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Incorporated Village of Westhampton Beach held its Planning Board meeting on 

Thursday, March 13, 2025, at 5:00 p.m. in the Municipal Building, located at 165 Mill Road, 

Westhampton Beach, New York. 

 

PRESENT:  Ralph Neubauer, Chairman 

   Larry Jones 

   Daivd Reilly  

   Donald Steinert 

   Rocco Logozzo 

 

   Ron Hill, Village Engineer 

   Britton Bistrian, Village Planner 

    

Brad Hammond, Building & Zoning Administrator 

 

Anthony C. Pasca, Esq., Village Attorney   

 

Maeghan Mackie, Board Secretary 

 

 

PUBLIC HEARING AGENDA:    

SITE PLAN REVIEW: 

1. QUANTUCK BEACH CLUB INC.-42,46,48&49 DUNE ROAD SCTM#905-22-2-12.1 

&13.1,905-22-1-9&10 

o Continued Site Plan review for a reconstruction of all improvements at a membership 

beach club. 

 

Heather A. Wright, Esq., appeared on behalf of the application, together with Aram Terchunian 

and Architectural team. Ms. Wright said they are working on incorporating the comments 

received from the consultants and are hoping to have revised plans, and they have things to 

clarify and discuss with the Board.  The last page of what they sent to the Board will show on the 

left the previous design, and the right hand side is the proposed changes that will address the 

comments and we are going to provide the 30’ vegetative buffer and we’re thinking of removing 

the service yard fence, and if the Board would prefer we’ll bury the propane tank 26’ from the 

property line. We have shifted the generator from 24’ to 32.4’ and shifted it South and the 

dumpsters have been moved so they are further from the property line and I think that addressed 

concerns by Mr. Biondi.  The first structure will be 66’ from Mr. Biondi’s property line. To talk 

about the West side, we have lowered the eve on the cabana by 1’ you can see the proposed 

height and that’s the height of the adjacent property owners residence of 44.5’ and we’re 

proposing 35’ and I know there was some comments about shifting the cabana to the East; and 

we have two problems and they are we will encroach into the dune which was designed to avoid 

and we don’t want to ask for another variance; and the other is the Section of the Code requires 

reconstruction in the same area as previously occupied by the main building and that’s why its 

proposed in its current location. The size of the cabana is 18 square feet and there is irrigation on 

the Westerly property and there is significant vegetation and we’ll install additional between the 

two properties. 

 

Mr. Terchunian said we reviewed the comments from the building inspector regarding FEMA 

compliance; and it is VE 16 plus 2’ of freeboard and that is to the lowest point of the girder and 

that’s 12” to 16” and then there are the floor joists and decking and that gets us to 20’ and we 

have not incirpoirated this to our design; NYS has published sea level rise guidance and for LI 

the mid range by 2050 is 16” and if you incorporate that into the height measurements that’s how 

you get to 22’. 

 

Eddie Kirby, PW Grosser said to clarify for Mr. Hammond regarding ADA a comment was to 

pave with asphalt where handicap is accesiblity can we use geogrids to stabilize the gravel? 

 

Mr. Hammond said no. 

 

Mr. Kirby said I was looking for definition in the NYS Code. 
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Mr. Hammond said it is the A117.1  

 

Mr. Biondi said he does not know how it is two stories and a service yard that did not have 

permits.  The 2022 and the generator permit is shown also.  

 

Karen Hoeg, Esq., appeared on behalf of the application on behalf of 51 Dune Road they are to 

the West of the applicants property.  One of the things I appreciate is that the Board will ask for 

more information on the height and FEMA and that’s a big question for my client on the West.  

The cabana is at 34’ where it is one story about 57’ away from the property line. A big concern is 

the mass and looming of the new structure I am sure you are familiar with the site and I 

submitted a letter and comments and photographs today and it shows the existing site conditions 

in relation to my clients house. The proposed cabana is much closer to the property line then 

what is existing and we’re hoping there may be a way to condense the side whether we shift it 

West towards the memorial garden and bicycle path and the height of the structure and FEMA 

determination will be very helpful. The applicant presented a proposed landscape plan to plant 

Cedars and those are not a set of species that grow rapidly and will take a long time to grow; and 

in the picture there are nets over the existing trees and they are 20’ high and we’re not aware of 

irrigation systems there to keep the trees alive and I know they said there is irrigation but we’d 

like that to be considered in the landscape plan.   

 

Mr. Neubauer said if you have new points well discuss that, last time we spent a lot of time with 

you.  

 

Mr. Bergmann 51 Dune Road said he didn’t get irrigation; and what is the memorial garden? 

 

Mr. Neubauer said we don’t have to question that. And I don’t have an answer for it the applicant 

can tell you what it is.  

 

Mr. Bergmann said we talk about height and I know I hit on the open air locker room; why isn’t 

it just flat and if they want light put glass over it, it makes no sense why I have to have a teepee 

next to my house.  We took sewers out of the beach and bad electrical poles out and we’ve been 

good neighbors. There is a picture that tells it all on page. Why wouldn’t the dumpster go in the 

over flow lot, and why does it have to be on the Ocean side? It brings rodents, put it across the 

street in to the woods and in the over flow parking lot.  

 

Mr. Biondi said the dumpster is horrible.  

 

Mr. Bergmann said I don’t know if this was addressed or not; what are the hours and what are 

the new hours. They say they are done by 6pm and what are the proposed hours of the club? Last 

time it was mentioned that on top of the piles they had to go up 13’ and build the structure and 

there was room for surf boards under the structure.  

 

Mr. Reilly said there might be different languages and that’s why the Village Attorney asked the 

Building Inspector to find out what FEMA zone they are in.  

 

Mr. Bergmann asked how many members have seen the beach club? 

 

Mr. Neubauer said we all have, and its much easier to see your house than it is the Beach club. 

 

Ms. Wright said to respond to a few things; the hours of operation are not changing and will 

operate the same way prior despite the renovation or how its being used.  The one story and two 

story was determined by the Building Inspector and we’ll go to the ZBA for that variance so I 

don’t think it’s up for debate at this point. With respect to the dumpsters it’s a safety issue and 

there are young kids and employees that we don’t want to cross the street to dispose of the 

refuse.  And the property across the street has a conservation easement on it. 

 

Mr. Steinert asked if there is irrigation or not? 

 

Ms. Wright said yes I am told there is one. 

 

Mr. Steinert said yes, for the record there is one. 
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Mr. Neubauer said regardless of what is there, there will be one to support the landscaping 

plantings. 

 

Mr. Pasca said the hours and lighting; is it in the record or in writing what the policies are. What 

I envision whatever you say it is will be part of the covenants.  

 

Ms. Wright said she will include it in this submission; it was given to the ZBA. 

 

Mr. Pasca asked for a written submission; and assuming that may be in the covenants if this 

approved so there are no misunderstandings going forward.   

 

Doug Wright, Architect appeared on behalf of the application.   One of the things special about 

Dune Road and the beach and dunes is the scale of the houses along Dune Road they are spaced 

out with space between each and a rhythm and we were looking at breaking down the scale and 

have several buildings so you see a house a space, see through the dunes to the ocean and that 

was a fundamental idea of the club; you can see the bath house and a space and entry building 

and the dunes and you can see from dune road between the dining building and event pavilion 

and that’s broken into small parts and you can see under the deck and to minimize the feel and 

have it feel perched on the dune. The views of the club both existing and proposed from the 

ocean are shown in your packet on page 2.  On page three we show the materials and trying to 

keep it in the nature of the dune.  We have done the view from the ocean and from the bay and 

we show how they work.  The photos speak in trying to keep to the nature of Dune Road and the 

next set of sheets show the views from Dune Road and the neighbor to the West we show the 

clubhouse from Dune Road. The height is shown, and we addressed towrd the West the height 

issue by lowering the eves of the building by 1’ and the eves are important element of the design 

at the top of the wall from the roof and you can slightly see the roof will continue to go higher 

the eve line is a significant element.  If you go to the next sheet, the diagrams show 

dimensionally how it works. The existing and proposed club house are shown.  

 

Mr. Neubauer said it would be advantageous to have that to the East. 

 

Mr. Wright said it is shown it’s two more down. We don’t have the house because I don’t have 

the exact measurements.  The drawing shows the dimensions of the house to the East to the club 

and we can provide the detail if you want.  We propose burying the propane tank; the generator 

is quiet and we moved the dumpster. We show the space between the Easterly neighbor and the 

clubhouse. 

 

Mr. Neubauer asked if Ms. Bistrian can reiterate her comments. 

 

Ms. Bistrian said it appears this is AE 8 and there are inconsistencies and don’t believe it’s a VE 

Flood Zone. 

 

Mr. Hammond said the dining room versus the kitchen dimension look very close, the two 

buildings I would like to see a dimension on it and we require fire separation and don’t want 

them crowded. Can we shift the dining room to the West to get a separation between them. He 

said it’s called the Dune Room. 

 

Ms. Wright said it’s an open covered porch.  

 

Ms. Bistrian said the bike parking is 38’ wide maybe it can be parallel to the driveways and you 

can recoup the 38’ and give some to the neighbors. 

 

Mr. Wright said the West side the building can’t shift to the East because of the angle of the dune 

setback.  Shifting the building won’t make a difference. 

 

Mr. Hammond said there are cabanas and a kitchen and we’ve talked extensively about making 

things conforming; but talking about the spacing, the third entry I don’t know what that’s doing 

or you can appreciate it with the proximity to Dune Road with people driving by can it just be 

incorporated to the West or East building and then you may appreciate a space between the two; 

the space between the cabanas and entry tower is insignificant and that’s creating open air but it 
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can’t be seen and that is space that can be given back to the periphery if you look at the view 

with the Bergman residence to the right. You can’t separate the entry tower, I don’t understand 

why we can’t have that space and get an appreciable spacing.  

 

Mr. Wright said part of what makes it lighter and makes Dune Road nice is the rhythm of 

spacing and one thing is to give it a strong sense of entrance.  

 

Mr. Pasca said this is non-conforming and you have to work within guidelines and you’re getting 

suggestions but saying this is what we like and it’s nice but you have to keep in context that this 

is a non-conforming use.  

 

Mr. Wright apologized. 

 

Mr. Hammond said to appreciate the view you showed is at the bay and I think for the 

community for the brief seconds they drive by they won’t appreciate it. 

 

Ms. Bistrian said the SCPC wrote specific comments which is unique; and she read the memo. 

Reducing the footprint is important and the bike storage and memorial garden is almost 80’ you 

can reduce this building. We want you to look at it and give some more separation to the 

neighbors. The design is beautiful, but we have to take into consideration the concerns. 

 

Mr. Wright said I think by shifting it you lose deck space which is part of their function but we’ll 

take it into consideration. 

 

Mr. Neubauer said the memorial garden, can you explain that function. 

 

Ms. Wright said yes; it’s designed to honor passed members with a planting or garden to 

remember members that have impacted the club. And it’s there it’s the planting to the West side 

of the building.   

 

Mr. Neubauer said this club has been here 100 years and we have to respect that we’re grateful 

that they are willing to invest in the community we just need to find a medium ground. 

 

Ms. Wright said we’ll take them into consideration and we designed it to reform significant non 

conformities and by shifting the bathhouses requires more relief from the ZBA. We are 

complying with and exceeding the setbacks of the zone on both sides and we’re trying to address 

the neighbors concerns and we are making significant improvements on the site. 

 

Mr. Pasca said the setbacks are for single family residences. 

 

Ms. Wright said yes, but this has been here 100 years and we’re trying to respect the concerns 

and retain the functionality of the club. 

 

Mr. Pasca said it is meant to give guidance to make it better.   

 

Mr. Biondi said they could move the memorial garden next to his property if they want instead of 

the dumpsters.  

 

 

FILL APPLICATION REVIEW:  

1. MONA GORA, 302 DUNE ROAD SCTM#905-18-1-26 

 

WORK SESSION AGENDA:  

SUBDIVISION REVIEW:  

SITE PLAN REVIEW: 

TRUSTEE REFERRAL: 

 

MINUTES/BOARD DISCUSSION: 

1. Minutes of February 27th  

2. Board/consultant preview of agenda March 27th  
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HOLDOVERS (last Board review date): 

1. 85 & 105 MONTAUK LLC- 85 &105 MONTAUK HWY SCTM#905-5-1-12, 53.1 &52.2 

2. ROBERT SCHOENTHAL- 22 BAYFIELD LANE SCTM#905-10-6-2  

3. 161 MONTAUK HIGHWAY LLC, 161 MONTAUK HWY SCTM#905-5-2-

12.1(10/12/2023) 

4. BURNER REALTY GROUP LLC- 57 MILL ROAD SCTM#905-12-4-10(5/9/2024) 

5. JODI B. SCHERL-452 DUNE ROAD SCTM#905-17-1-2.2 (5/23/2024) 

6. BUILD COASTAL, LLC- 26 OLD RIVERHEAD ROAD SCTM#905-4-2-9 (7/25/2024) 

7. BARTELS BIRK-112 POTUNK LANE SCTM#905-12-1-31(12/12/2025) 

8. PINE BARN LLC-13 PINE STREET SCTM#905-6-2-24.3(1/23/2025) 

9. BEAVER LAKE DEVELOPMENT, CORP 36 SUNSET AVENUE SCTM#905-12-4-

25(1/23/2025) 

10. 104 WEST HAMPTON LLC, 104 MAIN STREET SCTM#905-12-4-032.1(1/23/2025) 

11. 104 WEST HAMPTON LLC, 5 GLOVERS LANE SCTM#905-12-4-32.2(1/23/2025)  

12. 55-59 OLD RIVERHEAD ROAD LLC-55&59 OLD RIVERHEAD ROAD SCTM#905-4-1-

7, 9.2,9.3(2/13/2025) 

13. RICHARD OLIVO-72 SOUTH ROAD SCTM#905-8-1-27 (2/27/2025) 

14. OLD RIVERHEAD ROAD PARTNERS LLC & XL5 WESTHAMPTON LLC(NORTH 

MALL) 68-100 OLD RIVERHEAD ROAD SCTM#905-2-2-6.3(2/27/2025) 

 

FUTURE MEETINGS:    MARCH 27, 2025 

 

Motion was made by Mr. Neubauer to adjourn the public hearing at 6:04 p.m.; seconded by Mr. 

Steinert and unanimously carried 5 ayes, 0 nays, 0 absent.  


