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  Town of East Hampton 
300 Pantigo Place – Suite 105 

East Hampton, New York 11937-2684 
 
Planning Department                                                                                                                                           Telephone (631) 324-2178         

Marguerite Wolffsohn                                                                                                                                                    Fax (631) 324-1476 

           Director                                                                                                                                     

 

SITE PLAN INITIAL EVALUATION  

The Hermitage at Napeague Site Plan 

SCTM#300-110-2-23 

Application# A0520080069 

 

Prepared by: Tara Powers, Principal Planner  

 

Date:       January 8, 2009 

 

1. APPLICATION INFORMATION  

 

A.  INFORMATION RECEIVED:   Site Plan (SP-1) and Grading Plan (GD-2) 

prepared by Paetzel Marshall Landscape Architecture, dated last revised December 

15, 2008;  Floor and Elevation Plans for the Hermitage Office Building, prepared by 

Ors Architecture, dated last revised December 8, 2008; Survey prepared by Saskas 

Surveying, dated last revised December 12, 2008.    

B.  DATE SUBMITTED: December 18, 2008 

C.  OWNER: The Hermitage at Napeague, LTD 

D.  APPLICANT/AGENT:  Stacy Paetzel 

E. SCHOOL DISTRICT:  Amagansett  

F. STREET NAME:   Navahoe Road   

G. TYPE OF STREET:  Town Road   

H. ZONING DISTRICT:   Resort (RS)      

I. SEQRA - TYPE OF ACTION:   Unlisted  

J.   INVOLVED AGENCIES:   Architectural Review Board, Suffolk County 

Planning Commission, Zoning Board of Appeals, NYS Dept. of Environmental 

Conservation  

K.  OTHER REVIEW:   Town Engineer, Fire Department 

 

2. DESCRIPTION OF PROJECT 

 

A. PROPOSED USE(S) AS CLASSIFIED BY TOWN CODE: Resort  

B. EXISTING USE(S) AS CLASSIFIED BY TOWN CODE:  Resort 

C. ARE THE EXISTING & PROPOSED USES PERMITTED OR SPECIAL 

PERMITTED BY THE TOWN CODE?   Permitted 

D. AREA OF PARCEL (SQUARE FEET):  7.5080 acres  

E. MOST RECENT CERTIFICATE OF OCCUPANCY: 12/8/83 for an office 

and manager’s apartment, 800 sq. ft. swimming pool with fencing, 1600 sq. ft 
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patio, 9624 sq. ft. decks, two tennis courts and 56 multiple residential units. 

F. DESCRIPTION OF EXISTING STRUCTURES:  Five buildings containing the 

resort units, an office/manager’s building, two tennis courts, pool and decking, 

walkways, parking lots and other associated improvements  

G. DESCRIPTION OF PROPOSED STRUCTURES: two parking lot extensions, 

removal of two parking areas, an increased deck, pool renovations, and additions 

to the office building 

H.  EXISTING & PROPOSED LOT  COVERAGE:  exist: 25,471 sq. ft.    

proposed: 26,150 sq. ft   

I.    EXISTING & PROPOSED TOTAL COVERAGE:  exist: 97,935 sq. ft     

proposed: 87,462 sq. ft    

J. HEIGHT OF PROPOSED STRUCTURES:  office additions = 12’6” 

K.  NUMBER OF STORIES OF PROPOSED STRUCTURES: office: one story 

L. NUMBER OF EXISTING PARKING SPACES:  70 spaces as per approved 

plans   

M. NUMBER OF PARKING SPACES REQUIRED:  70 spaces  

N. TOTAL PARKING SPACES PROVIDED:   76 spaces             

O. VARIANCES REQUIRED:  yes 

P. DOES EXISTING & PROPOSED LIGHTING COMPL Y WITH BOARD 

POLICY?    no  

Q. DISTANCE TO PUBLIC WATER:   adjacent to public water 

R. SOURCE OF WATER SUPPLY: public water  

S. METHOD OF WASTE DISPOSAL:  on site sanitary  

T. DO SANITARY CALCULATIONS COMPLY WITH SCDHS 

STANDARDS?  Sanitary calculations not provided and no changes proposed.   

U. NUMBER OF ACCESS POINTS: two existing and one proposed  

V. IS SIGHT DISTANCE ACCEPTABLE?   yes   

 

3. SUBMISSION REQUIREMENTS PURSUANT TO CHAPTER 255 (LIST 

ITEMS AND SECTION FOR THOSE ITEMS NOT SUBMITTED)         
 

  Landscaping plan, lighting plan, drainage plans, sanitary plans, Fire Department 

comments. 

 

4.         SITE ANALYSIS: 
A. SOIL TYPE:   Du (duneland) and BC (beach) 

B. FLOOD HAZARD ZONE:  Zone VE and AE el. 9 

C. DESCRIPTION OF VEGETATION:   Beach and Wetland vegetation as 

outlined in the memo below.   

D. RANGE OF ELEVATIONS:   4.5–17.6 feet above mean sea level 

E. NATURE OF SLOPES:  Flat areas, steep slopes characteristic of dune land, 

other sloping areas.          

F. TYPE OF WETLANDS WITHIN NRSP JURISDICTION:  freshwater 

wetlands and beach vegetation 

G. SETBACK FROM ANY WETLAND OR WATER BODY:   Western 

parking area proposed 51’4” from freshwater wetland and in an area containing 

beach vegetation.  Eastern parking area proposed 46’6” from freshwater 
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wetland.  Deck addition proposed within an area containing beach vegetation.  

Dumpster and office additions also within NRSP jurisdiction.   

H. ARE THERE TRAILS ON SITE?   no 

I. DEPTH TO WATER TABLE:  5.7’ below grade        

J. DOES THE SITE CONTAIN HISTORIC OR ARCHAEOLOGICAL 

RESOURCES?   It is not believed to. 

K.  IS THE SITE CONTAINED WITHIN:  

NYS Significant Coastal Fish & Wildlife Habitat No 

Local Significant Coastal Fish & Wildlife Habitat  No  

US Fish & Wildlife Significant Ecological Complex Yes 

PEP CLPS list No 
Town Community Preservation Fund List No 
Recommended Scenic Area of Statewide Significance No 

Suffolk County designated Pine Barrens No 

South Fork Special Groundwater Protection Area No 

Town Overlay District No 

 

Other Background Information:  

Application is for site plan approval to reconfigure the existing parking areas, add 

square footage to the office/manager’s unit, erect a wood deck between the southern 

end of the pool and the walkway to the beach, and renovate the existing swimming 

pool area.  The parcel is located on Navajo Lane, off Montauk Highway on Napeague 

Stretch in Amagansett.  The parcel is zoned Resort and contains freshwater wetlands 

and beach vegetation.  The southern property line is the Atlantic Ocean.   

The parcel received site plan approval on July 28, 1982 for a 56-unit motel, two 

tennis courts, one swimming pool and seventy-one parking spaces.  As part of this 

approval, two scenic easements were created, which include a 100’ buffer easement 

along Montauk Highway and all area seaward from a point 150’ from the 15’ contour 

line.  

On April 4, 1988 a Natural Resource Special Permit was granted to trench 150 feet 

and to install 4” public water service line, RPZ valve, water meter, vaults and other 

associated work within jurisdiction of freshwater wetlands, dunes and dune land 

vegetation.       
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Issues for Discussion: 

 

1.  Narrative. 

The applicant states that the requested changes to the parking configuration are proposed in 

order to rectify a seriously dangerous condition and a hazard to pedestrian traffic.  The 

pedestrian traffic behind and between the residential buildings and parking spaces is heavy 

and children frequently play in these areas, particularly those areas adjacent to Buildings B & 

D.  The reconfiguration would allow for vegetated areas with some room for children to play 

and alleviate a condition where vehicles are backing up into areas frequented by pedestrians.  

The applicant believes that in order to completely eliminate the safety hazard, all of the 

residential building parking spaces must be separated from the areas of pedestrian traffic and 

relocated.  In order to accomplish this, an extension of the parking lot along the western 

property line, north of Building “B” is proposed (“the western parking area”).  This extension 

will contain nine parking spaces.   Another extension of the parking area along the eastern 

property line adjacent to the tennis courts is proposed to contain six spaces (“the eastern 

parking area”). 

 

As part of this application the applicant also wishes to add additional space to the 

Hermitage’s building containing its reception desk and caretaker’s residence, renovate the 

existing swimming pool area, including a hot tub, and to erect a wood deck between the 

southern end of the pool and the walkway to the beach.  Although not listed in the narrative, 

it appears that they also wish to relocate the existing dumpster and several transformers.  

Several new paver walkway/cart paths are also proposed.   

 

The Board should review the survey of the existing conditions, the site plan of the proposed 

improvements and the narrative submitted to evaluate the safety concerns and the proposed 

improvements.   

 

2.  Zoning Board of Appeals Review Required. 

The western parking area is proposed to be located in an area containing beach vegetation 

and is proposed to be 51’ 4” from a freshwater wetland where a setback of 100’ is required.  

The eastern parking area is proposed to be located 46’6” from a freshwater wetland.  The 

dumpster will be located 77’11” from a freshwater wetland.  The proposed wood deck by the 

pool is located in an area containing beach vegetation and within 150’ of the bluff crest.  The 

additions to the office building are also within NRSP jurisdiction.  As a result of this 

proposal, several variances and a Natural Resource Special Permit will be required from the 

Zoning Board of Appeals.   

 

According to the Town Code, the Planning Board is only required to send comments to the 

ZBA regarding lot area variances, however; should the Board desire, comments can be sent 

regarding this application.  The Board may want to send those comments as soon as possible 

so they are included in the ZBA’s record before a public hearing occurs.  On January 5, 2 009 

the ZBA sent the applicant a letter stating that the application is incomplete pending 

information on existing and proposed drainage design.    
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If the Board does choose to send comments, it is recommended that they be in reference to 

site plan elements such as safety and redesign (if any) to eliminate the need for some of the 

variances.   

 

3.  SEQRA. 

Pursuant to SEQRA and Chapter 128 of the Town Code, the proposed project is an unlisted 

action.  Because the majority of the improvements associated with this application are within 

wetland and beach vegetation jurisdiction, the Planning Department recommends that the 

Board defer lead agency status to the Zoning Board of Appeals.  Without the required 

variances and NRSP, this application does not have substance and would not be possible.    

 

4.  Parcel History. 

As previously stated, the current use received site plan approval in 1982.  The map approved 

as part of the site plan is on file in the Planning Board office and is dated July 8, 1982 as is 

referenced in the resolution of approval.   

 

On November 3, 1982 and January 4, 1983 building permits were issued for the construction 

of the motel complex.  However, based on Building Department records of the plans and 

survey attached to the building permits, it appears that the building permits were issued for 

work that does not exactly match the approved site plan.  Regardless, a certificate of 

occupancy was issued for the general layout on the site that is seen today with a few 

exceptions.  In speaking with the Town Attorney’s office, because a Certificate of 

Occupancy was issued, the applicant does have some rights to the existing improvements 

associated with that C.O and the Building Permits referenced as part of the C.O.  The Board 

should discuss this with Counsel. 

 

When comparing the survey (dated November 14, 1983) and site plan (dated February 4, 

1983) to the survey submitted with the current application (dated last revised December 12, 

2008) it appears that there are portions of the parking lot constructed that are not part of the 

Certificate of Occupancy.  Those areas are a portion of the western parking area in the 

general location of the existing dumpster, the eastern parking area to the east of Building F, 

the location of the northern access onto Navahoe Road and the parking area to the east of 

Building C.  Unless the applicant can provide the Board, Building Department and Town 

Attorney’s office with some proof that these areas were part of the Certificate of Occupancy, 

these areas will need site plan approval as part of this application.  The Zoning Board of 

Appeals application should also be amended where appropriate.   

 

5.  Parking Layout and Access. 

As per the 1982 site plan approval, 71 parking spaces are required.  The applicant is 

proposing 78 parking spaces, 7 more than what is required.  In speaking with the applicant it 

appears that the extra spaces are requested based on their belief of the current need for 

parking during the height of the summer season.   

 

It should be noted that the western parking area is proposed in an area of steep grade change 

and contains beach vegetation.  Beach vegetation in this area consists of seaside goldenrod 

(Solidago sempivirens), bayberry (Myrica pensylvanica), bearberry (Arctosaphylos uva-ursi), 

beach heather (Hudsonia tomentosa), reindeer lichen (Cladonia rangiferina), American 
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beachgrass (Ammophila breviiigulata) and little bluestem (Schizachyrium scoparium).  In 

order to construct this parking area a significant amount of beach vegetation will need to be 

removed and an estimated 75 cubic yards of fill will be needed, along with an approximately 

5’ high retaining wall.  This parking lot is also approximately 50 feet from a freshwater 

wetland containing highbush blueberry (Vaccinium corybosum), groundsel (Baccharis 

halimifolia), and northern bayberry (Myrica pensylvanica).  If seven (7) of the parking 

spaces were removed, bringing the total parking to 71 spaces, this western parking area could 

be eliminated completely.   

 
General location of the proposed western parking area 

 

Alternatively, if the area to the north of building C were to remain parking, this area could 

also be eliminated.  However, it is the understanding of the Planning Department that the 

applicant wishes to remove the parking in this location for safety reasons.  The Board should 

discuss the location of the western parking lot and determine if it is acceptable. 

 

 

The eastern parking lot is also located within jurisdiction of a freshwater wetland containing 

highbush blueberry (Vaccinium corybosum), groundsel (Baccharis halimifolia), and northern 

bayberry (Myrica pensylvanica).   

 

 
General location of the proposed eastern parking area 

http://en.wikipedia.org/wiki/Baccharis_halimifolia
http://en.wikipedia.org/wiki/Baccharis_halimifolia
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The applicant is proposing to redesign the access and circulation of the parcel as well.  

Currently two access points on Navahoe Road exist.  The southerly access point is to be 

abandoned and the northerly access is to remain.  As previously stated, it is unclear as to 

whether the northern access is located in an area that has received approval from the Town.  

The applicant should demonstrate approval or include this location in both the Planning 

Board and ZBA applications.   

 

6.  Landscaping/Revegetation. 

There are several areas which are proposed to be landscaped.  Two small islands are 

proposed to the north of Building C and two large areas are proposed to the east of Buildings 

D and B.  It is unclear as to whether these areas are to be landscaped with ornamentals and 

grass for play areas or they are to be revegetated to mitigate some of the detriment to the 

natural environment proposed with the parking lot additions.  The narrative states that there 

will be a combination of the two but does not give any specifics.  The Planning Department 

recommends as much revegetation as possible and also recommends that additional areas be 

revegetated, such as the area south of the new dumpster location, and the large area to the 

south of Building B where the transformers will be relocated from.  Revegetation and 

landscaping plans should be submitted for the next review.      

 

 
Western parking area to be removed and vegetated. 
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Eastern parking area to be removed and vegetated. 

 

7.  Additional Mitigation.  

In addition to the landscaping and revegetation, the Planning Department recommends that 

the applicant include larger scenic easement areas as further mitigation.  This would help 

ensure that future development does not occur even closer to the wetlands than what is 

proposed.  The Planning Department recommends a scenic easement on the western side of 

the property to contain the remainder of the freshwater wetland and the same for the portion 

of the wetland along the eastern property line.   

 

8.  Floor and Elevation Plans. 

The floor and elevation plans for the additions to building F are a photocopy.  The Board 

requires original stamped and signed plans.  These should be submitted for the next review.   

 

9.  Pool and Decking Improvements/Office Improvements. 

As stated earlier, the applicant is also proposing to add an 800 sq. ft. deck to the south of the 

pool area.  This location is within bluff crest setbacks for a NRSP and contains beach 

vegetation such as seaside goldenrod (Solidago sempivirens), bayberry (Myrica 

pensylvanica), bearberry (Arctosaphylos uva-ursi), reindeer lichen (Cladonia rangiferina), 

American beachgrass (Ammophila breviiigulata), and Beach Rose (Rosa rugosa).   

 
General area of the proposed wood deck. 
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It is unclear as to what type of renovations are occurring to the pool and pool area besides the 

addition of a hot tub, the relocation of a pool heater and a fence that is to be replaced.  The 

applicant should provide more details as to exactly what will be occurring and what type of 

fencing will be proposed.   

 

Two one-story additions are proposed for the office building (Building F).  This will require 

a NRSP.  Based on the floor plans it appears that the additions will be mainly for an exercise 

room, a kid’s playroom, a larger laundry room and some general reconfiguration.  There will 

be decks on the roof of the additions which will be utilized by the manager’s apartment 

above.   

 
Existing office building  

 

10.  Drainage and Sanitary Improvements. 

The applicant will be proposing drainage for the new improvements to the parking areas.  No 

drainage plans or calculations have been provided.  These should be submitted for the next 

review. 

 

Typically the Board required a dry well for the draining of any hot tubs or swimming pools.  

It is recommended that the Board require one for the hot tub and that the applicant consider 

connecting the swimming pool as well if there is not one already in place for the pool.   

 

The applicant has indicated to the Planning Department that they are also intending to 

upgrade an existing sanitary system near Building F.  This information should be included 

with the next submission and the ZBA application should also be updated to include this 

information if the sanitary is within NRSP jurisdiction.     

 

11.  Necessary Elements of the Site Plan. 

If air condition units, utility meters, or RPZ valves are proposed to be relocated and not 

already shown on the Site Plan, these elements should be added to the map for the next 

submission.   
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The proposed dumpster screening method and height of screening (i.e. 6' stockade fencing or 

6' high screening vegetation of a specific type) should also be indicated on the Site Plan.  The 

Planning Department recommends that the dumpster be located on a concrete pad to prevent 

leaching of any harmful chemicals into the groundwater given the proximity to the wetlands.   

 

12. Lighting 

If new exterior lighting is proposed and/or existing exterior lighting does not meet the Town 

Code, the applicant should submit a lighting plan that depicts the location of all proposed 

fixtures.  The lighting plan should be stamped and signed by a licensed professional and 

should include all submission requirements listed on Page 6 of the Planning Board’s 

Guidelines for Exterior Lighting.  A copy of this document can be obtained from the 

Planning Board office.   

 

The applicant is reminded that for existing light fixtures, pursuant to § 255-6-30 B(8) of the 

Town Code certain fixtures may not be required to be replaced at this time; however §255-1-

83 G(5) requires all non-residential exterior lighting conform to the town code by October 8, 

2010 and it may be more efficient and economical for the applicant to replace all non-

conforming fixtures at this time rather than resubmit to the Board in the future.   

 

13.  Conclusions. 

In conclusion, the application is incomplete pending the submission of stamped and signed 

floor plans, drainage plans, landscaping plans, lighting plans, Fire Department comments, the 

resolution of the existing areas that may need approval and all other elements listed above.   

 

TP 

 

Planning Board Consensus 

 

Would the Board like to establish Lead Agency or defer to the ZBA? 

 

Additional comments:            

             

             

 

Should the applicant demonstrate to the Board whether the portions of the parking area that 

do not match the 1983 building permits or CO are in fact approved? 

 

Additional comments:            

             

             

 

Does the Board feel that the proposed locations of the parking lot additions are acceptable 

or should they be changed somehow?  

 

Additional comments:            
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Does the Board have any comments regarding the proposed layout at this time with respect 

to safety? 

 

Additional comments:            

             

             

 

Would the Board like to send comments to the ZBA regarding the proposal? 

 

Additional comments:            

             

             

 

Would the Board like to see significant revegetation as was recommended by the Planning 

Department? 

 

Additional comments:            

             

             

 

Should additional scenic easements be established as mitigation? 

 

Additional comments:            

             

             

 

Does the Board have any comments on the pool deck addition or the office additions? 

 

Additional comments:            

             

             

 

Should more information be provided on the improvements to the pool area? 

 

Additional comments:            

             

             

 

Should the dumpster specifics be submitted as outlined above? 

 

Additional comments:            

             

             

 

 

 

 



Page 12 of 12 
M:\Planning Board Applications\Site Plans\Hermitage at Napeague\eval 1.8.09_Hermitage.doc 

Should drainage and any sanitary upgrade information be submitted? 

 

Additional comments:            

             

             

 

Should a dry well be added to the plans for the hot tub and swimming pool? 

 

Additional comments:            

             

             

 

Should the outdoor lighting be addressed? 

 

Additional comments:            

             

             

 

Should original stamped and signed building plans be submitted? 

 

Additional comments:            

             

             

 

 

 

Additional Board Comments: 

 

             

            

             

             

 

 

 

 

 

 

 

 


