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  Town of East Hampton  
300 Pantigo Place ï 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 Triangle Office/Retail/Bank Site Plan 

SCTM#300-189-01-6.1, 6.3 

Application #A052008029 

 

Prepared by: JoAnne Pahwul, AICP 

  Assistant Planning Director 

 

Date:       May 19, 2008 

 

1. APPLICATION INFORMATION  

 

A.  INFORMATION RECEIVED:   

ü Composite Survey prepared by George Walbridge Surveyors and dated 

February 25, 2008; 

ü Site Plan for Triangle 1 & 2 (Sheet SP-1) prepared by George Walbridge 

Surveyors and dated March 13, 2008; 

ü Site Plan for Triangle 1 & 2 (Sheet SP-2) prepared by George Walbridge 

Surveyors and dated March 21, 2008; 

ü Site Plan (S.1), Plans & Elevations Barn Building (A.1), Plans & 

Elevations House Building (A.1), all  prepared by Frank Greenwald, 

Architect, and dated February 28, 2008; 

ü Site/Civil Details Triangle 1; Triangle 2, prepared by D.B. Bennett, P.E. 

and dated March 15, 2008; 

ü Landscape Master Plan (L-4.00) prepared by Edmund Hollander, 

Landscape Architect Design and dated March 10, 2008; 

ü Lighting Plan (LT-1.00) prepared by Edmund Hollander, Landscape 

Architect Design and dated April 15, 2008; 

ü Lighting Fixture Schedule prepared by Tirschwell & Co. and dated last 

revised December 19, 2007; 

ü Map of Property for N.Y.D.O.T. prepared by George Walbridge Surveyors 

and dated January 23, 2008. 

B.  DATE SUBMITTED:   April 22, 2008 

C.  OWNER:  Connie Anderson & Hampton Land Corp.                        

D.  APPLICANT/AGENT:  BNB Ventures LLC &  Affiliates  

E.  SCHOOL DISTRICT:  East Hampton   

F. STREET NAME:   404 & 418 Montauk Highway  

G. TYPE OF STREET:   State Route 27 

H. ZONING DISTRICT:   Neighborhood Business   
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I. SEQRA - TYPE OF ACTION:   Unlisted 

J.   INVOLVED AGENCIES:   Suffolk County Department of Health Services 

         New York State Department of Transportation 

K.  OTHER REVIEW:   Town Engineer 

         Suffolk County Planning Commission 

 

2. DESCRIPTION OF PROJECT 

A. PROPOSED USE(S) AS CLASSIFIED BY TOWN CODE:  Office, Retail, 

          Bank  

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

      residence; 6 unit transient motel 

C. ARE THE EXISTING & PROPOSED USES PERMITTED OR 

SPECIAL PERMITTED BY THE TOWN CODE?   Single family 

residence and transient motel uses are both prohibited in a Neighborhood 

Business zoning district; proposed uses are permitted uses  

D. AREA OF PARCEL (SQUARE FEET):   #1: 25,961 sf.; #2: 26,315 sf 

E. MOST RECENT CERTIFICATE OF OCCUPANCY:   

ü #1 : 5/12/77 ï two story, one family residence with barn 

ü #2: 9/30/98 ï one story, frame motel with 6 units with patios and decks 

F. DESCRIPTION OF EXISTING STRUCTURES:  Residence with barn;      

  One story frame motel building with 6 units 

G. DESCRIPTION OF PROPOSED STRUCTURES: 

ü #1: Renovate the existing building and add first floor additions for             

2,938 sq.ft. of office/retail space  

ü # 2:  Build a 3002 sq.ft. one story building for office/retail/bank space  

H.  EXISTING & PROPOSED LOT  COVERAGE:   
ü #1:  Existing: To be removed 

             Proposed: 2,071 sf. or 8%.                                          

ü #2:  Existing: To be removed 

                   Proposed:  Approximately 3,146 sf. or 12%  

I.   EXISTING & PROPOSED TOTAL COVERAGE:   

ü #1:  Existing: To be removed 

                         Proposed:  13,323 sf. or 51.3% 

ü #2:  Existing: To be removed 

             Proposed: Approximately 15,521 sf. or 59.3% 

J. HEIGHT OF PROPOSED STRUCTURES:  25ô 

K. NUMBER OF STORIES OF PROPOSED STRUCTURES:  One & two 

L. NUMBER OF EXISTING PARKING SPACES:  N/A   

M. NUMBER OF PARKING SPACES REQUIRED:   33 

N. TOTAL PARKING SPACES PROVIDED:    33        

O. VARIANC ES REQUIRED:  N/A 

P. DOES EXISTING & PROPOSED LIGHTING COMPLY WITH 

BOARD POLICY?     N/A Existing Buildings to be removed 

Q. DISTANCE TO PUBLIC WATER:   Water mains in Montauk Highway &  

              Skimhampton Road 

R. SOURCE OF WATER SUPPLY:   SCWA 
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S. METHOD OF WASTE  DISPOSAL:  Private Sanitary System 

T. DO SANITARY CALCULATIONS COMPLY WITH SCDHS 

STANDARDS?  Yes 

U. NUMBER OF ACCESS POINTS:  One 

V. IS SIGHT DISTANCE ACCEPTABLE To be determined by the Town  

        Engineer   

 

3. SUBMISSION REQUIREMENTS PURSUANT TO CHAPTER 255 (LIST 

ITEMS AND SECTION FOR THOSE ITEMS NOT SUBMITTED)         

4.         SITE ANALYSIS: 

A. SOIL TYPE:   Plymouth loamy sand, silty substratum, 0-3% slopes (PsA) 

B. FLOOD HAZARD ZONE:   Zone X  

C. DESCRIPTION OF VEGETATION:   Cleared 

D. RANGE OF ELEVATIONS:   35-37ô 

E. NATURE OF SLOPES:     Relatively flat       

F. TYPE OF WETLANDS WITHIN NRSP JURISDICTION:  N/A 

G. SETBACK FROM ANY WETLAND OR WATER BODY:   N/A 

H. ARE THERE TRAILS ON SITE?    No 

I. DEPTH TO WATER TABLE:   Approximately 32ô     

J. DOES THE SITE CONTAIN HISTORIC OR ARCHAEOLOGICAL 

RESOURCES?   Residential structure contains elements of the Franklin  

     Farm 

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 No 
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 
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Aerial Photograph of the Triangle 

 

Other Background Information:  

The site is composed of two lots, one consisting of 25,961 sf. and the second 26,315 sf.   

zoned Neighborhood Business and having frontage on both Montauk Highway and 

Skimhampton.  The parcels are part of the Franklin Triangle.   Existing improvements 

include a two-story, single family residence on the first lot and a 6 unit, one story motel 

on the second.   

 

The site represents two of the four lots approved in the Anderson Subwaiver, adopted on 

January 9, 1974.  An earlier subwaiver request had been denied in 1973 based on a 

concern over the potential for significant development and the need for a comprehensive 

plan to coordinate this development.  To help address this concern, the Planning 

Department developed sketch plans depicting potential development schemes for the four 

commercially zoned lots in 1974.  The Planning Board made the requirement for a 1ô 

wide scenic easement ringing the perimeter of the lots, leaving three gaps identified for 

future access points, a condition of the Anderson Subwaiver approval.   The purpose of 

the 1ô wide scenic easement was stated as twofold; the first to control the location of 

future access points and the second to protect vegetation, particularly two large trees, an 

elm adjacent to Montauk Highway and an oak adjacent to Skimhampton Road.  One of 

these is no longer found on the site and the other is located on another site.  A number of 

mature trees are located on the two subject sites and have been depicted on the site plan. 
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The Planning Board previously reviewed two preliminary site plan applications.  The first 

proposed three new 60ô wide buildings, each 2,400 sf. and totaling 7,200 sf., in a straight 

line across Montauk Highway.  The second, also proposed to remove the existing 

buildings and develop the two lots jointly with three new buildings, 1,455 sq. ft. 1,875 sq. 

ft., and 3,150 sq. ft, respectively, totaling 6,480 sf. for retail, bank, and office uses.  The 

parking was proposed in a straight line across the two properties and would have required 

a relaxation of setback requirements.   The Planning Board requested an alternative plan 

that conformed to zoning, proposed smaller buildings and protected as many of the 

mature trees as possible.   

 

The applicant has now submitted a formal site plan and the current proposal call for the 

retention of the existing two story residence, renovating  it for office and retail space, and 

construction of two, one-story additions to the building, providing a total of 2,938 sq.ft. 

on the Triangle 1 site for three office/retail units.  The proposal also calls for the 

reconstruction of a 3,002 sq. ft., one-story building within the existing footprint of the 

motel on Triangle 2.  A bank with a drive-in window and a second retail/office unit is 

proposed on this lot.    The display box located along Montauk Highway is proposed to 

be retained.  A total of 5,940 square feet of commercial space is now proposed.  Parking, 

previously proposed in a line across the property is now divided between two smaller 

pockets. 

 

Issues for Discussion: 

 

Number and Types of Use   

All of the proposed uses, bank, retail, and office are permitted uses in a Neighborhood 

Business zoning district.   

 

The applicant proposes two rental units on the Triangle 1 site and three on Triangle 2, for 

a total of five uses.  §255-2-45 (Number of Uses) of the Town Code limits the number of 

uses  on a commercial property to two, except that pursuant to a special permit for a 

multiple business complex additional uses may be permitted.  The applicant does not 

propose to merge the subject properties and has not applied for a multiple business 

complex special permit that would permit additional uses on the two sites.   

 

Under the Town Code, multiple offices on a site are classified as one use.  In order to 

comply with the two use restriction per lot, if three units are proposed on Triangle 2, only 

one of the uses could be retail and all or the remaining two would need to be offices.  The 

applicant has advised that the application will be amended accordingly.      

 

Coverage & Setbacks 

The proposed building coverage for each lot is given as 8% and proposed total coverage, 

51% and 55%, respectively.  The building and total coverage for Triangle 2 incorrectly 

lists the area of the buildings as totaling 2,071 sf. when the proposed building is indicated 

as 3,002 sf., not even considering the accessory structure on the property.  Also, the lot 

area and coverage calculations for Triangle 1 do not indicate that the area of the access 

easement has been subtracted from lot area as required by the Town Code.  While it is 
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evident that the project will comply with the maximum permitted building and total 

coverage restrictions of 40% for buildings and 70% for total coverage, the calculations 

need to be corrected.    

 

The location of the proposed buildings and parking all comply with the requisite setbacks 

for a Neighborhood Business zoning district.   Both parcels border a residential district on 

one side and the project provides the double rear and side yard setback requirement of 

50ô in these areas.   

 

 
 

View of Existing Residence from Montauk Highway 

 

 

 
 

View of Existing Motel from Montauk Highway                 View of Existing Motel from Skimhampton  Rd. 
 

 

Floor Plans and Elevations 

The existing residence on Triangle 1 is to be expanded with two, one story additions and 

sided with hardy shingles with an asphalt shingled roof.  The height of the existing two- 

story building is 25ô.   Two rental units are proposed on the first floor, 977 sf. and 1,095 

sf., respectively, and one 886 sf. unit on the second floor.   
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The building on Triangle 2 is to be constructed within the footprint of the existing one-

story, motel building and to have a barn-like, exterior appearance with hardy plank 

vertical board siding and an asphalt shingled roof.  The floor plans show that this building 

is designed for two rental units, a 2,010 sf. bank with a drive-up window and a 990 sf. 

unit for office or retail space. The height of the building is proposed to be 25ô.  The 

applicant should advise if any second floor space is proposed and a cross section profile 

of the building should be provided.   

 

The 2,958 sf. of office and retail space listed on the floor plans for Triangle 1 does not 

agree with the 2,938 sf. listed on the site plan and sanitary plans.  The plans should be 

corrected to be consistent.   

 

The sanitary calculations indicate that both buildings will have full basements that will be 

utilized as storage areas.  Floor plans for both basements should be submitted and labeled 

for storage only. 

 

Sanitary System  

The Site/Civil Details sheet contains sanitary details and sanitary calculations.  The 

sanitary wasteflow calculations for Triangle 1 reference 3,002 sf. of nonmedical office 

space and 3,002 sf. of basement storage and total 300gpd.  For Triangle 2, the 

calculations are based on 2,938 sf. of nonmedical office space and 2,071 sf. of basement 

storage and total 260gpd.  The calculations indicate that 360 gpd and 342 gpd, 

respectively, are permitted on these two sites based on lot area in a SCDHS Groundwater 

Management Zone IV, leaving additional flow available for both sites.     

 

The sanitary wasteflow calculations for Triangle 2 are based on 0.57 acres, whereas the 

site plan gives 0.60 as the acreage.  If the acreage is larger than that utilized in the 

calculations, a slightly greater potential wasteflow would be allowed.  The applicant 

should correct the lot area calculations so as to agree with each other.   

 

The proposed sanitary systems depicted on the March 21, 2008 Walbridge site plan do 

not show the requisite 50% expansion area required by the SCDHS.   

 

Potential for Accessory Apartments 

The sanitary wasteflow calculations provided indicate that the project is not utilizing all 

of the potential wasteflow permitted under the Suffolk County Department of Health 

Services (SCDHS) regulations.  Approximately 100gpd of additional flow is available for 

Triangle 2.  Under SCDHS regulations, an accessory apartment up to 400 sf. triggers a 

flow of 150 gpd.  With minor adjustments to the project, such as a reduction in the size of 

the basements or additions, it may be possible to provide the additional flow necessary 

for an apartment.   

 

Additionally, under the Townôs transfer of density program the applicant is permitted to 

double the wasteflow for the site, based on the Townôs preservation of land elsewhere in 

the same groundwater management zone and school district.   
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In accordance with §255-11-45 (Off-street Parking Schedule) one parking space would 

need to be provided for each apartment.  If the second floor of the building on Triangle 2 

would be utilized for housing instead of office space, as is now proposed, parking would 

already be accounted for in the layout and additional sanitary flow would be available.  If  

this is not viable, other alterations to the parking layout appear to be feasible to provide 

several additional spaces.   

 

The site has the potential to provide much needed housing and consideration should be 

given to incorporating apartments into the project.    

 

Access/Circulation  

 

Access 

In 1974, the four lot Anderson Subdivision placed a 1ô wide strip of scenic easement 

around the perimeter of the parcels in order to control the points of future access.  Three 

breaks, one on Skimhampton Road and two on Montauk Highway, were provided to 

allow for coordinated access to the fours lots. Copies of maps prepared by the Town 

Planner in 1974 depicting potential development schemes are attached for the Boardôs 

information. 

 

Numerous letters were submitted to the file during preliminary review objecting to a 

proposal for an access onto Skimhampton Road and this access was eliminated at that 

time.  The project now proposes a single access onto Montauk Highway at the point of 

one of the breaks in the scenic easement.   

 

The parking area is also designed to allow for future connections with parking areas on 

the parcels located both to the east and west.  The triangular parcel to the west, currently 

containing the mobile phone store (SCTM#300-189-1-5), is entirely rimmed by the 

scenic easement and existing parking occurs within the street right of way.  The parking 

and circulation for the Triangle sites have been laid out to allow for future coordination 

that would allow for on-site parking should that lot be redeveloped in the future.    

 

The layout also provides for a future a connection with the easterly parcel (SCTM#300-

189-1-7).  This parcel was not part of the Anderson Subdivision.  As a reminder, the size 

and location of the existing building on this adjoining lot does not allow sufficient width 

for a viable two-way access from Montauk Highway.   Therefore, coordination with the 

subject site to provide access to Montauk Highway is in the interest of good planning.  

Coordinating and interconnecting parking lots, so as to preclude the necessity of entering 

Montauk Highway in order to travel between the sites would reduce traffic congestion 

and by eliminating additional turning movements, reduce conflict points and improve 

traffic safety.  The site plan notes that the access to Skimhampton Road presently serving 

this adjoining lot will be abandoned at the time a new access is opened through Triangle 

2, allowing for a two way, ingress/egress to Montauk Highway.   

  




