Subject
Site

35 leet

Note: The information utilized in the preparation of the map is based on the survey of the subject

property dated December 1, 2017, prepared by Fox Land Surveying, NYS Lic # 50234.

SITE DATA:

Area: 104,176 sqft; 2.3916 acres
School District: Westhampton Beach
Fire District: Westhampton

Zoning District: Motel District
SCDHS GWMZ: VI

OWNER OF RECORD:
GTB Real Estate Group, LLC

POB 91

Westhampton Beach, NY 11978

A. The Planning Board shall make a determination that the proposed use is consistent with the following definition: “miniature golf’ shall constitute a
business establishment open to the general public for a fee and providing for amusement and recreation opportunities involving artificial playing sur-
faces that enable participants utilizing a golf club, generally of the putter type, to strike a golf ball in order to propel it from a tee area along the play-
ing surface to a cup. The miniature golf course consists of a series of holes, including tees, playing surfaces and cups. The game is played by pro-
ceeding from one hole to the next. The playing surfaces or holes are located along the ground and designed to provide different angles of approach
to each cup and decorative plantings and objects on and adjacent to the playing surfaces.

The proposed use is consistent with the definition of “miniature golf” establishment referenced above.

B. A miniature golf course shall not occupy more than one acre, but may be situated with other permitted and special exception uses on a parcel
consistent with this chapter of the Town Code.

The area associated with the miniature golf course is less than 20,000 square feet. The subject site 104,176 square feet, and section 330-30 per-
mits one use per 20,000 square feet, and therefore 5 uses are permitted on the subject site, and only 2 are proposed; a restaurant and miniature
golf.

C. The Planning Board, upon reviewing an application for a miniature golf facility, may modify the front, side and rear yard setbacks applicable to
playing surfaces, cups, decorative objects and other related miniature golf course structures as may be required by § 330-34, Business Districts
Table of Dimensional Regulations, of the Zoning Code. Where the modification of dimensional regulations is authorized, the Planning Board must
make a specific finding that the modification of those dimensional regulations will not cause environmental or neighborhood impacts.

The proposed minimum front, side and rear yard setbacks applicable to playing surfaces, cups, decorative objects and other related miniature golf
course structures is 25 feet.

D. The Planning Board, upon reviewing an application, may modify the minimum required transitional side and rear yard as specified by § 330-
83G(1) to permit playing surfaces, cups, decorative objects and other related miniature golf course structures therein, where natural, physical or
other existing features are present and the goals of § 330-83G(1) will be accomplished. However, the required transitional side and rear yards can
not be reduced to less than 25 feet.

The proposed site plan meet all the transition yard requirements pursuant to § 330-83G, no relief requested.

E. Alighting plan shall be provided to ensure that lighting will not impact abutting or adjacent properties.

The proposed lighting will meet the requirements of Article XXIX Qutdoor Lighting of the Town Code.

F. Alandscaping plan shall be provided to screen off-street parking and on-site activities adjacent to residential properties and public road frontages.

The landscape plan shall be designed to insure that the off-street parking and on-site activities adjacent to residential properties and public road
frontages are adequately screened.

Proposed Front and Side Yard Setbacks
for Miniature Golf Facilities

Transition Yards and Parking Setbacks

6 to 8 feet Evergreen Plantings to be installed
in the Transition Yard as indicated
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CP-625 (rev 01/2018)

d)

e)

f)

g)

Landowner's Name: _Same as Applicant
Address:

Licensed Architect, Landscape Architect, Civil Engineer or Land Surveyor
Name: Surveyor: David H Fox LC PC  Architect: Peter Tokar

License No: 50234 Lic#017192
Address: 64 Sunset Ave, WHB NY 3718 Sound Ave, Riverhead, NY 11901
Telephone: 631-288-0022 631-208-4097

if the applicant does not own the property, prepare the Owner Endorsement Form at the end of
this packet establishing authorization of the applicant's proposed subdivision of his land.

All communications with regard to this application shall be addressed to the following person

until further notice:
Name: Carl Benincasa Esq. - THE BENINCASA GROUP

Address: 860 Montauk Highway Suite B-1 / Mailbox 8 Water Mill, NY 11976
Phone No: 631-500-9595

il. Proposed Site

a)

b)
c)
d)

General location of Property South side

of, Montauk Highway , approx._340 feet west
(street or road) (feet) (north/east/south/west)
of, _Sea Breeze Ave. , m. Westhampton
(nearest interesting street) (hamlet)
Total area under consideration: 104,176 sqg. ft. or 2.39 acres.

Zoning District(s): Motel
Description of Project:

In the space below, please provide a description of the project, the proposed use and operation
thereof, including a detailed explanation of the design concept, the objective of the project
sponsor and how the project is or is not in compliance with the Town Code. Additional sheets
may be added if necessary

The proposed project is to redevelop the subject property currently developed with an existing
1 story 6,235 sq.ft. building having Certificate of Occupancy, dated 10/23/87, for the following
uses: "A two room apartment, restaurant, bar, nightclub, game room, and open front restaurar
with a 1 story 2,462 sq.ft standard restaurant and an 18 hole miniature golf course, with
associated 56 space parking lot, as shown on the Site Plan prepared by GTB Real Estate
Group LLC, date 4/30/20.

See attached Project Narrative for addition information.




GTB Real Estate Group Site Plan/Special Exception
Pre-Submission application
91 Montauk Highway, Westhampton
SCTM# 900-356--1-26.1

Project Narrative

The subject property is 2.39 acres and is located on the south side of Montauk Highway,
approximate 340 feet west of Sea Breeze Avenue in Westhampton. The subject site also has
approximately 500 feet of frontage on Booker Lane. The property is zoned Motel and is currently
developed with an existing 1 story 6,235 sq.ft. building having Certificate of Occupancy, dated
10/23/20, for the following uses: "A two room apartment, restaurant, bar, nightclub, game room,
and open front restaurant”, and an Occupancy rating for 584 people as determine by the
Southampton Fire Marshall. The site is currently access via three informal access points on
Montauk Highway, with the 402 required off-street parking spaces being provided informally on
the site’s lawn areas, as well as in a small informal gravel parking area. The adjacent eastern
adjacent property is also zoned Motel and is developed with a Motel use. The surrounding
community is zoned R-40, consisting of single-family residential development to the west, south,
and north of the subject property.

The proposed project is to redevelop the subject property with a 1 story 2,462 sq.ft standard
restaurant and an 18 hole miniature golf course, with associated 56 space parking lot, as shown on
the Site Plan prepared by Eastern Long Island Designs, date 4/27/20. This represents a 3,773 sqft
or 60% reduction in the building size as well as decrease the of non-conformity as it relates to
compliance with the Town’s parking requirements. The standard restaurant is a permitted use in
the Motel zone, while the Miniature Golf use requires a special exception approval. The following
the specific special exception standards pursuant to § 330-162.7. Miniature golf, with responses
on how the proposed will comply with the standards:

A. The Planning Board shall make a determination that the proposed use is consistent with the
following definition: “miniature golf” shall constitute a business establishment open to the general
public for a fee and providing for amusement and recreation opportunities involving artificial
playing surfaces that enable participants utilizing a golf club, generally of the putter type, to strike
a golf ball in order to propel it from a tee area along the playing surface to a cup. The miniature
golf course consists of a series of holes, including tees, playing surfaces and cups. The game is
played by proceeding from one hole to the next. The playing surfaces or holes are located along
the ground and designed to provide different angles of approach to each cup and decorative
plantings and objects on and adjacent to the playing surfaces.

The proposed use is consistent with the definition of “miniature golf” establishment referenced
above.

B. A miniature golf course shall not occupy more than one acre, but may be situated with other
permitted and special exception uses on a parcel consistent with this chapter of the Town Code.
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GTB Real Estate Group Site Plan/Special Exception
Pre-Submission application

91 Montauk Highway, Westhampton

SCTM# 900-356--1-26.1

The area associated with the miniature golf course is less than 20,000 square feet. The
subject site 104,176 square feet, and section 330-30 permits one use per 20,000 square
Sfeet, and therefore 5 uses are permitted on the subject site, and only 2 are proposed; a
restaurant and miniature golf.

C. The Planning Board, upon reviewing an application for a miniature golf facility, may modify
the front, side and rear yard setbacks applicable to playing surfaces, cups, decorative objects and
other related miniature golf course structures as may be required by § 330-34, Business Districts
Table of Dimensional Regulations, of the Zoning Code. Where the modification of dimensional
regulations is authorized, the Planning Board must make a specific finding that the modification
of those dimensional regulations will not cause environmental or neighborhood impacts.

The proposed minimum front, side and rear yard setbacks applicable to playing surfaces,
cups, decorative objects and other related miniature golf course structures is 25 feet,
consistent with the minimum yard requirement specified in D below. In order to minimize
the impacts of the proposed miniature golf facility on the neighborhood, it will be screened
from the eastern adjacent motel property, and the residential neighborhood to the south
with evergreen trees to be planted at 6 to 8 foot at the time of installation. In addition, a
six foot solid fence will be installed only the eastern property line, as well as on the interior
of the evergreen plants to be installed along Booker Lane, as illustrated on the site plan.
The miniature golf facilities will be screened from the Montauk Highway with a berm have
a varying height of 4 to 6 feet.

Further, although the site enjoys a pre-existing non-conforming front yard setbacks
associated with the existing building of 42.1 feet and 35.5 feet from Montauk Highway and
Booker Lane, respectively, where 60 feet is required, the proposed building is to be
constructed in a conforming location having front yard setbacks of 60 and 96 feet,
respectively.

D. The Planning Board, upon reviewing an application, may modify the minimum required
transitional side and rear yard as specified by § 330-83G(1) to permit playing surfaces, cups,
decorative objects and other related miniature golf course structures therein, where natural,
physical or other existing features are present and the goals of § 330-83G(1) will be accomplished.
However, the required transitional side and rear yards cannot be reduced to less than 25 feet.

The proposed site plan meets all the transition yard requirements pursuant to § 330-83G,
no relief requested.

E. A lighting plan shall be provided to ensure that lighting will not impact abutting or adjacent
properties.

The proposed lighting will meet the requirements of Article XXIX Outdoor Lighting of the
Town Code.
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GTB Real Estate Group Site Plan/Special Exception
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91 Montauk Highway, Westhampton

SCTM# 900-356--1-26.1

F. A landscaping plan shall be provided to screen off-street parking and on-site activities adjacent
to residential properties and public road frontages.

The landscape plan shall be designed to ensure that the off-street parking and on-site
activities adjacent to residential properties and public road frontages are adequately
screened. In addition, the landscape plan will incorporate existing evergreen vegetation
that currently provides significant screening of the adjacent properties and roadways.

The redevelopment of the subject property as proposed will be an enhancement to the surrounding
residential neighborhood in terms of the not only the physical improvements, by replacing the tired
pre-existing non-conforming building with a new conforming building, as well as formalizing the
on-parking facilities that meeting the proposed demand, but also in terms of eliminating the legal
night club use on the property that has historically had a substantial negative impact on the
surrounding neighborhood. In addition, the proposed use of the project also furthers the following
goals for the Town comprehensive plan.

1999 Comprehensive Plan Update

Economic Development Vision Goal

Promote greater opportunities for resort-oriented and shoulder-season recreation, including golf,
hiking, bicycling, boating, horseback riding and tennis, but without compromising the Town’s
natural or scenic resources.

The 2004 Westhampton Area Study
Overall, the Town should clearly promote greater opportunities for recreation in those forms of
recreation that bolster the Town’s resort economy.

The 2004 Westhampton Area Study specifically references the subject property, and offers two
potential alternatives for the redevelopment of the subject site for either a Farmer’s Market or a
“family and tourist-friendly” restaurant. The Study states the following:

In the event that the Farmer’s Market concept is not realized at the site of the Surf Club nightclub
by a private sector purchaser, community members have also indicated support for a “Lobster
Roll”-type restaurant/food stand (e.g., similar to the “family and tourist-friendly” facilities in
Montauk and Baiting Hollow) for the Surf Club site.

This is exactly the vision that the owners of the property have for the proposed restaurant and the
complementary miniature golf use.
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