part of it.  

I mean, ten years, 100 apartments?  We're 

hearing 240 apartments in the next five years?  We 

need to know what the low-income housing part of 

that is going to be.  I don't think the people 

totally understand that we're going to have 

three-story buildings on the frontage and two 

stories on the back facing out Park.  There's a lot 

of questions on all that.  

We have traffic concerns now that we're not 

addressing, where we have 25 minutes to get from 

the diner to the canal that we haven't solved.  And 

now we're adding all of this.  The idea of an 

assisted living?  What we've done basically is 

taken that Corridor Study and we're squishing it 

into downtown Hampton Bays because we've taken the 

assisted living that we originally had proposed, I 

think somebody a few years ago, outside the west 

end of town.  And we're thinking about it inside 

town?  

Again, I'm addressing what people have told 

me.  But I'd really like to be clear:  So anything 

RMc-2 
Cont.
Sec. 
2.12

RMc-3 
Sec. 
2.3.3

RMc-4 
Sec. 
2.2.4

RMc-5 
Sec. 
2.8.7

RMc-7 
Sec. 
2.2.4

RMc-6 
Sec. 
2.3.1
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on Main Street here can be a three story, correct?

MR. COLLINS:  No.

MR. MARTEL:  Does it -- back and forth?

MR. COLLINS:  No (inaudible).  

SUPERVISOR SCHNEIDERMAN:  Kyle, yeah, for 

maybe a quick clarification.  We can't do this all 

night like this, but quickly explain where and when 

the three stories can occur. 

MR. COLLINS:  Thank you.  The three stories 

can only occur where you see the white dotted line.  

The community clearly said -- and first of all, I'd 

like to just back up.  

The current height in the VB zone.  Current 

regulations are 35 feet.  There is no proposal to 

change that height standard.  The only thing that's 

changing here is the ability to -- in that vertical 

building envelop, the exiting 35 feet -- instead of 

having two stories, you can accommodate three 

stories.  So the buildings will get no higher.  

It's just what you can fit in that building.  

SUPERVISOR SCHNEIDERMAN:  But in terms of 

where, you see three tiers -- 

MR. COLLINS:  And I'll get to that for 

clarification.  

RMc-7 
Cont. 
Sec. 

 2.2.4
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On Montauk Highway, the community still said, 

even though you're not changing the 35 feet, we 

still want to keep two-story buildings on Montauk 

Highway.  This code does not allow three-story 

buildings on Montauk Highway.  We wanted to keep 

that scale to two stories.  So the only place that 

you could see potentially a three-story building is 

where the white dotted line overlays the dark 

lines.  So these white dotted lines here 

(indicating).  This here.  And some of these back 

streets here. 

Now the question is -- the community also 

said, We don't want to see all three-story 

buildings.  So built into the code, so you can get 

an organic look, similar to what you have in any 

traditional downtown whether it's Southampton or 

Sag Harbor, is not all three-story buildings.  

There's a standard in there that you can have -- 

for every 60 feet of frontage of a three story, it 

has to drop down for a minimum of 40 feet of two 

stories.  So you will have this effect that it 

looks like it grew over time.

In addition, there is the ability to get a 

half story to get pitched roof, because what the 

RMc-7 
Cont.
Sec. 
2.2.4
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market typically will do is they will maximize, not

only their horizontal, but also their vertical

building envelop, which will then create all flat

roof structures.  So the code accounts for the

ability to -- if you're doing a pitched-roof, in

order to -- but still not to exceed that 35 at the

street wall.  As you move back from the street, it

will, but that is in order to give the incentive to

have architectural variety along the street front,

just like you see in any other downtown.

SUPERVISOR SCHNEIDERMAN:  All right.  Thank

you.

MR. MARTEL:  I apologize for having that a

little backwards, but that's why we're here.  And I

don't fully understand everything.  I've made a

couple of the meetings.  And again, there's a lot

of rumors around town.

So our further concerns, easily, are the

water district.  The plans for handling the higher

demand for water.  Also, the stress on our fire

department and our EMSs.  The traffic seriously is

a concern.  Do we have a sewer district coming into

play?  Who's going to pay for it?  And those type

of questions.

RMc-7 
Cont. 
Sec. 
2.2.4

RMc-8 
Sec. 

2.14.4

RMc-9 
Sec. 

2.11.1
RMc-10 

Sec. 2.8.7

RMc-11 
Sec. 
2.9.3
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Again, I didn't think I was going second.  I 

was hoping to hear the answers to that, so maybe we 

can take it from here.  

Thank you, guys, and thank you for all the 

efforts because downtown really deserves 

revitalization across the board.

COUNCILWOMAN SCALERA:  Thank you. 

SUPERVISOR SCHNEIDERMAN:  Just -- Kyle, on 

the sewer issue that was just raised at the end, a 

lot of what's proposed can't happen without sewers, 

as far as I understand.  We can address that later.  

So, Kevin.  Wait, let me say who's on deck.  

Vera Carter is up next.

MR. MCDONALD:  Okay.  Thank you, supervisor, 

members of the board.  

I'm Kevin McDonald.  I've appeared before 

from time to time on behalf of other organizations.  

Today, I'm only here as a resident of Hampton Bays 

and a board member of the Civic and I'm delivering 

the preponderance of our comments here.

I and others on the Civic Association Board 

and it's membership have participated in a number 

of planning studies for the last 25 years.  All 

have center on the fact that our downtown doesn't 

SSc-1 
Sec. 
2.9.1

KMc-1 
Sec. 

2.16.2
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work as is.  It needs to be made better.  We needed 

a park to create a public space that would be an 

attraction.  That would be a revitalization and 

investment in the rest of the downtown business.  

But we didn't want a business district that just 

looked like, partly the way it is, and more ugly 

with the types of larger business that retail 

business likes to continue to create.  

We thought we wanted a conventional, more 

traditional downtown business district.  Out of 

some of the planning efforts that have taken place 

over the last 20 years that we ran through the 

summary of, was this notion that we should create a 

Form-Based Code so that the design of whatever is 

going to happen in the future fits better, and 

looks like places like Southampton and Sag Harbor, 

which by the way, have three-story buildings.  

Three-story buildings are not the end of the world.  

Seriously.  So that's why.  

The second thing that we decided in a number 

of discussions that we had as a community was, we 

already have a future; it's the present zoning code 

that's the problem.  If we don't get past where 

we're stuck now, we'll just -- five years from now, 

KMc-1 
Cont.
Sec. 

2.16.2

Kmc-2 
Sec. 
2.2.5

KMc-3 
Sec. 
2.2.5
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we'll have the same conversation and decide 

nothing.

This is the third time this town board and 

your predecessors have had discussions about what 

to do differently here.  Please, decide to do 

something different.  Because only when you do 

something different, does something different 

actually happen.

So here's the story:  You go into Scotto's or 

Francesca's and you go up to the counter, and the 

person behind the counter very nicely says, What 

can I get for today?  And if you just said, here's 

all the things I don't want, you walk out of the 

place empty handed.  So our job today, instead of 

just saying what we don't want, which we're really 

good at.  This is the most exceptionally gifted 

community to describe what it doesn't want and what 

it hates.  

(Laughter.)

We need to do better than that today.  So our 

job today is to say, What do we think makes this 

place work best?  How do we get there?  And how do 

we work as a community to make that happen?  

So I have a couple of quick suggestions, real 

KMc-3 
Cont. 
Sec. 
2.2.5

KMc-4 
Sec. 
2.2.5

KMc-5 
Sec. 
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easy, simple:  North Main Street, which is the road 

you get in to the park with, needs to connect to 

cemetery road, as has been articulated in a number 

of planning documents that have existed forever and 

should be in this too.

Formula food service retail and food service 

facilities shouldn't be in any of these areas.  By 

formula, I mean McDonalds, Burger King, Wendy's and 

those sort of things.  We want places that are 

locally owned and operated, that are supported by 

the community.  And, you know, sort of the 

principal recommendation -- you're going to hear a 

lot of concerns.  Rumors travel faster than the 

truth.  Right?  They just do.  And a lot of people 

are mad about a lot of things.  And I know you know 

this, but it's really hard to get anything done, 

ever.  And we're really close to actually getting 

something done.  All we have to do is adopt this 

code, take a leap of faith to say that the design 

elements proposed here are better than what we 

have.  And better than if we did nothing, what we 

would continue to have.  That's the choice.  

Take the risk, go for better, or just walk 

away from the counter with nothing.  Thank you.
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SUPERVISOR SCHNEIDERMAN:  All right.  Now -- 

thank you, Kevin.  Vera Carter, and she'll be 

followed by Gracie Mansion.

MS. CARTER:  Hello, Vera Carter, resident of 

Hampton Bays.  Okay.  I think there was some 

clarification with your explanation, but I'm still 

confused about the building over time.  You know, 

20 units a year, et cetera.  I'm not sure how that 

works, and I think if maybe there were an overlay 

diagram over this, an outline of where everything 

should be going, I think it might make a little 

clearer for us to understand.  

Some of this might be redundant, but this is 

my feeling from my perspective.  As I said, I moved 

to Hampton Bays about four years ago.  And I moved 

here because of the beautiful beaches, the 

wonderful waterfront restaurant that feature live 

music and beautiful sunsets.  It appeared to be a 

promise of a better life.  And we do love Hampton 

Bay for all those reasons.  

However, as we saw these restaurants develop, 

in sharp contrast, it appeared that the town is in 

declined.  I know that's why we're here and this is 

being address.  But it was very distressing to see 

VCc-1 
Sec. 
2.1.2

VCc-2 
Sec. 

2.18.2



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

 

25 

empty storefronts and shoddy storefronts and many 

more nail salons than we could ever use or need.  

We experienced the loss of our landmark diner 

and the loss now of our theater.  A small park was 

added, however, for a few summertime concerts with 

no place to go before or after.  

Now, we are also witnessing the development 

of a catering hall at the east end of our town that 

will increase traffic by 250 cars, especially on 

weekends when the traffic is heavy to begin with.  

So there already is a traffic concern on one side 

of town.  

Hampton Bays is a very small hamlet.  Small 

Main Street, as compared to other villages such as 

Southampton and East Hampton.  So the land adjacent 

to Main Street is a precious commodity and if there 

is overdevelopment of this land, it will negatively 

effect the small-town feel of this town.  Not to 

mention, the increased traffic and congestion.  

A proposed assisted living facility, well it 

may be beneficial for the town, seems to be 

objectionable within that particular area.  There 

should be land parcels that are further east of the 

overlay or possibly west.  That may be more 
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suitable for an assisted living.  We also had heard 

of proposed a 147-unit apartment complex --

CLERK SCHERMEYER:  Thirty seconds.  

MS. CARTER: -- But it really would be a 

tremendous overdevelopment in our town.  As Hampton 

Bays residents, we pay high taxes in comparison to 

other areas.  We want and need a more vibrant town 

that we can be proud to bring our friends and 

family to.  We hope that Southampton Township can 

offer incentives to attract the right type of 

stores and -- at any rate, Hampton Bays residents 

have a vision for our town.  We just hope that you 

share our vision.

SUPERVISOR SCHNEIDERMAN:  All right.  

Gracie, followed by Gerry Loesch.  

MS. MANSION:  Hello, Gracie Mansion.  I've 

lived here for thirty years and owned for ten 

years.  I'm new to this whole proposal, so I hope 

you'll be patient with me.  

I'm looking at this, and I understand what 

you want to do.  I mean, it seems excessive to 

think that every year you're going to have to 

accommodate 25 more apartments.  That means 250 in 

ten years?  That means 500 in 20 years?  That's an 
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awful lot of housing in this downtown corridor.  

I don't understand why Hampton Bays is taking 

on this huge influx of housing for low income and 

assisted living when the town of Southampton is a 

very big place.  And we are already burdened with a 

very high school tax, which would only go up if we 

put in 200 housing units.  Plus the fact that there 

are existing things now on Main Street.  Are we 

talking about tearing down what's there and 

building something else?  I mean, there's buildings 

that are not owned by the town of Southampton, 

these are owned individually.  

We can just look at what happened with the 

movie theater.  I think the town of Hampton Bays 

wanted to keep the movie theater, but we don't have 

a say in it.  Somebody owns that property.  They 

need to rent it.  They found CVS.  So now we're 

getting a CVS.

So all of these decisions are very blue sky 

as far as I'm concerned.  You can say we want this 

to look a certain way, but I don't believe the town 

of Hampton Bays owns that property.  Are you 

talking about the Town of Hampton Bays building?  

Tearing down what's there?  Tearing down the two 
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historic houses that are in the Main Street area, 

that fall within this yellow area, I believe?  Are 

you going to tear those down and build there?  I 

don't understand how this proposal works when 

there's already property there that are owned by 

other people?  

COUNCILWOMAN SCALERA:  Can we just give a 

little bit of a comment about how the overlay 

district works in context of incentives? 

Just so we have the information, so everybody 

has it.

SUPERVISOR SCHNEIDERMAN:  Janice, do you want 

to do that?

MS. SCHERER:  Hi.  Sure.  Just to back up 

one moment:  Zoning prescribes certain property 

rights to people who own property.  So you have an 

expectation that when you buy a piece of property, 

the government is going to let you do X, Y or Z 

based on the zoning code.  

So what we're doing is talking about amending 

a zoning code that's optional.  Anybody who is 

happy with what they have here does not have to do 

anything.  They can exist the way they are, 

forever.  If someone else wants to opt into this 
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zoning overlay, which is a layer on top of existing 

zoning.  So existing zoning is Village Business.  

That prescribes certain rights to individuals who 

want to build commercial buildings.  They can build 

up to 15,000 square feet.  They can build at 

certain lot-line setbacks.  They have to provide a 

certain amount of parking, et cetera.  Certain 

buildings on Main Street are constrained in what 

they can build at this point.  They can't put an 

apartment upstairs.  Even if it would help their 

business downstairs they cannot, because they don't 

have the density, the flow in the sewage treatment 

situation.  If this district goes in and we create 

that opportunity, they can connect.  We're not 

tearing down anyone's building.  If you own a 

building and want to tear it down and build 

something new, that's your choice.  If you don't, 

that's your choice.  No one is forcing anyone to do 

anything.  What this does is it adds an added 

ability to do other things that you wouldn't 

normally be able to do.  There is no more than 248 

units.  It's not 248 every year until infinity.  

It's 248, stop.  There's actually a cap. And the 

reason why there's a cap, is because we're tying to 
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assess all the impacts and the ability.  It's 

really a capacity plan that's taking place here.  

There is no proposal.  No one is proposing 

assisted living.  I just want to make that very 

clear:  No one is proposing assisted living here.  

What we did was, as long-range planners, we said, 

Let's look at the population; 25 percent of the 

population of Hampton Bays is over 60 right now.  

In the next ten years, there will be another 15 

percent who will be over 60.  We thought, let's put 

it in the model to project if that would be a 

reasonable use that could happen under the zoning 

code, that table of uses there.  So if someone 

says, Hey, I want to build an assisted living.  We 

would say, Well, the code only allows one building 

of 100 beds.  So they would have to decide if that 

would be worth it.  

We're not proposing assisted living.  If the 

town board doesn't want it, that's fine, too.  We 

were just looking at the population of Hampton Bays 

and saying, there's going to be a significant 

amount, more than 35 percent of people who -- they 

want an option.  At some point, you're going to 

want to leave your house and want an option.  You 
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just have to leave?  Or do you go downtown where 

your friends and family can visit you?  That was 

the mentality of how we projected that plan.  

Not, we're forcing an assisted living on 

anyone.  It doesn't have to be there at all.  We're 

just trying to project for the future out ten 

years.  So that is why it's like that.  So the 

zoning is really an overlay district that is 

optional, that a property owner could make use of 

if they so chose and if they don't, they don't have 

to.  

SUPERVISOR SCHNEIDERMAN:  Thank you, Janice.

Were going to keep going to the cards.  Next 

is Garry Loesch.  You're going to be followed by 

Christine Brady.  

MR. LOESCH:  Good evening, happy Tuesday. 

My name is Gerry Loesch.  I am a full-time 

resident of Hampton Bays.  We moved here three 

years ago.  Prior to that I was a part-time 

resident of East Quogue for approximately 45 years.  

We've seen a lot of change on our East End.  A lot 

of it is overdevelopment from my perspective.  

What I'd like to talk about really is the 

density.  And, quite frankly, it's something which 
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we all are fighting every day.  The town has done a 

wonderful job with protecting our environment, 

whether that's banning the use of plastic bags, 

even the release of balloons.  I'm quite lost as to 

why we want to put so much pressure on such a small 

area.  

As you know, we have problems with our water.  

We actually have a super fund site here in town at 

the fire department.  And we have major 

infrastructure problem with our current water 

system.  I'm certainly not in favor of cutting down 

the ten acres that impact our wildlife.  And I'd 

like to see more information from the New York 

State DEC on our national heritage program to have 

a better understanding of that.  

On the long-term environmental assessment, on 

page four, there's discussions on the future build 

out regarding a wastewater treatment facility.  It 

says that it eventually may discharge into our 

creeks and our bays.  I have a big concern with 

that.  I have a concern on who's going to pay for 

this wastewater treatment facility.  Would it be 

the taxpayers to the town, or would it be the 

developers?  
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We are all concerned with traffic and the 

necessary responses by our first responders.  

There's also the issue of how many children will be 

in the school?  No one can tell us.  You can't tell 

us.  Because no one knows how many one-bedrooms 

you're going to have or how many studios you're 

going to have.  I will make the assumption, and 

this plan is filled with assumptions, that you're 

going to have anywhere from 27 to 200 children that 

could possibly be going into the school from this 

area.  

In the past, we've had issues with enforcing 

our code, and we even have a notice of claim from 

the Hampton Bays School District on the town.  Just 

to do some callouts here.  We all know the numbers:  

We're talking about having 43 apartments go to 248.  

That's an increase of over four times, 4.7 times.  

However, parking is only increasing 6.8 percent.  

It's moving from 3,653 square feet to 33,811 

according to the plan.  There's simply not enough 

parking.  We're seeing open spaces move from 

140,000 square feet to 35,861, almost a reduction 

of 75 percent.  We're seeing our residents have the 

potential to increase about 4.6 percent, based on 
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the calculation of the plan.

You can look at all those numbers in there, 

but certainly there's just too much density.  I'd 

like to end by saying that I'd like to see the New 

York State DEC further assessment.  I'd also like 

to see a demographic study.  I certainly think the 

plan is not density neutral and it's certainly not 

tax neutral.  

Thank you.  

SUPERVISOR SCHNEIDERMAN:  Okay.  Next up, 

Christine Brady, followed by Lance Nell.

MS. BRADY:  Okay.  This will be short and 

sweet.  This is new for me.  I'm a Hampton Bays 

resident for about 28 years.  I feel like I speak 

for a lot of people, but I feel like this is a long 

time coming.  

I love living in this community, I just feel 

as though downtown suffers when you compare it to 

other villages.  So I'm excited.  I hope this goes 

forward.  And I look forward to a revamp of this 

town that I love so much.  So -- crossing my 

fingers.  

SUPERVISOR SCHNEIDERMAN:  Thank you.  Next 

is Lance Nell, followed by Ray D'Angelo.
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MR. NELL:  I'll keep comments short also.  I 

live in Hampton Bays and I'm all for the project.  

I think it's a good thing.  The town needs 

this, and that's it.  

SUPERVISOR SCHNEIDERMAN:  Okay.  Ray 

D'Angelo, followed by Gayle Lombardi. 

MR. D'ANGELO:  I want to thank you for 

approving my recommendation of moving this meeting 

to Hampton Bays.  

This really is a point of self determination 

for Hampton Bays.  

As you know, we have no one who really 

represents us.  We don't have a local government.  

None of you -- you're all elected at large, which 

is another argument for another day.  But I'm happy 

to see this big turn out and let these people come 

here and, again, self determination for our hamlet.  

I am also the chairman of the Citizens 

Advisory Committee in Hampton Bays and I want to 

thank my committee, which is appointed by the town 

board, which I want to thank you for, because it's 

a wonderful committee.  It spent a lot of time 

reviewing this plan.  It's many, many pages with a 

lot of addendums, as you know, as you all have read 
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it, I'm sure.  And it's a very complex plan.  Here 

are some of the things that we proposed that we're 

concerned about. 

The Hampton Bays Corridor Strategic Plan of 

2010 and then approved in 2013, and the Pattern 

Book of 2017, which promotes bikeways, more open 

space and walkable areas.  Now the -- it's the 

SDGEIS for the HBDOD -- notes that there be less 

landscaped areas.  Trees would be removed to 

accommodate the downtown area.  Beside changing the 

nature of what was reviewed and approved previously 

by residence in 2017, these changes will allow -- 

along with additional parking, increase stormwater 

flow.  

The SDGEIS does not so address how the 

additional stormwater flow would be handled.  So 

that's one of our main concerns.  Additional 

density of any amount will increase water flow to 

the groundwater, which requires sewage treatment.  

A more detailed analysis needs to be done on what 

sized system would be approved by the county, and 

where would it be located in the plan.  And I may 

add, who's going to pay for that?  

I also want to note that -- we've been 
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discussing this area (indicating).  Fourteen acres 

of this property is already owned by two 

individuals.  One of those individuals is here 

tonight.  I was telling him, if you want to come up 

and explain some of the plans he has.  He's here 

and once this plan is approved, by right, he could 

do whatever he wants included in this plan.  And he 

is here tonight.  It's not ten years away.  

Fourteen acres of that is already owned.  I handed 

that thing out before to some of you that live in 

Hampton Bays.  Numero uno, is the tax rates.  

CLERK SCHERMEYER:  Thirty seconds.

MR. D'ANGELO:  Thank you for that. 

Additional density of any amount will 

increase (inaudible).  Structure that on a 

multilevel, we should not have more residential 

units.  Residential density should be reduced.  The 

central Hampton Bays hamlet center that was defined 

in the Hampton Bays Corridor Plan was a place for 

local community activities with fully occupied 

storefronts, unique local businesses, and sidewalk 

cafes.  

CLERK SCHERMEYER:  Three minutes. 

MR. D'ANGELO:  That residential development 
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isn't consistent with the Hampton Bays Corridor 

Study.  So in other words, this -- what you've got 

now is contradictory to what the original plan 

called for.  One of the other things is the 

affordable work -- 

SUPERVISOR SCHNEIDERMAN:  Ray, are you 

pretty close to the end there?  

MR. D'ANGELO:  No.  I'm not.  But I'm going 

to keep talking. 

The affordable workforce units -- I just want 

to say, in this plan, we have 20 percent of it for 

affordable housing.  And then the other big code 

word is workforce housing.  And you know what 

upsets me is some of the arguments made for 

workforce housing, which one of them was that they 

cannot get enough volunteers in Sag Harbor.  They 

can't get enough volunteers to stand a post over 

there to fight the red devil, which, I'm a retired 

firefighter, that means you're firefighting.  And 

somehow that means that we need more workforce 

housing?  I want to know, how does workforce 

housing in Hampton Bays help that situation?  

That's about a 20 minute, 30 minute drive.  

That's a problem they got to solve themselves.  And 
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they have a lot of open space over there.  Let's 

put some workforce housing in Sag Harbor.  

The percentage of people in the Sag Harbor 

school district that are on the poverty level are 

only 14 percent.  It's 62 percent over here.  Let's 

put some more people over there.  We've been dumped 

on so long, we don't understand this.  We can't 

grasp what's going on.  We do not want to increase 

the density.  I'm not against this plan.  You know, 

everybody wants to connect to the park, which I 

think we she should.  People want to walk around 

and eat ice cream and see nice storefronts and 

maybe a few apartments above.  But this thing is 

loaded where they could really put 248 apartments 

and not that far in the distant future, because 14 

acres of that property is owned.  And the owner of 

that property is here tonight.  I invited him to 

come up here and explain what he wants to do with 

the property.

And again, I want to thank everybody for 

coming out here because this really is self 

determination for Hampton Bays.  Thank you.  That's 

all I have to say.  

COUNCILWOMAN SCALERA:  Kyle, can I ask you a 
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questions and Janice.  I don't know if you're able 

to do this now, but can you break out the amount of 

apartments proposed within the red area?  As 

opposed to the yellow areas?  Can you break out how 

that 248 -- please, could you do that?  

(No audible response.)

SUPERVISOR SCHNEIDERMAN:  Okay.  Gayle, 

you're going to be followed by Doreen Bartoldos. 

MS. LOMBARDI:  So my name is Gayle Lombardi.  

I'm a resident of Hampton Bays since 1999.  More 

important, though, is that I spent 32 years in 

corporate America, peeling back the onion of all 

representations and pretty pictures.  My bachelors 

is in accounting, my masters in tax, I'm a 

licensed, certified, practising accountant in the 

State of New York.  So what I do best is peel back 

the onion from all representations and pretty 

pictures.  

As many people have said, the oral 

representations and pretty pictures do not match 

the details in that study. The original plans, the 

Corridor Study, the Pattern Book, and the surveys 

were excellent.  They were excellent.  They made 

Hampton Bays what it wanted to be.  If you look at 
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the Corridor Study on pages like 37, 38, 39, it's 

probably what a lot of people in Hampton Bays 

anticipated.  

This is not.  

What Janice says about the assisted living 

and the motels and the dense use, is actually -- is 

part of their zoning.  It's allowable uses, either 

by special exemption or it's permitted.  

So any development that comes in doesn't have 

to go through a forum and look at that.  And come 

to the community as in other areas.  As in like 

Remsenburg-Speonk where there's 37 affordable 

housing units that were put in, and it was a very 

transparent, open process.  In Hampton Bays it's a 

roundabout.

The other thing is all this mitigation in the 

overlay district and -- the but/for arguments as we 

would call it -- is like, I walked down the block 

and an accident happened.  Did I create that 

accident?  So they're doing the opposite of a 

but/for argument:  I didn't walk down the block, 

there was no accident.  So I should get some kind 

of credit for not having an accident down the 

block.
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It may make sense in a hypothetical, academic 

planning world.  It does not make sense in a 

financial world.  This, my 91 pages with 

attachments, lays out a financial -- a financial 

impact to Hampton Bays.  Not a hypothetical, 

academic impact.  And it is not a benefit for 

Hampton Bays.  I rolled back the taxes.  I rolled 

back the excess evaluation.  I rolled back the 

mitigations.  It isn't.  Not from a real hardcore 

financial standpoint.  Maybe from a hypothetical 

academic planning, it is.  So I have 91 pages with 

attachments for the Board to look at.  And to 

hopefully take into consideration from a real world 

perspective, not hypothetical academic.  A 

real-world look at how it's going to affect Hampton 

Bays, with density, with the school, with the 

traffic, with all the things involved.  So 

hopefully, and like I said, I don't want to feel 

like I'm in the middle of a Saturday Night Live 

skit, you know, where Dan Aykroyd used to say, Jane 

you ignorant -- whatever.  

So let's move on and hopefully you'll look at 

it, reconsider all the density issues, and 

hopefully, as Kevin said, do something.  But not 
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this.  This is way too dense.   

Thank you for your time.  

SUPERVISOR SCHNEIDERMAN:  Okay.  Doreen 

Bartoldos, followed by Paul Wexler. 

MS. BARTOLDOS:  Good evening.  I'm Doreen 

Bartoldos.  We met at the last meeting.  I'm a 

professional engineer in New York State.  I'm a 

20-year resident of Hampton Bays.  And I'll just 

repeat that my expertise is in construction of 

water and wastewater projects, but that's not what 

I'm going to be focusing tonight.

In addition to my concerns that I relaid the 

last time, regarding the impact on wastewater, 

which were mentioned very well tonight, I was 

wondering why such a plan of density came about.  

So I did some more research.  

I found the 2013 resolution, which was the 

Corridor Study Strategic Plan which was approved 

and adopted in November of 2013.  So there is an 

approved plan for Hampton Bays already.  There was 

the Pattern Book for 2017 that was mentioned 

already, which colleagues on the CAC believed was 

based on the 2013 approved plan and they figured 

that was the plan that was going to move ahead.
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Since then, it appears that there have been 

ideas following that are included in this SDGEIS on 

the Southampton website.  I found the commercial 

market analysis as an appendix to the GEIS, which 

was done in the September of 2018.  I'm pointing 

this out so people can go read them if they want.  

There's a table there that shows the impacts of -- 

it's actually a demographic study.  It's called a 

commercial market analysis, but it uses 

demographics plus commercial impacts.  There was a 

traffic impact study that was done March of 2019.  

Being a 20-year resident of Hampton Bays, doing a 

traffic study in March is not exactly the best time 

to do a traffic study.  That's a wonderful time to 

be a resident of Hampton Bays, but not the best 

time to do a traffic study. 

There is a list of CPF conversion tables that 

shows that 53 acres have been bought.  It refers to 

chapter 244 of the Code, which says that the CPF 

property that you bought can now relay to 53 acres 

in the TDR.

I bring all that up because my concern for 

this additional development density was not 

assuaged, nor was I convinced by any of these 
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studies, which I read through as carefully as I 

could prior to this meeting.  And I am very curious 

as to why they were procured, because they're gone 

since September -- I think you actually relayed 

some information before, but it was not clear.  

So I'm worried about the new concerns for 

sustainability, climate change, et cetera.  The 

Suffolk County Department of Health has reclaimed 

my water, which talks to the water and wastewater, 

which those regulations went into effect on July 1, 

2019.  And these lead me implore the board to 

revert back to the Corridor Study.  

In the words of Mr. McDonald, What I do want 

from the pizza place is the Corridor Strategic Plan 

that was approved back in November of 2013.  Thank 

you. 

SUPERVISOR SCHNEIDERMAN:  All right.  Paul 

Wexler is next, followed by Maria Hults.

MR. WEXLER:  Hi, I've been coming to Hampton 

Bays for about 40 years and I'd like to commend the 

board for coming up with such a wonderful plan to 

really create a shopping area that has not existed 

in Hampton Bays.  Hampton Bays has really 

benefitted from having magnificent topography, 
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beautiful beaches, a lot of wonderful and natural 

benefits.  But we don't have a shopping area.  

I've been a homeowner for the last eight 

years and it's interesting, when you speak to 

people socially and you say, Hey, I've got a place 

out in the Hamptons.  Oh, where's your place?  It's 

in Hampton Bays.  You get a reaction from people 

that's, like, Oh, I'm sorry to hear that.  And I 

don't laugh, because it's not necessarily something 

that somebody would say.  But it's because we're 

lacking what a lot of the other areas of the 

Hamptons have.  We don't have a real town, so to 

speak, where people can go shopping; can have some 

of the benefits that these other areas have, 

whether it's Sag Harbor or Southampton or 

Bridgehampton.  

So I think that a plan like this is only 

going to benefit the community.  I was kind of 

curious to hear how people were having issues with 

assisted living, as we are all going to get older 

and possibly need assistance at some point.  It's 

not going to have any impact on the schools, 

whatsoever.  It's going to have very little impact 

on traffic.  Most people aren't driving who are in 
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assisted living.  So I think there's a lot of 

redeeming qualities about this and there's 

certainly, I think, challenges that go on right now 

to the town, which are burdening the school system 

that should be looked at more closely, and I don't 

think that having this new develop is going to be a 

negative for the town.  I'm on the Board of the 

Homeowners' Association and I live in Hampton Bays 

and most of my neighbors agree that this is 

something that's going to be a great benefit for 

the town.  

Thank you.  

SUPERVISOR SCHNEIDERMAN:  Okay.  Maria Hults 

is next, followed by Roy Berman.

MS. HULTS:  Good evening to the Board.  Thank 

you for holding the meeting here.  We enjoy seeing 

this sort of turnout.  I'm speaking on behalf of 

myself and I'm also the president of the Hampton 

Bays Civic Association. 

We certainly have been working with you in 

developing this plan and we're all for it.  But I, 

in all honesty, have to say that there is a large 

concern as to how these apartments are breaking 

down.  
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One question I'd like to ask Janice is, are 

these apartments going up in individual buildings 

or is it going to be a block of apartments?

SUPERVISOR SCHNEIDERMAN:  Well, over stores, 

right?  

MS. HULTS:  Over stores or -- 

SUPERVISOR SCHNEIDERMAN:  Well, both.  Do you 

want to --

MS. HULTS:  Well, just quick.  Is it over 

stores, is it up to the developers?  Can someone do 

a block of apartments?

(Whereupon, Planning Administrator Kyle 

Collins took the podium.)

MR. COLLINS:  I just want to point out, 

again.  This is not a develop.  This is land-use 

code.  This is zoning.  There is no project.  You 

keep referring to it as a project.  This is a 

proposal.  There is no -- there was a comment that 

there's a 147-unit apartment building.  There is no 

apartment building.  The 147 units that are 

referenced there is the difference of what could be 

permitted under existing zoning, which could be, 

versus what could be under this.

There is no proposed residential development 
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that would happen anywhere along Montauk Highway, 

Springville Road.  But, yes, there is and has 

always been in both this and the Pattern Book the 

ability to do some multifamily.  

In the pink zone, they would all be over 

stores.  However, in the yellow zone, again, not 

along Montauk Highway or Springville Road, could 

you have a multifamily townhouse or otherwise be 

permitted?  Yes.  In the rear of those yellow 

zones, yes you could.  There is contemplation for 

either multifamily building or some type of 

townhouse.  

Now, if you look in the Form-Based Code, it's 

very clear about what they would look like.  Those 

samples and building types were clearly indicated 

in our community participation process in 

developing the Pattern Book.  But no, there is not 

a proposed project for any number of units.  Again, 

this is a land-use plan.  As part of the land-use 

plan, you need to determine -- and this goes to the 

SEQR process -- what the potential build out would 

be.  So utilizing standard tools in the trade, you 

determine methodologies on what that potential 

build out would be.  That's how you come up with 
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the numbers.

Again, that's a ten year.  And that ten-year 

build out is a cap.  If there was a project that 

would exceed the 248 units, which is 147 above what 

could be permitted under the existing zoning, there 

would have to be another SEQR review, in order to 

-- and that's not to say that that SEQR review 

wouldn't result in additional units.

So again, I want to reiterate:  There is no 

project here.  This is an overlay district that 

provides for development.  Just like there is a 

zoning code now, which is VB, which has been in 

place since 1972.  And this is what we've had since 

1972.  So the proposal that came out of the 

Corridor Study was, let's try to figure something 

out that will result in something different then 

what has happened since 1972. 

SUPERVISOR SCHNEIDERMAN:  We stopped the 

clock for you, so go ahead.  

MS. HULTS:  Thank you.  

I just want to say that we are in favor of 

the project.  So I don't want that to get lost in 

all of this.  But there is great concern about the 

population and adding to it.  The need for the 
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apartments over stores, we totally understood.  We 

go with that.  Building in excess, you know, I 

don't know.  It's not what we originally 

envisioned.  It doesn't mean that's not going to 

happen.  

Just know that you do have the support.  And 

I would encourage people to come to the Civic 

meeting on the last Monday of the month and this is 

where we work things out and your voice is heard.

And we give you more then three minutes.  

Thank you.  

SUPERVISOR SCHNEIDERMAN:  Thank you Maria.  

All right.  Roy Berman followed by Mary Pazan.  

MR. BERMAN:  Hi, good evening.  My name is 

Roy Berman, I'm a recent homeowner in Hampton Bays 

and I have a master's degree in urban planning.  

I've studied downtown revitalization.  

Downtown revitalization is a big trend for us 

here in the United States, and a very positive one.  

And it has been -- many of these projects across 

the United States has shown that it increases tax 

revenue and create many opportunities for local 

businesses and individuals. 

I'm in favor of this downtown district 
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approval, because I feel that Hampton Bays will 

stand out within the region as a destination to 

dine, shop, visit, travel to, invest in and move 

to.  Thank you.  

SUPERVISOR SCHNEIDERMAN:  Thank you. 

Mary Pazan, and that's the last card I have.  

We'll go to the audience after Mary. 

MS. PAZAN:  Hi.  I laud some aspects of the 

plan, but I can't really dwell on them because you 

only give me three minutes.  And I'm speaking on 

behalf of myself today, not my organization. 

One thing about the overlay district -- I 

went to all the meetings and I looked at the 

Corridor Study, as well.  This is actually not what 

I expected from all that and I do understand why 

the people would think that it's not what was in 

the plan, because I didn't expect certain things to 

be squished -- somebody else said -- into the this 

smaller section.  

The plan addresses the entire corridor, from 

Jones Road to the Canal, and so I'm just concerned 

about the explanation as to why this should 

suddenly be an urge to congeal all of this into one 

section.  And not only that, but to segment out 
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this area from the original much longer study.  I 

heard that it wasn't walkable enough.  I mean, if 

it was walkable enough then, it should be walkable 

enough now.  But I just don't get why you have to 

do that little section now.  

The new boulevard, somebody referred to, 

which is quite confusing to me, because I didn't 

expect we would have a new boulevard.  And as Ray 

mentioned and there's rumors about what people are 

anticipating to do with the property over there.  

And the zoning should come first, not the other way 

around.  

With respect to the mitigation, I don't think 

it's appropriate to use past projects for 

mitigation, and that would be in reference to the 

CPF properties that have been purchased.  

Now, I don't know if those purchasers said, 

We are purchasing this property to mitigate.  But I 

don't think you can use historical purposes as a 

mitigation for a current action.  I'm also 

concerned about the use of projects or plan for 

mitigation that in and of themselves would require 

an additional EIS and additional mitigation.  For 

example, I'm talking about maybe the sewers or even 
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the transportation plan may require it's own EIS 

and that may require additional mitigation.  So I'm 

not sure that it's appropriate to use those types 

of projects.  

I don't think you should be using the fantasy 

giveaways I call them.  Fantasy giveaways would be 

particularly the schoolchildren issue.  Because I 

think the rational is that, well, we're going to 

add school children here, because we're not going 

to add them over there.  But the reality is that 

over there, you're not allowed to have them anyway.  

You never enacted that plan.  So those 

schoolchildren don't exist.  So using a nonexisting 

thing as a wash doesn't make sense to me.  

I also have an issue with the use of 

mitigation that relies on third parties, someone 

else alluded to that.  Third parties who have to 

obligation to comply with your plan.  An example of 

that might for example be the plan the plan to 

extend to th Good Ground Road and alter the 24, 

Montauk Highway intersection, which would require 

you to somehow purchase, I assume, the diner or the 

property next to the diner.  I mean, you'd need to 

make a road there, so you'd have to have the 
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property to make the road.  Who knows it the diner 

will cooperate, but I --

CLERK SCHERMEYER:  Thirty seconds.

MS. PAZAN:  Okay.  Answers why nothing has 

happened to the diner.  

I feel, very quickly, I'm going to add a 

comment on the fact or idea that people should have 

known and they should have been aware of something.  

This was brought up at the last hearing, as well.  

And it kind of got me a little.  We have some 

philosophical differences.  And I think when people 

don't understand, the town's response to that 

should be, What can we do to make them understand?  

I'm glad that you did this tonight, perhaps it 

helps people understand some things, but the town 

has to be transparent in explaining itself to the 

citizens, especially when there are things they 

know that people aren't going to like.  Instead of, 

kind of, glossing right over them.  I don't think 

that's fair, good government.   

CLERK SCHERMEYER:  Three minutes.

MS. PAZAN:  And even if we still don't get 

it, so what?  Does that mean you just go ahead and 

do it?  Shouldn't the response be to work with us 
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and help us understand and so on?  

You guys do this all day.  I don't do this 

all day, I bet most people here don't do this all 

day.  And I think the Town has to be more sensitive 

to that, for myself.  I guess I don't speak for 

everybody else, but for me, I would appreciate 

that.  Thank you.  

SUPERVISOR SCHNEIDERMAN:  That was the last 

card, but I suspect there are people who didn't 

fill out cards who want to be heard.  

I see a hand in the back.  Mr. Babcock?  

BRIAN BABCOCK:  Thank you for recognizing me.  

Welcome to Hampton Bays.  

I currently live in East Quogue.  I actually 

know a lot about these public hearings.  I've been 

on the other side of them.  It's good to see the 

residents speaking, for or against, whatever it may 

be. 

You guys have a decision to make.  I 

encourage it to happen quickly.  I'm a graduate 

here; I've volunteered here for 20 years.  I've 

watched it flourish from having a massive amount of 

tourism, businessowners making a lot of money, 

dwindle down to really no tourism.  Businessowners 
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struggling, losing businesses on Main Street.  It's 

been rough.  

I've seen past town boards, a lot of them, 

come and go.  I've seen them look at Hampton Bays, 

and to be quite honest, dump on it, for a long 

period of time.  It became tough to watch.  

We talk about it around the lunch table and 

it's tough to talk about.  You have an opportunity 

here to do something, what seems to be a beneficial 

to Hampton Bays and the surrounding districts.

I understand there's a lot of tough things in 

between.  A lot of things brought up tonight.  I 

say address them, and do it fast.  I've worked 

these streets -- I currently work the streets.  I'm 

not going to tell you what I do.  But I work around 

here, and I've seen a lot of businesses come and 

go.  It's tough to watch.  A business comes in, 

they spend a lot of money.  They put a nice 

beautiful sign up in from of the building.  And 

then they're out of business.  There's nobody 

waking the streets.  There's no parking to walk the 

streets.  There's a lot of things to address there.  

I've seen two projects within Southampton 

Town myself.  One is happening right now, which is 
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the CPI project.  It took a long time for that to 

happen, but it's happening.  I see a lot of people 

are happy about it.  Some may not be.  I have one 

in East Quogue.  It didn't come to fruition yet, 

but I see that there could be potential of great 

things happening there, just like I see here.  

Last thing I want to say is, tax incentive, 

something that I don't know if it's been mentioned.  

If there is a tax incentive for the new business in 

this project, just don't forget about the current 

businesses in town.  They're going to need a tax 

incentive, too.  Improve their facades.  Make 

things look better there.  

The reality is, Hampton Bays needs a 

lifeline, so make the call here.  Get this out to a 

vote as soon as you can.  The word revitalization 

says it all.  Hampton Bays needs to be revitalized.  

You guys have it in your hands and in your control.  

Listen to the residence and make a decision.  Thank 

you.

(Whereupon, speaker Sam Ahmed approached the 

podium.)  

MR. AHMED:  Good evening.  I've been a 

resident here for 40 years and I'm all for 
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revitalizing or improving the beauty of the --

SUPERVISOR SCHNEIDERMAN:  Can you just state 

your name for the record. 

MR. AHMED:  Yes, Sam Ahmed.  

Like I said, I'm all for revitalizing and 

enhancing the beauty of Main Street in the hamlet, 

which I love like everybody else here.  But, I 

would say that there's a big problem with that.  

The biggest problem we've had in Hampton Bays is 

the increase in taxes.  When I bought my house 40 

years ago, I think I paid about $1,000 in taxes.  

Now I'm paying $22,000.  So that's your overriding 

problem here in Hampton Bays.

Yes, we'd love to have more beauty and a 

nicer Main Street, but what I'm concerned about is 

the plan seems to imply an increase in density in 

housing or increase in population, one way or 

another.  And I'm concerned that -- I can see that 

inevitably that could mean an increase in taxes.  

If that's not so, I'd like that explained.  

And I'd like more focus on what are the tax 

implications?  You say there is no development 

plan, but a code change that permits changes in 

density and building, of course, opens up the 
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possibility of that.  For that reason, I'd like to 

see much more emphasis put on, What are the tax 

implications on that?  What are the population 

implications and what are the tax implications on 

that?  

SUPERVISOR SCHNEIDERMAN:  All right.  Thank 

you.  Anyone else? 

Okay.  Just please start by identifying 

yourself.

TINA CURRAN:  Good evening, my name is Tina 

Curran.  I am a 25 year resident and a homeowner.  

I actually came tonight because I wanted to 

talk about the CVS.  I don't know if people are 

aware that the movie theater is now going to have a 

giant, giant CVS building when we already two 

drugstores.  I don't like to accept that this is a 

fait accompli when we are here to think about the 

beautification of downtown Hampton Bays.  We're 

going to be building a giant big-box store when we 

already have two drugstores -- three:  Stop & Shop, 

Liggets and Rite Aid.  Right in Hampton Bays.  I 

feel that the town board can still do something 

about this.  Even if the lease has been signed.  I 

am not a government person and so I can't say for 
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sure, but it seems to me that there are zoning 

implications and I would like to see that done.

I also just want to concur with everyone 

that, yes, we want the revitalization of Hampton 

Bays, but Hampton Bays is already the most 

beautiful town out here.  Hampton Bays has the 

ocean beaches, the waterfront restaurants.  We have 

that beauty.  Let's not compromise what we have by 

thinking -- planning too much, thinking too big and 

taking away the natural beauty that we have.  

SUPERVISOR SCHNEIDERMAN:  All right.  Anyone 

else?  Ma'am?

MS. SHAFONDAL:  I'm Karen Shafondal, I've 

lived in Hampton Bays for 44 years.  I just have a 

question about how the five cross streets are going 

to be created that go south of Montauk Highway?  

Can somebody explain that to me, without condemning 

existing businesses?  

SUPERVISOR SCHNEIDERMAN:  Kyle do you want 

to take that?  

MR. COLLINS:  As I said, there's no 

development project here.  This would come through 

the planning board process as these properties come 

in for redevelopment.  The four actual C Streets as 
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indicated south of Montauk Highway, connecting Good 

Ground Road, would come through the site-plan 

process.  We get these common access points all the 

time.  They wouldn't necessarily be public roads; 

they would be public access ways.

There was a comment about how -- and we all 

know this if you're traveling east in the morning, 

you get past Springville Road, you're basically 

kidnapped until you get to Ponquogue.  There's no 

way to get out.  This will assist in alleviating 

some of that pressure on Montauk Highway in order 

to provide some bailout points to get out to Good 

Ground Road.  But those will all come through the 

site-plan process as development comes before the 

planning board. 

SUPERVISOR SCHNEIDERMAN:  So it could just 

simply be a sidewalk.  It doesn't necessarily have 

to be a street?  It could be a one-way street.  It 

could it a --

MR. COLLINS:  No, they'll all be one-way 

streets out.  They have to be a one-way street.  If 

you had them go back in, and you'll see this in any 

downtown, you know, Southampton -- and that's what 

the arrows indicate.  They are one-way out.  Those 
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are streets.  Those are providing access to the 

rear of the properties. 

Again, the streets will be defined by the 

buildings with parking in the rear.  Some of the 

development that happened in the late '60s and 

'70s, i.e., the Liggets building that went through 

the suburban model that kind of destroyed our 

downtown where you have the street dominated by a 

parking lot.  It's similar to where the movie 

theater is now.  You have the prime corner entering 

the central district of Hampton Bays is designed by 

a sea of asphalt.  That is not what a traditional 

downtown typically does.  So this is trying to 

reverse some of the development patterns that 

created the suburban sprawl that we see in many of 

your downtowns that have been developed since the 

'50s, '60s and '70s.  

MS. SHAFONDA:  You know, I was hoping for 

something more specific such as, you know, we're 

going to cut through the hamlet green or -- I don't 

see how these become roads.  That's what I was 

hoping to --

SUPERVISOR SCHNEIDERMAN:  In the 

redevelopment of these properties, if the 
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development plans to use the zoning overlay then 

that building might be removed and redeveloped, 

creating that access road and then little stores 

along the road.

COUNCILMAN BOUVIER:  So nobody is -- 

MS. SHAFONDAL:  So this could take years and 

years?  

SUPERVISOR SCHNEIDERMAN:  Yes.

MR. COLLINS:  Absolutely. 

Here's an example:  We did this in Hampton 

Bays already.  With the development of Hampton 

Bays' town center, there was no road for Good 

Ground Road.  That is a public access easement.  It 

looks like a road, it's got on-street parking.  

That was achieved through the development process 

that happened to be a change in zone, but it also 

went through the site-plan process that extended 

Good Ground Road and got you all the way to the 

east end traveling past King Kullen to get to 

Montauk Highway.  

That's exactly what's envisioned.  Although 

it will probably still be maintained as private, 

but it will be developed in the C Type, if you look 

in the Form-Based Code there's specific standards 
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on what that road will look like.  

SUPERVISOR SCHNEIDERMAN:  All right.  Thank 

you, Kyle.  I hope that answers your question.

All right.  This gentleman.

MR. BURNS:  Sean Burns.  I've lived in East 

Quogue for 19 years.  I'm a realtor here in Hampton 

Bays.  I deal with a lot of people on both the 

selling and the buying.  I think the one downfall 

is revitalization that needs to be in the town.  

That's one reason why people want to move to other 

areas.  And why people also don't want to buy here 

for that particular reason.  The beaches, the 

restaurants, I think we all said it.  But the 

revitalization, it just basically rounds everything 

out.  It would make Hampton Bays basically perfect 

to be honest with you.  And that's basically it.  

Thank you.  

SUPERVISOR SCHNEIDERMAN:  Thank you.  Okay.  

Next, yes.

MR. WALDAMIER:  Good evening.  My name is 

Frederick Waldamier.  I come from a hospitality and 

real estate background.  I've been out here for 

about 12 years now, coming from up island, a term 

we all use out here.  Any way, I am so for this 
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revitalization for a lot of reasons.  

The main reason is we need to create more of 

destination here.  If you look at areas like 

Patchogue Village and Bay Shore and all these 

areas-- 

(Audible reaction from the audience.)

Hold on, let me speak.  Let me speak.  I'm 

also coming a different perspective.  I'm in my 

early 30s.  And I live out here year round 

honestly.  And, honestly, there is nowhere to go 

off season.  I'm the youngest guy here on this 

podium and, like I said I'm looking at things a 

little differently.  But when it comes to the 

overall vision of what Hampton Bays could be, I 

think there's a great potential.  I mean, it's 

surrounded by the most amount of water than any 

other city out here.  

If you look at Sag Harbor, they have the 

infrastructure and the sewer systems that they 

built to support all the restaurants and the 

retail, and the apartments.  And by doing this, 

that's what this is going to be.  It's going to be 

a place where people want to go and want to bring 

their children and grandchildren to walk around 
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downtown and get ice cream.  And it has nothing to 

do with the architectural vision of what the 

buildings are going to look like.  It has to do 

with the overall approval of the zone change just 

to allow to do that.  So I am in favor of the plan 

and the revitalization of Main Street.  

And I'm happy to answer any questions.  

SUPERVISOR SCHNEIDERMAN:  Not from there, 

but if people have questions they can ask. 

MR. WALDAMIER:  Just figured, I was getting 

yelled at so I wanted to mention that.  But thank 

you very much for your time.

SUPERVISOR SCHNEIDERMAN:  Thank you.  Anyone 

else?

MS. SPANELLA:  Good evening.  My name is 

Geraldine Spanella.  I live here in Hampton Bays.  

I started coming here in the 1980s with my kids.  

And I love this town and I said this to you in the 

last meeting, but now with all the neighbors and 

everyone around, I have to say it again:  Nobody is 

actually against the revitalization of our town.  

We went to all of these meetings though, with 

the Planning Book and all the designs and what we 

want to see.  And, yes, we did say Sag Harbor.  We 
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did say Southampton.  And that's not what this is 

going to be.  I don't think there is dense housing 

behind all the stores in Sag Harbor.  I know there 

are lots of historic homes, but they are not 

multi-family, they're not townhouses.  And that's 

something we never thought we were getting.  What 

we real wanted is to have was lots of shopping and 

nice cafes, restaurants.  We have the park, but I 

don't know if it's a place that where people are 

hanging out in unless there's a concert.  

And I agree with the youngest person in the 

room that we could use more stuff to do in the 

winter.  None of us, no matter what our ages, wants 

to see an assisted living facility right in the 

middle of the downtown district.  Most of us have 

houses for that; we just get an aide to come in, 

and we have extra bedrooms for them to stay in.  

And you know what, it's very expensive to be in 

assisted living.  I had my mother in there and if 

we didn't have a long-term care policy, it would 

not have been possible.  It's $6,000 a month.  So 

that's a whole other story; I'd rather stay in my 

house.  

In any case, back to the theater.  The 
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theater is right in this overlay district.  It's 

right on the first corner with the ugly parking lot 

and the strange little shopping center.  And the 

point is, you helped Sag Harbor keep their theater.  

Why can't we have an entertainment facility in 

Hampton Bays, cultural -- anything.  What is it?  

Do you think we don't want it?  If your getting 

this feedback from all these people who live here, 

why can't you help us do the same thing?  Tell us 

what to do to make not a CVS.  Why do we need a 

gigantic store that sells not only medication, but 

home good, tinfoil, whatever?  You can go to the 

supermarket for that.  You don't need the theater 

to become that.  

Just help us.  Tell us what to do to get that 

owner not to put in a big-box store that just ruins 

the entire intent of this overlay district.  It 

just doesn't go.  

SUPERVISOR SCHNEIDERMAN:  All right.  Anyone 

else whose not spoken who wanted to be heard?  

MR. TYSON:  Good evening.  My name is Bob 

Tyson.  I'm a lifelong resident of Hampton Bays.  

I was sitting back and listening to all the 

comments of the people who were from town, being 
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for or against.  I also listened to your staff from 

the Planning Board, and that is -- and they gave 

you a vision of what can happen in this area here.  

And I was thinking back here and I don't want to be 

a speed bump, okay, but I do want to be an advocate 

for the Hamlet of Hampton Bays.  And the word 

revitalization is a lovely word and when I see 

this, I don't see you banning two nail salons or 

having incentives that would guarantee a boutique 

restaurant would to come into the that space.  

What I see here is a space that, at the 

moment, is not developed.  I see an accomodation in 

your revitalization for someone to come in and not 

necessarily put in boutique shops, but for someone 

to come in and build out those apartments and move 

on.  And us having nothing more than an additional 

248, which would have been if you build out the 

entire corridor, not three stories, but two-story 

shops.  And by the way, I love Hampton Bays, okay?  

And I think that people who are smart business 

people can come into town and do very well.  They 

create a niche for themselves.  They do a good job 

on it.  They employee local kids during the summer.  

And the fact that you put lipstick on it, okay, and 
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say that were going to create a revitalized 

district and we're going to do -- and I'm trying to 

think, what was that assisted living?  Is that what 

the term was?  So that the folk in town as they age 

can be relocated downtown on a third floor.  And 

that was going to be -- and that would increase the 

density?  It just doesn't make sense.  It makes no 

sense at all.  I agree that we need to encourage 

new businesses to come into town, and I think the 

market ought to move that, not accommodations.  

Okay?  Thank you, very much.  

And I just a quick thing, kind of off topic, 

if I may?  

SUPERVISOR SCHNEIDERMAN:  Very quickly, 

yeah.

MR. TYSON:  It has to do with the Hampton 

Bays Water District.  I think that's a whole 

separate thing.  And one of those things is the 

sewerage for something like this.  If someone puts 

in a 248 apartment complex on the north side of 

Montauk Highway on the way to our new park, where 

does the sewerage treatment plant go?  Just as a 

thought.  I agree with the dear lady who was 

talking about peeling back the layers of the onion.  
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And the devil is always in the details, and you 

guys know that.  

SUPERVISOR SCHNEIDERMAN:  Anyone else who 

has not been heard -- yep.

MR. DANZA:  Hi, my name is Al Danza.  I've 

been coming to Hampton Bays for about 30 years and 

I've been a full-time resident for the last four.  

I wasn't going to speak, but then the last 

gentlemen used the term speed bump and it compelled 

me to get up.  Even if we didn't do any 

revitalization or redevelopment, traffic here in 

this town is nothing less than horrendous.  And I 

know that there probably are, in the studies, the 

idea of what traffic mitigation could be.  I just 

think that it needs to be an absolute priority.  

Absolutely, with a strong commitment that that has 

to be addressed up front before this plan gets put 

in place.  

If you guys haven't tried to go east through 

this town in the morning, give it a shot it.  It is 

absolutely pathetic.  Good Ground Road being 

extended out to 24 almost seems to be absolutely a 

mandatory prerequisite before this plan could be 

done.  Addition density, additional cars are only 
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going to make thing so much worse.

And I'm for revitalization.  But the 

infrastructure for traffic is just not in place.  

The Squiretown, Ponquogue intersection is an 

absolute nightmare, and these things absolutely 

need to be addressed before you can even consider 

this.  

With that said, I do think that taking a step 

forward, like the young gentlemen said -- I'm a 

young 66, I think that -- yes, there is room for 

revitalization in this town, but let's be clear 

that there needs to be some issues addressed right 

up front. 

SUPERVISOR SCHNEIDERMAN:  Thank you, Al.  

MS:  MURPHY:  My name is Ann Murphy and I 

have a question.  I'm very confused.  Were talking 

about revitalizing; we have a diner that -- we used 

to have a diner, and I haven't heard it mentioned.  

I'd like to know why what can't invite people to 

come and give us another diner.  It's a landmark.  

It's a right at the diner, it's a left at the 

diner.  That's one.

The second thing is we have a Center Island 

Shopping center, which used to have a huge 
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drugstore.  And it's gone.  Why can't CVS move into 

what was Center Island and why can't we keep the 

movie theater?  Those are my questions.  

Two big things.  Instead of going forward 

with this, which is wonderful.  Why can't we take 

care of what is sitting right in front of us, and 

why can't the Board give incentives right now.  

Those are my questions.  And I'd like answers.  

SUPERVISOR SCHNEIDERMAN:  Anybody else who 

wants to be heard? 

MS. TEREKIS:  Hi, my name is Brandy Terekis.  

I'm a Hampton Bays resident for about seven years.  

I love Hampton Bays.  I love it.  I love it the way 

it is.  But I'm all for this revitalization, 

because I'm a mom.  My son turns 10 on Thursday.  

And I'm constantly competing with all the other 

Hamptons, as far as like, Hey, let's go to 

Gemelli's?  And it's, no, let's go to Sag Harbor, 

mom.  Let's go to Westhampton, because there's just 

not enough for us to do here.  And we have to 

remember that with all our concerns, and hatred for 

assisted living -- I don't understand why all you 

guys are hating on assisted living --  that with 

all change comes growing pains and so if your going 
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to tell me that over ten years there's going to be 

250 new places to live, I'm fine with that.  That's 

fine.  Ten years is a long time, and there's got to 

be growing pains.  But we've got to grow, because 

nothing survives if it doesn't grow.  That's it.  

SUPERVISOR SCHNEIDERMAN:  Thank you.  

Anyone else who has not spoken?  All right.  

I know you had a question.

CLERK SCHERMEYER:  The lady with the question 

actually didn't use her full time.  She was 

interrupted and had about 30 seconds or so let.  

Just trying to be fair.

SUPERVISOR SCHNEIDERMAN:  All right.  We'll 

hear the question.

MS. CARTER:  My question is, is there any 

plan for a Cinema Cultural Center within that pink 

zone. 

MR. COLLINS:  It is permitted in the code. 

MS. CARTER:  I think it would and a very good 

idea.  We have ample property back there and it 

would be adjacent to the park and I think it would 

really be a great thing. 

SUPERVISOR SCHNEIDERMAN:  I certainly would 

like to see that happen and there's certainly going 
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to -- you know, it could be an incentive for a 

future development that's may occur, a requirement 

that you build a performing arts' center.  I think 

something like that.  You just have to put all the 

pieces together.  But something like that, you 

know, having an anchor downtown like that would 

also support all the retail.  You need that, 

whether it's a movie theater, cultural arts' center 

indoor concerts, you know, comedy. 

MS. CARTER:  Right.  Okay, thank you for your 

time.

SUPERVISOR SCHNEIDERMAN:  Okay -- 

COUNCILWOMAN SCALERA:  Can I just -- before 

we -- can I just ask that for the purposes of the 

FGEIS, if you could just break out the pink and the 

relative density to just the pink area.  And then 

if you --

SUPERVISOR SCHNEIDERMAN:  Well, we're going 

to have to leave the written comments open for 10 

days.

COUNCILWOMAN SCALERA:  Right, but I'm asking 

for the --

SUPERVISOR SCHNEIDERMAN:  Your asking for 

that right now?
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COUNCILWOMAN SCALERA:  He doesn't have to 

answer right now.  I just wanted to include this as 

part of the record that I'd like an analysis done 

on the ability to allow each of these perhaps -- 

because the GEIS does say that each of these zones 

could support itself.  So an analysis on whether or 

not there would be enough in the pink zone to 

support the commercial, residential which based on 

the numbers in what density -- you get what I'm 

saying?  

(No audible response).
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SUPERVISOR SCHNEIDERMAN:  Okay.  And we have 

to leave the record open for 10 days, so what I'd 

like to ask the Board is that we close the hearing 

and leave the written record open for ten days.  Is 

everybody okay with that?

(Whereupon, Public Hearing 1 was unanimously 

adjourned.)
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Julie Lofstad  <jlofstad@southamptontownny.gov>,
Jay Schneiderman  <jschneiderman@southamptontownny.gov>,
Tommy John Schiavoni  <tjschiavoni@southamptontownny.gov>,
John Bouvier  <jbouvier@southamptontownny.gov>,
Christine Scalera  <cscalera@southamptontownny.gov>,
James Burke  <jburke@southamptontownny.gov>,

Sundy Schermeyer  <sschermeyer@southamptontownny.gov>   
Kyle Collins kcollins@southamptontownny.gov

E-Mail

RE: Re: Comments Submitted pursuant to SEQRA related to the Combined Public 
Hearing for SDGEIS and Amendment to Chapter 330 to add Article XXXII, Sections 330-
421 through 330-439 as the Form-Based Zoning Overlay District entitled 'Hampton Bays 
Downtown Overlay District' (HBDOD      

Dear Town Board members:

To follow up on my comments during the meeting of 7/21 Town Board meeting on Hampton 
Bays Downtown Overlay District, Southampton has been the leading edge of helping protect or 
environment. Yet this proposed change in code is over development and concentrate housing on 
the Hamlet of Hampton Bays. 

The proposed amendment will harm the environment but have a major impact on issues of 
safety, taxes and the density upon the residents of Hampton Bays along with surrounding areas.  
The proposed amendment is not density or tax neutral for the hamlet of Hampton Bays.  The 
density is extremely excessive and will have great negative impact on the Hamlet.

Keep the housing as to original code of not more than 110 units. 

The HBDOD “ Overlay District” is not revitalization plan, but revitalization by work force 
housing plan from the SHTB upon the Hamlet of Hampton Bays.  I ask for and propose the 
plan make the following recommendations: 
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1. Restore the plan to its original Corridor Study target area. The original study covered 
the area between Sears Bellows Park in the west to the Shinnecock Canal in the East.
Not more than 110 units.

2. The Hampton Bays Corridor Strategic Plan developed in 2010 then approved 2013, 
and discussed in the Pattern Book of 2017 proposes bike ways, more open space and 
walkable areas.  The SDGIS for the HBDOD notes that there will be less area space. 
Almost 75 percent less space.

3. As Commissioners of the Hampton Bays Water District (HBWD) we have issues with 
our wells and maintenance of our current system. A water infrastructure plan needs 
to be in place with full funding projections prior to approval of changing the Hampton 
Bays Corridor Strategic Plan approved on 2013.                         
Currently with have a superfund site at the Hampton Bays Fire Department.

4. Information and review prior to approval from the NYSDEC National Heritage 
Program to further assess the proposed area prior to any approval or changes to the 
Hampton Bays Corridor Strategic Plan approved in 2013.

5. The increase in such density would require a waste treatment facility.  There is no 
cost projections or who would fund this requirement.  Information needs to be given
on the impact on the environment, the cost and who would pay for this plant as part
of the SDGEIS. On the Long Environmental Assessment (Page 4 of 8) it clearly states 
discussion on future build out regarding wastewater treatment facility and that it may 
eventually discharge into our creeks and bays. This is unacceptable. A detail plan 
needs to be made on the cost prior to any changes. 

On the projections:

A. Once the full build out is complete it will have an increase of over 4.7 times the 
number of milt family/apartments with an increase of 205 units.

B. Parking would just only increase 6.8 percent from 31,653 square feet to 33,811 square 
feet.  An increase of just 2,158 square feet.

C. Open space would decrease from 140,141 square feet to 35,861 square feet. A 
reduction of 104,280 square feet. A loss of open space by 75 percent.

D. The number of proposed residents would increase 4.6 times from 119 to 556 residents. 
E. Solid ware generation a day would move from 4,257 lbs. a day to 8,735 lbs. a day, 

just about double.

The numbers are staggering to place density upon a small area and Hampton Bays.  

6. Over ten acres of trees would be removed to accommodate the HBDOD plan. Besides 
changing the nature of what was reviewed and approved previously by the residents. 
These changers along with additional parking and rooftop spaces increase storm water 
flow.  The SDGEIS does not address how the additional stormwater will be handled.
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7. Additional density of any amount would increase wastewater flow to the groundwater 
and require sewage treatment. A more detailed analysis needs to be done on what size 
system would be approved by the county, where it would be located etc. as part of 
SDGEIS.

8. Structures that are multi-level should not have all residential units and overall 
residential density should be reduced to not more than 110 units. The Central 
Hampton Bays Hamlet Center was defined in the Hampton Bays Corridor Strategic 
Plan as a “locus of community activity…with fully occupied storefronts, unique local 
businesses, sidewalk cafes, pocket parks”.  Dense residential development is 
inconsistent with the Hampton Bays Corridor Strategic Plan and inappropriate for the 
central Hampton Bays Center.

9. The affordable workforce units should be limited to those required under the Long 
Island Workforce Housing Act or any other regulatory requirement for fair and 
equitable application of the workforce housing requirements throughout the town of 
Southampton.

10. The SDGEIS and supporting documents appear to lack demographics data specific to 
the target demographics for the housing units and target tourist demographics for 
retail and commercial units.

11. All traffic mitigation identified in the SDGEIS should either be completed prior to 
any development, funded or on a schedule with milestones along with the 
development.

12. The SDGEIS should clarify the source of funds for the build out for facilities for waste 
treatment, water supply, connecting walkways and vehicular access and all other 
infrastructure specific to the build out of the HBDOD.

13. The allowable use for an assisted living facility should be eliminated as an allowable 
use in the HBDOD. This use is inconsistent with Hampton Bays Corridor Strategic 
and inappropriate use in the central Hampton Bays Hamlet Center.

14. The goal of the Overlay District is revitalization. The SDGEIS needs to address the 
specific actions the Town of Southampton has taken since 2016 to spur revitalization 
in the downtown district. This should include a discussion of the revitalization 
alternatives that do not require zoning or other changes that the Town has also 
considered.

Thank you.
Gerry Loesch
136 Bay Ave E
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Hampton Bays NY 11946



 

Hampton Bays Civic Association 

Hampton Bays New York 11946 

 

 

 

Supervisor Schneiderman and Members of the Town Board 

116 Hampton Road 

Southampton NY 11968  

 

          August 2,  2019 

 

Dear Supervisor Schneiderman and Members of the Town Board   

           

The Hampton Bays Civic Association has invested heavily with time, support, and professional 
planning services provided over the past 20 years; along with outstanding efforts of Hampton 
Bays Beautification and the Chamber of Commerce to be closer to the realization of the 
revitalization of the down town business district. Along the way, the town has supported 
numerous corridor, hamlet and park design efforts which we appreciate and has enabled us to 
get to this moment in time. We are thankful for the tremendous public investment of time and 
effort as well as support of past town boards, and for the role you are playing at present.   

With vastly improved public spaces like a park, and other properly restored historic properties 
now in public ownership, the pieces of an emerging mosaic of public and private investments 
that can create a more vibrant downtown are almost coming together.  There are more actions 
to take now, and the right choices will help create a great community. Coming up short now will 
squander what could have been. 

We have long stated that our desire is to create a vibrant downtown, integrated well into the 
park and other public spaces and amenities to create a pedestrian friendly public space meeting 
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the needs of the community for residents and visitors of all ages and abilities.  We believe that 
the form-based code largely enables the design of the physical space that makes that happen 
and we therefore call for its support and adoption. Combined, the public and private (but 
publicly accessible space) must command the town boards and planning staff their highest and 
razor-sharp attention on the way to implementation   These areas should be for residents of all 
ages, abilities and means. In the classic meaning of the Hamlet’s civic spaces. Just like the public 
beaches and parks. The development envisioned for the park road access and the park itself is 
the focus of our comments, but our concerns and support extend to the whole area affected by 
the form-based code proposal. 

Project for Public Spaces, a NYC based NGO (and others like it) have written, studied and 
planned extensively about the interface of the public realm and the way the public uses not 
only publicly owned space but private space design used by the public. It’s easy to fail this and it 
takes hard work to get it right. We envision the park and public space integration to be so well 
designed that people will come from all over the NY metro area to see how this was done and 
apply lessons back in their own communities. Yes, that is a high bar, but we are confident you 
can meet it. 

To that end, we advise that the north Main Street access road to the park be extended fully 
through to Cemetery Road.  In addition, while there was some reticence with all the cut 
through roads off Main Street to Good Ground Road, what we have right now isn’t working well 
at all, and for people who want street fairs and closed roads sometimes for downtown events, 
only one road going east and west doesn’t make that idea so practical. So other pathways are 
essential. Their design to be pedestrian and bicycle-friendly should be top of mind also. 

Further, as the park and road and park construction were paid for by the public – the publicly 
utilized spaces facing the park must be accessible and used by the public. Consider some 
minimum formula % of the total park fronting space. So for example if 1000 feet is the park 
frontage, no less than 65% should be accessible and used by the public at, for example  café 
style dining overlooking the park, or after riding a bike with children or grandchildren having an 
ice ream cone or light meal overlooking the park is the design we have asked for and should 
obtain by this form based code.  

To make the point better and by example, if all the park frontage is for residential viewing from 
the balconies of the occupants of such apartments, then the park view has in effect, been 
privatized. Park frontage min percentage for publicly used space is essential. It should be 
codified minimally, or penalties paid annually for failure to adhere to such minimum design 
percentages. Therefore, the uses closer to the park should be affirmatively park related, fitness center, 
nursery school/ day care, bike shop rental and repair and restaurants with a view of the park, café style 
eating, coffee shops etc. as opposed to law offices, medical facilities and funeral homes.  Or another 
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way, most views of the park should have a business support purpose to the park generally open to the 
public. This is that important for this all to work best, in our view.   

There should be lots of benches, shade when needed (sometimes called trees) water features 
fountains and other design elements that invites the public into the area, to easily go back and 
forth between the park and the newly designed Main Street business district. In addition, in so 
far as it is possible, the use allowances should be balanced properly to have the retail, food and 
other service, and residential uses work for the primary area between Main Street and the 
park.  

Here are some other observations and requests for considerations: 

Consider having some minimum % of the infill between the park and main street completed 
up to 50 % or so before Good Ground road is extended to not create two competing areas 
for development. 
Please do not allow any highway business uses, drive thru service on the good ground road 
extension. 
Please be sure to not have drive thru anything, or fast food, in the form-based code area. It 
would be a cruel joke if the major feature facing the park was an up-island mall like “food 
court”. 
Wide sidewalks must be assured, traffic calming, and exceptional public spaces designed, 
(including high quality benches, points of interest (sometimes public art, or fountain) 
landscaped and well- integrated into the park are an essential requirement of this plan and 
form-based code, and the development that arises under its guidance. 
Please consider having an ad hoc committee that meets annually or as needed to assess 
how the form-based code is working, and if any adjustments need to be made.  
Ground floor level stores shops and food service, like ice cream shops, coffee shops unique 
lunch and dinner options should be considered, rather than dominated by real estate and 
law offices. 
The code design should also provide for public or private road closure options in a few 
locations that allow for regular road closure street fair like options, integrated into the rest 
of the business district and the park as other communities have. These are real attractions, 
and immensely enjoyed by the public. Such an option would need to have other traffic and 
people moving options than there are at present. Uses such as street fairs, should front 
businesses like micro-breweries, and café style restaurants, with live music, rather than in 
front of a funeral homes for example.     
       

HB Civic, and others have worked tirelessly for a well-designed downtown business district that 
is well integrated into the Park.  The reality now is that Hampton Bays will have a 
transformational, high quality, public space worthy of the town’s most densely populated 
hamlet, linking Main Street to the Park, reinforcing the business district, and serving as a place 
where the entire community, young and old can congregate year-round. This is good for 
business, the tax base, civic participation, and a better community.   
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When this park plan was presented to the State Regional Economic Development Committee 
for grant support, many people didn’t know much about Hampton Bays, but after the 
relationship of the Park, its design and proximity to the Main Street Business District was 
understood, one experienced business leader said with an approving smile, “It is amazing that 
today a community has this opportunity. Good luck and thank you for a well-conceived 
proposal”.       

We appreciate how hard it is to advance anything these days. The town has held lots of 
hearings, meeting, charettes and forums. This code is largely what the public said they wanted. 
Please act to adopt this code. For too long we have gotten this close on other matters, to only 
have a few voices give cover to the town board to take no action.  While the process of public 
discussion of ideas can be unruly, confusing, and difficult to see through “the fog” to reach 
consensus, your job is to act to find that consensus. We are confident that acting to adopt this 
plan is the correct public policy especially against what we have in place. Which every has said 
isn’t working either. So, the only way to get a different outcome in our business district is to 
make changes to the zoning code as presented to the public.    

We urge the town board to adopt this plan, watch carefully for what is working and what needs to be 
adjusted and then act to make those adjustment, with guidance and feedback from the recommended 
ad hoc performance committee, if possible.  

Thank you for the opportunity to comment on the Hampton Bays form-based code 

KM 

Kevin McDonald 

Board Member 
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1 August 2019 

 

Town Board 

Town of Southampton, New York 

116 Hampton Road 

Southampton, NY 11968 

 

Re: Hampton Bays Downtown Overlay District - Comments on 2019 Draft Form-Based Code  

Town Board: 
 
UDA has been asked by Alfred Caiola, a Hampton Bays’ resident, to provide comments on his behalf related to the 
Hampton Bays Downtown Overlay District 2019 Draft Form-Based Code, by testing its application on the most likely 
scenarios upon which it will apply. Our hope is to give practical and meaningful advice that will benefit all local 
business and property owners as well as residents and stakeholders. We were happy to assist and have the following 
observations: 
 
1. Building Frontages and Setbacks: 
It is our understanding from the Southampton Zoning Ordinance (Sec. 330-5 and Sec. 330-83J) that building setbacks 
are required along all lot lines, and this is also true for the Downtown Overlay District. Front setbacks are required 
along street rights-of-way, rear setbacks along the lot line opposite the front lot line, and the remaining lot lines will 
have side setbacks applied. In addition, the Downtown Overlay District adds prescribed Building Frontage 
requirements along both public street and private street frontages. Please clarify that building frontage 
requirements apply to both public and private streets, but setbacks only apply to property lines.  
  
2. Setbacks when Private Streets Become a Public Right-of-Way or Parcel: 
The Downtown Overlay District Regulating Plan shows several new streets and alleys on private property. All of these 
streets must comply with prescribed design standards even if built as private streets. As was noted above, the 
Downtown Overlay District also adds prescribed Building Frontage requirements along both public street and private 
streets. These regulations are designed to force a desired outcome. We recommend that if a private street becomes 
public at some date in the future or is converted to a stand-alone private parcel, then the setback 
requirements from the original site plan approval carry forward with the new parcel configuration. This will 
help avoid creating future nonconforming buildings.  

3. Rear Setbacks on Lots Bounded by 3 or More Streets: 
The Downtown Overlay District Regulating Plan shows new streets and alleys, resulting in new/smaller blocks being 
created from properties without streets. In some locations, the new street and block configuration shows properties 
that will have three or more sides facing public streets. The Southampton Zoning Ordinance addresses corner lot 
conditions with two streets forming an intersection. However, the Zoning Ordinance methodology does not anticipate 
a parcel being surrounded by three or four streets. Please consider adding text to clarify that a lot with streets on 
three sides will have a side yard on the remaining side, and lots surrounded by streets are required to have 
only front yards or side street yards.  
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4. Parking: 
The required setbacks for parking (30 ft. from the property line along streets and side streets and 10 ft. side and rear) 
appear to contemplate a conventional parking lot within a single parcel. The illustration on page 43 seems to violate 
the prescribed requirements. The 30 ft setback will place a tremendous constraint/burden on the parcel and will 
result in unclaimed space. Please consider reducing the 30 ft. setback along secondary streets (Street Type B 
with the exception of Montauk Highway and Street Type C) to 10 ft. Also, when a parking lot is shared among 
multiple users (multipurpose) and is constructed across multiple lots, the 10 ft. setback along the shared 
property line should be reduced to zero. This is a practical accommodation AND will provide an additional 
incentive to contiguous property owners to create shared parking.   
 
5. Rear Setbacks When no Vehicular Access: 
It is our understanding that the purpose for the 35 ft. rear setback is to permit service, loading, or parking to be located 
behind retail buildings. This presumes vehicular access to the rear of the lot. For lots without vehicular access to 
the rear, we recommend reducing the 35 ft. setback to 15 ft. so as to not over encumber shallow lots. 
 
6. Setbacks Along Good Ground Park: 
It is our understanding that the south side of Good Ground Park Road has a greater existing dimension between the 
curb and property line than the typical Street Type B section. Please consider permitting building encroachments 
along Good Ground Park Road in the TD zone to make the setbacks equivalent to Street Type A. This would 
require buildings be a minimum of  5 ft. behind the property line and allow porches, storefronts, etc. to encroach into 
the setback, but would result in a Street Type B character/appearance due to the existing conditions.  
 
7. Footprint: 
The Form Standards on pages 14 and 17 require retail be a minimum of 40 ft. deep. Our experience with current retail 
tenants is that many are seeking wider and shallower retail space than in years past. The first 15 feet of interior space 
produces the highest revenue per square foot, and so we are observing more tenants requesting space that is as little as 
15 ft. deep (ice cream shops, coffee/food kiosks, pop-up clothing retailers, etc.). We recommend reducing the min. 
retail depth requirement to 15 ft. or remove the minimum requirement altogether so as not to alienate 
prospective smaller local retail businesses.  

Sincerely, 

 
Steve Auterman, AIA, AICP, LEED AP 
Principal 
 
cc: Alfred Caiola 

Barry J. Long, AIA, LEED AP 
 Kyle Collins, Southampton Town Planner 
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July 30,2019 

Southampton Town Supervisor Jay Schneiderman 
Southampton Town Councilperson John Bouvier 
Southampton Town Councilperson Julie Lofstad 
Southampton Town Councilperson Christine Scalera 
Southampton Town Councilperson Tommy John Schiavoni 
Southampton Town Attorney James Burke 
Southampton Town Clerk Sundy Scheimeyer 
Southampton Town Planning Director Kyle Collins 
Southampton Town Assistant Planning Director Janice Scherer

Via E-Mail 

RE: Re: Comments Submitted pursuant to SEQRA related to the Combined Public 
Hearing for SDGEIS and Amendment to Chapter 330 to add Article XXXII, 
Sections 330-421 through 330-439 as the Form-Based Zoning Overlay District 
entitled 'Hampton Bays Downtown Overlay District' (HBDOD)      

Dear Town Board members:

Like many residents of Hampton Bays and the town of Southampton, I find our hamlet to 
be a diverse community that shares its space with additional welcome visitors in the 
summer.   As a 20-year resident, I have experienced the changes in Hampton Bays 
economy from the closing of the Southampton College changing a summer winter rental 
community to more of year-round area, and other external factors that are effecting many 
communities.  I utilize our local main street businesses and have seen shops and other 
businesses come and go.  Plans to make our main street more welcoming would be a plus. 
However, the plan presented in the referenced SDGEIS does not give me confidence that 
our residents and our wonderful hamlet would be “revitalized.” 

Per SEQRA required processes my comments to be considered are submitted below;  

1. The board approved the Corridor Strategic Plan  in November  of 2013.  A pattern 
book was developed in 2017 based on the corridor study. Both of these plans were 
thoroughly reviewed and had the buy-in of the Hampton Bays residents who 
participated at the time. Please respond as to what was the impetus to move 
beyond these approved plans, to Market studies and to this current SDGEIS with 
the enclosed Form Based Code. Appendix A includes the EAF Part 1 indicating a 
request for zone change on April 18th 2018 prior to the Market analysis dated 
September 8th 2018.

2. The Commercial Market analysis – Appendix C-3 was done September 8 2018.  
a. Again, why was this done so recently (see no 1 above) .  
b. The predicted population is based on 2000 – 2010 increase.  Prediction has 

blinders, and unacceptable based on what period, and a view of our 
neighborhood and others in the Town of Southampton will show empty 
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store fronts, homes empty for sale, condos unsold, and a flight of our 
younger demographic due to lack of jobs and increase in traffic making 
working in our Hamptons unmanageable.  Also demographics overall for 
all of the US is a reduction in births and a slowing in population growth 
See recent article regarding NY state overall reduction in population.  
https://www.bloomberg.com/news/articles/2019-04-18/new-york-city-s-
population-is-shrinking-demographic-trends.

3. The Appendix J-1 “Traffic Impact Study” is dated March 2019.  This is the 
slowest month in all of the Hamptons.  This study does not reflect the worst case 
scenarios that exist in summer. The Hamlet’s worst traffic is the period between 
July 4th weekend through the early September labor day weekend.  Year round, a
“trade parade” moves through every working day starting at 5;30 am eastbound 
and reverses itself at the end of the workday. How the current problem will be 
mitigated has not yet been addressed per previous approvals and requests.. 
Proposal for the increase density is insufficient as a result. Traffic should be 
mitigated ahead of any change in zoning.  

4. Appendix C-2 Lists CPF Purchased properties in Hampton Bays.   
a. Are all of these properties now “preserved” as open space ? Many of these 

properties have facilities on them and 10 Wakeman road is listed with no 
date of purchase however is included as part of the total.  

b. What part of the SDGEIS addresses or utilizes the code Chapter 244 to 
calculate the conversion? 

c. What is the conversion factor used?  
d. Is it legal to utilize these purchases to consider removing open space in the 

proposed zoning district (HBDOD) ? 
5. Appendix G Community Service Correspondence were contacted January of 2019 

regarding the plan via letters and conference calls .
a. From the Water District: the following were asked to be considered 

i. “Projected water demand should include a peak day and hour 
assessment to adequately determine the impact on the water system

ii. Needed fire flow demand of future development based on ISO 
should be determined to adequately determine the impact on the 
water system

b. From Municipal Works Department 
i. Try to improve the intersection at Squiretown Rd/ Montauk Hwy 

thru property acquisition to accommodate turn lanes and other 
potential improvements.   

ii. Continuous sidewalk on both sides of Squiretown Road within the 
corridor.   

iii. Coordinate and encourage use of mass transit as a green alternative 
to vehicles.  

iv. Work towards the western connection of GGP to Montauk 
Highway
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c. There is no communication from Hampton Bays Public schools.note:  The 
superintendent spoke on July 23rd 2019 regarding the negative effect 
additional population would have on quality of education for the current 
students.   

d. Ambulance and Police Services noted the existing summer traffic and 
issues that would affect access through the district.  

The HBDOD in the SDGEIS does not address all of these concerns What is 
the Town Position on all of these comments? Mainly additional Traffic and 
density in number of residences that will increase traffic and demand.  

6. The proposed density that would be allowed for in this SDGEIS and its 
proposed Overlay District is a significant increase (from 101 to 248 
residences). This increase in density will increase strain on the community 
overall in terms of its impact on the environment – including the loss of open 
space, increase pollution to the groundwater, additional emissions due to 
increase in traffic, and ongoing construction impacts. There would be 
additional costs to residents as well – possibly in the establishment of a sewer 
district.  All these impacts were realized in the 2013 corridor strategic plan – 
why would the town look to impact the community by a factor of 2.5 from 
this plan?

7. The SDGEIS does not sufficiently address the additional pollution to 
groundwater. Suffolk County Department of Health (SCDHS) or the 
NYSDEC will be the regulators for the planned additional flow. SCDH 
recently instituted its “Reclaim Our Waters” regulations, effective July 1, 
2019 which further restrict flows to groundwater via Article 19.  With these 
restrictions the increased density of any size in the Hamlet may require an 
outfall to stream or other water body, which will require larger plant for 
treatment as well as NYSDEC SPDES Permit.  

a. The SDGEIS does not address how these impacts will be addressed. Is 
the Town looking to establish a sewer district? This will pose 
additional taxes and costs to residences. 

b. Current issues already exist in the form of a Superfund site at the land 
of the Fire Department and current density in the village utilizing old 
septic systems that should be upgraded.  These current issues should be 
addressed ahead of any change in zoning. 

The SDGEIS and its Appendices do not prove any need for the additional residential 
density. The Town should forego this plan and return to utilizing the 2013 Strategic 
Corridor Plan and begin addressing the current traffic issues and groundwater 
pollutants. This will then improve our downtown and hopefully bring us back to a 
reasonable organic growth that will truly revitalize our Hamlet. 

Respectfully Submitted 

Doreen Bartoldus, PE, CCM, LEED GA, ENV SP
Member Community Action Committee of Hampton Bays 
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HAMPTON BAYS 
Union Free School District

Administrative Offices: 86 Argonne Road East, Hampton Bays, NY 11946 • Tel: (631) 723-2100 • Fax: (631) 723-2109

LARS CLEMENSEN 
SUPERINTENDENT OF SCHOOLS 

July 22, 2019

Southampton Town Board
The Town of Southampton
116 Hampton Road
Southampton, NY 11968

Dear Members of the Town Board:

I write on behalf of the Board of Education and District to comment on the proposed 
Hampton Bays Downtown Overlay District.  The purpose of this letter is to clarify 
comments made in an initial phone conference with the planners and to express comments 
on the proposal as it currently exists.  

To provide some historical context, it has been the Board of Education’s position to 
generally oppose decisions within the hamlet that allow for variances from existing zoning 
or building codes that will adversely impact density and increase enrollment in the schools.

For nearly 15 years, Hampton Bays bucked a regional trend in Long Island population 
shifts, seen in both our community’s population and school district’s enrollment.  In the ten 
year period between the 2004-05 school year and 2014-15, school-aged population in 
Suffolk County decreased 3 percent while Hampton Bays school enrollment increased 9 
percent, to a high of 2,145 students.  Since then, the District has experienced a gradual 
decline, largely due to a decrease in birth rate.  

The Board of Education’s careful attention to population trends is important because of the 
fiscal and programmatic impact on our community.  Compared to districts in Southampton 
Town, the tax rate in Hampton Bays is disproportionately high and per pupil spending 
nearly the lowest.  We are twice as dense (students per square mile) as the entire Town of 
Southampton.  Hampton Bays also has a Free and Reduced Price Lunch rate (the federal 
definition of economic disadvantage) of 58 percent and a poverty rate of 61 percent as 
defined by the State Education Department.  Our immigrant population is 11 percent and 
students requiring English-language Learner services is nearly 25 percent, among the 
highest in Suffolk County.

Therefore, it is understandable that the Board of Education carefully monitors these 
population trends and proposed changes to zoning and development within the hamlet.
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Hampton Bays UFSD
22 July 2019

Regarding the revitalization of downtown Hampton Bays, the District is generally 
supportive and grateful for the attention that the Town Board is focusing on the hamlet.  
Numerous projects that include infrastructure upgrades, renovations, and new construction 
have resulted in positive sentiment and progress.  It can be argued that the increased 
assessed value in the hamlet, while in part driven by general market forces, is also a result 
of the positive investment in Hampton Bays.  The Downtown District has the potential to 
keep the momentum going forward.  

As the revitalization relates to the proposed District, please consider the following:

1. The Fiscal Impact projections, as noted in Table 3-17 (page 3-45) needs to be 
corrected.  Total Enrollment, at the time of this data draw, was 2,061 with 235 of 
those students being classified as Special Education (11.4 percent).  The 
“Expenditure per Pupil” is a construct of the New York State Education Department 
and considers only “instructional expenses.”  It is a more accurate representation to 
represent per pupil spending as the budget divided by enrollment.  In 2018-19, the 
school budget was $52,483,604, making per pupil spending $25,465.

2. On page S-15, the Chart titled LAND USE indicates the following:
Existing Proposed Action

Single family residences 11 0
Apartments/multifamily 43 248

Does the proposed full build out create 248 additional dwelling units for a total of 
291 units or does it increase the dwelling units by 205 from the existing 43?

Further, does the single family residence projection go to 0 in the District?  Or, does 
it remain at 11 with no change, a condition the district supports.

3. In the initial phone conference with the Town Planning Department and Nelson, 
Pope, & Voorhies, I expressed concern that the projected 30 students (24 general 
education, 3 special education, 3 private/parochial) might be low and that enrollment 
could increase beyond the projection.  The Property Tax Levy Cap limits increases 
in the levy and state aid from Albany accounts for only 11 percent of the operating 
budget.  Granted, measurable improvements to taxable property and new 
construction (both goals of this District) could impact the “tax base growth factor” 
which would give room to expand the tax levy accordingly.  That said, that growth 
factor in 2019 for Hampton Bays is 1.0093 and the Suffolk County average is 
1.0075.  This is significant in that we can expect that the increased tax revenues to 
the school would are not guaranteed to be new money but rather money that is 
mitigated from the rest of the tax base.  

While that is a great thing for our taxpayers given the burden they carry currently, 
depending on the tax base growth factor, increased enrollment could force the Board 
of Education to consider changes that meet basic educational mandates versus offer 
additional programming, creating disparity in educational opportunity in
Southampton Town.  

HBSD-1 
Cont. 
Sec.

HBSD-2 
Sec. 
2.6.3

HBSD-3 
Sec. 2.6.4

HBSD-4 
Sec. 2.6.5



Hampton Bays UFSD
22 July 2019

Hampton Bays faces the unique challenge of motel properties serving as residential 
ones, accounting for approximately five percent of the District’s student enrollment.  

Understanding that the Rutgers model is used to develop projections, these realities 
reinforce that, dating back for nearly 20 years, Hampton Bays has been an outlier as 
it relates to models and projections and does not always conform and that fact 
deserves our attention.

4. Are the 248 units that are contemplated at full build-out inclusive of the duplex, 
triplex, and fourplex residential buildings noted in the HBDOD 3 “Edge Zone?” If 
not, the concerns related to school-aged enrollment increases remain valid.

5. As noted in the Environmental Assessment Form and Determination of Significance, 
future development under the proposed zoning will impact transit and traffic with a 
potential increase in vehicle trip generation and volume at key intersections.  Please 
consider that an increased number of school-age children in this zone beyond a 
projected 25-30 students would also increase school bus movement through the 
zone, including multiple stops for elementary-aged children, particularly.  

The decision before you to establish a Downtown Overlay District is a momentous one.  It 
is without question that there we share the goal to, as described in the environmental 
assessment form, create an “environment for increased storefront shopping opportunities, 
pedestrian access, enhanced walkability and resident, patron and business owner 
convenience.”  The Board of Education believes that achieving that vision can have a 
positive impact on economy, tax rate, and general desirability of Hampton Bays as a place 
to live, work and raise a family.

As you consider this work and the proposed complete build-out projections, please be 
mindful that school-aged enrollment increases are a variable that the Hampton Bays School 
District must always consider carefully.

Thank you for the opportunity to submit written comment in reference to this proposal and 
for the attention placed on the revitalization of our hamlet.

Respectfully,

Lars Clemensen
Superintendent of Schools

CC:  Hampton Bays Board of Education
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July 26,2019 

Southampton Town Supervisor Jay Schneiderman 
Southampton Town Councilperson John Bouvier 
Southampton Town Councilperson Julie Lofstad 
Southampton Town Councilperson Christine Scalera 
Southampton Town Councilperson Tommy John Schiavoni 
Southampton Town Attorney James Burke 
Southampton Town Clerk Sundy Scheimeyer 
Southampton Town Planning Director Kyle Collins 
Southampton Town Assistant Planning Director Janice Scherer

E-Mail 

RE: Re: Comments Submitted pursuant to SEQRA related to the Combined Public 
Hearing for SDGEIS and Amendment to Chapter 330 to add Article XXXII, 
Sections 330-421 through 330-439 as the Form-Based Zoning Overlay District 
entitled 'Hampton Bays Downtown Overlay District' (HBDOD      

Dear Town Board members:

The members of the Hampton Bays Citizen Advisory Committee after reviewing 
Hampton Bays Downtown Overlay District propose plan make the following 
recommendations. The recommendations represent the consensus of the majority of the 
members of the Hampton Bays Citizens Advisory Committee.

1. Restore the plan to its original Corridor Study target area, for no apparent 
reason the town Administration has segmented this proposal to the area 
between Cemetery Rd. and Squire Town Rd...  The original study covered 
the area between Sears Bellows Park in the west to the Shinnecock Canal in 
the East.

2. The Hampton Bays Corridor Strategic Plan developed in 2010 then approved 
2013, and discussed in the Pattern Book of 2017 proposes bike ways, more 
open space and walkable areas. The SDGIS for the HBDOD notes that there 
will be less landscape areas. Trees would be removed to accommodate the 
HBDOD plan. Besides changing the nature of what was reviewed and 
approved previously by the residents. These changers along with additional 
parking and rooftop spaces increase storm water flow.  The SDGEIS does 
not address how the additional stormwater will be handled.

3. Additional density of any amount would increase wastewater flow to the 
groundwater and require sewage treatment. A more detailed analysis needs to 
be done on what size system would be approved by the county, where it 
would be located etc. as part of SDGEIS.
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4. Structures that are multi-level should not have all residential units and 
overall residential density should be reduced. The Central Hampton Bays 
Hamlet Center was defined in the Hampton Bays Corridor Strategic Plan as a 
“locus of community activity…with fully occupied storefronts, unique local 
businesses, sidewalk cafes, pocket parks”.  Dense residential development is 
inconsistent with the Hampton Bays Corridor Strategic Plan and 
inappropriate for the central Hampton Bays Center.

5. The affordable workforce units should be limited to those required under the 
Long Island Workforce Housing Act or any other regulatory requirement for 
fair and equitable application of the workforce housing requirements 
throughout the town of Southampton.

6. The SDGEIS and supporting documents appear to lack demographics data 
specific to the target demographics for the housing units and target tourist 
demographics for retail and commercial units.

7. All traffic mitigation identified in the SDGEIS should either be completed 
prior to any development or on a schedule with milestones along with the 
development.

8. The SDGEIS should clarify the source of funds for the build out for facilities 
for waste treatment, water supply, connecting walkways and vehicular access 
and all other infrastructure specific to the build out of the HBDOD.

9. The allowable use for an assisted living facility should be eliminated as an 
allowable use in the HBDOD. This use is inconsistent with Hampton Bays 
Corridor Strategic and inappropriate use in the central Hampton Bays Hamlet 
Center.

10. The goal of the Overlay District is revitalization. The SDGEIS should 
address the specific actions the Town of South Hampton has taken since 
2016 to spur revitalization in the downtown district. This should include a 
discussion of the revitalization alternatives that do not require zoning or 
other changes that the Town has also considered.

Respectfully Submitted,
Ray D’Angelo
Chairperson
Hampton Bays Citizens Advisory Committee
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Ashley Marciszyn

Subject: FW: Number of residential units with full build out

From: Janice Scherer <JScherer@southamptontownny.gov>
Sent: Thursday, June 13, 2019 9:28 AM
To: 'Gayle Lombardi' <g.a.lombardi60@gmail.com>; Kyle Collins <kcollins@southamptontownny.gov>
Cc: John Bouvier <jbouvier@southamptontownny.gov>; Julie Lofstad <jlofstad@southamptontownny.gov>; Jay
Schneiderman <jschneiderman@southamptontownny.gov>; Tommy John Schiavoni
<tjschiavoni@southamptontownny.gov>; Christine Scalera <CScalera@southamptontownny.gov>; James Burke
<JBurke@southamptontownny.gov>; Sundy Schermeyer <SSchermeyer@southamptontownny.gov>; Carrie OFarrell
<COFarrell@nelsonpope.com>; Francis Zappone <FZappone@southamptontownny.gov>
Subject: RE: Number of residential units with full build out

Gayle, you can access all the build out information in the original Hampton Bays GEIS here:
http://www.southamptontownny.gov/400/GEIS Adopted Nov 2013

and the supplemental GEIS information here : http://www.southamptontownny.gov/1030/Hampton Bays Downtown
Overlay District

We are following the process prescribed by State law pursuant to SEQRA. You can review that law here
http://www.dec.ny.gov/permits/357.html
It is within the law that we may combine the hearings as we have done, and we are required to speak to community
service providers such as the school district to understand how zoning actions may affect taxes and enrollment. No
private information on any student has been disclosed.

In addition, the County’s comments will be included within the final SGEIS with responses. However, if you want to see
the County’s comments on this or any other project, you can access them here:
https://www.suffolkcountyny.gov/Departments/Economic Development and Planning/Planning and
Environment/Regulatory Review/Suffolk County Planning Commission

We are now within a formal process. It is inappropriate for you to e mail questions and expect back and forth dialogue
via email and outside of the SEQRA hearings. You can review all the information that is and has been publicly available,
submit all of your comments and concerns and they will be answered in accordance with the process.

Thank you for your participation,

Janice

Janice Scherer 
Assistant Town Planning Director
Long Range Planning Division
Town of Southampton Department of Land Management
116 Hampton Road, Southampton NY
(631) 702 1809

From: Gayle Lombardi [mailto:g.a.lombardi60@gmail.com]
Sent: Thursday, June 13, 2019 5:52 AM 
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To: Kyle Collins 
Cc: Janice Scherer; John Bouvier; Julie Lofstad; Jay Schneiderman; Tommy John Schiavoni; Christine Scalera; James 
Burke; Sundy Schermeyer; Carrie OFarrell 
Subject: Re: Number of residential units with full build out 

Dear Kyle, 

As I indicated, I did not review the DGEIS since I did not see it on the website.  So for clarity, are you saying 
that those numbers are NOT included in the current draft on the website?    I hope you will make those public 
before the next public hearing.  That is a critical issue in in Hampton Bays.   The consultant discussed the 
"delta" for units.  How can you have a "delta" if you don't know the absolute numbers?  She also mentioned 
later in the meeting (not part of the public portion) that total build out would result with 27 children in the 
school so therefore the numbers are available. 

Additionally, I find it concerning that you chose to combine the DGEIS and the Overlay District into one public 
hearing and only allow for 3 minutes for each person to speak.  While two related subjects, they are separate 
and should be addressed separated or the speakers should be allowed 6 minutes. 

Thank you again for your attention to this matter and looking forward to this important information being 
provided to the community. 

Sincerely,

Gayle Lombardi. 

On Wed, Jun 12, 2019 at 1:37 PM Kyle Collins <kcollins@southamptontownny.gov> wrote: 

Gayle: I see that you’ve included the Town Clerk in your below e mail, and therefore they will be included as part of the
public comments receive as part of the public review of the Supplemental GDEIS, and will be responded to in the
Generic Final Environmental Impact Statement, pursuant to the requirements of the State Environmental Quality
Review Act.

Kyle P. Collins, AICP

Town Planning and Development Administrator

Town of Southampton

116 Hampton Road

Southampton, NY 11968

631-702-1800

This email, any links contained therein, and any files transmitted therewith are
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intended solely for the use of the individual or entity to which they are

originally addressed. If you have received this email in error please notify the

Southampton Town Department of Information Technology at 631-702-1980. Please

note that any views or opinions presented in this email are solely those of the

author and do not necessarily represent those of the Town of Southampton. Any

recipient should check this email, any links contained therein and any files

transmitted herewith for the presence of viruses, malware or any other code that

may compromise your computer system integrity. The Town of Southampton, its

employees, agents and assigns accept no liability for any damage caused as a

result of the transmittal of this e-mail.

From: Gayle Lombardi <g.a.lombardi60@gmail.com>
Sent: Tuesday, June 11, 2019 6:18 PM
To: Kyle Collins <kcollins@southamptontownny.gov>; Janice Scherer <JScherer@southamptontownny.gov>
Cc: John Bouvier <jbouvier@southamptontownny.gov>; Julie Lofstad <jlofstad@southamptontownny.gov>; Jay
Schneiderman <jschneiderman@southamptontownny.gov>; Tommy John Schiavoni
<tjschiavoni@southamptontownny.gov>; Christine Scalera <CScalera@southamptontownny.gov>; James Burke
<JBurke@southamptontownny.gov>; Sundy Schermeyer <SSchermeyer@southamptontownny.gov>
Subject: Number of residential units with full build out

Dear Kyle and Janice, 

As a furtherance to my comments and as part of the public record for the public hearing today noted 
below, I have a fundamental question that I believes warrants a readily available 
quantitative response.  Please reference the source of information in either the draft documents or 
previous approved documents:

(A) What are the current number of housing units (including the rooming house  at 1 East Montauk 
Highway),   as is, in the Overlay District between Ponquogue Avenue/Squiretown Road and 
Cemetery Road? 

(B) What is  the maximum number of housing units with full build out under the current zoning in the 
Overlay District  ?
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(C) what is the maximum number of housing units broken down by studio, one-bedroom and two-
bedroom units with full build out under the proposed form-based regulations in the Overlay District?

Combined Public Hearing for SDGEIS and Amendment to Chapter 330 to add Article XXXII, Sections 
330-421 through 330-439 as the Form-Based Zoning Overlay District entitled 'Hampton Bays Downtown 
Overlay District' (HBDOD)

Under separate cover last week, I requested the status of the motel conversion study that was referenced 
several times as "in progress" in the Corridor Study and related GEIS.

Thanking you in advance for your cooperation in this matter,

Gayle Lombardi
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Ashley Marciszyn

Subject: FW: HB DOD

From: Julie Lofstad  
Sent: Monday, July 08, 2019 12:53 PM 
To: Kyle Collins; Janice Scherer 
Subject: HB DOD 

After the Public Hearing, I did have some questions and concerns, as well as some that the public raised, that I would like
you to address.

A constituent stated that the number of students offered in the study was contradicted by HBUFSD Superintendent
Clemensen. Can you please confirm the number that was used IS the correct number provided by Mr. Clemensen.

Additionally, can you clarify the following:

CDD “residential units only allowed above commercial spaces.” Approximately how many rooms/units will be allowed,
and what is the increase from what is already there. Is it / can it be offset by a density reduction somehow?

TD – ‘some mixed use residential” – again, how many and what is the increase from current conditions.

Has there been any confirmation of the location of the future STP, and when it may be constructed?

Re: Good Ground Rd extension, where does that extension turn north and hook up with Montauk Hwy? Is it at the
small grassy area just east of the HB Diner property? Or the next piece to the east (next to the old Friendly’s)?

And although I understand that the “assisted living facility” (and please clarify if it is assisted living or senior housing)
was shown as only a “possible” use, I believe that since we have three “senior” type complexes in close proximity to the
downtown, another 100 bed/unit facility in that immediate area is too dense. If contemplated, it should be on the
outskirts of the hamlet. (There was a project proposed – RWP, which would have been an over 55 and located west of
Boardy Barn. Although I haven’t heard anything about it since the extension for the PDD was granted.)

I think that’s all for now.

Thank you for answering my questions and for any other updates you can provide prior to the next public hearing.

Julie R. Lofstad 
Councilwoman
Town of Southampton
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Planning Board Meeting: 08/22/19 02:00 PM
Town Hall Department: Long Range Planning 

 Southampton, NY  11968 Category: Town Board Referrals 
  Prepared By: Janice Scherer 

ADOPTED

PLANNING BOARD RESOLUTION 2019-271 DOC ID: 32413  

Updated: 12/19/2019 2:34 PM by Janice Scherer Page 1 

Consider Town Board Referral of Article XXXII, Hampton 
Bays Downtown Overlay District (HBDOD) that adds Section 

330-421 to 439 into the Town Zoning Code 

WHEREAS, the Planning Board has been actively involved with the Pattern Book process and 
has been referred the Supplemental Draft Generic Environmental Impact Statement 
(SGEIS) as well as the draft Hampton Bays Downtown Overlay District (HBDOD) form-based 
code for review and recommendation; and 

WHEREAS, the Planning Board has reviewed these documents and discussed the form-based 
code and supplemental SEQRA analysis with the Long Range Planning Division Staff; and 

WHEREAS, the Planning Board provides the Town Board with the following comment: 

The cornerstone of this planning effort is providing for the sewage treatment, therefore 
Planning Board recommends that the Town Board bond or explore any other available 
mechanism for the construction of the Sewage Treatment Plant (STP) in order to get this 
critical infrastructure in place at the earliest possible time; now, therefore 

BE IT RESOLVED, that the Planning Board fully supports the creation of the Hampton Bays 
Downtown Overlay District and implementation of the Pattern Book standards and 
recommends Town Board adoption of the form-based zoning code.

RESULT: ADOPTED [UNANIMOUS]
MOVER: Philip A. Keith, Secretary
SECONDER: John Blaney, Board Member 
AYES: Finnerty, Blaney, Zuccarelli, Keith, Long, Berk 
ABSENT: Jacqui Lofaro 

To: Town Clerk 
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1 December 16, 2019 

Article XXXII 

Hampton Bay Downtown Overlay District 

§330-421 Introduction. 

A. The Pattern Book for Hampton Bays Downtown Overlay District. 

 In 2016, the Town of Southampton sought to develop a consensus vision for the look, 
feel and function of the future development of the Hampton Bays Central Business 
District, the preparation of the Pattern Book for Hampton Bays Downtown Overlay 
District.  

 Town officials, with the assistance of planning consultants, worked to imagine how 
this neighborhood could evolve over time with redevelopment into a more-attractive 
mixed-use commercial center of activity. The goal was to create a rich atmosphere 
which was pedestrian and bicycle friendly and the "heart" of the community.  

 Through a community outreach campaign consisting of multiple public workshops with 
local residents, business owners and landowners, online surveys and interviews with 
various community groups, the goals and vision for Downtown Hampton Bays was 
created. The result of this community planning process was used to shape a guidance 
document titled "Pattern Book for Hampton Bays Downtown Overlay District" dated 
May 11, 2017 

B. How and why this code was created. 
(1) It was understood that in order to realize the ideas and visions outlined in the Pattern 
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Book for Hampton Bays Downtown Overlay District, the existing zoning for this area 
of town would need to be reconstructed and consensus built among local residents and 
property owners about how it should work. A form-based zoning approach was chosen 
because it utilizes graphics to explain what the desired form and appearance of 
development should be with an eye toward creating beautiful places and a streamlined 
development review process which encourages revitalization.   

(2) Two additional public workshops were held to discuss the specific ideas and 
approaches to this form-based zoning. The input received from the public, Town 
officials, landowners and business owners was used to shape this new zoning code.  

(3) It is our hope that this work will, over time, help the Hampton Bays Downtown Overlay 
to evolve into a vibrant, attractive, mixed-use shopping destination for all to enjoy.  

C. How to use this code 
 Locate the subject site on the Regulating Plan to determine the applicable overlay 
district in §330-422.  The Hampton Bays Downtown Overlay districts can also be found 
on the Town’s Zoning Map. 
(a) Review the future street layout, and determine if and what type of future street is 

proposed for your property, or adjacent to it.  Lots where connectivity is deemed 
essential will likely need to include a street, right-of-way, or access easement 
(whether public or private) in order to align with these recommendations. See §330-
433. 

 Review to the Form Standards in §330-424 for the applicable overlay district. 
(a) Review the Setback and Façade Zone Diagram and the Frontage Buildout Diagram 

to determine how your building should meet the street. Review the Building Height 
Diagram and guidelines to determine permitted height of a building. 

(b) Review permitted Building types and Frontage types permitted in the applicable 
overlay district. 

 Review Parking Standards in §330-427. 
(a) Parking for all new development can be located on any new streets or behind the 

building in order to maintain a sidewalk and public realm that is pleasant and 
walkable.   

(b) If there is a new street adjacent or on your property that will be utilized for parking, 
refer to §330-433.  

(c) If you will be utilizing off-street parking for your project, refer to §330-427. G. 
 Review the Architectural Standards contain in §330-425. 
 Review the Landscaping Standards contain in §330-429 
 Review the Sustainable development standards, Outdoor Lighting Standards, and Sign 
Standards as maybe applicable to the proposed action. 
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§330-422  Regulating Plan.  

A. Regulating Plan interpretation. 
The Regulating Plan is intended as a general guide to the desired future development 
patterns within the Downtown Overlay District. To provide for design creativity and 
flexibility, some elements of the plan are intended only as a suggested outcome and should 
not be interpreted literally or strictly required, while others are required.  

 Required Elements: 
(a) The location and boundaries of each district.  
(b) The location or orientation of required storefronts, where they provide direct facade 

frontage along a public or private street1, and  
 Suggested Elements: 
(a) The location and extent of public/open space.   
(b) The location of future new roads, and service alleys.  

 

(See appendix § 330-439 C. for a larger scale version of the Regulating Plan) 

                                                 
1 For the purposes of applying the requirements of this code Good Ground Access Road shall be treated as a street. 
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B. Districts Overview. 
The Hampton Bays Downtown Overlay District hereby establishes the following districts, 
as shown on the Regulating Plan and the Town of Southampton Zoning Map, as amended 
herein: 
(1) Central Downtown District (CDD) The Central Downtown District is intended to be 

the core pedestrian shopping and mixed-use area of the Hampton Bay central business 
district.  A network of side streets with wide sidewalks, street trees and commercial 
shopfronts served by on-street parking, hidden parking lots and garages tucked within 
the center of the blocks. Multi-story mixed-use buildings, with residential dwelling 
units only permitted above commercial space.  

(2) Transition District (TD) The Transition District is intended to create a transitional zone 
to outlying areas of the Hampton Bays central business district and neighboring 
residential areas.  Multi-story buildings with primarily commercial office uses, with 
some limited retail and residential uses.  

(3) Edge District (ED) The Edge District is intended to create a transitional zone between 
the central commercial districts and the outlying residential areas with lower-intensity 
development and shorter building heights.  Two Story buildings, primarily residential 
in nature, but does allow for some limited supporting commercial uses as part of the 
development.  

C. Table of Use Regulations. 
The Hampton Bay Business Overlay District Table of Use Regulations is included at the 
end of this chapter. 
D. Regulating Plan Standards. 

(1) Build-to line The specific location on the property where the facade of the building 
must be placed, measured as a distance from the property line / street right-of-way 
(ROW). The amount of facade which must be placed along this line is explained as the 
frontage width percentage. 

Build-To Line. Both road frontage facades shall be placed at the required 
build-to line. 
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(2) Build-to zone. . Also referenced as the Façade Zone in the Hampton Bays Pattern 
Book. Similar to the build-to line, this is a flexible area where the facade of a building 
must be located, measured as both a minimum and maximum setback distance from the 
property line / street right-of-way. The amount of facade which must be placed inside 
this zone is explained by the frontage width percentage. 

Build-To Zone. Both road frontage facades shall be placed within the build-to zone, which 
has a minimum and maximum distance from the property line. 

(3) Frontage width percentage. The minimum percentage of the lot width which shall be 
occupied by building facade along the build-to line or within the build-to zone. For 
example, a property which is 100 feet wide with a frontage width percentage of 80% 
should try to provide at least 80 feet of facade length in the build-to zone, where 
possible. Any additional length of front facade would be allowed to step back further 
from the street, if desired. The intent of this guideline is to encourage development to 
maximize the front facade exposure along the street where possible. 

Frontage Width Percentage. The facade at the required build-to location is 
encouraged to meet the minimum width where possible, expressed as a 
percentage of the total lot width. 
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 Corner lots.  The purpose of this provision is to anchor the corners of the blocks with 
strong building elements.  Buildings on corner lots defined by a build-to line or zone 
must locate both facades within the line or zone, extending a minimum of 30 feet in 
each direction from that corner of the building. 

Corner Lots. Buildings located at corner intersections must locate at least the first 30 
feet of each facade frontage at the build-to line or zone. The purpose of this 
provision is to anchor the corners of the blocks with strong building elements. 

(5) Setbacks.  The minimum distance a building facade or parking area must be located from 
a property line or street right-of-way; similar to a build-to line or build to zone, except 
the building or parking can be located anywhere behind that line. However, a one story 
secondary element such as porches (either open or enclosed) and storefronts; and bay 
windows, balconies, cornices, and signage, may encroach into the setback up to 5’-0” 
pursuant to §330-424 C.  The area between the property line and the setback line shall be 
developed as an extension of the sidewalk, so as to enhance pedestrian environment of 
the streetscape.  This area make be utilized for outdoor dining associated with a 
restaurant, or other compatible purpose associated with the principle ground use of the 
building. 

Setbacks. The building facade must be placed behind a noted setback line. 
Similar setback lines may apply specifically to parking areas. 
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 Building height. Building height is measured from the average elevation of the existing 
natural grade along the side of the building fronting on the nearest street front to the 
highest point of the roof for flat-roof structures not to exceed 35 feet; for sloped-roof 
structures to the eaves (E) (not to exceed 35 feet), continuing on 45o angle (G) not to 
exceed 50 feet (F).  
(a) Sloped-roofed Structures: Dormers, cupolas, and chimneys may encroach into the 

45 degree setback line. The total linear feet of dormers shall not more than 1/2 the 
total linear feet of the façade.  

(b) Flat-roofed Structures: Parapet walls may encroach into the maximum height up to 
a maximum of 42 inches. 

Building Height 
(c) Number of Stories. Maximum number of stories is as follow: 

[1] Along Montauk Highway, Springville Road, Ponquogue Avenue, and 
Squiretown Road: 2 ½ stories 

[2] Along Good Ground Road, Good Ground Park Access Road, and New Streets 
as indicated on the Regulating Plan: 3 ½ stories 
a. On each street edge of each block, no more than 60% of the street frontage 

may contain up to 3 1/2 stories.  
b. On lots greater than 60 ft. wide along the primary frontage, no more than 72 

ft. of continuous street frontage may be 3 1/2 stories. After which, there 
must be 40 ft. minimum between another three story building. 

(7) Facade transparency. The amount of window glass or other openings in the facade of 
a building, relative to the overall surface area of the facade. Ground-level pedestrian 
areas - particularly required shopfront areas - are required to have the highest levels of 
facade transparency, typically around 70% or more. 
(a) Facade transparency is measured separately for the ground-floor levels and upper-

floor levels. The ground-floor area is measured between two feet above the ground 
to 12 feet above the ground. Upper-floor areas are measured between 12 feet above 
the ground and the roof.   
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Facade Transparency. Facade transparency is a measure of the relative 

percentage of transparent window area compared to the amount of 
overall opaque facade area. 

(8) Required storefront. Areas indicated on the Regulating Plan for required storefront 
must meet minimum facade transparency requirements as well as include ground-floor 
shopfront windows to create an active and inviting pedestrian environment.  

Required Storefront. Mixed-Use Buildings located in the areas on the 
Regulating Plan, which are shown with a heavy black solid and dotted 
lines are required to have ground-floor storefront windows that meet 
certain facade transparency requirements. 

E. Preferred incremental change. 
Understanding that much of the Hampton Bays Downtown Overlay has already been 
developed, much of the future change will be occurring on properties which already have 
nonconforming structures on them. As they expand or renovate, it may not always be 
economically feasible or practical for them to fully meet the specific build-to requirements of 
this code. In such cases where small additions or expansion plans would otherwise fall short 
of full compliance of the minimum setback requirements, the Planning Board is authorized to 
limit or waive the dimensional requirements, provided that it is in keeping with the overall 
goals and intent of this code. (See description in section 330-430 D.) To illustrate how this is 
intended to work, the following examples are provided as a guide toward the intent and desire 
of this code to deal with such incremental change as the Downtown Overlay evolves over time.  
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(1) Example. An existing building is located near the rear of the property, far away from the 
build-to zone (or build-to line) required for the property. The building owner seeks to build 
a small addition to this building; however the addition he/she/it seeks to build would not 
be large enough to reach all the way up to the required build-to zone near the front of the 
lot.  
(a) Option One. The new addition is built off the side of the existing building.  Even though 

the addition does not comply with the zoning by placing its front facade within the 
required build-to zone, this solution is an acceptable compromise because it does not 
increase the nonconformity of the original structure.  

OPTION ONE - ACCEPTABLE. 
(b) Option Two. The new addition is built off the front of the existing building, extending 

the front facade closer to the required build-to zone to the extent possible and practical. 
Even though the addition does not comply with the zoning by placing its front facade 
within the required build-to zone, this solution is acceptable because it decreases the 
nonconformity of the original structure. This solution is preferable to the previous one. 

OPTION TWO, ACCEPTABLE (BETTER). 
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(c) Option Three. The new addition is built off the front of the existing building, extending 
all the way up to the required build-to zone (Figure 3.11). This solution is preferable to 
the previous two because it reduces the nonconformity of the original structure and 
provides storefront facade up near the street and public sidewalk. 

OPTION THREE (PREFERRED). 
(d) Option Four. A new building is constructed on the lot with the front facade within the 

build-to zone. This alternative is also preferred over the previous two options because 
the new building conforms to the zoning and it provides even more new storefront up 
close to the street and sidewalk.  

OPTION FOUR, PREFERRED. 
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(e) Option Five. The new addition is constructed in the rear of the existing building. This 
solution is not acceptable because it increases the nonconformity of the original 
building and does not attempt to advance the concepts of the code.  

OPTION FIVE (NOT ACCEPTABLE). 

(f)  Option Two - Future Expansion. Over time, as the Downtown Overlay slowly evolves 
with incremental changes, the small addition could be further expanded to provide more 
commercial space with additional facade frontage within the build-to zone. The new 
building would be in keeping with the original design intent and would be consistent 
with new development on the neighboring properties, creating the desired effect of the 
Downtown Overlay design.  

OPTION TWO (FUTURE EXPANSION). 
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(g) Option Two - Future Build-Out. Eventually, the original building on the property could 
be removed and replaced with new facilities which provide even more commercial 
space (Figure 3.15). All structures on the property would then be in conformance with 
the code.  

Figure 3.15. OPTION TWO (FUTURE BUILDOUT). 
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§330-423 District Standards.  

A. Central Downtown District (CDD) 
The primary intent of this district is to service as the core pedestrian shopping and mixed-use 
area of the Hampton Bay central business district. Priority is placed here on optimizing the 
physical characteristics of the built environment for increased walkability. While much of the 
land encompassed by this district was originally built in an automobile-dominant format, the 
intent is to facilitate a transition of individual parcels over time, each adding up to a vibrant, 
walkable downtown. 

Characterized by a network of side streets and service alleys, providing wide sidewalks, street 
trees and commercial shopfronts served by on-street parking, with parking lots and garages 
hidden within the center of the blocks where possible. To maximize vibrancy and walkability, 
this district features buildings located close to the sidewalk, plentiful shade for pedestrians, 
and parking lots screened from view. Mixed-use buildings are permitted, with residential 
dwelling units only allowed above commercial spaces, and shop fronts are required along the 
ground-floor level. 

Illustrative example of buildings and site arrangements in the Central Downtown District (CDD). 
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(1)   Form Standards – Central Downtown District (CDD) 

Building Placement and Front Yard Design (CDD) 
Build-to zone (Distance from Property Line) 

Front 5' min., 15' max. A 
Side Street 5' min., 15' max. B 

Building Facade at Built to line 
Front 80% min 
Side Street 30% min. preferred 

Corner Properties: Both street facades must be built 
in the build-to zone for the first 30' from the corner 
of the building. 

G 

Setback (Minimum Distance from Property Line) 
Side 0' min. or 15’ if provided C 
Rear 35' min. D 

Lot Configuration 
Width 20' min. E 
Depth N.A. F 
Greenspace 10% min. 

Footprint 
Depth, ground-floor 
commercial space Main Building, 30’ min. 

Where a lot is bound by three (3) streets, the applicable front 
build-to and parking location requirements shall apply to all 
street frontages, and the remaining interior lot line(s) shall be 
treated as side lot lines.  

Building Form (CDD) 
Height (See § 330-422.D.(6)) 
Main Building 35' max. 1 H 

2.5 Stories max. 2 H 
Ground-Floor Finish 
Level 6" max. above sidewalk I 

Ground-Floor 
Commercial Ceiling 

10' min. clear; 12’+ 
preferred. J 

Upper-Floor(s) Ceiling 8' min. clear K 
1. Different standards for flat roofs vs. sloped roofs (See

§ 330-422.D.(6))
2. 3.5 story heights may be permitted for a maximum of

60% of the street frontage, only along those street
frontages indicated on the Regulating Plan.
(see § 330-422 D.(6).)

Allowed Building Types (See § 330-424.D) 
▪ Commercial Block ▪ Liner Building
▪ Live-Work Unit (Good Ground Road Only)
Allowed Frontage Types (See § 330-424.E) 
▪ Shopfront ▪ Forecourt
Allowed Use Types (See § 330-422.C) 

Ground Floor1 

Office, Personal Services, 
Retail, or Recreation, 
Education and Public 
Assembly 

R 

Upper Floor(s) Residential, Office, or 
Personal Services. S 

1. Ground Floor Uses along Good Ground Park Access Road shall
only be Park-Enhanced Uses, as defined in §330-434. 
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(2) Parking and Encroachments Standards - CDD 

 
 

Parking (See § 330-427 for general standards) 
Parking Location (Distance from Property Line) 
Front Setback 30' min. M 
Side Street Setback2 20' min. N 
Side Setback 10' min.1 O 
Rear Setback 10' min.1 P 
1. Setback reduced if associated with a coordinated joint 

access driveway and/or joint parking areas with 
adjacent property. 

2. All off street parking shall be setback a minimum 30’ 
from Montauk Highway.  

District Specific Parking Req. (See § 330-427 for general 
standards) 
Parking Drive Lane 
Width 

24' max.(2-way), 15' 
max. (1-way) 

Q 

Parking must be provided on-site, off-site within 500’, or as 
part of a district-wide parking management strategy. 

 

 Allowed Encroachments (See § 330-424.C.) 
One story porches and storefronts; and Balconies, Bay 
Windows, Awnings, and Cornices. 
Front 5' max.1 T 
1. No more than 70% of the width of a facade may encroach 

into the required front yard setback (BTZ) with a one 
story enclosed porch or storefront. 

Miscellaneous 
Where a building facade steps back or is absent from the 
BTZ, the BTZ line should be maintained and defined by 
fence, landscape wall or hedge 30"-54" high. 
All buildings must have a primary entrance along the front 
façade accessible and unlock when the establishment is 
open. 
Loading docks, overhead doors and other service entries 
shall not be located on street-facing facades. 
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B. Transition District (TD) 
The primary intent of this district is to provide a commercial area which acts as a transition to 
the surrounding residential neighborhoods around the Downtown Overlay District. 

Characterized by primarily by two-story buildings, this district primarily allows office uses, 
with some mixed-use residential and limited retail uses, in order to limit the potential impact 
on the nearby residences. Among other adjusted details, the required frontage build out is less 
than in the CDD Neighborhood District. 

 

 

 

Illustrative example of buildings and site arrangements in the Transition District (TD). 
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(1) Form Standards - Transition District (TD) 

 
Building Placement and Front Yard Design (TD) 
Build-to zone (Distance from Property Line) 
Front1 10' min., 15' max. A 
Side Street 10' min., 15' max. B 
Building Facade at BTZ   
 Front 50% min., 80% max.  
 Side Street 30% min. preferred  
Corner Properties: Both street facades must be built 
in the build-to zone for the first 30' from the corner 
of the building. 
1. Except along the Good Ground Park access road 

where the minimum shall be 5 feet.  

G 

Setback (Minimum Distance from Property Line) 
Side 0' min. or 15’ if provided C 
Rear 35' min. D 
Lot Configuration 
Width 20' min. E 
Depth N.A. F 
Greenspace 10% min.  
Footprint 
Depth, ground-floor 
commercial space Main Building, 30' min.  

 

Where a lot is bound by three (3) streets, the applicable front 
build-to and parking location requirements shall apply to all 
street frontages, and the remaining interior lot line(s) shall be 
treated as side lot lines. 

 Building Form (TD) 
Height (See § 330-422 D.(6)) 

Main Building 35' max.
 1
 H 

 2.5 Stories max.
2
 H 

Ground-Floor Finish 
Level 

6" max. above sidewalk (nonres.) 
18" min. above sidewalk (residential.) I 

Ground-Floor 
Commercial Ceiling 10' min. clear; 12’+ preferred. J 

Upper-Floor(s) Ceiling 8' min. clear K 
1. Different standards for flat roofs vs. sloped roofs (See § 330-422 D(6)) 
2. 3.5 story heights may be permitted for a maximum of 60% of the street 

frontage, only along those street frontages indicated on the Regulating Plan. 
(see § 330-422 D.(6).)  

Allowed Building Types (See § 330-424.A) 
▪ Commercial Block ▪ Liner Building  
▪ Live-Work Unit (Good Ground Road Only) 
▪ Townhouse/Rowhouse; Duplex/Triplex/Fourplex/Multiple Dwelling 

(Not Permitted on Montauk Highway or Springville Road) 
Allowed Frontage Types (See § 330-424.E.) 
▪ Shopfront ▪ Porch  
▪ Forecourt ▪ Stoop  
Allowed Use Types (See § 330-422.C) 

Ground Floor
1, 2

 
Service, Retail, or 
Recreation, Education and 
Public Assembly 

R 

Upper Floor(s) Residential or Service S 
1. Mixed Use Buildings; Residential permitted on first floor of 

Multifamily Residence Buildings, where permitted. 
2. 50% of Ground Floor Uses along Good Ground Park Access 

Road shall be Park-Enhanced Uses, as defined in §330-434. 
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(2) Parking and Encroachments Standards - TD 

 
 

Parking (See § 330-427 for general standards) 
Parking Location (Distance from Property Line) 
Front Setback 30' min. M 
Side Street Setback2 20' min. N 
Side Setback 10' min.1 O 
Rear Setback 10' min.1 P 
1. Setback reduced if associated with a coordinated joint 

access driveway and/or joint parking areas with 
adjacent property. 

2. All off street parking shall be setback a minimum 30’ 
from Montauk Highway. 

District Specific Parking Req. (See § 330-427 for general 
standards) 
Parking Drive Lane 
Width 

24' max.(2-way), 15' 
max. (1-way) 

Q 

Parking must be provided on-site, off-site within 500’, or as 
part of a district-wide parking management strategy. 

 

 Allowed Encroachments (See § 330-424.C.) 
One story porches and storefronts; and Balconies, Bay 
Windows, Awnings, and Cornices. 
Front 5' max.1 T 
1. No more than 70% of the width of a facade may encroach 

into the required front yard setback (BTZ) with a one 
story enclosed porch or storefront. 

Miscellaneous 
Where a building facade steps back or is absent from the 
BTZ, the BTZ line should be maintained and defined by 
fence, landscape wall or hedge 30"-54" high. 
All buildings must have a primary entrance along the front 
façade accessible and unlock when the establishment is 
open. 
Loading docks, overhead doors and other service entries 
shall not be located on street-facing facades. 
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C. Edge District (ED) 
The primary intent of this zone is to provide a buffer to the residential neighborhoods on the 
outskirts of the Downtown Overlay District. This zone allows two-story buildings, primarily 
residential in nature, but does permit some limited supporting commercial uses as part of the 
development 

 

 

 

 
Illustrative example of buildings and site arrangements in the ED Edge District (ED). 
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(1) Form Standards - Edge District  

 
Building Placement and Front Yard Design (ED) 
Build-to zone (Distance from Property Line) 
Front 30' min., 40’ max. A 
Side Street 30' min. B 
Building Facade at BTZ   
 Front 50% min  
 Side Street 30% min. preferred  
Corner Properties: Both street facades must be built 
in the build-to zone for the first 30' from the corner 
of the building. 

G 

Setback (Minimum Distance from Property Line) 
Side 15' min.  C 
Rear 30' min. D 
Lot Configuration 
Width 75' min. E 
Lot Area 10,000 sqft. min. F 
Greenspace 10% min.  
Footprint 
Depth, ground-floor 
commercial space Main Building, 30' min.  

 

Where a lot is bound by three (3) streets, the applicable front 
build-to and parking location requirements shall apply to all 
street frontages, and the remaining interior lot line(s) shall be 
treated as side lot lines. 

 Building Form (ED) 
Height (See § 330-422.D.(6)) 

Main Building 32' max.
 1
 H 

 2 Stories max.
2
 H 

Ground-Floor Finish 
Level above sidewalk 18" min. I 

Ground-Floor 
Commercial Ceiling 9' min. clear; 10’ preferred. J 

Upper-Floor(s) Ceiling 8' min. clear K 
 
Allowed Building Types (See § 330-424.A) 
▪ Single Family  ▪ Duplex/Triplex/Fourplex 
Allowed Frontage Types (See § 330-424.E.) 
▪ Porch ▪ Stoop  
▪ Shopfront   
Allowed Use Types (See § 330-422.C) 

Ground Floor 
Residential, Service, Retail, 
or Recreation, Education and 
Public Assembly 

R 

Upper Floor(s) Residential or Service S 
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(2)  Parking and Encroachments Standards - Edge District   

 
 

Parking (See § 330-427 for general standards) 
Parking Location (Distance from Property Line) 
Front Setback 30' min. M 
Side Street Setback 30' min. N 
Side Setback 10' min.1 O 
Rear Setback 10' min.1 P 
1. Setback reduced if associated with a coordinated joint 

access driveway and/or joint parking areas with adjacent 
property. 

District Specific Parking Req. (See § 330-427 for general 
standards) 
Parking Drive Lane 
Width 

20' max.(2-way), 15' 
max. (1-way) 

Q 

Parking must be provided on-site, off-site within 500’, or as 
part of a district-wide parking management strategy. 

 

 Allowed Encroachments (See § 330-424.C.) 
Balconies, Bay Windows, Awnings, and Covered Porches 
Front 5' max. T 
Miscellaneous 
Where a building facade steps back or is absent from the 
BTZ, the BTZ line should be maintained and defined by 
fence, landscape wall or hedge 30"-54" high. 
All buildings must have a primary entrance along the front 
façade accessible and unlock when the establishment is 
open. 
Loading docks, overhead doors and other service entries 
shall not be located on street-facing facades. 
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§330-424 Form standards.  

A. Building types  
Buildings in new construction shall generally conform with the basic building types set 
forth in this section and illustrated on the following pages. 

(1) The building types defined in this section should be used as a general guide to the desired 
form and function of new buildings within the Hampton Bays Downtown Overlay 
District. The illustrations and photographs provided are for illustrative purposes only 
and should not be interpreted literally, especially with regard to architectural styles.  

(2) Building types set forth in this section include: Commercial Block, Liner Building, Civic 
Building, Townhouse/Rowhouse, Duplex/Triplex/Fourplex/Multiple Dwelling, Live-
Work Units, and Accessory Buildings.  

B. Frontage types 
Building frontages in new construction shall generally conform with the basic frontage 
types set forth in this section and illustrated on the following pages. 
(1) The frontage types defined in this section should be used as a general guide to the 

desired public spaces within the Hampton Bays Downtown Overlay District. The 
illustrations and photographs provided are for illustrative purposes only and should not 
be interpreted literally, especially with regard to architectural styles.  

(2) Frontage types set forth in this section include: Shopfront, Gallery, Forecourt, Stoop, 
and Porch.  

C. Appurtenances 
Building appurtenances, such as one story porches and storefronts; awnings or balconies, 
may encroach into setback area as follows, except as may be limited by district-specific 
maximums for front-, side- or rear-facing facades: 
(1) Awnings. Awnings may extend into a required setback. Awnings may extend into a 

public right-of-way, provided they extend no closer than three feet from the edge of the 
street or road. 
(a) All awnings shall provide a minimum clearance underneath of at least eight feet 

and shall be a minimum depth of four feet.  
(2) Balconies. Balconies may extend 5 feet into a required setback.. 

(a) All balconies shall provide a minimum clearance above the sidewalk of at least 10 
feet and shall be a minimum depth of four feet.   

 Porches. Porches on a front facade shall be a minimum of six feet in depth clear from 
the face of the facade to the railing, and no less than 50% of the width of the façade 
encroach in the required setback (BTZ). 
(a) Porches may extend up to five feet into a required setback.  
(b) Porches shall not extend any closer than three feet from any lot line or public right-

of-way.  
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 One story enclosed porch or storefront  
(a) May extend up to five feet into a required setback (BTZ). 
(b) No more than 70% of the width of a facade shall encroach into the required front 

yard setback (BTZ). 
 Stoops. Stoops may extend into a required setback, provided they extend no closer than 
four feet from a lot line. Stoops may not extend into a public right-of-way. 
(a) Stoops shall be no more than six feet deep, not including steps.  
(b) Stoops may include an overhead awning above but shall not be enclosed on the 

sides.  
(5) Building eaves, cornices, roof overhangs and light shelves may encroach up to two feet 

into setback areas, provided they are no closer than five feet from any property line. 
(6) Bay windows, chimneys and entry vestibules or columns may encroach up to three feet 

into setback areas, provided the area is no wider than eight feet and no closer than five 
feet from any property line.  

(7) Outdoor dining and patio areas may encroach into setback areas, provided they are no 
more than two feet above grade level.  
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D. Building Type Descriptions  
(1) Commercial Block 

The Commercial Block building type is a small to large-sized structure, typically attached, 
that provides a vertical mix of uses with ground-floor commercial, service, or retail uses 
and upper-floor commercial, service, or residential uses. Smaller versions of this type make 
up the primary component of a neighborhood main street, while larger versions make up 
the primary component of downtown, therefore being a key component to providing 
walkability. 

  

Large shopfront windows and seating areas in front of the building 
help to provide for an active streetscape. 

   

A street of commercial buildings of varying heights and widths 

 

Allowed Frontage Types 
▪ Shopfront  
▪ Forecourt  
Allowed Appurtenances 
▪ Awnings ▪ Courtyards 
▪ Balconies ▪ Galleries 

 

 
Typical commercial block building with simple massing, regular 
spacing of doors and windows, and a tall ground floor. 
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 Liner Building 
The Liner Building provides a relatively shallow depth of retail and office storefronts around the 
perimeter of a block while screening a central interior courtyard for use as a public space, parking 
lot, parking garage or "large-box" retail structure. The purpose of the Liner Building is to provide 
a smaller-scale pedestrian atmosphere along the sidewalk while screening less visually attractive 
or utilitarian uses behind it. 

  

 
The liner buildings along the primary street frontage 
screen a parking garage podium and create a street 
edge that engages the pedestrian realm 

  

 
Liner buildings screen views of the large-format retail 
and parking behind. 

 

Allowed Frontage Types 
▪ Shopfront ▪ Stoop 
▪ Forecourt  
Allowed Appurtenances 
▪ Awnings ▪ Courtyards 
▪ Balconies  

 

 
A liner building provides doors and windows along the 
street frontage 



26                                                     January 8, 2020 

 Live-Work Unit  
The Live-Work Unit is an attached or detached single-family type that includes a commercial 
component, usually in the form of a ground-floor shopfront space. The Live-Work Unit provides 
an opportunity to integrate commercial uses in very small increments 

 

 

Attached live-work units are a unique building type that can 
introduce a mix of commercial and residential uses in small 
increments. 

 

 

Live-work units establish a commercial presence in an 
otherwise residential area. 

Allowed Frontage Types 
▪ Shopfront ▪ Gallery 
▪ Forecourt ▪ Stoop 
▪ Porch 

 

Allowed Appurtenances 
▪ Awnings ▪ Porches 
▪ Balconies ▪ Stoops 
▪ Galleries ▪ Courtyards 
General Note: The drawings and photos on this page are 
illustrative, not regulatory. 
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 Townhouse/Rowhouse  
The Townhouse, alternately known as the Rowhouse, is a single-family type that is attached to 
its neighbors on either side. 

 

 

 
Townhouses are attached to neighboring units, forming 
a well-defined street edge. 

 

 

Townhouses are often accessed by using a front stoop. 

Allowed Frontage Types 
▪ Stoop  
▪ Porch 

 

Allowed Appurtenances 
▪ Awnings ▪ Porches 
▪ Balconies ▪ Stoops 
▪ Courtyards  
General Note: 
The drawings and photos on this page are illustrative, not 
regulatory. 

 

 

 

Townhouses define the street edge. 
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 Duplex/Triplex/Fourplex/Multiple Dwelling  
This is a multifamily residential type. Units may have individual entrances from the 
sidewalk or may be accessed through a common building entry 

  

This fourplex building type has individual unit entrances, 
marked by stoops, that are accessible from the sidewalk.. 

 

  

 
A group of Multiple Dwellings constructed to 
resemble multiple traditional downtown residential 
building 

Allowed Frontage Types 
▪ Shopfront ▪ Gallery 
▪ Forecourt ▪ Stoop 
▪ Porch 

 

Allowed Appurtenances 
▪ Awnings ▪ Porches 
▪ Balconies ▪ Stoops 
▪ Galleries ▪ Courtyards 
General Note: The drawings and photos on this page are 
illustrative, not regulatory. 

 

 

 
A duplex with a divided central porch. 
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E.  Frontage Type Descriptions 
 Shopfront  

 
 

Description 
The main facade of the building is at or near the frontage 
line and shall include a canopy or awning element that 
overlaps the sidewalk along the majority of the frontage. 
The canopy is a structural cantilevered shed roof, and the 
awning is canvas or similar material and is often 
retractable. 

Size 
Distance between 
Glazing 

2' max. A 

Ground-Floor 
Transparency 

50% min.  

Door Recess 5' max. B 
Canopy or Awning 

Depth 4' min. C 
Width, Cumulative 70% of facade width min. 

Setback from Curb 2' min. D 
Height, Clear 8' min. E 

Miscellaneous 
Doors may be recessed as long as main facade is at 
BTL. 
Open-ended awnings are encouraged. 
Rounded and hooped awnings are discouraged 

 

 
An example of a shopfront with a recessed doorway. 

 

 
An example of a shopfront with an apartment above. 
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  Forecourt 

 

 

Description 
The primary portion of the building's main facade is at the 
build-to line while a smaller percentage is set back, 
creating a court space. This space can be used as an 
apartment entry court, garden space, or for restaurant 
outdoor dining. 

Size 
Width, Clear 12' min. A 
Depth, Clear 12' min. B 

Miscellaneous 
Forecourts are especially useful along larger, more auto-
dominant thoroughfares in order to provide well-shaped, 
intimately sized public outdoor spaces. 

  

 
An semi-enclosed forecourt. 

 

An forecourt forming a dining area. 
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 Stoop 

 

 

Description 
The main facade of the building is at the build-to line, and 
the elevated stoop projects forward. The stoop is used to 
access a first floor that is elevated above the sidewalk to 
ensure privacy within the building. Stairs from the stoop 
may descend forward or to the side.. 

Size 
Width, Clear 5' min., 8' max. A 
Depth, Clear 5' min., 8' max. B 
Height, Clear 8' min. C 
Height 1 story max. D 
Finish Level Above Sidewalk 18" min. E 

 
Miscellaneous 
Stairs may be perpendicular or parallel to the building 
facade. 

 Covered stoop. 

 

 

 

 

 

 

 

 

Unroofed stoop 
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 Porch 

 

 Description 
The main facade of the building is at or near the 
frontage line and shall include a canopy or 
awning element that overlaps the sidewalk along 
the majority of the frontage. The canopy is a 
structural cantilevered shed roof, and the awning 
is canvas or similar material and is often 
retractable. 

Size 
Width, Clear 10' min. A 
Depth, Clear 8' min. B 
Height, Clear 8' min. C 
Height 3 stories max. D 
Finish Level Above 
Sidewalk 

18" min. E 

Miscellaneous 
Stairs may be perpendicular or parallel to the 
building facade. 

A two-story porch over a restaurant. 

A porch located close to the side walk. 
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§330-425 Architectural standards.  

A. General principles. 
Key to the continued viability of the Hamlet of Hampton Bays are the pedestrian scale and 
unique character of the existing buildings.  The architectural styles described in the Pattern 
Book and illustrated herein are intended to maintain the scale and character of Main Street 
while allowing for differences in height, massing, scale and materials that are critical to 
reinforcing the sense that the entire Downtown Overlay District is an extension of the 
existing Hamlet center as it evolves over time.  As material and massing decisions are 
made, each building’s relationship to public streets, open spaces and surrounding 
architecture shall be taken into consideration to ensure a sympathetic design to neighboring 
structures and spaces. The architectural rules of thumb and additional guidelines of the 
Pattern Book shall be followed for all architecture proposed within the Overlay District, 
even if the underlying Village Business (VB) zoning is being utilized. To this end, the 
following shall also be part of any site plan/architectural review: 

 All facades shall be designed with a distinct base, middle and top using an arrangement 
of openings, material changes, and ornamental or special features to delineate each. 

 Design with the pedestrian in mind. Create attractive and safe routes for people to walk 
and relax which link to other areas. Limit the visibility of parking areas.  

 Create a local identity. The architecture of the Downtown Overlay shall be custom 
designed. Corporate chain/franchise architectural styles shall not be permitted. 

B. Architectural Styles  
An architectural style is a set of features that makes a building identifiably unique from 
other buildings. Each architectural style has a distinct appearance which makes it 
historically or regionally identifiable. Elements such as building materials, ornamental 
details, overall form, and construction methods all contribute to an architectural style.  
(1) Four distinct architectural styles have been identified in the Pattern Book which are in 

keeping with the historic character and regional context of Hampton Bays and 
therefore, when designed correctly, are found to be appropriate for development 
proposals within the Downtown Overlay District: 
(a) South Shore Shingle. South Shore Shingle buildings are typically constructed of 

wood, and clad in wood finish materials for exterior siding, trim, and roofing. This 
style is appropriate for all uses, including, but not limited to residential, 
commercial, and hospitality. South Shore Shingle buildings are characterized by 
expressive massing that includes swooping eaves lines, bay windows, turrets, and 
towers. These elements are not typically applied symmetrically across the building, 
but are used for emphasis. Balance of composition is more important than true 
symmetry. 

(b) East End Colonial. Common East End Colonial buildings are generally constructed 
of wood and clad in clapboard or shingles with wood trim. Brick cladding or stucco 
may also be appropriate. Civic buildings, or commercial buildings such as banks, 
may be constructed of masonry with some of the “higher” details appropriate for 
the style, such as pedimented porticos. This style is appropriate for all uses, 
including, but not limited to residential, commercial, and hospitality. East End 
Colonial buildings are characterized by symmetry and windows that have small, 
vertical panes of glass. This style may have simple Federal or Georgian detailing at 
openings, cornices and porches all the way up to more elaborate classical detailing 
and columns 
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(c) Good Ground Revival. Good Ground Revival buildings are constructed of masonry. 
Wall finish should be brick, stone, or stucco with stone or stucco trim. Offset or 
corbelled brick or stone may also be used to articulate details such as cornices. 
Good Ground Revival style is appropriate for storefront buildings, whether they be 
retail, restaurant, or office.  Geometry of façade, roof, openings, and details should 
be simple and straightforward. The building façades are generally flat and simple, 
with detailing focused at shaped parapets. Roofs behind the parapet may be flat or 
pitched. 
 

(d) Maritime Mercantile. Maritime Mercantile buildings are appropriate for 
commercial and retail applications, largely as storefronts. Primarily one to two 
stories, the more horizontal massing of Mercantile buildings lend themselves to 
larger, horizontal openings. Roofs are generally low-pitched. Mercantile buildings 
are typically masonry or wood siding, but simpler wood siding (such as board and 
batten) may also be appropriate. Maritime Mercantile buildings are more industrial 
and functional and therefore not highly detailed. This style offers flexibility to bring 
in more “modern” design elements such as steel and glass.  

 
(2) Each building or façade within the Hampton Bays Downtown Overlay district shall be 

designed in accordance with one of the styles described in B(1)(a-d) above. The 
individual style will govern proportions, massing and major elements giving the overall 
“look” of a building, while the ‘Rules of Thumb’ section shall be referenced for specific 
details. 

C. Facades. 
In addition to the Architectural Rules of Thumb outlined in the Pattern Book, New or 
substantially renovated building facades shall comply with the following: 

 Ground-floor areas. The ground-floor areas of a facade, especially in pedestrian areas, 
should exhibit the highest levels of articulation, with larger openings and changes in 
depth, especially around entry points.  

 Blank wall areas. Blank wall areas, except as noted below for required shopfront 
facades, shall not exceed the size of a rectangle measuring 30 feet in width and eight 
feet in height. (Blank wall area limitations do not apply to facades facing an alley, 
service drive or nonpublic street.)  

 Shopfront facades. Ground-floor shopfront store windows, where required by the 
Regulating Plan, shall provide a minimum of 50% facade transparency [i.e., square 
footage of glazed window and door openings (including trim) over square footage of 
entire facade area on that floor] at the ground-floor facade area, allowing a view at least 
eight feet into the interior space within. 
(a) Blank wall areas in required shopfront facade areas shall not exceed the size of a 

rectangle measuring 10 feet wide by five feet high.  
(b) Upper-floor areas of the facade above required shopfronts shall be designed to 

provide a minimum of 20% facade transparency.  
(c) Blank wall areas in floors above required shopfronts shall not exceed the size of a 

rectangle measuring 15 feet wide by eight feet high. 
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Facade Transparency. 

 Multifamily Residence facades. Both the Ground-floor and Upper-floor shall provide 
a minimum of 20% facade transparency [i.e., square footage of glazed window and 
door openings (including trim) over square footage of entire facade area on that floor].  

 Entry/exit doors. Public entry and exit doors which swing outward shall be recessed 
into the facade a minimum of three feet where the sidewalk abuts the building.  

 Window and door openings. Window and door openings in masonry facades should 
express a structural lintel above to express how it is carrying the weight. A similar 
method using wood trim can be used on wood-clad facades. 

Openings in masonry facades should visually show a structural lintel 
above the opening to express how it is holding the weight above it.  

 Columns/posts. The proportion of structural elements such as columns or posts should 
be appropriate to the weight they appear to be carrying.  

D. Roofs. 
 Flat roofs. Flat-roof structures shall be capped by an articulated parapet design which 
provides a noticeable "cap" to the building. 
(a) The parapet on a single-story facade should express at least six inches in overhang 

depth and be at least 18 inches tall. Parapet overhang depth and height for taller 
facades should be increasingly larger. 
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Flat roof parapet design. 

 Sloped roofs. Sloped roof structures are encouraged to maintain a pitch between 6:12 
minimum and 12:12 maximum for all primary roof areas (not including dormers, entry 
canopies or similar accessory elements). 
(a) Roof overhangs are encouraged to be at least six inches deep.  
(b) Dormers and gables are encouraged along front facades to help maintain a 

prominent facade, reduce the scale of long runs of roof and divert rainwater and 
snow from entry areas.  

E. Building massing. 
 Shapes help break up the scale. The overall massing of buildings should have 
areas of noticeable 3-D relief or be broken down into smaller shapes to reduce the 
scale and avoid the appearance of a "large box." 
(a) Avoid trying to break up the scale and massing of a large facade by making it 

look like many different building facades stuck together. This often results in a 
fake "Disneyland" appearance.  

 Larger building massing. Very large or long buildings should attempt to break up 
their massing along public frontages by providing articulations along the facade 
generally as follows: 
(a) "Courtyard breaks" (courtyard areas) should be provided no less than every 300 

feet of facade length. These should create a change in facade depth at least 20 
feet deep by 40 feet wide and a change in facade height of at least eight feet. 
The courtyard space provided shall be designed to be accessible to pedestrians 
with attractive amenities such as seating, landscaping, storefront displays 
and/or entranceways.  

(b) "Major articulations" should be provided no less than every 150 feet of facade 
length. These should create a change in facade depth at least four feet deep by eight 
feet wide and a change in facade height of at least four feet.  

(c) "Medium articulations" should be provided no less than every 75 feet of facade 
length. These should create a change in facade depth at least two feet deep by four 
feet wide.  
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(d) "Minor articulations" should be provided approximately every 20 to 30 feet along 
a facade. These should create a change in facade depth at least eight inches deep by 
12 inches wide.  

(e) Note that the recommended articulation placements listed above are not additive 
you would not need a major, medium and minor articulation all at the same location. 
The largest articulation required would override all lesser ones. 

 

 
Large Building Massing. The public frontage of long buildings should be designed with a 
variety of minor, medium and major articulations and courtyard breaks to avoid the 
appearance of one long, uninterrupted facade.  

F. Exterior materials and details. 
The exterior materials and architectural details shall be consistent with those prescribed 
in Chapter 3 of the Pattern Book. 

§330-426 Utilities and Equipment. 

A. Utilities. 
Local electric power, telephone and cable television lines shall be placed underground. 
Utility companies shall place special emphasis on preserving the vitality and appearance 
of trees. 

B. Mechanical equipment.  
Mechanical equipment, including roof-mounted, facade-mounted or ground-level-
mounted, shall be screened from view from adjacent public rights-of-way, properties and 
pedestrian walkways (does not include service alleys), and must be indicated on the site 
plan. 
 Screening shall be achieved with non-deciduous landscape plantings, architectural 
building elements which match the exterior building materials, or parapet walls.  
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§330-427 Parking standards.  

A. Applicability.  
The parking requirements of this section apply to all commercial and residential properties 
applying for a permit for construction, renovation, addition, site plan alteration or change 
of use. This section does not apply to on-street parking provided in the public right-of-way.  

B. Exemptions. 
Changes in use and additions to existing buildings and uses are exempt as follows: 

(1) The provisions of this section shall not apply to any buildings or structure or lot 
lawfully in use at the effective date of this chapter, whether continued as a legal 
nonconforming use or thereafter converted or changed without enlargement to a 
different lawful use having the same parking and truck loading requirements. 

(2) However, no building or structure or lot lawfully in use at the effective date of this 
chapter shall be enlarged or change to a more-intensive parking use unless the off-street 
parking and truck loading space requirements of this section are complied with respect 
to the increase in parking required for proposed enlargement or change of use, but no 
additional spaces shall be required with respect to the preexisting portions. It is 
intended by this provision that credit shall be given for the off-street parking and truck 
loading spaces that would have been required for the existing buildings, structures and 
uses if the spaces did not have preexisting status.  However, conforming spaces that 
can actually be provided at the time of the application, even if voluntary or informal 
and unpaved, shall be charged to the preexisting portions and shall be formalized and 
paved incident to construction of the addition, as maybe required by the Planning 
Board. 

C.  Parking Requirements.  
The minimum on-site parking requirements for each use shall be as listed below, unless 
parking reductions through the use of staggered-hours or shared parking arrangements are 
approved as detailed below. Fractional results shall be rounded up. Values shown are for 
net usable square feet (not including mechanical, storage, etc.), unless otherwise noted. 

 
HB DOD Parking Standards 

 Use Minimum Parking Requirements 

Residential 
Single family  2 spaces per unit plus 1 space for each bedroom in 

excess of 4 bedrooms 

Multifamily 1 spaces per unit plus .5 space for each bedroom in 
excess of 1 bedroom. 

Commercial 

Retail/Personal Services 3 spaces per 1,000 square feet 
Restaurant 1 space per 3 seats 
Office/Professional service/business 
incubator, including medical offices 3 spaces per 1,000 square feet 

Hotel / Bed-and-breakfast 1 space per unit 
Cultural Center 2.5 spaces per 1,000 square feet 
Theater or place of public assembly 1 space per 4 seats 
School/educational use 2.5 space per 1,000 square feet 
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HB DOD Parking Standards 

 Use Minimum Parking Requirements 
Recreational business 3 space per 1,000 square feet 
Artisan production 2 spaces per 1,000 square feet 

D. General provisions. 

(1) Off-street parking areas may be located in required side or rear yards, provided they 
are set back at least 10 feet from all property lines. The Planning Board may allow off-
street parking areas to be set back less than the above-required 10 feet, so long as the 
Planning Board finds that the location of such off-street parking areas facilitates the 
coordination of joint access and/or shared parking areas with neighboring commercial 
properties. 

(2) All properties are required to provide cross-access connections to adjacent parking lots 
and to provide unreserved or shared parking arrangements with neighboring properties.  

(3) All off-street parking areas should be consolidated within the center of street blocks 
where possible, behind buildings.  

(4) A clear, designated pedestrian way(s) shall be provided from parking areas to the 
building entrances. Building entrances from parking areas, including rear (opposite 
front/side facades) entries, shall provide attractive, welcoming, architectural entry 
treatment.  

(5) On-street parking spaces associated with a new street, whether to be public or private, 
shall count toward the off-street parking requirement.  

(6) Required off-street parking, including employee parking, may be provided on a 
different lot than the subject property, provided it is counted as part of an approved 
shared parking agreement.  

(7) Seasonal outdoor dining or bar areas shall be calculated at the reduced rate of 50% of 
the normal parking requirements.  

E. Staggered-hours parking.  
A reduction in the minimum number of required parking spaces may be approved for 
combinations of uses which have a staggered demand schedules over time, such as daytime 
office with residential. Staggered-hours parking may be utilized by single properties with 
multiple uses, and by multiple adjacent property owners who physically merge or connect 
their parking lots into a common shared lot, based on the following table: 
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Adjustments for Staggered Hours Parking 

Use Type 
Weekdays Weekends 

8 a.m. - 6 
p.m. 

6 p.m. - 12 
a.m. 

12 a.m. - 8 
a.m. 

8 a.m. - 6 
p.m. 

6 p.m. - 12 
a.m. 

12 a.m. - 8 
a.m. 

Residential 50% 100% 100% 80% 100% 100% 
Office 100% 20% 5% 5% 5% 5% 
Retail/ Commercial 90% 80% 5% 100% 70% 5% 
Restaurant 70% 100% 10% 70% 100% 20% 
Civic Institution 100% 20% 5% 10% 10% 5% 
Religious Institution 10% 5% 5% 100% 50% 5% 
Bar/ Entertainment 40% 100% 10% 80% 100% 50% 
Movie Theater 40% 80% 10% 80% 100% 10% 
Hotel 70% 100% 100% 70% 100% 100% 

(1) An example for utilizing this table to calculate staggered parking demand between 
multiple uses is provided in the appendix for reference.  

F. Shared Parking.  
(1) The total number of parking spaces which may be deducted from the shared lot shall 

be as in the below Table, Allowable Shared Parking Reduction.  

(2) The majority of the parking provided in the shared lot must remain unreserved.  

(3) Shared parking reductions may be combined with staggered-hours parking reductions. 

TABLE - Allowable Shared Parking Reduction 

Total Number of Shared 
Parking Spaces 

Number of Businesses Sharing 

2 3 4 5 6 7+ 
<20 0 1 1 1 1 1 

20-29 1 2 3 4 4 4 
30-39 2 3 4 5 6 6 
40-49 3 4 5 6 7 8 
50-59 4 5 6 7 8 9 
60-69 5 6 7 8 9 10 

70 or more 6 7 8 9 10 11 
Notes: Numbers shown are the total spaces which may be deducted below the minimum 
parking requirements for all combined businesses using the shared lot. Shared parking 
configurations of 70 or more spaces may be prorated with one additional space for each 10 
additional spaces shared but may not be additionally prorated by the number of businesses 
beyond seven. See appendix for Sample Adjustments for Staggered Hours Parking. 
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90-Degree parking. 

 
60-Degree parking. 

  

Parallel parking. 
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G. Parking lot landscaping. 
New or reconfigured parking lot areas shall provide the following landscaped elements, 
as illustrated on the figure on the following pages: 

(1) Front yard buffer (A). All parking areas abutting a public right-of-way or future street 
shall provide a front yard buffer at least 20 feet deep from the sidewalk, consisting of 
shrubbery, hedges, trees, decorative walls or fences, which creates a visual screen at 
least three feet high; does not apply to internal driveways, alleys or access roads.  

(2) Front yard perimeter bulb-out (B). All parking areas abutting a public right-of-way 
or future street shall provide bulb-outs so that there are not more than 15 continuous 
parking spaces in a row uninterrupted along that frontage. The bulb-out should be 
equal in depth to the parking spaces, a minimum of nine feet wide, which includes 
flowers, shrubs, grass and/or trees where not more than 50% of the ground cover is 
mulch or gravel.  

(3) End-of-row bulb-out (C). A landscaped bulb-out should be located at the end of any 
perimeter parking row abutting a traveled lane. The bulb-out should be equal in depth 
to the parking space, a minimum of nine feet wide, which includes flowers, shrubs, 
grass and/or trees where not more than 50% of the ground cover is mulch or gravel.  

(4) Internal landscaped island (D). Internal parking rows should provide landscaped 
islands at either end of the rows. The islands shall be equal in length to the rows and 
at least nine feet wide, or of equivalent size if an irregular shape is necessary. Islands 
shall include at least two trees with shrubs, flowers, grass or other plantings so that 
not more than 50% of the ground cover is mulch or gravel.  

(5) Intermediate landscaped island (E). Internal parking rows should provide 
intermediate landscaped islands so that there are not more than 12 continuous parking 
spaces in a row uninterrupted. Islands shall be landscaped the same as internal 
landscaped islands.  

(6) Enhanced parking median (F). Larger parking lots which contain multiple rows of 
parking should provide an enhanced parking median so that there are not more than 
six rows of parking uninterrupted. Enhanced landscaped medians may be of two 
different types landscaped or pedestrian.  

(7) Landscaped medians shall separate the rows of parking on either side with a 
continuous six-foot-wide landscaped band which includes additional landscaping and 
trees no less than every 30 feet.  

(8) Pedestrian medians shall separate the rows of parking on either side with a continuous 
six-foot-wide pedestrian sidewalk - flush to grade - which leads toward building entry 
areas and connects to perimeter sidewalks with crosswalks. 
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General Parking Concepts. Parking lots should strive to create shared parking areas within the 
center of blocks which can be utilized by all surrounding properties to maximize efficiency and 
put the visual focus on the buildings.   
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Enhanced Parking Medians. Enhanced parking medians, where required to break up larger 
parking lots, can be provided as one of two types: Landscaped (left) or Pedestrian (right). 

 

Example of an enhanced parking median design which provides a clear path of travel through the 
parking lot for pedestrians. 
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Shared Parking Concept (Existing/Before). Each property (A, B, C and D) has its 
own separate parking lot and driveway access. During the peak business hours for 
Property D, a new customer arrives but finds there are no parking spaces. 

 

 

Shared Parking Concept (After). Properties A, B, C and D agree to connect their 
parking lots and have a shared parking agreement. During peak hours, a new 
customer comes to Property D and finds there are plenty of available parking spaces 
because not all businesses are experiencing their peak demand at the same time. 
This parking redesign also eliminates a curb cut and the parking in the front and 
side yards, allowing these areas to be reclaimed as attractive front-yard landscaping 
or patios instead. 

H. Bicycle parking requirements. 
 Applicants shall provide bicycle parking and storage capacity according to the 
following minimum requirements: 
(a) Residential: At least 0.1 secure bicycle rack space per unit; provide secure visitor 

bicycle racks on-site, with at least one bicycle space per 20 dwelling units but no 
fewer than four spaces per project site. 
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(b) Retail: At least one secure, bicycle storage space per retail worker for 10% of retail 
worker planned occupancy; provide visitor/customer bicycle racks on-site, with at 
least one bicycle space per 10,000 square feet of retail space, but no fewer than one 
bicycle space per business. 

(c) Nonresidential other than retail: Provide at least one secure, bicycle storage space 
per occupant for 10% of planned occupancy; provide visitor bicycle racks on-site 
with at least one bicycle space per 10,000 square feet of commercial nonretail space 
but not fewer than four bicycle spaces per building. 

I. Transit. 
Provision for transit facilities, including bus pull-offs shall be coordinated with regional 
and local transit agencies, and such facilities shall be incorporated into site plans as 
directed by the Planning Board. 
J. Service areas and loading docks. 

(1) Trash and recycling dumpsters or similar collection areas shall be located in the rear or 
to the side of buildings and screened from view from adjacent public rights-of-way, 
properties and pedestrian walkways (not including service alleys). 

(2) Screening shall be achieved with building enclosures on three sides which match or 
complement the exterior building materials.  

§330-428 Civic space and private open space standards. 

A. Limitation on applicability.  
This section only applies within the Central Downtown District (CDD) and the Transition 
District (TD).   

B. General civic space and private open space requirement.  
Each site shall provide a minimum of 10% of its site area in the form of civic space and 
a minimum of 5% as private open space or demonstrate alternate compliance as defined 
in §330-409C below. 

C. Provision of civic space.  
All sites shall provide civic space by one or a combination of the following methods: 

 Where a site is 15,000 square feet or more in area, an applicant may provide the civic 
space on-site in the form of one or more of the permitted civic space types listed in 
§330-411D(2).  

 Where a site is less than 15,000 square feet in area, an applicant may contract and/or 
bond for placing such civic space on another site located within 1,000 feet of the site, 
or as otherwise approved by the Planning Board. 

 On any site, an applicant may elect to pay a fee-in-lieu for civic space calculated by 
a formula to be determined by the Fee Schedule, §330-413C. Where the new streets 
or pedestrian corridors with required streetscape areas are designed and constructed, 
those areas shall be included in the calculation to satisfy the requirement of provision 
of civic space. 
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D. Maintenance. 
(1) Privately owned civic space shall be maintained by its owner or a private entity such 

as a property owners' association, municipal improvement district or business 
improvement district. 

(2) Publicly owned civic space shall be maintained by its public owner or a contracted 
entity such as a property owners' association, municipal improvement district or 
business improvement district. 

E. Civic space standards.  
To qualify for designation by the Planning Board as a civic space, the space shall: 

 Be in a form of ownership acceptable to the Town of Southampton. 
 Provide public access at least 16 hours per day. 
 Adhere to the standards established for civic spaces in this section. 
 With the exception of a civic space approved as a piazza, only those spaces directly 
contiguous to a public frontage and visible from the sidewalks on Street Type A, 
Street Type B, Street Type C and Alley Type A shall qualify as land eligible for credit 
as civic spaces. 

 A minimum of 15% of the civic space shall be provided with landscaping in the form 
of fountains, benches, open-air covered pavilions, gardens, planting areas, tree 
canopy areas, or similar civic or natural features, in accordance with provisions of 
sustainability requirements in § 330-410, and § 330-411, Design Manual. 

 All civic spaces shall establish build-to-lines, at the perimeter of the area designated 
as civic space, and the build-to-zone for the chosen private frontage shall be 
designated on the site plan. All civic spaces shall fulfill the frontage requirements of 
the private frontage; however exceptions may be granted by the Planning Board for 
pedestrian ways and walkways of less than 16 feet in width to permit mid-block 
connectivity. 

 Approved civic spaces fronting on streets with required street frontage occupancy 
requirements shall be treated as 100% occupied. 

F. Design standards for civic space. 
Provisions with standards and guidance on the design of civic space are provided in §330-
411D, Civic space design standards. 

G. Private open space. 
Private open space can be located on the ground floor, upper floors or the rooftop of the 
building. 
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§330-429 Landscaping. 

Coordinated landscape treatments along the streetscape edges and internal parking lots 
promotes an identity for the Downtown Overlay District. Each individual landscape will 
complement the overall character of the environment, ultimately supporting the creation of 
a harmonious and orderly streetscape and pedestrian experience. See chapter 4 for further 
guidance on the intent of these requirements 

A. Applicability and approvals.  
The following minimum landscaping requirements apply to all new or redeveloped 
commercial and residential projects within the Downtown Overlay which require site 
plan review and approval, as follows: 

 Applications for building improvements or renovations which do not increase the 
gross floor area of the property shall not be required to meet the landscaping 
requirements of this section.  

 Applications for a change of use shall not be required to meet the landscaping 
requirements, except where additional screening or buffers may be required.  

 Applications for site improvements such as parking lot or driveway reconfigurations 
shall only be required to meet the landscaping requirements for the areas affected.  

 Applications for building expansions which increase the gross floor area by less than 
50% or 5,000 square feet shall only be required to meet the landscaping requirements 
for the portions of the site affected, as determined by the Planning Director.  

 Applications for building expansions which increase the gross floor area by more 
than 50% or 5,000 square feet shall be required to meet the landscaping requirements.  

 See 330-426.G. for specific landscaping requirements pertaining to parking lots. 

B. General requirements. 

(1) These requirements pertain to the minimum area of greenspace and the types of 
landscaping required for the site. All greenspace areas shall be covered by the 
following: 
(a) Native vegetation; or  
(b) Trees, shrubbery, or nursery plants with appropriate mulch; or  
(c) Any combination of the above;  
(d) Sod, lawn, or other variety of ground cover in combination with any of the above. 

(2)  All landscaping shall be installed in accordance with the landscaping plan as 
approved by the Planning Board prior to issuance of a certificate of occupancy and 
shall be installed in accordance with accepted landscape practices within this region. 
In instances where conditions do not permit immediate planting, the applicant may 
be required to post a performance bond or, in lieu thereof, sufficient moneys to ensure 
later compliance.  

(3) All landscaping shown on an approved site plan or landscaping plan shall be 
maintained in a vigorous growing condition throughout the duration of the use, and 
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plants not so maintained shall be replaced with new plants at the beginning of the 
next growing season.  

(4) Landscaping and buffer requirements in this section may be met by utilizing existing 
vegetation where possible, with approval from the Planning Board.  

(5) The use of invasive plant species, as defined by the most-recent DEC Advisory 
Invasive Plant List, is not permitted.  

(6) Species diversity is encouraged in order to prevent extensive vegetation loss should 
certain species become vulnerable to diseases. In cases where there are more than 
eight required new trees to be planted, no more than 40% of them can be of one 
species. Where more than 24 new trees are required to be planted, no more than 24% 
of them can be of one species.  

C. Front yard landscaping requirements.  
Front yard landscaping should be provided and arranged as illustrated in the Building 
Placement and Front Yard Design requirements for each District and in the corresponding 
Street Type. 

(1) Required landscaped terrace areas shall provide a mix of lawn areas in combination 
with deciduous trees, shrubs or perennial/annual beds.  

(2) Required tree lawns shall be provided with sod or lawn, except for mulch areas 
directly around each tree.  

(3) Street trees within required tree lawns or planters shall be shade trees (not 
ornamental) with a minimum caliper of three inches and a minimum height of eight 
feet.  For appropriate street trees see Hampton Bay Plant List found in the page 90 
of the Pattern Book For Hampton Bays Downtown Overlay District. 

(4) Required tree planters shall be covered with cast-iron tree grates flush with adjacent 
sidewalk surfaces meeting ADA requirements for minimum opening sizes.  
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§330-430 Sustainable development standards.  

The following minimum sustainable development requirements shall be satisfied. 

 Table of Sustainability Requirements. 

Objective Sustainable Requirement 

Reduce Impacts 
to Water 
Resources 

All new development utilizing the HBDOD standards must connect to an 
approved wastewater treatment facility that provides advanced nitrogen 
treatment reduction capabilities. 
Maximum 15% of the site may be planted with fertilizer dependent vegetation; 
limiting landscaped areas that will require irrigation, fertilization and pesticide 
applications by retaining natural vegetation to the maximum extent possible and 
revegetating areas that have been disturbed during the construction process but 
will remain undeveloped with native or well-adapted noninvasive species. 

Reduce Water 
Use [See § 330-
410.I.(2)] 

Reduce indoor water use 20% below baseline (use of low flow fixtures, fittings 
and appliances). 

Outdoor Potable 
Water 
Consumption 
[See § 330-
410I(3)] 

Reduce potable water consumption for outdoor landscape irrigation by 50% 
from a calculated midsummer baseline case (use of plant species, density and 
microclimate; irrigation efficiency; water reuse). 

Heat Island 
Reduction [See 
§ 330-410I(4)] 

Heat island reduction for 50% of the non-roof site hardscape providing 
increased shade and permeable coverage. 
Install "green" roofs for at least 50% of roof area or use roofing materials with 
low solar reflectance index for 75% of roof. 

Provision of 
Open Space 
Requirement 
(See § 330-
409B) 

Provide 10% of development site area as public open space. 

Provide 5% of development site area requirement as private open space. 

Stormwater 
Management 
and Grading 

Use of pretreatment of stormwater runoff prior to infiltration using "green 
infrastructure" practices such as vegetated swales, bio-swales, road verges, 
filter strips, rain gardens, green roofs, other Best Management Practices (BMPs) 
in accordance with the New York State Stormwater Management Design 
Manual and the Suffolk County Planning Commission Managing Stormwater 
Guide. 
Sustainable Streets shall have slopes of 5% or less, utilize stormwater 
management techniques, thus enabling the street to function ecologically as 
well as being a place maker. (See diagram and photos of sustainable streets in 
Hampton Bays Pattern Book Pg. 82 - 83). 
Swales shall typically occur next to roads, and be designed, shaped, and graded 
to specific dimensions to promote quick passing and infiltration of certain 
amounts of stormwater, and shall be designed to accommodate standing water 
during and immediately after a storm. Swales shall incorporate plant materials 
to slow water down and “take up” or remove certain pollutants and where 
possible use existing natural drainage ways (naturally present swales) and 
vegetation to absorb and filter runoff. 
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Objective Sustainable Requirement 

Grading shall be minimized, unless approved by the Planning Board for the 
purpose of creating inviting outdoor spaces. Grading shall appear natural and 
blend with surrounding topography when possible. Retaining walls may be used 
where necessary to create the spaces outside of buildings located along the street 
frontage. As part of stormwater BMPs, when the grade is modified, it must 
occur in such a way as to avoid the following features: 

 Retaining walls greater than 4 ft. height within required setbacks or 
retaining walls on rear or side property lines. 

 Mass grading of the site which results in buildings that do not reflect the 
topography of the site. 

 Grading that slopes towards a building. 
 The direction of water onto adjacent sites or the sidewalk/streetscape area 

Reduce 
Greenhouse Gas 
(GHG) Emissions 

New construction and substantial renovation shall seek to reduce GHG 
Emissions through the following mitigation strategies: 

 Produce up to 50% of their energy consumption needs through a 
combination of Passive Solar Design elements and renewable energy 
production (Solar, Wind, Geothermal, etc.). 

 Must be constructed to be solar ready. 
 Where appropriate the Planning Board shall require new structures to 
incorporate Passive Solar Designs including but not limited to building 
orientation and window location. Interior layouts shall allow for the 
natural flow of heat during winter months and ventilation during the 
summer season. 

Provide public frontages to encourage pedestrian activity. 
Provide bicycle parking racks for residents, visitors and employees (See § 330-
427.H.) 
Landscape practices shall seek to preserve the health and appearance of all 
landscaped areas through the strategies identified in the Pattern Book. (page 84) 

Landscape Design 
and Maintenance 

Landscape designs shall be informed by the Hampton Bays Plant lists and 
supplemental references noted in the Hampton Bays Pattern Book.  
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§330-431 Outdoor lighting. 

All outdoor lighting within the Downtown Overlay Districts shall comply with the standard 
in Article XXIX of the Town Code. 

§330-432 Signs.  
A. Sign Standards. 

All signs within the Hampton Bays Downtown Overlay District shall confirm to the 
standards in Article XXII Signs of the Zoning Code, except as provided below. The number 
following each standard corresponds to the graphic below.   

 Prohibited composition and materials include sandwich board sign (side walk sign) and 
inflatable signage (1).  

 Diagonal Corner Sign: 1 per building at corners only, attached at a 45 degree angle. 
Maximum 3 ft. wide and 15 ft. tall. Signage projecting forward from building walls 
exceeding 1 ft. in depth shall maintain a minimum 8 ft. clearance above adjacent grade  

 Awning & Canopy Signs: 1 sign per awning or canopy. Maximum 8 inches tall by 
awning length along face of awning (3). 

 Window Decal Sign: 1 per window (not including temporary signage within window). 
Maximum 30% of window area. Must be located entirely within the interior of a 
structure. Letters, numbers, or pictorial content allowed (4). 

 Upper Façade/Wall Sign: 1 per building located along top of building façade. 
Maximum 80% of the width of the building. Maximum 3 ft. font size. Maximum logo 
or emblem size 4 ft. in any dimension. Sign cannot extend above highest horizontal line 
of wall. Text limited to identification of building or name of 1 tenant. Individual letter, 
numbers, or figures on the wall permitted (5). 

 Secondary Façade/Wall Sign: 1 per building located on a secondary frontage or internal 
to a property. Maximum 200 sq. ft. or 15% or the wall surface, whichever is lesser. 
Maximum 4 ft. font size. Maximum logo or emblem size 5 ft. in any dimension. Sign 
cannot extend above highest horizontal line of wall. Paint applied to façade (6). 

 Hanging Blade Sign: 1 per business.  Maximum 2 sq. ft. blade dimension (both faces 
of blade may be 2 sq. ft. max.). The sign shall not project from the structure more than 
4 ft. including the required structural support. The minimum height between the 
sidewalk or ground level and the bottom of the sign shall be 7 1/2 feet (7). 

 Individual Shopfront Sign: 1 per business. Maximum 1.5 sq. ft. per linear foot of 
building (or individual business) frontage but shall not exceed 75% of the width of such 
wall (8). 

 Neon Sign: 1 per window (located inside only). Maximum 5 sq. ft. Accenting window 
frames are prohibited. Non-animated neon or LED text permitted within window (9). 
 Yard Blade Sign: 1 per property with home business or in non-residential use. 
Upright supports or ground sign style acceptable. 5 sq. ft. maximum. 5 ft. height 
maximum (10). 
 Address Number Sign: 1 address number, no larger than 1 sq. ft. Attached to 
building in proximity to primary entrance (11). 
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Composition:   1 

 Prohibited: Sandwich Board Sign (Side Walk Sign)  

Diagonal Corner Sign    2 

 1 per building at corners only, attached at a 45 degree angle.   

 
Maximum 3 ft. wide and 15 ft. tall. Signage projecting forward from 
building walls exceeding 1 ft. in depth shall maintain a minimum 8 ft. 
clearance above adjacent grade.  

 

Awning & Canopy Signs  3 

 1 sign per awning or canopy.  

 
Maximum 8 inches tall by awning length along face of awning, or 
Maximum 40% of the sloping surface of awning. 

 

Window Decal Sign   4 

 1 per window (not including temporary signage within window).  

 
Maximum 30% of window area. Must be located entirely within the 
interior of a structure.  

 

 Letters, numbers, or pictorial content allowed.  

Upper Façade Sign   5 

 1 per building located along top of building façade.  

 
Maximum 80% of the width of the building. Maximum 3 ft. font size. 
Maximum logo or emblem size 4 ft. in any dimension. Sign cannot 
extend above highest horizontal line of wall. 

 

 
Text limited to identification of building or name of 1 tenant. Individual 
letter, numbers, or figures on the wall permitted. 

 

Secondary Façade Sign  6 

 1 per building located on a secondary frontage or internal to a property.  

 
Maximum 200 sq. ft. or 15% or the wall surface, which ever is lesser. 
Maximum 4 ft. font size. Maximum logo or emblem size 5 ft. in any 
dimension. Sign cannot extend above highest horizontal line of wall. 

 

 Paint applied to façade.  

Hanging Blade Sign   7 

 1 per business.   

 
Maximum 10 sq. ft. blade dimension (both faces of blade may be 10 sq. 
ft. max.) & 19” depth.  
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Individual Shopfront Sign  8 

 1 per business.   

 
Maximum 1.5 sq. ft. per linear foot of building (or individual business) 
frontage.  

 

Neon Sign   9 

 1 per window (located inside only).   

 Maximum 5 sq. ft. Accenting window frames is prohibited.   

 Non animated neon or LED text permitted within window.  

Yard Blade Sign   10 

 
1 per property with home business or in non residential use. Upright 
supports or ground sign style acceptable. Ū 5 sq. ft. maximum.   

 5 ft height maximum.  

Address Number Sign   11 

 
1 address number, no larger than 1 sq. ft. Attached to building in 
proximity to primary entrance. 

 

Materials:    

 Painted wood, metal, or metal composite materials.   

 External illumination only, except non animated neon.  

 Prohibited: inflatable  

 
B. Sign Materials. 

All materials used for signage shall include: Painted wood, metal, or metal composite 
materials. External illumination only, except non-animated neon.  
 

§330-433 Streets.  

A.  Intent.  
This section provides standards for improved connectivity and walkability within the 
HBDOD by defining street types and associated minimum standards. The combination 
and character of the traveled way, public frontage, and private frontage define the 
character of the public realm.  

 The street type is a classification assigned to a street that determines the width of the 
public frontage as distance of a build-to-line from the face of curb, regulates the width 
of the pedestrian clearway and the type of the associated permitted private frontages.  

 Dimensional flexibility is permitted for street types to account for varying ROW 
widths; however, they should be designed to have all the basic functional 
characteristics, including roadway width, on-street parking, sidewalks, multi-use paths, 
street trees, landscaped areas shown for their type and they should generally meet the 
Street Section Components referenced in the graphic and table below.  

  The street design standards shall apply to all new streets whether a separate street right 
of way is created or not.  For those new streets where a right of way in not created, ie. 
the new street is to constructed on private lands, which would typically have an 
associated public access easement; the Built To and Parking Location requirements 
shall be measured from the edge of the sidewalk, not the property line.  The side and 
rear yard setbacks requirements shall apply to the applicable property lines, but the 
Build-To and Parking Location requirements take precedence over setback 
requirements. 
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 STREET SECTION COMPONENTS   

 Sidewalk    A 
Width (Clear) 5’-0” min.  

Furnishing Zone  B 

Allowed   Yes   
Required  Yes  

Use   Trees and Bioswales, Furnishings, Lighting  
Width    5’-0” min.  

On-Street Parking    C 
Allowed   Yes     

Required Yes (at least one side)  

Type Parallel or Angled  
Parallel  8’-0” x 22’-0”  

Angled (45 deg.)   8’-6” (width of spot) x 18’-0”  (from curb face)  

Bicycle Lanes    D 

Allowed    Yes (parallel parking)   

No (angled parking) 

 

Required No  
Width  6’-0” to 8’-0”  
Vehicle Travel Lanes  E 
Number   2 max.   

Direction Two-way  

Width 10’-0” max.   
Vehicle Turn Lanes  F 

Allowed Yes (left turn only)   

Required  No   
Width  10’-0” max.   

Right-of-Way  G 

Width    100’-0” max.  
Curb Radius   

Required 5’-0” max. without curb extension  
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B. Street types.  
Street types defined in this section include: Street Type A, Street Type B, Street Type C, 
and Alley Type A. Individual descriptions and form requirements of each street type are 
detailed in the graphics listed below.  

  Specific design considerations. Notwithstanding the illustrated layout of the street 
types in this section, the final approved design for all new or reconstructed streets shall 
consider location-specific design considerations, including but not limited to crosswalk 
locations, signalization needs, accommodation of delivery trucks, loading zones, 
bicycles, pedestrians and the Americans with Disabilities Act (ADA), as directed by 
the Planning Board. 
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C. New Streets and Block Size.  
The Regulating Plan layout displays the suggested number of streets with their conceptual 
locations and connections. These are shown only to communicate the intention; the Town 
of Southampton is not specifying their exact locations or number. Instead, the Town is 
seeking to work with individual property owners to determine the locations on a parcel-by-
parcel basis while still meeting the following block size standards.  

1. Block dimension is measured from right-of-way to right-of-way; not the centerlines of streets.  

2. In general, a 600-foot block is a good maximum. The average walking-rate of a pedestrian is 4.9 ft/s; it would take 
the average pedestrian two minutes to walk the length of a 600-foot block. 

 
These new future street connections shown are intended to illustrate vehicular and 
pedestrian connections which are desired by the Town to increase connectivity, provide 
more retail storefront and provide multiple travel options which will reduce traffic 
congestion on collector roads. At minimum, it is recommended that a North-South 
connection is made from the Long Island Railroad station to Montauk Highway and from 
Montauk Highway to Good Ground Park.  

 New streets designation. The regulating plan indicates specific street types; however, 
through the process of block development, as described by this article, the applicant 
shall propose, the Planning Board shall designate all new streets to reflect the 
importance of pedestrian and commercial activity, the intended form of development, 
and the need for traffic management along each.  

 New future streets, where indicated on private land, may be held in private ownership 
or transferred to public ownership as agreed to by the developer and the Town.  



58                                                     January 8, 2020 

D. Existing streets.  
An existing street may not be substantially rebuilt, as determined by the Planning Board, 
without being brought into conformity with the standards of its associated street type 
shown in the regulating plan. 

 Where an existing street is not planned to be substantially redeveloped, the sidewalk 
and street trees shall be installed according to the standards of its associated street types.  

E. Required streetscape improvements.  
Property owners are required to provide the associated streetscape improvements along the 
road frontage of all new building development, or building additions in excess of 3,000 
square feet in size. 

 The linear extents of streetscape improvements should be along the entire width of the 
property frontage so as to provide a continuous pedestrian sidewalk link from one side 
of the property to another, as outlined in the Hampton Bays Downtown Overlay District 
Pattern Book (pg. 72 -77), except as noted below. 

 In cases where the width of the property frontage may be substantially larger than the 
width of the building frontage, the Planning Board may limit the extents of the required 
streetscape improvements to the immediate area of actual building frontage, as 
reasonably determined by the Planning Board in consideration of the relative 
development costs to the size of the overall project. 
(a)  In making this determination, the Planning Board may require the full scope 

of streetscape improvements to be provided only along the immediate building 
frontage, while only requiring that a basic sidewalk or multi-use path connection 
be made to the adjacent property lines to help complete long-term pedestrian 
connections.  

 As part of the required streetscape improvements, applicants may be required to 
provide funds into the Downtown Overlay Improvement District to fund associated 
crosswalks and other public roadway elements that would serve the property.  
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§330-434 Definitions.  

The definitions below describe terms as they appear in this article that are technical in nature 
or that otherwise may not reflect common usage. Unless otherwise specified, if a term is 
defined in this § 330-434, and if it is defined in § 330-5 of this chapter, the definition in this 
§ 330-434 shall apply. Additionally, if a term is not defined in this § 330-434, and if it is 
defined in § 330-5 of this chapter, the definition in § 330-5 shall apply. 

APPURTENANCES  
Porches, balconies, patios, seating areas, canopies, awnings, etc., which extend outward from 
the facade of a building and which do not typically count as an extension of the facade itself 
for the purposes of measuring setbacks. 

ASSEMBLY OR AUDITORIUM, INDOOR  
Commercial or nonprofit movie theaters, stage theaters, music performances social halls, 
meeting rooms, convention or catering halls and similar places; does not include religious 
facilities or outdoor performance space; separate and distinct from "Bar, Tavern, or 
Nightclub" 

AUTOMOTIVE, FUEL SALES  
A building or land area intended to be used for the retail sale of automotive fuels; separate 
and distinct from "automotive, service or wash." 

AUTOMOTIVE, SALES  
An establishment for the retail sale or leasing of new or used motorized vehicles, including 
cars, trucks, boats, motorcycles, snowmobiles, campers, RVs, tractors, lawn tractors, 
construction equipment and similar vehicles. 

AUTOMOTIVE, SERVICE OR WASH  
General automotive vehicle services, including oil, brake, muffler or tire replacement, engine 
or body work, inspections, automated and self-service car washing, detailing or similar 
services; does not include automotive salvage or junkyard operations. 

AWNING  
A wall-mounted, cantilevered structure providing shade and cover from the elements for 
pedestrians; similar to "canopy." 

BALCONY  
A projection of an upper-level floor slab which extends out from a facade, designed for people 
to stand on, with railings and an access door into the interior. 

BANK  
A financial institution licensed for receiving, lending, or safeguarding money, including 
public commercial, retail banks and credit unions. 

BANK, WITH DRIVE THRU  
A bank which includes a drive-up teller, ATM machine or freestanding ATM kiosks. 
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BAR or TAVERN  
A business primarily engaged in the retail sale of alcoholic beverages for consumption on the 
premises; may include food service as secondary to the amount of floor area and sales 
generated by the drink sales; separate and distinct from "restaurants." 

BLANK WALL AREA  
An area on the exterior facade of a building which does not include any windows or door 
openings; substantial change in materials; or columns, pilasters, archways or other form of 
articulation or relief greater than eight inches in depth. 

BUILDING FACADE  
See "facade." 

BUILDING HEIGHT  
Building height is measured from the average elevation of the existing natural grade along 
the side of the building fronting on the nearest street front to the highest point of the roof for 
flat-roof structures, and to the eaves for sloped-roof structures, continuing on 45o not to 
exceed 50 feet.  

CANOPY  
A wall- and/or post-mounted structure providing shade and cover from the elements for 
pedestrians; similar to "awning," except that cantilevered portions are supported by posts 
instead. 

COMMERCIAL AMUSEMENT, INDOOR  
An indoor facility primarily designed to provide recreational sports activities, including but 
not limited to billiard tables, bowling alleys, paintball courses, video arcades, batting cages 
or similar gaming activities and amusements; does not include outdoor games. 

CULTURAL CENTER  
A building and land used for the purposes of public education or entertainment, including 
museums, libraries, art galleries, community centers, institutional philanthropic uses and 
similar facilities; does not include theatrical performances, performing arts, dance and music 
programs, concerts or similar large public gathering events. 

EDUCATIONAL USE 
Provision of educational services, public or private, including but not limited to primary and 
secondary schools, nursery schools, colleges and universities, music schools, dance schools, 
vocational schools, apprenticeship programs, and facilities designed to provide instruction in 
any other recognized skill or vocation. 

FACADE  
The exterior vertical wall of a building. 

FACADE TRANSPARENCY  
The percentage of the facade wall area which includes openings for transparent glass windows 
and doors. Facade transparency at the first-floor/ ground-floor level is measured between two 
feet above grade to 12 feet above grade. Facade transparency for upper floors is measured 
from second-finished-floor level to the ceiling of the topmost floor. Glass is considered 
transparent when it has a visible light transmission (VLT) rating of 70% or higher. 
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GREENSPACE  
Exterior land areas covered by vegetation meeting the landscape requirements of this code 
which are free from impervious surfaces such as built structures, driveways, parking lots, 
paved areas or walkways. 

HOME OCCUPATION  
Any occupation, business or professional activity which results in a product or service and 
which is conducted in whole or in part in a residential dwelling or on a residentially zoned 
property and is clearly subordinate in space utilization and intensity to the residential use. 

HOTEL  
An establishment where overnight lodging is provided in guest units rented to the public on 
a daily or weekly basis and in which ingress and egress to and from all guest units are made 
through an enclosed corridor; does not include "boardinghouses." 

LOT  
A piece, parcel or plot of land occupied or to be occupied by a principal building and its 
accessory building or buildings, including the yards and other open spaces required by this 
chapter. 

LOT AREA  
The total horizontal surface area included within the property lines of a parcel. 

LOT DEPTH  
The horizontal distance between the midpoints of the front and rear lot lines measured in the 
general direction of the side lot lines. 

LOT FRONTAGE  
The property line along the front of a parcel which directly abuts a public or private street, 
accessed by that street. 

LOT WIDTH  
The distance between the side lot lines measured across the required front yard minimum 
setback line parallel with the street. 

MEDICAL SERVICES, OUTPATIENT  
A facility or clinic for the treatment and medical care of minor human ailments without any 
overnight inpatient bed facilities; includes eye doctors, dentists, medical clinics, emergent 
care facilities, physical therapy, integrative medicine, and similar treatments. 

MUNICIPAL OFFICE or PUBLIC SAFETY FACILITY  
A building or lands used for common civic institutions, such as state, county and municipal 
government offices, post offices, police stations, fire stations and emergency ambulance 
service providers under contract to serve the municipality. 

NURSING HOME  
A licensed facility, other than a hospital, where elderly or infirm persons who are unable to 
care for themselves are provided with twenty-four-hour care consisting of lodging, meals, 
personal grooming and cleaning, supervision for medication and other therapeutic needs, 
recreation and companionship by trained and licensed staff. 
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OFFICE  
Offices for the practice of licensed professionals and general business, such as lawyer, 
accountant, banking, travel agencies, insurance or real estate sales, engineer, architect, doctor, 
marketing, consulting, not-for-profit organizations and similar professions. 

PARK-ENHANCED USE 
A commercial, recreational or not-for-profit activity, facility and/or establishment that 
contributes to, is compatible with, and enhances  the adjacent Good Ground Park, or which 
increases the public's enjoyment of the park. Park-enhanced uses shall be construed to 
include Assembly or auditorium, indoor; Bar, tavern, or night club; Commercial amusement, 
indoor; Hotel; Restaurants, with or without outdoor seating; Retail shops/outdoor markets; 
Bed-and-breakfasts; Cultural Center; Educational use; and Public open space or parks. 

PERSONAL CARE  
Personal services for the improvement of mind and body, including nail or hair salons, 
musical and dance instruction, yoga, karate, licensed massage therapy, physical therapy, 
fitness center and similar activities. 

PORCH  
An covered but unenclosed exterior entryway to a structure which is raised above ground 
level and accessed by stairs or a ramp. 

PRIMARY FACADE MATERIAL  
The exterior building facade material which comprises or covers the majority of the facade. 
See also: "secondary facade material." 

PRIMARY STREET  
A street, public or private, which has frontage along the front yard of a corner property. See 
also: "secondary street." 

PROFESSIONAL SERVICES 
Services rendered by an attorney, a licensed or other professional, including but not limited 
to accountant, engineer, architect, landscape architect, physician, dentist, speech pathologist, 
audiologist, chiropractor, podiatrist, physical therapist or psychologist, actuary, appraiser, 
consultant, financial institution and financial advisor, information technology professional, 
certified planner, public relations professional, recruiter, researcher, real estate professional, 
surveyor, translator, or similar. 

PUBLIC OPEN SPACE or PARK  
A natural or landscaped outdoor area provided for the purpose of active or passive public 
recreation or enjoyment; may include publicly accessible outdoor amenities, such as a 
playground, seating area, picnic area, multi-use path and temporary or permanent small 
outdoor performance space or similar outdoor recreational functions. 

RELIGIOUS FACILITY  
Churches, synagogues and similar places of worship, Sunday school buildings, parish houses 
and rectories. 

REPAIR AND MAINTENANCE, LIGHT  
On-site repair or maintenance of personal property, such as household electronics, computers, 
appliances, watches, jewelry or shoe repair, tailoring, upholsterers and similar light work 
stored and conducted within an enclosed building; does not include repair of heavy 
machinery. 
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RESIDENCE, MIXED-USE MULTIFAMILY  
A structure containing both allowable commercial uses on the ground-floor level as well as 
residential dwelling units on upper floors for two or more families. 

RESIDENCE, MULTIFAMILY  
A structure containing residential dwelling units for two or more families, including 
apartments, condominiums, townhouses, rowhouses or other combinations. 

RESTAURANT, OUTDOOR SEATING  
Any restaurant, bar or tavern where some, or all, of the customer seating is provided outside 
of the building on a porch, patio, deck or balcony. 

RETAIL  
Retail sales of goods to private consumers, including food and groceries, clothing, dry goods 
and miscellaneous retail services such as reproduction, printing and faxing services; Separate 
and distinct from "retail with drive-thru." 

RETAIL, DRIVE-THRU  
Retail sales of goods or services to private consumers with a vehicle drive-thru area, including 
pharmacies, banks, dry-cleaning, photo processing, coffee or similar businesses. 

RETAIL, OUTDOOR DISPLAY  
Retail sales of items stored or displayed outdoors, including but not limited to trees, plants, 
flowers, landscaping structures, fences, gazebos, cemetery headstones, playground 
equipment, lumber or similar items; does not include motorized equipment or vehicles. 

SECONDARY STREET  
A street, public or private, which has frontage along the side yard of a corner property. See 
also: "primary street." 

SHOPFRONT  
The ground-floor portion of a commercial building which is constructed primarily from glass 
so as to showcase merchandise or services being offered within. 

STOOP  
A small exterior staircase which leads from a public sidewalk up to a landing outside the 
entrance of a private dwelling, office or other space, typically not higher than five or eight 
feet above the ground. 

UTILITY, GENERAL PUBLIC SERVICE  
Structures or uses required as part of providing basic local public services, including but not 
limited to electrical substations, telephone exchanges, water pumping stations, power and 
communication lines and their necessary right-of-way; does not include telecommunication 
towers. 

WIRELESS COMMUNICATIONS FACILITY or TELECOMMUNICATIONS 
FACILITY 

Antenna or transmission support structure and base station, either individually or together, 
used for the provision of any wireless service. 
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§330-435 Administration. 

A. Intent and Purpose.  

The purpose of this form-based zoning code is to enable, guide and implement many 
of the ideas and visions outlined in the Pattern Book for the Hampton Bays 
Downtown Overlay District, specifically: 

 Enable and encourage property reinvestment through renovations, redevelopment, 
and new construction to position the Hamlet of Hampton Bays for an appropriate 
scale of investment and reinvestment supported by market trends that will 
strengthen the economy and tax base; 

 Create a more vibrant center of activity with a reasonable mix of commercial and 
residential uses supporting one another;  

 Provide an attractive mix of green lawns, park space, shade trees, multi-use paths, 
activity areas and civic uses for the public enjoyment;  

 Increase the local economy through diversification of jobs and business 
opportunities;  

 Diversify mobility options to make the downtown district accessible to persons of 
all ages and abilities; 

 Maximize the benefits of public infrastructure investments; 
 Replace the visual prominence of large parking lots with attractive architecture, 
public spaces and sidewalks to create a more bicycle and pedestrian friendly 
commercial center with connections to adjacent residential neighborhoods;  

 Encourage more-efficient use of land area with buildings that utilize shared parking 
and structured parking where appropriate;  

 Encourage improved stormwater management with reduced impervious surface, 
raingardens, shared stormwater retention areas and other advanced best 
management practices; and  
 Provide an easy-to-understand and predictable code through the use of illustrated 
building form standards and architectural guidelines which will create the desired 
types of development and streamline the review and approval process.  

B. Applicability 
This code applies to all new development/redevelopment, renovations, change of use 
applications and site plan approvals within any of the established Downtown Overlay 
Zoning Districts, as identified on the Town of Southampton Zoning Map.  Participation 
in the Overlay Zoning is optional, and the underlying Village Business (VB) zone 
remains in full force and effect if a property owner does not wish to opt-in to the 
Overlay.  Once a development plan is approved as per the Overlay District standards, 
all Overlay district regulations shall apply and prevail as provided herein. 

C. Standards vs. guidelines.   
This code includes both standards which are required to be met, as well as guidelines 
which are encouraged, but there is flexibility toward meeting the intent. As such, 
provisions designated as "shall" or "will" are required, while provisions designated as 
"should" are encouraged.  In any case the Town will require development plans and 
architectural designs that are substantially consistent with the Pattern Book and intent 
of the Downtown Overlay District. 
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D. Uses and Development Standards. 
Recognizing that this form-based code is being applied to a highly developed area, it is 
anticipated that strict compliance with every dimensional standard may not always be 
practical or necessary to meet the purposes of this chapter. (See § 330-422.G. Preferred 
incremental change.) In such cases, the Planning Board is authorized to modify the 
dimensional standards set forth to the extent necessary and appropriate to accommodate 
existing limitations with a super-majority vote (majority plus one), provided all of the 
following findings are made by the Planning Board in rendering its decision that such 
modification: 

 Is necessary to reasonably accommodate existing site constraints or development 
limitations; and  

 Does not create an undue adverse effect on abutting properties or uses; and  
 Does not increase the number of stories of a building; 
 Does not conflict with the intent of the standard being modified or set a precedent 
that would erode or undermine the intent of the Overlay District;  

 Allows for an improvement that will add to the overall vitality of the Downtown 
Overlay area and advances the purposes of this chapter of the Town Code.  

E. Conflicts and severability. 
In the event of a conflict with this article and other sections of the Town Zoning Code 
the provisions of this article shall apply. In the event of a conflict between diagrams or 
illustrations and the written text of this chapter, the written text shall apply. Should any 
provision of this chapter be declared illegal or unconstitutional by a court of competent 
jurisdiction to the extent that the other provisions of this chapter can be implemented 
without such illegal or unconstitutional provision, such other provisions shall remain 
in effect. 

F. Application review procedure.  
To achieve the above-referenced goals and objectives, all development opting into the 
Hampton Bays Downtown Overlay District (HBDOD) shall comply with the 
following procedures rather than the procedures prescribed elsewhere in this chapter: 

 A pre-submission conference with the Project Development Council is mandatory 
for all applicants for development within the HBDOD. The purpose of the pre-
submission conference is to review and discuss the applicant's development 
proposal and to advise the applicant as to the planning standards and 
recommendations under the HBDOD and its specific overlay zones; what must be 
shown on a site plan, wetland and/or special exception application, including all 
submission requirements, required improvements, required parking and civic 
spaces and/or fees in lieu thereof, required affordable housing, SEQRA 
requirements, wetland and/or special exception requirements (if any) and required 
compliance with the community benefits policies.. 

 The pre-submission conference shall be held by appointment made through the 
office of the Department of Land Management by completing an application 
specified by instruction sheets prepared by the Department of Land Management. 
Such application will typically include a conceptual site plan that shows proposed 
uses, location, footprint, and height of proposed buildings and accessory buildings, 
a sketch of the floor plans, elevations and facades of all buildings that face streets 
and public civic spaces, as well as civic space areas, setback areas, and parking 
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areas, as well as a vicinity map with sufficient detail to show the immediate context 
of the proposed development and all surrounding properties within a radius of 200 
feet. Any fee for the pre-submission conference may be set by the Town Board in 
a fee schedule. 

 The Project Development Council shall schedule and hold the pre-submission 
conference within 20 days of receipt the application. Upon completion of the pre-
submission conference, the Project Development Council shall, within 20 days, 
prepare and forward to the applicant an advisory report with its recommendations 
for the development of the property, including the form of the next submission, 
whether it be an application for a building permit; an application for a commercial 
compliance certificate; administrative site plan and/or wetland review with the 
Department of Land Management; or site plan, wetland and/or special exception 
review with the Planning Board. In the event the proposed development involves 
the subdivision of land, the Project Development Council shall advise as to its 
recommendations related to the proposed layout and design of the subdivision and 
the procedures necessary to file such subdivision. 

 The Planning Board, upon receipt of a referral from the Board of Appeals, shall 
consider and provide an advisory opinion on the effect of a proposed appeal, 
interpretation or variance on the HBDOD and the objectives of this article, as well 
as on the statutory standards upon which the Board of Appeals may grant relief. 

G. Site plan review by the Planning Board.  
All applications for development within the HBDOD, not eligible for administrative 
site plan review under § 330-183.1, shall be required to submit a site plan, wetland 
and/or special exception application to the Planning Board in accordance with the 
procedures set forth in §§ 330-182 through 330-184.1 and any other applicable section. 
Notwithstanding any provisions to the contrary, the Planning Board may waive the pre-
submission conference procedures under § 330-184A if the applicant for the proposed 
development has elected to proceed under the provisions of this article rather than 
development under the underlying zoning and/or the Project Development Council has 
recommended that the applicant proceed directly to final site plan application.  

 Planning Board authority to modify dimensional standards. 
Recognizing that this form-based code is being applied to a highly developed area, 
it is anticipated that strict compliance with every dimensional standard may not 
always be practical or necessary to meet the purposes of this chapter. (See §330-
422. E., Preferred incremental change.) In such cases, the Planning Board is 
therefore authorized to modify the dimensional standards set forth to the extent 
necessary and appropriate to accommodate existing limitations with a super-
majority vote (majority plus one), provided all of the following findings are made 
by the Planning Board in rendering it's decision that such modification: 
(a) Is necessary to reasonably accommodate existing site constraints or 

development limitations; and 
(b) Does not create an undue adverse effect on abutting properties or uses; and 
(c) Does not increase the number of stories of a building; and 
(d) Does not conflict with the intent of the standard being waived or modified; and 
(e) Allows for an improvement that will add to the overall vitality of the HBDOD 

and advances the purposes of this chapter of the Town Code. 
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H. Subdivision review by the Planning Board.  
All applications for development within the HBDOD that involve the subdivision of 
the property shall be required to make application to the Planning Board in accordance 
with the procedures set forth in Chapter 292, Subdivision of Land. Notwithstanding 
any provisions to the contrary, the Planning Board may waive the pre-application 
procedures under Chapter 292 if the applicant for the proposed subdivision has elected 
to proceed under the provisions of this article rather than development under the 
underlying zoning and/or the Project Development Council has recommended that the 
applicant proceed directly to preliminary or final application. The standards for streets, 
highways and common access shall be pursuant to § 292-36, except as otherwise 
provided by § 330-433. The Planning Board may review a subdivision application 
concurrently with the review of a site plan application, pursuant to § 330-435.G. 

I. Appeals, interpretations and variances.  
Appeals, interpretations, variances or other form of relief from the provisions of this 
article may be granted by the Board of Appeals pursuant to the statutory requirements 
of Article XVIII of this chapter and §§ 267, 267-a, 267-b and 267-c of the New York 
State Town Law. Notwithstanding any provisions to the contrary, applications to the 
Board of Appeals may be accepted and granted without the need for a denial by the 
Building Inspector as provided in the aforesaid statutes. All applications to the Board 
of Appeals for development within the HBDOD shall be referred to the Planning Board 
for an advisory opinion on the effect of a proposed appeals, interpretation or variance 
on the HBDOD and the objectives of this article, as well as on the statutory standards 
upon which the Board of Appeals may grant relief. The Planning Board shall have 30 
days after receipt of the referral from the Board of Appeals to provide written 
comments to the Board of Appeals. Upon the expiration of the thirty-day time period, 
the Board of Appeals may proceed with consideration of the application; however, the 
failure of the Planning Board to comment within said thirty-day time period shall not 
be construed as an endorsement of the application. When an application is referred to 
the Planning Board by the Board of Appeals, the Planning Board shall specifically 
address whether or not the proposed relief, if granted, will produce an undesirable 
change to the desired walkable and pedestrian-friendly neighborhood character to be 
created by this article. The Board of Appeals shall incorporate specific findings 
explaining the planning and design rationale for its decision. 

J. Fees.  
Fees associated with development under the HBDOD shall be charged according to a 
fee schedule adopted by resolution of the Town Board, as amended from time to time 
by resolution of the Town Board. Such fees shall be paid to the Town of Southampton 
for deposit in Town HBDOD special accounts, which shall be segregated from other 
Town funds and shall be used exclusively in connection with its identified purpose. 
The Planning Board may deem the provision of on-site or off-site civic spaces, private 
open spaces, and recreational indoor amenity spaces, to satisfy §330-428B if such open 
space is available for public recreational purposes.  Applicants also may be responsible 
for additional expenses pursuant to 330-183B(4).  The Town shall establish a SGEIS 
fee, pursuant to section 617.13 State Environmental Quality Review Act, to recover the 
cost associated with the preparation of the SGEIS, and Fair share mitigation fees. 
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§330-436 Residential Dwelling Units.  

A. Minimum floor area. The development shall meet the minimum floor area requirement 
provided in § 330-105 of the Town Code. 

B. Bedroom mix. The average number of bedrooms per unit per project shall not exceed 
two. 

C. Twenty percent (20%) of the total number of new housing units within the HBDOD area, 
approved under this article shall be designated as community benefit units (CBU), which 
shall satisfy the requirements of the Long Island Workforce Housing Act and Chapter 
216 of the Town Code.  The distribution of CBU’s shall be evenly distributed between 
moderate, and middle-income households, i.e., 50% of the units for moderate income, 
and 50% of the units for middle income, with the first unit being reserved for a middle-
income household. The distribution of affordable units may be amended, subject to 
Planning Board approval, after the housing needs of income eligible participants are 
formally determined, pursuant to Chapter 216.  The location, number, size and type of 
community benefit units shall be determined and distributed in accordance with the 
accompanying final generic environmental impact statement (FGEIS) and findings 
statement. 

§330-437 Compliance with State Environmental Quality Review Act (SEQRA). 

A. In accordance with the requirements of Chapter 157 (Environmental Quality Review) of 
the Town Code and the New York State Environmental Quality Review Act (SEQRA) 
and the regulations issued thereunder, the Town Board has accepted and approved a draft 
and final generic environmental impact statement (GEIS) on the Hampton Bays Corridor 
Study, as well as, a Supplemental Generic Environmental Impact Statement, and a 
findings statement which analyze the potential environmental impacts of adoption of this 
Hampton Bays Downtown Overlay District (HBDOD) Form Based Code. The findings 
statement summarizes the potential impacts and establishes conditions and thresholds for 
development under this article and the extent to which further SEQRA review may be 
required for site-specific impacts of projects to be built under the terms of this article.  
The findings statement includes conditions and thresholds for the entire HBDOD. All 
development within the HBDOD that is subject to SEQRA shall comply with the 
conditions and thresholds in the findings statement. The Town shall establish a SGEIS 
fee, pursuant to section 617.13 State Environmental Quality Review Act, to recover the 
cost associated with the preparation of the SGEIS, and Fair share mitigation fees.   

B. After the approval of the initial 147 units, any project qualifying as an Unlisted or Type 
I action pursuant to Chapter 157 shall be evaluated against existing conditions to ensure 
that there is no significant change to assumptions made in the Supplemental GEIS or area 
conditions that would warrant additional SEQRA review.   To assist in this, the Planning 
Board shall coordinate with any involved agency to determine if further assessments must 
be undertaken.   

 

§330-438 Implementation of community benefits policies.  

To ensure the fulfillment of the community benefit goals of the Town, all development within the 
HBDOD that is approved under this article shall comply with the requirements of any adopted 
community benefits policies in effect as of the date such policies have been adopted or modified 
by resolution of the Town Board. These policies include: a community benefit program as 
described in Section 2 of the SFGEIS associated with this article, a construction jobs policy, an 
operations jobs policy, and a local contracting policy (collectively, the community benefits 
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policies). No building permit may be issued under this article until the community benefits policies 
have been adopted and are in effect. Compliance with the terms of these policies shall be made a 
condition of any site plan approval within the HBDOD after adoption of such policies, and such 
compliance shall be monitored and enforced as set forth in the community benefits policies and as 
conditions of approval of a site plan under this article. Where such conditions have been imposed 
on site plan approvals, no building permit, certificate of occupancy, or business license or business 
license renewal shall be issued unless the applicant has demonstrated compliance with these 
policies. In furtherance of the objectives of this section, applicants who receive site plan approval 
under this Article XXXII shall pay fees, determined by the Town Board.  
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§330-439 Appendix. 

A. Staggered hours parking. 

Sample Adjustments for Staggered Hours Parking 

Use Type 
Weekdays Weekends 

8 a.m. - 6 
p.m. 

6 p.m. - 12 
a.m. 

12 a.m. - 8 
a.m. 

8 a.m. - 6 
p.m. 

6 p.m. - 12 
a.m. 

12 a.m. - 8 
a.m. 

Residential 50% 100% 100% 80% 100% 100% 
Office 100% 20% 5% 5% 5% 5% 
Retail/ Commercial 90% 80% 5% 100% 70% 5% 
Restaurant 70% 100% 10% 70% 100% 20% 
Civic Institution 100% 20% 5% 10% 10% 5% 
Religious Institution 10% 5% 5% 100% 50% 5% 
Bar/ Entertainment 40% 100% 10% 80% 100% 50% 
Movie Theater 40% 80% 10% 80% 100% 10% 
Hotel 70% 100% 100% 70% 100% 100% 
EXAMPLE: Two adjacent property owners (or a single property owner with multiple uses) wish 
to share a parking lot which takes advantage of staggered hours parking demands. One use is an 
office building which normally requires 30 parking spaces. The other use is residential apartments 
which also normally would require 30 spaces. Normally, these two uses would require a total of 
60 spaces. However, since the parking demand for these two uses isn't always experiencing peak 
demand at the same time of day, a reduction can be applied. 

During weekday business hours (8:00 a.m. to 6:00 p.m.) the office use needs 100% of its parking, 
so it would need all 30 of its parking spaces. During that same period, however, the residential use 
only needs 50% of its total parking, so it would only need 15 of its 30 spaces. The remainder of 
the time slots for each use are also filled out as follows: 

 

Use Type 
Weekdays Weekends 

8 a.m. - 6 
p.m. 

6 p.m. - 12 
a.m. 

12 a.m. - 8 
a.m. 

8 a.m. - 6 
p.m. 

6 p.m. - 12 
a.m. 

12 a.m. - 8 
a.m. 

Residential 15 (50%) 30 (100%) 30 (100%) 24 (80%) 30 (100%) 30 (100%) 
Office 30 (100%) 6 (20%) 2 (5%) 2 (5%) 2 (5%) 2 (5%) 
Total Spaces Needed: 45 36 32 26 32 32 
Adjusting for the fluctuations, this shared parking area would experience its highest combined 
peak demand during the 8:00 a.m. to 6:00 p.m. weekday time slot, when 45 parking spaces would 
be needed. The remaining time slots are each less than that, so this parking lot would only be 
required to provide 45 spaces instead of the original 60.  
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B. Use Table 

ZONING  
330 Attachment 14  

Town of Southampton  
§ 330-423. D. Hampton Bay Business Overlay District  

Table of Use Regulations  
P = Permitted use  SE = Special exception use  X = Prohibited use  
ALL UNLISTED USES ARE PROHIBITED IN ALL DISTRICTS 

Use Type(See Definitions) 
Central 

Downtown 
District (CDD)2 

Transition 
District (TD)3 

 Edge 
District (ED) 

 

Assembly or 
auditorium, indoor P X X 

Automotive, fuel sales X X X 

Automotive, service 
or wash 

X X X 

Automotive, sales X X X 

Bank P P P 
Bank, drive-thru X X X 
Bar, tavern or night 
club SE SE X 

Commercial 
amusement, indoor 

SE SE SE 

Dry cleaning 
(Neighborhood 
Service Facility) 

SE SE X 

Home occupation 
other than home 
professional offices.  

P P P 

Hotel P P X 

Laundry, Dry 
Cleaning, and 
Garment Services 
(Drop off center only) 

P P SE 

Medical services, 
outpatient 

P P P 

Offices P P P 
Personal/Professional 
Services 

P P P 

Repair and 
maintenance, light 

P P P 

Restaurant P P P 
Restaurant, drive-thru X XX X 
Restaurant, outdoor 
seating 

P P P 
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ZONING  
330 Attachment 14  

Town of Southampton  
§ 330-423. D. Hampton Bay Business Overlay District  

Table of Use Regulations  
P = Permitted use  SE = Special exception use  X = Prohibited use  
ALL UNLISTED USES ARE PROHIBITED IN ALL DISTRICTS 

Use Type(See Definitions) 
Central 

Downtown 
District (CDD)2 

Transition 
District (TD)3 

 Edge 
District (ED) 

Retail P P P 
Retail, drive-thru X X X 

Retail, outdoor 
display 

SE SE X 

Residential 

Nursing home X X X 

    
Residence, 
multifamily 

X P1 SE 

Residence, mixed-use 
multifamily 

P P P 

Bed and Breakfast P P P 
Senior housing P P P 

Civic/Public 

Cultural center P P P 
Educational Use P P P 

Municipal office or 
public safety facility 

P XP P 

Public open space or 
park 

P P P 

Religious facility P P P 
Wireless 
communication 
facilities 

SE SE SE 

Utility, general public 
service 

SE SE SE 

1. Not Permitted on Montauk Highway or Springville Road 
2. Ground Floor Uses along Good Ground Park Access Road shall only be Park-

Enhanced Uses, as defined in §330-434. 
3. 50% of Ground Floor Uses along Good Ground Park Access Road shall be Park-

Enhanced Uses, as defined in §330-434. 
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C. Regulating Plan 

 



Hampton Bays Downtown Overlay District 
Zoning Map and Code Amendments 

Supplemental Final Generic Environmental Impact Statement 
 

           
 

APPENDIX D 
BUILD OUT INFORMATION 



Hampton Bays Downtown Overlay District
Zoning Map and Code Amendments

Supplemental Final Generic Environmental Impact Statement
Appenidx D - Lots within the Proposed HBDOD 

Parcel ID Tax Map Number ADDRESS Square Feet Acres

1 900 - 223 - 1 - 7.2 154 W Montauk Hwy 16,240           0.373       

2 900 - 223 - 1 - 24 158 W Montauk Hwy 11,039           0.253       

3 900 - 223 - 1 - 12.3 140 W Montauk Hwy 38,407           0.882       

4 900 - 223 - 1 - 13 132 W Montauk Hwy 44,328           1.018       

5 900 - 223 - 1 - 14 126 W Montauk Hwy 10,910           0.250       

6 900 - 223 - 1 - 15 120 W Montauk Hwy 29,893           0.686       

7 900 - 223 - 1 - 18.3 116 W Montauk Hwy 19,807           0.455       

8 900 - 223 - 1 - 18.1 108 W Montauk Hwy 15,912           0.365       

9 900 - 223 - 1 - 17.1 114 W Montauk Hwy 100,868         2.316       

10 900 - 223 - 1 - 19 98 W Montauk Hwy 10,295           0.236       

11 900 - 223 - 1 - 20.1 100 W Montauk Hwy 19,024           0.437       

12 900 - 223 - 1 - 21.3 94 W Montauk Hwy 8,684             0.199       

13 900 - 223 - 1 - 21.4 90 W Montauk Hwy 5,112             0.117       

14 900 - 223 - 1 - 21.2 92 W Montauk Hwy 29,942           0.687       

15 900 - 223 - 2 - 1 88 W Montauk Hwy 10,120           0.232       

16 900 - 223 - 2 - 3 Landlocked 24,473           0.562       

17 900 - 223 - 2 - 4.1 84 W Montauk Hwy 84,257           1.934       

18 900 - 223 - 2 - 5.1 76 W Montauk Hwy 14,893           0.342       

19 900 - 223 - 2 - 6 74 W Montauk Hwy 17,910           0.411       

20 900 - 223 - 2 - 9.1 68 W Montauk Hwy 63,841           1.466       

21 900 - 223 - 2 - 12 60 W Montauk Hwy 48,436           1.112       

22 900 - 223 - 2 - 13 56 W Montauk Hwy 4,626             0.106       

23 900 - 223 - 2 - 10 Landlocked 6,409             0.147       

24 900 - 223 - 2 - 11 Landlocked 6,715             0.154       

25 900 - 223 - 2 - 14 52 W Montauk Hwy 10,160           0.233       

26 900 - 223 - 2 - 15 48 W Montauk Hwy 50,301           1.155       

27 900 - 223 - 2 - 16 40 W Montauk Hwy 52,651           1.209       

28 900 - 223 - 2 - 18.1 24 W Montauk Hwy 86,804           1.993       

29 900 - 223 - 2 - 17.2 26 W Montauk Hwy 3,011             0.069       

30 900 - 223 - 2 - 21 20 W Montauk Hwy 15,797           0.363       

31 900 - 223 - 2 - 20 22A W Montauk Hwy 15,752           0.362       

32 900 - 223 - 2 - 19 22B W Montauk Hwy 17,263           0.396       

33 900 - 223 - 2 - 23.1 12 W Montauk Hwy 18,325           0.421       

34 900 - 223 - 2 - 24 10 W Montauk Hwy 2,915             0.067       

35 900 - 223 - 2 - 25 6 W Montauk Hwy 11,413           0.262       

36 900 - 223 - 2 - 26 2 W Montauk Hwy 2,833             0.065       

37 900 - 223 - 2 - 27.1 5 Squiretown Rd 34,135           0.784       

38 900 - 223 - 2 - 27.2 Recharge Area 23,449           0.538       

39 900 - 263 - 1 - 7.1 1 E Montauk Hwy 12,486           0.287       

40 900 - 263 - 1 - 8.1 9 E Montauk Hwy 11,523           0.265       

41 900 - 263 - 1 - 9.1 17 E Montauk Hwy 12,925           0.297       



Hampton Bays Downtown Overlay District
Zoning Map and Code Amendments

Supplemental Final Generic Environmental Impact Statement
Appenidx D - Lots within the Proposed HBDOD 

Parcel ID Tax Map Number ADDRESS Square Feet Acres

42 900 - 263 - 1 - 6.1 4 Squiretown Rd 20,848           0.479       

43 900 - 263 - 1 - 6.2 6 Squiretown Rd 20,880           0.479       

44 900 - 263 - 3 - 20.2 50 E Montauk Hwy 24,962           0.573       

45 900 - 263 - 3 - 5 14 E Montauk Hwy 3,591             0.082       

46 900 - 263 - 3 - 4.1 10 E Montauk Hwy 7,071             0.162       

47 900 - 263 - 3 - 1 2 E Montauk Hwy 5,246             0.120       

48 900 - 263 - 3 - 2 5 Ponquogue Ave 1,361             0.031       

49 900 - 263 - 3 - 8.3 9 Ponquogue Ave 5,154             0.118       

50 900 - 263 - 3 - 8.1 15 Ponquogue Ave 3,070             0.070       

51 900 - 224 - 1 - 31.1 1 W Montauk Hwy 1,912             0.044       

52 900 - 224 - 1 - 33.2 2 Ponquogue Ave 1,257             0.029       

53 900 - 224 - 1 - 33.1 4 Ponquogue Ave 3,983             0.091       

54 900 - 224 - 1 - 30 3 W Montauk Hwy 2,112             0.048       

55 900 - 224 - 1 - 29 5 W Montauk Hwy 2,490             0.057       

56 900 - 224 - 1 - 28 11 W Montauk Hwy 4,967             0.114       

57 900 - 224 - 1 - 27 13 W Montauk Hwy 2,597             0.060       

58 900 - 224 - 1 - 26 15 W Montauk Hwy 5,376             0.123       

59 900 - 224 - 1 - 25 17 W Montauk Hwy 3,595             0.083       

60 900 - 224 - 1 - 34 10 Ponquogue Ave 27,870           0.640       

61 900 - 224 - 1 - 35 16 Ponquogue Ave 31,598           0.725       

62 900 - 224 - 1 - 22 25 W Montauk Hwy 9,712             0.223       

63 900 - 224 - 1 - 21.1 39 W Montauk Hwy 67,135           1.541       

64 900 - 224 - 1 - 20.1 47 W Montauk Hwy 46,677           1.072       

65 900 - 224 - 1 - 20.3 53 W Montauk Hwy 37,193           0.854       

66 900 - 224 - 1 - 19.1 69 W Montauk Hwy 91,445           2.099       

67 900 - 224 - 1 - 17.1 67 W Montauk Hwy 5,884             0.135       

68 900 - 224 - 1 - 14 73 W Montauk Hwy 42,985           0.987       

69 900 - 224 - 1 - 13 77 W Montauk Hwy 29,161           0.669       

70 900 - 224 - 1 - 12.1 91 W Montauk Hwy 43,437           0.997       

71 900 - 224 - 1 - 12.2 30 Good Ground Rd 22,388           0.514       

72 900 - 224 - 1 - 12.3 32 Good Ground Rd 25,320           0.581       

73 900 - 224 - 1 - 11 97 W Montauk Hwy 4,903             0.113       

74 900 - 224 - 1 - 10 34 Good Ground Rd 31,537           0.724       

75 900 - 224 - 1 - 38 105 W Montauk Hwy 91,586           2.103       

76 900 - 224.1 - 1 - 3 105 W Montauk Hwy Unit A-3 527                0.012       

77 900 - 224.1 - 1 - 2 105 W Montauk Hwy Unit A-2 317                0.007       

78 900 - 224.1 - 1 - 1 105 W Montauk Hwy Unit A-1 463                0.011       

79 900 - 224.1 - 1 - 4 105 W Montauk Hwy Unit A-4 887                0.020       

80 900 - 224.1 - 1 - 5 105 W Montauk Hwy Unit A-5 714                0.016       

81 900 - 224.1 - 1 - 6 105 W Montauk Hwy Unit A-6 764                0.018       

82 900 - 224.1 - 1 - 7 105 W Montauk Hwy Unit B-1 2,605             0.060       
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Appenidx D - Lots within the Proposed HBDOD 

Parcel ID Tax Map Number ADDRESS Square Feet Acres

83 900 - 224.1 - 1 - 8 105 W Montauk Hwy Unit C-1 507                0.012       

84 900 - 224.1 - 1 - 9 105 W Montauk Hwy Unit C-3 567                0.013       

85 900 - 224.1 - 1 - 10 105 W Montauk Hwy Unit C-5 532                0.012       

86 900 - 224.1 - 1 - 13.1 105 W Montauk Hwy Unit C-7 1,522             0.035       

87 900 - 224.1 - 1 - 21.1 105 W Montauk Hwy Unit D-1 1,305             0.030       

88 900 - 224.1 - 1 - 24 105 W Montauk Hwy Unit E-1 1,234             0.028       

89 900 - 224 - 1 - 1 125 W Montauk Hwy 119,082         2.734       

90 900 - 224 - 1 - 6 41 Springville Rd 33,496           0.769       

91 900 - 224 - 1 - 37 Landlocked 5,019             0.115       

92 900 - 224 - 1 - 7 46 Good Ground Rd 31,243           0.717       

83a 900 - 224.1 - 1 - 14  p/o The Hamlet Green 507                0.012       

84a 900 - 224.1 - 1 - 15  p/o The Hamlet Green 567                0.013       

85a 900 - 224.1 - 1 - 16  p/o The Hamlet Green 532                0.012       

86a 900 - 224.1 - 1 - 17  p/o The Hamlet Green 516                0.012       

86b 900 - 224.1 - 1 - 18  p/o The Hamlet Green 384                0.009       

86c 900 - 224.1 - 1 - 19  p/o The Hamlet Green 622                0.014       

87a 900 - 224.1 - 1 - 23  p/o The Hamlet Green 775                0.018       

87b 900 - 224.1 - 1 - 22  p/o The Hamlet Green 529                0.012       
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APPENDIX E 
AFFORDABLE HOUSING INFORMATION 



HUD Income Guidelines 
Nassau – Suffolk Region 

2019 - 2020 
 

 
  

 

 

 

 

 

 

 

 

 

 

HUD Median Income: $124,000   
Effective May 9, 2019 

Income limit rounded up or down to the nearest $50. 

Median 
Income Household Size  

 
 

30% 
 

50% 
 

60% 
 

65% 
 

80% 
 

100% 
 

120% 
 

130% 

1 2 3 4 5 6 7 8 
 
$  26,050 
 
$  43,400 
 
$  52,100 
 
$  56,400 
 
$  69,450 
 
$  86,800 
 
$ 104,150 
 
$112,850 

 
$  29,800 
 
$  49,600 
 
$  59,500 
 
$ 64,500  
 
$  79,350 
 
$  99,200 
 
$119,050 
 
$128,950 

 
$  33,500 
 
$  55,800 
 
$  66,950 
 
$  72,550  
 
$  89,300 
 
$111,600 
 
$133,900 
 
$145,100 

 
$  37,200 
 
$  62,000 
 
$  74,400 
 
$  80,600 
 
$  99,200 
 
$124,000 
 
$148,800 
 
$161,200 

 
$  40,200 
 
$  67,000 
 
$  80,350 
 
$  87,050   
 
$ 107,150 
 
$ 133,900 
 
$160,700 
 
$174,100 

 
$  43,200 
 
$  71,950 
 
$  86,300 
 
$  93,500 
 
$115,050 
 
$143,850 
 
$172,600 
 
$187,000 

 
$  46,150 
 
$  76,900 
 
$  92,250 
 
$  99,950 
 
$123,000 
 
$153,750 
 
$184,500 
 
$199,900 

 
$  49,150 
 
$  81,850 
 
$  98,200 
 
$ 106,400 
 
$ 130,950 
 
$ 163,700 
 
$ 196,400 
 
$212,800 



KYLE P. COLLINS, AICP 
 TOWN PLANNING AND 

DEVELOPMENT ADMINISTRATOR 
 

DIANA WEIR 
HOUSING AND COMMUNITY 

DEVELOPMENT DIRECTOR 
 

Department of Land Management 
116 HAMPTON ROAD 
SOUTHAMPTON, NY 11968 
 
Phone: (631) 702-1731 
Email: DWEIR@SOUTHAMPTONTOWNNY.GOV 

 
 

Effective May 2019 
Maximum Sale Price and Rents  

for units reserved for income-eligible households  
pursuant to Chapter 216 of the Town Code. 

 
The following maximum sale price and rents for units reserved for income-eligible households are 
established based on the formulas last adopted by Town Board resolution 2017-807, and provided 
pursuant to §216-2 and §216-5 of the Town Code: 

 

Maximum Sale Price1 for a unit2  
reserved for an income-eligible household 

 

Household Income Maximum Sale Price 
Low-Moderate (< 80% of Median Income) $248,000 
Middle (>80% to 130% of Median Income) $372,000 
1. Maximum sales price shall be based upon a family of four, regardless if the applicant household size is less 

than or more than a family of four.   
2. Maximum sales price shall be for both single family dwelling units (detached) and multi-family dwelling 

units (attached) and is inclusive of the land upon which the unit exists, and any condominium charges or 
homeowners fees. 

 
 

Maximum Rent1 By Unit Bedroom Size2 

 
Household 

Income Studio 1 
Bedroom 

2 
Bedroom 

3 
Bedroom 

4 
Bedroom 

Low -Moderate $1,085 $1,240 $1,395 $1,675 $1,928 
Middle $1,410 $1,613 $1,814  $2,176  $2,499  
1. Including utilities allowance, except telephones, cable or satellite television service, and internet service. 
2. Maximum Occupancy is 2 persons per bedroom.    

 
 

Re-sale of Community Benefit Units (CBU): 
For CBU re-sales, the original purchase price, plus any improvements approved by the 
Housing Director, and the month and year of purchase shall be entered into the U.S. Bureau 
of Labor Statistics CPI calculator to determine the current sale price.  The calculator is 
available at: www.bls.gov/data/inflation_calculator.htm 

 

TOWN OF SOUTHAMPTON 
 
 
 
 

J A Y  S C H N E I D E R M A N  
T O W N  S U P E R V I S O R  



Overview of Housing Costs Throughout 

the Town of Southampton
Based on Qualified Sales Price of Improved Properties in 2019

Hamlet Median Sale Price Highest Sale Price Lowest Sale Price # of Sales

Bridgehampton $2,893,750.00 $26,000,000.00 $738,800.00  34

East Quogue $689,500.00 $1,595,000.00 $290,000.00  30

Eastport $394,000.00 $394,000.00 $394,000.00  1

Flanders $324,999.50 $546,875.00 $231,000.00  10

Hampton Bays $542,500.00 $1,475,000.00 $0.00  60

North Sea $864,500.00 $4,500,000.00 $525,000.00  32

Noyac $972,500.00 $8,500,000.00 $550,000.00  24

Quiogue $1,850,000.00 $5,000,000.00 $740,000.00  3

Remsenburg/ Speonk $660,000.00 $2,009,000.00 $245,000.00  13

Riverside $377,495.00 $1,300,000.00 $135,000.00  4

Sag Harbor $859,250.00 $1,175,000.00 $775,000.00  4

Sagaponack $2,825,000.00 $3,800,000.00 $1,200,000.00  4

Shinnecock Hills $850,000.00 $4,446,500.00 $350,000.00  15

Tuckahoe $630,000.00 $1,358,437.00 $555,000.00  5

Village of North Haven $2,350,000.00 $15,000,000.00 $1,375,000.00  8

Village of Quogue $1,378,750.00 $4,600,000.00 $750,000.00  14

Village of Sag Harbor $2,100,000.00 $6,500,000.00 $645,000.00  15

Village of Sagaponack $6,000,000.00 $11,250,000.00 $1,825,000.00  8

Village of Southampton $3,225,000.00 $27,000,000.00 $495,000.00  22

Village of Westhampton Beach $837,500.00 $3,050,000.00 $0.00  24

Village of Westhampton Dunes $3,035,000.00 $3,350,000.00 $1,825,000.00  4

Water Mill $2,580,000.00 $7,250,000.00 $825,000.00  15

Westhampton $807,500.00 $1,900,000.00 $300,000.00  14

8/20/2019G:\DeptProjects\Housing\MedianSales\Sales.rpt
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Appendix F:  Updated Fiscal Impact Analysis 
 
Correspondence dated October 17, 2019 was received from the Southampton Town Tax Assessor 
pertaining to the assessed valuation and resultant tax revenues that would be anticipated to result 
from the full-build out of the Proposed Action (see attached).  In addition, correspondence dated 
October 15, 2019 was received from the Hampton Bays UFSD Superintendent of Schools, 
pertaining to the per-pupil education costs (see attached).  The following sections from the SDEIS 
were revised according to these findings, and revised fiscal and school district impacts are outlined 
herein.   
 
Municipal Impacts 
It is noted that the following table summarizes the assessed valuation specific to each component 
of the Proposed Action, as provided by the Southampton Town Tax Assessor.  Note that this table 
replaces and summarizes the information previously shown in Table 3-20, Table 3-21, Table 3-
22, Table 3-23, Table 3-24 and Table 3-25 of the SDGEIS.   
 
 

Table 1 
ASSESSED VALUATION AND ANTICIPATED TAX REVENUE: PROPOSED ACTION 

 
Proposed Use Assessed Valuation Anticipated Tax Revenue 

Professional Office $23,735,900 $393,681.26 
Medical Office $1,421,600 $23,578.52 
Retail $21,161,100 $350,975.89 
Hotel $4,635,400 $76,882.28 
Restaurant $8,220,200 $136,339.42 
Warehouse/Storage $73,000 $1,210.77 
Assisted Living Facility $7,992,000 $132,554.51 
Multi-Family Residential Units $40,261,600 $667,774.88 
    Studio/1-BR Rental Units $7,083,500 $117,486.22 

    2-BR Rental Units $8,500,200 $140,983.47 

    Studio/1-BR Townhomes $11,389,700 $188,908 

    2-BR Townhomes $13,288,200 $220,397 

Total: ALL USES $107,500,800 $1,782,998 
Source: Town of Southampton Tax Assessor 

 
 
Table 1 shows taxes and revenue distribution that are projected to be levied from full build-out of 
the Proposed Action, and replaces the information previously shown in Table 3-26 of the SDGEIS.  
The information provided in the table was derived from the current tax rates provided by the Town 
of Southampton’s Tax Receiver and the assessed valuation provided by the Town of 
Southampton’s Assessor.  It is important to note that all analyses are based on current tax dollars, 
and the revenue allotted among taxing jurisdictions will vary from year to year, depending on the 
annual tax rates, assessed valuation and equalization rates.  Further, the final assessment and levy 
will be determined by the sole assessor at the time of occupancy.  Projections included herein are 
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as accurate as possible using fiscal impact methodologies, for the purpose of the planning and land 
use approval process. 
 

Table 2 
PROJECTED TAXES 

 

Taxing Jurisdiction 
Current Tax Rate 

(per $1,000 Assessed 
Valuation) 

Percent of 
Total Tax 

Distribution 

Projected Tax 
Revenue 

School Tax 13.599 82.0% $1,461,806 
Hampton Bays UFSD 13.007 78.4% $1,398,170 
Hampton Bays Library 0.592 3.6% $63,636 
Suffolk County 0.177 1.1% $19,026 
Town Tax 1.383 8.3% $148,664 
Southampton Town - General 0.392 2.4% $42,138 
Highway 0.353 2.1% $37,945 
Police 0.541 3.3% $58,154 
Emergency Dispatch - E911 0.052 0.3% $5,590 
Part-Town Outside of Villages 0.037 0.2% $3,977 
Out of County Tuition 0.008 0.0% $860 
Other Tax 1.428 8.6% $153,501 
New York State Real Property Tax 0.069 0.4% $7,417 
New York State MTA Tax 0.006 0.0% $645 
Hampton Bays Fire District 0.699 4.2% $75,138 
Hampton Bays Lighting District 0.046 0.3% $4,945 
Hampton Bays Water District 0.251 1.5% $26,981 
Hampton Bays Ambulance District 0.323 1.9% $34,720 
Hampton Bays Park District 0.014 0.1% $1,505 
Hampton Bays Parking District 0.020 0.1% $2,150 
TOTAL: ALL TAXING 
JURISDICTIONS 16.587 100.0% $1,782,998 

Source: Town of Southampton; Analysis by Nelson, Pope & Voorhis, LLC. 
 

The Proposed Action will significantly increase taxes generated by such parcels, resulting in a 
substantial increase in revenues distributed to each taxing jurisdiction.  At full build-out, and 
without consideration of any type of tax deferral programs, the Proposed Action is projected to 
generate nearly $1.8 million in annual taxes.  Of this, nearly $1.4 million, or 78.4% of the total 
taxes projected to be generated by the development, would be distributed to Hampton Bays UFSD, 
and an additional $63,636 would be distributed to the Library District.  Suffolk County would 
generate 1.1% of the taxes, totaling approximately $19,000, and over $148,000, or 8.3% of the 
taxes, would be allocated to the Town of Southampton.  An additional $153,501 would be 
distributed among other local taxing jurisdictions including the Hampton Bays Fire District, 
Lighting District, Water District, Ambulance District, Park District and Parking District. 

 
The tax revenue projections presented in this analysis provide an estimate based upon current tax 
rates and assessed valuations for the various uses proposed within the development; however, it is 
noted that some uses may be tax-exempt and since the exact uses are not yet known, this analysis 
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assumes that all such uses will generate property taxes.  Furthermore, it is important to note that 
other tax related considerations such as a payment in lieu of tax (PILOT) agreement and/or other 
tax-based incentives could apply to one or more uses within the development. PILOTs or other tax 
incentives would be evaluated on a site-specific basis as projects move forward with site specific 
site plan review and subsequent environmental review under SEQRA to determine any related 
socioeconomic impacts. It should be noted that projects moving forward under the existing zoning 
would also be subject to the same requirements.  
 
School Impacts 
As seen in Section 3.2.2 of the SDGEIS, the Proposed Action is anticipated to generate 30 school-
aged children, of which 27 children would likely attend public schools within the Hampton Bays 
UFSD.  The estimated 27 public school-aged children projected from the development of the 
Proposed Action will result in additional costs to the Hampton Bays UFSD; however, these costs 
will be offset by the school tax revenue, with a substantial surplus that will benefit the school 
district as noted in review of Table 3, below.   
 
It is noted that the following table summarizes the fiscal impact on the school district, with a 
revised per-pupil expenditure as provided by the Hampton Bays UFSD Superintendent of Schools.  
Note that this table replaces the information previously shown in Table 3-17 of the SDGEIS.   
 
 

TABLE 3 
FISCAL IMPACT ON HAMPTON BAYS UFSD 

 
Number of Additional Students in Public Schools and Estimated to Attend 
Hampton Bays UFSD: Proposed Action 27 

Expenditure per Pupil: Existing Conditions $25,465  
Additional Expenditures: Proposed Action $687,555  
Projected Tax Revenue Allocated to Hampton Bays UFSD: Proposed Action $1,398,170  
Net Additional Revenue: Hampton Bays UFSD $710,615  
Source: Hampton Bays UFSD; New York State Education Department; Analysis by Nelson, Pope & 
Voorhis, LLC. 

 
 
When applying per-pupil expenditures of $25,465, is estimated that the 27 students will result in 
additional costs to the Hampton Bays UFSD amounting to approximately $687,555 per academic 
year.  As seen in Table 3, the Proposed Action is anticipated to levy tax revenues for the Hampton 
Bays UFSD, estimated to total nearly $1.4 million per year upon full build-out.  These property 
tax revenues would cover all associated expenses incurred by the 27 public-school students, 
resulting in a net surplus revenue to the Hampton Bays UFSD of over $710,000 per year.  This net 
revenue could ease the district’s need to tap into additional fund balances and could also help 
alleviate an increased burden on other taxpayers throughout the district.  These revenues are most 
crucial to the fiscal well-being of the Hampton Bays UFSD.  
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Attachments 
 

Southampton Town Tax Assessor and Hampton Bays School District 
Correspondence 

 



KYLE P. COLLINS 
TOWN PLANNING AND 

DEVELOPMENT ADMINISTRATOR 
 

DAVID A. WILCOX, JR. 
DIRECTOR OF TOWN PLANNING 

 
 

Department of Land Management 
Long Range Planning Division 
116 HAMPTON ROAD 
SOUTHAMPTON, NY 11968 
 
Phone: (631) 287-5707 
Fax: (631) 287-0262 

 
 
       August 14, 2019 
 
Hampton Bays Union Free School District 
86 East Argonne Road 
Hampton Bays, NY  11946 
Attn:  Lars Clemensen, Superintendent of Schools 
 
Re: Adoption of New Zoning Creating the Hampton Bays Downtown Overlay District  
 Supplemental Draft Environmental Impact Statement 

NPV #18056 
 
Dear Mr. Clemensen: 
 
I am writing to follow up on previous correspondence that we’ve had regarding the Town of 
Southampton Town Board’s consideration of adopting Zoning Code amendments that would 
create the Hampton Bays Downtown Overlay District (“HBDOD”). Per our previous 
correspondence, the provisions in the zoning amendments would be optional for landowners, who 
could continue to develop and redevelop under the existing Village Business (VB) zoning or 
utilize the proposed HBDOD.  It is expected that redevelopment would take place over the course 
of many years, including new multifamily residential development as property owners choose to 
develop or redevelop. 
 
After the Supplemental Draft Environmental Impact Statement was submitted, we received public 
comment with respect to the impact on the school district, and we are writing to request 
additional information from the school district that will be used to address such comments.  The 
information requested is as follows: 
 

1) Confirmation of 2018-19 student enrollment and projected student enrollment for the 
upcoming 2019-20 academic year. 

2) The 2013 Hampton Bays Corridor Strategic Study noted a “rated capacity” for the school 
district of 2,055 students.  Does the school district have an updated “rated capacity’ that 
we can acknowledge? 

3) A copy of the most recent district demographic report. 
4) A copy of the district’s Capital Improvement Plan. 

 
If you should have any questions or require additional information, please do not hesitate to 
contact me at (631) 702-1801.  
   
      Sincerely, 
 
     
 
      Kyle Collins, AICP 
      Town Planning/Development Administrator 
 
cc: Sundy Schermeyer, Town Clerk 

TOWN OF SOUTHAMPTON 
 
 
 
 

  JAY SCHNEIDERMAN  
 TOWN SUPERVISOR  
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DEMOGRAPHIC DATA FOR HAMPTON BAYS  
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Hampton Bays: 
 

B25008: TOTAL 
POPULATION IN OCCUPIED 
HOUSING UNITS BY 
TENURE - Universe: Total 
population in occupied 
housing units 

Hampton Bays CDP, 
New York 
Estimate Margin 

of Error 

Total: 12,766 +/-1,008 
  Owner occupied 8,960 +/-906 
  Renter occupied 3,806 +/-874 

 

Hampton Bays CDP, New York 
B25007: TENURE BY AGE OF 
HOUSEHOLDER - Universe: 
Occupied housing units 

Estimate Margin 
of Error 

Total: 4,935 +/-307 
Owner occupied: 3,544 +/-278 
Householder 15 to 24 years 18 +/-20 
Householder 25 to 34 years 181 +/-87 
Householder 35 to 44 years 592 +/-145 
Householder 45 to 54 years 930 +/-185 
Householder 55 to 59 years 338 +/-81 
Householder 60 to 64 years 324 +/-109 
Householder 65 to 74 years 601 +/-107 
Householder 75 to 84 years 392 +/-90 
Householder 85 years and over 168 +/-78 
Renter occupied: 1,391 +/-231 
Householder 15 to 24 years 77 +/-66 
Householder 25 to 34 years 351 +/-126 
Householder 35 to 44 years 277 +/-145 
Householder 45 to 54 years 175 +/-107 
Householder 55 to 59 years 178 +/-95 
Householder 60 to 64 years 59 +/-51 
Householder 65 to 74 years 82 +/-50 
Householder 75 to 84 years 106 +/-59 
Householder 85 years and over 86 +/-50 
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Subject 

Hampton Bays CDP, New York 
Estimate Margin 

of Error 
Percent Percent 

Margin 
of Error 

SEX AND AGE         
    Total population 12,866 +/-1,032 12,866 (X) 
      Male 6,717 +/-632 52.2% +/-2.2 
      Female 6,149 +/-544 47.8% +/-2.2 
          
      Under 5 years 525 +/-213 4.1% +/-1.5 
      5 to 9 years 771 +/-215 6.0% +/-1.6 
      10 to 14 years 736 +/-181 5.7% +/-1.3 
      15 to 19 years 620 +/-202 4.8% +/-1.5 
      20 to 24 years 654 +/-198 5.1% +/-1.4 
      25 to 34 years 1,837 +/-426 14.3% +/-2.9 
      35 to 44 years 1,875 +/-430 14.6% +/-2.9 
      45 to 54 years 2,025 +/-243 15.7% +/-1.9 
      55 to 59 years 950 +/-233 7.4% +/-1.7 
      60 to 64 years 628 +/-177 4.9% +/-1.4 
      65 to 74 years 1,132 +/-192 8.8% +/-1.4 
      75 to 84 years 776 +/-145 6.0% +/-1.2 
      85 years and over 337 +/-103 2.6% +/-0.8 
          
      Median age (years) 42.3 +/-3.9 (X) (X) 
          
      18 years and over 10,372 +/-818 80.6% +/-2.4 
      21 years and over 10,172 +/-813 79.1% +/-2.6 
      62 years and over 2,579 +/-310 20.0% +/-2.6 
      65 years and over 2,245 +/-257 17.4% +/-2.2 
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Character of Supply 
 

 

 

 1391, 18%

3544, 
46%

2741, 
36%

Hampton Bays: Housing Tenure
(# of units)

  Renter Occupied
(2011 - 2015)

  Owner Occupied
(2011 - 2015)

Seasonal, Recreational
and Occasional use
(2011-2015)

231

418
742

Hampton Bays: Rental Units

MF 2-4 units per
structure

MF (5-50+) units per
structure

single family

Figure 2: Source 2011-2015 US Census Bureau, American Factfinder 

6723, 83%

Hampton Bays: Types of Housing

Single Family

2 - 4 Units Multifamily

5  + Units Multifamily

Mobile Homes

Figure 1: Source 2011-2015 US Census Bureau, American Factfinder 

Figure 3: Source 2011-2015 US Census Bureau, American Factfinder 
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MEDIAN GROSS RENT BY BEDROOMS - Universe: Renter-occupied housing units paying cash rent 
- B25031: 2011-2015 

Geographies   Total 
(MGR): 

    No 
bedroom 

    1 
bedroom 

    2 
bedrooms 

    3 
bedrooms 

    4 
bedrooms 

    5 or 
more 
bedrooms 

Hampton Bays  $1,676 $1,469 $1,331 $1,703 $2,100 $2,185 - 

         
   

    

      

     

    

    
   

     

   

    
   

     
   

Median household sales value  
Geographies 2000 2010 2015 2019 

Hampton Bays $178,000 $497,600 $436,700 $550,000 
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	§330-421 Introduction.
	A. The Pattern Book for Hampton Bays Downtown Overlay District.
	(1) In 2016, the Town of Southampton sought to develop a consensus vision for the look, feel and function of the future development of the Hampton Bays Central Business District, the preparation of the Pattern Book for Hampton Bays Downtown Overlay Di...
	(2) Town officials, with the assistance of planning consultants, worked to imagine how this neighborhood could evolve over time with redevelopment into a more-attractive mixed-use commercial center of activity. The goal was to create a rich atmosphere...
	(3) Through a community outreach campaign consisting of multiple public workshops with local residents, business owners and landowners, online surveys and interviews with various community groups, the goals and vision for Downtown Hampton Bays was cre...

	B. How and why this code was created.
	(1) It was understood that in order to realize the ideas and visions outlined in the Pattern Book for Hampton Bays Downtown Overlay District, the existing zoning for this area of town would need to be reconstructed and consensus built among local resi...
	(2) Two additional public workshops were held to discuss the specific ideas and approaches to this form-based zoning. The input received from the public, Town officials, landowners and business owners was used to shape this new zoning code.
	(3) It is our hope that this work will, over time, help the Hampton Bays Downtown Overlay to evolve into a vibrant, attractive, mixed-use shopping destination for all to enjoy.

	C. How to use this code
	(1) Locate the subject site on the Regulating Plan to determine the applicable overlay district in §330-422.  The Hampton Bays Downtown Overlay districts can also be found on the Town’s Zoning Map.
	(a) Review the future street layout, and determine if and what type of future street is proposed for your property, or adjacent to it.  Lots where connectivity is deemed essential will likely need to include a street, right-of-way, or access easement ...

	(2) Review to the Form Standards in §330-424 for the applicable overlay district.
	(a) Review the Setback and Façade Zone Diagram and the Frontage Buildout Diagram to determine how your building should meet the street. Review the Building Height Diagram and guidelines to determine permitted height of a building.
	(b) Review permitted Building types and Frontage types permitted in the applicable overlay district.

	(3) Review Parking Standards in §330-427.
	(a) Parking for all new development can be located on any new streets or behind the building in order to maintain a sidewalk and public realm that is pleasant and walkable.
	(b) If there is a new street adjacent or on your property that will be utilized for parking, refer to §330-433.
	(c) If you will be utilizing off-street parking for your project, refer to §330-427. G.

	(4) Review the Architectural Standards contain in §330-425.
	(5) Review the Landscaping Standards contain in §330-429
	(6) Review the Sustainable development standards, Outdoor Lighting Standards, and Sign Standards as maybe applicable to the proposed action.


	§330-422   Regulating Plan.
	A. Regulating Plan interpretation.
	(1) Required Elements:
	(a) The location and boundaries of each district.
	(b) The location or orientation of required storefronts, where they provide direct facade frontage along a public or private street0F , and

	(2) Suggested Elements:
	(a) The location and extent of public/open space.
	(b) The location of future new roads, and service alleys.


	B.  Districts Overview.
	(1) Central Downtown District (CDD) The Central Downtown District is intended to be the core pedestrian shopping and mixed-use area of the Hampton Bay central business district.  A network of side streets with wide sidewalks, street trees and commerci...
	(2) Transition District (TD) The Transition District is intended to create a transitional zone to outlying areas of the Hampton Bays central business district and neighboring residential areas.  Multi-story buildings with primarily commercial office u...
	(3) Edge District (ED) The Edge District is intended to create a transitional zone between the central commercial districts and the outlying residential areas with lower-intensity development and shorter building heights.  Two Story buildings, primari...

	C. Table of Use Regulations.
	D. Regulating Plan Standards.
	(1) Build-to line The specific location on the property where the facade of the building must be placed, measured as a distance from the property line / street right-of-way (ROW). The amount of facade which must be placed along this line is explained ...
	(2) Build-to zone. . Also referenced as the Façade Zone in the Hampton Bays Pattern Book. Similar to the build-to line, this is a flexible area where the facade of a building must be located, measured as both a minimum and maximum setback distance fro...
	(3) Frontage width percentage. The minimum percentage of the lot width which shall be occupied by building facade along the build-to line or within the build-to zone. For example, a property which is 100 feet wide with a frontage width percentage of 8...
	(4)  Corner lots.  The purpose of this provision is to anchor the corners of the blocks with strong building elements.  Buildings on corner lots defined by a build-to line or zone must locate both facades within the line or zone, extending a minimum o...
	(5) Setbacks.  The minimum distance a building facade or parking area must be located from a property line or street right-of-way; similar to a build-to line or build to zone, except the building or parking can be located anywhere behind that line. Ho...
	(6) Building height. Building height is measured from the average elevation of the existing natural grade along the side of the building fronting on the nearest street front to the highest point of the roof for flat-roof structures not to exceed 35 fe...
	(a) Sloped-roofed Structures: Dormers, cupolas, and chimneys may encroach into the 45 degree setback line. The total linear feet of dormers shall not more than 1/2 the total linear feet of the façade.
	(b) Flat-roofed Structures: Parapet walls may encroach into the maximum height up to a maximum of 42 inches.
	(c) Number of Stories. Maximum number of stories is as follow:
	[1] Along Montauk Highway, Springville Road, Ponquogue Avenue, and Squiretown Road: 2 ½ stories
	[2] Along Good Ground Road, Good Ground Park Access Road, and New Streets as indicated on the Regulating Plan: 3 ½ stories
	a. On each street edge of each block, no more than 60% of the street frontage may contain up to 3 1/2 stories.
	b. On lots greater than 60 ft. wide along the primary frontage, no more than 72 ft. of continuous street frontage may be 3 1/2 stories. After which, there must be 40 ft. minimum between another three story building.


	(7) Facade transparency. The amount of window glass or other openings in the facade of a building, relative to the overall surface area of the facade. Ground-level pedestrian areas - particularly required shopfront areas - are required to have the hig...
	(a) Facade transparency is measured separately for the ground-floor levels and upper-floor levels. The ground-floor area is measured between two feet above the ground to 12 feet above the ground. Upper-floor areas are measured between 12 feet above th...

	(8) Required storefront. Areas indicated on the Regulating Plan for required storefront must meet minimum facade transparency requirements as well as include ground-floor shopfront windows to create an active and inviting pedestrian environment.

	E. Preferred incremental change.
	(1) Example. An existing building is located near the rear of the property, far away from the build-to zone (or build-to line) required for the property. The building owner seeks to build a small addition to this building; however the addition he/she/...
	(a) Option One. The new addition is built off the side of the existing building.  Even though the addition does not comply with the zoning by placing its front facade within the required build-to zone, this solution is an acceptable compromise because...
	(b) Option Two. The new addition is built off the front of the existing building, extending the front facade closer to the required build-to zone to the extent possible and practical. Even though the addition does not comply with the zoning by placing...
	(c) Option Three. The new addition is built off the front of the existing building, extending all the way up to the required build-to zone (Figure 3.11). This solution is preferable to the previous two because it reduces the nonconformity of the origi...
	(d) Option Four. A new building is constructed on the lot with the front facade within the build-to zone. This alternative is also preferred over the previous two options because the new building conforms to the zoning and it provides even more new st...
	(e) Option Five. The new addition is constructed in the rear of the existing building. This solution is not acceptable because it increases the nonconformity of the original building and does not attempt to advance the concepts of the code.
	(f)  Option Two - Future Expansion. Over time, as the Downtown Overlay slowly evolves with incremental changes, the small addition could be further expanded to provide more commercial space with additional facade frontage within the build-to zone. The...
	(g) Option Two - Future Build-Out. Eventually, the original building on the property could be removed and replaced with new facilities which provide even more commercial space (Figure 3.15). All structures on the property would then be in conformance ...



	§330-423  District Standards.
	A. Central Downtown District (CDD)
	(1)   Form Standards – Central Downtown District (CDD)
	(2)  Parking and Encroachments Standards - CDD

	B. Transition District (TD)
	(1) Form Standards - Transition District (TD)
	(2)  Parking and Encroachments Standards - TD

	C. Edge District (ED)
	(1) Form Standards - Edge District
	(2)   Parking and Encroachments Standards - Edge District


	§330-424 Form standards.
	A. Building types
	(1) The building types defined in this section should be used as a general guide to the desired form and function of new buildings within the Hampton Bays Downtown Overlay District. The illustrations and photographs provided are for illustrative purpo...
	(2) Building types set forth in this section include: Commercial Block, Liner Building, Civic Building, Townhouse/Rowhouse, Duplex/Triplex/Fourplex/Multiple Dwelling, Live-Work Units, and Accessory Buildings.

	B. Frontage types
	(1) The frontage types defined in this section should be used as a general guide to the desired public spaces within the Hampton Bays Downtown Overlay District. The illustrations and photographs provided are for illustrative purposes only and should n...
	(2) Frontage types set forth in this section include: Shopfront, Gallery, Forecourt, Stoop, and Porch.

	C. Appurtenances
	(1) Awnings. Awnings may extend into a required setback. Awnings may extend into a public right-of-way, provided they extend no closer than three feet from the edge of the street or road.
	(a) All awnings shall provide a minimum clearance underneath of at least eight feet and shall be a minimum depth of four feet.

	(2) Balconies. Balconies may extend 5 feet into a required setback..
	(a) All balconies shall provide a minimum clearance above the sidewalk of at least 10 feet and shall be a minimum depth of four feet.

	(3) Porches. Porches on a front facade shall be a minimum of six feet in depth clear from the face of the facade to the railing, and no less than 50% of the width of the façade encroach in the required setback (BTZ).
	(a) Porches may extend up to five feet into a required setback.
	(b) Porches shall not extend any closer than three feet from any lot line or public right-of-way.

	(4) One story enclosed porch or storefront
	(a) May extend up to five feet into a required setback (BTZ).
	(b) No more than 70% of the width of a facade shall encroach into the required front yard setback (BTZ).

	(5) Stoops. Stoops may extend into a required setback, provided they extend no closer than four feet from a lot line. Stoops may not extend into a public right-of-way.
	(a) Stoops shall be no more than six feet deep, not including steps.
	(b) Stoops may include an overhead awning above but shall not be enclosed on the sides.

	(5) Building eaves, cornices, roof overhangs and light shelves may encroach up to two feet into setback areas, provided they are no closer than five feet from any property line.
	(6) Bay windows, chimneys and entry vestibules or columns may encroach up to three feet into setback areas, provided the area is no wider than eight feet and no closer than five feet from any property line.
	(7) Outdoor dining and patio areas may encroach into setback areas, provided they are no more than two feet above grade level.

	D.  Building Type Descriptions
	(1) Commercial Block
	(2)  Liner Building
	(3)  Live-Work Unit
	(4) Townhouse/Rowhouse
	(5)  Duplex/Triplex/Fourplex/Multiple Dwelling

	E.   Frontage Type Descriptions
	(1) Shopfront
	(2)   Forecourt
	(3) Stoop
	(4)  Porch


	§330-425  Architectural standards.
	A. General principles.
	(1) All facades shall be designed with a distinct base, middle and top using an arrangement of openings, material changes, and ornamental or special features to delineate each.
	(2) Design with the pedestrian in mind. Create attractive and safe routes for people to walk and relax which link to other areas. Limit the visibility of parking areas.
	(3) Create a local identity. The architecture of the Downtown Overlay shall be custom designed. Corporate chain/franchise architectural styles shall not be permitted.

	B. Architectural Styles
	C. Facades.
	(1) Ground-floor areas. The ground-floor areas of a facade, especially in pedestrian areas, should exhibit the highest levels of articulation, with larger openings and changes in depth, especially around entry points.
	(2) Blank wall areas. Blank wall areas, except as noted below for required shopfront facades, shall not exceed the size of a rectangle measuring 30 feet in width and eight feet in height. (Blank wall area limitations do not apply to facades facing an ...
	(3) Shopfront facades. Ground-floor shopfront store windows, where required by the Regulating Plan, shall provide a minimum of 50% facade transparency [i.e., square footage of glazed window and door openings (including trim) over square footage of ent...
	(a) Blank wall areas in required shopfront facade areas shall not exceed the size of a rectangle measuring 10 feet wide by five feet high.
	(b) Upper-floor areas of the facade above required shopfronts shall be designed to provide a minimum of 20% facade transparency.
	(c) Blank wall areas in floors above required shopfronts shall not exceed the size of a rectangle measuring 15 feet wide by eight feet high.

	(4) Multifamily Residence facades. Both the Ground-floor and Upper-floor shall provide a minimum of 20% facade transparency [i.e., square footage of glazed window and door openings (including trim) over square footage of entire facade area on that flo...
	(5) Entry/exit doors. Public entry and exit doors which swing outward shall be recessed into the facade a minimum of three feet where the sidewalk abuts the building.
	(6) Window and door openings. Window and door openings in masonry facades should express a structural lintel above to express how it is carrying the weight. A similar method using wood trim can be used on wood-clad facades.
	Openings in masonry facades should visually show a structural lintel above the opening to express how it is holding the weight above it.
	(7) Columns/posts. The proportion of structural elements such as columns or posts should be appropriate to the weight they appear to be carrying.

	D. Roofs.
	(1) Flat roofs. Flat-roof structures shall be capped by an articulated parapet design which provides a noticeable "cap" to the building.
	(a) The parapet on a single-story facade should express at least six inches in overhang depth and be at least 18 inches tall. Parapet overhang depth and height for taller facades should be increasingly larger.

	(2) Sloped roofs. Sloped roof structures are encouraged to maintain a pitch between 6:12 minimum and 12:12 maximum for all primary roof areas (not including dormers, entry canopies or similar accessory elements).
	(a) Roof overhangs are encouraged to be at least six inches deep.
	(b) Dormers and gables are encouraged along front facades to help maintain a prominent facade, reduce the scale of long runs of roof and divert rainwater and snow from entry areas.


	E. Building massing.
	(1) Shapes help break up the scale. The overall massing of buildings should have areas of noticeable 3-D relief or be broken down into smaller shapes to reduce the scale and avoid the appearance of a "large box."
	(a) Avoid trying to break up the scale and massing of a large facade by making it look like many different building facades stuck together. This often results in a fake "Disneyland" appearance.

	(2) Larger building massing. Very large or long buildings should attempt to break up their massing along public frontages by providing articulations along the facade generally as follows:
	(a) "Courtyard breaks" (courtyard areas) should be provided no less than every 300 feet of facade length. These should create a change in facade depth at least 20 feet deep by 40 feet wide and a change in facade height of at least eight feet. The cour...
	(b) "Major articulations" should be provided no less than every 150 feet of facade length. These should create a change in facade depth at least four feet deep by eight feet wide and a change in facade height of at least four feet.
	(c) "Medium articulations" should be provided no less than every 75 feet of facade length. These should create a change in facade depth at least two feet deep by four feet wide.
	(d) "Minor articulations" should be provided approximately every 20 to 30 feet along a facade. These should create a change in facade depth at least eight inches deep by 12 inches wide.
	(e) Note that the recommended articulation placements listed above are not additive you would not need a major, medium and minor articulation all at the same location. The largest articulation required would override all lesser ones.


	F. Exterior materials and details.

	§330-426 Utilities and Equipment.
	A. Utilities.
	B. Mechanical equipment.
	(1) Screening shall be achieved with non-deciduous landscape plantings, architectural building elements which match the exterior building materials, or parapet walls.


	§330-427 Parking standards.
	A. Applicability.
	B. Exemptions.
	(1) The provisions of this section shall not apply to any buildings or structure or lot lawfully in use at the effective date of this chapter, whether continued as a legal nonconforming use or thereafter converted or changed without enlargement to a d...
	(2) However, no building or structure or lot lawfully in use at the effective date of this chapter shall be enlarged or change to a more-intensive parking use unless the off-street parking and truck loading space requirements of this section are compl...

	C.  Parking Requirements.
	D. General provisions.
	(1) Off-street parking areas may be located in required side or rear yards, provided they are set back at least 10 feet from all property lines. The Planning Board may allow off-street parking areas to be set back less than the above-required 10 feet,...
	(2) All properties are required to provide cross-access connections to adjacent parking lots and to provide unreserved or shared parking arrangements with neighboring properties.
	(3) All off-street parking areas should be consolidated within the center of street blocks where possible, behind buildings.
	(4) A clear, designated pedestrian way(s) shall be provided from parking areas to the building entrances. Building entrances from parking areas, including rear (opposite front/side facades) entries, shall provide attractive, welcoming, architectural e...
	(5) On-street parking spaces associated with a new street, whether to be public or private, shall count toward the off-street parking requirement.
	(6) Required off-street parking, including employee parking, may be provided on a different lot than the subject property, provided it is counted as part of an approved shared parking agreement.
	(7) Seasonal outdoor dining or bar areas shall be calculated at the reduced rate of 50% of the normal parking requirements.

	E. Staggered-hours parking.
	(1) An example for utilizing this table to calculate staggered parking demand between multiple uses is provided in the appendix for reference.

	F. Shared Parking.
	G. Parking lot landscaping.
	(1) Front yard buffer (A). All parking areas abutting a public right-of-way or future street shall provide a front yard buffer at least 20 feet deep from the sidewalk, consisting of shrubbery, hedges, trees, decorative walls or fences, which creates a...
	(2) Front yard perimeter bulb-out (B). All parking areas abutting a public right-of-way or future street shall provide bulb-outs so that there are not more than 15 continuous parking spaces in a row uninterrupted along that frontage. The bulb-out shou...
	(3) End-of-row bulb-out (C). A landscaped bulb-out should be located at the end of any perimeter parking row abutting a traveled lane. The bulb-out should be equal in depth to the parking space, a minimum of nine feet wide, which includes flowers, shr...
	(4) Internal landscaped island (D). Internal parking rows should provide landscaped islands at either end of the rows. The islands shall be equal in length to the rows and at least nine feet wide, or of equivalent size if an irregular shape is necessa...
	(5) Intermediate landscaped island (E). Internal parking rows should provide intermediate landscaped islands so that there are not more than 12 continuous parking spaces in a row uninterrupted. Islands shall be landscaped the same as internal landscap...
	(6) Enhanced parking median (F). Larger parking lots which contain multiple rows of parking should provide an enhanced parking median so that there are not more than six rows of parking uninterrupted. Enhanced landscaped medians may be of two differen...
	(7) Landscaped medians shall separate the rows of parking on either side with a continuous six-foot-wide landscaped band which includes additional landscaping and trees no less than every 30 feet.
	(8) Pedestrian medians shall separate the rows of parking on either side with a continuous six-foot-wide pedestrian sidewalk - flush to grade - which leads toward building entry areas and connects to perimeter sidewalks with crosswalks.

	H. Bicycle parking requirements.
	(1) Applicants shall provide bicycle parking and storage capacity according to the following minimum requirements:
	(a) Residential: At least 0.1 secure bicycle rack space per unit; provide secure visitor bicycle racks on-site, with at least one bicycle space per 20 dwelling units but no fewer than four spaces per project site.
	(b) Retail: At least one secure, bicycle storage space per retail worker for 10% of retail worker planned occupancy; provide visitor/customer bicycle racks on-site, with at least one bicycle space per 10,000 square feet of retail space, but no fewer t...
	(c) Nonresidential other than retail: Provide at least one secure, bicycle storage space per occupant for 10% of planned occupancy; provide visitor bicycle racks on-site with at least one bicycle space per 10,000 square feet of commercial nonretail sp...


	I. Transit.
	J. Service areas and loading docks.
	(1) Trash and recycling dumpsters or similar collection areas shall be located in the rear or to the side of buildings and screened from view from adjacent public rights-of-way, properties and pedestrian walkways (not including service alleys).
	(2) Screening shall be achieved with building enclosures on three sides which match or complement the exterior building materials.


	§330-428 Civic space and private open space standards.
	A. Limitation on applicability.
	B. General civic space and private open space requirement.
	C. Provision of civic space.
	(1) Where a site is 15,000 square feet or more in area, an applicant may provide the civic space on-site in the form of one or more of the permitted civic space types listed in §330-411D(2).
	(2) Where a site is less than 15,000 square feet in area, an applicant may contract and/or bond for placing such civic space on another site located within 1,000 feet of the site, or as otherwise approved by the Planning Board.
	(3) On any site, an applicant may elect to pay a fee-in-lieu for civic space calculated by a formula to be determined by the Fee Schedule, §330-413C. Where the new streets or pedestrian corridors with required streetscape areas are designed and constr...

	D. Maintenance.
	(1) Privately owned civic space shall be maintained by its owner or a private entity such as a property owners' association, municipal improvement district or business improvement district.
	(2) Publicly owned civic space shall be maintained by its public owner or a contracted entity such as a property owners' association, municipal improvement district or business improvement district.

	E. Civic space standards.
	(1) Be in a form of ownership acceptable to the Town of Southampton.
	(2) Provide public access at least 16 hours per day.
	(3) Adhere to the standards established for civic spaces in this section.
	(4) With the exception of a civic space approved as a piazza, only those spaces directly contiguous to a public frontage and visible from the sidewalks on Street Type A, Street Type B, Street Type C and Alley Type A shall qualify as land eligible for ...
	(5) A minimum of 15% of the civic space shall be provided with landscaping in the form of fountains, benches, open-air covered pavilions, gardens, planting areas, tree canopy areas, or similar civic or natural features, in accordance with provisions o...
	(6) All civic spaces shall establish build-to-lines, at the perimeter of the area designated as civic space, and the build-to-zone for the chosen private frontage shall be designated on the site plan. All civic spaces shall fulfill the frontage requir...
	(7) Approved civic spaces fronting on streets with required street frontage occupancy requirements shall be treated as 100% occupied.

	F. Design standards for civic space.
	G. Private open space.

	§330-429 Landscaping.
	A. Applicability and approvals.
	(1) Applications for building improvements or renovations which do not increase the gross floor area of the property shall not be required to meet the landscaping requirements of this section.
	(2) Applications for a change of use shall not be required to meet the landscaping requirements, except where additional screening or buffers may be required.
	(3) Applications for site improvements such as parking lot or driveway reconfigurations shall only be required to meet the landscaping requirements for the areas affected.
	(4) Applications for building expansions which increase the gross floor area by less than 50% or 5,000 square feet shall only be required to meet the landscaping requirements for the portions of the site affected, as determined by the Planning Director.
	(5) Applications for building expansions which increase the gross floor area by more than 50% or 5,000 square feet shall be required to meet the landscaping requirements.
	(6) See 330-426.G. for specific landscaping requirements pertaining to parking lots.

	B. General requirements.
	(1) These requirements pertain to the minimum area of greenspace and the types of landscaping required for the site. All greenspace areas shall be covered by the following:
	(a) Native vegetation; or
	(b) Trees, shrubbery, or nursery plants with appropriate mulch; or
	(c) Any combination of the above;
	(d) Sod, lawn, or other variety of ground cover in combination with any of the above.

	(2)  All landscaping shall be installed in accordance with the landscaping plan as approved by the Planning Board prior to issuance of a certificate of occupancy and shall be installed in accordance with accepted landscape practices within this region...
	(3) All landscaping shown on an approved site plan or landscaping plan shall be maintained in a vigorous growing condition throughout the duration of the use, and plants not so maintained shall be replaced with new plants at the beginning of the next ...
	(4) Landscaping and buffer requirements in this section may be met by utilizing existing vegetation where possible, with approval from the Planning Board.
	(5) The use of invasive plant species, as defined by the most-recent DEC Advisory Invasive Plant List, is not permitted.
	(6) Species diversity is encouraged in order to prevent extensive vegetation loss should certain species become vulnerable to diseases. In cases where there are more than eight required new trees to be planted, no more than 40% of them can be of one s...

	C. Front yard landscaping requirements.
	(1) Required landscaped terrace areas shall provide a mix of lawn areas in combination with deciduous trees, shrubs or perennial/annual beds.
	(2) Required tree lawns shall be provided with sod or lawn, except for mulch areas directly around each tree.
	(3) Street trees within required tree lawns or planters shall be shade trees (not ornamental) with a minimum caliper of three inches and a minimum height of eight feet.  For appropriate street trees see Hampton Bay Plant List found in the page 90 of t...
	(4) Required tree planters shall be covered with cast-iron tree grates flush with adjacent sidewalk surfaces meeting ADA requirements for minimum opening sizes.


	§330-430 Sustainable development standards.
	(7) Table of Sustainability Requirements.

	§330-431 Outdoor lighting.
	§330-432 Signs.
	A. Sign Standards.
	(1) Prohibited composition and materials include sandwich board sign (side walk sign) and inflatable signage (1).
	(2) Diagonal Corner Sign: 1 per building at corners only, attached at a 45 degree angle. Maximum 3 ft. wide and 15 ft. tall. Signage projecting forward from building walls exceeding 1 ft. in depth shall maintain a minimum 8 ft. clearance above adjacen...
	(3) Awning & Canopy Signs: 1 sign per awning or canopy. Maximum 8 inches tall by awning length along face of awning (3).
	(4) Window Decal Sign: 1 per window (not including temporary signage within window). Maximum 30% of window area. Must be located entirely within the interior of a structure. Letters, numbers, or pictorial content allowed (4).
	(5) Upper Façade/Wall Sign: 1 per building located along top of building façade. Maximum 80% of the width of the building. Maximum 3 ft. font size. Maximum logo or emblem size 4 ft. in any dimension. Sign cannot extend above highest horizontal line of...
	(6) Secondary Façade/Wall Sign: 1 per building located on a secondary frontage or internal to a property. Maximum 200 sq. ft. or 15% or the wall surface, whichever is lesser. Maximum 4 ft. font size. Maximum logo or emblem size 5 ft. in any dimension....
	(7) Hanging Blade Sign: 1 per business.  Maximum 2 sq. ft. blade dimension (both faces of blade may be 2 sq. ft. max.). The sign shall not project from the structure more than 4 ft. including the required structural support. The minimum height between...
	(8) Individual Shopfront Sign: 1 per business. Maximum 1.5 sq. ft. per linear foot of building (or individual business) frontage but shall not exceed 75% of the width of such wall (8).
	(9) Neon Sign: 1 per window (located inside only). Maximum 5 sq. ft. Accenting window frames are prohibited. Non-animated neon or LED text permitted within window (9).
	(10) Yard Blade Sign: 1 per property with home business or in non-residential use. Upright supports or ground sign style acceptable. 5 sq. ft. maximum. 5 ft. height maximum (10).
	(11) Address Number Sign: 1 address number, no larger than 1 sq. ft. Attached to building in proximity to primary entrance (11).

	B. Sign Materials.

	§330-433 Streets.
	A.  Intent.
	(1) The street type is a classification assigned to a street that determines the width of the public frontage as distance of a build-to-line from the face of curb, regulates the width of the pedestrian clearway and the type of the associated permitted...
	(2) Dimensional flexibility is permitted for street types to account for varying ROW widths; however, they should be designed to have all the basic functional characteristics, including roadway width, on-street parking, sidewalks, multi-use paths, str...
	(3)  The street design standards shall apply to all new streets whether a separate street right of way is created or not.  For those new streets where a right of way in not created, ie. the new street is to constructed on private lands, which would ty...

	B. Street types.
	(1)  Specific design considerations. Notwithstanding the illustrated layout of the street types in this section, the final approved design for all new or reconstructed streets shall consider location-specific design considerations, including but not l...

	C. New Streets and Block Size.
	(1) New streets designation. The regulating plan indicates specific street types; however, through the process of block development, as described by this article, the applicant shall propose, the Planning Board shall designate all new streets to refle...
	(2) New future streets, where indicated on private land, may be held in private ownership or transferred to public ownership as agreed to by the developer and the Town.

	D.  Existing streets.
	(1) Where an existing street is not planned to be substantially redeveloped, the sidewalk and street trees shall be installed according to the standards of its associated street types.

	E. Required streetscape improvements.
	(1) The linear extents of streetscape improvements should be along the entire width of the property frontage so as to provide a continuous pedestrian sidewalk link from one side of the property to another, as outlined in the Hampton Bays Downtown Over...
	(2) In cases where the width of the property frontage may be substantially larger than the width of the building frontage, the Planning Board may limit the extents of the required streetscape improvements to the immediate area of actual building front...
	(a)  In making this determination, the Planning Board may require the full scope of streetscape improvements to be provided only along the immediate building frontage, while only requiring that a basic sidewalk or multi-use path connection be made to ...

	(3) As part of the required streetscape improvements, applicants may be required to provide funds into the Downtown Overlay Improvement District to fund associated crosswalks and other public roadway elements that would serve the property.


	§330-434 Definitions.
	§330-435  Administration.
	A. Intent and Purpose.
	(1) Enable and encourage property reinvestment through renovations, redevelopment, and new construction to position the Hamlet of Hampton Bays for an appropriate scale of investment and reinvestment supported by market trends that will strengthen the ...
	(2) Create a more vibrant center of activity with a reasonable mix of commercial and residential uses supporting one another;
	(3) Provide an attractive mix of green lawns, park space, shade trees, multi-use paths, activity areas and civic uses for the public enjoyment;
	(4) Increase the local economy through diversification of jobs and business opportunities;
	(5) Diversify mobility options to make the downtown district accessible to persons of all ages and abilities;
	(6) Maximize the benefits of public infrastructure investments;
	(7) Replace the visual prominence of large parking lots with attractive architecture, public spaces and sidewalks to create a more bicycle and pedestrian friendly commercial center with connections to adjacent residential neighborhoods;
	(8) Encourage more-efficient use of land area with buildings that utilize shared parking and structured parking where appropriate;
	(9) Encourage improved stormwater management with reduced impervious surface, raingardens, shared stormwater retention areas and other advanced best management practices; and
	(10) Provide an easy-to-understand and predictable code through the use of illustrated building form standards and architectural guidelines which will create the desired types of development and streamline the review and approval process.

	B. Applicability
	C. Standards vs. guidelines.
	D. Uses and Development Standards.
	(1) Is necessary to reasonably accommodate existing site constraints or development limitations; and
	(2) Does not create an undue adverse effect on abutting properties or uses; and
	(3) Does not increase the number of stories of a building;
	(4) Does not conflict with the intent of the standard being modified or set a precedent that would erode or undermine the intent of the Overlay District;
	(5) Allows for an improvement that will add to the overall vitality of the Downtown Overlay area and advances the purposes of this chapter of the Town Code.

	E. Conflicts and severability.
	F. Application review procedure.
	(1) A pre-submission conference with the Project Development Council is mandatory for all applicants for development within the HBDOD. The purpose of the pre-submission conference is to review and discuss the applicant's development proposal and to ad...
	(2) The pre-submission conference shall be held by appointment made through the office of the Department of Land Management by completing an application specified by instruction sheets prepared by the Department of Land Management. Such application wi...
	(3) The Project Development Council shall schedule and hold the pre-submission conference within 20 days of receipt the application. Upon completion of the pre-submission conference, the Project Development Council shall, within 20 days, prepare and f...
	(4) The Planning Board, upon receipt of a referral from the Board of Appeals, shall consider and provide an advisory opinion on the effect of a proposed appeal, interpretation or variance on the HBDOD and the objectives of this article, as well as on ...

	G. Site plan review by the Planning Board.
	(1) Planning Board authority to modify dimensional standards.
	(a) Is necessary to reasonably accommodate existing site constraints or development limitations; and
	(b) Does not create an undue adverse effect on abutting properties or uses; and
	(c) Does not increase the number of stories of a building; and
	(d) Does not conflict with the intent of the standard being waived or modified; and
	(e) Allows for an improvement that will add to the overall vitality of the HBDOD and advances the purposes of this chapter of the Town Code.


	H. Subdivision review by the Planning Board.
	I. Appeals, interpretations and variances.
	J. Fees.

	§330-436 Residential Dwelling Units.
	A. Minimum floor area. The development shall meet the minimum floor area requirement provided in § 330-105 of the Town Code.
	B. Bedroom mix. The average number of bedrooms per unit per project shall not exceed two.
	C. Twenty percent (20%) of the total number of new housing units within the HBDOD area, approved under this article shall be designated as community benefit units (CBU), which shall satisfy the requirements of the Long Island Workforce Housing Act and...

	§330-437 Compliance with State Environmental Quality Review Act (SEQRA).
	A. In accordance with the requirements of Chapter 157 (Environmental Quality Review) of the Town Code and the New York State Environmental Quality Review Act (SEQRA) and the regulations issued thereunder, the Town Board has accepted and approved a dra...
	B. After the approval of the initial 147 units, any project qualifying as an Unlisted or Type I action pursuant to Chapter 157 shall be evaluated against existing conditions to ensure that there is no significant change to assumptions made in the Supp...

	§330-438 Implementation of community benefits policies.
	§330-439 Appendix.
	C. Regulating Plan
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