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Items and Date Received: Narrative

Background Information: Application was originally made to modify an existing 34 —
unit motel by converting an existing 4-unit motel building into a 1,000 sq. ft. basement
and 1,440 sq. ft. first floor “wet” retail building. The applicants now propose the same
interior and exterior renovations to this building as originally proposed, including a 463
sq. ft. first floor deck addition and 515 sq. ft. new second floor deck, but seek to convert
this building to an accessory restaurant use as opposed to retail. Also proposed is the
replacement of existing wood decking around an existing swimming pool. New sanitary
systems for Building #1 (restaurant & office) and Building #2 (motel units) are also

proposed.

The subject parcel is situated in downtown Montauk and is one of the westernmost
parcels in the downtown grid. It is zoned RS: Resort and is 100% cleared of natural-
occurring vegetation. It is entirely surrounded by protected open space, as well the
Second House Museum.

The property was last granted site plan approval in 2005 for some minor deck extensions.
A number of recent building permits have been issued for interior renovations and

exterior facade changes.

Pursuant to SEQRA and Chapter 128 the proposed project is a Type II action.
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Issues for Discussion:

Narrative

At the time of the last review, the Board stated that the only outstanding issue was the
submission of a narrative which elaborated upon how the proposed accessory restaurant
would function. The applicants have submitted a narrative which indicates that the
restaurant will be for the motel customers and have also offered to cap the total number
of people on-site to 225. The concept of a cap on the total number of people was brought
up by various Board members at the time of the last review.

Code Changes

Throughout the course of the review of this application, numerous issues have been
repeatedly discussed. In particular, the specific special permit standards for a restaurant
as accessory to a resort (added to the Town Code in 2015) have been discussed and
numerous interpretation requests have been sent to the Building Inspector.

Since the time of the last review, the Town Board has amended section 255-5-50, the
specific special permit standards and sections 255-11-84 & 88 for this use. Among the
changes were revisions to the parking calculations as well as adding a provision to add
outdoor spaces to the cap of area devoted to the accessory use. The following Code
provisions now apply:

“The parking requirements for a resort or transient motel with an accessory restaurant
shall be calculated by adding the parking requirements for the principal use based upon
existing Code requirements at the time of the application plus 50% of the parking
required for the accessory use if that use were a primary use at the property. However,
the Planning Board shall have the authority to reduce the required parking upon a
finding that, based upon existing conditions, conditions that may be imposed by the
Board as a part of their approval, and/or proposed mitigation offered, the Planning
Board determines that the parking will be in compliance with the standards or
safeguards of this Article V including, but not limited to a determination that the site after
addition of the accessory use, subject to such conditions and/or mitigation, will provide
sufficient parking, not result in additional traffic congestion or a significant increase in
the risk of vehicular and/or pedestrian accidents, and promotes sound community
planning.”

Replaces:
' 1

) 1120

“Area of certain uses limited. A resort, transient motel, semipublic facility or club may
have an accessory use for incidental service such as restaurants, bars, retail shops, etc.,.
The total aggregate area devoted to such accessory use, whether indoor, outdoor or a
combination thereof, unless otherwise further limited by this Chapter, shall not exceed an

Page 2 of 5
\\Ehtown\building\PLANDEPT\Planning Board Applications\Site Plans\Oceanside Beach Resort Renovations\memo0219.doc



area equal to 1/3 of the aggregate floor area of any such resort, transient motel,
semipublic facility or club...”

Based upon these Code changes, it appears that the parking requirement for this
application has changed. The applicants propose a total of 28 motel units and a 16 seat
restaurant. The parking requirement for motel units goes by number of bedrooms, not the
number of units but assuming each motel unit has one bedroom the parking requirement
would be 38 (35 + 2.6(rounded up)) on-site parking spaces. As proposed, 16 on-site
parking spaces would be provided as much of the current parking is situated either
partially or entirely within the Town and State right-of-way. It appears that a variance
will be required.

The Code now also requires that no more than an area equal to 1/3 of the aggregate floor
area of a resort, whether indoor or outdoor, be devoted to an accessory restaurant. It
appears that the aggregate floor area of the motel units is roughly 20,000 sq. ft. but this
information has not been provided and should be indicated on the site plan. This would
leave roughly 7,000 sq. ft. of area allowed to be devoted to restaurant patrons.

The Planning Department notes that the lawn area of the property is over 10,000 sq. ft. in
area. It has been repeatedly recommended that the Board require as a condition of
approval, should the Board choose to grant it, that the lawn area not be allowed to be
utilized for service of food and beverage. The Town Code requires that the Board
designate areas which are to be utilized for this:

“dny outdoor dining planned for the site shall be clearly depicted on a site plan,
delineated on the property and be located such that the noise and other effects generated
will be reasonably screened from adjacent properties and compatible with existing and
potential uses thereon. Where such an adjacent property is a residential property or any
property with an occupied residence, complete screening of the activity and its effects
shall be deemed necessary to meet this requirement.”

The Board should designate where the serving of food and beverage is allowed and
should consider the potential maximum occupancies of such areas. The following is taken
verbatim from the Planning Department’s memorandum dated June 19, 2018:

“Occupancy Ratings

The Chief Fire Marshal has calculated the potential occupancy for the proposed project as
well as the ratings for Building #1 as it is currently configured. They did not provide
occupancy ratings for the motel (only) buildings (#2 & #3) as they have not historically
done so for the facility and as these numbers would not be altered by the proposed
project. However, they did state that for units of this size it would be a maximum
occupancy of roughly 4. A breakdown of different areas and their occupancies follows:

Building #3 (12 Units): ~48 people
Building #2 (16 Units): ~64 people
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Building #1 (Current Configuration: lobby & 4 units):

4 Units: ~16 people
Lobby: 31 people
Total: ~47 people

Building #1 (Proposed Configuration: Multi-purpose room, Restaurant, Lobby):

Lobby: 3 people

Restaurant (as un-concentrated tables and chairs): 23 people

Multi-Purpose Room (as standing): 38 people, (as un-concentrated tables and
chairs): 18 people

Total (based upon seating only within the restaurant area as per the floor plan and
all other areas as standing): 64

Other Areas:

Ground Level Deck with additions (as standing): 50, (as un-concentrated tables
and chairs): 36

Second — Story Deck: (as standing): 76, (as un-concentrated tables and chairs): 36
Pool Area: (within pool): ~25 people, (decking): ~180 people

The Board should discuss with the applicants where the service of food and beverage will
occur and should designate any such areas in order to insure that the restaurant functions
as accessory to the motel and that the already deficient parking situation is not
exacerbated. Based upon the occupancy numbers, it appears that the best way to insure
this would be to limit the restaurant to the seating area illustrated in the floor plan of
Building #1.”

Conclusion

In conclusion, the application appears to be incomplete at this time based upon the
adopted Code changes.

ES

Planning Board Consensus:

Does the Board feel that provide parking is adequate or will the applicants
be required to obtain a variance under the currently proposed
configuration?

Additional comments:
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Does the Board wish to designate the areas where food and beverages from
the accessory restaurant will be served?

Additional comments:

Should a calculation be added to the site plan which confirms that no more
than 1/3 of the aggregate area of the motel units will be devoted to the
accessory restaurant use?

Additional comments:

Additional Board Comments:
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