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Introduction
In 1999, Hutton Associates Inc. prepared the Hampton Bays
Hamlet Center Strategy, which examined the variety of projects
proposed at that time for the hamlet center and recommended
planning and design criteria to coordinate development and
achieve community objectives. The development of the Strategy
took place as an intensive ‘charrette-based’ process which
involved a variety of community participants, both individuals and
civic organizations, as well as private developers and public
officials. It was the first in a series of projects (including the
subsequent Water Mill Hamlet Center Strategy and its recent
update, the Noyac Hamlet Center Strategy, and the Riverside
Hamlet Center Strategy) to implement through detailed studies the
Town of Southampton Comprehensive Plan Update, approved by
the Town Board in March 1999. That comprehensive planning
process itself included extensive public participation.
Like these other recent studies, the dual community-driven
objective in creating this Corridor Development Strategy was
collaboration and participation. This objective was met through
a series of outreach efforts to the community.
As an example of this outreach, the team got its initial input, not
only from its own research and site analysis, but also through
workshops with the ad-hoc advisory committee and Town
Department of Land Management staff. It also held meetings and
interviews with private landowners or developers and local
community stakeholders, including the Hampton Bays Community
Advisory Committee (CAC) and the Hampton Bays Civic
Association.
A ‘charrette’ derives its name from the French word for
‘wheelbarrow.’ The reason for the rather strange terminology is
that architecture students at the Ecole de Beaux Arts in Paris in
the nineteenth century, chronically working to the last possible

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
moment, would have their friends push them in a wheelbarrow
to the faculty juries at which their projects would be judged—
much to the bemusement of curious passers-by. The term
‘charrette’ has therefore come to mean an intensive and open
work process leading to a public presentation—used most
often in recent years in community based planning and design
processes.
The first Hampton Bays Center planning process in 1999 used
this process to great advantage as a means of achieving
community consensus for strategic decisions.
The 2006 charrette began with a Saturday morning public
forum for residents at large (this date was requested by the
advisory committee in order to make possible the opportunity
for input from weekend as well as permanent residents). The
first result of the small group discussions and large group
recap was an outline of positive elements along the corridor
(items to be preserved and maintained) and negative issues (to
be changed or improved). The concluding result was a series
of visions for the corridor—what participants wanted to see in
ten years’ time, ideas for detailed examination in the days
following.
Based on these suggested ideas, consultants and associated
Town staff met over the next week and engaged in a four-day
intensive open work session, held in the St. Rosalie Church
activity center in the heart of Hampton Bays. The team met
with invited stakeholders and welcomed the public to look
over their shoulders and react to plans and proposals. The
results were presented in an open public meeting at the
Hampton Bays High School, followed by an interactive
discussion with the audience.
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In the weeks following the charrette, members of the larger
planning team held further sessions with various entities, in order
to test conclusions and discuss opportunities for implementation.
These included followup conversations with town officials, not-forprofit civic representatives, property owners and private business
interests. The schedule also included public presentations to Town
officials, the Town Board and the Planning Commission.

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
With official town approval of this document as a concept
plan—part of the Town’s Comprehensive Plan Update—
further detailed planning and design can be conducted in
specific areas, zoning recommendations drafted and
implemented, and development agreements negotiated, setting
the stage for future development of the Hampton Bays corridor
area that is in keeping with the surrounding context and the
wishes of the community.

The project report was essentially completed within six months of
the charrette, but was held for potential update or revision in
conjunction with the Generic Environmental Impact statement for
Hampton Bays of which the Corridor is a part. Scoping for the
GEIS elicited strong community interest in a number of planning
concerns beyond the original objectives of this corridor study,
including a desire to look at issues from a hamlet-wide perspective
rather than that of the Montauk Highway corridor. Consequently,
the initial draft of this Corridor Strategy has been augmented with
material based on the work of the ad hoc advisory committee to the
DGEIS.
The report documents a development strategy that combines form
and function, dealing with planning, design and transportation
issues as they relate to Hampton Bays Center as a whole and to
individual projects or opportunities.
The product of the work includes the following elements:
• a long-term ‘vision’ and short-term approach for the corridor
area, focusing on a variety of public initiatives as well as
privately- owned properties (the owners of which were invited
to participate in the planning process);
• an implementation framework, including new zoning
approaches (using overlay district and Planned Development
District tools), based on a description of individual projects
that suggests what actions, when, and by whom will lead to
desired responses.
______________________________________________________________________________________________________________
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1.
1.1

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
a consultant team led by Land Ethics Inc.; it was approved
in spring 1999:

HAMPTON BAYS CORRIDOR:
ISSUES AND OPPORTUNITIES

This Town-wide plan examined a number of priority
issues and proposed implementation strategies for the
town as a whole and for detailed sub-areas. Hampton
Bays specific proposals included the following:

Community Needs and Objectives:
Previous Studies

- Maintenance of hamlet character
- Creation of central green
- Traffic lights and cross access agreements
- New hamlet-scaled zoning categories

The Hampton Bays Corridor Strategic Plan represents a
comprehensive response to community needs and objectives
initially explored in a variety of previous policy documents
prepared by staff or consultants:
•

the 1970 Master Plan for the Town of Southampton was a
policy document that made a series of recommendations for
transportation and land use improvements throughout the
Town, with detailed advisory criteria for economic growth in
the East Quogue/ Hampton Bays community.

•

the 1980 Hampton Bays Commercial Center Plan, prepared
by the Suffolk County Planning Department, used a consumer
survey of needs and desires as the basis for its
recommendations regarding enhanced retail mix and
additional residential and cultural development in the hamlet
center. These specific use recommendations have evolved
and changed with respect to the market in private
development decisions over the last twenty years.

•

Shinnecock Canal Public Access Sites and Maritime Planned
Development District was a plan prepared by Town staff in
1996 which even though never submitted for official Town
approval has served as a useful background document for
planning decisions around the canal area.

•

the 1996-99 Comprehensive Plan Update was prepared by the
Town of Southampton Department of Land Management and

•

the Hampton Bays Hamlet Center Strategy, completed by
Hutton Associates in 1999 and approved that year.
Building on the Comprehensive Plan Update, the Hamlet
Center Strategy focused on the following elements:
- an improved pedestrian-scaled environment for the
existing eastern portion of the hamlet center, including
design criteria for new supermarket and associated
shops and for associated streetscape opportunities (this
has been developed in substantial compliance with
those recommendations, although proposed town green
has not proceeded due to issues in moving the post
office);
- new land use/ development options for that portion of
the study area west of State Road 24, including
zoning/ design guidelines for new roadside fast food
restaurants and associated adjacent development,
portions of which have been built, although a court
ordered agreement in response to a lawsuit has greatly
expanded the amount of retail supermarket space now
under development;
- integrated transportation planning and design
improvements for Montauk Highway, Good Ground
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-

•

Road, and associated linkage roadways, including crossaccess agreements through adjacent commercial
properties. Extension of Good Ground Road was
proposed to link to development west of Rt. 24 and north
of Montauk Highway. Montauk Highway traffic
improvements in the existing hamlet center were instituted
and have succeeded in mitigated traffic impacts in
conjunction with the new development.
new zoning overlay proposals for planned development
districts in the east and west hamlet areas, and HO/ HC
hamlet-scaled categories along Montauk Highway.

The Hampton Bays Hamlet Mixed Use Planned Development
District Study was prepared by Town staff in 2002. It focused
on the approximately 30-acre “Rosko Estate” deeded to the
Town as a gift. Located north of the commercial uses on the
north side of Montauk Highway, the site was evaluated
through a charrette process for a variety of alternative use
programs. Use of the site as a passive open space resource
for the community, but with adjacent development, was the
final recommendation. The Town then acquired the property,
now known as Good Ground Park, which is now under
detailed design.

These studies set a policy and planning agenda for future detailed
implementation that has resulted in this subsequent planning effort.

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)

1.2 Development Issues & Opportunities
The site area is the Montauk Highway corridor between the
Jones Road western hamlet boundary dividing East Quogue
and Hampton Bays, to the area adjacent to the Shinnecock
Canal representing the eastern boundary of the hamlet. Where
relevant the team surveyed specific parcel ownership, building
condition, and architectural or historic merit as a means of
analyzing development or redevelopment potential.

Project Scope
A number of specific issues were defined by the Town as a
charge for further study in the planning process. They include
the following:
- re-examining the implications of the existing highway
business zoning criteria in the area west of the rail
viaduct.
- consolidating the proposed uses surrounding the
proposed ‘Stop & Shop’ development into a more
integrated whole, mitigating negative traffic and visual
impacts.
- linking the economic energy of peripherral
development to the existing hamlet center, to the
benefit of both;
- examining the potential of the new ‘Good Ground
Park’ to add both new amenity and new economic
development potential to the hamlet center area;
- improving the function and appearance of the
commercial areas east of the hamlet center, between
the King Kullen and the Shinnecock Canal;
- defining ways to implement the objectives of past
Canal area planning, providing standards for new
development.
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Community Definition of Issues and Opportunities

Hamlet Planning Criteria

The community forum that examined issues and opportunities was
a useful event. The participatory small-group exercises defined a
comprehensive picture of the corridor, many aspects of which are
unchanged since the last charrette, but many of which have
experienced new ownership, use evolution, or contextual change.
The question, ‘if you returned after having been away for ten
years, what would you like to see?’ resulted in a community ‘wish
list,’ its visions for the future.

The following goals and objectives were developed
collaboratively by the Ad Hoc Advisory Committee on
the Hampton Bays Corridor Strategic Plan DGEIS. They
were initially intended to function as a guide to the Committee
as it reviewed this Bays Corridor Strategic Plan and developed
additional recommendations to address the hamlet’s future
comprehensively. Moving forward, they can be used as
criteria for evaluating new development proposals and
projects. Hampton Bays’ goals are expressed here as a set of
adjectives which characterize its current identity, and which
the community would like to see strengthened as it grows.

These ideas were examined in interactive sessions with
stakeholders and community leaders during the four-day charrette
that followed; the results of these design sessions are the topic of
this report. The top priority items were:
-

Create Green Entries/ Increase Landscape Buffers
Mitigate Traffic Impacts/ Improve Circulation
Preserve Character of Hampton Bays/ Small Town Feel
Provide Better Access Between Canal Area/ Hamlet Center
Implement Consistent, Pedestrian-Friendly Streetscape
Enact Stricter Zoning: Moderate Density/ Eliminate Nightclubs
Expand Pedestrian Paths/ Bikeways/ Trails
Site Parking Lots Behind rather than in Front of Buildings

These items reflect not only functional and environmental concerns
but also deep-seated desires for an attractive, low-scale and easilyaccessible community that integrates its various geographic and
functional subcenters.

Vibrant  Historic  Seaside
Ecological  Green  Safe  Distinctive
Vibrant Community


Hampton Bay’s hamlet center is the locus of community
activity:
The hamlet center is clearly defined and easily
recognizable.
The hamlet center is a destination for both area
residents and tourists. People may park and then enjoy
the area’s commercial and cultural resources as
pedestrians.
The hamlet center thrives with fully occupied
storefronts, unique local businesses, sidewalk cafes,
pocket parks and other elements that contribute to
street life.
Cultural and recreational (i.e. non water-based)
activities are concentrated in the hamlet center.
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Historic Community


The hamlet’s historic resources are protected and maintained.



Hampton Bay’s history as an agricultural and maritime
community is interpreted and celebrated through signage,
maps, exhibits, special events and the like.



Area development utilizes traditional and vernacular
architecture and design to contribute to the hamlet’s historic
character.
Maritime elements are used in appropriate and authentic
ways (i.e. not theme park).

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)


Biodiversity is supported on land and sea.
Landscapes are lush and complex, featuring native
species.
Marine life flourishes.



Drinking water quality is protected.

Sustainable Community
•

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.
“Walkability” is further promoted through pedestrian
friendly design, including sufficiently wide and
landscaped sidewalks; attractive street furniture; visual
interest provided by shop windows, landscaping,
public art, etc.



Where density is too sparse, or distances are too great, to
support pedestrian activity, alternative modes of
transportation (i.e. cycling, bus, trains, shuttles) are
supported.



New development is energy efficient, and uses renewable
resources and non-toxic materials to the greatest extent
possible.



New development is kept within community carrying
capacity in terms of:
Natural resources;
Public Infrastructure:
Community facilities and services, including schools,
libraries, public safety, senior services, etc.



The potential for the community to produce food, and to
obtain locally-produced food, is preserved and expanded.

Seaside Community


The biological health of the harbor is protected and enhanced.
Pollution from stormwater runoff and septic systems is
controlled.



The shore is protected from erosion, flooding and rising sea
levels.
Use of bulkheads is minimized.



Public access to the waterfront is maintained and enhanced.



Water-based recreational opportunities abound.

Ecological Community


Hampton Bays is a leader in environmental stewardship and
resource management.



Ongoing efforts are made to preserve the community’s
remaining open space.



The marine environment is healthy, and supports recreational
and commercial uses.
The vitality of wetlands and eel grass beds is maintained.
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Safe Community


Public safety systems — police, traffic, EMS — are able to
accommodate increases in service resulting from new
development.



Safe, separate, attractive and convenient facilities are provided
for walking and bicycling.



Traffic safety is increased, along with roadway Level of
Service (LOS).



Buildings are well-maintained and comply with all State and
local codes.
Conditions of overcrowding and illegal occupancy are
corrected.

Distinctive Community


Hampton Bays cultivates the character of a highly desirable
place — not only for people to live and work, but to visit,
vacation, shop, dine and recreate.



The hamlet is visually appealing, with an aesthetic that lives
up to its location in “the Hamptons.”
Movement through the hamlet retains its “country road”
scale and feeling.
The design or architecture, landscapes and other built
elements is traditional, rural and/or maritime, and rooted
in a northeastern aesthetic.
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2.

CORRIDOR DEVELOPMENT STRATEGY:
INTEGRATED TRANSPORTATION/
LAND USE/ DESIGN

2.1 A Vision for the Corridor: Conceptual Plan

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
around the Macy’s shopping center, linking this area to the
existing Hamlet Center to the east.


Put a renewed focus on Route 24 aesthetics and function,
examining opportunities for roundabouts.



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.



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.

The three main sectors of the corridor have both similarities and
differences, reflected in the proposed standards for development
and public/ private investment. The conceptual plan on the
adjacent page reflects the following overall approach:
Western Area: Transitional Entry


Maintain and enhance a more open space related visual
appearance (through acquisition of undeveloped land, use of
wooded setbacks, and definition of appropriate uses), defining
Hampton Bays as a concentrated hamlet center distinct from
East Quogue to the west.



Define design review procedures for new development to
control design, size and use, retaining existing uses but
discouraging lot mergers that would allow larger scale
commercial development, and encouraging cross-access
agree-ments to minimize curb cuts and traffic on Montauk
Highway.



Eastern Area: Transitional Entry


This eastern area, together with its ‘bookend’ western
sector, represent transitional entries to the main hamlet
center area described above. Like the western area, the
sector should maintain a more open space related visual
appearance (through wooded and landscaped setbacks and
definition of appropriate uses).



Use a rezoning overlay to control design, size and use of
new development, including roadway improvements west
of the canal and a landscaped entry roundabout
approaching an upgraded canal bridge from the east.

Provide framework planning and design criteria for key
potential developments, such as the potential reuse of the
Boardy Barn site and improvements to the County Park site
and rail overpass.

Central Area: Reinforce and Link Old, Newer Centers

In the emerging ‘Hampton Bays West’ area, create a rational
and attractive plan for the expanding concentration of retail
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Shinnecock
Canal

Hampton Bays
Center
Hampton Bays
(West)

Figure 1: Corridor Concept Plan
LIRR

Landscaped Setback

Subarea Focus

Roundabout

Tree-Lined Roadway
New

Roadway
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Ensure that redevelopment of the Canoe Place Inn respects
its historic value and significance to the community.
Promote its potential to fulfill the heritage tourism objectives
of the Town’s 1999 Comprehensive Plan Update. Continue
development of the adjacent Maritime Interpretive Center/
Park on the canal and, where possible and appropriate,
coordinate opportunities civic activity and improved
pedestrian circulation.
Encourage an approach to tourism development of the
eastern bank of the canal that can reinforce and capture value
from future cultural, park and marina uses, including a
reemphasis on water-related resort and tourism uses as
opposed to condo conversions of older motel sites.

These three areas should be linked by an overall
framework of roadways, open space, pedestrian/ bikeway trails,
and transit:

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
Hampton Bays West and the existing Hampton Bays Center
core.


Open space should build on the core parks and conservation
areas and expand using CPF resources. Open space linkages,
the venues for pedestrian trails or off-road bikeways, should
be accumulated as either purchased or negotiated easements
as they become available (for instance, as an additional rightof-way or easement from land adjacent to the LIRR rail line).
New roadway or auto cross access connections can include
bikeways and walkways. The off-highway bikeway is
conceived as an off-street linkage wherever possible—more
useful for recreational biking and/ or safe use by children and
teens. It utilizes easements adjacent to the rail line in the
west, new roadway/ cross-access alignments in the central
area, and Town owned easements or parallel residential
streets in the east, connecting to evolving trails into
Southampton Village.


Transit improvements were encouraged by many members of
Roadway connections should provide access parallel to
the public. Bus vehicles on a shared right of way are likely
Montauk Highway in order to minimize curb cuts and
the least capital intensive and most flexible transit method—
complicating traffic movements. They could be developed
therefore the first tier analysis is to investigate modification
by negotiating cross access agreements with private
or increase in service of existing County 10D and 10E lines.
landowners, but could also be created as a Town roadway (as
If there is demand, supplementing these somewhat
in the case of the proposed Good Ground Road extension).
meandering routes with targeted smaller vans or buses could
Shown, for instance, is a right of way for a central Good
be considered—maximum numbers of vehicles at minimum
Ground Road extension—connecting in the short term to
headways. In order to be feasible, such additional routes
Montauk Highway at the Route 24 intersection, providing an
should connect desired destinations along an efficient
option to Montauk Highway for Route 24 traffic. In the long
route—preferably linear, allowing bidirectional flow.
term it may be possible to extend Good Ground Road further
Shown is a suggested route that links western sites (senior
west to Montauk Highway immediately south of the new
housing and retail centers) through the west central area
Stop & Shop supermarket complex (this should be
(Stop & Shop, Macy’s and associated retail/ mixed use
accomplished through easements or acquisition from willing
development), to the central Hamlet Center (miscellaneous
landowners—but no eminent domain). This long term option
shops, King Kullen), to eastern uses (proposed residential
will maximize the internal linkage between the emerging
______________________________________________________________________________________________________________
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and canal related uses, such as retail, restaurants, and the
proposed Maritime Museum—many residents expressed
desire for transit between dock facilities and the central
hamlet center.
A corollary long term transit opportunity is the expansion of
the rail shuttle, with the potential for off-season linkages
throughout the Town, including Hampton Bays and possibly
the canal area.

2.2

Framework Plans

These potential linkages are shown in the following framework
plans for each portion of the site area.
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Off- Highway Bikeway

Landscaped Setback
Potential Transit

Figure 2: Western Framework Plan
Existing Open Space

Landscaped Setback

Potential Minibus Transit Route

Proposed Open Space Purchase

Proposed Bikeway/ Pathway

Montauk Highway Bike Lane
Cross-Access Linkages
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Figure 3: Central Framework Plan
Existing Open Space

Tree-lined Corridor

Potential Minibus Transit Route

Landscaped Setback

Proposed Cross-Access Links

Proposed Bikeway/ Pathway

Good Ground Road Extension / Cross-accessway/ Bikeway
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LIRR

Existing
Bikeway

New Gateway

Figure 4: Eastern Framework Plan
Existing Open Space

Landscaped Setback

Potential Minibus Route

Proposed Open Space Purchase

Off-Highway Bikeway/ Pathway

Montauk Highway Bike Lane
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agreements between adjacent landowners or through required
easements negotiated for individual parcels as part of public
approvals for expansion, use changes, or variances. Proper
location of curb cuts as sites develop or redevelop can also
ease traffic conflicts.

2.3. Detailed Plans
In each of the three areas (East, Central, and West), important
planning and design issues were brought out in the charrette.
Additional issues and ideas were raised during the draft plan
review by the DGEIS ad hoc advisory committee. This section
describes the proposed resolution of these issues—maintaining
and enhancing the existing character of Hampton Bays in terms
of use, function and design, and defining a framework for future
development of the corridor.

The graphic diagrams that follow show how such
improvements might be implemented in this part of the
corridor.
-

1) Western Area
Planning, Design, and Transportation Framework:
Maintaining a Wooded Ambiance
The western area is a transitional section between the adjacent
hamlet of East Quogue to the west and the Hampton Bays hamlet
center area to the east. In spite of more strip commercial and
highway business development on individual parcels over the last
twenty to thirty years, the corridor’s look and feel in this area is
still heavily influenced by its large areas of undeveloped land and
public open space. The continuation of this character is a major
recommendation of community participants in the planning
process.

In addition, as new and redevelopment of the area occurs
over time, positioning new structures with a generous
minimum setback, while requiring that parking be placed to
the rear, will de-emphasize development and improve visual
quality. A transitional overlay zone is proposed below in the
discussion of Landscape Design, and in Section 3.1 on
zoning, as a means of implementing this setback through
location-specific design guidelines and standards.

There are three key recommendations to achieving this objective:
transportation, land use, and landscape design.
-

Transportation: Minimizing the impact of curb cuts and
traffic will help treat the road as a more rural corridor. An
important technique is to provide a parallel circulation
corridor to Montauk Highway. These can be cross-access
agreements between adjacent parcels that can link parking
lots and be implemented over time, either through pro-active

Land Use: One obvious way to maintain the open space feel
of the area is to make critical undeveloped sites into publiclyowned open space. At the far western edge of the area, a
Town conservation land purchase of the large parcels
‘A1’and ‘A2 ‘ (shown in Figure 2) to the south of the
roadway would complement the existing public ownership of
land to the north.

-

Landscape design: Within this minimum setback (50’-0” or
more from the right of way), existing trees and groundcover
should be preserved, while brush and debris is removed and
new trees added as needed—creating a see-thru buffer that
maintains the natural wooded character of the Montauk
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Hamlet Design Concepts: Open Space Entry/ Transition Area

Roadway

Verge/
Walk

Existing Trees/
Native Vegetation

Lawn/ Building

highway corridor while allowing the necessary visibility for
businesses along the corridor. Existing trees and groundcover
should be supplemented as necessary within the buffer area to
replicate the dense, but open, feel of a mature deciduous forest.
Native species, particularly those that would likely have been
found on the property prior to development, should be used.
Some plants typically native to this area are large and small
deciduous oak trees, small understory pitch pine, medium-sized
shrubs such as mountain laurel and highbush blueberry, and low
growing groundcovers such as low bush blueberry and native
grasses such as Carex/ sedge. Plantings should be of varying sizes
and should be irregularly spaced.
In instances where sites have been landscaped with non-native/
ornamental species and landscape berms, the native buffer
described above should be re-created over time as these sites are
redeveloped through the site plan review process.
Development Concepts for Individual Projects

The graphics above show the 50’-0 ‘Transition Overlay Zone’
landscaped setback, intended to maintain the open space nature of the
western area as a gateway to the hamlet center.

The overall plan graphic on the next page describes currently
proposed development within the Hampton Bays corridor western
sector. It defines the secondary shared access easement between
parcels as well as roadside areas of landscaped setback.
Existing projects under consideration or recently acted upon by
the Planning Board or other body include a proposed medical
center and a senior housing development. Each were
recommended to include landscaped setbacks and proposed
easements to comply with preliminary recommendations in this
report. Projects currently in the planning process, to which some
of the setback and access concepts have been applied, include the
following:
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The Boardy Barn site
Possible development scenario for the Boardy Barn site

This site, the location of a seasonal Sunday afternoon club party
that causes much noise and traffic impact, is a use that many
community participants cited as one of their priorities for change.
The parcel is adjacent to the shopping center now anchored by the
Wild by Nature specialty supermarket, a retail location that
contains other local service or convenience shops, but that may
need reinforcement relative to the upcoming much larger Stop and
Shop supermarket. Its traffic entry and egress is offset from the
intersecting road to the south, necessitating its own traffic signal to
the east of the intersection.
Redevelopment of the Boardy Barn site could place
complementary retail uses next to the highway, with parking
behind, and with residential and/ or professional offices on upper
floors, strengthening the total complex. Circulation should be
oriented to the existing intersection, and a cross-access agreement
with the shopping center to the east could rationalize both parcels’
circulation—a new traffic signal at the new four-way intersection
(incorporating the Boardy Barn site access opposite) could be
synchronized with the adjacent existing signal at the shopping
center access and trailer park entry. An option could be to move
that existing light to the easterly shopping center entrance if the
trailer park entry could be shifted to that location as well.

LIRR
‘Wild by Nature’
Shopping Center

Boardy
Barn site

Potential
New Retail/
Office Above

Bank

Montauk
Highway

Existing
Traffic
Signal
Potential New Signal
Synchronized with Existing

The site could also serve as a transition for pedestrian and bicycle
easements. To the west these easements would parallel the rail line
on rear easements granted by landowners, and would shift south to
Montauk Highway through the Boardy Barn site, from there
continuing east along the highway setback to the rail viaduct.
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LIRR Viaduct/ County Park
The Long Island Rail Road (LIRR) viaduct over the highway
represents a transition to the central area of the corridor. However,
as a gateway element, it is a dark, rusted steel structure that shows
its age. Refurbishment and enhancement is recommended.
The community has long desired a defined entry and statement of
local identity. The bridge provides one such opportunity to meet
this objective, possibly through a decorative painting scheme (see
image, top right). Another approach, based on comments from the
public at the charrette, is to create a more attractive entry to the
County and Town parkland on the north side of Montauk
Highway— perhaps not only sharing access but even combining
administration and jurisdiction. One oft-mentioned comment is
that you can’t see Munn’s Pond from the road. Either replacing the
light gray chain link fencing with less prominent, less reflective,
and less visible dark metal, or completely removing it if feasible,
will allow the attractive wetland beyond to be seen from the road.

A simple refurbishment of the rail viaduct can signal a community gateway

This pond and surrounding wetland is actually an extension of the
Tiana Bay inlet (sundered by construction of the railroad and now
submerged in a culvert). If the inlet could be revealed as open
water on either side of the highway (similar to most other inlets
crossed by Montauk Highway), it would more accurately express
its environmental integrity.

Rather than chain link, the view beyond is revealed with less obtrusive
fencing — or none at all.
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2) Central Area

Good Ground Park. (see discussion of “Good Ground Green”
below).

Planning, Design, Transportation and Landscape Framework:
Creating A New Anchor for Hampton Bays and Reinforcing the
Existing Hamlet Center

Also carried over from the adopted 1999 hamlet center plan is
the proposal for a western extension to Good Ground Road—
thereby creating a secondary spine to connect the retail
concentration west of Route 24 with the older, established
hamlet center. In the short term, providing a linkage from the
hamlet center to the Route 24 intersection will give drivers an
alternative to Montauk Highway for regional traffic. In the
long term, the roadway might be further extended to Montauk
Highway south of the new supermarket, which would then
connect it to cross-access linkages from that point westward to
Bellows Pond Road. Enhancing the connections between the
western area and hamlet center would be to the advantage of
each, as well as draw local traffic from Montauk Highway.
Both links are recommended.

The central area of the Hampton Bays corridor extends from the
eastern railway viaduct and Bellows Pond Road to the edge of the
King Kullen shopping center.
Its two halves, divided by the Route 24 entry road, include the
emerging ‘Hampton Bays West’ area—the new Stop & Shop,
Macy’s, and surrounding development in the west—and the
existing ‘Hampton Bays Center’ hamlet center and continuing
redevelopment potential to the east.
The challenge is to balance the two. Given that the new
development magnitude of Hampton Bays West is an imposed
resolution, this strategy proposes taking advantage of its regional
drawing power to attract new business into hamlet center through
careful linkages, and complementary, as opposed to competing, uses
and development approaches.

Combined with other suggested access improvements to the
Macy’s/ Stop & Shop sites, this design approach will mitigate
circulation problems and make possible less auto congestion
and a more pedestrian-friendly ambiance along the central
Montauk Highway corridor within the existing hamlet center
area.

Transportation: Improved circulation for both vehicles and
pedestrians is key to both mitigating the traffic impacts of new
development throughout the central area and to improving the
Land Use: The new Stop ‘n Shop and recently renovated
functionality and vitality of the core hamlet center east of
Macy’s shopping center have established the area north of
Route 24. The 1999 Hampton Bays Hamlet Center Strategy
Montauk Highway as a retail destination. The south side of
recommended new cross streets at intervals on the long stretch
the highway is occupied by commercial and some industrial
of Montauk Highway between Springville and Ponquogue
uses, and will remain so, with redevelopment over time
Avenues, and remains valid today. New opportunities for
improving the area’s visual character. As discussed in section
siting such cross streets will be created with the addition to the
3.1 on zoning, the application of residentially-scaled design
area of the “New North Main Street” running parallel to, and
north of, Montauk Highway, and planned to provide access into
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criteria through the Town’s Hamlet Office and Hamlet
Commercial (HO/HC) designations, and the proposed transitional
overlay zone, will control the scale of new projects as well as
increase corridor open space and landscaping. The west central
area’s remaining large tract of vacant land is the subject of the
Tiana Commons mixed use PDD application discussed below.

In the west, large parcels of open space will be preserved, flanked
by densely developed sites. The challenge will be to soften the
visual impact of large buildings and parking lots with appropriate
landscaping. In the central west area, utilizing the same wooded
landscape setbacks as in the west area can continue the transition
and mitigate the suburban feel with a more natural approach.

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 total 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.

In the core hamlet center, a more regular tree-lined corridor will
define the area. New vest pocket parks and plazas are proposed to
reinvigorate existing uses, while streetfront siting guidelines for
new development will reinforce the existing small-town
ambiance. At the same time, creation of a new retail environment
north of Montauk Highway as a transition to the planned Good
Ground Park—i.e. the proposed Good Ground Green—can
extends the existing casual look and feel of the downtown area.

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 is 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 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.

Both of these west central and east central areas host a number of
potential projects that will affect the hamlet’s future character,
which are examined in more detail on the following pages.

Landscape design: Any road or traffic circulation improvement
will provide opportunities for highly visible landscape
improvements, including the proposed New North Main Street,
hamlet center cross streets and Good Ground Road extension.
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Hampton Bays (West)

‘Tiana Commons’ site

Development Concepts for Individual Projects

‘Tiana Commons’ is a proposed mixed use planned development
district (MUPDD) for a two-parcel site immediately to the west of
Stop & Shop. The project is significant as it will occupy the last
major vacant property along Montauk Highway in Hampton Bays,
totaling 19.5 acres, with frontage on both the highway and Bellows
Pond Road. While much of the site is currently vacant and
wooded, the smaller parcel, with access on Bellows Pond Road, is
occupied by a non-conforming junk yard.

Stop & Shop
Development of the Stop & Shop retail complex has recently added
a 50,000 square foot supermarket and internal drug store, which is
expected to bring additional traffic and other infrastructural
demands to the area. It will be a regional draw, attracting shoppers
from along the Route 27/ Sunrise Highway corridor and the Route
24 corridor as well as the local connections along the Montauk
Highway. This Route 27 regional traffic in the current
configuration will use the Route 24 corridor for entry and exit onto
Montauk Highway and into the site, putting extreme pressure on
the central Route 24/ Montauk Highway interchange.
The Stop & Shop development in part mitigates some of these
impacts by incorporating a portion of a secondary cross-access
agreement—connecting the supermarket with the adjacent retail
shopping center (Macy’s). The potential to further improve traffic
flow by connecting both sites directly to Route 27 via a newly
created service road (see concept plan, below) was considered, but
ultimately rejected because the land required for such a connection
is in the Central Pine Barrens Core Preservation Area and may not
be developed. The idea also attracted community concerns that
direct access from Route 27 would make it easy for shoppers to
bypass the hamlet and thereby eliminate any potential for the new
uses west of the Route 24 intersection to bring customers into the
hamlet’s downtown.

Development here provides an opportunity to fulfill an objective of
the 1999 Comprehensive Plan Update for cross-access linkage of
the major developments west of SR24, beginning with the Macy’sanchored shopping center, moving west to Stop ‘n Shop and
finishing with an egress through the subject property onto Bellows
Pond Road. The access would pass through land that presently
hosts the junk yard, potentially providing not only a road
connection but removal of a less than optimal land use.
Connections to regional bike lanes and pedestrian paths are also
possible. Cross access agreements are typically required by the
Planning Board as part of the site plan review process (§330182.O).
The Tiana Commons PDD application, first made in November of
2006, raises several key issues regarding the site’s future, including
the density of development, use mix, site layout and design, tax
assessment implications and potential public benefits:


Residential Yield: Current zoning of the property is split, with
4.5 acres of HB fronting on Montauk Highway and 15 acres
zoned for R40 single-family development toward the rear. A
number of factors suggest that the site may be an appropriate
location for the increased density achievable through the PDD
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mechanism. These include the level of development that has
occurred in the surrounding area, the location’s proximity to
major supermarket and shopping center developments, and
smart growth principles that encourage residential density near
activity centers in order to promote walkability and minimize
the impacts associated with vehicle travel. Other indications
that this is an appropriate site for increased density are the
Town’s designation of it as a RRAD (Residential Receiving
Area District) 1 and its situation in the Pine Barrens Compatible
Growth Area — i.e. it has been designated as an appropriate
location to receive density from the redemption of Pine Barrens
Credits (PBCs).
Despite these conditions, the Tiana Commons PDD application
has attracted strong opposition, particularly from the Hampton
Bays Civic Association (HBCA), in large part for the density it
proposes — 72 condominium residences plus 20 rental
apartments. Concurrent with the completion of this Corridor
Strategic Plan, the Civic Association issued its own Vision
Plan for the hamlet as a whole (July 2009), in which it takes a
no growth position, advocating a net “zero density” increase
hamlet-wide 2. Under this position, a density bonus on the
Tiana Commons site would be acceptable only if it were offset

1

The Residential Receiving Area District is an overlay zone where
development rights or Pine Barrens credits may be transferred as of right in
accordance with the provisions of §330.230 - §330.239 of the Town Code. In
a RRAD, the density of the underlying zone may be doubled so long as it does
not exceed two units per acre, and there is an accompanying transfer of
sufficient development rights or density credits.
2
The HBCA plan is a volunteer-produced document submitted to the
Town to represent the organization’s interest in future planning for Hampton
Bays.
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by a quantity of open space preservation directly corresponding
with the increase in the number of bonus units.
The Town Code states that planned development districts may
be established as receiving sites for development rights or Pine
Barrens credits or as a method of providing incentives to
development providing substantial community benefits or
amenities. In this instance, the Tiana Commons location is
among the last potential landing areas for Pine Barren Credits
in the Hampton Bays School district, other qualifying
properties having been either preserved (e.g. Good Ground
Park) or developed without credit redemption. While no PBC’s
have either been placed on the market or redeemed in Hampton
Bays, there are 17.7 acres of privately owned, vacant and
unpreserved land in the Pine Barrens Core Preservation Area in
the Hampton Bays School District. The land is currently zoned
CR-120 and, when registered, would yield approximately 4.81
Pine Barren Credits (.27 credits per gross acre in the CR-120
zone). Any increase in density granted on the Tiana Commons
site should be predicated on a well-documented, good faith
effort to obtain and redeem these potential credits, which are
held by three separate owners. Since the subject property is
located in the Pine Barrens Compatible Growth Area, such an
effort to redeem potential Pine Barren Credits is also likely to
be called for by the Central Pine Barrens Commission, which
has jurisdiction to review rezoning and development of the area
as a PDD.
Use Mix:The proposed inclusion of retail in a mixed use
development on the Tiana Commons site raises concerns about
the potential impact of new retail space in the area on the
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Figure 6: West Central Area Conceptual Plan
Tiana Commons Mixed-Use
PDD, as proposed
-
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traditional hamlet center, which lacks vitality and currently
contains vacant and underutilized storefronts. Downtown
revitalization is a priority community goal, and expansion of
the growing commercial center west of Route 24 should not
take precedence over bolstering the core. Any rezoning to
allow retail at Tiana Commons should therefore be carefully
crafted to specifically identify and permit only uses that would
complement rather than compete with the hamlet core. It
should also be based on a study clearly demonstrating that the
proposed retail would have no adverse affect on the economic
viability of hamlet center businesses. Economic concerns
should be addressed in the project’s SEQRA review.
SEQRA review typically analyzes alternative development
scenarios and there are a number of other uses potentially
appropriate for the site which should be considered. These
include:
1. The “no action” scenario of maintaining the HB zoning
in the portion of the site fronting Montauk Highway.
The area is flanked by existing HB uses and retaining
the HB designation on the subject property would
provide for continuity of character. Although the
visual character of the area is in need of improvement,
this is expected to happen over time through
implementation of the area-specific design guidelines
discussed elsewhere in this Plan. The “no action”
scenario would also include the development of 25 asof-right residential units on the R40 portion of the
property (with PBC redemption).
2. Office uses. Medical facilities have been noted as a
type of office use increasing in the general vicinity.
New medical uses could build on those existing to
create synergy, as consumers of these services seek to

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
cluster their appointments. Office uses are generally
permitted in the HB zone, with medical offices
requiring special exception approval from the Planning
Board. They would also be allowed under a zone
change to Hamlet Office (HO), which is proposed for
nearby portions of the highway, Office Business
District (OD). They could lend themselves to mixed
use development in a PDD scenario.
3. Live-work units. Live-work units are another type of
mixed use, with the residential space either owner
occupied or used to provide employee housing.
Examples include apartments with office space,
commercial storage space, or contractor workshops.
The commercial uses would be less likely to compete
with those in the hamlet center.
4. Industrial business uses or light industrial. Certain
aspects of the site suggest the potential for
accommodating these uses — e.g. the property abuts
Sunrise Highway and a utility corridor, both limiting
potentially adverse impacts on neighbors. Given the
size of the site, ample buffers could be designed for the
limited number of homes abutting it on the west.
Industrial or semi-industrial use would avoid the issue
of new retail space potentially competing with
established commercial properties. At the same time, it
would produce tax ratables and not add to local
population.
Although development of the site that does not include
a residential component of any kind would be
preferable from the standpoint of some community
members concerned with population density, any use of
the site that does not redeem Pine Barrens Credits
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could create issues with the Town’s compliance with
the Central Pine Barrens Plan, as noted above.


Tax Assessment Implications: In addition to the issue of
potential economic impacts on the hamlet center, the economic
analysis conducted for Tiana Commons should address the
difference in Town property tax revenues between
condominium units and single-family homes. The project EIS
should identify potential mitigation for this discrepancy and its
impacts on the Town’s ability to provide community services.



Site Layout and Design: Any project on the subject site should
incorporate cross-access between the Stop ‘n Shop
development and Bellow Pond Road, with a north-south
connection to Montauk Highway. Such cross access should be
designed to accommodate pedestrians and cyclists as well as
motor vehicles.
Design considerations for a mixed-use PDD should stress a
north-south spine road with a landscaped median, flanked by
buildings in a traditional streetscape pattern. The Montauk
Highway frontage should adhere to proposed design guidelines
for the area, including a wooded setback from the highway
similar to that in the nearby McDonald’s. Existing trees in
this setback area should be maintained.

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
When no Pine Barrens Credits or other development rights are
available with the project’s school district, as has been the case
in Hampton Bays, the Town requires either a cash payment so
that it may acquire open space or credits through purchase
(commonly referred to as “cash-in-lieu-of”), or “substantial
community benefits or amenities” per §330-240.D of the Town
Code. Cash-in-lieu-of amounts should be calculated fairly,
based on the density bonus provided. The Town should be
able to use the cash to retire development rights on property
that would have yielded an equivalent number of units to the
density bonus. Market rates should be used, obtained through
a process comparable to that of property appraisal — that is,
through a review of recent relevant sales.
It is recommended here that the Town review and strengthen
the policies and procedures used for calculating and utilizing
cash-in-lieu of payments. Issues to be addressed include how
to obtain Pine Barren Credits for purchase when none have
been registered in the area (possibly through pro-active
outreach to property owners), and when and how to decide to
use funds for acquisition of other (i.e. non-Pine Barrens) openspace properties. Cash-in-lieu of funds should be spent in a
timely manner to avoid the reduction in buying power that
comes as property values increase.

When identifying public benefits and amenities to be provided,
the current code requires a baseline analysis to determine the

Public Benefits: In Hampton Bays, and elsewhere in the Town,
allowable yield on an as-of-right project on the subject
community members are increasingly concerned that the
property. This baseline should also identify what would be
public benefits provided by developers be commensurate with
required from the applicant through the normal course of
the zoning incentives granted by the Town through the PDD
planning review on an as of right project, such as cross access
designation. As noted, there are the principal types of public
provisions, compliance with landscaping and design
benefits associated with PDDs are Pine Barrens Credit
guidelines, and the mitigation of traffic and environmental
redemption and substantial community benefits and amenities.
impacts. Project components identified as part of the
“baseline” should be weighed carefully in calculations
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concerning the public benefit package that is provided in
exchange for the PDD incentive.
PDD public benefits should also be linked to identified goals
and needs of the hamlet where the project is located. For
example, although workforce housing development is a
general Town-wide goal and one of the stated “long-term goals
which the Town Board wishes to achieve by [its PDD]
legislation,” it is not widely considered a public benefit in
Hampton Bays, where median housing prices in 2008 were
nearly half those of the Town as whole. The hamlet, as noted,
places a strong priority on open space preservation, either
through PBC redemption or the sterilization of development
rights on property elsewhere in the hamlet. Within this
priority, preference should be given to preserving open space
with the greatest public visibility or environmental
importance—e.g. on Montauk Highway or the waterfront—
with neighborhood-based parcels receiving secondary
consideration.
Planned public projects in need of support, which could be
considered in a package of public benefits, include
development of the proposed “North Main Street” in the
hamlet center and completion of Good Ground Park directly
abutting it. Additionally, the Town is interested in reducing
the operating costs associated with its current lease
arrangement on the Hampton Bays community center building
on Ponquogue Avenue in the hamlet center.
Hampton Bays Plaza (Macy’s and associated retail)
The recent refurbishment of the existing Hampton Bays Plaza
shopping center is welcomed. The new Citibank and Petco
establishments are useful additional draws, but as plans emerge for
how to increase the desirability of Macy’s as an anchor store
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destination address, it is important to consider the Plaza as a
whole, especially in the context of access and relationship to
adjacent uses.
An important example of such long-term opportunities is the
potential of working with Macy’s and the shopping center owners
to extend the roadway entry from Route 24 westward through a
portion of the center to Stop & Shop and beyond should be
considered. Such a roadway would directly benefit Macy’s,
serving as a front door to this anchor destination, and would link
to a similar drop off relationship to Stop & Shop using a cut
through the Plaza. The retail space lost by such a move could be
made up with freestanding buildings on the site’s Route 24
perimeter (shown on the concept plan), which would have the
corollary benefit of better defining the site with respect to adjacent
roadways.
Other Crucial Properties


Sunoco Station– Easements or purchase needed for crossaccess linkages (now operating as a car repair facility while
undergoing environmental remediation for petroleum spillage).



Properties South of Montauk Highway- Similarly, in the longer
term, further cross access agreements on these properties
should be sought in order to extend the access from Montauk
Highway south and east adjacent to the rail line to the Good
Ground Road extension south of Route 24.

As these sites redevelop over time, the proposed application of
Hamlet Office/ Hamlet Commercial (HO and/or HC) zoning
classifications will maintain the modest scale of current
development. This rezoning, recommended in the 1999 Hamlet
Center strategy, will control use, bulk, siting, and design of future
development, including restrictions on site assembly of adjacent
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properties for redevelopment as larger establishments. It is
discussed further in section 3.1 of this report.

Transportation Planning and Intersection Design
Montauk Highway Access
The two major intersections in the western central portion of
Montauk Highway—Route 24 and the current Macy’s entry
immediately to its west—are impacted by the growth of traffic
along Montauk Highway from the west. The ideal configuration
for these intersections, rather than a traffic signal, is a modern
roundabout—the intersection design of first consideration by
NYSDOT for such situations. Such a design would allow the free
flow of traffic, a desirable objective as opposed to the queuing
associated with traffic signals. In fact, should the longer term
Good Ground Road extension proceed to the west and become a
local entry of choice to Stop & Shop and related uses, it is possible
pending further study that the traffic light at the McDonald’s entry
to Stop & Shop might no longer be needed.
In the short term, the two roundabouts (rather than traffic lights)
are not recommended due to the fact that two lanes would be
required, based on current origin/ destination assumptions (which
include both cross-access connections to Bellows Pond Road and
anticipated Montauk Highway traffic growth). However, the
mitigating effects on Montauk Highway traffic of the recent Route
39 lane additions further to the east—i.e. encouraging eastbound
traffic to stay on Route 27 as opposed to Montauk Highway—
could reduce traffic through the intersections and increase
roundabout feasibility. These and other circulation and roadway
designs in this report are recommended options to be tested in the
Generic Environmental Impact Statement.
Landscape Standards

A possible new mini-bus route is shown in red above, compared to the
meandering county bus route shown in black. This potential was
suggested at the public meetings as a direct and simple connection
between the Hampton Bays west area, the traditional Hampton Bays
Center, and the canal renovation to the east.

Along the corridor in this west central area, as with the western
area previously described, informal and naturalistic tree cover is
the standard, along with low height natural grasses (as opposed
to evenly spaced street trees and mown verges next to the road).
Where new uses are proposed on undeveloped sites, keeping
major existing trees in the frontage area is an important standard
(as successfully implemented at the nearby McDonald’s, as
suggested in the 1999 plan). This will provide a natural,
transitional framework, visually tying together the area and
mitigating the manicured, suburban ‘highway business’ look.
Sidewalk networks should be completed where necessary, but
more important are pedestrian, as well as auto, cross-access
agreements to encourage walking between adjacent buildings, not
driving next door.
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Hampton Bays Hamlet Center Area
Development Concepts for Individual Projects
Route 24 Intersection:
Montauk Highway/ Good Ground Rood Extension
This proposed new four-way intersection requires careful design.
The alignment of the Good Ground Road extension from the
hamlet center north to Route 24 must skirt adjacent Town-owned
conservation land which is prohibited from development. At the
same time, it should take advantage of the land’s scenic nature as a
feature of the new roadway.
In the long term, if other circulation initiatives occur, the
intersection of Montauk Highway with Route 24 could be
developed as a roundabout, offering the opportunity for creative
landscaping which can help mask the visual impact of surrounding
land uses. Mounding in the center of the roundabout and heavily
landscaped buffers within the edge right of way can reinforce the
evolving attractive entry to Hampton Bays.

Natural landscaping at the Hampton Bays McDonald’s (below)
or the Suffolk County Credit Union site in Riverside (above) should
be replicated as a standard in transitional areas in the western and
eastern entry portions of the corridor.

Any new alignment must include new landscaping that
complements or replicates (at no cost to community volunteers)
the attractive work in the current median by the Hampton Bays
Beautification Association.
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Hampton Bays Center/ Montauk Highway Entry Corridor:
From Route 24 to Springville Road
As defined in the 1999 Hampton Bays Center Vision and Strategy,
residents felt strongly about maintaining the residential scale and
informal quality of the architecture along this attractively treed
entry into the central area.

.
Current conditions consist of heavy traffic into a traffic signal at the
Rt. 24/ Montauk Highway intersection, with the diner as visual focus.
Potential Good
Ground Road
Entry/ Exit

Visual Focus (e.g. existing diner,
special landscape feature or other
icon)

An extension of Good Ground Road would extend from Springville
Road along the rail track, curving north to intersect Route 24. The
visual anchor provided by the diner should be preserved.
In the long term, Good Ground Road could also extend further west
to intersect Montauk Highway opposite McDonald’s. If traffic
conditions improve, a modern roundabout at the Route 24/ Montauk
Highway intersection could add a further attractive focal point for
the Route 24 axis.

In the interim period, a particular older building was demolished
that the 1999 plan proposed to keep, but the new structure
approved to replace it (Friendly’s Restaurant) was built as a
relatively unobtrusive and benign addition, a one-story residential
style that avoided the typical chain restaurant look, fitting more
easily into the local vernacular.
Along this entry corridor, leading into the hamlet center, Hampton
Bays’ attractive landscape character is first encountered, marked
by the presence of large trees with shady, overhanging branches.
These qualities should be kept and enhanced. Rather than the
more naturalistic transitional landscaped buffers encouraged to the
west of the Rt 24 intersection, this entry corridor should consist of
formal and regularly-spaced trees, flanked by residentially-scaled
commercial buildings.

‘Good Ground Green’: Historic Ambiance for Themed Retail
Once in the central area of the hamlet center east of Springville
Road, the district to the north side of Montauk Highway has a
different quality than the south side—a more residential feel,
characterized by historic houses, vernacular residences converted
into antique or other shops, informal free-standing retail
buildings, and various accessory barns or outbuildings to the rear
of the sites. Most parcels are long and thin in shape, fronting on
Montauk Highway, and mostly undeveloped to the rear.
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Behind these parcels is an approximately 30 acre undeveloped
tract that the Town owns and is developing as ‘Good Ground
Park’. The park will be mostly passive with informal landscaping.
The Town has proposed a road to serve both the park and the rear
of the parcels, opening them for new uses. 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. Development along New North Main should be held to
location specific design standards established to bring new uses to
the street front and create interior parking as illustrated in Figure
8.
The charrette yielded a concept for development, based on looking
at how this area could provide what the Hampton Bays hamlet
center lacks—small, high-quality shops that could act as a regional
draw, attracting consumers that in turn would support the hamlet
center’s mom and pop local businesses,
Putting these needs and opportunities together, the concept of
‘Good Ground Green’ emerged The approach is to encourage,
through site-specific design guidelines, incentives and public
investment, redevelopment of existing residential and accessory
barns, garages, and other structures and the building of new
compatible structures, laid out in a somewhat informal style. New
uses along New North Main will front on the street, with parking
in a series of small, connected lots to the rear. Parking would
ultimately be shared by uses fronting on Montauk Highway as
well, and cross access would be developed along a north-south
axis in order to create a kind of street grid that would improve
overall circulation. Some cross access would be vehicular while
others simply landscaped pedestrian paths. The ultimate effect
would be of integrated development akin to a mews or commons.
Amagansett Square is an oft-mentioned model.

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
Charrette participants suggested a possible market theme of
small-scale home furnishings and antiques, building on similar
successful shops in the area, and taking advantage of what is one
of Southampton’s characteristic hobbies—residential real estate,
its frequent turnover and constant renovation. While the Town
would not mandate a specific set of uses, incentives could be
devised, such as expedited review and relaxation of outdoor
display regulations. Programmed activities in Good Ground Park
or the nearby pocket park serving as an entry transition into it,
such as outdoor concerts and art shows, will attract foot traffic
into the area and increase its attractiveness for businesses as well.
Publicly-sponsored infrastructure improvements, creating a
network of intimate roadways and walkways serving the
development, may also be used an as incentive.
Developed to this concept, Good Ground Green would be a
project in which the whole is larger than its incremental parts—
individual market draws, in sum equivalent to the demand of an
anchor store, while maintaining the small-scale character that is
quintessential Hampton Bays.
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Figure 8: Illustrative Concept Plan
for Hampton Bays Center

Good
Ground
Park

‘Good Ground
Green’: Proposed
new buildings and
cross access roadways

New east-west roadway,
serving new commercial
corridor fronting onto park
Commercial and
community service
buildings: new
construction and
renovated barns or other
historic structures

CPF
Offices
Memorial
Park
Once Post Office moves west one
block, renovate old Post Office
building, for community use to
complement Nutrition Center (as
proposed in 1999 plan)

Optional road
alignments and
illustrative parking
fields

‘Cinema Square
Landscaped Entry Plaza
replacing first row of
parking, made up in
shared lots and to rear

North of Montauk Highway, shown is a concept plan for ‘Good
Ground Green’ themed retail development (household furnishing and
antiques), an informal transition between Montauk Highway and the
new Good Ground Park to the north. More detailed planning will be
required to define exact circulation corridor locations and building
sizes.

King
Kullen

Illustrative infill buildings
linked by cross access
agreements

Post Office Plaza:
Landscaped entry plaza fronting
potential new post office, freeing
old post office for use as
community center

South of Montauk Highway, shown is a concept for creation of
‘bookend’ public spaces at either end of the central portion of
Hampton Bays Center, coupled with infill development and cross
access linkages, filling in ‘missing teeth’ and establishing a new
and attractive tone for future development.
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Post Office Plaza and Cinema Square
One of the unaccomplished goals of the 1999 plan was to create a
‘hamlet green’ for Hampton Bays, a central focus of civic pride.
The new Good Ground Park will provide needed open space, but it
will be largely passive. The proposal put forward in the 1999 plan
was to relocate the post office across Ponquogue Avenue and
reuse the building as a community center, renovating the rear
parking lot/ service yard as a public green. Due to post office
budget constraints, moving across the street was not successful,
and the current community center was built on that intended site in
its stead.
Ten years later, new opportunities need to be examined. Rather
than one green, the potential for a series of public spaces could
give the hamlet center the identity it seeks. Already the
community is moving in this direction—the new Memorial Park
next to J.T.’s provides an entry transition to the Good Ground Park
site beyond, a route reinforced by the adjacent new Town
Community Preservation Fund (CPF) offices.
Post Office Plaza: One possibility is to return to the concept of
relocating the post office—its need for expanded space has not
diminished, and another site might become available.
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street—a pedestrian entry to the larger Good Ground Park (and to
the proposed ‘Good Ground Green’ retail campus). Lost parking
could be made up with new parking to the rear and from available
spaces and service connected to the adjacent current post office.
Cinema Square: As an anchor to the western end of Hampton
Bays Center, a 60’-0 depth portion of the parking lot in front of the
movie theatre could be developed as another town green space—
punctuating the entry/ exit of the village center core with an area
for meeting friends before a film or relaxing afterwards. (Again,
such an approach, while it would involve public funds, would
require voluntary participation by the landowner).
With the long-proposed and currently reiterated removal of the
now-obsolete ‘spite fence’ separating the site next door, the square
could make possible an enhanced symbiotic relationship between
the adjacent restaurants and shops and the natural market of eager
filmgoers. Displaced parking can be replaced with underutilized
spaces to the rear of the theatre and by shared space from adjacent
daytime-oriented commercial sites linked by cross-access
connections.

For instance, redeveloping the ‘mini-shopping center’ site on
Montauk Highway adjacent to the Bank of New York could
provide an expanded post office and also allow a small public
square to be created in its front parking lot area, while still
allowing room for a drive through entry. (This idea would be
contingent on the active support and participation of the
landowner—neither the Town nor Post Office would engage in an
involuntary taking of private property for such a venture). This
plaza would anchor the eastern end of Hampton Bays Center,
relating visually to the just-completed memorial park across the
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Other Development: Long-Term Infill, Parking and Cross-Access
The central Hampton Bays Hamlet Center has its charm, but the
area along the south side of Montauk Highway from Springfield
Road east midway to Ponquogue Avenue, as well as along Good
Ground Road adjacent to the rail tracks, also has an unfinished
look and feel—characterized by street-facing parking lots, variety
of setbacks, and varying scales, heights, and styles of building.
Much can be done with landscaping to tie the area together, but
defining design standards for new development can lend more
consistency to the built environment:
• Infill buildings can replace missing teeth and reinforce
streetfront pedestrian ambiance.
• New development should relate to a ‘build-to’ line that will
gradually introduce a street wall similar to the area around
Ponquogue Avenue and Montauk Highway.
• Cross-access linkages, for both autos and pedestrians, will
help minimize unnecessary auto travel from one errand to
another, linking parcels from east to west and Montauk
Highway and Good Ground Road from north to south.

•

parking areas and destinations parallel to Montauk Highway
and Good Ground Road.
In the ‘Good Ground Green’ area, a more campus or park-like
environment of curvilinear off-street paths is desired. This
area, although it would be developed by individual
landowners according to a common plan, should each use the
same agreed pathway details, which should be the same as
those proposed for pedestrian paths in Good Ground Park to
the north.

Street tree
Awning

Street Light
With Banner
Parking Lane

Hampton Bays Center street standards from 1999 Report

Landscape Standards
The more urban, pedestrian-related standards defined in the 1999
Hamlet Center study are even more pertinent to Hampton Bays
Center, refined as needed in terms of the proposals above:
• On-street sidewalk upgrades of colored concrete and granite
curbs, as previously proposed, will improve the visual
appearance of the center—the brick edging is now a tiredlooking and weed-infested maintenance headache. New trees
should be added where needed and existing trees should be
better pruned. Tree grates should be installed.
• The proposed approach and details for off-street pedestrian
paths should be encouraged, providing east-west links of
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3) Eastern Area
Planning, Design, and Transportation Framework:
Creating an Attractive and Functional Entry
The eastern sector and its counterpart western sector are
‘bookends’ to the more urbanized Hampton Bays hamlet center
area. This eastern portion of the corridor is a transitional area
between the adjacent ‘Shinnecock Hills’ area and the hamlet
center, featuring an evolving canal development of mixed-use
attractions and a stretch of highway related businesses which
could welcome streetscape improvements.
The eastern corridor’s look and feel in this area is somewhat
suburban, but characterized by an open space ambiance. Like the
western entry area, the further expansion of this wooded, informal
character, while taking advantage of development opportunities
for civic and public benefits, is a major recommendation of
community charrette participants.
Again, there are three key tactics to achieving this objective:
transportation, land use, and landscape design.


Transportation: More detailed investigation of major
intersections is proposed to facilitate traffic movement,
including a free-flowing entry roundabout at County Road
39A/ Montauk Highway, and new traffic signalization
immediately west of the canal to remove the need for east
bound traffic to travel west before making a u-turn. The shift
of the intersection of Old Riverhead Road further to the west
along Montauk Highway will resolve safety issues arising
from the current location’s poor sight lines due to the adjacent
rail overpass. While the eastern area does not lend itself to a
parallel corridor to Montauk Highway such as Good Ground
Road, cross-access agreements in key areas can link parking



lots and be implemented over time. Traffic conflicts in the
area west of the r
ail overpass can be resolved by replacing pull-in parking with
a local service road. Bike lanes and pedestrian linkages
should be added where feasible.



Land Use: New development, as it occurs, should reinforce
the desired entry corridor effect. The area around the canal is
both underutilized and in need of aesthetic improvement.
Expanding the restaurant area on the east side of the canal can
add to the attractiveness of the entry. On the west side, the
proposed maritime park offers the opportunity for expanded
public access to the canal as well as creation of a new civic
space for community use. Careful consideration of the Canoe
Place residential proposal should result in historic recognition
of the site.



Landscape design: Again similar to the western sector, in the
area in the east leading up to the rail viaduct, a minimum 50’0” setback should be provided for new development, keeping
existing major trees and limited ground cover up to a 3’-0”
height. This should be supplemented by new landscaping,
using native trees and plant material, especially new pine
trees along the roadway edges, to maintain year round
greenery and complement the nature of the existing tree cover
in undeveloped parcels. In the area west of the rail overpass,
creation of a service lane on the south side of Montauk
Highway should feature tree planting and pedestrian
walkways.
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Development Concepts for Individual Projects

central turning lane in the center of the highway would allow
westbound entry and exit to the service area.

The ‘Asphalt Jungle’: A new access and landscaping approach

In addition, it is recommended here that the Town acquire the 6.3
acre parcel opposite, on the north side of Montauk Highway, for
open space and scenic conservation, taking into account that a
portion may be needed to complete the slip street scheme. Town
acquisition of this property would also make it possible to shift
the Old Riverhead Road intersection west in order to avoid
sightline problems at its current location adjacent to the rail

During the Hampton Bays charrette, the area of services, stores
and restaurants on the south side of Montauk Highway
immediately west of the rail overpass came to be known as the
‘asphalt jungle’—a paved and treeless area in which
perpendicular parking in front of buildings is accessed directly
from the roadway, provoking safety and aesthetic concerns.
In meetings with landowners (all were invited, and most
participated), a new approach was devised. The highway is
especially wide at this point, due in part to a large shoulder to the
north that is used for informal parking, another safety issue with
pedestrian road crossings. Taking advantage of this width, the
highway can be restructured within its existing right of way to
create an adjacent curb and parallel one-way service lane,
providing both parallel parking for large trucks and angled parking
for customer automobiles. A pedestrian walkway runs between the
angled parking and the buildings, minimizing pedestrian/vehicular
conflict.

Detail of Plan: Montauk Highway/ Service Road Circulation and Parking
(Inset A from next page plan)

This service lane, also known as a “slip street,” would be divided
from the main highway, as shown in the adjacent sketches, by a
12’-0” landscaped island with trees and groundcover. The lane
would be located on an easement granted by the landowners, and
the parking provided could be shared between businesses to
maximize efficiency (some uses are daytime oriented and some
nighttime, so that sharing can reduce the need for paving). In
addition, the parking lots to the rear of most buildings can be
connected by an access easement, allowing additional sharing and
egress opportunities.
The service lane/ parking area would be accessed at approximately
\
four points only, reducing pullouts onto Montauk Highway. A
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Figure 9
East of Hamlet Center Highway Development
Old Riverhead Road
(relocated to west)

Concept Plan

Section, Looking East

Montauk Highway

Service Road

Parking

Parking

Bike Travel W Turn Travel E Bike Median Park Service E Diagonal Park Walkway
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overpass. Moving the intersection opposite the easterly exit from
the service road would make a desirable four-way crossing.
However, because one or both these transportation improvements
would require some use of the proposed conservation site,
acquisition should be structured to ensure they would not be
prohibited—as is the case with CPF funding.

Canal Area Development
The eastern anchor of the corridor is the potential development on
either side of the canal. Recent proposals for possible ferry
service from the canal to the North Fork only accentuate the
potential of this important location. The canal has been the subject
of a detailed 1996 planning study by the Town—although never
officially adopted, the options outlined in that report remain valid,
and the recommended ‘moderate’ approach to development
remains the model against which other proposals are judged.

Maritime
Heritage
Canoe Place Interpretive
Center
Site
(concept)
(concept)

Maritime Center/ Canoe Place Proposal
The Town of Southampton is developing plans for a maritime
heritage interpretive center at the Shinnecock Canal. The planned
outdoor learning center and park are to be built on three acres of
Town-owned property on the west side of the Canal and the north
side of Montauk Highway, acquired using Town Community
Preservation Funds, and designated by the New York State
Department of State as a Long Island South Estuary Reserve
Bayway. The outdoor interpretive center will celebrate the area's
rich maritime heritage—an excellent site for increasing public
awareness and appreciation for both the Peconic and South Shore
Estuaries. With a grant from the NYS Environmental Protection
Fund (EPF) the Town is partnering with local community
organizations to design and build this facility.

Traffic
Signal

A site plan for any development on the site should accommodate
the above program elements, but also open up to the adjacent
town owned canal itself, enhancing and expanding shoreline
fishing areas by creating a landscaped pedestrian esplanade, with
cars parked in lots.
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A new traffic signal at the Montauk Highway intersection will
relieve the necessity of turning west to make a u-turn to go east.
Across Newtown Road from the planned maritime park and
interpretive center is the Canoe Place Inn (CPI), currently the
subject of a PDD application in which it would be demolished to
make way for a 75-unit fractional ownership resort—The
Residences at Canoe Place. Although many would welcome
elimination of the Inn’s current use as a nightclub, and would
also like to see renovation of the deteriorated site, the proposal
has generated a number of community concerns.
Foremost among the concerns about CPI redevelopment is the
desire to see the Inn building preserved and put to adaptive reuse.
Many in Hampton Bays and elsewhere in Town have advocated
for preservation of the Inn building because of its historic
significance and meaning to the community. The Town’s
Landmarks and Historic Districts Board has recommended that
the Town work toward the Inn’s preservation, and a petition
campaign supporting preservation, conducted by the Hampton
Bays Historical and Preservation Society, has garnered in the
vicinity of 1,000 signatures. The NYS Office of Parks,
Recreation and Historic Preservation is currently reevaluating the
Inn’s eligibility for landmark status.
Other concerns include the impact on community character of the
proposed 4-story development, the traffic it would generate, and
the potential for the proposed fractional ownership resort use to
evolve into full-time residences.
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attraction as a visitor destination and second home market,” and
calls for these resources to be “recognized and interwoven into
the fabric of the Town’s future development.”
Community goals and objectives for the Canoe Place Inn include:
− Respecting the “legend” of the place, through such means
as adaptive reuse of the existing Inn building, use of
appropriately historical architectural styles and features
on new construction; and historic exhibits
commemorating the site’s significance as the nation’s
oldest inn location, its role in the Revolutonary War as the
site of Fort Lookout, and the Inn’s 20th century history as
host to a long series of celebrities. As the practicability
of preserving and reusing the existing building has come
into question, review of the PDD application should
include an independent assessment from both structural
and economic standpoints, with applicable tax credits and
funding for preservation taken into account.
− Continued public access to, and enjoyment of, the site
through such uses as a restaurant, catering facility, hotel,
conference center, spa, health club, etc.
− Use of the facility by a transient, vacationing population
rather than adding to the community’s resident population,
with its associated fiscal impacts.
− Maintaining a scale proportionate to the property and the
surrounding community. The massing and height of any
new proposal should be analyzed for impacts on area
aesthetics and community character, and the review process
should include a visual analysis to illustrate the impacts of
the proposal from key vantage points. Distribution of new
bulk in a series of related buildings with varying sizes is
preferred, based on the traditional scheme of a resort

In evaluating the PDD application, the Town Board will have to
weigh the proposal against relevant Town goals and objectives
for the area — and for the Town as a whole. The “Vision for
Historic Resources” in the 1999 Comprehensive Plan Update
states that “The historic and cultural past of Southampton is
integral to its sense of place, sense of community, economy and
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To County Park/
Potential North Fork Ferry

complex with main building, subordinate buildings and
outlying cottages. Consideration should also be given to
the charrette recommendation of abandoning the adjacent
service drive to the south in order to increase the area
available to expand the existing landscaping.
− Use of the site to contribute to the hamlet’s economic
activity and vitality. Project review should include an
assessment of potental impacts to area businesses.

Pedestrian Loop/
Bridge Connections

− Address potential impacts and benefits to the planned
maritime park across Newtown Road to the east. Although
the history of the CPI site and the maritime history to be
celebrated at the park are separate and distinct. the area
would benefit from some joint site planning to avoid
conflicts in access and circulation, plan for intermodal
transportation connections, and ensure that the experience
of the park is enhanced, rather than hampered, by the
adjacent development.
Redevelopment of the CPI site as a PDD would incorporate
provisions for public benefits. As noted, a much desired public
benefit for this project is preservation and adaptive reuse of the
existing structure. The issue of Pine Barrens Credit redemption,
discussed above in respect to Tiana Commons, remains valid here
as well. Although the site is not designated as a RRAD or in the
Pine Barrens Compatible Growth Area, any PDD rezoning may be
used as a vehicle for PBC redemption.

Integrated Canal Development

Expanded
Restaurants/
Shops

CanoePlace/
Maritime
Center
Proposals

Building on previous planning planning efforts, the charrette
proposed an approach which looked at both sides of the canal,
linked by a pedestrian walkway/ bikeway loop with bridge
connections both along Montauk Highway and attached to the
Route 27 bridge to the north. The walkway would also extend to
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the north of Route 27 to connect with the County park on the
Peconic Bay side.

Enhanced pedestrian and bikeway lanes on the north side of the
Montauk Highway Canal Bridge

Within the southern loop, the Maritime Heritage Center described
above would be an important western anchor. It could link
beneath the Montauk Highway bridge to dock service provided by
the existing marina, for educational and excursion trips that would
explain the ecology of the bay to schoolchildren, families and
adult visitors. Along the canal front the Center would incorporate
fishing and sightseeing along an improved esplanade, with
landscaping and decorative rail at the water’s edge. Telescopes
could be added for viewing Peconic Bay
This esplanade would connect on the south to access across the
canal on the Montauk Highway bridge. A close examination of
the bridge reveals excess lane capacity that can be utilized for
an expansion and enhancement of pedestrian and bikeway
functions—enhanced sidewalks and a separate two-way
bikeway on the north side of the bridge, including new curbing
and paving, with coloration distinct from the roadway. This
surface improvement should be combined with new bridge
lighting—a recommended series of regularly spaced, medium
height poles that will illuminate both roadway and walkway,
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providing hangers for decorative banners and defining a
rhythmic visual cadence to an otherwise bland and
unpunctuated bridge crossing.
On the eastern shore of the canal, the existing waterside
restaurant points the way to a potential expansion of such
uses into ‘Canalside East,’ a complex of shops and
restaurants similar to the Gosman’s Dock pierside
development in Montauk. Such an attraction is consistent
with the intent of the recommended 1996 plan and would
provide an important anchor to this end of the Hampton
Bays corridor. In addition, making the improvements and
site furniture on the canal bridge and promenade similar to
improvements in the Central Business District would
reinforce the connection that the Shinnecock Canal is an
integral part of Hampton Bays.

Canalside East: upper level private restaurants overlooking the
public waterfront esplanade below next to the canal, taking advantage
of topography

The public esplanade would continue along the canal front, and
could be planned with potential private development, allowing
public pedestrian and water access at a lower level, in front of
outdoor restaurant seating above overlooking the canal.
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The Route 39A/ Montauk Highway intersection, now an ungainly
triangular configuration of confusing stops, merges and signals, can
be simplified into a modern roundabout, a free-flowing traffic circle
similar to those proposed in the West Central Route 24 and Good
Ground Road intersections. As shown in the adjacent diagram, this
roundabout would also serve other roadways—to the south,
connecting more directly to existing access to residential units and
the undeveloped marina site; and to the east, connecting to the
existing Old Canoe Place Road (which could also, as an alternative,
intersect route 39A approximately 150’-0” north, opposite the entry
to potential ‘Canalside’ development).
The roundabout itself is an opportunity to create a visual
entryway, signaling the transition from adjacent development into
the Hampton Bays community. Treating the circle as a venue for
placemaking, one of the recommendations of the charrette was to
punctuate it with a piece of relevant sculpture—for instance, as
illustrated below, literally telling the story of Canoe Place—a
statue of Native American Shinnecocks portaging what was then a
narrow neck, carrying a large canoe on their shoulders. The
general vicinity is also considered barren by community members
and in need of landscaping. Trees are particularly desired, but
need to be sited so as not to interfere with traffic sightlines.

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)

Route 27 canal
crossing

Locks
exhibits

LIRR
Bridge
Potential
‘Canalside East’
shops and
restaurants
Montauk
Highway
canal crossing

Old Canoe
Place Rd

The east side of
the canal:
potential for
waterfront
restaurants and
shops, adjacent
to possible new
free-flowing
roundabout
interchange with
RT 39A, tourism
exhibits at the
locks, northern
crossing at
RT27.

Roundabout with ‘Canoe Place’ statue, bike lanes
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Implementation Tools and Techniques

3.1 Existing and Proposed Zoning/ Review Processes
One of the important tools in implementing the recommendations
that have grown out of this community-based charrette is that of
zoning. Zoning establishes the ground rules for real estate
development and defines the public policy towards the nature and
characteristics of such development.
In the 1999 hamlet center study, recommendations were made for
new zoning categories to be applied to areas within the study
boundary. While some were created and applied—the Mixed-Use
Planned Development District (MUPDD), for instance, that made
possible the King Kullen shopping complex—others were delayed
for later application, such as the Hamlet Office/ Hamlet
Commercial (HO/ HC) designations for selected parcels.
These HO/ HC designations reduce the size and define the
character of development adjacent to other less restrictive zones
such as Village Business. They had not been officially added to
the Town’s quiver at the time of the 1999 study, so were not
immediately available for application. Since then, HO and HC
zones have been established in Bridgehampton, Noyac,
Watermill, and North Sea, and they’ve been successful in
promoting new commercial buildings that have a small-scale,
hamlet — or rural — character. This Draft Strategic Corridor
Study features parcel-specific recommendations for establishing
these zoning districts in Hampton Bays, primarily through the
rezoning of property currently designated HB (Highway
Business) or VB (Village Business). See below for maps
showing existing zoning and proposed rezonings.

The two buildings above are being constructed in Water Mill to
HO/HC dimensional standards.. Breaking up the massing into two
buildings, instead of a single larger one, maintains a more traditional
scale. Designed to blend with the adjacent existing structure on the
right, the buildings will support commercial uses on the ground floor
and contain apartments on the second story. Below is a new HO
professional office building in Noyac.

A second, significant rezoning tool is the use of Planned
Development Districts (PDDs). As discussed above, PDDs are
proposed for the Hampton Bays West area, adjacent to the new
Stop & Shop (Tiana Commons), and for the Maritime
Center/Canal area (Canoe Place Inn). The PDD designation is a
type of incentive zoning, whose use is intended to attract a
desired type of development and/or achieve stated community
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Draft Report May 2008 (Revised 1/09, 9/09, 1/10)

-

-

A third type of zoning proposed here for the Hampton Bays
commercial corridor—creation and application of a new zoning
district, a ‘Transitional Overlay Zone (TOZ),’ to act as a modifier
to traditional Highway Business uses and a way to mediate
between these areas and newer HO/ HC or Village Businesses
(also outlined below). This zone would be an administrative
category, overseen by the Planning Commission and Department
of Land Management staff. It would maintain underlying zoning,
but modify requirements as to use (prohibiting undesired HB
uses), bulk (discouraging assemblies which can lead to larger big
box stores), and related setback and landscaping guidelines (a
minimum 50’-0 buffer with maintenance of existing trees and/ or
provision of new informally sited trees and ground cover). It
would also facilitate partnership efforts such as cross access
agreements and signage.

-

-

-

-

As the proposed TOZ zone is not established, implementation
would require the drafting of appropriate language and submission
through the public approvals process for adoption and application.
An alternative that would achieve some of the intent of the TOZ is
the use of area-specific design guidelines and/or standards.
Design regulations would address setback, landscaping, bulk,
cross-access and other site-planning issues, but not uses.

-

-

Features of the HO/HC Zoning Designation
The Hamlet Office and Hamlet Commercial district regulations
are identical with respect to dimensional and site planning
regulations, both promoting new commercial development that is
residential in both scale and appearance. General characteristics
include:

Residential look and feel, denoted by such elements as roof
pitch, façade materials and color, placement and orientation
of entrances and windows, landscaping, and residentiallyscaled and compatible fixtures for lighting, outdoor furniture
and waste receptacles.
No off street parking or loading in front yards.
Maximum building size of 3,000 or 6,000 sf, the latter
permitted only by special exception when defined community
benefits are provided (additional open space or the secondstory workforce housing).
Multiple. interconnected buildings are permitted, allowing for
larger commercial developments that maintain a small-scale
character.
Maximum impervious surface coverage of 60 percent (50%
when buildings exceed 3,000 sf), promoting a greener
appearance.
Transitional yards and screening of commercial/ office uses
from adjacent residential districts.
Screening of parking from side or rear property lines.
Transitional signage requirements between residential and
commercial districts, including size of wall signs, low-scale
ground identification signs where buildings are set back from
street line.
Mixed uses —commercial or office with residential —
permitted

HO/HC districts are intended to function as transitional areas.
They moderate the shift between commercial and residential
through a type of development that is compatible with both.
Additionally, HO/HC development can also function as a
transition between different types of commercial areas, which is
one aspect of its proposed application along the Montauk

______________________________________________________________________________________________________________
Hutton Associates Inc.
Page 50

Hampton Bays Corridor Strategic Plan

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)

Highway corridor in Hampton Bays — improving the transition
between the dense, small-scale development of the Village
Business (VB) district and the larger-scale commercial
development of the Highway Business (HB) district. This middle
position is illustrated in the comparison of dimensional
regulations given in the table below, which shows the scale of
HO/HC development falling between VB and HB in terms of lot
size, widths and setbacks.

other food stores, clothing, personal furnishings and accessories,
etc.), entities providing a service (e.g. beauty or barber shops,
watch, clock and jewelry repair, banks and credit agencies,
medical and dental laboratories, other health services), or schools
(e.g. Correspondence and vocational schools, Other schools and
educational services).

Dimensional Regulations, VB, HO/HC and HB Districts
VB HO/HC OD
HB
Minimum Lot Size
None 10,000sf 12,000sf 40,000sf
Maximum Lot Coverage
70% 20%
30%
30%
Minimum Lot Width
20 ft 75 ft
100 ft
150 ft
Minimum Front Setback
10 ft 30 ft
30 ft
50 ft
Minimum Side Yard Setback none 15 ft
25 ft
20 ft

The proposal to apply the HO/HC zoning district to the Hampton
Bays corridor is, in general, based on the desire for new
development in the area to be less dense, greener and more
aesthetically appealing. The specific application of the
designation—that is, which parcels on the corridor are
recommended for HO designation and which are recommended
for HC—are based on the following premises:

Premises Underlying Rezoning Proposals



(for one)

Maximum Impervious
Surface

NA

50-60%

NA

NA

The hamlet center — also referred to as the commercial core,
hamlet core or the downtown — is an appropriate place for the
density of its current VB zoning designation. Density is needed
here in order to achieve a critical mass of activity, fulfilling the
community’s goal for a vibrant hamlet center that functions as
a destination for residents and visitors alike.

The “heart” of Hampton Bays hamlet center is the intersection
of Montauk Highway with Ponquogue Avenue and Squiretown
While dimension and site planning standards for HO and HC
Road. This is the point that divides Montauk Highway into east
development are the same, what differs between them is the use
and west, reinforcing its role as a center point. It is also the one
mix permitted in each district. Hamlet Office is the more
place in the commercial corridor that presents a traditional,
restrictive designation, as there are no uses permitted in an HO
walkable, development pattern where buildings are connected
district that would not also be permitted, either as of right or by
and close to the road, sidewalks pass directly in front of shops
special exception, on property zoned Hamlet Commercial. A
and restaurants, windows provide visual interest, and there are
variety of additional uses are permitted in the HC zone, either as
pedestrian amenities such as benches and planters. Although
of right or by special exception, most of which are retail stores
other, newer retail opportunities exist in the corridor (i.e. Stop
(e.g. hardware, variety and general merchandise, groceries and
‘n Shop, Macy’s), this is the traditional center.
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The hamlet center area is defined within a walkable distance,
generally considered to be ¼ mile, or five-minutes. Hampton
Bay’s existing development pattern lends itself to a linear
interpretation of this standard, suggesting a narrow core area
stretching for ¼ mile in each direction east and west of the
Ponquogue/Squiretown intersection.
East of the Ponquogue intersection, the ¼ mile distance
reaches to the end of the “Hampton Bays Town Center” PDD,
which exhibits features of traditional neighborhood development — i.e. store-fronts that open directly onto the sidewalk, a building façade that’s broken up to appear as a series of
smaller, connected shops (see photo). Opposite the PDD, Montauk
Highway in this area is largely occupied by a church and churchrelated buildings, all currently zoned HB. A small portion of
the VB district extends roughly 250 feet to the east of
Ponquogue
Avenue, covering
11 relatively
small parcels
containing
smaller, older
commercial
buildings, some in
need of aesthetic
upgrades or
redevelopment.
West of the Ponquogue/Squiretown intersection, a ¼ mile
walk reaches past the existing Fire Station to a point on
Montauk Highway currently occupied by Ace Hardware on
the south and the legal offices of Maloney & Maloney to the
north. All of this land is currently zoned VB, and the VB

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)
district extends further west for another 550 feet (< 1/8 mile)
to Springville Road, encompassing several shopping centers.


Commercial uses, particularly retail, should be concentrated
in or close to the hamlet center, as defined above. While
Hampton Bays already has several existing commercial nodes
outside the core, including in the Macy’s/Stop ‘n Shop
com-plex and the Wild by Nature shopping center further
west, the traditional core needs reinforcement. Zoning
powers can be used to channel redevelopment into the core by
restricting the location of retail uses, which are generally
permitted in the VB and HC zones, but not in HB, OD or HO.



To the extent possible, development on the north and south
sides of Montauk Highway should be compatible and
consistent in density and form. Walkable commercial and/or
mixed use districts are more successful when there is
continuous visual interest and activity on both sides of the
street. This is not currently the case in Hampton Bays, and
may not in fact be achievable due to the low density church
development opposite the Hampton Bays “Town Center”
PDD. (Se the photo below.) Other gaps in the streetscape
exist on the western side of the hamlet core, particularly in
shopping centers with large parking lots fronting the street.
Redevelopment over time can add new uses, bring
development forward and close gaps through infill. Zoning
should be used to support these goals. Streets whose
development on either side of the road mirrors each other are
assisted by zoning that is the same on both sides of the street.



New and redevelopment in the Highway Business (HB)
district will be improved by design guidelines and standards.
Such design controls may be enacted through one or more of
the following:
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- The Transitional Overlay Zone proposed in the draft
Hampton Bays Corridor Strategic Plan;
- Design guidelines and standards presently being
completed for adoption and application Town-wide,
which address Highway Business uses;
- Supplementary design guidelines and standards being
drafted specifically for the Hampton Bays corridor in
conjunction with this Corridor Strategic Plan & DGEIS.





Design controls for highway business uses are anticipated to
call for increased landscaping and greenspace on HB lots,
which may result in decreased density of development in
these areas.
The premises given above, combined with community goals
expressed in the Hamlet Vision Statement, lead to the following
approaches to the corridor rezoning:
 Maintain the Village Business designation in the hamlet core
for ¼ mile east and west of the Ponquogue/Squiretown
intersection. Property in this core area currently zoned HB
should be rezoned to VB in order to facilitate village-type
redevelopment.
 The Hamlet Commercial designation should be applied to the
transition area immediately adjacent to the VB district, and to
buffer surrounding residential uses north and south, where
needed.
 The Hamlet Office designation should flank the HC zones,
creating a continuum of density and uses that moves from the
complexity of Village Business, to the more open HC, to HO,
whose development is comparable to HC but with a less
intensive use mix.



The Hamlet Office designation should, in general, be applied
to parcels currently zoned OD that either are in a transitional
section of the corridor and or border residential areas.
The Highway Business, HB, designation should be
maintained on the fringes of the corridor, to provide for the
uses allowed in that zone which are part of the functions of
the community (i.e. automotive uses, wholesale business
categories, landscaping and horticultural services). Design
controls should be applied to promote and preserve the rural
characteristics of the corridor, and to buffer surrounding
residential.
Zoning tools and incentives should be developed to support
infill development in the hamlet center.

Proposed Transitional Overlay Zone (TOZ)
Characteristics


Overlay on top of Underlying Zoning: Facilitate Transition
between Highway Zones and HO/HC or VB uses



Use Criteria: Prevent undesirable/ encourage desirable HB,
other uses



Bulk Criteria: Based on existing parcel sizes/ prohibit
assembly of parcels, resulting oversized uses

Infrastructure Criteria: Control intersections, curb cuts,
facilitate cross access agreements
Design Criteria: Appropriate scale, siting of buildings, 50’-0
minimum landscape/ streetscape criteria featuring existing
vegetation, informally planted setbacks, and/or berming


Western Area
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Existing zoning
Along much of the northern side of Montauk Highway, existing
zoning is HB-(Highway Business), with the Wild by Nature
shopping center zoned as SCB-(Shopping Center Business) and a
the RTW senior housing PDD, currently under construction.
The HB zone has few site plan controls, and is subject to
assembly of adjacent parcels that could lead to large scale
development—although the Town Zoning Code does contains
regulations to control Highway Business uses with buildings or
building complexes greater than 15,000 sf (§330-129). The
Boardy Barn site next to the shopping center, a redevelopment
priority, will work best, as previously described, as a
complementary adjunct to the adjacent Wild by Nature complex.
On the southern side is mostly R20-(minimum 20,000sf
Residential) or R40-(minimum 40,000sf Residential).

Proposed zoning
The new TOZ (Transition Overlay Zone) is proposed for this
area, to provide design and performance controls to the HBzoned property in this area. This overlay will promote an ‘edgehamlet’ character through the imposition of more stringent
setback and landscaping requirements. It will also discourage
parcel assemblies.
Using site plan review to resolve development issues for the Boardy
Barn and adjacent shopping center sites will define complementary
uses, cross access agreements, and desired site plan configurations,
including traffic signalization.
Finally, the land east of the shopping center is proposed for
rezoning to Hamlet Office. This is consistent with many of the
existing uses in the area.
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Wild by Nature/
Shopping Center
Boardy Barn

Figure 7.1 Existing Zoning- Western Area
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HO

HO

HO

Figure 7.2 Proposed Zoning- Western Area

HO or HC

HO or HC
with TOZ overlay

TOZ
overlay

PDD
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(VB) would replace HB (Highway Business) in the area opposite
the King Kullen complex.

Existing zoning
Existing commercial zoning in the west is mostly HB (Highway
Business) or SCB (Shopping Center Business), with some R40
(Residential 1 Acre) along and extending back from Bellows
Pond Road. In the area leading into the hamlet center, OD
(office) uses predominate, with VB (Village Business) in the
center itself, and MUPDD (Mixed-Use Planned Development
District) in the King Kullen shopping center, with HB opposite.

This plan recognizes that the site of the “Tiana Commons” PDD
application may be suitable for PDD zoning. However, it is
emphasized here that individual PDD applications are subject to
review by the Town Board and must be considered on their own
merits. What is recommended here is that such application review
be subject to the considerations and criteria given above in the
discussion of the potential MUPDD, and to the Hamlet Planning
Criteria presented in section 1.

Proposed zoning
Proposed zoning to implement the concepts discussed in this
report includes a continuation of the HO (Hamlet Commercial)
discussed in the West Sector, opposite the County park and on
the south side of Montauk Highway to ensure smaller, residential
scaled commercial developments if existing sites are redeveloped
(existing uses would continue as non-conforming uses to the new
zone). HC (Hamlet Office) would replace OD (office) in the entry
area to the hamlet center east of the Route 24 intersection
(ensuring smaller scaled development). HC is also proposed for
the parcels on the eastern corner of Springville and Good Ground
Road, mediating between nearby Village Business and Senior
Citizen (SC44) residential.
Village Business zoning is proposed to remain in the hamlet center
east of Springville Road through to the Ponquogue Avenue
intersection. The VB area north of Montauk Highway and south of
the proposed New North Main Street (adjacent to the new Good
Ground Park) would be subject to area-specific design controls,
potentially administered through an overlay. Village Business
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Figure 8.1 Existing Zoning- Central Area
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Figure 8.2 Proposed Zoning- Central Area
HO or HC

HO or HC
ih O

l

TOZ
l

PDD
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Eastern Area
Existing zoning
The eastern sector is commercially zoned—mostly HB (Highway
Business) or RWB (waterfront) along the canal area, with some
MTL (motel) zoning on the north side of Montauk Highway east
of the canal.
Proposed zoning
West of the rail overpass a shift from HB (Highway Business) to
HC (Hamlet Commercial) will continue proposals for the Central
Area.

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)

of conversion of small units from transient to permanent housing
has an impact on schools, on community services, and on orderly
development. One recommendation that deserves consideration in
the overall planning for the MTL district, and which is included in
the rezoning proposals made here, is that the northernmost part of
the MTL district (north of Old Canoe Place Road) reverts to R60
as per adjacent land.
Finally, the application of a new TOZ (Transitional Overlay Zone)
over the existing zoning districts in the hamlet entry corridor, from
east of the canal to the rail overpass, will make possible the same
sorts of use and design criteria and open space-related landscape
standards as proposed in the Western Sector, emphasizing the
independent and distinctive character of individual hamlet centers.

In the canal area, the Canoe Place Inn site is under consideration
for PDD zoning, as discussed. Coupling it with the maritime
heritage park site across Newtown Road, as well as with property
on the east side of the canal in a multi-parcel, public/private PDD
should be considered in order to promote integrated canal area
development, coordinating area traffic improvements, parking,
signage, viewsheds, etc. The Community Preservation Funding
used for acquisition of the park property sharply restricts
development on that site to the planned outdoor interpretive
exhibits and such park amenities such as fishing stations and
benches. Consequently, the effects of its inclusion in a PDD will
be limited to circulation and site layout. Similarly, the design
provisions of a canal-area PDD should also distinguish between
the maritime heritage themes desired for the park and east-side
canal properties from the colonial inn and 20th century resort
themes relevant to the Canoe Place Inn.
The MTL district as a whole is undergoing detailed study studying
a separate initiative—the potential (and in many cases the reality)
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Figure 9.1 Existing Zoning- Eastern Area
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Figure 9.2: Proposed Zoning Eastern Area
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3.2 Further Planning and Transportation Analysis

4.

Next Steps and Conclusion

At the time this study was taking place, Suffolk County had been
planning to undertake a transportation-focused corridor study of
Montauk Highway. While such a study would have provided an
excellent opportunity for review of the improvements
recommended here, it has since been set aside. Consequently, the
feasibility of the various roundabouts, types of intersections,
relationship to bikeways and pedestrians, and the like—which rely
on basic transportation assumptions that need to be either better
defined or verified—will need to be vetted first in the DGEIS
prepared for this study, and later on in more detail in the planning
and environmental reviews of individual development and
infrastructure projects.

4.1

Early Action Steps

It must be recognized that the traffic data used in this study was
gathered in the 2007 summer peak season, while the Route 39
cones were in place, simulating the subsequent reconfiguration of
Route 39 whose initial phase (from the end of SR27 through the
intersection of CR39 with North Sea Road) was completed in
2008. The cones had a ‘ripple effect’ in terms of positive impacts
on Montauk Highway as far west as Hampton Bays—traffic was
significantly lighter when the cones were up and there was less
need for searching out short cuts to get around bottlenecks. The
feasibility if some roundabouts proposed here is dependent on the
improvements noticed in 2007 being sustained and verified now
that he additional lanes have been added to CR39.
As with other next phase items, further detailed analysis is also
required to refine, and provide the necessary detail, for
implementing the recommended zoning approaches.

Based on the report’s discussion of projects and implementation
potential, following is an outline summary of immediate next
steps.
1) Organization

Continue to refine desired development in the
potential PDD sites
Solicit independent evaluation of Canoe Place Inn
building potential for adaptive reuse

Assess potential of a Business Improvement District
through further study of the hamlet center’s
economics

Pursue grants to support hamlet center infrastructure
improvements
2) Planning and Zoning

Adopt Hampton Bays Corridor Strategy as part of
Town Comprehensive Plan

Adopt zoning refinements as framework and criteria
for public sector review procedures, pursuant to
recommendations of the 1999 Comprehensive Plan
Update:
application of Hamlet Office (HO), Hamlet
Commercial (HC) zoning regulations
definition of new PDD areas
new ‘Transition Overlay Zone’ (TOZ) and/or areaspecific design guidelines
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Detailed design guidelines for Good Ground Green
development

3) Implement infrastructure recommendations

Investigate funding and implementation tools for open
space preservation and infrastructure improvements

Negotiate with landowners, civic groups on basis of
win-win approach:
Potential partnership for Maritime
Center/Canalside Development
Coordinated local retail at Good Ground Green

Create new infrastructure/ beautification
New North Main Street
Good Ground Road extension
Shared cross-access ways
New roundabouts and traffic signalization
Pedestrian walkways, bikeways and landscaping
Hamlet Center pocket parks and plazas
4)

Implementation/ Financing Alternatives

Define public, private and civic sources and uses of
funds
Developer contributions
Grants/ program funds available:
open space/ transfer of development rights
Town/ County bonding, capital budget potential
Civic in-kind services
Private/ BID support

Draft Report May 2008 (Revised 1/09, 9/09, 1/10)

4.2 Conclusion
Revisiting Hampton Bays after several years, many assumptions
as to development have changed. A major new grocery store has
been completed and other proposals are in the pipeline.
The key issue in refining the plan for the areas is to identify
projects that reinforce multiple objectives and build on
opportunities for linkage.
Such projects include the “New North Main Street” and “Good
Ground Green” proposals establishing the potential for a new
thematic multiple-ownership development; the potential Good
Ground Road extension linking ‘Hampton Bays West’ with the
existing hamlet center, the addition of new greens and plazas
within the existing hamlet center, and a strategy to showcase the
hamlet’s maritime heritage through a canal-side park and as part
of a larger development context. To achieve these objectives will
require a new level of public, private and civic cooperation for
Hampton Bays.


The Town of Southampton needs to take the lead in
establishing a procedural and planning framework for
such cooperation, which it can do through passing
new zoning regulations, encouraging partnership
activity, providing incentives for desired private
actions, and providing assistance for transportation,
infrastructure, open space, and affordable housing;



Private sector participants—merchants, developers,
landowners, business leaders—can respond to such
public actions with coordinated real estate and
investment activities;
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and civic representatives—members of local
watchdog groups, environmental or historical
advocates, and citizens at large—can carefully pick
their issues for maximum impact, positively
supporting those activities which reinforce community
goals and objectives.

Hampton Bays has experienced important success over the last
decade, with completion of the King Kullen shopping center,
landscape and transportation access improvements to Good
Ground Road and Montauk Highway, purchase of the site for
Good Ground Park, and creation of the new Hampton Bays
Community Center.
The stage is set for a dramatic expansion of that progress.
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Appendix 1
Hampton Bays Corridor Study:
Transportation Framework
Ray Di Biase P.E.,
Principal, L. K. McLean Associates, P.C.
Existing Conditions
Vehicular Traffic Montauk Highway is a Suffolk County
roadway (County Road 80) which carries one lane of travel in
each direction. Additional turning lanes are provided at major
intersections. Two-way AADT (Annual Average Daily Traffic)
volumes are approximately as follows:
- West of NY Route 24—10,000
- Between NY Route 24 and Ponquogue Avenue—19,900
- Between Ponquogue Avenue and Newtown Road—18,900
- East of Newtown Road—21,400
Signalized intersections are located at Cedar Lane/Wild by
Nature Shopping Center, Bellows Pond Road/East Tiana Road,
Macy’s Shopping Center, NY Rute 24, Springville Road,
Ponquogue Avenue/Squiretown Road, and the King Kullen
Shopping Center. Official speed limits are as follows:
- From Jones Road to Flanders Road—45 MPH
- From NY Route 24 to Gravel Hill Road—35 MPH
- East of Gravel Hill Road—45 MPH
On-street parking is generally practiced on Montauk Highway
only between Springville Road and Old Riverhead Road.
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intersections of Route 24, Springville Road and Ponquogue
Avenue/ Squiretown Road. At the Route 24 intersection, summer
peak hour traffic volumes on a weekday evening and Saturday
mid-day are approximately equal. On summer weekday
mornings, eastbound motorists on Sunrise Highway (NY Route
27) often exit at Route 24, and turn left on Montauk Highway to
continue east to avoid significant delays which occur where
Sunrise Highway terminates and merges onto County Road 39
(about two miles east of Shinnecock Canal).
Over portions of late summer and fall 2006, as well as in summer
2007, Suffolk County temporarily implemented a second
eastbound thru lane on weekday mornings to alleviate this
congestion. This trial measure was dramatically effective in
reducing vehicle queues on Sunrise Highway. Public input
during the charrette indicated that, during the hours when it was
in effect, this measure was effective in reducing eastbound traffic
on Montauk Highway, as well as that on parallel roads such as
Good Ground Road and Fanning Avenue, indicating that a
significant number of motorists no longer needed to divert from
Sunrise Highway. Suffolk County has now constructed a
permanent second lane on CR39 and evaluation is in progress.
During the charrette, the public also identified the following
safety concerns:
• Montauk Highway/Old Riverhead Road intersection—
Sight distance for vehicles turning left onto Montauk
Highway from Old Riverhead Road is restricted by the
existing bridge over the Long Island Rail Road.
• Canoe Place Road—During periods of peak traffic
volumes, the lack of adequate gaps in Montauk Highway
traffic causes delays for vehicles trying to make left turns
from Canoe Place Road.

Traffic volumes during the peak tourist season cause congestion
along Montauk Highway, in particular at the signalized
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Making a left turn onto Montauk Highway from Newtown
Road is currently prohibited. Motorists must turn weave
across two lanes of westbound Montauk Highway traffic,
and then execute a U-turn at the Canoe Place Road
intersection.

Pedestrians Sidewalks exist on both sides of Montauk Highway
in the Central Business District; i.e. between Route 24 and
Bittersweet South Extension. East and west of that area,
sidewalks generally exist only where intersections have been
improved, or where developers have made site improvements.
Bicycles. Installation of a bike lane on Montauk Highway
immediately east of the corridor to Southampton Village has been
accomplished. An existing bike route extends north and west of
Montauk Highway, along Old Riverhead Road and Route 24 to
join with a Central Long Island route. A spur to this route runs
south on Squiretown Road, from Old Riverhead Road to a point
just north of Montauk Highway, and Ponquogue Avenue will
have bicycle improvements.
Long Island Rail Road The LIRR runs limited service to the
Hampton Bays station, located just south of Montauk Highway
and west of Ponquogue Avenue, on its Montauk Branch. Typical
off-peak season weekday service consists of five or six trains in
each direction to New York City. Summer service includes
additional eastbound Friday evening and westbound Sunday
service. During construction of a permanent second eastbound
lane on CR 39 east of the Shinnecock Canal between September
2007 and May 2008, the LIRR instituted the South Fork
Commuter Connection, consisting of three additional weekday
trains in each direction, to afford commuters a means of avoiding
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construction delays. Peak ridership was about 7,000 paseengers
per month.
Suffolk Transit Bus Suffolk Transit bus service is provided on
three routes. The S-92 route provides service between Orient
Point (or Greenport) and East Hampton, Service is generally
every 60 minutes, with 30 minute service provided during peak
periods. The 10D bus runs on weekdays only between East
Quogue and Hampton Bays, with service intervals generally
between 1 ½ to 2 hours. The 10E bus runs on a loop through
Hampton Bays seven times each weekday. All routes connect
with the railroad station. There are a total of seven signed bus
stop locations on Montauk Highway.
Other The Hampton Jitney is a private service which provides
frequent daily service between the Hamptons and New York
City. There is a Jitney stop adjacent to the Macy’s shopping
center, just west of Route 24.
Planned Improvements from Prior Studies
“North Service Road/ New North Main Street” A parallel
roadway north of Montauk Highway between Springville Road
and Squiretown Road, similar to the existing Good Ground Road
south of Montauk Highway, appears in the Town’s 1970 Master
Plan. The feasibility of this road has been increased with the
Town’s purchase of the property for Good Ground Park, as
discussed below.
Good Ground Road Extension The extension of Good Ground
Road, from its current westerly terminus at Springville Road to
Montauk Highway, near the intersection with Route 24, has been
proposed since 1970. Currently, the intersection of Montauk
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Highway and Springville Road becomes congested, with a
significant amount of traffic (over 400 vehicles in the peak hour
in each direction) turning right onto Springville Road from
Montauk Highway, and conversely turning left from Springville
Road to Montauk Highway.
It is clear that some of this congestion at this intersection can be
alleviated by an extension of Good Ground Road. Over the
years, the Town has obtained a 50’ easement along the north side
of the LIRR tracks, between Springville Road and the diner
opposite Route 24, to be used for this roadway.

Potential Impact of Identified Proposed Developments
West Central Sector The Hampton Bays West PDD, located in
the West Central sector, on the north side of Montauk Highway
just west of the Macy’s shopping center, includes the
construction of the Stop & Shop supermarket. The proposed
Tiana Commons development is just west of the Stop & Shop.
The developer of the Stop & Shop has constructed measures to
mitigate some of the traffic impact of its development.
These measures include providing cross-access on its property
which would pass through the two developments. An additional
left turn lane for the eastbound-to-northbound movement at the
Montauk Highway/Route 24 intersection will be constructed. In
conjunction with Tiana Commons, a second eastbound lane will
be required on Montauk Highway, from the Hampton Bays West
PDD/Mc Donald’s traffic signal east to Route 24,. At Route 24,
an additional left turn lane for the southbound-to-eastbound left
turn movement will be required. “Normal traffic growth” by 2018
(approximately 2% per year, as determined by the State’s LITP
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2000 Study) would require Montauk Highway to be widened to
two lanes in each direction.
It is likely that the diner property will be redeveloped, which will
provide an opportunity to terminate the Good Ground Road
extension directly opposite Route 24. With Town easements in
place alongside the LIRR between the diner parcel and
Springville Road, the Good Ground Road extension can be built,
in conjunction with redevelopment of the diner property.
East Central Sector Plans are being developed for a passive park
(Good Ground Park) on the north side of Montauk Highway west
of Squiretown Road. In conjunction with the park, the first phase
of the North Service Road (also referred to here as “New North
Main Street), extending for 600’ west of Squiretown Road, would
be constructed by the Town. Future retail development in the
rear of commercial properties fronting on Montauk Highway
would enable this roadway to be extended westward, to a
terminus on Montauk Highway near Springville Road.
East Sector Plans for a maritime museum on the west side of the
Shinnecock Canal have been replaced with those for an outdoor
interpretive center and heritage park. Adjacent to this, and across
Newtown Road, is the Canoe Place Inn. The current application
for redevelopment at this site is for a 75-unit fractional
ownership development, and a maritime museum.
Proposed Improvement Opportunities
Roadway Improvements
•

West Sector—It appears that the ROW width on
Montauk Highway for most of this sector is at least 60
feet. There is one thru lane of traffic in each direction,
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with turning lanes at major intersections. A roadway
cross-section of 12’ wide lanes, a 12’ center
median/turning lane, 4’ shoulders, and 8’ sidewalk
areas can be accommodated within the ROW. The 4’
shoulders could accommodate a designated bicycle
lane.
Adjacent to the existing Wild by Nature shopping
center is the Boardy Barn club. Future development
of that site is being proposed; any development should
include cross-access to the shopping center. Terrace
Drive, located opposite the Boardy Barn, provides
access to a large residential community. The Terrace
Drive/Montauk Highway intersection could be the site
of future signalization, provided the signal is
coordinated with the existing shopping center signal.
The speed limit in this segment is 45 MPH.
Introduction of a gateway treatment in the eastbound
direction at Jones Road, or east of the LIRR overpass,
may help to reduce motorists’ speeds as they enter the
more densely developed area.
•

West Central Sector—Significant roadway
improvements, resulting from the aforementioned
private development projects, are likely. These
would include a cross-access connection from Stop &
Shop west to Bellows Pond Road. Extension of crossaccess to the Macy’s center is problematic at the
current time due to environmental issues with the
service station just west of Macy’s.
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Development of the diner propertyshould allow the
Good Ground Road extension to terminate directly
opposite Route 24; other possible future termini are at
the Macy’s traffic signal or opposite the Stop and
Shop main access drive, which will be signalized by
that developer. A key objective of the extension is to
reduce congestion on Montauk Highway from the
Springville Road intersection west to Route 24; the
County’s traffic study includes a limited origindestination study which will help in quantifying the
extent of traffic which would use the extension.
Determining future traffic volumes in this sector is
somewhat problematic. Traffic count data collected
by the County in summer 2007 (when the trial of a
second eastbound lane on CR 39 was in effect), will
help quantify the reduction in eastbound traffic
volumes in the Montauk Highway corridor during
previously-congested periods on CR 39, such as
weekday and Saturday mornings, to be realized by the
permanent addition of a second eastbound lane on CR
39. The effect on reducing eastbound evening traffic
volumes should be less. Although the corridor is
subject to future “normal” growth, summer peak hour
traffic volumes on Montauk Highway are already
approaching capacity, and 2% growth in traffic over
the next 20 years could not be accommodated without
roadway widening. As noted previously, the Stop &
Shop developer’s traffic analysis indicates that two
thru lanes in each direction are required on Montauk
Highway in the vicinity of his site to accommodate
traffic growth by 2018.
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The use of modern roundabouts for the potential
termini of the Good Ground Road extension at
Montauk Highway was considered. At all locations,
at a minimum, two-lane roundabouts would be
needed. At all potential termini, but particularly at
Route 24 where property has been acquired with
community preservatiuon funds, Right-of-Way
constraints would most likely preclude construction of
a roundabout. During the charrette, a scheme that
would relocate the eastbound exit ramp from Sunrise
Highway to Route 24 further west, and construct a
service road to connect the relocated ramp with Route
24, was developed. This would allow direct access
from the Stop & Shop and Tiana Commons
developments to Route 24. If a two-way service road
was constructed, traffic traveling between the new
developments/Macy’s center and points north would
be able to avoid using Montauk Highway entirely. A
two-lane roundabout would replace both loop ramps
on the south side of the Sunrise Highway/Route 24

motorists park on the shoulder on the north side, then
run across the roadway to the south. To improve
safety for motorists, a plan was developed to control
access to these businesses and encourage cross-access,
and shared parking, between them. The plan also
enhances pedestrian safety by proposing a sidewalk on
the south side. Bike lanes can be marked in the
relocated shoulder area.

•

East Central Sector—Construction of the North
Service Road, the first phase of which will provide
access to Good Ground Park from Squiretown Road,
should be extended to the west, ultimately intersecting
Montauk Highway east of Springville Road.

•

East Sector—East of Bittersweet South Extension are
several businesses on the south side of Montauk
Highway. Access to these businesses is generally
uncontrolled, with motorists able to turn off Montauk
Highway and park head-in to buildings at whatever
point they desire. Just west of Old Riverhead Road,

To enable left turns to safely be made from
southbound Newtown Road to Montauk Highway, the
intersection should be reconfigured to enable traffic to
enter from Newtown Road, and a traffic signal should
be installed. The signal would also facilitate gaps in
westbound traffic at the Canoe Place Road
intersection, thus making it easier for motorists to turn
left from Canoe Place Road onto Montauk Highway.
The developer of the Canoe Place Inn property should
share in the cost of these improvements.

On the northwest corner of the Old Riverhead Road
intersection is a private parcel which has been
identified for acquisition by the Town. The alignment
of Old Riverhead Road should be shifted to the west,
onto this parcel, to increase sight distance to the east
for motorists attempting to enter Montauk Highway.
A two-lane modern roundabout should be considered
for the intersection of Montauk Highway at Old North
Highway. This roundabout can serve as a gateway for
westbound traffic entering the corridor.

Pedestrians
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To facilitate pedestrian safety and enhance community
walkability, sidewalks should be constructed outside the Central
Business District, so that a continuous sidewalk exists for the
entire Montauk Highway corridor, from Jones Road to the
Shinnecock Canal, at least on one side of the roadway. Enhanced
crosswalk warning signs and pavement markings should be
installed where appropriate.
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Suffolk Transit service is not particularly frequent, although few
complaints about bus service were made during the charrette
process. The system is under financial constraints, and operates
with significant Federal subsidies. Typically, routes and service
are altered only to serve the largest passenger demand.
Additional bus stops should be established along Montauk
Highway.

Bicycles

SEEDS Study

A bicycle route through the corridor, consisting of a combination
of bike/shared use paths, on-street bike lanes and shared
bike/motor vehicle lanes was established during the charrette.
Special treatment was proposed for bicycles on the Shinnecock
Canal bridge.

The Sustainable East End Development Study (SEEDS)
established a Preferred Transportation Scenario, calling for a
substantial increase in LIRR service, and identified Hampton
Bays as a primary transit hub. Hubs would provide improved
coordination of rail service with regional and inter-hamlet bus
service, as well as passenger amenities such as newsstands and
park-and-ride lots. Many of the improvements proposed herein
for the Montauk Highway corridor are consistent with the
transportation development concepts identified in that study:
• Intersection improvements
• Managing of access, emphasizing retail driveway
consolidation and back-lot parking
• Traffic calming in hamlet centers
• Improvement of hamlet pedestrian, bicycle and
parking facilities
• Improvement of local gateways at or near hamlet
centers and at areas, and at critical locations defining
transition areas from hamlets to surrounding areas

Long Island Rail Road
For at least the last 10 years, it has been suggested that the LIRR
change the nature of its service on the South Fork, with the
potential for frequent, shuttle-type service rather than the
infrequent, New York City oriented commuter service that is
currently provided. This could help to alleviate traffic congestion
on the South Fork by inducing motorists to take the train.
Evaluation of the commuter shuttle service instituted during the
CR 39 reconstruction, which appears to have shown weekday
ridership of about 300 passengers per weekday, should be
undertaken. Continued coordination with Suffolk Transit bus
service is needed, to take commuters to their final destination.
Suffolk Transit Bus

Funding Opportunities
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Funding of transportation improvements for the corridor will
come from a variety of sources. As noted previously, the County
is undertaking a traffic study of Montauk Highway between
Route 24 and the Shinnecock Canal. There is no money yet
appropriated for any improvements which may arise from the
study.
Any private developers in the corridor will be responsible for
assessing the impacts of their projects, and funding only those
roadway/transportation improvements which are appropriate to
mitigate the identified impacts.
For larger-scale improvements, the Town should pursue Federal
and State funding which is made available through the
Transportation Improvement Program (TIP). The TIP is a threeto-five year plan containing all Federal-aid transportation
projects, and is prepared by the New York Metropolitan
Transportation Council, this Region’s Metropolitan Planning
Organization.
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Appendix 2
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Hampton Bays Corridor
Strategic Plan
Recommendation Summary
Land Use Planning & Zoning

Amend the official Zoning Map to apply Hamlet Office
(HO), Hamlet Commercial (HC) districts where proposed

Create new ‘Transition Overlay Zone’ (TOZ)
- Establish Use Criteria to prevent undesirable/encourage
desirable uses
- Establish Bulk Criteria to prohibit assembly of parcels,
resulting in oversized uses
- Establish site planning standards to control intersections,
curb cuts, facilitate cross access agreements
- Establish Design Criteria to require:
Appropriate scale, siting of buildings,
50’-0 minimum landscape/ streetscape buffer
featuring existing vegetation, informally planted
setbacks, and/or berming

Define new PDD areas
- Identify required public benefits
- Explore public/private partnerships:
CPI/Maritime Center/ Canalside Development
Hampton Bays (West) / recreation land/ open
space

Investigate funding and implementation tools for commercial
developments/ open space/ infrastructure

Create design standards for Good Ground Green, and identify
potential public improvements



Utilize the site plan review process to foster improvements
- Obtain cross access agreements as properties are
redeveloped to link parcels from east to west and
Montauk Highway and Good Ground Road from north to
south
- Where new uses are proposed on undeveloped sites, keep
major existing trees in the frontage area (as done in
McDonald’s)
- Maintain the residential scale and informal quality of the
architecture in the hamlet center
- Require formal and regularly-spaced trees east of Route
24 in the hamlet center
Promote infill buildings to replace missing “teeth”
in the hamlet center and reinforce streetfront
pedestrian ambiance
Have new development relate to a ‘build-to’ line
that will gradually introduce a street wall similar
to the area around Ponquogue Avenue and
Montauk Highway
Acquire vacant properties on Montauk Highway near
Bittersweet South Extension to preserve for open space on
Montauk Highway and facilitate proposed road improvements

Further Study

Detailed planning/ development studies for Good Ground
Green, Hamlet Center Plazas
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Economic Development

Hamlet Center economic development plan/BID feasibility
Public Spaces/Infrastructure Improvements

Good Ground Green internal road system and parking (in
partnership with private developer[s])

Pocket parks/series of public spaces in the hamlet center,
vicinity of Post Office Plaza and Cinema Square

Revisit potential for Post Office relocation

Gateway enhancements:
- eastbound direction at Jones Road, or east of the LIRR
overpass; create sense of narrowness to stimulate traffic to
slow
- intersection of Montauk Highway at Old North Highway
(at proposed roundabout); public art (Canoe Place)
proposed
Transportation/Roadway/Infrastructure Improvements

Road reconfiguration/new construction
- Construction of the North Service Road (aka New North
Main Street), the first phase of which will provide access
to Good Ground Park from Squiretown Road, should be
extended to the west, ultimately intersecting with
Montauk Highway
- Reconfigure Montauk Highway to consist of a roadway
cross-section of 12’ wide lanes, a 12’ center
median/turning lane, 4’ shoulders, and 8’ sidewalk areas
— all of which can be accommodated within the ROW.
The 4’ shoulders could accommodate a designated bicycle
lane.
- Good Ground Road extension








- Create controlled access slip street east of Bittersweet
South Extension, with sidewalk
- Shift alignment of Old Riverhead Road to the west onto a
parcel (identified for Town acquisition) on the northwest
corner of the Old Riverhead Road intersection with
Montauk Highway. This is to increase sight distance to
the east for motorists attempting to enter Montauk
Highway.
- Reconfigure intersection of Montauk Highway with
Newtown Road to enable left turns to safely be made from
southbound Newtown Road; require CPI developer to
participate in funding
Roundabouts
- intersection of Montauk Highway at Old North Highway
Cross-access agreements:
- Wild by Nature shopping center and Boardy Barn site
- Stop & Shop west to Bellows Pond Road
- Stop & Shop to Macy’s Center [pending resolution of
environmental issues with the service station just west of
Macy’s]
- Row of businesses east of Bittersweet South Extension
New traffic signals:
- Terrace Drive/Montauk Highway intersection [must be
coordinated with the existing Wild by Nature shopping
center signal]
- intersection of Montauk Highway with Newtown Road
Bike/Ped Improvements
- Construction of new sidewalks outside the Central
Business District, to ensure a continuous sidewalk from
Jones Road to the Shinnecock Canal, at least on one side
of the roadway
- Enhanced crosswalk warning signs and pavement
markings
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- Construction of new bike/shared use paths
- Designation of on-street bike lanes and shared bike/motor
vehicle lanes
- Shinnecock Canal bridge bike crossing
Transit
- Work with LIRR for schedule changes to provide
frequent, shuttle-type service
- Local shuttle bus along Montauk Highway
- Additional bus stops on Montauk Highway
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