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Long Island: 70 Maxess Road, Melville, NY 11747    631.427.5665    nelsonpopevoorhis.com 
Hudson Valley: 156 Route 59, Suite C6, Suffern, NY 10901    845.368.1472 

MEMORANDUM 

To: 56655 Main Road c/o Jonathan Tibett 

From:  Carrie O’Farrell, AICP, Senior Partner on behalf of the Southold Zoning Board of Appeals 

Cc: Bryan Grogan, PWGC; Kim Gennaro, PWGC; Health Lanza, Town of Southold Planning 

Date: 10/30/2020 

NPV No: 09015 

Re:  The Enclaves Hotel and Restaurant Special Exception Use Permit 
 Final Environmental Impact Statement (“FEIS”) Completeness Report 

 
 
Nelson, Pope & Voorhis, LLC (“NP&V”) has reviewed the April 2020 FEIS for “The Enclaves Hotel and 
Restaurant” Special Exception Use Permit (“SE Permit”) prepared by PW Grosser Consulting, Inc. on behalf 
of property owner and applicant, “56655 Main Road, c/o Jonathan Tibett.”   The purpose of this review as 
detailed in this memo is to assist the ZBA, as Lead Agency, in its review of the FEIS to determine whether 
the content of the FEIS is complete, accurate, and adequate for acceptance, filing, and public 
consideration.  Specifically, this review assesses whether: 
 

 the FEIS meets applicable requirements and purpose and intent of the State Environmental 
Quality Review Act (“SEQRA”) and its implementing regulations at 6 NYCRR Part 617; 

 copies or a summary of substantive written and verbal comments received by the lead agency 
from the public and involved and interested agencies during the public review and participation 
period are contained within the FEIS and are properly identified; 

 responses to comments contained within the FEIS are adequately and accurately addressed and 
consistent with the assessment of the lead agency;1 and  

 any substantive corrections, revisions, or supplements to the DEIS that are necessary based on 
the additional input and analyses contained in the FEIS are specifically indicated. 

 
Global Comments: 
 
Based on the ZBA’s review of existing conditions, potential adverse environmental impacts, the 
effectiveness of mitigation techniques proposed, and the comments and responses contained in the FEIS, 
the ZBA still has significant concerns about noise and traffic-related impacts from the project.  These 
concerns are due primarily to the proposed outdoor special events as well as other outdoor activities such 
as the rooftop lounge and use of hot tubs associated with the four cottages, given the proximity to the 

 
1 As stated in 6 NYCRR Part 617, Section 617.9(b)(8) of SEQRA’s implementing regulations,  

 the FEIS must contain the “lead agency’s responses to all substantive comments”; and  
 the lead agency “is responsible for the adequacy and accuracy of the final EIS, regardless of who prepares 

it.” 
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nearby homes, the difficulty in overseeing, managing and enforcing restrictions and active mitigation 
measures (e.g. volume control, limiting equipment usage by time period, duration, quantity, using 
portable barriers, etc.) related to special events, and existing traffic and road conditions that would be 
exacerbated by the proposed on-site events.   
 
The adequacy, practicality and necessary enforcement mechanisms for the proposed noise mitigation 
measures remain a significant concern to the Board.  Passive noise mitigation measures have an inherent 
advantage over active mitigation measures (e.g. volume control, limiting equipment usage by time period, 
duration, quantity, using portable barriers, etc.). Passive mitigation measures require essentially no 
enforcement once it is properly set up. The applicant is proposing active measures that rely on human 
actions (largely by the operator), which have significant room for error (given trained professionals are 
not proposed to regularly set up mitigation measures) and require significant effort to enforce.  It is also 
unclear if the measure proposed would address all sources of noise (see Sections 2.3.1 and 2.3.3).  
Elimination of the outdoor special events and amplified outdoor music would address this significant 
concern.  
 
Similarly, inadequate information has been provided to demonstrate how traffic impacts will be addressed 
during special events (see Section 2.3.4).  Field verification of the capacity analysis is critical to verifying 
the potential impacts of trips generated by special events during the peak summer/fall season.   
 
Clarity is also needed regarding the hotel amenities and potential use of such amenities for those other 
than hotel guests.  The extent of potential indoor events should also be addressed, particularly in 
understanding potential traffic impacts and necessary parking supply. 
 
Additional measures are necessary to screen the proposed hotel from residential uses to the east. The 
plan currently provides a double row of 14’-16’ Leyland Cypress along the eastern property boundary.  
However, until these trees mature, the second story of the hotel (which includes a wall of windows with 
unobstructed views to the east) will be largely visible from neighboring residential uses.  Additional 
screening and buffering measures should be considered including an elevated berm for the evergreen 
plantings in proximity to the building and early installation of the berm and landscaping during the 
construction process to allow these trees to mature.  The architect should also provide options for the 
second story east facing windows (configuration or transparency) to address this concern.  Additionally, 
the elimination of special events would allow for removal of parking areas in the northeast corner of the 
site, which would help to minimize impacts for adjoining residential properties.   
 
Main Road is a scenic byway.  A better understanding of views of the development from Main Road 
showing the entirety of the proposed restaurant and hotel, driveway entrances and landscaping are is 
needed.  Additional photo-simulated views of the proposed structures are requested from the street 
driving/walking in both an easterly and westerly direction and standing in front of the property to clearly 
understand the context of the proposed development and how it fits in with the existing character. 
 
Responses that reference the Draft Comprehensive Plan should globally be revised as necessary to reflect 
that the Town has adopted the Comprehensive Plan. 
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The sections, comments and responses below correspond directly with the sections, comments and 
responses contained in the FEIS. 
 
1.0 INTRODUCTION 
 
1.1 Purpose of the FEIS 
 
The second to last sentence in Section 1.1 of the FEIS states that “[a]fter the filing of the FEIS, the ZBA as 
lead agency will afford a 10-day public consideration period where written comments on the FEIS will be 
incorporated into the Findings Statement.” The way this is worded sounds as if the required consideration 
period is 10 days; however, Section 617.11(a) of the implementing regulations indicates that the required 
timeframe must be “not less than 10 calendar days” (emphasis provided).  Section 617.11(b) goes on to 
state that “[i]n the case of an action involving an applicant, the lead agency’s filing of a written findings 
statement and decision on whether or not to fund or approve an action must be made within 30 calendar 
days after the filing of the final EIS,” thereby placing an upper or “not to exceed” limit on the consideration 
period.  Please revise the text so that there is no confusion that the required timeframe for the FEIS 
consideration period is at least 10 days but must be provided and completed prior to the lead agency’s 
filing of a written findings statement and decision on whether or not to fund or approve an action which 
is within 30 calendar days after the filing of the final EIS.   
 
The language in Section 1.1. of the FEIS also states that “written comments on the FEIS will be 
incorporated into the Findings Statement.” This is not entirely accurate.  The lead agency’s responsibility 
under SEQRA is to consider any comments it may receive during the designated consideration period.  
These comments may or may not ultimately influence the findings and final action and decisions 
depending on whether the comments are substantive and compelling.  While any comments received will 
be considered, the comments themselves are not necessarily incorporated or written into the Findings 
Statement as direct responses to FEIS comments are not required at that stage. 
 
See below referenced sections of the SEQR Handbook, Fourth Edition 2020 (NYSDEC, 2020; p. 134, Nos. 
13 and 14)2 for more information.  
 

Is there a comment period for final EISs?  
No. SEQR requires that the lead agency and all other involved agencies must wait for at least ten 
days after the filing of the final EIS before making their findings and final decisions on the action. 
This period is not a comment period, but instead allows time for the involved agencies and any 
interested parties to consider the final EIS. While concerned parties, or other agencies, may 
comment in writing to the lead agency on the final EIS, the lead agency has no obligation to 
respond to comments on a final EIS. 

 
Is there any value in commenting on a final EIS? 

 
2 https://www.dec.ny.gov/docs/permits_ej_operations_pdf/seqrhandbook.pdf 
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Interested parties or agencies may choose to submit comments on a final EIS to clarify points 
made earlier, or to identify comments that have not been satisfactorily responded to in the final 
EIS. These comments could influence the lead agency, or other involved agencies, in making 
findings and taking final actions. 

 
1.2 Format of the FEIS  
 
Tables 1 and 2 carry over to more than one page.  To facilitate review, please format the column headings 
so that they carry over to subsequent pages. 
 
1.3 Changes to the Proposed Site Plan   
 
No. 8 in Section 1.3 states:  “A spa solely for the use of guests has been added to the basement of the 
proposed hotel and the floor plans have been updated to illustrate same (see Appendix D). Although the 
space exists in the original plan, the proposed spa increases the useable square footage of the lower level 
from 9,891 SF to 15,068.9 SF (Total Lower Level Sq. Ft. = 24,959.9 SF). It is noted that the inclusion of the 
spa does not affect the projected water usage or STP design, as spa services are considered in the ‘per 
room’ water usage and sanitary flow factor.”   
 
Based on input from Nelson & Pope’s water and wastewater engineer, it was confirmed that the Suffolk 
County Department of Health Services’ wastewater projection factors for hotels are deliberately 
conservative to account for such services.  Nevertheless, the use of these facilities must be restricted to 
hotel guests and not open to the general public.  Therefore, it is recommended that any approvals be 
conditioned on the filing of covenants and restrictions or other legal device determined satisfactory by 
the Town Attorney to restrict the use of these amenities to guests of the hotel, only.  
 
The following is a summary of comments on the content and adequacy of the FEIS by FEIS section: 
 
 
2.0 DEIS COMMENTS AND RESPONSES  
 
2.1 Comments in General Support of the Proposed Project 
 
No further comment. 
 
2.2 Comments in General Opposition of the Proposed Project 
 
No further comment. 
 
2.3 Responses to Substantive Comments 
 
2.3.1 DEIS 
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H5-8:  Please also reference sections of the DEIS that discuss existing land use and zoning in the body of 
the DEIS, respective figures contained in the DEIS, and briefly note mitigations to reduce impacts on 
neighbors.  Second line of the response:  For clarity, consider deleting the word “a” before Land Use Map 
and changing the word “identifies” to “identify”. 
 
C1-8: See Global Comments above. The adequacy, practicality and necessary enforcement mechanisms 
for the proposed noise mitigation measures remain a significant concern to the Board.  Passive noise 
mitigation measures have an inherent advantage over active mitigation measures (e.g. volume control, 
limiting equipment usage by time period, duration, quantity, using portable barriers, etc.). Passive 
mitigation measures require essentially no enforcement once it is properly set up. The applicant is 
proposing active measures that rely on human actions (by the operator), which have significant room for 
error (given trained professionals are not proposed to regularly set up mitigation measures) and require 
significant effort to enforce.  It is also unclear if the measure proposed would address all sources of noise.  
For example, the response states that “[t]he proposed mitigation included acoustic material that is 
required on the tent and acoustic barrier…” However, it is unclear whether all “outdoor” events would be 
held within tents that are made of or covered with acoustical material or if only some outdoor events 
would be open-air events? If all outdoor events on the lawn were to be in in tents, then the word “all” 
should have been included in Responses C1-8 and C1-9.  The tents were not described and there was no 
indication whether the tents would be fully enclosed except for entrances and exits or if the tent would 
be mainly a roof with open sides?  It does not seem practical that the tent would be fully enclosed since 
there would be a tendency to keep them open to summer breezes to prevent the build-up of heat unless 
the space was artificially cooled.  It is not clear that the sound generated by large events including music 
and voices from large crowds can be contained by the measures offered.  Potential noise from the open 
air lounge, use of the parking areas during special events in close proximity to residential uses and outdoor 
hot tubs proposed for each of the cottages is not addressed. Also, it is not clear that identified mitigative 
measures are required or simply recommended by the hotel or whether noise abatement can be properly 
managed and enforced.    
 
C1-9:  See C1-8 above and comments in Section 2.3.3 and 2.3.4 below regarding noise and traffic.  The 
adequacy of the proposed mitigation measures has not been fully addressed.  Enforcement of active 
mitigation measures remains a significant concern to the Board.   
 
C1-12:  Next to last line:  should say “to cross” rather than “crossing”. 
 
C1-14: The response states that “the distance of this acoustic path is more than adequate to attenuate 
anticipated noise levels along this path” but an estimate of this distance in feet was not provided for 
verification.   The response also states that there is a possible direct line of sight to the southeast from 
the rooftop.  The ZBA is not in favor of a rooftop lounge due to close proximity to residences, potential 
noise from rooftop uses which may include as many as 50 persons, and line of sight issues that would 
adversely and unnecessarily encroach upon and potentially impact neighbors to the southeast’s privacy 
and their use and enjoyment of their premises.     
 



FEIS Review 
The Enclaves Hotel and Restaurant 

 
 

 

Page 6 of 19 

 

C1-18:  It doesn’t appear that Comment C1-18 has been fully addressed.  The comment states in part, “it 
should be noted that signage must be consistent with Chapter 280 Article XIX, “Signs,” and be sensitive to 
and consistent with the historic character of the restaurant building and Hamlet”; however, the response 
only addresses the location of the proposed sign (i.e., “[t]he location of the proposed signage is illustrated 
in the drawing included in Appendix D of this FEIS”).  Potential impacts on community character and 
historic resources are of great importance to this environmental review, particularly due to the adjacent 
residential uses.  Although a detailed review of signage will occur during the site plan review process, 
potential impacts to community character and historic resources and potential inconsistencies with Town 
standards could be an issue and should be responded to as part of the environmental review process.  The 
type of sign(s), the material they are made of, whether they will be lit, whether signs will conform to any 
size requirements, and whether there will be an attempt to protect the character of the area are 
important.  We are not asking for specific details if they are not available but would like some general 
information and assurance that the signage will be appropriate and compliant so that the full project can 
be reviewed under SEQRA.   
 
C1-19:  See Global Comment above.  Additional measures are necessary to address noise (including 
amplified music and special event noise) and screening of the second story hotel windows facing east.  In 
the discussion of “on-site screening,” please add that screening will be augmented with a 6.5-foot high 
stockade fence along the eastern and western property boundaries.  There is a lot of discussion about 
noise.  A brief summary of noise in a bulleted list that is written in laymen’s terms would be helpful.  For 
example, a summary could include but not necessarily be limited to:  

 Elimination of outdoor special events; 
 Elimination of the outdoor second floor lounge; 
 Elimination of outdoor amplified music;   
 Specifically address how noise from outdoor the hot tubs associated with the four cottages would 

be mitigated or these features should be eliminated; 
 Strict compliance with noise generation restrictions provided in the Town’s Noise Code during 

construction and operational phases; 
 Compliance with required buffers including installation of a solid stockade fence along the east 

and west property boundaries; 
 Installation of rooftop HVAC equipment behind rooftop parapets; 
 Installation of essential rooftop equipment in cabinets if needed;  
 Major equipment needed to operate the STP will be installed within sound attenuating enclosures 

that will be contained within area surrounded by a slatted chain-link fence, etc.    
 
C1-20:  Please indicate the linear distance from the bus stop and the proposed restaurant.  State whether 
it is within walking distance per generally accepted planning standards.  Indicate whether the proposed 
uses are the types of uses that are conducive to access via bus and walking at this distance.       
 
C1-21:   The applicant should follow up with service providers and submit proof of additional efforts to 
obtain responses from emergency service providers. 
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C1-22:  The comment states “[a]dditional views should be provided to demonstrate how the proposed 
project will appear to passersby on foot and in cars and from the adjacent areas east and west.”  However, 
the views provided from Main Road are solely views of the existing house. Views from further west and 
for passersby in vehicles/on foot in both directions should be provided to better understand how the hotel 
may appear from Main Road. 
 
C2-22: The response to this comment states: “[w]hile Section 280-35(B)(4)(c) provides, in connection with 
a hotel use, that no music, entertainment or loudspeaker system shall be ‘audible’ beyond the property 
line, the term ‘audible’ is not defined by this Section of the Code.”  Nevertheless, when a term is not 
specifically defined by a municipal code, its standard definition in common use must be used.  As stated 
in § 280-4(B) (“Definitions”) of the Southold Town Code, “[a]ny word or term not noted below shall be 
used with a meaning as defined in Webster’s Third New International Dictionary of the English Language, 
unabridged (or latest edition).” Although this dictionary was not available; the Merriam-Webster3 
dictionary online defines audible as that which is “heard or capable of being heard” and “Webster’s New 
Universal Unabridged Dictionary” Second Edition dictionary (hardcopy) defines “audible” as “that may be 
heard”; “loud enough to be heard.” Similar definitions can be found online including “heard,” “hearable,” 
“able to be heard.” Also, the special permit standard adopted in § 280-35(B)(4)(c) specifically targets 
transient and resort hotels or motels to the exclusion of other uses and as such may likely supersede the 
noise regulations in Chapter 180.  The statement regarding the word “audible” not being defined in the 
code should be removed as it is not clear at this time that this is the opinion of the ZBA, and focus should 
be placed on whether or not sound will be heard by the human ear at the property line and at what levels 
the sound will be heard.  See Global Comments above.  The ZBA must ultimately interpret the standard 
to be applied for this Special Exception Use Permit and the expected level of impact based on the input 
provided.  Based on the information provided, the Board suggests that outdoor special events and 
amplified outdoor music be eliminated from the proposal. 
 
C2-23:  It is stated that “peak ambient noise generation was determined to coincide with the peak traffic 
times ….”  It is not clear from the Acoustic Report how this “determination” was made. Was it determined 
based on noise monitoring or simply assumed based on traffic volumes? 
  
The issue with simply assuming higher traffic volume equates to higher noise levels is that it is possible 
during periods of heavy traffic congestion such as stop-and-go traffic will result in lower noise levels than 
moderately heavy traffic moving at higher speeds.  Based on the comments, traffic is typically stop-and-
go and can come to a standstill during peak traffic periods.  Vehicle mix can also influence noise levels. As 
general rule, delivery vehicles, such as high noise generating trucks, often avoid high congestion periods. 
It is this uncertainty that often warrants a longer term noise monitoring to determine the highest or lowest 
noise period.  
 
C2-24: See Global Comments above and C1-8. There was no indication whether live bands would be 
permitted to perform at weddings or other special events or if music and activities would be restricted to 
recorded music, such as DJs or just live masters of ceremonies with microphones?  Is a limiter as effective 

 
3https://www.merriam-webster.com/dictionary/audible  



FEIS Review 
The Enclaves Hotel and Restaurant 

 
 

 

Page 8 of 19 

 

with a live band?  The Board remains concerned that there is no clear guarantee that active noise 
abatement measures offered would be properly implemented and appropriately enforced.        
 
C18-1: See Global Comments above. The response should be updated as the Town has adopted the 
Comprehensive Plan.  Additionally, the response discusses zoning and special exception permit standards 
broadly but should also directly address the issue of scale by discussing the number of proposed hotel 
units relative to the size of the property, the maximum building height relative to the maximum permitted 
height, and indicate whether the density and height are excessive. Reference to the updated photo 
simulations should also be provided (once revised per comment C1-22). The response should also discuss 
conformance with lot coverage requirements established in the Town Code.   
 
C18-2:  See Global Comments above. The response should be updated as the Town has adopted the 
Comprehensive Plan. 
 
C18-4:  Please list the dates that traffic counts were collected. 
 
C18-5:  The response should also include a discussion of the areas that will remain pervious/natural and 
landscaped, including grassed parking and any proposed swales, vegetated median areas and/or garden 
areas. Mention the use of crushed stone for the walkway between the hotel and restaurant rather than 
using a paved surface.  Indicate whether the use of pervious surfaces is viable.  Provide the number of 
acres, percent of project site, and/or ratio of pervious to impervious surface under the proposed action 
to put future site conditions into perspective. 
 
C22-1:  Again, indicate the site’s zoning and whether the project specifically complies with zoning or refer 
to a previous response that discusses this.  Although responses regarding zoning compliance are general, 
indicate compliance to specific parameters such as maximum building coverage, maximum building 
height, maximum number of stories, minimum lot area, minimum required landscape area, etc. 
 
C27-3:  Indicate whether the alternatives reviewed are those that were required by the Final Scope.    
 
C30-2:  Please correct the typographical error in the 5th line of the first bullet.    
 
C33-2:  Indicate whether the site is or isn’t in any critical environmental area or special overlay district 
designed to protect natural resources, whether the site is or isn’t listed on an open space or community 
preservation list, indicate which zoning district the property is in and its general purpose in terms of land 
use (see § 280-44, “Purpose”).     
 
C37-5:  Note the proposed swale, pervious crushed stone walkway between the hotel and restaurant, and 
the relative proportion of pervious surface versus impervious/vegetated coverage. Again, some 
information suggests there is more than one swale, but only one appears present on the plans. 
 
2.3.2 Plans 
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H7-1:  Also note that a 6.5-foot high stockade fence will be installed along the length of the easterly and 
westerly sides of the property, that the topography is generally flat, and that erosion and sedimentation 
controls will be implemented during the construction process to mitigate impacts from dust and off-site 
soil transport from stormwater.  Indicate whether there is a significant need for importing or exporting 
soil and note that areas that will be disturbed during construction will be stabilized by the new 
construction, reseeding and landscaping, and retention of some existing vegetation.   
 
Regarding noise abatement, we note that landscaping and a stockade fence would provide limited noise 
attenuation.  As far as landscaping, it takes approximately 100 feet of dense foliage to provide just 3-dBA 
of attenuation. Vegetative screening is not effective at reducing noise. 

Please revise the typographical error in the first line of the response.   
 
C1-2:  Please revise the plan as indicated in the response and shown in Appendix D to mitigate the concern 
mentioned in the comment.  The response states that six birch trees will be removed, presumably from 
the previously proposed plan.  Please confirm this, as it appears based on a review of the previous site 
plan that the formerly proposed or existing trees are black cherry not birch. Also, please specify the 
general location of the trees (along the westerly property line, easterly property line, etc.)  
 
C1-7:  The response does not fully address the comment as it pertains to swales.  The landscaping plan 
shows one long narrow linear swale that is labeled.  The location, which was not included in the response, 
as requested, is north of the proposed restaurant and south of the proposed hotel building along the 
north side of the access driveway and pervious parking for the restaurant.  Please add a similar response 
in the FEIS, and since there is only one labeled swale please refer to the feature as a “swale” and not 
“swales.” 
 
C16-6:  Indicate in the response the total number of parking spaces that will be grass/pervious, which 
based on the Site Plan is 36, and the percentage of the total number of spaces that are grass which appears 
to be 22.5 percent of the 160 spaces shown.  Also, briefly discuss conformance with minimum landscaped 
area requirements and/or refer to a response that addresses this topic.  
 
2.3.3 Noise 
 
H1-5:  Correct typographical error in ninth line. 
 
H4-4:  Activities from the site will be audible, potentially at great distances during very quiet periods. That 
is unavoidable. Exceeding the noise limits in the Town ordinance is a separate issue. The approach used 
by SoundSense to assess voices is acceptable, however, not enough information was presented (e.g., 
“raised voice” reference noise levels and distances) to allow for an independent check.   

H14-3:  See Global Comments above and C1-8. It is unclear from the response if the Applicant committed 
to using a tent and keeping the sides closed for all outdoor special events or if it would be up to the 
discretion of the Applicant and desire of the Party, weather conditions, etc.? Details on its use are lacking.  
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As previously noted, the applicant is proposing active measures that rely on human actions (by the 
operator), which have significant room for error (given trained professionals are not proposed to regularly 
set up mitigation measures) and require significant effort to enforce.  

H14-5:   See Global Comments above.  It is agreed that Hotel management will be responsible for ensuring 
that guests are not utilizing personal speakers or generating noise that may be nuisance to neighbors but 
enforcement may not occur until such time that a complaint is registered.  Also, we disagree that 
evergreen hedges would provide any significant noise attenuation in this case.  It takes about 100 feet of 
dense foliage that is thick enough to completely block lines of sight to have a barely perceptible reduction 
(3-dBA) in noise attenuation.  The response does not adequately address the comment as to how noise 
from the hot tub areas will be adequately controlled. 

H14-11:  Based on the response to C2-23, “peak ambient noise generation was determined to coincide 
with the peak traffic times ….”. How was the “determination” made or was it simply assumed based on 
traffic data? Similarly, how were the lowest ambient noise levels determined? 

C1-28:  Does the STP acoustic analysis incorporate the noise absorptive wall treatment that was 
recommended? Is there a commitment to use this treatment? If not, attenuation due to noise absorptive 
wall treatment should not be used in the calculations.  There is insufficient information present to allow 
for an independent check. 

The Town should consider a requirement that the completed STP be certified to ensure it will meet noise 
performance standards.  

C2-6 and C2-8:  The point of the comment is not appropriateness of the use of the quietest period, but 
rather how was the quietest determined?  Was the quietest period determined by noise measurements 
or assumed based on traffic data? This should have been stated as a matter of form in the report and 
must be addressed in the FEIS. 

C2-9:  This methodology cannot be described as a modeling of an increase in traffic. Simply replacing the 
lowest values with the vehicle pass by values is not a noise characterization of an increase in traffic. 
However, this methodology would conservatively produce higher L10 and L90 values than standard traffic 
noise modeling methodologies. 

The results could not be independently checked due to lack of information (e.g. pass by noise levels, 
reference noise level distance, number of pass bys, duration of pass bys, distance to receptor, etc.)   

C2-10:  The comment is stating that the traffic growth utilized in the noise study, either the actual values 
or the percent increase, should be explicitly stated in the report rather than forcing the reviewer to review 
the Dunn Engineering traffic report and possibly extracting or interpreting what may have been used in 
the noise study.  There is no way to check if the proper growth factor was used in the Acoustic Report. 
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C2-11:  The methodology and results of the Jeep Cherokee noise sampling (movement, idling, and car 
door closing), as well as the reference noise levels (e.g. pass bys, door slamming, etc.) utilized in the 
modeling, should be presented in the acoustic report. Similarly, the reference noise levels used for the 
“raised voice” should also be stated, rather than simply cited, to allow for an independent check. 

C2-13:  The response refers to Comment C2-24 which simply explains how a Limiter works. It does not 
indicate how one determines what setting to use and also how crowds and other noise sources will be 
factored in to ensure that the property line noise levels comply with the Town noise ordinance.   This 
could be as simple as a sound check at the property boundary to adjust the “limiter” with a margin for 
“raised voice” or crowd noise. This should be stated in the response and in the Report.  See also Global 
Comments above and C1-8.  As previously noted, the applicant is proposing active measures that rely on 
human actions (by the operator), which have significant room for error (given trained professionals are 
not proposed to regularly set up mitigation measures) and require significant effort to enforce. Based on 
the information provided, the Board suggests that outdoor special events and amplified outdoor music 
be eliminated from the proposal. 
 
C2-14:  The wording in the responses and revised text in the noise report indicates that the Applicant is 
responsible, but does not go into detail on how the Applicant will calibrate the limiter before each event 
and checking the noise levels at the property boundaries while also taking into consideration other noise 
sources, such as crowd noise. See Global Comments above and C1-8. 

C2-15:  The response failed to answer whether the Applicant, Town, event host, hotel manager or other 
entity is expected to contract the AV consultant (and therefore assume the costs) to verify the limiter is 
properly set prior to each special event.  See Global Comments above and C1-8.  The comment did not 
question the calculations made in the Acoustic Report. 

C2-17:  The reply and the Acoustic Report cited the source, but the reference data used for modeling were 
not presented, which would have allowed for an independent check.  This should be provided. 

C2-21:  The updated Acoustic Report does not present the referenced noise levels for the Jeep Cherokee 
traffic pass by, Jeep Cherokee door closing, Jeep Cherokee engine idling, “raised voice”,  pool music, and 
terrace music.  These data should be provided. 

C28-5 and C29-5:  Because the word “proposed” is used inconsistently in regard to various mitigation 
measures in the Acoustic report and Response to Comments, it brings into question if the Applicant has 
committed to various mitigation measures.  See Global Comments above and C1-8.   

C34-4:  The term “landscaping” has been utilized in the Acoustic Report and in Comment H14-5 and 
suggesting that it will help attenuate noise levels.  The proposed landscaping does not provide any 
measurable noise attenuation and should not be used or considered as noise mitigation. Whether 
vegetation as a noise mitigation measure is needed is a separate issue. 
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2.3.4  Traffic  
 
H3-6: This comment was not adequately addressed.  We disagree with the conclusion that the proposed 
project will not significantly impact traffic operations within the study areas, especially during weekend 
special events because the capacity analyses results show significant increases in delays.  An analysis of 
the potential undue increases in traffic accidents needs to be provided as well as evaluation of measures 
to improve safety. 
 
H5-6:   This response is inaccurate. During special events, traffic arriving and departing from the site will 
do so during a short period of time; hence traffic activity during special events will be noticeable. 
 
H14-14: This comment was not adequately addressed.  The 95th percentile queue length on the site 
driveway is approximately 3 vehicles because of the assumption that the 91 vehicles exiting the site 
driveway during events are spread out evenly over a one-hour period (assuming a 0.92 peak hour factor).  
However, it should be noted that during special events, most of the vehicles may exit the site over a short 
period of time resulting in a lower peak hour factor and ultimately a much higher delay and 95th percentile 
queue length. Therefore, it is likely that the 95th percentile queue will be longer than 3 vehicles and will 
exceed the 60 feet stacking throat and hence could create on-site circulation issues. Please provide an 
analysis with a more realistic peak hour factor. 
 
H14-15: In addition to the significant changes in LOS highlighted in the response to this comment, it should 
also be noted that there is a change in LOS delay from 63.4 seconds to 89.5 seconds (a 26.1 second 
increase in delay) at the southbound Boisseau Avenue approach  during the Saturday event period. These 
increases in delay during special events are significant. Mitigation to suitably address  these impacts was 
not provided. 
 
C1-24, C1-25, C1-26: Main Road is a one lane in each direction with long queues in both directions during 
the summer/fall peak seasons.  Therefore, there is a tendency for left turning vehicles to block through 
vehicles. Based on the capacity analyses, the eastbound left turn into the site will operate at an “A” level 
of service with an average control delay of less than 10 seconds. These results are consistent with the LOS 
at the existing 7-11 driveway. The capacity analyses results are inconsistent with actual field observations. 
Actual field delays need to be conducted to validate the results of the HCS software during the 
summer/fall peak seasons.  The calibration and validation process is intended to identify discrepancies 
between the software results and the conditions observed in the field to ensure that the analyses results 
reasonably reflect existing conditions, and can therefore be relied upon to represent future conditions, 
and to estimate impacts due to the additional traffic generated by development of the project. In addition 
to this calibration, the gap analysis is required to evaluate available gaps for left turning traffic into the 
site as well as traffic exiting the site. This comment applies to all responses indicating the results of the 
capacity analyses show that the proposed project will not significantly impact the operations of the 
roadways and intersections in the study area.  
 
2.3.5 Special Events 
 



FEIS Review 
The Enclaves Hotel and Restaurant 

 
 

 

Page 13 of 19 

 

H1-6:  The last line of the response should say what the “maximum” number of Special Events will be 
within the seasonal time-frame.  The response states that only six (6) months out of the year are conducive 
to holding such events (e.g., mid-April to mid-October) and that 12 events would be held within this 
timeframe, while the responses to Comments C22-16 and C41-2 state that special events will be limited 
to a total of eight-to-12 events per year, over a five-month period (May to September).  Based on the 
statement that 6 special events are permitted every three months, the five-month timeframe (May to 
September) would only allow a maximum of 10 special events per year.  Ten or twelve events every season 
could result in one event every weekend of the summer, which may significantly impact the neighboring 
residential uses.   
 
H14-1:  This response refers the reader to various other responses but none of the responses addressed 
the last sentence of the comment which states:  “For example, who is responsible for adjusting the limiter 
and checking the noise level at the property line of sensitive receptors?” As noted previously, the ZBA has 
significant concerns about oversight and enforcement of noise on-site and whether noise can be properly 
controlled to prevent impacts to adjoining neighbors. Based on the information provided, the Board 
suggests that outdoor special events and amplified outdoor music be eliminated from the proposal.  Also, 
please correct typographical errors in the first sentence.   
 
H14-2:  This is part of the recommended mitigation. The issue is whether the mitigation measures will be 
implemented and how they would be enforced.  Please correct the typographical error or add missing 
word(s) in the last line of the response. 

H14-12:  There was no indication of whether the portable bathrooms used for events would be rented or 
if they would be owned by the hotel.  If they were to be owned by the hotel, where would they be stored?   
 
H14-20:  Correct typographical error in the second line of the response. 
 
C22-16:  It was unclear whether the events tent would remain up during all or part of the event season or 
whether it would be put-up and taken-down before and after each event?  Either way, the visual impact 
of the tent, particularly from the street was never considered and should be addressed, or the outdoor 
special events eliminated.   
 
C22-17:  The response states that the stockade fence will be six-feet-high but other responses refer to the 
height of the fence as 6.5 feet. Please revise accordingly for consistency or explain. 
 
C41-2:  See Comment H1-6 in this memo. 
 
C42-3:  See Comment C2-22 and Section 2.3.3 in this memo. 
 
2.3.6 Land Use and Zoning 
 
H1-3:  The portion of the comment stating that “[t]he traffic is obviously a major concern…” was not 
addressed.  Please refer the reader to Section 2.3.4 of the FEIS for input on traffic and parking.    
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H3-1:  Address the typographical error in the second line.  State that the project is consistent with existing 
zoning parameters which are based on the policies and vision of existing adopted plans that are in place. 
 
H3-2:  Briefly discuss consistency with zoning, site screening, visibility of parking, and adaptive reuse of 
the existing building which is the primary visible element of the site. 
 
H6-1:  Indicate whether the proposed uses are permitted in this zone.  Discuss the density of the hotel 
use.  The comment questions the need for a forty-four room hotel.  Please state whether demand for a 
hotel of this scale exists and provide or suitably reference the sources and data for your conclusion. 
 
C10-2:  Please correct the typographical error in the first line of the response. 
 
C17-5:  This comment begins “[a]ny ‘special considerations’ should be made only to projects that can 
prove their contribution to enhancing the local economy, benefiting the environment, and adding value 
to the community.”  If project benefits are expected (e.g., business development, job creation, benefits 
to other local businesses, tax benefits, environmental benefits, benefits to community character, etc.) 
please briefly note them.  Per the comment, please indicate how, if at all, the project will enhance the 
community.  Also, although perhaps redundant, please state whether the project is consistent with zoning 
and the Town’s special exception permit standards.  
 
C27-1:  Indicate which zoning district the property is located in, note the general purpose of this district 
(e.g., § 280-44 of the Town Code) and whether the project is consistent with this purpose, and whether 
the property is within any special environmental protection districts or if there are any sensitive 
environmental features (e.g., wetlands) on-site or nearby that will be significantly and adversely impacted 
by the development after implementation of identified mitigation strategies.  
 
C27-4:  After revising response C27-1 above, refer to that response. 
 
C36-4:  Please delete the extra space before the comma in the third line of the response.   
 
2.3.7 Visual/Aesthetics, Community Character and Lighting 
 
H5-7:  Please also describe either in this response or the other responses referenced (C1-6 and C1-19) if 
portable lighting from outdoor events would be used, if this lighting would impact neighbors, and how 
any such lighting would be prevented from spilling on to neighboring sites.  Please also note the double 
row of evergreens and 6.5-foot stockade fence that will line the easterly and westerly property boundaries 
and assist in blocking artificial light. 
   
C7-2:  Please provide a brief response to the comment other than “the comment is noted” or refer to 
other responses that address issues of community character, appropriateness of the proposed land uses, 
and project scale. 
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C24-10:  Will the reflective nature of the building design adversely affect neighbors?  If so, how will it be 
mitigated or eliminated. Again, discuss screening and fencing or refer to a response that more fully 
addresses the concern.   
 
C36-2:  It is understood that it is not the Applicant’s objective to necessarily develop the site with different 
uses, but it would be informative and provide perspective to briefly indicate the type and scale of 
development that could be permitted on the property as-of-right, such as the restaurant and office 
building evaluated in the Alternatives section of the DEIS or a commercial subdivision of the 6.75-acre 
parcel into 20,000 SF lots each with its own as-of-right HB use.  Also, please briefly compare and contrast 
any possible resemblance to Downtown Riverhead and the possibility that a precedent is being 
established that will lead to that type of character.   
 
C42-5:  State that efforts have been made to address OPRHP recommendations to protect the front 
building and briefly provide input on the final design of the hotel and cottages.  Again, note proposed 
screening, outdoor lighting mitigation, consistency with zoning or reference responses that address these 
issues.   
 
2.3.8 Groundwater, Stormwater and Water Supply/Usage 
 
H3-8:  The response lists “contracting laundry service for both the restaurant and hotel” as a proposed 
water conservation measure but the “Lower Level Plan” (Sheet A2.1) in Appendix D of the FEIS shows 
space that is designated “laundry.”  Please revise the FEIS and/or plan or explain why there is a laundry 
room if laundry services will be contracted out. 
 
C3-1:  Add the word “also” before the word “include” in the first line of the response.  
      
C7-3:  The response references the response to Comment C3-1.  Also reference the comment, itself, and 
indicate who its author is. 
 
C16-3:  Reference the source of the flow standards used in the calculation and indicate whether they are 
the standard for these types of projections. The response states that the spa will be for hotel guests only.  
How will this be enforced?  Is the Applicant offering to file covenants and restrictions?  If not, it is 
recommended that the Town require them or another suitable legal instrument that is satisfactory to the 
Town attorney to address this issue. Indicate whether the bar and café will be open to the general public, 
and if not, how will this be controlled? Also, see comment H3-8 above regarding the laundry room and 
laundry service.   
 
C19-1:  In the response, following the word “determined” add a comma and language such as “based on 
the project design and identified mitigation strategies,”… 
 
C22-9:  After revising the response to C18-5 per this memo (which discusses grassed parking spaces or 
pervious parking, swales, and the crushed stone walkway), reference the response to Comment C18-5 as 
part of the response.  
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C30-3:  Fifth line of the response: The word “permit” should be “permits”. 
 
C33-3:  Has there been any consideration of refilling or topping off the decorative pond using the irrigation 
well rather than the public water supply?  The irrigation well is the preferred source. 
 
C37-2:  This response addresses the rate of fertilizer application but defers the reader to search out the 
answer in the DEIS.  Please copy and paste the following excerpt from Section 2.2.2, page  37 of the DEIS: 
 

The estimated volume of irrigation water for the on-site lawn and select planted areas (of 
approximately 3.563 acres) is approximately 2,508,882± gallons for the irrigation season (mid-
April to mid-October), or 96,496± gallons per week when averaged over the 26-week irrigation 
season. 

 
Missing from the above projection is the estimated average rate of irrigation to be applied per week in 
inches (or however this was estimated) which would be helpful in describing and understanding the 
volume of water that would be needed. Please add this additional information in the response.   
     
2.3.9 STP 
 
H4-2:  Refer the reader to the “Sanitary Layout” plans (Sheets C-600 and C-601) which show the location 
and layout of the proposed STP and required health department setbacks.  
 
H14-19:  The response explains the rationale for the siting of the STP but should also identify how the 
neighbors located closest to the facility will be protected which is the crux of the comment.  A possible 
approach that would be concise and to the point would be a list of applicable design requirements and 
mitigations.  Listing these may seem redundant from the perspective of the author, but many commenters 
are likely to review responses to their questions rather than reading the entire FEIS.  Consider language 
such as:   

 The proposed STP is one that the Suffolk County Department of Health Services has identified as 
an acceptable technology; 

 The STP must comply with health department siting and design requirements including setbacks, 
minimum groundwater separation, necessary soil conditions, minimum system capacity, etc.; 

 The STP will provide advanced wastewater treatment including the removal of nitrogen which 
can adversely affect groundwater and surface water in high concentrations; 

 A State Pollution Discharge Elimination System (“SPDES”) permit is required from NYSDEC which 
will outline the minimum standards and system performance requirements; 

 Groundwater monitoring wells will be installed up-groundwater-gradient (upstream) and down-
groundwater-gradient (downstream) of the STP and water quality in from the wells will be 
monitored as a safeguard; 

 Odor control equipment will be installed, including aerator blowers and a two-stage activated 
carbon control system; 
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 The STP will be monitored and maintained by a full-time trained professional who will be available 
every day;  

 A (height and type) fence will be constructed around the perimeter of the STP; 
 A double row of evergreens and a 6.5-foot high stockade fence be installed along the east and 

west property boundaries.  
 
C4-1:  Please indicate approximately when or at what stage an application will be submitted to the health 
department? (After SEQRA review? After a Special Permit has been issued? During site Plan review?) 
 
C24-5:  Also reference Comment H14-19 after changes are made to Response H14-19 as noted above.  
 
C35-5:  Also reference Comment H14-19 after changes are made to Response H14-19 as noted above.  
 
C41-4:  Also reference Comment H14-19 after changes are made to Response H14-19 as noted above. 
 
C41-8:  Briefly note efforts to retain the existing structure and protect and enhance its architectural and 
historic character or reference another response that addresses this issue. Indicate whether the plan is 
consistent with the recommendations of the OPRHP.   
 
2.3.10 Soils and Construction‐Related Impacts 
 
H5-3:  Note the dust controls to be used and restrictions on the hours and days of the week that 
construction work is permitted and not permitted (i.e., Sundays, federal and state holidays). 
 
2.3.11 Ecology 
 
H7-3:  Native species are welcome, and the changes noted are viewed as positive.  For clarity, is there a 
replacement for the water hyacinths or are they being replaced by the fragrant water lily and/or “other 
native lily” mentioned in the response?  
 
2.3.12 Economics 
 
H5-1:  A response should be provided. Address development in accordance with the property’s zoning, 
and mitigation of impacts per SEQRA.  Also reference the response to C24-2.  
 
C11-4:  A response should be provided to this comment. 
 
C24-2:  Indicate whether the scale of the project is consistent or inconsistent with the property’s zoning.   
 
C24-3:  Correct typographical error in second line of response.   
 
2.3.13 Alternatives 
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C13-3:  It is understood that not every comment requires a response but please address comments if there 
is any grey area so that the public’s concerns are addressed.  Indicate that the site is in the HB District, the 
purpose of the district as set forth by the Town Code, and whether the project is consistent with the 
Highway Business’s land use and dimensional standards and the special permit requirements of the Town 
Code. Does the project comport with the area’s character?  Has everything been done to mitigate 
impacts? Consider referencing other responses. 
 
C15-2:  Also refer to Comment C13-3 (above) after the original is revised. 
 
2.3.14 Lack of Housing 
 
No Comments. 
 
2.3.15 Restaurant Component 
 
C9-2:  Also refer to Response C9-1.  
 
2.3.16 Hotel Component 
 
H5-5:  Discuss visual encroachment and screening or refer to a suitable response that addresses these 
topics. Mention architectural features such as the parapet and vegetative screening.   
 
 
2.3.17 Historic Resource‐Related Impacts 
 
No comments. 
 
2.3.18 Solid Waste 
 
No Comments. 
 
2.3.19 General Process 
 
C31-1:  Reference the dates of the public hearings.  Indicate that hard copies of the Scope and DEIS were 
also made available for review at Town Hall.  State that the written comment period was extended by the 
ZBA to provide additional opportunity for the public to review and comment on the DEIS.  Note additional 
pending approvals including site plan approval process.   
 
2.3.20 General Comments 
 
C17-2:  Discuss or reference responses addressing the retention of the existing structure at the south end 
of the property.  Indicate that methods have been identified to screen and landscape the site.  Discuss 
any additional requirements for review of building architecture by the Town’s Architectural Review Board 
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during site plan review and note the architectural review standards set forth by § 280-134 of the Town of 
Southold Code.    
 
C28-7:  Cite language from (Article X “Hamlet Business District”), § 280-44 (“Purpose”) of the Town Code. 
 
C29-6:  The response refers to Comment C28-7 but Comment C28-7 has nothing to do with this comment 
since the response to C28-7 simply states that “[t]he comment is noted.”  It appears that the wrong 
response was cited. Please check and revise accordingly.     
 
C29-7:  See comment C28-7 above. 
 
C31-5:  It is unclear what the overall point of the response is. It seems that there should be a final sentence 
that summarizes or indicates what more precisely is being inferred.  If the point is that a rental unit in a 
private home is not the same as a hotel, then please indicate this or clarify accordingly. 
 
Miscellaneous Editorial Suggestions 
 

1. Please review all spelling, grammar, and formatting prior to resubmission. 
2. Section 1.1, second paragraph, last line:  hyphenate “one story” consistent with other examples 

in the document (e.g., one-story, two-story). 
3. Section 1.1, Fourth paragraph, second sentence:  please review for clarity and revise as needed.    
4. Third line:  Add  the word “on-site” at the end of “Dedicated parking for each use will be provided.” 

 



NELSON, POPE & VOORHIS, LLC 
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Nelson, Pope & Voorhis, LLC (“NP&V”) has reviewed the accepted October 2019 DEIS for “The 

Enclaves Hotel and Restaurant” Special Exception Use Permit (“SE Permit”).  The purpose of this 

review as described in this memo is to assist the ZBA, as Lead Agency, in a technical and 

substantive review of the DEIS to help to ensure that all potential significant impacts have been 

properly analyzed and that appropriate impact prevention and mitigation strategies have been 

identified to minimize potential impacts to the maximum extent practicable.  Comments associated 

with this review must be addressed along with any other substantive comments received from the 

Town, other involved and interested agencies, and the general public in a Final Environmental 

Impact Statement (“FEIS”) to be prepared after the close of the public comment period (December 

9, 2019).   

1.0 Technical Review Comments 

Site Plans submitted with the DEIS 

• A transitional buffer is not provided along the proposed access driveway on the east side

of the property.  While the lot adjacent to east is not residentially zoned, it is a residentially

used property. A limited landscape strip (approximately 4’ wide) is shown between the

driveway and property line.  This landscape strip should be evaluated as it does not appear

to provide adequate area for the 14’-16’ Leyland Cypress proposed within the strip.

Appropriate screening to preserve privacy on the adjacent residentially used properties,

reduce visual intrusion from cars/headlights entering the site, and noise abatement is

necessary.  The site plan should be revised to provide a more compliant transition buffer at

the southeast corner of the site as noted by the Town Code (§ 280-94 B.(1)).  The site plan

should also be updated to include dimensions for all required zoning setbacks, as well as

the dimensions from the eastern property line to the new building.

• The Landscape Plan and Details (Sheet C-400) shows several existing deciduous trees that

will be retained along the easterly property line adjacent to residentially zoned and

Re: The Enclaves Hotel and Restaurant Draft Environmental Impact Statement (“DEIS”)

Date: 12/9/19

From: Carrie O’Farrell, AICP, Senior Partner

To: Leslie Weisman, Chairperson; Members of Southold Zoning Board of Appeals
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developed land identified as “now or formerly of Dolomite;” however, the remainder of 

the easterly buffer is proposed to consist of a double or single row of evergreens.  The 

preservation of mature trees helps to provide diversification of species and improved 

buffers that are permitted by the Code (§ 280-92 D.).  However, these deciduous trees do 

not provide a buffer for areas below the canopy or during winter months.  Additionally, the 

hotel is proposed to be two stories (24’ in height) where the proposed hotel room windows 

face the residential properties to the east.  The proposed Leyland Cypress trees to buffer 

the eastern property line are 14’-16’ in height.  While these are fast growing evergreen 

trees, the second floor rooms of the hotel would have unobstructed views into the 

residential properties to the east for several years while the trees mature. Additional 

measures are necessary to adequately screen the proposed hotel rooms relative to the 

existing residential uses to the east and demonstrate conformance with Section  280-94 C. 

of the Code.  Additionally, increasing the distance between the property line and the hotel 

building would also aid in improving the buffer between the two uses. 

• What screening/enclosures/fencing are proposed for the proposed sewage treatment plant?

The DEIS indicates that odor control will be provided, which requires the continual use of

fans for operation.  The location and any screening to address the noise of the fans should

be addressed, as well as any area limiting fence or measures proposed for security proposes.

The sewage treatment plant will also require that a sludge truck access the building

regularly for maintenance.  The site plan should demonstrate adequate access and

circulation for a sludge truck to the STP building.

• The location for the proposed garbage area is proximate to the neighboring residential land

uses.  The applicant should relocate the garbage enclosure away from the residential land

use and provide details of the proposed enclosure (plantings, height, the materials to be

used, etc.).

• Since overflow parking is being proposed in the vicinity of the restaurant which is

anticipated to be occasionally used by hotel guests, then a pedestrian walkway or sidewalk

should be installed to connect these two areas and provide safe and convenient access.

• It appears that one of the outdoor lights along the westerly property boundary next to the

entrance to the hotel as shown on the “Site Lighting and Details” plan (Sheet C-500)

exceeds the lighting standard under § 172-5.C.(1), which states that the maximum

illuminance at the property line between two nonresidential properties may be as high as

0.1 foot-candle (“FC”); however, the data provided on the lighting plan indicates that the

levels at this location are between 0.1 and 0.5 FC at the property line.  Therefore, several

statements in DEIS (pp. x, 6, 77, 84, and 120) indicating that there would be “no off‐site

lighting impacts” from any of the light poles proposed seems inaccurate.  The applicant

should confirm that the proposed lighting plan will be designed in compliance with the

Town Code, which would therefore result in no off-site light pollution.

• The Proposed Drainage and Grading Plan shows several catch basins, leaching pools, floor

drains, a swimming pool drainage structure, and pervious overflow parking areas to address

runoff.  Page 38 of the DEIS, first paragraph under “Stormwater Runoff and Drainage,”

mentions the use of swales for controlling drainage; however, there is no indication as to

where these swales will be located, their size or any other pertinent information and they

are not shown on the proposed Site Drainage and Grading Plan (Sheet C-200).  NP&V
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notes that there are opportunities to incorporate green infrastructure improvements such as 

rain gardens, vegetated swales, or other bioretention features into the project design, to 

enhance the appearance of the site and provide visual interest in certain locations, while 

containing, controlling, treating and recharging stormwater runoff. Please provide a 

description of any proposed green infrastructure, their locations on the site, and relevant 

details . 

 

Draft EIS Comments 

• Executive Summary, page viii, fourth paragraph discusses that the applicant anticipates 8- 

12 special event permits per year.  The DEIS indicates that such events would likely consist 

of weddings, fundraising events, etc. and that larger events would be hosted on the lawn 

area adjacent to a proposed pond.  The noise analysis indicates that events would be limited 

to 6pm to 10pm on Fridays, 2pm to 11pm on Saturdays and 2pm to 6pm on Sundays.  The 

DEIS has identified a number of mitigation measures to address noise (use of sound 

barriers, noise limiters, etc.).  However, the applicant has not provided a means for ensuring 

the proposed mitigation measures are followed and therefore effective at mitigating the 

potential impact. (For example, who is responsible for adjusting the limiter and checking 

the noise level at the property line of sensitive receptors?)  Based on the comments 

identified herein related to special event noise and traffic concerns, the applicant has not 

adequately addressed how these special events conform to the Special Exception (“SE”) 

criteria contained in Section 280-142 (A, B) and 280-143.   

• The following factors associated with the SE Permit standards for the hotel use should be 

addressed: 

o Page 82, Subsection A. (SE Permit standards review):  Applicant should discuss 

the zoning and indicate conformity or lack of conformity to zoning, the property’s 

location relative to the Hamlet Center and residential neighborhoods, the LIRR, and 

changes to and preservation of the restaurant.   

o Page 83, Subsection C. (SE Permit standards review):  Please briefly discuss the 7-

11 convenience store and Salone Dei Capelli accesses/egresses relative to site 

access/egress and how the proposed project will affect traffic congestion and public 

safety.  Please indicate mitigations if needed.    

o Page 85, Subsection G. (SE Permit standards review): Please discuss how the 

elimination of on-street parking in front of the site may affect public parking for 

other land uses in the area. Is it currently used? How many spaces would be lost? 

Is this an impact, and if so, what if any mitigation is proposed?   

o Page 86, Subsection M. (SE Permit standards review): A discussion of 

conformance or lack of conformance to use and dimensional zoning requirements 

should be provided. 

• The DEIS indicates that a proposed rooftop terrace would be used for gatherings, however 

very little information is provided regarding this feature.  A full description including but 

not necessarily limited to its size in square feet and capacity in terms of total number of 

people, its purpose, when it would be used, whether there would be amplified sound, 

dining, a bar or any other significant element or activities on the roof, and the potential for 

any noise and visual/aesthetic impacts and intrusion on the privacy of adjoining neighbors.  
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A thorough description of the techniques and methods for preventing noise, aesthetic, and 

privacy impacts on adjoining neighbors must be included in the FEIS.     

• The roof of the hotel will be flat. Will HVAC units be located on the roof, and if so, will 

these features be properly screened to prevent or mitigate visual and noise impacts?  

• The DEIS indicates that odor control will be provided for the proposed STP.  Please outline 

the Suffolk County Department of Health Services requirements for the design and ongoing 

maintenance requirements to ensure that the odor control system remains effective over 

time.   

• Page 47 of the DEIS states “[w]ith respect to pesticides, the landscaped areas will be treated 

organically at first; if the organic treatment fails then specific, approved pesticides will be 

utilized. The application of these pesticides will be limited to the impacted areas and would 

not be spread across all of the landscaped areas.” Who will be responsible for implementing 

this recommendation and how will this standard be implemented/followed or enforced 

during the critical period of plant survival? 

• Page 98, No. 2 under the heading, “Scenic Southold Corridor Management Plan, 2001”: 

NP&V recommends providing a pedestrian link (sidewalk and/or path) between the hotel 

and restaurant to enhance pedestrian connectivity to the restaurant/hotel and ensure public 

safety.  Also, it should be noted that signage must be consistent with Chapter 280 Article 

XIX, “Signs,” and be sensitive to and consistent with the historic character of the restaurant 

building and Hamlet.   

• Pages 103-106, the following considerations should be discussed relative to “Table 16 ‐ 
Consistency Analysis with the Town of Southold LWRP”:     

o Page 103: The response to Policy 1 should also indicate how the proposed project 

will protect the residential character of adjacent residential development to the east 

in terms of lighting, noise, landscaping, and signage. 

o Page 103: The response to Policy 4 does not indicate how stormwater runoff and 

flooding will be controlled on and off-site and doesn’t discuss any green 

infrastructure as suggested in other parts of the DEIS. 

o Page 105: The response to Policy 8 should discuss dumpster enclosures on-site, 

how they will be enclosed and the characteristics of the enclosure to prevent errant 

trash from being blown into the street or on to adjoining properties, and how 

dumpsters and possibly dumpster enclosures will be screened from public view and 

adjacent residences. 

o Page 106: Regarding Policy 13, please clarify or confirm that the historic restaurant 

building will not include solar panels on the roof and that the panels would be 

mounted on the hotel building only. 

• Page 113 of the DEIS states that the S92 bus route passes by the subject property every 

hour in both directions between 7:00 AM and 7:00 PM.  Please indicate whether there is a 

bus stop nearby or whether there is the potential for a new bus stop in the area.  

• Subsection 3.6, Page 137: Due to the potential occupancy of the hotel, it is expected that 

before a Building Permit is issued, that the Fire District, Building Department and/or Fire 

Marshal, as applicable, will ensure that any fire hydrants that may be needed are installed, 

emergency access is sufficient, and that the hotel and restaurant are built to applicable 
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building and fire codes. Text in the DEIS states that some responses from emergency 

service providers are pending.  If responses have been received from community service 

providers, please provide those responses and indicate if any actions will be taken to 

address the comments.   

• The photos and renderings submitted do not clearly show the visual impact to the 

streetscape and neighboring properties when the proposed entry and exit driveways, 

proposed landscaping, parking lot and the hotel have been completed. For example, Figures 

22 and 23 show new evergreens in the “Post-Development Views” but the Landscape Plan 

does not provide such trees at the locations identified by the view legend.  The photo-

simulations must be accurately completed based on the proposed site plans, including 

landscaping, site grades and improvements.  Additional views should be provided to 

demonstrate how the proposed project will appear to passersby on foot and in cars and from 

the adjacent areas east and west. 

• The BURBS Nitrogen Loading Model provided in Appendix F of the DEIS uses a 

residential fertilization rate. It is unclear why a commercial rate was not used to be more 

consistent with the commercial nature of the proposed project. Please explain and indicate 

what the difference is if any. 

 

Traffic: 

• During Special Events, it is estimated that during the Saturday Peak hour, 55 vehicles will 

make an eastbound left turn into the site going against 612 westbound through vehicles. 

Being that Main Road is one lane in each direction, eastbound left turn vehicles will have 

to wait for a suitable gap in the westbound direction to safely complete the left turn. These 

left turn vehicles will block the eastbound through vehicles creating long queues on Main 

Road. A gap study needs to be conducted to ensure sufficient gaps exist in the westbound 

Main Road traffic stream to allow eastbound left turn vehicles to safely access the site. 

• Cars regularly pull in and out of the 7-Eleven store, which is across the street, as well as 

other nearby businesses.  If the proposed project is causing vehicles to queue on Main 

Road, cars may be blocked from entering/exiting these businesses.  Has the traffic 

assessment considered anticipated queue lengths and how they may impact nearby site 

driveway locations?  The cumulative effects of this traffic with these businesses should be 

considered to ensure public safety and to minimize traffic congestion. 

• The Special Event analyses also show that the analyzed intersections are impacted, 

resulting in changes to level of service. However, no mitigation measures are 

recommended.  The exit of the site shows that approximately 91 vehicles will be exiting 

the site during the Saturday peak hour. As the analyses show, the southbound approach 

will operate at LOS F with anticipated long queues in the site driveway.  These long queues 

will create on-site circulation issues and difficulty for patrons to leave their parking spaces. 

How does the applicant intend to manage traffic during these Special Events to mitigate 

impacts to area traffic and on-site circulation? 

 

Noise 

• The property adjoins residentially zoned areas and neighboring houses.  Part of the Special 

Exception Use criteria requires that the applicant demonstrate that the proposed use will be 
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DEIS Review 

The Enclaves Hotel and Restaurant 

Page 6 of 6 

compatible with its surrounding and not cause noise disturbances.  It is not clear how the 

application has addressed these criteria given the noise analysis submitted both for typical 

use and special event use.  Specifically: 

o The DEIS indicates that the proposed hotel would be expected to use an outdoor

sound reinforcement system to play music within the pool area during regular

daytime hours of operation.  The DEIS indicates that a limiter would be placed on

this system to ensure that the resulting sound levels cannot exceed the limits set in

the Town of Southold Noise Ordinance for commercial music1. It is not clear if the

applicant’s noise assessment evaluated noise impacts of typical operations

including music and “crowd noise” from the pool area. “Crowd noise” was also not

assessed for outdoor special events.

o The DEIS indicates that the STP will have an odor control system.  These systems

require the use of continuously running fan to operate.  The noise related to the use

of this equipment should also be considered given the proximity to residential uses.

• Please see additional comments attached from the noise consultant retained by the Zoning

Board of Appeals for review of this application.

1 Sunday through Thursday, 65 dB(A) between 7:00 am and 7:00 pm and 50 dB(A) between 7:00 pm and 7:00 am; 

Friday and Saturday, 65 dB(A) between 7:00 am and 11:00 pm and 50 dB(A) between 11:00 pm and 7:00 am 

wyeung
Rectangle

wyeung
Text Box
C1-27Cont'd2.3.3

wyeung
Rectangle

wyeung
Text Box
C1-282.3.3



i:\2009\09015\npv\2017- on-call seqra review\enclaves\seqra review\deis review\2019_12_6 enclaves noise comments.docx 

PROJECT MEMORANDUM 

TO: Carrie O’Farrell, Nelson, Pope & Voorhis, LLC 

FROM: Kenneth Skipka, Principal 

SUBJECT: Substantive Review of DEIS for The Enclaves 6655 Main Road, Hamlet of Southold, NY 

DATE: December 6, 2019 

This memorandum presents our Substantive review comments on the DEIS Noise Section for The 

Enclaves project located at 56655 Main Road, Hamlet of Southold, NY, revised October 2019 and the 

Acoustic Report in Appendix J of the DEIS.    

Acoustic Report (Appendix J) Comments 

1. In Section 2.2, Table 2.2.1, the heading, “dB Change” should be “dB Reduction”. Or, remove the

“Sound Energy Change” column or separate the table. A change can represent an increase or

decrease. The “Sound Energy Change” column only presents a decrease in noise level.

2. The Housing and Urban Development’s Site Acceptability Standards are presented in Section 2.5.

These standards are applied to federally funded projects and are intended to protect potential

residents in a proposed federally funded project from the existing or expected noise environment.

They are not normally intended as standards to protect neighboring sensitive receptors from noise

generated from this type of project. With that said, the project may adopt these standards as one of

the Project impact criteria for adjacent properties. However, the project should clearly state that

this is the case.

3. In Section 3.6, the text states 4 minutes rather than 6 minutes.

4. If the HUD’s Site Acceptability Standards are used, then the Day-Night Noise Equivalent Level

(Ldn) needs to be added to Section 3 - Definitions. Ldn is not equivalent to Leq and cannot be used

interchangeably.

5. The monitoring conditions (e.g. date of monitoring period, precipitation, cloud cover, air pressure,

winds speeds, wind direction, etc.) should be explicitly presented in the text of Section 4. In

C22
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Carrie O’Farrell, NPV 

The Enclaves at Southold 

December 6, 2019 

Page 2 of 4 

 

 

 

addition, monitoring for weekday and weekend days should be conducted during the operational 

hours of The Enclaves or for a full 24-hour period if the HUD criteria is to be used.  

 

6. The proposed site is to be operated during both weekdays and weekends. Different noise 

characteristics for weekdays and weekend days are the norm rather than the exception. Noise 

monitoring should have been conducted to characterized existing weekend noise environment and 

serve as the baseline for the weekend.  

 

7. In Section 5.1, the report should better explain the methodology and assumptions used to 

extrapolate the Future traffic noise condition based on a linear traffic growth.  

 

8. Table 5.1.1 referred to the times as “peak hour”, yet it was stated that the “quietest period” was 

selected. This seemed inconsistent. Also, the Report does not present how the peak hour and 

quietest period were determined if only two short periods of the day were sampled. The applicant 

should verify the values quoted in Table 5.1.1 as the L10 and L90 values appear to be reversed. This 

could not be checked since the applicant did not provide the raw data.  

 

9. It is not clear from the report how changes in L90 will be greater than the L10 changes under future 

conditions with increased traffic. In general, increase traffic will result in greater L10 increases than 

L90 increases because individual vehicle passbys are an intermittent event. The L90 does not reflect 

intermittent noise as well as L10. For example, single quick passing loud truck would likely not 

increase L90 due to the short duration of the passby. This is why the NYS Department of 

Transportation’s criteria for noise impact is based on L10 or Leq, never L90.  

 

10. The expected traffic growth should be presented in the report as well as induced traffic volumes.  

 

11. Parking noise activity, usually due to vehicular movement, is a concern often brought up by the 

public and should be proactively addressed. It is not clear whether Table 5.1.2 incorporated parking 

lot activity. If so, the report should explain the methodology for determining noise level from 

parking lot activity.  

 

12. Section 5.2 refers to an “outdoor sound reinforcement system”. This should be clarified. In 

addition, crowd noise is during special events was not evaluated.  

 

13. Section 5.2 refers to a “limiter” that can be used on sound systems to “ensure that the resulting 

sound levels cannot exceed the limits set in the Town of Southold Noise Ordinance for commercial 

music”. Without more details on the device and how it works, such a limiter cannot be assessed 
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Carrie O’Farrell, NPV 

The Enclaves at Southold 

December 6, 2019 

Page 3 of 4 

and therefore is problematic. Noise level is highly dependent on speaker placement and what is 

being transmitted. “Music” in addition to crowd noise can vary greatly. More detail is required on 

how the noise level is to be “set”.  

14. It is the combined impact of noise sources from the property that is not allowed to exceed the Town

Noise Ordinance. It has not been shown that these noise sources have consistent noise levels and

may therefore require adjustments to the limiter. This brings in to question of who is responsible

for adjusting the limiter and checking the noise level at the property line of sensitive receptors.

15. “The speaker equipment selection and layout can be reviewed by an acoustical consultant once

provided by the AV consultant.” This statement in Section 5.2 is unclear on who has the burden to

demonstrate there will be no impact. It should be made clear whether the acoustic consultant is

contracted by the Project or the Town.

16. The Report did not address the potential noise impact of other potential noise sources such as an

HVAC system.

17. The impact assessment of Special Events in Section 5.4 refers to an “Average sound level spectra

for male and female speaking voices at a raised voice effort level”. The Report needs to present

the reference level as well as cite the source.

18. Section 5.4 again refers to the use of a “limiter” to limit the noise generated by the sound system

during these special events. It is unclear how this limiter would work, especially if outside sound

equipment is used rather than the Project’s sound system.

19. When setting the “limiter”, the noise level of the raised voices must be factored in.

20. In discussing speaker placement, noise barriers, special events, and landscaping, a scaled drawing

would be helpful.

21. For Section 6, the methodologies and reference noise levels for the mathematical calculations were

not presented.
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Carrie O’Farrell, NPV 

The Enclaves at Southold 

December 6, 2019 

Page 4 of 4 

The Enclaves DEIS: Chapter 3.4 Noise Comments 

For the most part, the comments for the DEIS Noise section parallel the comments noted above for 

the Acoustic Report (Appendix J), which it summarizes.  

1. Town Code §180-7(A)(6) was cited, which exempts non-amplified noise generated from lawful

athletic or recreational activities, events or facilities. It is questionable whether this applies to a

commercial property and its use. The Town may need to render an interpretation of this item in

their Code.

2. The Report did not identify the Saturday peak hour.

3. It is important to reiterate that the proposed mitigation using a “limiter” needs to be better

explained, to include proposed procedures on how it will be implemented.
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zoning soar d Of p,ppeals

Jeffrey W. Szabo 
Chief Executive Officer 

Administrative Offices: 4060 Sunrise Highway, Oakdale, New York 11769-0901

Leslie Kanes Weisman, Chairperson 
Town of Southold Zoning Board of Appeals 
54375 Main Road 
First Floor, Capital One Bank 
Southold, NY 11971 

November 5 2019 (631) 563-0353
' 

Fax: (631) 563-0370 

RE: DEIS, Special Exception -The Enclaves, 44 Unit Rest/Hotel 
SCTM# 1000-063.00-03.00-015.000 

Dear Ms. Kanes Weisman: 

The Suffolk County Water Authority (SCWA) would like to thank you for the opportunity to 
comment on the DEIS for the captioned project. 

In August 2017 SCW A relayed concerns about the amount of potable water to be used for 
irrigation purposes and recommended that an irrigation well be used for all irrigation needs. SCW A also 
recommended the use of smart irrigation control systems and the use of drought tolerant plants to 
promote conservation. 

The DEIS as submitted indicates that the proposed development will utilize an existing irrigation 
well if viable, or install a new irrigation well if needed. The document also conveys the applicant's 
desire to use smart irrigation controls and drought tolerant plants. 

:,: ...... r 

Our ag��cy is pleased that the applicant is following through on SCW A's recommendations and 
request that the project use low flow plumbing fixtures to further our conservation efforts. 

The proposed action also includes the construction of an on-site STP to accommodate all sanitary 
waste, with groundwater monitoring wells installed both upstream and downstream of the effluent 
disposal system. SCW A strongly supports these monitoring efforts. 

Should you have any questions or wish to discuss this project further, I may be reached at 631-
563-0353.

cc: Patrick Halpin, Chairman, SCW A 
Joseph Pokorny, Deputy CEO Operations, SCWA 
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DEPARTMENT OF HEAL TH SERVICES 

November 21, 2019 

Town of Southold 

Zoning Board of Appeals 

STEVEN BELLONE 

SUFFOLK COUNTY EXECUTIVE 

Attn: Leslie Kanes Weisman, Chairperson 

P.O. Box 1179 

Southold, NY 11971 

Re: The Enclaves 

Main Road, Southold 

SCTM # 1000 - 63 - 03 - 15 

Dear Chairperson Weisman, 

JAMES L. TOMARKEN, MD, MPH, MBA, MSW 
Commissioner 

RECEIVED 

DEC - 2 2019 

Zoning Board of Appeals 

The Suffolk County Department of Health Services (SCDHS; "Department") has received your 

letter dated October 7, 2019 concerning the above referenced Draft Environmental Impact Statement. 

Based on a review of the subject coordination, the Department offers the following comments. 

However, the Department wishes to reserve its right to provide more detailed information within the 

comment period(s) established for this action. These comments should not be construed as an implicit 

SCDHS approval or rejection of the project. All applications are reviewed thoroughly with respect to 

Suffolk County Sanitary Code concerns by appropriate departmental personnel when SCDHS 

applications are submitted. 

1. SANITARY CODE

A. Article VI Application Status:

The Department has not received a commercial wastewater application for the above referenced 

project, as required by Article VI of the Suffolk County Sanitary Code. The project sponsor should 

submit an application that meets Article VI density requirements to our agency's Office of Wastewater 

Management at the earliest possible date so that a complete technical assessment of this proposal can 

be undertaken. 

DIVISION OF ENVIRONMENTAL QUALITY - Office of Ecology 
360 Yaphank Avenue, Suite 2B, Yaphank NY 11980 (631) 852-5750 Fax (631) 852-5812 

Public Health 
l=rlt'l't:CI� 'fltcmAtL Pt0l1'Q'I 
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Zoning Board of Appeals 
Town of Southold 
54375 Main Road 
Southold, NY 11971 

Dear Ms. Weisman: 

Re: The Enclaves Hotel and Restaurant #7046 

Traffic on Route 25: 

845 Town Harbor Terrace 
PO Box 1141 
Southold, NY 11971 
November 8, 2019 

RECEIVED 

NOV 18 2019 

Living off Town Harbor Lane, I am most concerned with the increase in traffic that this development is 
going to bring to a section of Route 25 which is already a bottle-neck. Considering the normal traffic 
in season, plus trucks parked on either side of 25 obstructing vision ( drivers running into 7 /11 ), it is 
difficult to make a left turn now. Adding 100 cars making a left hand into The Enclave opposite cars 
trying to make a left hand turn from Town Harbor Lane with heavy traffic coming from the East is 
asking for an accident. At the same time cars will be coming out of 7 /11 turning East and West while 
cars are coming out of The Enclaves turning East and West directly opposite them. The location of the 
roads into and out of The Enclaves is unexceptab!e. 

The lack of housing for employees/traffic: 
This has always been a local problem whether bringing migrant workers from the south or importing 
Irish workers for the summer season. How about The Enclaves forgetting the restaurant? There are 
three restaurants, a coffee house, 7/11 and two delis in walking distance of the hotel where the guests 
can eat and drink. Instead, turn the old house into employee housing (aka Affordable Housing). 1bis 
would help relieve some of the housing problems for employees and cut down on the number of cars 
entering and leaving the property. 

Extreme use of water. 
My neighbors and I on Town Harbor Terrace depend on our wells for water. During a draught people 
with town water are asked to conserve it while being allowed to use well water to water their lawns. 
What water will The Enclave be using to water their hedges, lawns, gardens and service their pools 
particularly during a draught .. Not well water! 

The meeting last night was very informative. It was obvious that those involved in this development 
were for it and everyone who lives near it and those who will be effected by it, are against it. This 
parcel may be zoned commercial however it is still in an area which is very residential. How many 
houses would be allowed on 6. 75 aces? This development as it stands is too big for the area. 

Sincerely, j 

c� frt� 
Eve McGrath 
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New Suffolk' 
Civic Association 

To: Southold Town Zoning Board of Appeals 

Cc: Southold Town Board 

Re: Hotel complex in Southold Village. 

Members of the ZBA, 

DEC - 4 2019 

zoning Board of Appeals 

The board of the New Suffolk Civic Association would like to voice our feelings 

about a project of this size and the negative impact it will have on all of us. The 

construction itself will be problematic with the disrupted traffic, noise and 

pollution that it will generate. Moreover the long term effects on traffic, water 

usage, waste treatment and more pavement causing runoff into the environment 

as well as more stress on our infrastructure are all negative. We don't need it. 

The summer season of traffk, particularly on weekends at times has brought us to 

near gridlock. Now it has expanded to the spring and fall season weekends. It is 

becoming intolerable. Do we need to invite more? We don't think so. Please help 

us protect and preserve what we have left. 

Respectfully submitted by the board of 

The New Suffolk Civic Association 

{l� fl� 
Joseph Polashock president 

New Suffolk Civic Association I P.O. Box 642 I New Suffolk, NY 11956 

C6

wyeung
Rectangle

wyeung
Rectangle

wyeung
Text Box
C6-12.2

wyeung
Text Box
C6-22.3.4



December 3, 2019 

RE: Enclave Hotel and Restaurant, Southold Village 

To the Zoning Board Of Appeals, 

RECEIVED 

DEC O 4 2019 

Zoning Board Of Appeals 

The proposal currently before you for a 44-room hotel with restaurant is too large for any of the hamlet 

centers in Southold Town. It is in direct conflict with several goals set forth in the not-yet-adopted 

Comprehensive Plan which has taken 10 years to formulate. These conflicts include: 

TRAFFIC: The added car and truck traffic directly across the street from a busy 7 /11 and a few hundred 

yards from the traffic light at Youngs Avenue would cause long back-ups and increase danger, especially 

for those trying to make left turns. 

COMMUNITY CHARACTER: It should be obvious to everyone that a project of this size would detract 

from the historic small-town ambiance of Southold Village. Something like this might be more 

appropriate on Route 48 but is not appropriate on the Main Road. 

NATURAL RESOURCES/ENVIRONMENT: Water usage was understated in the DEIS. Have them verify the 

numbers. It should be closer to 13,000 gallons per day for both the rooms and the restaurant. This does 

not include water used for irrigation. 

Storm water runoff will be significant when they asphalt about 3 acres, and cause flooding each time we 

have a rainfall greater than 2 inches. These are happening more often with climate change. 

Polluting the aquifer is not simply an issue of nitrogen. People in hotels use drugs and medications 

which are disposed of into waste water. Does their proposed sewage system keep these elements from 

infiltrating our drinking water? 

Then there's the noise pollution. They intend to have outdoor "special events". Weddings and other 

events, when held outdoors, will create another Vineyard 48. Noise at night will travel great distances 

and there are several homes within shouting distance of this property. They say noise will not be 

audible beyond the property line. How is that possible? The noise from Vineyard 48 resulted in 

complaints from almost 1 mile away. 

ECONOMIC DEVELOPMENT: They say they will "create" 64 new jobs. Will these people be taken from 

existing B & Bs, effectively putting them out of business, or will they be commuting from somewhere 

west of Southold Town, producing greater traffic issues? These seem to be the only 2 options since 

there is no local housing for more people with the low-paying jobs that are generated by a hotel. 

Why allow a project that co11tradicts so many aspects of the Comprehensive Plan which people have 

been striving to accomplish for so long? What precedent will this set for the other hamlets? If the 

zoning established back in the 1980s allows something like this to happen, then the zoning needs to be 

changed. All the hamlets are galvanized against large projects of this kind on the North Fork. The 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

I 

Regina Ebel <rebelgilson@gmail.com> 

Wednesday, December 04, 2019 7:33 AM 

Fuentes, Kim 

Enclave 

RECEIVED 

OEC - 4 20,9 

I am writing to say we are opposed to the approval & building of the enclave hotel & property. Opposed for so 

many reasons. Do you want to destroy the towns of the north fork? 

Do you care about our environment? 

Do you care about anything but money & greed? 

If anything you should be looking to create affordable housing, perhaps like the cottages in Mattituck. 

The board needs to get there priorities straight, the next election will not be a close one, if Scott can not start 

supporting want the people want. 

Regina & Jonathan Gilson 

Sent from my iPhone 

ATTENTION: This email came from an external source. Do not open attachments or click on links from 

unknown senders or unexpected emails. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Cc: 

Subject: 

Hi Kim, 

SKIP ALBERTSON <albertsonfamilyl@msn.com> 

Thursday, December OS, 2019 3:00 AM 

Fuentes, Kim 

brownhouse22@verizon.net; joew@times evtew.CRreEIVED

Zoning Board Appeals 

DEC - 5 2019

Zoning Board of Appeals

Although the application for a 44-room hotel "The Enclaves" at 56655 Main Road 

Southold was submitted in 2017, I only recently became aware of the specific 

proposal via the article in the Suffolk Times on 12/4 by Joe Werkmeister. Full 

disclosure -- I grew up in the house and lived there from my birth in 1958 until I 

graduated from college in 1980. It was my mother who asked the town to re-zone 

the property to business in order to make cookie-jar money by letting out a room 

to tourists. That innocent act of re-zoning opened up the door an endless parade 

of project proposals that started with Feather Hill in the 1980s, while my parents 

were alive and owned it. It was sold for about 1/3 of what Feather Hill offered, 

which went in on the west side of town, to the Cohens who had plans for the 

Hedges B&B around 1985. 

My argument will be against this project or any other project that tears down or 

significantly alters the house, which has been in this location since before the 

Revolutionary War. You cannot find any old map that does not include the house, 

such as the big map in the Southold Historical Society or in the book, "Long Island 

Maps and Their Makers" by David Yehling Allen (circled in red): 
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From: 12/05/2019 16:20 #054 P.002/002 

From: kencampanelli <kencampaneUi@aol.com> 

To: Southold Zoning Board and email <kim.fuentes@town.southold.ny.us> 

Cc: kencampanelli <kencampanelli@aol.com>; diacam <diacam@aol.com> 

Subject: Resident Concern: Enclave Project 

Date: Thu, Dec 5, 2019 12:59 pm 

Dear Southold Zoning Board, 

I am a homeowner on Town Harbor Lane who is concerned about the Enclave project's adverse impact 
on my quality of life. However, I need to understand the project scope and variances sought so I can 
reach an informed opinion. 

1. Can you please tell me where I can find the Enclave project description, zoning variances requested
and other permit application documents? (I am unable to visit Town Hall during the week.)
2. Will Enclave guests have access to the Park District amenities such as Town Harbor Lane Beach and
Founder's Landing Park? If so, what is the basis for Enclave's Park District tax assessment & use since
guests are not residents?
3. If Enclave is approved, this legal precedent will give other developers the right to construct an excess
of similar projects that will degrade our quality of life. Residents don't want to destroy our town for a quick
buck as elsewhere on Long Island.

Thank you for your consideration. 

Ken Campanelli 
516 319 4568 

Reference: Nov 7 Board Meeting Agenda: 
Page 4, Zoning Board of Appeals Agenda of November 7, 2019 V. WORK SESSION: A. Meet with Carrie 
O'Farrell of Nelson Pope & Voorhis re: to Public Hearings scheduled to begin at 5:00 pm for the Enclaves 
Hotel & Restaurant Draft Environmental Impact Statement and Special Exception. VI. PUBLIC 
HEARINGS - continued 5:00 P.M. - Request for Special Exception and the Draft Environmental Impact 
Statement (DEIS) prepared for The Enclaves Hotel and Restaurant #7046 - The project is 6.75 acres and 
is located on the north side of Main Road +/-90 feet west of the intersection of Main Road and Town 
Harbor Lane. The property address is 56655 Main Road, Southold. Plans include the conversion of an 
existing two-story home into a 74-seat restaurant and construction of a 44- unit hotel, including four 
detached cottages upon a parcel located at 56655 Main Road, Southold, NY, particularly known·as 
Suffolk County Tax Map No.1000-63-3-15. 

RECEIVED 

DEC O 5 20\9

zoning Board Of Appeals
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Fuentes, Kim 

From: 

Sent: 

To: 

Cc: 

Subject: 

12/5/2019 

Dear Ms. Fuentes, 

Anita Albertson < brownhouse22@verizon.net> 

Thursday, December 05, 2019 3:57 PM 

Fuentes, Kim 

brownhouse22@verizon.net; alberts �.,,r..,,.......,'-""-l.!n
.:..:;
.C

;,:;:
O�m�;--

joew@timesreview.com RECEIVED
44 -room hotel project on Main Roa 

DEC - 5 2019

lorung Board of Appeals

This house was my childhood home. It was a happy place, once upon a time. And I have memories of the best sour cherry 
tree which blooms there! So in addition to the concerns I mention below, I have emotional attachments to the property. 

But taking myself out of it - I'd like to consider some other concerns about this particular 44 - Room Hotel project. 

Historic impact. lt really is a marvelous old style house which I believe my brother, Skip Albertson, wrote you and shared 
some photos of the structure. 
At what point do we destroy the character that makes a place special? The town's heartbeat is held in its history, the natural beauty, 
the sense of community and reverence for the waterways and the fann fields. While we may not agree on all things - we share a 
common purpose and many of the same values. These are the things that glue a community together and make it worth continually 
investing in. 

Environmental impact of a Hotel project of that size and nature would remove trees and fill open spaces and create 
noise. It will add a significant loading to the sole source aquifer and wear and tear on the beaches nearby. Would all the 
hotel residents be included in the Park District rights? How would that be determined? Potentially 44 rooms of non-stop 
visitors walking down to Founder's Landing or driving and parking in the neighborhood. Is that the kind of impact you 
have a plan for? Have the Park District Trustees weighed in? 

Traffic Issues There would likely be unending traffic issues in the summer and fall. You'd need a traffic light to manage 
those wanting to turn out of the hotel toward Greenport and those down Horton's Lane would struggle to turn 
West. Failing that, expect demands on the local police department. 

Economic Impact. 
It often appears to be a win initially - a new business, taxes, people from out of the area spending money at local shops and the hope 

of new jobs. But I want to challenge that. Shady Lady in Greenport or whatever it is now called remains shuttered. The Caci 
restaurant at my Cousin Let Albertson's house opened and closed in short order. The restaurants and inns and strip malls change 
names, but it is often the same people working at them all. Sure people will eat out at the restaurant - but they'd eat somewhere locally 
wherever they slept so I'm not sure that it in itself adds money to the local economy- in fact it divides the profits away from other 
places. Meanwhile, hotels hire people for just few enough hours to not be responsible for their health care and claim seasonal work so 
as not to pay living wages. ls this really in Southold and its residents' best interests? And if they go bankrupt and shutter themselves 
or fall into underuse - you have lost a great deal and gained little. 

A Better Proposal for the Town 

What most benefits the people in the town for the long term? 
What I come up with is one of 2 proposals that make more sense to me. 

(I) What I would have hoped for the place, short of continuing as the home of an individual family, would be for it to become a
recreational/aquatic center - pools for local kids learning to swim, scuba dive, kayak safely and lifeguard, water aerobics for rehab or
water therapy for older residents. The house turned into a place to house PT and OT - or expand The Giving Room - that would
increase the quality of life for the residents - not some temporary draw for the mega rich who deposit their privilege with their trash
and their cars, clog the roadways, and disdain the local way of life.
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the enclave 

we sweat, break skin 

endure blazing heat, winter winds 

to tend this land softly 

to feed the community 

with rough hands 

and smiling weathered faces 

this is why people come to visit 

the expansive views, the drooping vines 

the old farms and tall oaks 

old ways of preservation that thrive 

they come here to taste that 

feel it's raw beauty in their bones 

but this proposal will destroy that 

and eventually it will tum and grow 

into the same place 

from which they came 

where would the momentum 

of such a project go? 

i see that we are expanding beings 

building and creating everyday 

but we still have time to say no 

to reevaluate, build sustainably 

in accordance to the environment 

and its neighbors 

i speak for the oaks 

the maples, the pines 

the critters and hardworking hands 

that call this land home 

for the parents that choose 

to raise their child 

in a natural way 

i ask of you to wait 

to "hold on to what is good 

even if it is 

a handful of earth" -Nancy Wood 

C.L.Hall
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Dear Kim, 

Michael Sande <mikesande@icloud.c 

Thursday, December OS, 2019 3:05 PM 

Fuentes, Kim 

44 Room Hotel in Southold DEC - 5 2019
2o n,ng Board f0 Appeals 

I've read the Draft Environmental Impact Statement for the proposed hotel in Southold and have serious 

reservations that another hotel of this size on the North Fork will have as small impact on traffic and resources 

as stated. Traffic in season on the Main Road is already too heavy, and this hotel and restaurant will only 

make it worse. 

While t read current news articles that the shellfish die-off may be a result of warming waters or nitrogen 

runoff, I can only wonder that traffic, water consumption and sewage treatment from another large facility 

will only to exacerbate the strain already placed on our resources. 

Please, I urge you to reject the issuance of a special exception permit for this facility unless it is greatly 

reduced in scope to something more in keeping with the character of the North Fork. 

Sincerely, 

Mike Sande 

East Marion, NY 

ATTENTION: This email came from an external source. Do not open attachments or click on links from 

unknown senders or unexpected emails. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Hi Kim, 

Nancy Butkus <nancy.butkus@gmail.com> 

Friday, December 06, 2019 3:07 PM 

Fuentes, Kim 

The Enclave 

RECEIVED

Thanks for your help this morning. A few of us are drafting a letter and h pe to[}@fjier�i�flAfures ver the
weekend. When exactly would we need to deliver the letter for it to be onsidered for tlie s'pecial xception 
decision? Will there be an opportunity to present at a town board meet n · ·,!igi a'Y-8 m,i sed th ? 

PPea/s 

Thank you, 
Nancy Butkus 

ATTENTION: This email came from an external source. Do not open attachments or click on links from 
unknown senders or unexpected emails. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Carole Donlin <nimsuzani@gmail.com> 

Friday, December 06, 2019 12:13 PM 

Fuentes, Kim 

Proposed Hotel 

I write regarding the proposed hotel on the main road in Southold. 

RECEIVED

DEC .. 6 2019
Zon· ing Board of Ap 

Peats

As a resident of Southold Town I am not against growth but I believe such growth must be smart and strategic 

and that the infrastructure must be able to support such growth without materially changing the current 

quality of life in our area. 

Clearly route 25 which runs through the area where the hotel is proposed cannot support the increased traffic 

without egregious traffic jams. 

And it will not be be possible to 

ameliorate the gross inconvenience to residents and business owners alike that will result if this project is 

allowed to move forward. 

I encourage you to reject this project in it's current form and location and urge another location out of the 

main business district on route 25 in Southold. 

Sincerely, 

Carole Donlin 

Southokd Town (Mattituck) Resident. 

Sent from my iPhone 

ATTENTION: This email came from an external source. Do not open attachments or click on links from 

unknown senders or unexpected emails. 
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Abigail C. Field, P.C. 
Mailing: P.O. Box 262, Cutchogue, NY · 11935 

Office (not mailing) 27525 Main Rd. Cutchogue, NY 11935 

(631) 734-8789· Fax: (631) 204-6629 · ACFielda!ACFieldLaw.co

December 8, 2019 

RE: The Enclaves project, Main Rd, Southold 

Dear Zoning Board of Appeals: 

RECEIVED 

OEC - 9 2019 

Thank you for holding the comment period open so that the public could digest the voluminous 

material associated with this project. Upon review of the Draft Environmental Impact Statement 

and ancillary documents submitted with it, it is clear that significant issues exist. My comments 

focus on toxic dust, the waste water/water usage calculations and impacts, storm water, traffic 

and noise. While I believe the impact on community character is also large and on the whole 

negative, I believe others will address that topic and I will focus on my listed topics. 

Before detailing those concerns, however, I acknowledge that downtown is a reasonable location 

for a boutique hotel (though the scale of this proposal, and its huge special events business 

model, is for the reasons I detail, wrong.) I also acknowledge that at this scale the design is 

beautiful, and through its height, setbacks from Main Rd, and landscaping, effort has been made 

to harmonize the project with the area. If the project were on North Road, which could handle 

the traffic, is further from the bays, had fewer people to be impacted by the dust, and had little 

aesthetic character, much of my objections would vanish to a project of this scale. But that's not 

what's on the table. 

Beyond that, the "as of right" model for comparison is ridiculous because while technically 

accurate, it is economically unfeasible and not a real alternative. As a result comparisons to it as 

if it could exist are meaningless and should be dismissed out of hand. 

The Dust/Contaminated Runoff During Construction 

According to the DEIS the two top inches of soil contains pesticides, arsenic, mercury and 

possibly other metals such as lead. These contaminants are currently fixed in place by vegetation, 

migrating only slowly if water percolating through the soil dissolves some. The applicant 

includes plans to deal with the contamination that in theory appear adequate, and in general 

reusing and cleaning contaminated property is better than spoiling clean land. That said, as a

practical matter, the plan to deal with dust during construction is inadequate, as is the plan to 

contain storm water run off on the site (addressed later). As a result, dangerous contaminants can 

be expected to impact neighbors, customers and proprietors of Main Road businesses, and 

potentially the creek. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Cc: 

Subject: 

Attachments: 

Hello Kim, 

carolyn bennett <caroleee@gmail.com> 

Monday, December 09, 2019 1:04 PM 

Fuentes, Kim 

Benjamin Bennett 

[SPAM] - The Enclaves - ZBA Comme 

Bennett_Enclaves ZBA.pdf 
... 

Please find attached my submission for inclusion in the zoning board comment period for the 
proposed Enclaves development. For reference, the text of the letter is also copied below. Thank you. 

******************** 

To Whom it May Concern, 

I am the owner of the residence at 155 Old Shipyard Lane, Southold, NY 11971. 

My home is located in the Founders Landing neighborhood, directly across from the proposed site of 
the Enclaves hotel and restaurant. For the record, I am not opposed to responsible development at 
56655 Route 25, or elsewhere in Southold town, for that matter. In fact, I truly believe that 
responsible and proactive city planning could help alleviate many of the issues the town is now facing 
and which have recently come under lengthy discussion during our most recent local elections. I 
believe the one thing that unites "full time" and "part time" residents is a true love of the north fork, 
Southold town and a desire to preserve the character and quality of the area. 

However, it is developments such as those proposed for "The Enclaves" that stand in direct 
opposition to these values, challenge the very basics of responsible city planning and destroy the 
character of our towns and communities. I am adamantly opposed to the development as it has 
currently being proposed and urge the Zoning Board not to grant any "special exception permit" as 
are currently being considered. 

As I see the plans, there are numerous and specific issues which have caused our community 
considerable concern. Individually they each require a full and complete response, but taken 
collectively should make the denial of this application a clear decision for the board. 

• Environmental Impact of this project is high. Where the environment should always be a key
concern of any development, it seems to warrant particular attention and weighting given the
state of the scallop population in the bay this year, the ongoing issue with deer population
management and the importance of preserving our land as a key quality of life and livelihood
on the north fork. Calculations based on the published plans suggest:
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December 9, 2019 

To: Members of the Southold Zoning Board of Appeals 

Re: The Enclaves Hotel and Restaurant 

Dear Board Members, 

The following are my comments on the revised DEIS for the Enclaves project. 

DEIS Section 3.3 Aesthetic Resources and Community Character 

RECEIVED 

DEC - 9 2019 

zoning Board of Appeals 

On Page 11 in this section, the applicant notes that "The proposed hotel would be discreetly hidden 

behind this hedgerow, thus minimizing the viewshed changes from Main Road." The applicant also 

states that "the design intent was a small-scale, boutique-style hotel, with limited footprint, such that it 

would complement the surrounding hamlet." 

I do not believe this project entails a limited footprint that is a complement to the existing hamlet. 

Although the hotel will not be seen from the street the footprint far exceeds current uses in the hamlet 

of Southold and appears to be a Hamptons-style project more suited to Southampton or East Hampton 

where ultra-luxury accommodations are common. I believe the scale of this hotel is the first step that 

investors and speculators hope will be a transformation of the North Fork into the South Fork- a tourist 

destination for the wealthy and privileged. This is the last thing that Southold residents want. 

The applicant concludes that: While the proposed project would change the land use character of the 

subject property from one residence to a mixed-commercial use, the proposed project is consistent with 

various local and state comprehensive planning documents relevant to the hamlet and Town of 

Southold and the larger region regarding preservation of existing historic character of the area. I 

disagree. This project is not consistent with the Draft Comprehensive Plan, recently completed, which 

the applicant has never addressed. Instead, the applicant has referenced the 2005 Hamlet Study and its 

2007 updates, as well as the Local Waterfront Revitalization Plan, or LWRP, which are all more than ten 

years old and should be considered outdated. 

In the recently completed Comprehensive Plan process, otherwise known as Southold 2020, Southold 

Hamlet residents definitively stated they want to "Maintain and enhance our community's "sense of 

place" and our residential, rural, and historic character by encouraging mixed, small-scale, commercial 

and residential development in our hamlet center; maintaining the viability of our Main Street as a 

business district for local entrepreneurs; promoting diverse housing types in our HALO zone (aka the 

Hamlet LocusZone, an area surrounding and including the hamlet centers); and ensuring that density 

within these two districts is carefully balanced with the preservation of farmland and open space outside 

their boundaries. 

Indeed, in the Draft Comprehensive Plan documents, an entire chapter is dedicated to community 

character. Objective 1.6 in this chapter states: "Plan for development of hamlet centers with a focus on 

vitality, function, and aesthetics and at a compatible scale that maintains the character of the 

community. And Evaluate uses within the Hamlet Business (HB) and General Business (B) zoning districts 

for appropriateness of intensity within each hamlet center and surrounding areas." 
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Torie Cande 

5080 New Suffolk Rd 

New Suffolk, NY 11956 

9 December 2019 

Zoning Board of Appeals Office 

Town Hall Annex Building 

54375 Route 25 

PO Box 1179 

Southold, NY 11971 

DEC - 9
2019 

To Whom It May Concern at the Southold Zoning Board of Appeals Office, 

I am writing this letter because there are some specific issues I'd like to see addressed before a 

special exemption is permitted. 

Overall the issue for me is public and ecological health undo harm. In order to maintain 

the landscaping on the proposed site, there will be significant use of nitrogen-based fertilizers 

and irrigation. When we have a sandy well-draining soil composition as we do here on the east 

end the nitrogen fertilizers in combinations with regular irrigation leeches excess nitrogen into 

our waterways causing harmful algal blooms. eutrophication is defined in the oxford dictionary 

as "The nutrient enrichment (usually by nitrates and phosphates) of an aquatic ecosystem, such 

that the productivity of the system ceases to be limited by the availability of nutrients. An 

increase in photosynthetic activity is often followed by a depletion of dissolved oxygen as plants 

die and are decomposed by aerobic organisms. Deoxygenation has an adverse effect on the 

aquatic animal life."1 Nitrates and phosphates are bioavailable nutrients that are left in the 

ground from the use of nitrogen-based fertilizers. 

This article talks to the relationship between eutrophication and harmful algal blooms. 

"the US Environmental Protection Agency sponsored a "roundtable discussion" to develop a 

consensus on the relationship between eutrophication and harmful algal blooms (HABs), 

specifically targeting those relationships for which management actions may be appropriate. 

Academic, federal, and state agency representatives were in attendance. The following seven 

statements were unanimously adopted by attendees based on review and analysis of current as 

well as pertinent previous data: 1) Degraded water quality from increased nutrient pollution 

promotes the development and persistence of many HABs and is one of the reasons for their 

expansion in the U.S. and the world; 2) The composition - not just the total quantity- of the 

nutrient pool impacts HABs; 3) High biomass blooms must have exogenous nutrients to be 

1 eutrophication. Oxford Reference. Retrieved 9 Dec. 2019, from 
https://www.oxfordreference.com/view/10.1093/oi/authority.20110803095801685. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Robin Radich Klotz <bobshellr@gmail.ci >m >

Monday, December 09, 2019 7:06 PM 

Fuentes, Kim 

RECEIVED

DEC - 9 2019
[SPAM] - Proposed 44 room hotel 

Zoning Board of Appeals

This is a terrible plan, causes a dangerous situation for pedestrians and vehicles. Pedestrians from the hotel 
walking across the street to 7-11 and to the beaches. It'll be another Soundview situation. It's already hard 
enough to get past IGA and CVS. IGA can't accommodate the influx of the population that this will cause. The 
bus traffic to accommodate the hotel patrons will increase. It's bad all around. 

Why does southold town need a 44 room hotel? The Albertson house is historic and part of Southold town's 
history. Shame on southold town they should do what they can to preserve our history. 44 rooms that's absurd 
and very exaggerated. What good is the rental laws when you have a hotel that will have a constant tum around 
of 44 rooms? 

Those poor people that live next door. This is a huge "in your face" to the tax paying loyal community 
members. 

The town will be opening a huge can of worms. I don't see how this will help any mom and pop local 
business. How is this going to help southold town? 

Sincerely, 

Robin Klotz 
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Fuentes, Kim 

From: Amy Failla <AFailla@baxtingui.com> 

Sent: Monday, December 09, 2019 6:48 PM -------

To: Fuentes, Kim RECEIVED 

Subject: The Enclaves_Opposal Letter 
DEC - 9 2019 

To Whom It May Concern, 
Zoning Board of Appeals 

I am writing to oppose the proposed complex at The Enclaves. As an architect in New York and a part-time resident in 

Southold, I am appalled at the overall design and the complete lack of architectural sophistication, relevance, modesty, 

and overall character. The complex is out of scale and will cause a congested nightmare, while ruining the town's 

cohesive historical character. There is already a place for hotels of that scale on the south fork. The north fork has a 

small-town charm, yet it is already pushed to capacity at peak summer and holiday weekends, with traffic jams and busy 

beaches. The Environmental Impact Statement is a misguided, one-sided representation of the facts and inaccurately 

paints a picture that there will be little to no impact. The proposal offers no advantage whatsoever to the community, 

and it seems to set up that whole stretch of land along the Main Rd for future strip malls and commercial frontage. 

The proposed restaurant could have been a welcome improvement and addition to the town's repertoire of local 

restaurants, but the proposed hotel completely ruins this possible value. As an architect, I cannot imagine working for a 

firm with such lack of responsibility and disregard for the community, and I would be embarrassed to have been a part 

of creating the design. The zoning board would also be shamefully remiss for the interest of the community to approve 

this project. I hope that they understand the intensity of the responsibility that is on their shoulders. Amending the 

zoning for this project would be mistake and would set a major precedent that Southold is to look like every other 

lackluster suburban community in the US. 

Sincerely, 

Amy Failla 

Resident on Main Bayview Rd, Southold 11971 

BAXT 
INGUI 

Amy Failla RA 

Baxt lngui Architects PC 

20 Vesey Street, Suite 900 

New York, NY 10007 

t - 212.233.6740 

f - 212.962.5126 

www.baxtinqui.com 
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PROJECT 

PLANT 

Lauren E. Barry 

56755 Route 25 

Southold, NY 11971 

9 December 2019 

Zoning Board of Appeals Office 

Town Hall Annex Building 

54375 Route 25 

PO Box 1179 

Southold, NY 11971 

To Whom it May Concern at the Southold Zoning Board of Appeals Office, 

RECEIVED

DEC 
- 9 2019 

Zoning 80 
---�--ard of Ap�ea/s

I am the owner of the residence at 56755 Route 25, Southold NY 11971 located directly to the east of the 

proposed site of the Enclaves hotel and restaurant. For the record, I am not opposed to this site being 

responsibly developed for commercial purposes, but I am completely opposed to the site being built as 

per 'The Enclaves' plans presented at the November 7, 2019 Town hall meeting. My concerns about the 

proposed plans are described below. 

I believe the DEIS was conducted by the applicant using antiquated statistics and numbers that do not 

accurately represent the uses described in the proposed plans. The intensity of use on this parcel will have 

severe environmental impacts, and as I will argue further, introduces public health issues. Although this 

can be deduced from some of the calculations already in the DEIS, the extent of potential damage is not 

represented accurately. 

The applicant is proposing a plan that openly pollutes our land and water. It's frustrating to me that the 

Enclaves DEIS was not evaluated by elected or appointed officials who could have criticized this 

document, or fact checked better, before issuing for public review. It is my understanding that an outside 

consulting agency will be thoroughly evaluating the DEIS to aid the Zoning Board in their decision to 

approve/deny special use permit for hotel. I hope that the Zoning Board's consultants carefully 

quantitatively review the DEIS using appropriate figures and that the public's policing of these documents 

is highly regarded on the same level. I also hope that a modern day approach is taken by the consultants, 

that reflects climate change and sustainability and acknowledges the basic health and safety needs of our 

community. 

Proposed plans indicate 6.75 acres of early succession al to be cleared with the exception of a few trees 

the applicant has deemed aesthetically pleasing. From the DEIS executive summary -- 'The loss of early 

successional communities would result in decreased habitat availability for the plants, birds, wildlife 

species present'. Agreed, FACT. The summary also goes on to say 'the resulting habitat loss and any 

subsequent reductions in local abundance of bird or wildlife species is not a significant adverse 

environmental impact as: successional hardwood forests and successional old fields are classified by the 

New York natural heritage program as "demonstrably secure both in New York State and globally". This is 

poor science here. Taking an environmental statistic on a state-wide scale and applying it to a small local 

down-state condition is inappropriate. New York statewide Data is skewed. Data from the larger, 

disconnected, area mass of upstate, skews statewide data leaving local conditions (I.e. Long Island) 

underrepresented when observed on that large of a scale. The environmental conditions of the project 

site need to be evaluated fairly at a local scale. 

68766 IIAIR�OAD SDUTHOLD , NYl1971 11/111111 . PROJECT · PLANT . COM 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Dear Zoning Board, 

smith <sjsmith4@optonline.net> 

Monday, December 09, 2019 4:53 PM 

Fuentes, Kim 

The Enclave 

-

I 

RECEIVED 7 

DEC 
- 9 2019

i 
Zoning Board of A L......... PPea1s

I reside at 1040 Founders Path, Southold which is a few blocks from this proposed 44 room Hotel, 
restaurant, cottages and swimming pool. I am strongly opposed to this Hotel being allowed to be built. 
This area of Southold is very small to accommodate this huge volume of people and cars that will add 
to the traffic problem we already have in this area on the Main Road. In the summer it can take 5-10 
minutes to make a left out of any of the streets on Cottage Place, Locust Ln and Town Harbor Rd 
and those are the only exits out of this entire neighborhood as Hobart Rd is a one way so we cannot 
exit out of that block. With hundreds of people coming and going from that hotel the town will need to 
put up a traffic light for the neighborhood residents to be able to make left turns to get to the town 
supermarket, schools ,pharmacy, and library. 

We also have two beaches in this area that will be overrun with visitors with no beach stickers or 
permits. As it is in the summer local residents cannot get into the parking lot to park because of all of 
the renters and visitors at the beach. The town Police will need to enforce the parking down at the 
Founders Beach, hardly anyone has permits or town stickers as it is and we the residents should not 
be the only ones forced to purchase beach permits. 

This huge 44 room hotel will be better suited in Mattituck which is a bigger town and has bigger 
shopping centers, not here in Southold on the main rd only blocks from the Bay. Einstein Square 
does not at all match the town and is completely useless as no one ever uses it. They are trying to 
change Southold into something it is Not. We currently have party/wedding traffic coming and going 
from The Wharf House located at Founders Beach that can be heard in my neighborhood into the 
night. If the hotel will be having weddings and special events the noise and traffic will be too much for 
this area. 

I strongly hope you will reconsider allowing this Hotel to be built in this location. 

Sincerely, 

Susan Smith 

ATTENTION: This email came from an external source. Do not open attachments or click on links from 
unknown senders or unexpected emails. 
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Daniel DeVito 

565 S Harbor Road 

Southold, New York 11971 

December 8, 2019 

Zoning Board of Appeals Office 

Town Hall Annex Building 

54375 Route 25 

PO Box 1179 

Southold, NY 11971 

Dear Southold Zoning Board of Appeals Office, 

RECEIVED 

DEC - 9 2019 

loning Board Df Appeals 

I am writing to you to voice my concern regarding the proposed Enclaves Hotel and Restaurant 

development located at 56655 Route 25 in Southold. 

You may recognize my name, and for transparency purposes, I am the co-owner of the South Harbor Inn 

which opened for business in May of 2019. 

I am not opposed to a renovation and update of the former Hedges Bed and Breakfast at its current 

location; however, the development should be one that restores the property similar to its previous 

status in an updated version or is more reflective of the North Fork, specifically, the town of Southold, 

in scope and size. 

I am opposed to the following aspects of the project: 

• The scale of the property as it relates to any neighboring properties or businesses is completely

out of context to the town of Southold. As my opening statement suggests, the size of the

proposed development, number of hotel rooms and parking spaces is not in keeping with any

other projects in our town. As a bed and breakfast owner, the addition of the proposed 44

rooms and its negative impact to currently operating bed and breakfasts, small restaurants and

bars will be significant. Having studied the occupancy rates of current operating bed and

breakfasts businesses on the North Fork for the last two years, it is evident that demand for

rooms, even in the high season of June 1 through October 31 is not enough to fill the current

number of available rooms. An analysis of midweek occupancy in high season indicates a low

number of occupied rooms with serious fall off post October 31 for midweek and weekends.

Take a quick look at any operating bed and breakfast websites and you can easily see that most

are currently running at very low occupancy (or closed for the season due to limited or non

existent demand). The available amount of current vacant rooms inventory and the impact of

the addition of approximately 44 hotel rooms would jeopardize the livelihood of small business

owners who have dedicated significant resources to restoring their homes and operating small

businesses that work in conjunction with local providers and continue to build and support the

economy on the North Fork on a daily basis (i.e. local suppliers, referrals to restaurants, services,

shops, small businesses). I am not opposed to adding rooms to the current mix, however, the

proposed scale of this project is prohibitive and detrimental to the success of small businesses

attempting to serve our community and its guests. This extends beyond the hospitality industry

and onto most local suppliers and operators.
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Joann Jahncke <joannjahncke@optonline.net>r--------... 
RECEIVED 

Monday, December 09, 2019 4:18 PM 
Fuentes, Kim 
proposed building of Anclave hotel in Southol � 

DEC - 9 2019 

Zoning Board of Appeals

My name is JoAnn Jahncke. I am a full time resident in Southold. I am writing this letter to 
oppose the building of the Anclave hotel and restaurant in Southold village. 

I believe the construction of this hotel with 44 rooms and a restaurant will impact our quaint little 
town in many ways. During peak tourist season, the traffic in the middle of the town has become 
almost intolerable during the day. As it is, it is very difficult to find parking on Main road between 
the eastern beginning of the town village and to the Feather Hill Mall. I believe that if the hotel is 
full, there will be a lot more traffic impacting the road and making a left turn on the Main Road 
will become more difficult than it already is. In addition to this problem, I believe that our local 
beaches, which are already being burdened by visitors, will become more crowded than they 
already are. As it is, the parking lots at Founders Landing Beach, Town Beach and Goose Creek are 
always full of people that don't have the appropriate stickers on their cars. 

I also believe that this hotel, restaurant and pool will add to the pollution of our small town by 
adding more car fumes, noise, restaurant waste, cesspool waste, pool chemicals and extra water 
usage as well as light pollution. 

I am interested in any town board meetings regarding discussions about this hotel and 
restaurant. Please advise me when they may occur so that I can attend. 

Thank you, 

JoAnn Jahncke 
ATTENTION: This email came from an external source. Do not open attachments or click on links from 
unknown senders or unexpected emails. 
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To the Southold Zoning Bof 

I am a long time resident of Peconic. I wish to express my strong opposition to the proposed Enclave project. 

Just when we are trying to reduce groundwater draw to irrigate lawns of private residences, this project 
comes along and will undo the small steps we have made. 3.2 million gallons per year of sewage treatment 
water pumped in to our aquifer is unacceptable. 

I worked for fifteen years in Southampton and was caught driving both ways in the "trade parade". Is this 
what we want our roads to become? 1 would mourn the destruction of the historic nature of Main Rd. 

Please consider our quality of life in your decision and disallow all parts of 

r

ndave-wejeGt. 
RECEIVED 

Thank you for your consideration, 
Isabelle Kanz DEC O 9 2019 

• I 
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December 9, 2019 

Leslie Kanes Weisman, Chairperson 

Southold Town Zoning Board of Appeals 

Southold Town Hall Annex Building 

54375 Route 25, P.O. Box 1179 

Southold, New York 11971 

RE: THE ENCLACVES HOTEL AND RESTAURANT: 

aEC - 910\9

d of �;ppea\s
tonin9 eoat 

Public Comment: Draft Environmental Impact Statement (DEIS), and 

Statement of Opposition to the Proposed Action 

Dear Chairperson Weisman, 

I write on behalf of Group for the East End (the Group) to offer comment on the 

above-referenced DEIS, and to provide a statement of opposition to the proposed 

action as presently designed. 

Background Information: 

For the record, the Group is a professionally staffed, environmental organization 

founded in 1972, and based in Southold. The Group represents the conservation and 

community planning interests of several thousand individuals, families, community 

organizations and businesses from across the five towns of eastern Long Island. We 

have a long history of participating in the administrative review of proposed actions 

and public policies, which may result in town-wide, or regional environmental 

impacts or set precedent for future actions and decisions with environmental 

consequences 

Summary Statement: 

Based on our review of the file and DEIS for the proposed action, we find the size and 

scale of this proposal to be highly inconsistent with a vast majority of conservation 

and community plan nine eoals developed by the Town and its residents over the 

course of a decade-long comprehensive plan update process. 

As a result of these inconsistencies with the town's well-established efforts to reduce 

overdevelopment, conserve water resources, protect natural habitats, reduce traffic 

congestion, protect public health and safety, and promote the orderly and balanced 

development of adjacent properties, the proposed action (in its current form) cannot 

conform to the standards and considerations set forth on the Southold Town Zoning 

Code under §280-142 and §280-143. 
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Southold Town Zoning Board 
54375 Route 25 
Southold, NY 11971 

Subject: The Enclave Project 

necember 5, 2019 

RfCEIVED 

DEC - 9 2019 

We the undersigned residents are against the Enclave Project located on 
Main St. (Rt. 25) for the following reasons: 

Since Main Street (Rt 25) is a State Highway, please present a traffic 
plan approved by the Department of Transportation of New York for 
maximum occupancy during peak season, particularly when maximum 
occupancy of the 44 room hotel, including propos{_;d restaurant, and at 
public events for the subject premise? 

- We, the residents of Southold, do not believe another restaurant/hotel
is warranted at this time since you can look around, especially next door
i.�. Caci1s, O'Mallys, and see the businesses are struggling due to the
obtaining seasonal employment and seasonal local economy.

This proposal is at a very high risk to our quality of life here in Southold . 
• 

What is the Southold Town Board's plan should this project in years to 
come fail and the residents of our premier town are stuck with a vacant 
business that will now deteriorate and render an eyesore and vagrancy? 
What is the town plan for this possible negative out come? 

� 

What is the plan to keep the transient tenants from entering Founders 
Town Beach? 

What is the plan to control the additional Southold Beach Passes for this 
proposal? 

Will the additional day passes require the town to add additional staff 
due to the increase volume of this proposal and subsequently increasing 
the resident taxes for a project that resident do not support? 

What is the plan to control and enforce the town noise ordinance? 
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Southold Town Zoning Board 
54375 Route 25 
Southold, NY 11971 

Subject: The Enclave Project 

RECEIVED 

DEC O fl 2019

Zoning Board Of Appeals

We the undersigned residents are against the Enclave Project located on 
Main St. (Rt. 25) for the following reasons: 

Since Main Street (Rt 25) is a State Highway, please present a traffic 
plan approved by the Department of Transportation of New York for 
maximum occupancy during peak season, particularly when maximum 
occupancy of the 44 room hotel, including proposed restaurant, and at 
public events for the subject premise? 

We, the residents of Southold, do not believe another restaurant/hotel 
is warranted at this time since you can look around, especially next door 
i.e. Caci's, O'Mallys, and see the businesses are struggling due to the
obtaining seasonal employment and seasonal local economy.

This proposal is at a very high risk to our quality of life here in Southold. 
What is the Southold Town Board's plan should this project in years to 
come fail and the residents of our premier town are stuck with a vacant 
business that will now deteriorate and render an eyesore and vagrancy? 
What is the town plan for this possible negative out come? 

What is the plan to keep the transient tenants from entering Founders 
Town Beach? 

What is the plan to control the additional Southold Beach Passes for this 
proposal? 

Will the additional day passes require the town to add additional staff 
due to the increase volume of this proposal and subsequently increasing 
the resident taxes for a project that resident do not support? 

What is the plan to control and enforce the town noise ordinance? 
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December 9, 2019 

Adrienne F. G. Lynch 

450 Youngs Avenue 

Southold, NY 11971 

(631) 765-8270

Dear Members of the Southold Zoning Board of Appeals, 

RECEIVED

DEC 
- 9 2019

lon/ng Board of Appeals

I am writing to express my opposition to the approval of plans for the project, called The Enclave, located west of the 

�ntersection of Main Road and Town Harbor Lane in Southold. 

Having looked at both the Draft Environmental Impact Statement and the project plans that are posted online I have 

serious concerns about this project on several grounds. Firstly, the project plans indicate that there will be very little 

green space left on the parcel once the development is complete. What makes the North Fork a unique and special 

place to live and visit is the abundance of green space and yet this project will significantly diminish that. The following 

statements in the environmental impact statement really caught my eye: 

"resulting in the loss of 4.816 acres (96%) of successional southern hardwood forests and 0.676± acres (100.0%) of 

successional old fields. " 

"The loss of early successional communities would result in decreased habitat availability for the plants, birds, and 

wildlife that utilize these habitats and a decrease in the abundance and diversity of the plant and wildlife species 

present." 

"Under the proposed conditions, human disturbance and activity would be substantially increased, the currently existing 

natural habitats would be lost, and remaining habitat would be limited to the mowed lawn areas and narrow strips of 

landscaping and border trees. These mowed lawns, landscaping, and hedgerows would not provide any significant 

ecological benefits due to the poor diversity and wildlife habitat provided by these areas." 

At this time in human history with our planet seemingly at a tipping point in terms of its ability to cope with human 

impact should we be encouraging a move towards greater habitat destruction for living creatures? I think not. 

I also have concerns about polluted runoff and increased nitrogen finding their way in to our local waterways as a result 

of this proposed development. This year's poor scallop harvest stands as a stark warning to be mindful of the health of 

our waterways. More pavement, less trees and grass and high density sewage treatment from this project are unlikely 

to have zero negative impact on our surrounding bays and creeks. 

Lastly, there is already a very scarce labor force to service the existing small businesses on the North Fork. lack of a 

commitment to providing affordable housing by our local government has contributed to this fact. Allowing the 

development of a project the size of The Enclave will put enormous strain on the already limited workforce which in turn 

will negatively impact the existing tax paying businesses that service our community. 

Because of the above mentioned concerns I urge you to vote "NO" on the approval of plans for the project called The 

Enclave. 
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Marilyn Anne Marks 
Shorecrest Bed and Breakfast and Property Management 
54300 County Route 48, Southold, NY 11971 

December 8, 2019 

RE: The Enclaves project, Main Rd, Southold 

Dear Zoning Board of Appeals: 

Thank you for holding the comment period open to give the public a little more time to 
familiarize themselves with the large amount ofreading material associated with this project. 

Even so in speaking with my friends and neighbors it has become apparent that very few of them 
are aware of this development, and I urge the town to slow their roll in moving forward until 

there has been more time for the local population to absorb the complexity, and potential 
consequences, of the issues at stake. 

I spoke at the Zoning Board of Appeals meeting held in October so understand that my 
comments then will have been entered in the minutes. I have also signed in support two petitions 
that will have been forwarded to the Board before today's deadline. Therefore I see no need to 
repeat any of those arguments and questions in this letter except to say the following: 

In reviewing the plans for this development I see the overarching and only reason for the 

requested variance to allow the size and scale of such a project to be to maximize profit. It is 

possible for businesses to choose to locate in this town without money being the prime 

consideration. A Bed and Breakfast Inn such as mine is not much of a money maker, in fact 

without supplemental income from other business ventures, would hardly break even. But the 

pay-off is the life I can enjoy in this bucolic New England area and Southold Hamlet in 

particular. 

I worry that the developers currently moving into our area and buying up whatever property 

they can are in the business of profit only. I notice that many of these speculators are migrating 

from the Hamptons where opportunities for development are less attractive than formerly. 

The South Fork is over built, many retail properties in the villages and towns there were empty 

last summer, real estate prices are falling, partly due to a resistance to living there due to the 

traffic issues caused by over development. If we allow the same greedy motives to fashion the 

growth of the North Fork we will be in the same boat and are in danger of destroying the very 

attributes that influenced most of us to choose to live here in the first place. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Michael Collins <outlook_06BDFS2183885425@outlook.cnm> 

Monday, December 09, 2019 11:39 AM RECEIVED 
Fuentes, Kim 

[SPAM] - New Hotel proposal in Southold DEC - 9 20\9 

Zoning Board of Appeals

Please vote no on this project. Bad for the North Fork in many areas, with the increase in traffic a maJor factor. 

Thank you, 

Michael Collins 

232 Manor Place 

Greenport, NY 11944 

631-477-1231

Sent from Mail for Windows 10 
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------ __....... 

North For f? 

Environmental Council 
� ,_,,, V 

Sct1e What sJeft! 

December 9, 2019 

Leslie Kanes Weisman, Chair 
Southold Town Zoning Board of Appeals 

North Fork Environmental Council 
12700 Main Road 
PO Box 799 
Mattituck, NV 11952 

Phone: 631.298.8880 
Fax: 631.298.4649 
Web: www.NFEC1.org 

RECEIVED

DEC 
- 9 2019

Zoning Board of A PPears

Re: Request for a Special Exception Use Permit for The Enclaves, ZBA Lead Agency 

The North Fork Environmental Council (NFEC) is a 501 (c)3 organization founded in 1972 
dedicated to preserving and protecting the natural resources and quality of the life on the 
North Fork. NFEC would like to provide the following comments regarding the request for a 
Special Exception Use Permit for a hotel to be built in Southold known as The Enclaves. 

Southold Town and its residents have committed over a decade of time and resources to the 
development of a comprehensive plan for our community. We are at a critical juncture in this 
process and it seems as though the siting and intensity of use of the proposed project could 
have a detrimental impact on our community's character and resources, going against the 
soon-to-be-adopted goals of Southold Town's vision for its future. Yes, we need business and 
economic development in our hamlet districts but it seems the project, as currently proposed, 
would exert excessive pressure on the hamlet's resources and community character through 
its intensity of use. 

Water and Other Natural Resources 

The size of the property is currently 6. 75 acres and the Draft Environmental Impact Statement 
(DEIS) states that 6.25 acres will be disturbed for development. While substantial open 
space preservation is required for residential development it seems extreme when 93% of the 
property is being disturbed for proposed development (with loss of critical wildlife habitat). As 
a result, there is a huge increase in the intensity of the use of groundwater in the area since 
approximately 100,000 gallons per week will be drawn on-site for approximately 26 weeks 
solely for irrigation purposes. There is no mention of how the swimming pool will be filled and 
water levels maintained nor how the "decorative pond" will be filled and water levels 
maintained. Sanitary flow has been estimated to be 8,820 gallons per day for both the 
restaurant and hotel with water being supplied by Suffolk County Water Authority. There is no 
mention of sanitary flow being factored in for on-site special event food service purposes (for 
up to 250 people), for the laundry of towels and linens for guests (perhaps a minimum of 100 
at a time) and for laundry from the restaurant. The figure of 8,820/gpd should be scrutinized 
carefully. Other factors should include the fact that beachgoers tend to shower more 
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Lynn s. Summers 
1290 Oriole Drive 

Southold, New York 11971 

December 9, 2019 

Ms. Leslie Kanes Weisman, Chair 
Southold Town Zoning Board of Appeals 
Box 1179 
Southold, NY 11971 

TO WHOM IT MAY CONCERN: 

Re.: Case # 7046 "The Enclave" project 
56655 Main Street, Southold 

DEC O 9 2019 

Many have written to you in response to your request for public comment on "The Enclave" project's 
request for special exception. Some have approached the matter from a legal standpoint, or from an 
environmental standpoint. I shall not repeat their claims except to agree with them. 

I write from the standpoint of a resident of Southold. Should this project be permitted according to 
the plans as they have been revealed, we will enter upon a "Slippery Slope" that will indelibly affect 
the human character of our hamlet. People come to live and visit here because it does not look just 
like Manhattan, Queens and Nassau Counties. They choose the North Fork to the South because 
traffic, although busier in the summer, is not as paralyzing; and rents and prices are not as 
outlandish. 

The very nature of the project presented in their plans is to take an existing, very appropriate historic 
house, which used to be a "Bed and Breakfast" business, and hide behind it a 44 room 61,000 Sq. ft. 
hotel, with accompanying cabins, pool, spa, cafe, conference rooms, and veranda, and 123 parking 
spaces. In addition 8 to 12 events/weddings/conferences will be scheduled each year bringing in non 
hotel guests. Music is planned from morning until evening. 

The fact that this is hidden behind the historic home, with no intention to replicate the style of the 
home, is an indication that the developers know this does not fit the rest of the hamlet. All the 
landscaping in the world will not keep the noise of weddings and special events from encroaching on 
the neighbors, and in fact the entire hamlet. The number of cars, delivery trucks, catering vehicles, 
and limos coming and going through the one small driveway will inundate Rt. 25, and have a 
negative affect on other businesses and homes, particularly those south of Rt. 25. Further, the 
assumption of the proponents is that people will come by train or bus and walk around town to the 
opera house, to the Beach, or to Feather Hill shops, is ludicrous. They will come by car, and use their 
cars to go to other sites - traffic will become worse .. The character of the hamlet of Southold will not 
only be changed, it will be permanently damaged. 

Lynn S. Summers 
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ANTHONY L & BARBARA L FORGIONE 

PO BOX 1118 

56863 Main Road 

RECEIVED 

DEC O 9 2019 

SOUTHOLD NV 11971 

intheboonies@optonline.net & alf6269@gmail.com 

Barbara (631) 873-8424 & Anthony (631) 873-8423 

Zoning Board Of Appeals

Town of Southold Board of Appeals 

Town Annex/First Floor 

54375 Main Road 

Southold NY 11971 

Dear Ms. Weisman: 

December 9, 2019 

RE: Proposed Hotel, Restaurant "The Enclaves" 

We hereby submit this letter in full opposition to this proposed development. 

WE ARE THE OWNERS OF RECORD ANTHONY & BARBARA FORGIONE, OF 56863 MAIN ROAD SOUTHOLD NY SECTION 
63 BLOCK 3 LOT 17. OUR HOME IS DIRECTLY ADJACENT TO THE EAST OF THE PROPOSED DEVELOPMENT, THE 
ENCLAVES, 56655 MAIN ROAD, SOUTHOLD NY SECTION 63 BLOCK 3 LOT 15 THE ENCLAVES. 

THE PROPOSED DEVELOPMENT A RESTAURANT 74 SEAT/SIT DOWN ON MAIN ROAD SOUTHOLD , TO THE 
NORTH OF THE RESTURANT TO THE REAR OF SUBJECT PROPERTY A 40 ROOM 2 STORY HOTEL BUILDING, 4 
DETACHED COTTAGES , OUTDOOR SWIMMING POOL, CABANAS AND SEATING AREA, PARKING, AND A SEWER 
TREATMENT FACIITY. THE DEVELOPMENT IS OUT OF CHARACTER TO THE DOWNTOWN OF SOUTHOLD WITH THAT 
WILL HAVE AN IMPACT TO THIS AREA, IN THE QUALITY OF LIFE AND TRAFFIC. 

THE OWNER JONA THAN TIBETT 185 WILLOW POND ROAD, SOUTHOLD NY. OF SAID PROPERTY IS 
CURRENTLY 6.5 ACRES SINGLE FAMILY RESIDE NANCE BUIT IN 1732, PREVIOUSLY A BED AND BREAKFAST IN THE 
SOUTHOLD HAMLET BUSINESS ZONING. A PUBLIC HEARING ON NOVEMBER 7, 2019 WAS HELD FOR THE PURPOSE 
OF AN APPROVAL FOR A SPECIAL EXCEPTION TO CONSTRUCT AND DO BUSINESS AS A RESTAURANT AND HOTEL BY 
THE TOWN OF SOUTHOLD ZONING BOARD OF APPEALS. IT WAS CLEARLY EXPRESSED BY RESIDENTS OF THE TOWN 
OF SOUTHOLD NOT AN APPROPRIATE SITE FOR SAID DEVELOPMENT. 

WE UNDERSTAND HAVING THE TOWN OF SOUTHOLD TAXES INCREASE FROM $13,331 TO 
APPROXIMATELY $125,000 IS BENEFICIAL. HOWEVER, AS A HOMEOWNER THIS PROPOSED DEVELOPMENT WILL 
HAVE AN ADVERSE IMPACT ON THE QUALITY OF LIFE WE EXPECTED WHEN PURCHASING OUR HOME. NOT TO SAY 
A DECREASE IN VALUE SHOULD WE SELL. 

A REPRESENTATIVE AGENT OF DOUGLAS ELLI MAN REPRESENTING THE OWNER MR. TIBETT HAS ON 2 
OCCASIONS MADE AN OFFER ON BEHALF OF THE OWNER TO PURCHASE OUR HOME. 

WE ARE FURTHER, CONCERNED NOW THAT THE PROPERTY TO MY EAST, 56005 MAIN ROAD, SOUTHOLD, 
NY, CURRENTLY ZONED R-80 A LOW DENISTY RESIDENTIAL AND AGRICULTURAL WAS RECENTLY PURCHASED BY 
JONATHAN TIBETT ON 2/19/19 IS 5.7 ACRES 1 ACRE FRONT RESIDENTIAL; MIMUM 2 ACRE LOT. IT IS UN KOWN 
GOING FORWARD WILL HE APPLY FOR A SPECIAL EXCEPTION FOR THIS PROPERTY WITH THE TOWN OF SOUTHOLD 
ZONIG BOARD OF APPEALS. GLENN HEIDTMAN, CONSTRUCTION COMPANY LIVING IN SOUTHOLD FOR OVER 40 
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Fuentes, Kim 

From: 

Sent: 

To: 

Cc: 

Subject: 

Patricia and Robert Rudolph 

105 Country Club Drive 

Cutchogue, NY 11935 

December 8, 2019 

Southold Zoning Board 

54375 Main Road 

P.O. Box 1179 

Southold, NY 11971 

Robert Rudolph <rgrayhound@aol.com> 

Sunday, December 08, 2019 11:44 

Fuentes, Kim 

Robert Rudolph 

Enclaves Hotel DEC - 9 2019
Zo ning Board

of Appeals 

Dear Ms. Fuentes and Zoning Board Members, 

It is with great concern that we offer this letter for your consideration regarding the proposed hotel and 

restaurant at 56655 Main Road, Southold NY. 

The North Fork is a place of great charm and character, one that we hope is not compromised. After reviewing 

the documentation submitted by the applicant, it has come to our attention that this project is enormous and 

overbearing and not consistent with current zoning law. We believe, that the present 

zoning was originally established to retain a safe and peaceful lifestyle for its residents and surrounding 

community. 

We are owners and developers of commercial property for more than thirty years, and we understand the 

importance of zoning regulations on main thoroughfares in hamlet communities. We have grave concern 

when entities purchase multiple properties to combine various parcels of land to create a super sized project. 

Buy permitting this project to move forward, the character of Main Road in Southold will permanently 

be changed and resemble Main Road in Riverhead. Such a super sized project would create exponential and 

unnecessary traffic volume and traffic hazards to both pedestrians and motorists. The traffic concern, is 

further exasperated when eastbound traffic begins to make left turns into subject property as west bound 

traffic comes around a blind turn on Main Road. There is also a busy 7-Eleven across the street. Traffic 

created by this project, combined with current business traffic could surpass the traffic issues at the 

lavender farm in East Marion. This surely, is not an appropriate location for a project of this size. 
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Jo-Ann Lechner 
1415 Marlene Lane 

Mattituck, NY 

Dear Leslie Weismann, ZBA Chairperson: 

RECEIVED 

DEC - 9 20t9 

:.Zoll1ng Board of Appeals 

It has been brought to my attention that the Southold Zoning Board of Appeals is moving closer 
toward a decision on a special exception permit for a proposed 44 room hotel and a 74 seat 
restaurant on Main Road in Southold. 

This project called The Enclave is exceptional large and will have a negative effect on our 
community. The size is out of line for our community. There are many in our community who have 
been working very hard to keep our community with that small town feeling. The majority of our 
neighbors feel the same way. 

How much water will be used to keep the lawns and bushes prestine. The Enclave is estimating 2.5 
million gallons from April to October. In addition how much fertilizer and chemicals 
will be added to our water. 

How much water will be used to provide for 44 room hotel and 74 seat restaurant? How much 
more nitrogen will be added to our water supply. 

The Enclave provides that the buildings would result in approximately 430.7 lbs. per year of more nitrogen. 
This is an estimate, it will probably be more. We as a community cannot keep increasing our nitrogen levels. 

Right now our water supply is in distress. Our dringing water is under stress. We do not have enough drinking water 
for the Town of Southold during the summer months. Last summer Riverhead could not even fill their towers 
overnight. Some condos could not get enough water pressure to take showers in the morning. Increased water use 
allows salt water to seep into our drinking water. 

Our lakes, streams, bays and the sound are in distress. There is at times not enough oxygen in the water to support life 
which has led to fish and shell fish die off. Lets look at the Scallop die-off this year. There were alge blooms that are 
harmful to people as well as other species. Our beaches where closed for a time. Much of this is caused by nitrogen. 
Nitrogen is caused by people and the destriction of our open land and forrests. 

According to the report Approximately 6.4±-acres of pervious land would be lost to impervious surfaces in order to 
accommodate the proposed hotel building, cottages, parking areas and internal driveway. □ The proposed action would 
result in the loss of 5.49 acres of successional southern hardwoods and old fields. 

These successional southern hardwoods and old fields can never be replaced once obliterated. We need open land to 
act as recharge basins for the water we drink. 

I remember when Mattituck had a few hot nights during the summer. Now you need air conditioning for much of the 
summer months. One of the reasons for this is the continous loss of trees. It is a fact that trees cool the earth, help with 
water runoff, clean the air we breath and provide for a balanced ecology. 

At this time we are also having problems with nitrogyn because of our sewers and cesspools. There is a plan to up 
grade to systems that produce less nytrogen. That is all good if you keep the density at the level it is now. 

This is only for example pruposes. Suppose my cesspool produces 100 mi's of nitrogen. I go to an up graded system 
and it produces 50% less nitrogen. Then a builder comes and builds 5 homes on the property around my home. They 
will prolduce 50 mi's of nitrogen each. In total they will produce 250 mi's ofnytrogen. These 5 homes have added 
back my 50% reduction and increased nitrogen by 250%. How much nitrogen will 44 hotel rooms and a 74 seat 
restaurant add to our waters? No matter what system they use it will add to our nitrogen problems. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

To: Kim Fuentes 

dominic antignano <antignano@optonline. 

Sunday, December 08, 2019 11:03 AM 

Fuentes, Kim 

The Enclave 

DEC ... 9 
2019 

I'm writing in support of the family proposing this project. They are committed supporters of the environment, 
arts and culture on the North Fork. They are forward thinking and understand that this interaction is essential to 
knitting our community together. 
I've observed and participated in projects they've worked on. Their attention to detail and compassion ensures 
stability between members of the community and the project. This family is caring, kind and considerate. Please 
hear what they have to say and share your concerns, but come to the table with an open mind to help create a 
balanced decision. They are reasonable and caring professionals with a love of the North Fork. They are an 
asset to the residents of Southold Town. We are fortunate to have them living and working in our 
community. They are good neighbors. 
Thank you for your consideration, 
Dominic Antignano. 
ATTENTION: This email came from an external source. Do not open attachments or click on links from 
unknown senders or unexpected emails. 
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Fuentes, Kim 

From: 

Sent: 

To: 

Subject: 

Good Morning Board Members, 

D'Silva, Noel and Vimal <noeld@aol.com> 

Sunday, December 08, 2019 1:36 PM 

Fuentes, Kim 

[SPAM] - Name of Action: Request for Special Exception and the 

DEIS prepared for The Enclaves Hotel and Restaurant 

We are new residents to Southold and are slowly beginning to enjoy all that the town has to offer. We love Southold and 
the North Fork and are very excited to be a part of this great community. 
We recently became aware of this project through the Suffolk Times and are writing in support of it. 

It is being developed by Jonathan Tibett, a resident of Southold, who has clearly demonstrated his sensitivity to the 
heritage and history of the town when he developed Einstein Square. 

We all want to maintain this quaint and historic town but should not hamper its progress. A new hotel and restaurant will 
help to capture some of forward momentum that The North Fork is having. While it stays respectful of the town's heritage, 
it will bring in revenue and new jobs which will benefit the town's local economy and tha 't,...' ..._�·idliiJ.U:ts:!.:.·----

We do hope that the town will move ahead with this project to benefit all. 
Thank you and have a great holiday!! 
Best, 
Vimal Fonseca 
Noel D'Silva 
1325 Kimberly Lane 
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Fuentes. Kim 

From: 

Sent: 

To: 

Subject: 

To Whom It May Concern, 

William J. Kanz, Jr. <billnancyk@aol.com> 

Sunday, December 08, 2019 5:12 PM 

Fuentes, Kim ,----------, 
RECEIVED 

[SPAM] - The Enclave proposal 0PR osed 

OEC - 9 2019 

We strongly oppose The Enclave hotel/ restaurant/ event center proposed for the Village of Southold. We 
moved to the Southold Town 48 years ago because it was a charming rural area. Over the years we have 
witnessed the development of Riverhead and the South Fork. Riverhead has lots of large businesses and is now 
quite congested. It is no longer a charming rural area. The South Fork, like the North Fork, has limited roads 
roads for driving east and west. With the development on the South Fork, the traffic can be unbearable. 

Projects such as The Enclave will cause traffic congestion and a change in the character of our rural area. Also, 
the sewage and water quality are already major concerns. Ours is a very fragile ecosystem and one in which the 
bays and estuaries are part of our economy. 

Please consider our serious concerns and reject the The Enclave proposal. 

Sincerely, 

William J. Kanz, Jr 

Nancy A. Kanz 

1775 Village Lane, PO Box I 

Orient, NY 11957 

Note: We are sending this email a second time as we are not sure the first went correctly 
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ATTOOOOl.txt 

Dear Southold zoning board members 

RECEIVED 

DEC - 9 2019

l�hihQ Board of Appeals

I am very concerned for the future development of the Town of Southold and would 
like to address the proposed development of the Enclaves hotel, restaurant and 
outdoor event space at this time. It is my understanding there would have to be a 
special exception permit issued for this use and it does not comply with the current 
zoning. 
Here are some of my concerns with this project: 

1. This project does not belong in our Southold community.
This project does not compliment the character of our community, see the above photo
of the Preston house in Riverhead designed by the same architect as the Enclaves.
Although the Enclaves is smaller in size, Buildings are a similar contemporary block
style behind a house that is on the historic register. During my design career, I
have taken great consideration when restoring and building in the town of Southold
to insure the character of the project and the community, I expect nothing less from
a developer and if they had the consideration of the community at heart, this
project would have been presented a-lot differently and on a much smaller scale.

2. Noise and traffic: I shutter at the thought of a minimum of 12 outdoor events
which we all know are weddings. Have we not learned a thing since vineyard 48? when
living at 1855 Depot Lane, we heard the music from vineyard 48! Every weekend! No
sound absorbing barriers will ever soak up the sound so it will not effect the
quality of life for hundreds of neighbors. Let's not for�et the drunks, traffic,
and drunks driving in the traffic, trying to enter and exit the hotel along with
other guests, supply trucks, garbage, linen, food, beverage, toilets, cleaning,
caterers, tent rental, bands, flowers, photographers, employees, landscapers,
waitstaff, etc ... and the LIMOS .. That's just for events not even taking into account
a 44 room hotel and 75 seat restaurant.

3. Setting a precedent for future projects to protect and preserve our town. Having
been in the hospitality bed and breakfast business for 8 years, we welcomed visitors
from all over the country and abroad. when we asked what they chose the North Fork,
specifically The Town of Southold, the answer was the quaintness of a rural area
offering farms, aquaculture, small mom and pop businesses and the hospitality of the
local people. It was the charm. why would we as a community want to loose that?
when my husband and I travel we are reminded of how special The Town of Southold
really is, we truly live in a unique magical place .. we are happy to share it but
le·t's not destroy it, preserve it. Not only do we as a community deserve to
preserve it, it is our job to be good stewards.

4. waste water and odor control, the new septic system require by the board of
health needs to be maintained and there is a septic odor that comes with maintaining 
the system. There are also other environmental concerns. 

5. Pesticides and fertilizers: interior and exterior exterminating bugs, rodent
control, landscaping fertilizers going into our ground water

6. waste management: the amount of garbage generated from restaurant, hotel, and
event/ wedding.

7. Water usage and the effects

8. construction: all phases and length of time
Roads, utilities
construction on a registered historic home. Is this property with in a historic
corridor?

9. Gas moratorium? No new service hook up

10. Light pollution

Page 1 
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December 5, 2019 

Zoning Board of Appeals 
Town Hall Annex Building 
54375 Route 25 

DEC - 9 2019 
Zoning 8 Oard Of A 

P.O. Box 1179 
Southold, NY 11971 

To the Southold Town Zoning Board: 

We the undersigned are writing this letter in order to address our concerns regarding 
the Special Exception Use Permit proposal for The Enclave Project on Route 25 in 
Southold. This property is located directly across from our neighborhood of Founders 
Landing. We understand that the plans include a 61 ,000 square-foot hotel, four 
detached cottages, a 7 4-seat restaurant, large parking area, pool and cabanas. 

PPea/s 

It is noted in the Draft Environmental Impact Statement that "side streets such as 
Boisseau Avenue, Locust Lane, and Town Harbor Lane would experience some 
additional delay accessing Main Road". Please keep in mind that during the peak 
season the delays are already significant and at times dangerous. It's naive to assume 
that events "ranging from 200-250 guests" with "16 passenger shuttle vans" coming in 
and out of the driveway of an already congc3sted area will not increase traffic. The draft 
also states that "extreme length limousines would not be permitted". We've seen how 
extreme the lengths of limousines have grown in recent years. What's the cut off, and 
who will monitor these stretch limos stopping traffic in order to turn onto 25 while trying 
to avoid parked cars and 7-11 delivery trucks on either side of that strip of road? How 
will large construction equipment and delivery vehicles navigate the narrow driveway of 
the existing former B&B that is included in the plan? 

While boasting 44 rooms, it will be the largest recently built hotel in the area 
(Harborfront-35 rooms, Menhaden-16 rooms, American Beech-11 rooms). The mere 
scale of this project is completely out of character for that particular area of Southold. 
"Special Events ranging from 200-250 guests in an outdoor space between the hotel 
and restaurant " translates to music and entertainment. According to Use Regulation 

280-35/4c the special exception states: "No music, entertainment or loudspeaker
system shall be audible from beyond the property line." How does the town intend to
enforce that?

In addition to the traffic concern, we'd like to know how the town plans to address the 
issue of access to the beaches at the end of Town Harbor Lane and Founders Landing. 
Since the hotel will be located in the special park district, will guests be allowed to 
merely cross the street and walk down Town Harbor or continue down the beach to 
Founders? Will they be allowed to circumvent the sticker requirement and park on the 
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