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RESOLUTION NO. 2010-297
MEETING: MARCH 23, 2010

SETTING A PUBLIC HEARING
ON THE APPLICATION OF THE
. HAMPTONS CLUB AT

« ADOPTED EASTPORT FOR A CHANGE OF
ZONE FROM A RESIDENCE 1
BY THE BROOKHAVEN TOWN BOARD TO B RESIDENCE ON

PROPERTY LOCATED IN
EASTPORT

WHEREAS, an application was filed by the Hamptons Club at
Eastport for a change of zone from A Residence 1 to B Residence for the
construction of 116 attached and 3 detached residences and a recreational
building with all associated infrastructure including roads, drainage and utilities
on a 76.44 acre site on property located at the intersection of County Route 111,
County Route 51 and New York State Route 27 in Eastport, further identified as
SCTM No. 200-563-04-2, 200-5663-5-1 and 200-594-1-5;

NOW, THEREFORE, BE IT RESOLVED by the Town Board of the
Town of Brookhaven as follows:

That in accordance with the provisions of Sections 264 and 265 of
the Town Law, a public hearing will be held by the Town Board of the Town of
Brookhaven at the Town Board Auditorium at One Independence Hill, Second
Floor, Farmingviile, New York, on April 20, 2010, at 6:30 P.M. to consider the
application of Hamptons Club at Eastport for a change of zone from A Residence
1 to B Residence; and be it further

RESOLVED that the Town Clerk of the Town of Brookhaven is
hereby authorized and directed to publish the notice of the time and place of
such hearing at least ten (10) days in advance of such time in the Long sland

Advance newspaper, which has generai circulation in said Town.



PUBLIC NOTICE

NOTICE IS HEREBY GIVEN that pursuant to Sections 264 and 265
of Town Law, a public hearing will be held by the Town Board of the Town of
Brookhaven at the Town Board Auditorium at One independence Hill, Second
Floor, Farmingville, New York, on April 20, 2010, , at 6:30 P.M. to consider the
application of The Hamptons Club at Eastport for a change of zone from A
Residence 1 to B Residence on property located at the intersection of County
Route 111, County Route 1 and New York State Route 27 in Eastport, further
identified as 200-563-04-2, 200-563-5-1 and 200-594-1-5.

A more detailed diagram of the subject property is on file at the
office of the Town Clerk and may be examined during regular office hours by any

interested person.
At said public hearing, any persons interested shall be given the
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RESOLUTION SUBMISSION

MEETING OF: MARCH 23, 2010

MOVED BY COUNCILMEMBER: DANIEL PANICO

REVISION

SHORT TITLE: SETTING A PUBLIC HEARING ON THE APPLICATION OF THE HAMPTONS
CLUB AT EASTPORT FOR A CHANGE OF ZONE FROM A RESIDENCE 1 TO B RESIDENCE

ON PROPERTY LOCATED IN EASTPORT

DEPARTMENT: LAW

REASON: To set a public hearing on the appiicatioq

PUBLIC HEARING REQUIRED:

DEPARTMENT OF FINANCE APPROVAL: YES NO

DOLLARS INVOLVED:

RESOLUTION NO. 2010-297

SEQRA REQUIRED: Yes

DETERMINATION MADE: POSITIVE NEGATIVE

FEIS/FINDINGS FILED:

EXECUTION OF DOCUMENT REQU!RED: Na
BAR:pd

Present | Absent

Mation

Aye

No

Abstain

Naot
Voting

Councilmember Fiore-Rosenfeld

Councilmember Bonner

Counciimember Walsh

Councilmember Kepert

Councifmember Mazzei

Councilmember Panico

Supervisor Lesko
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Steve A. Levy
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Member

Sean M. Waller
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P.QO. Box 587
3525 Sunrise Highway
2" Fioor
Great River, NY
11739-0587

Phone (631} 224-2604
Fax (631) 224-7653
www.pb.state.ny.us

April 27, 2010

Town of Brookhaven

Department of Planning, Environment and Land Management
Attn: Anthony Graves, Principal Environmental Analyst

One Independence Hill

Farmingville, New York 11738

Re: SEQRA Coordination for Hamptons Club at Eastport
Supplemental Draft EIS and Change of Zone
SCTM Nos. 200-200-563-5-1.1 through 1.50 and
200-594-1-5.1 through 5.23; Town Log #: 2009-29
Compatible Growth Aren of the Central Pine Barrens

Dear Mr. Graves:

The Commission received the Draft Supplemental Environmental Impact
Statement for the Hamptons Club at Eastport Change of Zone application. The project
consists of a change of zone from A-1 Residence to B-Residence for the development
of 119 residential dwellings on a 76.44-acre project site in the Compatible Growth
Area, in the hamlet of Eastport, Town of Brookhaven.

A CGA Hardship application is curmrently under review and pending a
decision from the Commission. The current decision deadline is June 16, 2010. The
Town’s public hearing on the change of zone occurred on April 20, 2010. During the
Commission’s March 17, 2010 public hearing on the matter, the applicant informed
the Commission that he would be submitting additional information. To date, the
information has not been received.

The DEIS must demonstrate that the proposed rezoning action complies with
the CLUP. Comments are provided based on a review of the Supplemental Draft EIS
as it relates to the poals and objectives of NYS Environmental Conservation Law
Article 57 and the Central Pine Barrens Comprehensive Land Use Plan. The applicant
should address the following items.

1. Standard 5.3.3.1.1, Suffolk County Sanitary Code Article 6 compliance. The
applicant must demonstrate compliance with Article 6 of the Suffolk County
Sanitary Code. The applicant must provide a complete explanation of the
proposed credit transfer of 44 sanitary wastewater credits and 11 Pine Barrens
Credit to satisfy Article 6 compliance for the proposed 119 units {alt greater
than 1,200 sq. ft.), which is an 86% increase over the as of right yield of 64
dwelling units. The final sanitary flow amount is 36,000 gpd, which is 16,500
gpd over the as of right amount of 19,500 gpd. If the applicant proceeds with
transfering development rights from The Qaks at East Moriches, a
determination from the Health Department on the credit allocation, transfer
process, and considerations would provide clarification on this matter.

2. Standard 5.3.3.6.1. Vegetation Clearance Limits. The project does not comply
with the Vegetation Clearance Limit Standard. Therefore, a CGA Hardshi
Waiver is required, subject to review and approval of the Commission.
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Absent such approval, the Town cannot approve the project. The proposal results in a sitg/ \

that is 57% cleared, which is 4% greater than the Standard permits in the A-1 Zoning
District.

Ping Banens Credits. The applicant is entitled to an as of right increase of 20%, which
would permit 16 additional units to be developed on the project site, in addition to the 64
as of right, pursuant to Town Code Scction 85450 F, Pine Barrens development credits.
The applicant proposes to develop 55 additional dwellings, which is 39 more than the as
of right increase, with the retirement of 35 credits composed of 11 PBCs and 44 sanitary
credits. The submission of a minimum of 16 PBCs, which is 29% of the total 55 credits,
would result in direct benefits to the Central Pine Barrens region.

Require that the environmental review account for and include all of the parcels involved
in the project including where development is proposed, development rights transfer
parcels, and any parcel(s) preserved as a result of the project.

Precedent. In consideration of the proposal, an analysis of the potential precedent setting
nature of the proposal should be performed. A change of zone on the project site may set
a precedent for other single-family residential subdivisions in the area and in the CGA
region to request changes of zone to increase the density or intensity of land use,
particularly if other land owners have experienced similar losses in the current economic
downturn. Analyze potential cumulative environmental impacts that may result from
other changes of zone that could occur on undeveloped, unprotected land in the area (e.g.,
within a mile radius of the site).

Scenic Resources. The project site is in a Scenic Corridor as per Volume 2 of the Central
Pine Barrens Comprehensive Land Use Plan. The applicant should be required to submit
visual simulations that show the proposed development in the existing landscape and
assess potential visual impacts on the existing scenic viewshed, at a minimum, in
accordance with the DEC’s policy document for analysis titled, “Assessing and
Mitigating Visual Impacts,” which can be found at:

http://www.dec.ny.gcov/docs/permits e} operations pdf/visuai2000.pdf.

The proposal must conform to all other involved agency jurisdictions and permit

requirements in effect on the project site. If you have any questions on this matter, please do not
hesitate to contact me at (631) 218-1192.

Sincerely,

argrave

Environmental Planner

cC.

Judy Jakobsen, Policy and Planning Manager, CFBJPPC

Pine Barrens Credit Clearinghouse

CASCOT, LLC c¢/o Charles J. Voorhis, AICP, CEP, Nelson, Pope & Voorhis,
for the applicant
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- COUNTY OF SUFFOLK

R 11 50
STEVE LEVY
SUFFOLK COUNTY EXECUTIVE
P ANNIRED 5 LAV E THOMAS A, ISLES, ALC.P
DEPARTMENT OFPLABININGU Ul i DIRECTOR OF PLANNING
April 30,2010

Town of Brookhaven

I Independence Hill

Farmingviile, New York 11738

Att: Ms. Patricia Eddington, Town Clerk

Re:  Change of Zone Application: Hamptons Club@Eastport
Local File No.:  2009-29 )

S.C.T.M.No.: 0200 56300 0400 002000 et al.
S.C.P.C. No.: 5-BR-04-13.1

Dear Ms. Eddington:
Your notification for SEQRA Coordination was received by our agency on March 25, 2010,

Please be advised that our agency, the Suffolk County Planning Commission, has no
objection to the Town of Brookhaven assuming L.ead Agency status for the above referenced.

The Suffolk County Planning Commission reserves the right to comment on this proposed
action in the future and wants to be kept informed of all actions taken pursuant to SEQRA and to be
provided with copies of all EAI’s, DEIS’s and FEIS’s, etc. Please note that prior to final approval,
this action should be referred to the Suffolk County Planning Commission pursuant to NYS General
Municipal Code 239 & the Suffolk County Administrative Code A14-14 for review.

.. Comments:

o It wbu_ld appear that there is no basis for a Change of Zone to higher density. Moreover, the] B-7
subject site is remotely situated for attached housing and posses limited amenities desired for| sec. 2.7

multi-residence purposes.
Siggelygﬁ 7 -
dréw P. Frele

Chief Planner

APFds

LOCATION MAILING ADDRESS
H. LEE DENNISON BLDG. - 4TH FLOOR P. 0. BOX 6100 (631) 853-5191
100 VETERANS MEMORIAL HIGHWAY HAUPPAUGE, NY 11788-0099 TELECOPIER {631) 853-4044
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amarciszyn

From: kyoungerma@aot.com

Sent: Monday, April 26, 2010 8:02 PM

Ta: EMPOA@suffolk.lib.ny.us

Subject: Fwd: DEIS - Hampton Club, Eastport, Brookhaven Town

Attachments: Header.dat

—-—QOriginal Message-—-

From: kyoungerma@aol.com

To: PEddington@brockhaven.org

Sent: Mon, Apr 26, 2010 7:30 pm

Subject: DEIS - Hampton Club, Eastport, Brookhaven Town

Dear Town Clerk:

I am opposed to the downzoning of the Hampton ciub site from A-1 residential to B-1 C-1
residential for several reasons. First and foremost, a change_in_zoning would be of Sec. 2.8

absolutely no benefit to the surrounding community.

I have lived in Eastport for over 25 years and have enjoyed the peaceful, bucolic life of the C2
community. Change little-by-little will happen. We now have a couple of stoplights in town Sec. 2.9
but the hamlet is still pretty quiet. However, there are many proposed new developments it
for the area. Adding approximately 120 new dwellings on the small area of land of the
Hampton Club would dangerously disrupt the fabric of the community.

Our bays and waterways have already been affected by development. The past month
alone has seen incomparable flooding. My furnace man told me has never seen so many
flooded basements in our community. This is not just a result of global warming but of
over-building and poor planning for the future. A sump pump in the basement may soon

become a necessity.

Secondly, the Hampton Club is in a horrible location to even consider downzoning. It is by c3
two major traffic routes - the Sunrise exit coming from the Hamptons, and Route 51, You

will have a traffic nightmare if the downzoning becomes a reality. Forget the rural character | S€% 27
that we taxpayers cherish. The area will turn into Queens avernight. It will set a bad
example to over-develop and downsize anywhere in Suffolk County.

Thirdly, there are already 60+ homes on the market in Eastport right now. This is an -4
insane number of listings for a small town. Just check out the online site at Sec. 2.4
realestate@AOL.com and you will see that I'm being truthful. Many of the current listings
are for new townhouses similar to what the owner of the Hampton Club wants to put up.

Finally, taxes are very high for our community. Adding a huge development is going to C-5
increase the number of school children in an already bloated school district. There is now Sec. 2.11
way one can accurately predict the number of students who will live in the proposed site.
People may initially buy into the units but there will be overhead because of the pool and
common areas. Residents may be able to afford the expenses at the start but may then
begin to sublet in a couple of years when they can't cover all the expenses.

I could go on at more length about why a residential downzoning is a bad idea. We are in a
recession no matter how much the stock market goes up or how many corporate profits

Eat e Wa T Way
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may look good. We are talking about Long Isfand, here, There is only so much land and natural
resources available. We are not Texas which has been relatively recession proof and has a lot of

space to develop.

Last fall over 1500 signatures were coliected in the community to express growing concern about
environmental issues and the proposed development in the community. I am hoping that you will
listen to our concerns before it becomes too late.

Sincerely,

Ann Youngerman

447 Old Montauk Highway
Eastport, NY 11941

6/4/2010
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amarciszyn

From: ann youngerman [ay6467@gmail.com]
Sent: Wednesday, April 28, 2010 6:53 PM
To: Patricia A. Eddington

Subject: DEIS - Hampton Club, Eastport

Attachments: Header.dat
Dear Town Clerk:

I implore you to stop the proposed downsizing of the Hampton Club site from A-1 residential to
B-1 residential. There is not a single good reason for this downsizing which will negatively
affect the community. A zoning change in the Pine Barrens would impact our fragile natural
environment, create an extensive traffic problem, result in an over-crowded school system and
raise taxes.

As I understand it, the property owner has had problems selling homes in the Hampton Club so
wants to downsize in hopes of selling more units and less expensive housing. There are already

over 60+ homes for sale in Eastport and many of these are not expensive homes. Why add more
housing? We are in a recession. The housing bubble has burst. Look at the site again in 10-
years time ad then possibly reevaluate.

It is too bad the owner of the site has had difficulty selling homes. It is also too bad there are
millions of people out of work, foreclosures all over the country, and a glut of existing homes on
the market. Everyone has hardships! Are we creating jobs at the rate at which they are lost?
Are banks giving foreclosed homes back to their previous owners? Are houses on the market
readily selling? The answer to these last three questions is a resounding "NO". Tell me, then
why in the world should Brockhaven Town bailout the Hampton Club? No one else is having an
easy time right now, so why should the Hampton Club be exempt from hardship?

Erik Font

447 Old Montauk HIghway
Eastport, NY 11941

6/4/2010
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amarciszyn

From: joycewkelley [joycewkelley@optonline.net}
Sent: Sunday, April 25, 2010 3:23 PM

To: PEddington@brookhaven.org

Cc: AGraves@Brookhaven.org

Subject: Hamptons Club DEIS comments

The following (or attached) comments are submitted in accordance with the Town Board's
decision permitting such comments to be submitted by April 30. Please include them in the
record.

Name: Joyce W. Kelley
Address: 71 Seatuck Ave., Eastport
Phone:631 325 1582

| am very concerned about the impact that increasing the density of development at the Hamptons Club
would cause. Apparently, this developer bought the land with the idea of developing it, regardiess of the
zoning that was in effect at time of purchase. The impact on the Eastport/South Manor School District
alone is reason enough to deny a second hardship change of zone to this developer. The projection of
only 31 schoel children from 119 housing units is rediculous, We all are aware that there would be many
more children than the developer's ideal. The impact on traffic exiting off Sunrise Highway would be
another reason, and then add the impact on Eastpoit Fire Department, Ambulance services, and Suffolk
County Police Department. In addition this development is in the Pine Barrens. To safeguard our
drinking water, there should be nc development or mited development. This is NOT limited
development. And to have only one septic system for each structure is inadequate. Please do not give
away our hamlet of Eastport. We are facing an onslaught of many developments, either already
approved, or in the process. Eastport is in great danger of losing its rural flavor and quiet ambience.

e e Ya R Ia
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East Moriches Property Owners Association, Inc.

April 30, 2010

Broolchaven Town Board
Town of Brookhaven
One Independence Hill
Farmingville, NY 11738

By email to Patricia A. Eddington, Town Clerk

Applicarion of the Hamptons Club at Eastport

Hearing on the Draft Environmental Impact Statement
Hearing 4/20/10,#5

Ladies and Gendemen:

This letrer addresses certain deficiencies in the Draft Environmental Impact
Statement ("DEIS") dated November 2009 submitted by applicant.! Because of the
size of the document, we have not attempted to comment on all aspects of it. Because
of repetition within the DEIS, many changes we note must be made in multiple places
throughout the document.

1. Procedural Objection

1.1 The Town's website was misleading to residents. It purported to have a pdf
copy of the DEIS on it, but the copy had no appendices. The appendices were the
bulk of the submission, and included the previously approved Map of the Hamptons
Club, the Overall Conceptual Plan and the Conceprual Yield Map for Rezone to B-
Residence. These plans were essential for understanding whar the DEIS was to cover.

! Comments made in our Jetter of April 20, 2010, that pertained to the DEIS are repeated in
this letter. This letter is submitted after the hearing because the Town Board expressly
allowed written comments by April 30.

Boaro oF Dicrons: Sieve Horbatluk (vice President), Susan DiSamio (Comresponding
Secretary), Canain: Casivax (Treasurer arkl Recording Secreiary),
MicHELE BARON, Jint GLEASON, ROY REYNOLDS, LAUREN ST

cimpoai@suflolk lib.nv.us
P.O. Box 155, Easi Moriches, New York 11940




2. Comparisons

2.1 An EIS is to present the impacts of alternatives. The applicant has plainly stated
that the previously approved A-1 zoned project will not go forward in the foreseeable
future.® The DEIS nonetheless makes comparisons throughout between the impacts
of proposed B-zoned project and the A-1 project.? It is not until the last section that
the DEIS addresses the no-build alternative. The constant comparisons to the A-1
project are misleading because, as applicant has made abundantly clear, it is nor a
viable alternative.? The DEIS should compare impacts of the newly proposed B-zone
project and not building. If applicant were to choose 10, an addenduwm could make
the comparison with the dead A-1 project.

3. Use of Sanirary Credits

3.1 The proposed use of 44 sanitary credits permeates almost all aspects of the DEIS.
These credits are specifically to come from The Oaks, a site in East Moriches having
preliminary subdivision approval for building 62 homes.> The seriously limited
availability of these credits is not disclosed, and must be as follows.

a. A copy of the agreement by which the credits are to be attached must be
appended to the DEIS.? Because of the statement made by applicant'’s
attorney at the April 20 Town Board hearing on the change of zone
regarding the purchase price, the copy should not have redactons.

b. The DEIS should state clearly that the agreement may be cancelled by
either party if all required approvals are not obtained by June 30.

c. The DEIS must disclose that

1) the purchase is conditioned on the Town and County purchasing the
Oaks without the excess sanitary credits,

2) at the March 17 Pine Barrens Commission hearing on applicant's
request for a hardship exempton Suffolk County's Commissioner of

2E.g.. DEIS at 1-3.

iE.p., DEIS at 1-5 and 1-6.

* E.g., DEIS at 3-5 (increased density was requested “in order to keep the development
viable™).

3 DEIS Figure I-2, and pages §-1, 8-1, §-6, 1-9, 1-15, 2-7, 3-7, 4-1, 4-2, and4-3,

8 A copy with redactions is attached as Annex A to this letrer for reference.
PY
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Environment and Energy stated that the County would not purchase
the Oaks site without all its sanitary credits,

3) at the April 20 hearing on applicant's change of zone application,
Councilman Mazzei stated that he understood that the County has

pulled our of the acquisition, and

4} it is nnreasonable to expect the Oaks site to be acquired by the Town
and County by June 30, 2010.

d. The DEIS must disclose that

1) the purchase is conditioned on the Board of Review verifying that the
Oaks owners possess 103 sanitary credits on the Oaks site based on the
1981 Tax Map and that it approves the transfer of 44 credits to the

Hampton's Club parcel,
2} there is no pending request for such verification or approval,

3) in 2008 the Oaks owners submitted a 103-unit map to the Board of
Review, the request was rejected as lacking information, and nothing

further was submirted, and

4) it is unreasonable to expect the verification or approval required by the
agreement to occur by June 30, 2010.

4.  Claims regarding Housing

4.1 In the proposed project, a limited number of units are said to be "for first-time
home buyers".” The frequent repetition of this phrase is misleading, because the price
will be the main factor determining what sort of buyers (if any) purchase which units.
The anticipated pricing of these units must be disclosed prominently and upfront in
the DEIS so the reader can decide if first-time home buyers will purchase these
homes. The price of $325,000 is disclosed only once, in a table near the end of the

document.?

4.2 Statements to the effecr thar the area is "underserved by available housing"®
should be removed. Such statements are unsubstantated and contrary to the well

7E.g., DEIS at 5-1.
8 DEIS, Table 3-7 at 3-24
v Eg., DEISat 1-7,

/\
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known fact that the very economic downturn that made applicant's A-1 plan A

unworkable has resulted in foreclosures and many available houses.

5. Incompatibility with the Neighborhood and the Community

5.1 All statements that the proposed B project is compatible with the neighborhood
or community'® should be removed. The applicant supports the statement by citing
Encore Shores, a PRC, bur, as this Board knows already,” that is only one of many
improved properties in the area. As shown by the testimony at the April 20 hearing
and the exhibit submitted with it, (Annex B hereto) this project in incompatible, 12

5.2 Likewise, statements merely mentioning purported compatibility with the
adjacent Encore Shores PRC'? should be balanced with statements that the project is
incompatible with the remainder of the surrounding area and that there is no B, C, D
or MF zoning in Eastport. Statement like "no impacts to . . . the zoning pattern of the
area are antcipated"'* also must be removed.

' E.g., DEIS at 1-7, 1-10, at 1-7 and 3-20 ("comsistent with other property uses in the
vicinity").
" Gee paragraph 12.1 and Annex D,

"* The initial portion of my testimony showed that the site is surrounded by rural and
agriculrural uses, parks, and undeveloped land; the exhibit accompanies this letter. Other
witnesses made the point in a more general way. The testimony may be summarized as

follows:

Across Route 111 from this site are a large sod farm and the Pine Meadows County Park.
Diagonally across the intersection of Route 111 and the Riverhead Road (CR 51), is an active
farm owned by an East Moriches family, and just north of the intersection is the Eastport
Conservation Area. In the southeast corner of the intersection is more of the family farm,
and west of it are wooded parcels; one of them, an 8 acre lot, received approval for a
subdivision of just 4 houses. Wesr of the wooded area, at the south end, is a 26 acre horse
farm. Due south of the proposed site is a 100+ acre undeveloped parcel owned by the Long
Istand Club and reportedly used for huntdng. Simply put, the proposed project does not fit in
aur community.

13 E.g., DEIS 3-4 and 3-12.
1 DEIS at 3-7,

C-16
Sec.2.19

C-17
Sec. 2.20



6. Non-Benefits and Detriments

6.1 Many of the "benefits"’ claimed by applicant are addressed in other parts of this
letter. One claimed benefit is in no way a benefit from the developer to the
community. Preservation of open space is not something the applicant is giving the
community;’ the wooded areas of this site are already there, and the old farm felds
were there until applicant tore them up for soil management. No development of this
site would be possible without retention of open space because of the Pine Barrens
requirements; in fact, applicant obtained an exemption from the Pine Barrens
Commission for its first proposal because the clearing limits for the site had been
exceeded. Hence, maintaining open space is not a concession to the community. The
open space is already on the site, and keeping it is a requirement for development to
occur. It may not be claimed as a benefit to the public, and all such claims must be
removed from the DEIS

6.2 Financial concessions by the developer to buyers to induce sales?” are simply a
marketing device and it should be described as such for a balanced presentation.

6.3 While energy savings are good for the entire community, it is misleading simply
to call them benefits. Any descent developer would market this way, and today no
developer could sell without touting energy savings for buyers. A balanced
presentation must say this.

6.4 In describing purported tax savings, the applicant fails to poin: out a
fundamental fact about development. In the long rn, as studies have shown,
development causes increases in taxes because of all the long term needs of the
structures and the people in them. This must be added to the DEIS for a fair
presentation,

7.  Protecton of the Pine Barrens and the Environment

7.1 Text along the line of the following should be added:

a. The State's Pine Barrens Act, which has beer implemented in Article
XXXVII of the Town Code, has a goal that benefits everyone in our Town,
protection of the water we drink. The Compatible Growth Area of the

' DEIS § 1.25 starting at 1-10. While this is the described "benefits" section, the changes
mentioned here should be made throughout the document where the same issues appear.

16 E.g., DEIS at 1-10.

17 E.g. DEIS at 1-11 ("cover taxes and homeowner association . . . fees").

5
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Pine Barrens was intended to be a wtransition area between the no—/\

development in the Pine Barrens Core and the area outside the Pine
Barrens, including receiving areas for Pine Barrens Credits. As such, the
Compatible Growth Area was not intended for excess or increased density.

b. Given that the Town has already determined that the appropriate
classification for this site is A-1 Residence, downzoning it to B-Residence
must be viewed as contrary to the goals for creating the Pine Barrens.

7.2 Moving density into the CGA from outside it is the opposite of Pine Barrens
goals, but this is what applicant proposed to do by purchasing sanitary credits from
the Oaks site. The DEIS must state that purchasing sanitary credits from outside the
Pine Barrens for use on this site is contrary to Pine Barrens goals.

7.3 The adjoining Encore Shores PRC is said to have a density of 4 units per acre.
Contrary to applicant's position, the high density project next door is not a reason for
allowing more increased density. Rather, it is a compelling reason for not allowing
more increased density in an area designed to protect our drinking water; this needs

to be explained.

7.4  The DEIS states that the 11 Pine Barrens Credits that applicant may purchase
"will result in protection of pine barrens in the Core Preservation Area"." This is
incorrect as stated. These credits are already in the Pine Barrens Credit Registry and
were issued in 2003." Protection of the Pine Barrens had already occurred when
these credits were issued. Applicant's claims that protection of the Pine Barrens will

result from rezoning must be removed.

7.5 Applicant states that its proposal will "ensurfe] thar a previously proposed
project known as the Oaks at East Moriches is not developed"® This statement is not
true and must be removed. Text along the lines of the following must be inserted;

If the owner of the Oaks gets Board of Review approval for 103 sanitary
credits on the Oaks site and sells 44 of them for use at Hamptons Club,
the Oaks site will still have 59 credits. Those credits might be sold to
increase density elsewhere. Or, in the worst case, even if the Town and

County purchase a portion of the Oaks site, the sanitary credits might v

18 DEIS at 1-15.

¥ A copy of the first 2 pages of the 5/1/10 Registry is Annex C to this letter. They show
Landmark Properties holding 11 credits.

N DEIS at 3-7.
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be used for the remaining portion of the Qaks site. As a result, it
cannot be said that the proposed project will ensure no building on the

Qalks site.

7.6 It needs to be prominently disclosed that, despite many statements that much
site preparation work has been done, a part of the site has not been cleared. The DEIS
states rhat, if the site is left as is,” pitch pine-oak forest will cover 18.16 acres, bur if
the B proposal is built, forest will cover only 10.48 acres. The 8 acres of forest not yet
cleared appear to be in the northwest corner of the area proposed for development
where there is a rectangle surrounded on 3 sides by forest. This has been confirmed
by visual observation from Route 111; the rectangular area does not appear to have
been fully cleared. The DEIS must make this clear in a forthright way.

8.  Precedendal Effect

8.1 Applicant admits that *[t]his action may create a precedent with regard to land
use and zoning."® The following discussion should be balanced with informatbon

along the lines of the following:

This is one of several large projects recently proposed or being built in
the area.  Eastport Meadows was recently given preliminary
subdivision approval for 70 single family homes. The plans submitted
for the Eastport Hamlet Center call for 78 units plus retail. A large
100+ acre undeveloped tract is due south of the Hamptons Club site.
The Oaks has preliminary approval for 62 homes, If the Hamptons
Club developer could not make a go of it with I-acre zoning, the
developers of these other projects can be expected to use any
downzoning of the Hamptons Club site as a precedent for their
projects, thus vastly increasing density in the area.

S, Non-conformiry with Other Land Use Plans

9.1 The following statement should be removed: "the proposed project conforms to
the overall intent of the applicable recommendations of the 1996 Town
Comprehensive Plan Update, and no adverse impacts are antcipated."2 The
statement is misleading since, as stated in the second paragraph prior, the proposed
projects density is contrary to the 1996 Plan's recommendation.

21 DEIS, Table 5-1 at 5-2.
2 DEIS ar 3-7.
B DEIS &t 3-8.
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9.2 As stated in the DEIS, The Special Groundwater Protecton Area Plan
recommends "Low-Density Residendal use" for this site.! But elsewhere, the
proposed density is described as moderately low density development”.” If the
proposal is not in compliance with the SGPA Plan, the DEIS should say so clearly.

9.3 When one take into account all the goals of the CR 51 Land Use Plan, and not
just those mentoned by applicant,® it is clear that the propesed project is
incompatible with that Plan. It was not only to protect viewscapes, as the DEIS
implies, but also the quality of life. Informadon along the lines of the following must

be included at a minimum:

The County Road 51 Corridor Land Use Plan, July 2007, was adopred
by the Town Board for this reason:

"Recent, proposed, and future development have the
potential to significantly alter the corridor landscape and
affect the quality oflife for residents in the area."

It recommendations included:

"Ensure that development is of a reasonable scale to
maintain the unique rural character, quality of life, and
sense of place of the area”

The Plan's planning principles included:

"Maintain a suitable development density and scale that
is characteristc of a rural residental community."

Increasing density as proposed would be incompatible with the goals of
the CR 51 Land Use Plan.

The statement that the proposal is "not inconsistent with the recommendations” of
the CR 51 Land Use Plan? must be removed.

4 DEIS at 3-3.

% DEIS at 5-7 and 3-8
% E.g., DEIS at 3-9.

T DEIS at 3-14.
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10. TaxImpacts

10.1 To project tax impacts, applicant has used the currently expected selling prices
as the marlket prices for purposes of estimating assessments.? The DEIS should make
clear the uncertainty associated with this methodology and include text along the

lines of the following:

d.

h.

"Selling prices” have been used to set market price as a step in figuring
assessments. These “selling prices” have been determined using estdmated
construction costs and other estimated costs associated with development
as determined by applicant based on cuwrrent marker conditions.?

At this time specific site and constouction plans have not been prepared,
making it difficult to determine constructon and other costs.

In any event, the "selling prices" determined are more likely asking prices,
which buyers will attempt to negotiate down. The actual, lower selling

price will be closer to the market price.

Current market condidons will change as time passes and as economic

condidons change.

To project the amount of tax, current tax and equalization rates have been
used. Local school districts have been announcing tax increases, and the
school tax rate for even next year, let alone later years, is uncertain, but
likely higher. Town officials have expressed concern about the possible
need to raise Town taxes. Tax rates change regularly, and mostly go up.

Since the DEIS was completed, significant reductions in state aid for local
school districrs has been announced.

Equalization rates are subject to change.

While the projections of taxes have been done in good faith, they are
inherently uncertain.

10.2 The proposed project's impact on school raxes required a projection of the
number of school age children who might reside in the project. The methodology

# DEIS at 3-24

¥ This concept is now in a footnore on page 3-24, but it should be in the rext.
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used was briefly disclosed in the DEIS.® For the value of the projectons to be
understood, addirional information along the following lines must be added:

d.

The number of school-age children who might live in a development will
be determined by numerous factors. Not all those factors can be known, or
evatluated. Projections are made using limited informaton.

The DEIS' projections of school-age children made using tables that
identify certain factors pertaining to types of housing units and give figures
for the average number of school-age children in such a unit. The figures
are derived from data previously collected from studies.

The data used was for the entre State of New York, It was not for Long
Island, Suffolle County, the Town of Brookhaven or Eastport specifically.

The data was collected [insert the tme period]. [It was updated using
1

The factors taken into account in the rables used here were housing type
(e.g., single-family detached and single-family attached), number of
bedrooms, price, and owmnership vs. rental. No other factors were taken
into account, including the prevailing economic conditions, the age range
of the adults or the size of the bedrooms.

Only 3 price ranges for each housing type were available in the tables. The
number of school-age children would therefore change if the price used
was just under, or just over, a breakpoint in the ranges.

This methodology was chosen because of the inherent difficulty in
accurately projecting the number of school-age children for a specific

project.

This methodology does not include any guaranty of correctmess or even a
measure of the likelihood of the resulting projection being correct or of the

likely degree of error.

¥ "These figures were derived based on residential demographic multipliers specific to various
housing types and price points in New York State, as published by the Center for Urban
Policy Research at Rutgers University.” DEIS at 3-26.
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11. Traffic Analvsis

11.1 The traffic analysis seems to be aimed at assessing changes in levels of service at
Intersectons, but that concept is nowhere explained in a way that the lay reader can
comprehend it. A clear explanation should be given of the letter codes used for levels
of service and the meaning of "delay" associated with it.

11.2 Critical to understanding the traffic that the proposed project will generate is an
understanding of the traffic levels on Eastport Manor Road between the Sunrise
Highway and the Montauk Highway, at the intersecdons of Eastport Manor Road
with Old Montauk Highway and the Montauk Highway, and on the Montauk
Highway in the Eastport business district. This needs to be looked at during summer
peaks and weekends, and not just at weekday AM and PM purported peaks. Without
this information, the impact of the proposed project cannot be assessed.

11.3 The dara is stale. 1t was taken from "2005 traffic volumes utilized in [applicant’s]
2005 Traffic Impact Study.* Traffic counts even in 2005 could not have included the
full volume of traffic from Encore Shores since it is still not full. Current data should
be used since there have been dramatic changes in traffic volume in the area.

11.4 Seasonality is a critical factor in traffic in this area. The dates at which existing
traffic was counted needs to be made clear.

11.5 Applicant attempted to derive current traffic volumes (as of 2009) by applying
"an annual growth factor of 2.04% obtained from the New York State Department of
Transportation (NYSDOT) Long Island Transportation Plan 2000 Study (LITP
2000)".22 This dated factor is too old to be reliable, especizlly in an area that has
experienced more rapid growth than much of Long Island which is already built out.

11.6 The cumulative effect of this and other projects needs to be accurately projected
and explained. While the applicant states that it included "[t]he traffic estimated to
be pgenerated by the other planned projects provided to us by the Town of
Brookhaven"®, the other projects are not identified and the traffic data for them is
not presented or identified. Without being able to assess the data, applicant's traffic
analysis cannot be credited. The information used for the cumulative impact must be

supplied.

I DEIS, App D at 2,
2 DEIS, App. D at 2.
B DEIS, App. D at 2.

il
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11.7 Trips to be generated by the project were based on US-wide data,® Such
generalized data ignores the fact that this proposed project’s residents will travel only
by car, and never by foort or bicycle, that there will be many working couples. More
appropriate data should be used for trip generation.

11.8 Assignment of the generated wip to intersections was "assigned to each
movement based on the existing roadway wavel patterns".®® Inevirably, the
movements at intersections by the residents of the proposed project will be different
from that of the intersections’ existng users. They necessarily will have very
different starting and end points. This is obliquely recognized by applicant in stating,
without explanatdon, that "[t]he nature of the proposed land use and its associated
travel patterns were considered as well."® The distribution of intersection
movements needs, at a minimum, to be fully explained, and more likely needs to be
revised using a different, credible approach.

11.5 Data appears to be missing, and needs to be included. The DEIS itseif states that
the analyses in Section 3.4 Transportation are taken from Appendix D.¥ The
Transportation section and Appendix D inexplicably have data on different
intersections.™ The reladonship of the various pieces of data and their sources need
to be made clear. If part of the explanation is in applicant's 2005 traffic study, then it
needs to be included in this DEIS.

12, Cumuladve Impacts Ornitted

12.1 SEQRA plainly mandated study of the cumulative impacts of other projects in
the area. The Town Board has been made aware of other such projects by residents
asking that they conduct a generic environmental impact study of the impacts of
those projects. The projects are identified on the map accompanying this letter
(Annex D). Since the DEIS states that "as determined by the Town, there are no other

planned projects in the immediate vicinity that should be considered here", *the \

3 DEIS, App D, at 3.
= DEIS, App D, at 3.
36 1d.

37 DEIS at 3-25.

* Appendix D consists of the cover, page, a 6-page memo, 2 pages headed "Summary of Trip
Generation Calmalation” and 16 pages headed "HCS+: Signalized Intersection Release 5.21".

¥ DEIS at 4-1.

C-41
Sec. 2.34

C-42
Sec, 2.35

C-43
Sec, 2.36

C-44
Sec. 2.37




section on Cumulative Impacts must be completely redone to include the other¢
projects before the DEIS can be accepted.

Conclusion

This DEIS must be substantially revised. It cannot be approved with its present

content,

I'may be reached at 325-4000 should any questons arise.

Ve Y yours
W%MW
Jendes F. Gleason, Jr., Direg)br
r the Board of Directors
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Annex A

Confract of Sale

Date: December léi‘ , 2009

Sale of: Eleven (11) Pine Barren Credits and
Forty-Four {44) Suffolk County Sanitary Credits

Selier; Landmark Properties of Suffolk, Ltd. (“Landmark™)
Purchaser: CASCO [, LLC (*CASC0O")
THE PARTIES HEREBY AGREE AS FOLLOWS:

1) Salc and Puychase of Crediis,

(a) Subject to this Agreement, Purchaser hereby agrees lo purchase from Seller,
and Seller hereby aprees to sell, assign, transfer and deliver to Purchaser, all of Seller’s
right, title and intezest in and to eleven (11} Pine Barren Credits and florty-four (44)
Suffoll County Sanitary Credits (hereinafter *(11) PBC” and “(44) SCSC”
respectfully).

(b) The Purchase Price iz calculated as follows:

‘or each of the (11) PBC, total PBC price equals

gach of the (44) SCSC, total SCSC price equals

2) Seller and Purchaser oblisations under this Agrsement are subject to the following.

(a) The closing of the sale of the property commonly known 25 #*The Oaks at East
Mariches™ to lhe Town of Broolhaven and Suffolk County and that nejther the
Town of Brookhaven or Suffolk County want to purchase the Pine Barren Credits
or excess Sulfolk County Sanitary Credits along with the land purchase of “The
(Oales at East Moriches™;

(b} The Suffolk County Health Depattment Board of Review venfying in writing
io the Seller that the Seller is currently in possession of (103} Suffoll: County
Sanitary Credits on the property commonty known as “The Oaks at East
Moriches”, said verification shall be based on the 1881 Tax Map, and that the
Sutfolk County [lealth Department approves the transfer of the (44) SCEC to the
receiving parcet known as “The Hanpton Club” in Eastport, New York to
CASCO or its designee; and

{¢) The Hampton Club receives approval from the Town of Brookhaven and the
Suffolk County Depariment of Health Services of s new re-subdivision plan
which ealls for the use of the (11) PBC and the (44) SCSC for the construction of
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at jeast 119 residential homes plus & clubhouse without the reguirement to erect or
connect (o a sewage treatment plant.

3} Closine.

(a) In the evens all of the approvals as outline ebove in paragraph 2 are not
obtained by June 30, 2010, either party shall have the right to cancel this
Agreement and CASCO shell be enlitled to receive the retum of any payments
made hereunder to Landmark vniess the parly whose approval has not been
obtained shali waive that requirement in which event the closing shall proceed as
if all approvals had been abtained.

4} Method of Pavment.

3) Default,

(2) In the event Purchaser shall be in default of any term or pavment under this
Agreement, Selier shall be entitle to file a UCC1 on the parcel know as “Ths Hamption
Club™in ovder to protect 155 rights hereunder. The filing of the UCCH shall not be the
limii of Seller’s legal remedies in the event OfPLI'Lh[!bEI s default hereunder.
(b} If Seller defaulis hereunder, Purchaszer shall have remedies, as Purchaser shall
be eaitled 1o at law or in equity, Including, but not limited to, specific performance,

LANDM. /IW 1 S OF SUFFOLK, LTD.
//

BAISCH, PRESIDENT

CASCO1L LLC

{/fié’?}ﬁ——;ﬂ"

BY: NICK CASSIS, MEMBER
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Proposed and Approved Development Projects
In East Moriches & Eastport

803 residential units plus 75,000 sq. ft. of commercial on 312 acres in
the East Moriches/Eastport area would be built if the proposed and approved
projects proceed. Once built, these projects would have to have cumulative
effects on their immediate neighborhoods and on the entire area. They would
necessarily make demands on infrastructure and schools—and affect taxes.

(The projects are listed north to south.)

Hampton Club. Requesting a change of zone from A-1 (1 acre per residential
unit) to B (.5 acres per residential unit) to build 119 clustered units on 76 acres
south of Eastport Manor Road. In CGA and CR 51 area.

Toppings Farms. Subdivision approved for 4 homes on 9 acres. In PB Core,

Eastport Meadows. 70 clustered residences are proposed for 95 acres north
of Old Montauk Highway. In CGA, HD & TZ, and CR 51 area.

Eastport Hamiet Center. Seeking a change of zone from A-1 and J-2 to PDD
for 75,000 sg. ft. commercial and S0 residential units on 13 acres. In HD & TZ,

Another Eastport Meadows. 50 PRC townhouse units are being built on 7
acres south of the LIRR in the block east of Seatuck Avenue. In TZ.

Heritage Square. 408 units are approved for a Planned Retirement Congregate
Housing Community for 52 acres on the west side of the Riverhead Road (CR 51)
for most of the distance from the Montauk Highway to the Sunrise. Litigation is
pending. In CGA and CR 51 area.

The Oaks. An approved 62 home subdivision on 58 acres. The Town and
County are reportedly in the process of acquiring the land for open space, as
EMPOA has urged, but it hasn't happened yet.
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June §, 2010

Robert Antonucci
CASCOILLC

303 Fairway Drive
Farmingdale, NY 11735

RE:  Feasibility Analysis
Hamptons Club at Eastport CGA Hardship
Eastport, New York
SVS File No. 933980

Dear Mr. Antonucci:

In accordance with your request, the undersigned have personally inspected the referenced subject
property and have analyzed the financial feasibility of the development of permitted uses for the
property, specifically the as-of-right development of a 64-unit residential subdivision.

The purpose of our valuation analysis is to determine if the applicant (CASCO I LLC) can realize a
reasonable return on an as-of-right (as approved) development of the property. Specifically, this
report will address the “reasonable return” standard necessary to justify a use variance listed in NYS
Town Law Section 267-b (1), which the NYS Environmental Conservation Law (ECL) Article 57,
Section 57-0121.9 uses as a basis for the consideration of a hardship exemption for development
proposals in the Central Pine Barrens Zone, Compatible Growth Area (CGA).

Town Law Section 267-b states, in relevant part:

No such use variance shall be granted by a board of appeals without a showing by the
applicant that applicable zoning regulations and restrictions have caused unnecessary
hardship. In order to prove such unnecessary hardship the applicant shall demonstrate to
the board of appeals that for each and every permitted use under the zoning regulations for
the particular district where the property is located,

(1) the applicant cannot realize a reasonable retum, provided that Jack of return is
substantial as demonstrated by competent financial evidence.

STANDARD VALUATION SERVICES 933980



June 8, 2010
Robert Antonucel
CASCOILLC

The intended use of this report is for incorporation or reference in an application for a hardship use
variance. This analysis is based upon a complete scope of work (outlined herein) and is reported in
a summary format.

Based upon careful review of the applicable zoning regulations; the as-of-right and approved use of
the property; review of local and regional residential market trends as are applicable to the case at
hand; review and analysis of the marketability, pricing, and costs associated with the as-of-right
development; and recognized industry sources of real property investment return data, it is our finding
that the applicant cannot realize a reasonable rate of return on investment in the project as approved,
and the lack of return is substantial.

Following is a summary report, which outlines the various methods and procedures of valuation,
data relied upon, and our findings. Should you have any questions concerning this report, please
do not hesitate to contact the undersigned.

Respectiully submitted,
STANDARD VALUATION SERVICES

—

ANDREW W, ALBRO, MAI MRICS MATTHEW L. SMITH, MAI, SRA, MRICS
CERTIFIED GENERAL R.E. APPRAISER CERTIFIED GENERAL R.E. APPRAISER
State of New York — ID #46 - 2861 State of New York — 1D #46 - 2556
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SCOPE OF WORK — YALUATION AND REPORTING PROCESS

This analysis is based upon a complete scope of work and is reported in a summary format. The
scope of work conducted in the analysis process included, but is not necessarily limited to:

Inspection of subject property

Review of property approval history

Review of applicabie zoning and land use regulations

Investigation and analysis of local and regional housing trends, with a focus on supply, demand,

absorption and pricing trends for single-family housing

Reviewed and analyzed the features of the property as approved, including the location,

subject’s land development and amenities, and the size and features of homes.

6. Analyzed cost projections, and actual costs incurred, for the as-of-right development, as
provided by the developer/applicant

7. Research and analysis of reasonable rates of return for similar land developments, as sourced

from nationally recognized real estate investor surveys

Rl e

bl

REAL ESTATE APPRAISAL TERMINOLOGY

"MARKET VALUE: The most probable price which a property should bring in competitive and
open market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently,
knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this definition
is the consummation of a sale as of a specified date and the passing of title from seller to buyer
under conditions whereby:

a. buyer and seller are typically motivated;

b. both parties are well informed or well advised, and each acting in what he considers his own
best interest;

c. a reasonable time is allowed for exposure in the open market;

d. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

e. the price represents a normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale."'

“ECONOMIC FEASIBILITY: The ability of a project or an enterprise to meet defined investment
objectives; an investment’s ability to produce sufficient revenue to pay all expenses and charges
and to provide a reasonable return on and recapture of the money invested. In reference to a service
or residential property where revenue is not a fundamental consideration, economic soundless is
based on the need for a particular purpose. An investment property is economically feasible if its
prospective earning power is sufficient to pay a fair rate of return on its complete cost (including
indirect costs), i.e., the estimated value at completion equals or exceeds the estimated costs,”

! Federal Register. Vol. 55, No. 163, August 22, 1990, Pages 34228 and 34229; also quoted in the introduction to the
Standards of Professional Appraisal Practice of the Appraisal Institute.
* Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, Page 91

STANDARD VALUATION SERVICES 933980



“RETURN ON CAPITAL: The additional amount received as compensation (profit or reward) for use
of an investor’s capital until it is recaptured. The rate of return on capital is analogous to the yield
rate or the interest rate earned or expected.”3

“RETURN OF CAPITAL: The recovery of invested capital, usually through income and/or
: PEE |
reversion.

OVERVIEW OF SUBJECT DEVELOPMENT

The subject property is an approved, 64-home cluster subdivision known as The Hamptons Club at
Eastport. It consists of a 76.44 acre parcel that is currently vacant, with exception of three (3)
completed model homes, and initial site work including excavation of two (2) ponds, initial stage of
road construction, and off-site improvements (traffic light).

Four (4) models were offered when the project was first marketed in 2006. These were as follows:

Unit 1: Stargazer 1,773 square feet $550,000
Unit 2: Amagansett 2,333 square feet $599,000
Unit 3: Bridgehampton 2,392 square feet $599.000
Unit 4: Westhampton 2,904 square feet $650,000

It is our understanding that the property was extensively and appropriately marketed, but not a single
offer was received on the subject units. The project was introduced to the market at the point where
the U.S. and regional housing markets began to decline, which decline accelerated into a collapse
during 2008. Market conditions remain weak and the fundamentals of demand have changed.

Specifically, the size (largely as a consequence of pricing and ownership costs) and features of the
product that the relevant market demands has changed. The demand for larger, luxury type detached
housing had been sustained by easy credit, a relatively strong economy, and the ability of home buyers
to trade up.

There are many experts that, with good reason, have great doubts of the ability of the regional
gconomy to recover to its pre-recession levels anytime soon, if credit will become more readily
available, or if the current low interest rate environment can be sustained. It is expected to be many
years before the housing market can recover its losses.

Based upon our analysis of local market housing trends, including review of sales data, housing
inventory, and pricing trends, the market for homes of the subject’s proposed features, and particularly
price range, has been severely impacted in recent years. The initially pricing is unsustainable, and a
reasonable return cannot be realized based upon the original list prices, or current market pricing.
Details of the model homes may be found in the Addenda, in addition to relevant market statistics.

? Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, Page 248
" Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, Page 248
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SCHEMATIC OF THE AS-OF-RIGHT DEVELOPMENT
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SUMMARY OF FEASIBILITY ANALYSIS

The feasibility (the ability to achieve a reasonable return) of the as-of-right development of the
subject property in accordance with the approved plans has been determined through a cash flow
analysis, using a development model. Three (3) separate analyses have been conducted, as follows:

1. Feasibility at the maximum list price from 2006

2

Feasibility at the maximum market selling price of approved (homes) development, based
upon our analysis of the project and current sales data

3. The required pricing of the average home in the as-of-right development in order to attain
financial feasibility (earn a reasonable return on investment)

METHODOLOGY

The internal rate of return (IRR) reflects the investment yield earned. This figure is calculated by
analyzing a series of cash flows over a period of time.

Cash Flows: The cash flow projections are the net periodic income stream, calculated as gross
sales revenue (of new, completed homes) less all associated costs of development and sales. Cash
flows may be positive or negative.

Time Period: Semi-annual (6-month) periods are assumed. A total development/construction
period of 2.5 years is forecast. Sales are projected to begin in Year 2, with a sellout of homes over
a 3.5 year period. These projections reflect market pricing. Since the project’s homes would not be
marketable at the higher prices used as hypothetical tests, the implied rates of return in these
instances would necessarily be lower, or more accurately, the losses of capital more substantial.

YALUATION ASSUMPTIONS AND PROJECTIONS

Sales Revenue — As discussed, several scenarios are tested. These are (1) the feasibility of current
development assuming that the highest of the original offered prices ($650,000) could be attained.
This is a hypothetical condition; these prices are not obtainable in the current market; (2) the
feasibility at our estimate of market value of the average home ($500,000), assuming the
development was built as of right, and (3) the pricing that would be necessary to obtain a rate of
return acceptable by developers and investors in the current market. This is also a hypothetical
condition for analysis purposes. In each case, prices have been trended at an annual appreciation
rate of 1.5%.

Development Costs — The applicant/developer’s cost projections have been studied and examined
during phone interviews and compared to costs from similar projects and cost estimating services.
The original data submitted may be referenced in this report’s addendum. The information has
been relied upon and is assumed to be accurate. One exception is that “marketing” under soft costs
has been replaced with separate line item allowance for sales commissions at 3% of sale price.

The costs have been forecast (allocated) over the periods that they are reasonably expected to be
incurred and are inflated at an average annual rate of 3%.

STANDARD YVALUATION SERVICES 933980
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SUMMARY OF FINDINGS — RETURN ON INVESTMENT

Feasibility at Original List Pricing — Based upon the hypothetical condition that the homes could
be sold for the highest of the prices set in 2006, and further assuming a successful sellout in the
time frame projected for market-oriented pricing, a developer/purchaser of the subject property
would be expected to earn an annualized rate of return of 3.6%. This is not a reasonable return, and
the lack of return is substantial.

Feasibility at Market Pricing — Based upon the our estimated market pricing for the average unit
in the as-of-right development, and the projected timing and costs of acquiring, carrying,
developing, and selling the completed homes, a developer/purchaser of the subject property would
be expected to realize a negative rate of return. Specifically, total projected costs exceed
prospective sales revenue, by approximately $7,080,000. Clearly, this is not a reasonable return, as
it is a substantial loss.

Reasonable Rate of Return — The following rates of return are sourced from the National Land
Development Market survey from the Korpacz Real Estate Investor Survey, published by
PriceWaterhouseCoopers. 1t reflects the prevailing return requirements for large scale land
development, with a weighting toward residential development. Rates of return assume
entitlements (approvals) are in place.

Exhibit DL-1
DISCOUNT RATES (IRRS)®
Fourth Quarter 2009

CURKENT QUARTER o 0 SECOND QUARTER 2004
FREE & CLEAR ' D
Nange o 12.00% - 30.00%
Averagn 20,08%
Change -4
a. Rare un enievenassd, ali-casl wansacions: including developets prsl

Based upon the design, marketability, size and location of the subject development, the reasonable
rate of return for such a property would fall at or above the averages reported by Korpacz. As such,
it is our opinion that a rate of return of less than 20% would not be reasonable and would not attract
development interest or capital.

Test of Feasibility Pricing — As a final test of the feasibility of developing the subject property in
accordance with the as-of-right approved plans, we have modified the preceding cash flow analysis
to determine the pricing threshold at which a reasonable return (> 20%) would be possible. Based
upon this analysis, an average sale price of $875,000 per home would be required and these homes
would have to be developed to (not beyond) the standard proposed for much lower pricing, and the
project would have to successfully sellout in the time period projected at market pricing of
$500,000. Assuming all of these factors, a 20.1% rate of return is indicated. Since there is no
prospect of realizing these figures, which are used for analysis purposes only, it is evident from this
third test that a reasonable rate of return cannot be realized as approved.

STANDARD VALUATION SERVICES 933980



CONCLUSION

Based upon careful review of the applicable zoning regulations; the as-of-right and approved use of the
property; review of local and regional residential market trends as are applicable to the case at hand;
review and analysis of the marketability, pricing, and costs associated with the as-of-right
development; and recognized industry sources of real property investment return data, it is our finding
that the applicant cannot realize a reasonable rate of return on investment in the project as approved,
and the lack of return is substantial.

STANDARD VALUATION SERVICES 933980
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LIVIITING CONDITIONS AND GENERAL ASSUMPTIONS

No survey of the property has been made by the appraiser and no responsibility is assumed
in connection with such matters.

No responsibility is assumed for matters of a legal nature affecting title to the property nor
is an opinion of title rendered. The title is assumed to be insurable.

This appraisal report represents a summary of the findings of the data gathering process and
the appropriate appraisal analysis. All input data would have been too veluminous to
include in this report. The exclusion of the same does not preclude the appraiser(s) from
referring to this data at a future date. If the occasion arises, the appraiser(s) reserves the
right to refer to any of the source material used in the preparation of this appraisal to further
clarify any item contained in this report.

Information furnished by others is assumed to be true, correct and reliable. A reasonable
effort has been made to verify such information; however, no responsibility for its accuracy
is assumed by the appraiser(s).

All mortgages, liens, encumbrances, leases and servitudes have been disregarded unless so
specified within this report. The property is appraised as though under responsible
ownership and competent management.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil or
structures that would render it more or less valuable. No responsibility is assumed for such
conditions or for the engineering that may be required to discover them.

It is assumed that there is full compliance with all applicable federal, state and local
environmental regulations and laws unless non-conformity has been stated, defined and
considered in the appraisal report.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a non-conformity has been stated, defined and considered in the
appraisal report.

It is assumed that all required licenses, consent or other legislative or administrative
authority from any local, state or national governmental or private entity or organization
have been, or can be, obtained or renewed for any use on which the value estimate
contained in this report is based.

It is assumed that the improvements are within the boundaries or property lines of the
property described and that there is no encroachment or trespass unless noted within the
report.

If the reader is making a fiduciary or individual investment decision and has any questions
concerning the material contained in this report, it is recommended that the reader contact
the undersigned.

STANDARD VALUATION SERVICES 933980
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12.

13.

14.

15.

The valuation techniques and data apply to this case only. They may or may not apply to
other properties or situations. Unless Standard Valuation Services does a full appraisal
analysis according to their standards, no such implication can be assumed or inferred.

This appraisal report is meant to be presented in its entirety. If this report is presented in
any form other than its complete form, it becomes invalid.

Projections utilized in this report, are based upon analysis of past and current trends,
business cycles and available market data. Future valuation estimates may be affected by
events that cannot be reasonably foreseen at the effective date of the appraisal. These may
be local, national or international in scope. It must be understood that actual resuits
achieved during projection perieds may vary from those indicated and the variations could
be material.

This appraisal assignment, the existence of potentially hazardous material used in the
construction or maintenance of the building, such as the presence of urea-formaldehyde
foam insulation, asbestos, and/or the existence of toxic waste, which may or may not be
present on the property, was not observed by the appraiser(s); nor do we have any
knowledge of the existence of such materials on or in the property. The appraiser, however,
is not qualified to detect such substances. The existence of potentially hazardous waste
material may have an effect on the value of the property. The appraiser(s) urge the client to
retain an expert in this field if desired.

STANDARD VALUATION SERVICES 933980
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CERTIFICATION

The undersigned does hereby certify that, except as otherwise noted in this report:

1.

2.

10.

11.

12.

The undersigned have personally inspected the subject property.

We have no contemplated future or present interest in the real estate that is the subject of
this report.

The undersigned has no personal interest or bias with respect to the subject matter of this
report or the parties involved.

The analyses, opinions, and conclusions in this review report are limited only by the
assumptions and limiting conditions stated in this review report and are the personal,
impartial, and unbiased professional analyses, opinions, and conclusions of the undersigned.

The facts and data reported by the reviewer and used in the review process are true and
correct.

This report sets forth all the limiting cenditions affecting the analysis, opinions and
conclusions contained in this report.

This report, and the analysis, opinions and conclusions developed herein, has been made in
conformity with, and is subject to, the requirements of the Code of Professional Ethics and
Standards of Professional Conduct of the Appraisal Institute and the Uniform Standards of
Professional Appraisal Practice as promulgated by the Appraisal Foundation.

No one provided significant appraisal, appraisal review, or consulting assistance to the
person signing this certification.

The use of this report is subject to the requirements of the Appraisal Institute relating to peer
review by its duly authorized representatives.

That neither our employment nor compensation for making this report are in any way
contingent on an action or an event resulting from the analysis, opinions or conclusions in,
or the use of, this review.

Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

The Appraisal Institute conducts a voluntary program of continuing professional education
for its designated members. MAI, SREA, SRPA, RM and SRA members who meet the
minimum standards of this program are awarded periodic educational certification. The
undersigned are currently certified under this program.

STANDARD VALUATION SERVICES 933980



13. The State of New York, Department of State in conjunction with Federal Guidelines set-
forth by the appraisal sub-committee of the Federal Financial Institutions Examination
Council or by the Appraiser Qualification Board of the Appraisal Foundation as referred to
in Title XI of the Financial Institution Reform, Recovery and Enforcement Act of 1989,
have set minimum standards to be achieved for qualification as a New York State Certified
Real Estate Appraiser. Andrew W. Albro and Matthew L. Smith are currently certified as
General Real Estate Appraisers with the State of New York under this program.

14. The undersigned has not performed any services regarding the subject property, as an
appraiser or in any other capacity, within three years prior to the date of this report.

R

% e
e o™ -
ANDREW W.ALBRD, MAI, MRICS MATTHEW L. SMITH, MAI, SRA, MRICS
CERTIFIED GENERAL R.E. APPRAISER CERTIFIED GENERAL R.E. APPRAISER
State of New York — ID #46 - 2861 State of New York — 1D #46 - 2556
STANDARD VALUATION SERVICES 933980
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National Development Land Market

THE FOLLOVWING YWAS EXTRACTED ERCIM
EMERGING TRENDS I8 REAL ESTATE™ 2014,
PUDLISHED IN NOVEMDER 2000 DY PRICE-
WATERHOUSECOOPERS [LP AND ULl - THE
LiRBAN [AND INSTITLTE.

OPPORTUNITIES

Write CH the Year as Well as 2011
and Probably 20012

You can close up shop, ki the links,
CONVEr! opeIEtns o asset and proper-
ty management. or bacame a workous

alist like everyone else. Forget
abaut construction dnancing — that’s a
pipe dream, Some biguer players take
over half-completed condes and still-
buorn office projects in recefveship

irum defaulting competitors. Al fe

prospects ior homebailders can only

fimprone, but that 5 not saving much.

Deeam about the Fulure
Nextgeneration ptojects will edent o
il wrbanizing suburbs, and transi-
orfented development. Smller howsing
units — close to mass gansit, work, and
2-haur amenities = gain favor over
farge houses on big Jots ar the subun-
Ban edge, People will cantinue to seel
greater comenience and want 1o reckice
energy expenses. Shorter commutes
and smaller heating bills make up for
Bigher infifl 1eafl estate costs, “Youll be

stugicd ot g0 build greep,* Opeating

efficiencies and competidve adhants
will bwe muore thar words “the minimal

Wl Cost "

Single-Family Howising
Development

When homekbuilding

Caliihit B1-2
2010 DEVELOPMENT PROSPECTS
For-Sale Housing Market

doss finally resume,

hesusing and develop-
ment patiemns will
frecome mare uthan
focused — incorporal-

ino smalffer Ios, woven-
Detzchedd Sicy

homies, andd wn-con- Bt

terr mHNed-Lse Projects,
vwhich include sipgle- 5

family howsing and
condaminium build-
ings fsee Lxhibit DL

andh Intivan Hetising

Adtachie] Singho-lamil

-Family
3¢

mulifamly Conominianm
sl nd Lelsure tome

Gl Cabrse Commubiife

221
L
.93
1.77
1.6 .
L ]
4 49
fair Excrellent

Developars will

also construct me

aifordable housing options - Luiopean-
scade favouwts with smaffer kiichens and
Dathrooms. More-ugal Americans
realfze they domt need alf that space,
pspeciathy i it saves encrgy and Laves.

“The extra bedroom, amly foon, ec-

reation soom, and thres-cot prages go

fiy the boares,

DISCOUNT RaTes

Frec-and-cloar discount rates inclusding
doveloper's profit range from 12.00%,
10 30.009% and avoerage 19.67% this
guaner isee Exhibit DL-1, This average
is dovery stightly 641 basis peints) frum
the sevond quarter and assumes that
entitlements are in place. Withont enti-
tlements in place, certain investors in-
crease the discount raie hetween 400

and 1,500 hasis points.

Elhih_li 11
DISCOUNT RATES (IRRS)®
Fourth Quarter 2009

i SECOND DILARTER by

FREE & CLEAR
E\’an:.:i'—
Aviagn
Change

1 e e b

PRICEWATLRHDUSEC OIS LLD

A0 insuificient number of respons-
us provent us from reponing discount

rates sulijoct 1o financing.

GROWTH RATE ASSUMPTIONS

Grenvth rates tor development expens-
s, such as real ostate taxes, advertis-
ing, and adminisiration, range up W
5.0 and average 2.4%. For lot pric-

g, investors indicate a range up m

24v% and an average of 1.5

ARSORMTION PERIOD

The absneption period required to sell
a prajoct varics significanily depending
on such factors as focation, size. and
propeny type. This quaner, preiered
ahsorption periods for participants
mange frem six o 240 months, The

mean absorption pericd is 84 montkhs,

FORECAST VALUE CHANCE

Al poperty values are in colfapse due
10 total dack of financing,” remarks a
panicipant. Over the next 12 months,
Survey patticipants expect development
land propeny valucs o decline an
average of 20.0%. +

WWW.pWe.Com 157
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2009, Hesvever, supply increased to 8.1 months in
September 2008 with a 16.2%, deciease in sales,

Building peimits am an indicator of rearerm future con-
struction, New home sales peaked in 2003 and building per-
mits hegan to decling four months later. Buikling permits in
2008 dropped o an all4ime low (since recording bogan in
1%

January 2009 marked the lowest monthly permit activity on

9, reffecting a 58.0% decline from the peak in 2005.

reeord 36,300 permitsi, As of September 2009, vear-over
year permits woere 41.9% helow 2008 1ial,

Low iaventary of new construction is the most signifieant
imzetus for the recent purchasing tact implomentod by
buileers, Wit limitedd new supnty entering the market in the
shiort term, builders who are ablo ta contzol lots in select
lacations with fimited supply have greater confidence in the
ability to sl product when primany competition comes from

the resale market rather than the new home marke.

EXISTING HOAME INVENTORY

Existing home inventory is crivical w the jeasibility of new
vanstruction as it sepresents competition and also demon-
strates the health of the housing market in general, n addition,
the abiliy 10 move equity out of exisling homes is stgnifican:
relative to the ability to sell now move-up and move-tawn
housing. According to the National Assouciation of Realus,
existing home inventory peaked in July 2008 and has allen
20,79, bringing the supply down 1o 7.8 months from the
high of 11.3 memths in April 2008, Increased sales activity
and tender delays in taking back and then selling addisionat

ciwariRLsiConFiRs LLIF

REO sverrory have helped lower eaisting homoe supply,
Even so, foreclosures have exacerbated the downward

tend in pricing and continue o put upward pressore on

existing invensary, LLS. foreclosare filings are shewwn in Chast

o5

RDL-4. ReattyTrac reporled 1.3 milkon foreclosure filings in

2006, With the sub-prime crisis uniolding in mig-2007. a

F5.0% increase in foreciusare filings was recorded by year
end 2006, Foteclosure filings rose o 2.9 million in 2008, a
43.3% vear-overvear increase, As of the third quarter of
2009, yearto-dale foreclosure filings were 22,19 highe
than all of 2008, This increase has likely heen subducd by
fender delays or government imposed moratoriums on fore-
closures. As a result, foreclosures have not kept pace with
notices of defacll, Housing Predicor esiimsates there wiere
1.2 million residential foreclosares from 2007 through June
2009, Over 5.0 million additional foroclosures are forecast

theough 2002, 1 ihe projectisng are accurate, there will have
been 10,0 million foreclosures over a siv-year distrosserd

housing evele ending 2012,

EAMPLOYMENT & PURCHASING POVWER

The Burcau of Labor Statistics reported that nonfanm emplay-
ment peaked in Decembor 2007 and has declined 5.29% as
of Seplember 2009, reflecting a loss of approximately 7.2

mitlion jubs.
creased, unemployment has continued to increase, recently

Although the monthly rate of job loss has de-
surpassing 10.0%,. Unemplovinent, fear of addiional job

losses, and wage compression will continue 10 keep signifi-
cant housing demand i check, even as some sectors of the

wivw.pwe.cam E 14



Chart RDL-3
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cconomy begin o show improvemens and the statistical
recession is reportedly over ar waning, 1t s difficul: io con-
jecwure the overall affear of a soecalled “jobless” recovery on
the houstng market since empiovment is (e jrimer of hous-
ing demandd in raditional cconemic-housing cvcles,
Maongape interest rates have been at J8-vear lows in
2009 with fixed-rate 30-year mortgages averaging aroundd
3.00%.. Low interest rates have dramaticatly increased aford-
abiliny levefs for homebuyers and rates are not anticipated
increase sulstantiafly in the shon-term. Long-tenm projec-
tons. hensever, are for increasing inerest rases along with
potential hyperinfatgon. In additon, qualifving and under-
wiiting continue to present a rmajor barricr for iwmebuyers
equining miongage fingncing. | and when interost rates do
increase, attordability levels would diminish accordingly and

recluce offective buving pesver and housing demani,

LOOKING AHEAD

Debate continues with regard o the health of the 115, ccun-
omy and housing markel, Home prices have decreased sub-
stantially over the past 24 months and home purchase
afferdability indexes are at new bighs. Governsent interven-
tior, in the form ot first-time and recently inteeduced miove-
upt homebuyer tax credits, a fome afiurdable modification
pregram, the recenty introduced deod-for-fease program,
exceptionally fow interest rates, and financal suppori of
FIsaar anid FHA, has helped sustain demand for horme pur-
chases, Op the other hand, cconomic instability weflecicd in
yerto-bo-realized employvment gresh and staggering slatis-

tics en the powential for new increases in forcelosure inven-

PRICEWATERHBUSECaerigs LLP

tories instills pessimism as to whether the ULS. housing mal-
ket has indocd hit a rue hotom in this owcle.

Earlier in 2009, studies sugzested “guarded” optmisns
that the housing market had reached bottom with positive
movement in priging and sales. Even so, most considood a
“Lshaped” rather than "V-shaped” recovery the Hikely prog-

nusis, There have been recent studies supgesting Lthe poten-

tial sor renovwed downward movement in home prices,

which weatd imply a "Weshaped” recovery is possible.
Public builders buying highly discounted lots hope. b

build and self procluct while navigating choppy cconomic

and hausing conditions, With an improving economy and

prositive mevement in the housing market, bulk purchases of
production loms may provie guite profitable in the end and
pui pessimistic forecasts to bed. On the other hand, funber
soltening of both home pricing and demand may put aggros-
sive pro {ormas with nagow rotumn criteria at risk, It was not
as dilficult to cover overly agpeessive acquisitions in the
huoom years when price appreciation was the porm, Shonid
the housing downturn continue unabated, ose same
Builder buyers may become seliors sree again, Builders with
rolling-option ot wakedowns will fortunately have the flexi-
hitity o react accordingly.

Brian J. Curry, MAL SRA, CRE, a Managing Director
and Nagional Practice Leadter for the Residential
Development Specialty Group of Cushman &
Wakefield Valuation and Advisory Services, can

he reached at brian.curryircushwake.conr or
D538-334-4051.
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11978 1.068.100 2335 13 333.33% 203
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——==mml ANDREW W. ALBRO, MAIL MRICS
State Certified General Real Estate Appraiser

>  Experience:

> Expert Testimony:

State of New York - ID # 46000002861

STANDARD VALUATION SERVICES
Execntive Vice President, Principal

Director, Candemnation Valuation and Commercial Certiorari Valuation
January 1996 to July 2005

Senior Commercial Appraiser
January 1992 to December 1995

MACCRATE ASSOCIATES, INC.
July 1986 to December 1991

Real Estate Appraisal and Consnliation -
Dealing with commercial, industrial, residential and special-use properties for
a variety of functions, including:

Tax certiorari; condemnation and damage analyses; right-of-way, utility, and
conservation easements; market studies and feasibility analysis; market rental
analyses; financing, sale and lease negotiations; arbitration, investment
decisions; asset management; foreclosure and asset recovery.

Properties appraised include vacant land, urban and suburban apartment
complexes, restaurants, gas stations, large manufacturing plants, industrial
lofts, subsidized housing projects, regional shopping malls, shopping centers,
urban and suburban office buildings, leaseholds, partial interests, hotels,
dayeare centers, assisted living facilities, marinas, theaters, recreational
facilities, schools and campuses, and other special-use properties.

Perform and review eminent domain appraisals for condemnees and
condemnors, including New York State Department of Transportation, City
of New York Law Department, City of Long Beach, Village of Westbury,
Federal Aviation Administration, and Town of Hempstead Planning
Department.

Perform tax certiorari appraisals, reviews and consultations for petitioners
and municipalities, including Villages of Mineola, East Williston, Williston
Park, Lynbrook, Massapequa Park, Roslyn; Nassau County; City of New
York and City of Long Beach,

= New York State Court of Claims

New York State Surrogate’s Cowrt, New York County
Nassau County Supreme Court

Kings County Supreme Court

Queens County Supreme Court

New York County (Manhattan) Supreme Court
Town of North Hempstead Zoning Board of Appeals
American Arbitration Association

Village of Mineola Zoning Board of Appeals

9 2 a
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» Association Membership:

¥ Professional Affiliations:

A4

Education:

Instrucior:

Seminar Developer:

Continued Education:

St. John's University, Jamaica, New York
Bachelor of Science in Quantitative Analysis, 1986

MAI (#11882) Member, Appraisal Institute, Long Island Chapter
MRICS Designation, Royal Institute of Chartered Surveyors
CSA-G Designation, Columbia Society of Real Estate A ppraisers
Member of New York State Condemnation Conference

Member of International Right of Way Association

Village of Mineola Community Planning Committee

Long Island Chapter. Appraisal Institute
» 2008: Chapter President, Regional Representative

« 2007 Chapter Senior Vice President, Regional Representative

= 2006: Chapter Vice President

= 2005: Chapter Secretary

= 2003-04: Chair, General Seminars Commitiee

= 2001-2002: Chair, Chapter By-laws Committee

+ 1998--2000: Chair, Associate Member/General Liaison Committee
+ 1995-1999: Vice Chair, Course Coordinator, Education, General

Seminar, Nassau County Attomey’s Office, June 2009
Capitalization Rates — Facts and Fiction

Seminar, New York State Bar Association, April — May 2010
Real Property Valuation in Changing Times

Attend frequent seminars and continued education courses sponsored by
various organizations, including the following Appraisal Institute seminars:

¢ “Valuation and Evaluation of Proposed Projects”

¢ "Appraising Troubled Properties"

e “Appraisal of Nonconforming Uses™

e “Subdivision Analysis”

e “Appraising Environmentally Contaminated Properties:
Understanding and Evaluating Stigma”™

o “Rates and Ratios: Making Sense of GIMs, OARs and DCF”

e “Evaluating Commercial Construction™

e “The Road Less Traveled: Special Purpose Properties™

e “Small Hotel/Motel Valuation”

e “Real Estate Value, Finance and Investment Performance”

s "Eminent Domain and Condemnation”

« “Easement Valuation"

o “The Law and Value: Communication Corridors, Tower Sites, and

Property Rights”
« “Appraisal of Nursing Facilities"
¢  “The Valuation of Real Estate Businesses”
o "Attacking and Defending an A ppraisal in Litigation"



MATTHEW L. SMITH, MAI, SRA, MRICS
State Certified General Real Estate Appraiser
State of New York - 1D # 46000002556

Matthew L. Smith is a graduate of §t. John's University College of Business Administration,
Jamaica, New York, with o Bachelor of Science Degree in Business Management. He is an
active member of the Appraisai Institute, keeping current with morket trends by attending
seminors, meetings and lectures. Mr. Smith has been engaged in the reol estate industry
since 1983.

Mr. Smith's appraisol experience and involvement has encompassed over twenty-five
states with concentrated expertise in the New Yark Metropolitan and Long Island
{Nassau/Suffolk) Areos. Various property types oppraised include single family residences,
apartment buildings, schools, temples, churches, shopping centers, office camplexes,
residential subdivisions, large land holdings, restaurants, fast food chains, nursing hames,
congregate care focilities, compgrounds, golf courses, industrial buildings, and
cooperative or condominium conversions.

Mr. Smith is the President of Standard Valuation Services and is designated with the
Appraisal Institute,

PROFESSIONAL AFFILIATIONS

¢ MAI (#9990) Member, Approisal Institute, Long Island Chapter

¢ Senior Residentiol Appraiser (SRA) Member, Approisal Institute, Long Islond Chapter

¢ Certified General Real Estate Approiser, State of New Yark (Cert. #46000002556)

¢+ Chair — New York State Board of Reat Estate Appraisal (Governor's Appaintee} (1997-
2001) ond {2002-2006)

¢+ Chair — New York State Licensing Services Advising Task Force (Governor's Appointee)
{2000).

¢ Member - New York Condemnotion Conference

¢ Salesperson — Long Island Boord af Realiors

+ Member of Audit Committee - Appraisol Institute, 2002

+ President, Approisal Institute, Long Island Chapter {1999)

+ Internationol Board of Directors, Appraisol Institute (1999-2001) (2002-2004)

¢ Regional Board of Directors, Appraisal Institute, Regian IV {1999-2001} (2002-2004)

| ]

| ]

Regional Chair, Appraisal Institute — Region 1V 2001,2004
Regional Vice Chair — Appraisal Institute, Region IV 2000, 2002, 2003

¢ Chair of Government Relations Committee — Appraisal Institute 2002

¢ Chair of APPAC - Appraisal institute — 2002

¢ Vice Choir of Public Affairs Commitiee — Approisat Institute - 2002

¢+ Master Degree Liaison to the Boord of Directors, Appraisal Institute — 2001, 2002

¢ University Degree Progrom Committee Liaison ta the Board af Directors — Appraisal
Institute — 2001, 2002

¢ Leadership, Development ond Nominating Committee 2005, 2006



EXPERT TESTIMONY

Village of Mineola {Zoning Hearing)
Village of New Hyde Park {Zoning Hearing)
Nassau County Bankruptcy Court Town of Oyster Bay (Zoning Hearing)
Suffolk County Bonkruptcy Court Sewanhaka School District {Consultation)

Nassau County Supreme Court .
.
+
+
Kings County Supreme Court ¢+ Elwood School District (Consultation}
.
+
+
.

Suffolk County Supreme Court

New York City Law Dept. {Arbitration) Village of Old Westbury {Zoning Hearing)
Village of Sea Cliff (Tax Certiorari) Village of East Williston {Tax Certiorari)
City of Glen Cove (Mass Appraisal) Village of Westbury (Tax Certiorari}
Nassau County Legislature {Tax Certiorari) Nassau County (Mass Appraisal)

* >+ * & &+ > e ¢

ASSOCIATION MEMBERSHIPS

President of the Lions Club, Mineola Chapter {1995, 1994 and 1997)
President, Town of North Hempstead Century Club {1997 and 1998}
Executive Board Member — Education Assistance Corporation (EAC)
Member of the Sons of Norway, Glen Head

Member of the Friendly Son’s of Saint Patrick, Long Istand Chapter
Member of the Irish-Americans in Government

President of Wheatley Hills Golf Club {2003-2005)

Member of the Assessors Association of Nassau County

Member of Board of Directors, Greenwoods Country Club
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The Hamptons Club at Eastport
Change of Zone Application
Final SGEIS

APPENDIX E
COMPARATIVE MARKET ANALYSIS

Proposed Project

Century 21 Sterling/Rainer Jessen

June 8, 2010
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Prepared For:

Prepared By:

Century 21 Sterling
648 Route 25a

Rocky Point, NY 11778
Ph#: {631)744-3000

Rainer Jessen http:/fwww.century21sterling.net

RainerJesseni@yahoo.com
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Sterling

648 Route 25A

Recky Point, New York 11778
Office (631) 744-3000

Fax (631) 744-3820
www.century21sterling.net

To whom it may concern,

Pricing:

We have done a market analysis of the complex to be built, The Hamptons Club at
Eastport. The Phase il part of the development pricing for the 2 bed, 2 bath, 1 car garage
unit should be priced at $349,000 to $379,000. The larger model featuring the 2 car garage,
2 bed, 2 bath pricing should be marketed at $399,000 to $449,000. We analyzed all Suffolk
county sales on the market, under contract and sold from year built 2000 to brand new. We

have used sales in the past 365 days.

Financing:

Any purchases with less than 20% down are using a FHA mortgage. Rates for FHA are at
all time low as of June 7, 2010, 30 year fixed rate is 5.25%. An average buyer with 10% down
payment and average closing costs of $20,000 and taxes of $6,000 and common charges of
$250 with 1 car unit, would need an income of $80,000. A purchase price of $375,000 with
down payment and closing costs the cash needed is $57,500. The buyers would need a debt
ratio that can not exceed 50% of their income to qualify with their income. For the 2 car unit
based on $425,000 sale price would need a minimum income of $90,000 and cash in the

amount of $62,500.

Based on the data and research compiled we feel confident that we can sell these units in
these market conditions and be successful in doing so. We feel there is a broad span of
options from first time buyers to buyers starting a family to retirees looking for the comforts
this development has to offer.

Thank you,

Rainer Jessen

oG

Each Oiiice Is Indenendentlv Ownead And Onearatar



June 8, 2010

Dear Client,
Thank you for the opportunity to present this Comparative Market Analysis. This carefully prepared
report of current and past market activity compares this home with other similar homes in the area.

The analysis enables you to easily compare the features of this home with others and to determine
the best pricing strategy for today's market.

We look forward to working with you in the future. Our firm is committed to providing you with
professional and dedicated service. Please do not hesitate to contact me should you require any
further information.

Sincerely,

Rainer Jessen

Century 21 Sterling



Sﬂubje;ct Prqperw infogmati;on

Location:

Suggested Price

And Taxes:

Property

Characteristics:

Comments:

Rainer Jessen

EASTPORT, NY

Development: HAMPTONS CLUB AT

From: $349,000 To: $449,000
Taxes: $6,000
Common Charges: Maintenance: $250

Condo

2 Bedrooms, 2 Baths
Kitchen: Eik Basement: Full
Garage: 1

PRICING 349000 TO 399000 FOR 2 BEDROOM 2 BATH 1 CAR
GAGAGE. PRICING ON 2 CAR GARAGE MODEL 399K TO 449K

Century 21 Sterling
648 Route 25a

Rocky Paoint, NY 11778
(631)744-3000

— [nformation herein deemed reliable but nat guaranteed —




Side BywSide Ligting Cor;;parison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat

Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustmenis
Price
Adjustment
Adjusted Price

Subject Property

On The Market

Photo
Not
Available

EASTPORT

Condo

2
2
Eik
Fuill

1
$6,000

$250

$349,000 - $448,000

- infarmation herein deemed reliable bui not guaranteed; * denotes a change in the data -

2269082
1232 Kirkland Ct
Central Islip

13

$304,900
Condo

Elm

At

5

2

2

Eff

None

N

Gas
Ha

56,663
3357

2010

3/8/2010

3/9/2011
9

$304,900
$304,900

$304,900

$304,900

On The Market

v

2288355
1044 Kirkland Ct
Central [slip
13
$304,300
Condo
Birch

Att

4

2

2

Eik

None

Gas
Ha

$6.,757
$3s57

2010

5/5/2010

5/5/2011
34

$304,900
$304,900

$304,900

$304,800

2290718
343 Saxfon Ct
Central Islip
13
$304,800
Condo
Birch

Att

4

2

2

Eik

None

Gas
Ha

$6,757
5357

2010

Y

55
51272010

5/12/2011
27

$304,800
$304,900

$304,300

$304,900

On The Market

On The Market

2257416

1407-256 Middle Rd
Calverton

2

$305,000
Homeowner Assoc
Sag Harbor

Det

6

2

2

Eik

Full

Gas
Ha

54,837
5475
$0

2007

Pond

Y

35
1/28/2010

B8/1/2010
130

$315,000
$305.000

$305,000

$305,000




[ .{ Side BS; Side Lfstiné Comparison ”

Subject Property
Photo
Not
Available
ML#
Address
Town EASTPORT
School Dist #
Price
Type Own Condo
Model Name
Del/fatt
Rooms
Bedrooms 2
Baths 2
Kitchen Type Eik
Basement Full
Fin Bsmt
# Fireplaces
Fuel
Heat
Garage 1
Taxes $6,000
Com Chgs

Maintenance %250

Approx. Year
Built

Waterfront
Walerview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments

Price $348,000 - $448,000

Adjustment
Adjusted Price

- Information herein deemed reliable but nat guaranteed; * denales a change in the data --

On The Market

On The Market

2176853
1137 Kirkland Ct
Central Islip

13

$305,400

Condo

Willow

Al

5

2

2

Eff

None

N

Gas
Ha

§6,120
5357

20098

4/20/2009

4/20/2011
414

$309,000
$305,400

$305,400

$305,400

2271726
237 Kettles Ln
Medford
12
$308,999
Condo
Brighton
Att

8

2

2.5

Eik

Fult

Gas
Ha

56,800
$367

2005

3M17/2010

6/30/2010
83

$319,000
$309,999

$308,999

$309,999

2286225

On The Market

206 Kettles Ln
Medford

12

$311,000
Condo
Freshly Painted
Det

8

2

2.5

Eik

Full

Gas
Ha

§7,474
5368

2005

6/1/2010

8/30/2010
7

$311,000
$311,000

$311,000

§311,000

On The Market

2287424
3101 Amen Cor
Riverhead
2
$319,000
Condo
Augusta
At

5

2

2

Eik

None

N

0

Gas

Ha

1.5
$3.600
$300

2005

Y

55
5/3/2010

11/30/2010
36

$318,000
$319,000

$319,000

$319,000




Side By Side Listing Campar{son

Subject Property On The Market On The Market On The Market On The Market
Photo
Not
Available
ML# 2222432 2296139 2276718 2288241
Address 1407-220 Middle Rd 33-06 Carnoustle Ct 116 Ketties Ln 106 Emily Dr
Town EASTPORT Calverton Riverhead Medford Patchogue
School Dist # 2 2 12 24
Price $319,700 $320,000 $324,900 $325,000
Type Own Condo Homeowner Assoc Condo Condo Condo
Model Name Ridgemont Cypress Brighton Victorian
Det/Att Dat Det Att Aft
Rooms 8 8 7 7
Bedrooms 2 3 2 2 2
Baths 2 2 2 2.5 2.5
Kitchen Type Eik Eik Eik Eik Eik
Basement Fuli Full None Fult None
Fin Bsmt N N N N
# Fireplaces 1 G
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6,000 $5,800 $3,955 37,078 $5,388
Com Chgs 3475 $385 $230
Maintenance $250 $0
£pprox. Year 2008 2005 2005 2007
Waterfront N N N N
Waterview N Y N N
\I:D'Vea;grfront Pond
Adult
Community Y Y N N
Minimum Age 55 55
Listing Date 9/14/2009 6/1/2010 4{1/2010 5/5/2010
Contract Date
Title Date
Exp Date 6/20/2010 9/1/2010 12/31/2010 5/5/2011
32{; e?” 267 7 68 34
Originat Price $319,700 $320,000 $324,500 $325,000
Listing Price $319,700 $320,000 $324,900 $325,000
Sold Price
Adjustments
Price $349,008 - $448,000 $319,700 $320,000 $324,900 $325,000
Adjustment
Adjusted Price $319,700 $320,000 $324,800 $325,000

-- Information herein deemed refiable but not guaranteed; * denotes a change in the data -




SEde"By éidewListing écmmpariéon .,

Subject Property On The Market ©n The Market On The Market On The Market
Photo
Not
Available
ML3# 2282692 2249807 2272808 2287981
Address 157 Kettles Ln Unit 6 Seatuck Ave 169 Kettles Ln 151 Kettles Ln
Town EASTPORT Medford Eastport Medfard Medford
Schoal Dist # 12 11 12 12
Price $326,390 $329,000 $329,000 $329,000
Type Own Condo Condo Conda Condo Caondo
Modef Name Defmar Long Islander Brighton Brighton
Det/Att Att Det Att Att
Rooms 5] 6 7 9
Bedrooms 2 2 2 2 2
Baths 2 2.5 2.5 2.5 2.5
Kitchen Type Eik Eik Eik Eik Eik
Basement Full Full Full Ful Full
Fin Bsmt N N N Y
# Fireplaces 0 0
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6,000 $65,300 34,200 56,888 $5,690
Com Chgs 3367 $250 5367 3366
Maintenance $250
Fpprox. Year 2005 2009 2006 2005
Waterfrant N N N N
Waterview N N N N
Waterfront
Desc
Adult
Community N Y N N
Minimum Age 55
Listing Date 4/17/2010 1/6/2010 3M7/2010 5/5/2010
Contract Date
Title Date
Exp Date 10/17/2010 9/1/2010 9/16/2010 11/5/2010
Days On
Ma{k o 52 153 83 34
Original Price $349,990 $299,000 $329,000 $329,000
Listing Price $326,930 $329,000 $329,000 $329,000
Sold Price
Adjustments
Price $349,000 - $445,000 $326,990 $329,000 $329,000 $329,000
Adjustment
Adjusted Price $326,990 $329,000 $325,000 $325,000

~ Information herein deemed reliable but not guaranteed; *denotes a change in the data —



___ Side By Side Listing Comparison

Subject Property On The Market
Photo
Not
Available
ML# 2218786
Address 163 Ketifes Ln
Town EASTPORT Medford
Schoal Dist # 12
Price $334,500
Type Own Conda Condo
Model Name Brighton
Det/Att Alt
Rooms 7
Bedrooms 2 2
Baths 2 2.5
Kitchen Type Eik Eik
Basement Full Full
Fin Bsmt N
# Fireplaces
Fuel Gas
Heat Ha
Garage 1 1
Taxes 36,000 $6,600
Com Chgs 3366
Maintenance $250
SLp‘i;?trox. Year 2005
Waterfront N
Waterview N
Waterfront
Desc
Adult N
Community
Minimum Age
Listing Date 9/3/2009
Contract Date
Tille Date
Exp Date 9/3/2010
Days On
Ma!r(kel 278
Original Price $374,900
Listing Price $334,500
Sold Price
Adjustments
Price $349,000 - $449,000 $334,500
Adjustment
Adjusted Price $334,500

— Information herein deemed reliable but not guaranteed; *denotes a change in the data --

Cn The Market

2298179
503 Willow Pond Dr
Riverhead

2

$347,000
Condo
Town House
Alt

5

2

25

Eik

None

Gas
Ha

54,686
$292

2006

Sound

6/6/201¢

10/1/2010
2

$347,000
$347,000

$347,000

$347,000

On The Market

2287664
115 Kettles Ln
Medfard
12
$349,442
Condo
Carlisle
Alt

8

3

2.5

Eik

Full

Gas

Ha

$7.679
$371

2005

5/3/2010

5/3f2011
36

$349,442
$349,442

$349,442

$349,442

Cn The Markat

S

2282037
2203 Cedar Path
Rivarhead
2

$349,200
Condo
Townhouse
Att

5

2

2.5

Eik

None

Gas

Ha

54,686
$291

2008

4/15/2010

4162011
54

$349,900
$348,900

$349,900

$348,900



‘Side By Side Li;tiné Comp;rison

Subject Property
Photo
Not
Available
ML#
Address
Town EASTPORT
School Dist #
Price
Type Own Condo
Modef Name
Det/Alt
Rooms
Bedrooms 2
Baths 2
Kitchen Type Eil
Basement Falt
Fin Bsmt
# Fireplaces
Fust
Heat
Garage 1
Taxes $6,000
Com Chgs

Maintenance %250

Apprax. Year
Bufit

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

QOriginal Price
Listing Price
Sold Price

Adiustments

Price $349,000 - $449,000

Adjustment
Adjusted Price

-- Informatian herein deemed reliable but not guaranteed; * denotes a change in the dala -

On The Market

2264453
214 Kettles Ln
Medford

12

$359,900
Condo

Ashion

Det

7

3

2.5

Eik

Fult

Gas

Ha

$7.533
5369

2005

2/22/2010

8/22/2010
106

$369,990
$359,880

$359,880

$359,990

On The Market

2211205
38 Rose Ln
MEt. Sinai

7

$359,990
Homeowner Assoc
Dorchester
Al

5

2

2

Eik

Full

Gas

Ha

55,176
5317

2006

Y

55
8/7/2009

8/7/2010
305

$399,990
$355,990

$359,990

$359,990

On The Market

2212192
2 Emma Ln

Middle Island

12

$362,900
Homeowner Assoc
Fairfax 4

Det

8

4

2.5

Eik

None

Gas
Ha

58,428

2004

8/11/2009

8/10/2010
301

$369,900
$362,900

$362,900

$362,900

On The Market

2229275

5 Totrey Pine Ln
Bay Shore
1

$369,000
Condo
Townhouse
Alt

&

2

2.5

Eff

Full

Y

Gas
Ha

$8,647

5281
2005

10/9/2009

10/5/2010
242

$419,999
$369,000

$369,000

$368,000



Side ny Side !:.i?sti}ng éomwpari"son“

Subject Property

On The Market

On The Market

On The Market

Phato
Not
Available
ML# 2239538
Address Unit 10 Seatuck Ave
Town EASTFORT Eastport
School Dist # 11
Price $369,000
Type Own Conde Condo
Model Name Widgeon
Delt/Att Al
Rooms 7
Bedrooms 2 2
Baths 2 2.5
Kitchen Type Eik Eik
Basement Full Full
Fin Bsmt N
# Fireplaces 1
Fuel Gas
Heat Ha
Garage t 1
Taxes $6,000 54,750
Com Chgs §250
Maintenance %250
gﬁgtrox. Year 2000
Waterfront N
Waterview Y
‘é\?;srfront Pond
Adult Yy
Cemmunity
Minimum Age 85
Listing Date 11/16/2009
Centract Date
Title Date
Exp Date 9/1/2010
n
ey
QOriginal Price $434,000
Listing Price $369,000
Sold Price
Adjusiments
Price $349,000 - $448,000 $369,000
Adjustment
Adjusted Price $360,000

— Information herein deemed reliable but nat guaranteed; * denotes a change in the daia -

On The Market

2239238
Unit 3 Seatuck Ave
Eastport
11
$360,000
Conda
Widgeon
Att

7

2

2.5

Eik

Full

Gas
Ha

1
54,750
$250

2009

N
N

Y

55
11/16/2009

8/1/2010
204

$429,000
$369,000

$369,000

$389,000

22395286
Unit 7 Seatuck Ave
Eastpont
1
$369,000
Condo
Widgeon
Att

7

2

2.5

Eik

Full

Gas
Ha

54,750
$250

2009

Y

55
11/16/2009

9/1/2010
204

$429,000
$369,000

$369,000

$369,000

2288567
903 Willow Pond Dr
Riverhead

2

$369,900
Condec
Town House
Det

5

2

2.5

Eilc

None

(Gas
Ha

34,687
5201

2005

5/4/2010

4/30/2011
35

$369,900
$369,900

$369,900

$369,800



Side éy Side Listfng éombarison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjusiments
Price

Adjustmant
Adjusied Price

Subject Property

On The Market

Photo
Not
Available

EASTPORT

Condo

%]

Eik
Full

1
$6,000

5250

$349,000 - $449,000

— Information herein deemed reliable but not guaranteed; * denotes a change in the data —

2294982
303 Tracy Ln
Patchogue
24

$369,990
Condo
Victorian

Att

7

2

25

Eik

None

Gas
Ha

$5,387
$230

2007

5/26/2010

115/2011
13

$379,990
$369,990

$369,990

$369,990

On The Market

On The Market

On The Market

2279463
52 Stoneleigh Dr
Riverhead
2
$375,000
Condo
Aspen
Det
5
2
2
Eik
None

Gas
Ha

$4,250
$282

2007

Y

55
4/8/2010

12/31/2010
61

$399,000
$375,000

$375,000

$375,000

2142328
4 Yeltowslone Loop
Bohemia
4
$379,000
Condo
Bayberry
Alt

5

2

2.5

Eik

Full

Gas
Ha

$8,200
3318

2008

2/4/2008

6/20/2010
835

$427,990
$379,000

$379,000

$379,000

2296659
& Central Park Blvd
Bohemia

4

$379,000

Condo

Bayberry

Att

5

2

2.5

Eik

Ful

Gas
Ha

1
$8,194
$307

2007

N
N

6/2/2010

71372010
6

$379,000
$379,000

$379,000

$379,000



" Side éy Side Lfstiné Cohpa;ison'

MLzt
Address
Tawn
School Dist #
Price

Type Own
Model Name
Det/att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfrant
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Availahle

EASTPORT

Condo

2
2
Eik
Fult

L
$6,000

$250

$349,000 - $449,000

-- Informaticn herein deemed reliable but not guaranteed; * denotes a change in the data —

" o O
2254721
112 Maya Cir
Central Islip
13
$379,000
Conda
Sierra
Alt
7
2
2.5
Comba
None

Gas
Ha

$8,352
$50
5256

2008

1/20/2010

1/20/2011
139

$379,000
$379,000

$379,000

$379.000

On The Market

On The Market

2262601
148 Maya Cir
Central Islip
13
$383,900
Condo
Sierra

Det

6

2

2.5

Eik

None

Gas
Ha

58,352
$50
$256

2008

Y

55
2/16/2010

21132011
112

$419,900
$383,900

$383,900

$383,900

On The Market

Cn The Market

2225587
12 Yellowstone Loop
Bohemia
4
$389,000
Condo
Malibu
Att

5

2

2.5

Eik

Full

Gas

Ha

$8,200
$318

2008

9/28/2009

9/28/2010
253

$409,000
$389,000

$389,000

$389,000

2254733
324 Medea Way
Central Islip
13
$390,000
Condo
Magnolia
Att

8

4

3

Combo

Full

Gas
Ha

$9,216
540
$254

2008

1/20/2010

1/20/2011
139

$390,000
$390,000

$330,000

$380,000



Side by Side Listiné Coa%aparigon 1

ML#
Address
Town
Schooi Dist #
Price

Type Own
Maodel Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Aduit
Commurnity

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Criginaf Price
Listing Price
Sold Price

Adiustmenis
Price

Adjusiment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

2

2
Eik
Full

1
$6,000

$250

$349,000 - $449,000

— Infermation herein deemed refiable but not guaranteed: * denates a change in the data -

On The Market

2249062
1203 Aerie Way
E. Quogue

17

$397,000
Condo

Eagles Walk
Det

5

2

2

Eik

None

Gas
Ha

32,147
3306

2004

Y

62
1/4/2010

7/1/2010
185

$435,000
$397,000

$397,000

$397,000

On The Market

2261181

8 Sugar Pine Ln
Bay Shore
1

$399,000
Condo
Brightwater
Att

6

2

2.55

EFff

Fuft

Y

Gas

Ha

1
$10,120
281

2005

N
N

2/10/2010

1/30/2011
118

$399,000
$399,000

$399,000

$399,000

On The Market

L

2243540

3 Symphony Dr
Lake Grove

11

$399,000
Homeowner Assoc
Adiago

Det

B

2

2.5

Eik

None

Gas
Ha
$4,200

$375
2006

121/5/2009

8/5/2010
185

$439,000
$389,000

$399,000

$399,000

On The Market

2252629
1002 Willow Pond Dr
Riverhead

2

$399,900
Hemeowner Assoc
Charleston

Det

B

2

2.5

Eik

None

Gas
Ha

1
34,719
$291

2006

N
Y

1/15/2010

7/15/2010
144

$405,000
$399,900

$399,900

$399,900



Side BQ Side Listiné Co;npa;'isor;

Subject Property

On The Market

Photo
Not

Available

ML#
Address

Town EASTPORT

School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms 2
Baths 2
Kitchen Type Eik
Basement Full
Fin Bsmt

# Fireplaces

Fuel

Heat

Garage 1
Taxes $6,000
Com Chgs
Maintenance $250

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Condo

Adjustments

Price $349,000 - $449,000

Adjustment
Adjusted Price

-~ Information herein deemed reliable but nat guaranteed, *denales a change in the data -

On The Market On The Market On The Market
Photo
Not
Availabie

2254586 2254583 2241977
22 Toni Ct 26 Toni Ct 7 Central Park Blvd
Center Moriches Center Moriches Bohemia
33 33 4
$399,990 $399,990 $399,000
Condo Condo Condo
Chardonnay il Chardonnay il Bayberry
Det Det Att
5 5 5
2 2 2
2.5 2.5 2.5
Eik Eik Eik
Full Full Full
N N Y

0
Gas Gas Gas
Ha Ha Ha
1 1 1
53,510 33,510 $8,194
$320 $320 $307
2010 2010 2007
N N N
N N N
Y Y N
1/21/2010 1/21/2010 11/30/2009
1/21/2011 1/21/2011 9/1/2010
138 138 180
$399,930 $399,930 $419,000
$399,990 $399,990 $399,009
$399,980 $399,980 $399,999
$399,950 $399,990 $399,999

2239543
Unit 11 Seatuck Ave
Eastport
(N
$404,000
Condo
Drake
Att

7

2

2.5

Eik

Full

Gas
Ha

$4,750
3250

2009

Pond

Y

55
11/16/2009

9/1/201¢
204

$434,000
§404,000

§404,000

$404,000



[— SidewBy Side !:istiné Cor;aparisnon

Subject Property On The Market On The Market
Photo
Not
Available
ML# 2239559 2239568
Address Unit 14 Seatuck Ave Unit 15 Seatuck Ave
Town EASTPORT Eastport Eastport
School Dist # 11 "
Price $404,000 $404,000
Type Own Condo Condo Condo
Model Name Widgeon Drake
Det/Att Att Alt
Rooms 7 7
Bedrooms 2 2 2
Baths 2 2.5 2.5
Kitchen Type Eik Eik Eik
Basement Full Full Full
Fin Bsmt N N
# Fireptaces 1 1
Fuel Gas Gas
Heat Ha Ha
Garage 1 1 1
Taxes $6,000 $4,750 54,750
Com Chgs $250 $250
Maintenance $250
£pprox. Year 2009 2009
Waterfront N N
Waterview Y Y
g;égrfrunt Pond Pond
Adult
Community Y Y
Minimum Age 55 55
Listing Date 11/16/2009 11/16/2009
Coniract Date
Title Date
Exp Date 8/1/2010 9/1/2010
32¥'fe?” 204 204
Original Price $434,000 $434,000
Listing Price $404,000 $404,000
Sold Price
Adjustments
Price $349,000 - 5449.000 $404,000 $404,000
Adiustment
Adjusted Price $404,000 $404,000

On The Market

2247207
39 Avery Ln
Miller Place
8

$415,000
Condo
Zinfandel
Att

6

2

2.5

Eik

Full

Gas
Ha

$6,256
5325

2005

Y

55
12/27/2009

7/1/2010
163

$429,900
$415,000

$415,000

$415,000

On The Market

2288277
84 Lakeview Dr
Manorvilie
11
$416,000
Condo
Amagansett
Att
6
3
2.5
Eik
None

Gas
Ha

1
55,164
$315

2004

N
N

5/5/2010

11/1/2010
34

$416,000
$416,000

$416,000

$416,000

— Informatian herein deemed reliable but not guaranteed: * denctes a change in the data -




” Side By Side L}stinb Cémpérisoﬁ

On The Markat

Subject Property

On The Market

o

2269204

ML# 2280796

Address 17 Yellowstone Laop 4 Arielle Ct 4 Arielle Ct 152 Ira Rd
Town EASTPORT Bohemia Islandia Hauppauge Mt. Sinai
School Dist # 4 6 6 7

Price $419,000 $419,000 $419,000 $419,200
Type Own Condo Condo Condo Condo Condo
Model Name Bayberry End Unit End Unit Fairmont
Det/Att Att Alt Det Alt
Rooms 5 5 5 8
Bedrooms 2 2 3 3 2

Baths 2 2.5 2.5 2.5 2

Kitchen Type Eik Eik Eik Eik Eik
Basement Fufl Full Crawl Crawl Full

Fin Bsmt N N N N

# Fireplaces 1 1 1

Fuef Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 2 2 1

Taxes $6,000 $8,200 $5,462 $5,462 §5.840
Com Chgs $318 $250 $250 $317
Maintenance 5250

QE}?{“"' Year 2009 2004 2004 2010
Wateriront N N N N
Waterview N N N N
Waterfront

Desc

Adult

Community N N N Y
Minimum Age 55
Listing Date 5/15/2010 4/6/2010 4/8/2010 3/8/2010
Coniract Date

Title Date

Exp Date 5/15/2011 10/6/2010 10/6/2010 9/8/2010
Days On

Ma)r,ket 24 63 61 g7
Qriginal Price $419,000 $419,000 $418,000 $419,900
Listing Price $419,000 $419,000 $419,000 $410,000
Sold Price

Adjustments

Price $349,000 - $449,000 $419,000 $419,000 $413,600 $419,800
Adjustment

Adjusted Price $415,000 $419,0600 $419,000 $419,900

- Information herein deemed reliable but not guaranteed; *denotes a change in the data --



Side By Side Listing Comparison

ML
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuet

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Aduit
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adiustments
Price
Adjustment
Adjusted Price

Subject Property

On The Market

Photo
Not
Available

EASTPORT

Conda

2
2

Eik
FuH

1

$6,000

$250

$349,000 - $449,000

- Information herein deemed reliable but not guaranteed; *denotes a change in the data —

2283258
88 Lakeview Dr
Manarville

11

$415,990
Condo
Amagansett
Det

5

3

2.5

Eik

None

Gas
Ha

1
$4,800
3315

2005

N
N

4/19/2010

10/19/2010
50

$419,990
$419,990

$419,980

$419,990

On The Market

2269566
166 Ira Rd
Mt. Sinai
7
$422,800
Cendo
Fairmaont
Det

B

2

2

Eik

Full

Elec

Elec

$5,840
§317

2010

Y

55
3/8/2010

9/8/2010
82

$422,900
$422,900

$422 800

$422,900

On The Market

2253108

82 Lakeview Dr
Manorville
11
$424,000
Conde
Amagansett
Det

B

3

2.5

Eik

None

Gas
Ha

$6,147
5310

2004

1/17/2010

7172010
142

$424,000
$424,000

$424,000

$5424,000

2282944
125 Pond Cir
Mt. Sinai
7
$425,000
Condo
Fairmont
Alt

6

2

2

Eik

Full

Gas
Ha

$5,200
5317

2007

Pond

Y

35
4/19/201¢

7/15/2010
50

$440,000
$425,000

$425,000

$425,000



Side By Side Listing Comp;rison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrocoms
Balhs
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
(Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfrant
Desc

Adult
Community

Minimum Age
Listing Date
Cantract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adiustments
Price
Adjustment
Adjusted Price

Subject Property

Phota
Not
Available

EASTPORT

Condo

2

2

Eik

Full

1

%6,000

$250

$349,000 - $449,000

— Information herein deemed reliable but not guaranteed,

On The Market

2179414

10 Black Pine &t
Calverton

2

$429,000
Homeowner Assoc
Bradford

Det

5

2

2

Eik

None

Gas

Ha

34,100
$310

2004

Y

55
4/27/2009

10/1/2010
407

$529,960
$429,000

$429,000

$429,000

0On The Market

On The Market

On The Market

o
2220707
22 Eagle Cir
Bohemia

7

$429,800
Homeowner Assoc
Chesapeake

Alt

6

2

2.5

Eik

Nane

Gas
Ha

$8,092
$450

2006

9/8/2009

8/30/2010
273

$459,000
$420,000

$429,900

$429,900

2294996

43 Halley Ln
Miller Place
8

£435,000
Homeowner Asscc
Chardonnay
Att

6

2

2.5

Eik

Fuli

Gas
Ha

$3,500
$3z25

2006

Y

a5
5/25/12010

8/21/2010
14

$435,000
$435,000

$435,000

$435,000

* denotes a change in the data --

2247740
501 Aerie Way
E. Quogue
17
$439,000
Condo
Eagle Walk
Det

7

2

2

Eff

None

N

Gas
Ha

§3,167

2004

12/9/2008

6/9/2010
181

$438,000
$435,000

$435,000

$439,000



Side By Side L—Egﬁ'ng Comparison

Subject Property On The Market On The Market On The Market On The Market
Photo
Not
Available
ML# 2239258 2239520 2239532 2285184
Address Unit 4 Seatuck Ave Unit 5 Seatuck Ave Unit 9 Seatuck Ave 35Rose Ln
Town EASTPORT Eastport Eastport Eastport Mt. Sinai
School Dist # 11 11 11 7
Price $439,000 $439,000 $438,000 $439,900
Type Own Conda Condo Condo Condo Homeowner Asso¢
Maodel Name: Mallard Mallard Mallard Cambridge
Del/Att At Att Alt Att
Rooms 7 7 7 5
Bedrooms 2 2 2 2 2
Baths 2 2.5 2.5 2.5 2
Kitchen Type Eik Eik Eik Eik Eik
Basement Full Full Full Full Full
Fin Bsmt N N N N
# Fireplaces 1 1 1 1
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
(Farage 1 1 1 1 1
Taxes $6,000 $4,750 $4,750 $4,750 $6,059
Com Chgs %250 $250 $250 5317
Maintenance %250
Qgﬁ{‘“‘ vear 2009 2009 2009 2007
Waterfront N N N N
Waterview N N Y N
a
‘S{e Sitgrl’rrmt Pond
égﬁ"lltmunity Y Y Y Y
Minimum Age 55 55 55 55
Listing Date 11/16/2009 11/16/2009 11/16/2009 4262010
Contract Date
Title Date
Exp Date 9/1/2010 9/1/2010 9/1/2010 4/26/2011
agﬁe?“ 204 204 204 43
Original Price $434,000 $434,000 $439,000 $439,900
Listing Price $439,000 $439,000 $439,000 $439,900
Sold Price
Adjustments
Price $349,000 - $448,000 £439,000 $439,000 $438,000 $439,900
Adjustment
Adjusted Price $439,000 $438.000 $439,000 $439,900

- Information herein deemed refiable but not guaranteed; * denotes a change in the data -



“Side By Side Listing Comparison

Subject Property On The Market
Photo
Not
Available
ML# 2257746
Address 115 Constantine Way
Town EASTPORT Mt. Sinai
School Dist # 7
Price $439,090
Type Own Condo Condo
Model Name Dover Lower End
Det/Att Aflt
Rooms 5
Bedrooms 2 2
Baths 2 2
Kitchen Type Eik Eik
Basement Full Full
Fin Bsmt Y
# Fireplaces 1
Fuel Gas
Heat Ha
Garage 1 1
Taxes $6,000 $4,120
Com Chgs $306
Maintenance 3250
Sﬁﬁ{ox. Year 2004
Waterfront N
Waterview N
Waterfront
Desc
Adult N
Community
Minimum Age
Listing Date 27172010
Contract Date
Title Date
Exp Date 7/1/2010
Days On
Market 127
Qriginal Price $449,990
Listing Price $435,990
Sold Price
Adjustments
Price $348,000 - $445,000 $439,990
Adjustment
Adjusted Price $439,990

- Informatian herein deemed refiable but not guaranteed; * denotes a change in the data -

On The Market

2254588
2B Toni Ct
Center Moriches
33
$439,990
Condo
Zinfandel lii
Det

6

2

2.5

Eik

Full

Gas
Ha

$3,705
5320

2010

1/21/2010

1/21/2011
138

$439,950
$438,980

$435,980

$439,990

On The Market

On The Market

2254595

24 Toni Ct
Center Moriches
33
$438,990
Condo
Zinfandel lii
Det

6

2

2.5

Eik

Full

Gas

Ha

$3,705
$320

2010

1/21/2010

1/21/2011
138

$439,980
$436,990

$439,990

$439,880

2239551

Unit 13 Seatuck Ave
Eastport
11
$444,000
Condo
Mallard
Att

7

2

2.5

Eik

Fult

Gas
Ha

54,750
5250

2009

Pond

Y

55
11/16/2009

9/1/2010
204

$438,000
$444,000

$444,000

$444,000



“Side By"Side Listﬁ?ng Compam;'ison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuet

Heat
(Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adutt
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

— Information herein deemed reliable but not guaranteed; * denotes a change in the data —

Subject Property On The Market On The Market
Photo
Not
Available

2239576 2274969
Unit 16 Seatuck Ave 10 Symphony Dr

EASTPORT Eastport Lake Grove
" 11
$444,000 $449,000

Condo Conde Homeowner Assoc
Mallard Bach
Alt At
7 ]

2 2 2

2 2.5 2

Eik Eik Eik

Fult Full None
N N
1 0
Gas Gas
Ha Ha

1 1 1

$6,000 54,750 $5,289
$250 $375

$250
2009 2007
N N
Y N
Pond
Y Y
55 55
11/16/2009 3/26/2010
9/1/2010 12/26/2010
204 74
$439,000 $449,000
$444,000 $449,000

$349.000 - 449,000 $444.000 $449,000
$444,000 $449,000

On The Market

B
2284327
163 Symphony Dr
Lake Grove

11

5449900
Homeowner Assoc
Adagic

Alt

5

2

2.5

Eik

None

N

0

Gas

Ha

q

$4,500

5375

2007

N
N

Y

55
4/23/2010

10/23/2010
46

$459,000
$449,900

$449,900

$445,900

On The Market

2270404
32 Symphony Dr
Lake Grove
11
$449,900
Conde
Bach

Att

6

2

2.55

Eik

None

Gas
Ha

55,458
$375
560

2006

Y

55
322010

12H12/2010
a8

$465,900
$449,900

$449,900

$448,900



Side By Side Ligting Comparisén

Subject Property On The Market On The Market On The Market On The Market
Photo
Not
Available
ML# 2298907 2234986 2202650 2292840
Address 3 Cottage Dr 80 Pond Cir 43 Stoneleigh Dr 45 Stoneleigh Dr
Town EASTPQORT Bohemia Mt. Sinai Riverhead Riverhead
School Dist # 7 7 2 2
Price $449,800 $449,900 $450,000 $450,000
Type Own Condo Condo Condo Condo Condo
Model Name Cottage Dorchester The Aspen The Birch
Det/Att 5d Det Aftt Alt
Rooms 5 3] 5 5
Bedrocms 2 2 2 2 2
Baths 2 2 2 2 2.5
Kitchen Type Eik Eik Eik Eik Eik
Basement Full None Full None None
Fin Bsmt N N N N
# Fireplaces 1 1
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6,000 $9,609 54,601 $4,550 $4,250
Com Chgs $355 3316 %285 $285
Maintenance $250
Fpprox. Year 2005 2005 2007 2007
Waterfront N Y N N
Waterview N Y N N
‘é\fstgrfmnt Pond
Adult
Community Y Y Y Y
Minimum Age 55
Listing Date 6/8/2010 10/31/2009 2/7/2010 2/7/2010
Cantract Date
Title Date
Exp Date 12/31/2010 10/30/2010 5/18/2011 5/19/2011
EA?F’EE?“ 0 220 121 121
Original Price $449,900 $475,000 $450,000 $450,000
Listing Price $449,900 $449,900 $450,000 $450,000
Sold Price
Adjustments
Price $349,000 - $449,000 $449,900 $449,900 $450,000 $450,000
Adjustment
Adjusted Price $449,900 §$449,900 $450,000 $450,000

-- Infarmation herein deemed reliable but not guaranteed; * denoles a change in the data



J Side By Side Listing Comparison

Subject Property On The Market 0On The Market On The Market On The Market
L T
Photo
Not
Available
MLE 2247631 2238004 2254604 2121409
Address 13 Vitla Premenade 34 Blair Dr 2 Toni Ct 14 Avery Ln
Town EASTPORT Bay Share Setauket Center Moriches Miller Place
School Dist # 1 1 a3 8
Price $459,300 $459,800 $453,990 $465,000
Type Own Condo Condo Homeowner Assoc Cando Condo
Model Name Villa Poquott Zinfandel i Zinfandel
Det/att Alt Det Sd Att
Rooms 7 6 6 8
Bedrooms 2 3 2 2 2
Baths 2 25 2.5 25 25
Kitchen Type Eik Eik Eik Eik Eik
Basement Full Ful Fuil Full Full
Fin Bsmt N N N Y
# Fireplaces 1 1 1
Fuel Gas Gas Gas Gas
Heat Ha Hw Ha Ha
Garage 1 1 1 2 1
Taxes $6,000 §10,700 $6,500 54,288 $7.179
Com Chgs $210 $350 $320 325
Mainienance $250Q
Sppiox. Year 2007 2007 2010 2005
Waterfront N N N N
Waterview N Y N N
Waterfront
Desc
Adult
Community N Y M Y
Minimum Age a5 55
Listing Date 4/10/2007 11/4/2009 1/20/2010 9/30/2008
Contract Date
Tille Date
Exp Date 6/30/2010 7/1/2010 1/20/2011 10/1/2010
Days O 1155 216 139 616
Originat Price $499,500 $469,300 $458,890 $495,000
Listing Price $459,800 $459,900 $459,990 $465,000
Sold Price
Adjustments
Price $348,000 - $449,000 $459,800 $458,900 $459,930 $465,000
Adjustment
Adjusted Price $459,800 $459,900 $458,990 $465,000

- Informaticn herein deemed reliable but not guaranteed; * denotes a change in the data —



| Side By Side Listing Comparison

Subject Property

Photo
Not
Available

ML#
Address

Town EASTPORT

School Dist #

Price

Type Own Condo
Model Name

Det/Att

Rooms

Bedrooms 2
Baths 2
Kitchen Type Eik
Basement Full
Fin Bsmt

# Fireplaces

Fuel

Heat

Garage 1
Taxes $6,000
Com Chgs
Maintenance %250

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adiustments

Price $349,000 - $449,000

Adjustment
Adjusted Price

- Infarmation herein deemed reliable but not guaranteed; *denotes a change in the data -

©n The Market

2208663
184 Tempo PI
Eastport
11
$469,000
Condo
Bravo
Det

5

2

2

Eik

None

Gas
Hw

$6.300

2005

7/30/2009

3/30/2011
313

$469,000
$469,000

$469,000

$469,000

©n The Market

2274811

VOn The Market

R

7 Cottage Dr
Bohemia

7

$469,000
Condo
'Cottages' Condo 2007
Det

5

2

2

Eik

None

Gas
Ha

1
$9,609
$355

2007

N
N

Y

55
3/25/2010

9/30/2010
75

$489,000
$469,000

$469,000

$469,000

2289521

18 Arielle Ct
Hauppauge
6

$469,000
Homeowner Assoc
Amhurst
Det

6

3

2.5

Eik

Crawl

Gas
Ha

$5,808
$250

2004

5/8/2010

11/8/2010
31

$484,500
$469,000

$469,000

$469,000

On The Market

2269533
164 ira Rd
Mt. Sinai
7
$469,900
Condao
Fairmont
Att

6

2

2

Eik

Full

N

1

Gas

Ha

1

$5,840
3317

2010

Y

55
3/8/2010

9/8/2010
92

$469,900
$469,900

$469,900

$469,900



-

Side By Side Listinngomparison

ML#
Address
Town
Schoof Dist #
Price

Type Own
Model Name
Det/Att
Raoms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat

Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Titte Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price

Adjustment
Adjusted Price

Subject Property

On The Market

EASTPORT

Condo

2
2
Eik
Full

1
$6,000

$250

$349,000 - $449,000

-- Information herein deemed reliable but not guaranteed; * denotes a change in the data ~

IHI
2254648
17 Emilie Dr
Center Moriches
33
$469,990
Condo
Chablis
Sd
5}
2
2.5
Eik
Full

Gas

Ha

$4,4B4
$320

2010

1/20/2010

1/20/2011
139

$485,590
$469,990

$469,990

$469,950

On The Market

On The Market

225461

1 Toni Ct
Center Mariches
33
$469,930
Condo
Chablis
Sd

5]

2

2.5

Eik

Full

Gas

Ha

54,484
5320

2008

1/20/2010

1/20/2011
139

$469,590
$469,990

$469,990

$469,990

2217813

182 Captains Way
Bay Shore

1

$469,930
Homeowner Assoc
Commodare

Det

6

2

2

Eik

None

Elec
Pump

$14,206
$566
3128

2138

8/1/2009

§/2/2010
280

$499,950
$469,990

$469,930

$469,990

On The Market

2279968
136 Ira Rd
Mt Sinai
7
$474,900
Condo
Fairmont
Det

6

2

2

Eik

Fult

Gas
Ha

$5,600
$3t7

2009

Y

55
4/9/2010

10/9/2010
60

$474,800
$474,900

$474,900

$474,900



" Side By Side Listing Cgmparison

Subject Property On Tha Market
Photo
Not
Available
ML# 2224450 2254599
Address 27 Eagle Cir 23 Emilie Dr
Town EASTPORT Bohemia Center Moriches
School Dist # 7 33
Price $475,000 $479,990
Type Own Condo Homeowner Assoc Condo
Model Name Berkshire Beaujolais
Det/Att Att Sd
Rooms 7 7
Bedrooms 2 3 2
Baths 2 2.5 3
Kitchen Type Eik Eik Eik
Basement Full Crawl Full
Fin Bsmt N N
# Fireplaces 0 1
Fuel Gas Gas
Heat Ha Ha
Garage 1 1 2
Taxes $6,000 59,941 $4,679
Com Chgs 3450 320
Maintenance $250
Approx. Year 2006 2010
Waterfront N N
Waterview N N
Waterfront
Desc
Adult
Community N Y
Minimum Age
Listing Date 9/23/2009 1/21/2010
Contract Date
Title Date
Exp Date 6/24/2010 1/21/2011
Criginal Price $499,000 $450,000
Listing Price $475,000 $479,990
Sold Price
Adiustments
Price $349,000 - $449,000 $475,000 $479,990
Adjustment
Adjusted Price $475,000 $479,990

- Information herein deemad refiable but not guaranteed; * denotes a change in the data —

On The Market

2254626
4 Toni Ct
Center Moriches
33
$479,990
Condo
Beaujolais
Sd

7

2

3

Eik

Full

Gas
Ha

54,679
$320

2010

1/20/2010

1/20/2011
139

$479,990
$479,990

$479,890

$479,980

On The Market

2254830

20 Toni Ct
Center Moriches
33

$479,990
Homeowner Asscc
Lillet

Att

6

2

2.5

Eik

Fuit

Gas

Ha

$5,945
$320

2010

1/20/2010

1/20/2011
139

$479,090
$479,990

$479,900

$479,990



Side By Siﬁefisting Compar?éonH

Cn The Market
TR

Subject Property
Photo
Not
Available
ML#
Address
Town EASTPORT
School Dist #
Price
Type Own Condo
Model Name
Det/Att
Rooms
Bedrooms 2
Baths 2
Kitchen Type Eik
Basement Full
Fin Bsmt
# Fireplaces
Fuel
Heat
Garage 1
Taxes 56,000
Com Chgs

Maintenance %250

Approx. Year
Built

Waterfront
Waterview

Waterfrant
Desc

Aduilt
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments

Price $348,000 - $449,000

Adjusiment
Adjusted Price

2254633
7 Teni Ct
Center Moriches
33
$479,900
Condo
Lillet

Sd

5]

2

25

Eik

Fuli

Gas
Ha

$4,484
$320

2010

1/20/2010

1/20/2011
139

5479,990
$479,990

$479,990

$479,890

T

On The Market

Cn The Market

On The Market

2254639
5 Toni Ct
Center Moriches
33
$489,990
Condo
Pinot Noir
Sd

5}

2

2

Eik

Full

N

1

Gas

Ha

2

54,094
$320

2010

N
N

1/20/2010

1/20/2011
139

$489,990
$489,990

$489,890

$489,990

- Information herein deemed reliable but nat guaranteed;

Photo
Not
Available

2254642

15 Emilie Dr
Center Moriches
33
$489,990
Condo
Beaujolais
Sd

7

2

3

Eik

Fuli

Gas
Ha

$4,679
$3z0

2010

1/20/2010

1/20/2011
139

$489,990
5485,990

$485,990

$489,990

* denotes a change in the data —

2238399
48 Eagle Cir
Bohemia
7
$494,000
Condo
Berkley
Dat

6

3

2.5

Eik
Crawl

Gas

Ha

1
510,448

2006

11/2/2009

9/30/2010
218

$494,000
$494,000

$494,000

$494,000



) Side By Side Li;ting Cmomparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Alt
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx, Year
Built

Waterfront
Waterview

Waterfront
Desc

Aduli
Community

Minimum Age
Listing Date
Coniract Date
Title Date
Exp Date

Days On
Market

Originaf Price
Listing Price
Sold Price

Adjustmenis

Price
Adjustment
Adjusted Price

Subject Property On The Market On The Market
Photo
Not
Available

2279044 2298710
115 Manitou Trl 29 Eagle Cir

EASTPORT Kings Park Bohemia
5 7
$459,000 $499,000

Condo Condo Condo
Belmont Aujobon
Det Det
6 8

2 3 3

2 2.5 2.5

Eik Eik Eik

Full Full Crawl

N

Gas Gas
Hw Hw

1 1 1

$6,000 $5,648 %$10,550
$395

5250
2004 2008
N N
N N
N N
1/4/2010 6/8/2010
7/4{2010 12/B/2010
185 0
$505,000 $499,000
$499,000 $499,000

$349,000 - $448,000 $499,000 $499,000
$498,000 $499,000

-- Information herein deemed reliabie but not guaranteed; * denctes a change in the data --

On The Market

2156071
1202 Aerie Way
E. Quogue
17
$499,000
Condo
2-Story
Det

5

2

2

Eik

Nong

Gas
Ha
$2,109

5289
2004

2/12/2009

6/11/2010
481

$499,000
$499,000

$489,000

$489,000

On The Market

2288205

49 Louden Loop
Mt. Sinai

7

$499,000
Homeowner Assoc
Astor

Det

7

3

3

Eik

None

Gas
Ha

2
$9,931
$295

2007

N
N

5/4/2010

11/4/2010
35

$499,000
$499,000

$499,000

$499,000




| Side By Side Listing Comparison

Subject Property On The Market
S
Photo
Not
Available

MLE 2258738
Address 31 Qak Run
Town EASTPORT Stony Brook
School Dist # 1
Price $498,000
Type Cwn Condo Condo
Modet Name Meodel A-Renovated
Det/Att Sd
Rooms 8
Bedrooms 2 2
Baths 2 3
Kitchen Type Eik Ef
Basement Full Full
Firn Bsm¢ Y
# Fireplaces 1
Fuel Gas
Heat Ha
Garage 1 2
Taxes $6,000 $6,211
Com Chgs $300
Maintenance $250

X. Ye
agpron e
Waterfront N
Waterview N
Waterfront
Desc
Aduit Y
Community
Minimum Age 55
Listing Date 2/2/2010
Contract Date
Title Date
Exp Date 21212011
Days On
Market 26
Original Price $529,000
Listing Price $499,000
Sold Price
Adjustments
Price $349,000 - $449,000 $499,000
Adjustment
Adjusted Price $499,000

- Information herein deemed reliable but not guaranteed; * denotes a change in the data —

On The Market

2266167

52 Eagie Cir
Bohemia

7

$499,000
Homeowner Assoc
Berkeley

Alt

7

3

2.5

Eik

Crawl

Gas
Ha
$8,958

5450
2006

3/1/2010

6/30/2010
99

$499,000
$489,000

$498,000

$489,000

On The Market

2297259

34 Golden Spruce Dr
Calverton

2

$459,000
Hemeowner Assoc
Applegate

Det

7

3

3

Eik

None

(Gas
Ha

$5,105
$300

2005

Y

55
6/3/2010

10/3/2010
5

$499,000
$498,000

$499,000

$4395,000

Under Contract

2269009
1238 Kirkland Ct
Central Islip
13
$304,500
Condo

Elm

Att

5

2

2

Eff

Nene

N

Gas
Ha

1
56,687
3357

2010

N
N

3/9/2010
3/9/2010

3792011
0

$304.800
$304,900

$304,800

$304,900




Side éy Side Lismting; CmampaFison

ML#
Address
Town
School Dist#
Price

Type Own
Medel Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfroni
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

2
2
Eik
Full

1
$6,000

$250

$349,000 - $449,000

Under Coniract

2288323
1046 Kirkland Ct
Central Islip
13
$304,900
Condo
Birch

Att

4

2

2

Eik

None

Gas
Ha

$6,757
$357

2010

5/5/2010
5/122010

5/5/2011
7

$304,900
$304,900

$304,900

$304,900

Under Contract

Under Contract

Under Contract

e
2176855
1141 Kirkland Ct
Central Islip
13
$305,400
Condo
Willow
Alt
S
2
2
Eff
None
N

Gas
Ha

$6,238
$357

2009

4/20/2009
2/25/2010

4/20/2010
31t

$310,000
$305,400

$305,400

$305,400

2221718
231 Kettles Ln
Medford
12
$319,999
Condo
Delmar
Att

7

2

2.5

Eik

Full

Gas
Ha
$7,237

3350
2005

9/15/2009
2/18/2010

8/15/2(10
156

$319,009
$319,999

$319,999

$319,9989

2202058
80 Maler Ln
Patchogue
24
$324,900
Condo
Crescent
Alt

7

2

2.5

Eff

None

N

Gas
Hw

$4,130
$155

2007

7/8/2009
4/28/2010

7/31/2010
294

$349,000
$324,900

$324,900

$324,900

— Infermation herein deemed reliabie but not guaranteed: * denotes a change in the data —



I Side By Side L'Esting Comp;rison

Subject Property Under Contract Under Contract Under Contract Under Contract
Photo Photo
Not Not
Available Availabie
ML# 2188973 2237089 2173972 2018562
Address 110 Maya Cir 35 Warwick Row 3 New Castle Ct 104 Jackie Ct
Town EASTPORT Central Islip Riverhead Riverhead Patchogue
School Dist # 13 2 2 24
Price $359,000 $365,000 $365,000 $369,000
Type Own Condo Condo Condeo Condo Condo
Model Name Sierra The Birch The Birch Riverside
Del/Att Att Det Attt Att
Rooms 7 5 5 6
Bedrooms 2 2 2 2 3
Baths 2 2.5 2.5 2.5 2.5
Kitchen Type Eik Combo Eik Eik Eik
Basement Full Nane None None Full
Fin Bsmt N N N N
# Fireplaces
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6,000 58,352 §4,250 $4,250 §3,772
Com Chgs $50 $263 3263 5308
Maintenance $250 $256
[phrox. Year 2008 2007 2008 2008
Waterfront N N N N
Waterview N N N N
Waterfront
Desc
Adult
Community Y Y Y N
Minimum Age 55 55 55
Listing Date 5/27/2009 11/7/2009 4/9/2009 11/2/2007
Contract Date 9/28/2009 11/7/2009 10/6/2009 5/24{2010
Title Date
Exp Date 11/25/2010 1/7/12010 12/1/2009 B/1/2010
,?d?r’fe?“ 124 0 180 934
Original Price $359,000 $365,000 $365,000 §519,000
Listing Price $359,000 $365,000 $365,000 $369,000
Sold Price
Adjustmenis
Price $345,000 - $449,000 $359,000 $365,000 $365,000 $369,000
Adjustment
Adjusted Price $359,000 $365,000 365,000 $369,000

-- Information herein deemed reliable but not guaranteed; * denotes a change in the data —



Side By SidemLésting Con:pariscn

Subfect Property

Under Coniract

Under Contract

Under Contract

Photo
Not
Avaijlable
MLE 2020570
Address 107 Jackie Ct
Town EASTPORT Patchogue
Schoot Dist # 24
Price $369,000
Type Own Condo Condo
Model Name Riverside
Det/Att Att
Rooms B
Bedrooms 2 3
Baths 2 2.5
Kitcher Type Eik Eik
Basement Fuil Full
Fin Bsmt N
# Fireplaces
Fuel Gas
Heat Ha
Garage 1 1
Taxes $6,000 33,772
Com Chgs %308
Maintenarice  $250
Approx. Year
A 2008
Waterfront N
Waterview N
Waierfront
Desc
Adult N
Community
Minimum Age
Listing Date 11/8/2007
Contract Date 4/22/2010
Title Date
Exp Date 8/1/2010
Days On
Ma¥ket 896
Original Price $518,000
Listing Price $369,000
Scold Price
Adiustments
Price $349,000 - $449,000 $369,000
Adjustment
Adjusted Price $369,000

- Informalion herein deemed rellable but not guaranteed; * denoies a change in the data —

Photo
Not
Availabie

2260032
41 Warwick
Riverhead
2
$375,000
Condo
The Aspen
Alt

5

2

2

Eik

None

Gas

Ha

1

$4,550
$285,000

2008

N
N

Y

55
2/712010
2/7/2010
B/7/2010
0

$375,000
$375,000

$375,000

$375,000

Under Confract

2216860
275 Medea Way
Central Islip
13
$375,000
Condo
Magnalia
Att

8

4

3

Comba

Fufl

Gas
Ha

$9,215
549
5254

2008

8/28/2009
12/6/2009

5/26/2010
100

$375,000
$375,000

$375,000

$375,000

2210231

14 Sugar Pine Ln
Bay Shore

1

$379,000
Condo
Mystic Pines
Aft

5

2

35

Combo

Full

Gas

Ha

1
510,126
$281

2005

N
N

8/5/2009
4/12/2010

5/52010
250

$359.000
$379,000

$379,000

$379,000



| Side By Side Listing Comparison

Subject Property Under Contract Under Contract Under Contract Under Coniract
Photo
Not
Available
ML# 1943956 1943957 2223560 2020593
Address & Villa Promenade 6 Villa Promenade 64 Pond Cir 119 Jackie Ct
Town EASTPORT Bay Shore Bay Shore Mt. Sinai Patchogue
School Dist # 1 1 7 24
Price $390,000 $395,000 $395,000 $399,000
Type Own Condo Condo Condo Homeowner Assoc Condo
Model Mame Villa Promenade Villa Brighton Newport
Det/Alt Att Aft Att Alt
Rooms 7 7 6 5
Bedrooms 2 3 3 2 2
Baths 2 2.5 2.5 2 2.5
Kitchen Type Eik Eik Eik Eik Eik
Basement Fuli Full Full Full Fult
Fin Bsmt N N N N
# Fireplaces 0 1
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes 56,000 $10,700 $10,700 $5.227 §3,377
Com Chgs 5210 $210 $316 $308
Maintenance $250
£pprox. Year 2007 2007 2006 2009
Waterfront N N N N
Waterview N N N Y
Waterfront
Desc
Aduit
Community N N Y N
Minimum Age
Listing Date 4110/2007 4/10/2007 9/21/2009 11/8/2007
Confract Date 3/17/2010 12/1/2009 3/22/2010 21512010
Title Date
Exp Date 6/30/2010 12/31/2009 9/22/2010 8/1/2010
ﬂiﬁe‘[’” 1072 966 182 820
Qriginal Price $63%,000 649,000 $438,000 $489,000
Listing Price $390.000 $395,000 $395,000 $399,000
Sold Price
Adjustments
Price $349,000 - 449,000 $390,000 $395,000 $385,000 $399,000
Adjustment
Adjusted Price $390,000 $395,000 $395,000 $399,000

- Information herein deemed reliable but not Quaranteed; *denotes a change in the data



Side By Side Listing Comparison

Subject Property
Photo
Not
Availabie
MLR
Address
Town EASTPORT
School Dist #
Price
Type Own Condo
Modet Name
Det/Att
Rooms
Bedrcoms 2
Baths 2
Kitchen Type Eik
Basement Full
Fin Bsmt
# Fireplaces
Fuel
Heat
Garage 1
Taxes $6,000
Com Chgs

Maintenance $250

Approx. Year
Built

Waterfront
Watarview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments

Price $349,000 - $449,000

Adjustment
Adjusted Price

— Informatian herein deemed reliable but not guaranteed; *denotes a change in the data —

Under Contract

2282589
11 Yosemite Cir
Bohemia

5

$399,900
Hemeowner Assoc
Bayberry

Det

5

2

2.5

Eik

Full

Gas
Ha

1
$6,800
$307

2006

N
N

4/18/2010
4/29/2010

8/31/2010
"

$399,900
$399,900

$399,9C0

$399,900

Under Contract

Under Contract

Under Contract

2242673
26 Corat Ln
Sayville

4

$409,000
Homeowner Assoc
Birch

Det

5

2

2.5

Eff

None

N

Gas
Ha

§7,300
3310

2008

12{1/2009
4/25/2010

6/1/2010
145

$409,000
$408,000

$405,000

$409,000

2242713
43 Coral Ln
Sayville

4

$419,000
Homeowner Assoc
Aspen

Al

5

2

2.5

Eff

None

N

Gas
Ha

1
$6,000
5310

2008

N
N

12/1/2009
4/22/2010

6/1/2010
142

$419,000
$419,000

$419,000

$419,000

1943966
10 Villa Promenade
Bay Shore
1
$430,000
Condo
Villa

Aft

7

3

2.5

Eik

Full

Gas

Ha

1
$10,700
$210

2007

N
N

4/10/2007
10/30/2009

12/31/2009
934

$649,000
$430,000

$430,000

$430,000



} Side éy Side Listing 6om$ari§on

Subject Property
Photo
Not
Available
ML#
Address
Town EASTPORT
Schoot Dist #
Price
Type Own Condo
Mode! Name
Det/Alt
Rooms
Bedrooms 2
Baths 2
Kitchen Type Eik
Basement Fuill
Fin Bsmt
# Fireplaces
Fuel
Heat
Garage 1
Taxes 56,000
Com Chgs

Maintenance $250

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments

Price $349,000 - $449,000

Adjustment
Adjusted Price

- Informatfon herein deemed reliabie but not guaranteed; *denotes a change in the data —

Under Contract

1943961
9 Villa Promenade
Bay Shore

1

$430,000

Condo

Villa

Att

7

3

2.5

Eik

Full

Gas

Ha

1
$10,700
$210

2007

N
N

4/10/2007
3/5/2010

6/30/2010
1060

$649,000
$430,000

$430,000

$430,000

Under Contract

2237376

33 Symphony Dr
Lake Grove

11

$435,000
Homeowner Assoc
Adagio

Aftt

5

2

2.5

Eik

None

Gas
Ha

1
$5,289
$375

20086

N
N

Y

55
11/9/2009
91112010

71012010
183

$459,500
§435,000

$435,000

$435,000

Under Contract

Under Confract

2020610
124 Jackie Ct
Patchogue
24
$439,000
Condo
Newport
Att

5

2

25

Eik

Full

Gas
Ha

1
$3,377
5308

2009

Y
Y

11/8/2007
2/23/2010

8/1/2010
838

$489,000
$439,000

$439,000

$439,000

2018598
117 Jackie Ct
Patchogue
24
$439,000
Condo
Riverside
Aft

il

3

25

Eik

Full

Gas
Ha

53,772
$308

2009

11/2/2007
4/26/2010

8/1/2010
906

$575,000
$439,000

$439,000

$439,000



Side By Side Listing Comparison

Subject Property Under Confract Under Contract
Photo
Not
Available
ML# 2018637 2176578
Address 135 Jackie Ct 33 Coral Ln
Town EASTPORT Patchogue Sayville
Schocl Dist # 24 4
Price $439,000 $449,000
Type Own Condo Condo Condo
Model Name Riverside Aspen
Det/Att Att Att
Rooms 6 il
Bedrooms 2 3 2
Baths 2 25 25
Kitchen Type Eik Eik Eik
Basement Full Full None
Fin Bsmt N N
# Fireplaces
Fuel Gas Gas
Heat Ha Ha
Garage 1 1 1
Taxes $6,000 53,772 %8,000
Com Chgs 5308 5275
Maintenance $250
ppprox. Year 2009 2008
Waterfront N N
Waterview Y N
Waterfront
Desc
Aduilt
Community N Y
Minimum Age 55
Listing Date 11/2/2007 4/18/2009
Contract Date 12/31/2009 7/20/2009
Title Date
Exp Date 8/1/2010 18/18/2009
b On .
Original Price $579,000 $449,000
Listing Price $439,000 $449,000
Sold Price
Adjustments
Price $349,000 - $449,000 $439,000 $449,000
Adjustment
Adjusted Price $439,000 $449,000

-~ Information herein deemed reliable bui not guaranteed;

Under Contract

Under Contract

2284061

88 Brianna Dr
E. Setauket

1

$449,930
Homeowner Assoc
Poquot

Att

5

2

25

Eik

FuH

Gas
Ha

57,239
$485

2005

Pond

Y

55
42012010
4/2712010

4/20/2011
7

$449,980
$449,950

$445,990

$449,990

* denotes a change in the data -~

1943969

12 Villa Promenade
Bay Shore
1
$459,500
Condo
Villa

Att

7

3

25

Eik

Fuft

Gas

Ha

1
$10,700
5210

2007

N
N

4/10/2007
4/2/2010

6/30/2010
1088

$659,000
$459,500

$459,500

$459,500



..,, Side By Side Lis%ing"Cohpa”risén

Subject Property Under Contract Under Coniract Recenlly Sold Recently Sold
Photo
Not
Availahle
ML# 2020616 2018608 2142859 2262546
Address 121 Jackie Ct 122 Jackie Ct 34 Stahiman Ln 232 Kettles Ln
Town EASTPORT Patchogue Patchogue Patchogue Medford
School Dist # 24 24 24 12
Price $479,000 $479,000 $300,000 $300,000
Type Own Condo Condo Condec Condo Condo
Model Name Riverside Riverside Arbaor Brighton
Det/Att At Aft Att Att
Rooms 8 6 6 7
Bedrooms 2 3 3 2 2
Baths 2 25 2.5 2.5 2.5
Kitchen Type Eik Eik Eik Eik Eik
Basement Fuil Full Fuil None Fult
Fin Bsmt N N N N
# Fireplaces 0
Fuel Gas Gas Gas Gas
Heat Ha Ha Hw Ha
Garage 1 1 1 1 1
Taxes £6,000 53,772 53,772 $4,130 $6,681
Com Chgs 3308 3308 $150 $367
Maintenance $250
Approx. Year | 2009 2009 2007 2005
Waterfront N Y N N
Waterview Y Y N N
Waterfront
Desc
Adult
Community N N N N
Minimum Age
Listing Date 11/8/2007 117212007 12/23/2008 2/16/2010
Contract Date 10/29/2005 8/10/2009 11/3/2009 428/2010
Title Date 17222010 5/25/2010
Exp Date B/1/2010 8/1/2010 12/30/2009 B/16/2010
512‘:58?” 721 647 315 71
Original Price $589,000 $5B0,000 $379,000 $319,500
Listing Price $479,000 $479,000 $305,000 $319,500
Sold Price $300,000 $300,000
Adiusiments
Price $349,000 - $449,000 $479,000 $479,000 $300,000 $300,000
Adjustment
Adjusted Price $479,000 $475,000 $300,000 $300,000

- Information herein deemed reliable but not guaranteed; *denotes a change in the data —



Side By Side Listing Comparison

Subject Property Regenlly Sold

Recently Sold

Recentlly Sold

Photo
Not
Available
ML# 2264390 2163566
Address 152 Kettles Ln 140 Kettles Ln
Town EASTPORT Medford Medford
Schoot Dist # 12 12
Price $300,000 $302,500
Type Own Condo Condo Condo
Model Name Del Mar Ashton
Det/Att Alt Sd
Reoms 7 7
Bedrooms 2 2 3
Baths 2 2.5 2.5
Kitchen Type Eik Eik Eik
Basement Full Fuilt Full
Fin Bsmt N N
# Fireplaces 0 1
Fuet Gas Gas
Heat Ha Ha
Garage 1 1 1
Taxes $6,000 57,474 §7,249
Com Chgs $367 $351
Maintenance $250
Approx. Year 2005 2005
Waterfront N N
Waterview N N
Waterfront
Desc
Adult
Community N N
Minimum Age
Listing Date 2/26/2010 3/9/2009
Contract Date 3/20/2010 6/1/2009
Title Date 4/20/2010 7130/2009
Exp Dale 8/26/2010 3/4/2010
oy 2 o
Original Price $319,000 $338,725
Listing Price $315,000 $338,725
Scld Prica $300,000 $302,500
Adjustments
Price $349,000 - $449,000 $300,000 $302,500
Adjustment
Adjusted Price $300,000 $302,500

- Infarmation herein deemed reliable but not guaramieed;

2178028
1123 Kirkland Ct
Centrai islip

13

$305,400
Condo

Birch

Att

4

2

2

Eik

None

Gas
Ha

1
36,521
$357

2009

N
N

4/22/2009
10/10/2009
2/12/2010
4/22/2010

171

$337,000
$305,400
$305,400

$305,400

$305,400

* denotes a change in the data —

Recently Sold

2193453

1501 Aerie Way
E. Quogue
17
$310,000
Condo
Thd

Sd

5

2

2

Eff

None

N

Gas
Ha

$2,056

$289
2004

Y

62
6/9/2008
10/20/2009
12/10/2008
12/31/2009

133

$299,000
$330,000
$310,000

$310,000

$310,000




ASide By SideAListing ConTpa?ison B

Subject Property Recently Sold Recently Sold Recently Sold Recently Sold
Photo
Not
Available
ML# 2206502 2115191 2178066 2178078
Address 84 Mutberry Commons 1337 Kirldand Ct 1143 Kirkland Ct 1145 Kirkland Ct
Town EASTPORT Riverhaad Central Islip Central islip Central Islip
School Dist # 2 13 13 13
Price $310,000 $314,500 $314,900 $314,900
Type Own Condo Condo Condo Condo Condo
Modet Name Balmoral Elm Birch Birch
Det/Aft Alt Att Att Aft
Rooms 5 5 4 4
Bedrocoms 2 2 2 2 2
Baths 2 2.5 2 2 2
Kitchen Type Eik Eik Eff Eik Eik
Basement Fui| Fulf Norie None None
Fin Bsmt Y N N N
# Fireplaces 1
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6,000 $3,300 36,687 $6,757 56,757
Com Chgs $220 §357 3357 $357
Maintenance %250
QE{?{"“' Year 2005 2009 2009 2009
Waterfront N N N N
Waterview N N N N
Waterfront
Desc
Adult
Community N N N N
Minimum Age
Listing Date 7/23/2009 9/10/2008 4/22/2009 4/22/2009
Contract Date 1/4/2010 6/1/20089 7/18/2009 10/24/2009
Titte Date 4/30/2010 12/15/2008 1/27/2010 3/4/2010
Exp Date 3/31/2010 9/10/2009 4/22/2010 4/22/2010
a?rfe?” 165 264 87 185
Original Price $359,000 $335,000 $346,000 $346,000
Listing Prica $324,000 $335,000 $314,900 $314,900
Sold Price $310,000 $314,900 $314,900 $314,900
Adiustments
Price $345,000 - $449,000 $310,000 $314,800 $314,900 $314,900
Adjustment
Adjusted Price $310,000 $314,900 $314,800 $314,900

-- Information herein deerned reliable but not guaranteed; *denotes a change in the data —



Side By Side Listing &mparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Del/Alt
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Coniract Date
Tille Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

]

Eik
Full

$6,000

$250

$349,000 - $445,000

-« Information herein deemed reliable but not guaranteed; * denotes a change in the data -

2242638
56 Rialto Way
Patchogue
24
$315,000
Condo
End Unit
Att

8

2

25

Eff

None

N

0

Gas

Ha

i

54,100
$150

50

2007

12/1/2009
1/15/2010
3/10/2010
5/31/2010

45

$325,000
$325,000
$315,000

$315,000

$315,000

2177975
40 Cranberry Cir
Medford
12
$317,000
Condo
Carisle
Alt

9

3

25

Eik

Full

Gas
Ha

56,302
3370

2005

2/14/2008
5/21/2009
6/29/2009
B/6/2009

462

$319,990
$319,990
$317,000

$317,000

$317,000

Recently Sold

Recently Sold

2244644 2197128
41.04 Saint Andrews Ave 1407-246 Middle Rd
Riverhead Calverton
2 2
$319,000 $320,000
Condo Homeowner Assoc
Maidstone Hampton
Att Det
6 B
2 3
2.5 2
Eik Eik
None Full
N N
1 1
Gas Gas
Ha Ha
1 2
$3,955 $5,950
$300 5475

50
2005 2004
N N
N N
Y Y
55 55
12/10/2009 6/22/2009
41712010 12/23/2009
4130/2010 4j27/2010
6/10/2010 6/22/2010
118 184
$349,000 $340,000
$329,000 $330,000
$319,000 $320,000
$319,000 $320,000
$319,000 $320,000



“Side By Side Listing Comparison

Subject Property Recently Sold Recently Soid Recently Sold Recently Sold
Photo
Not
Available
ML# 2157587 2218471 2208710 2175444
Addrass 1407-232 Middle Rd 703 Willow Pond Dr 8 Pond Cir 1407-219 Middle Rd
Town EASTPORT Calverton Riverhead Mt. Sinai Calverion
School Dist # 2 2 7 2
Price $325,000 $325,000 $327,000 $330,000
Type Own Condo Homeowner Assoc Condo Condo Homeowner Assoc
Model Name Hampton Town House Dorchester Hamptan
Det/Att Det Att Det Det
Rooms 8 5 5 8
Bedrooms 2 3 2 2 3
Baths 2 2 2.5 2 2
Kitchen Type Eik Eik Eik Eik Eik
Basement Full Full Full Full Full
Fin Bsmt N P N
# Fireplaces 1 1 1 1
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 2 1 1 1
Taxes $6,000 $6.097 $4,852 $4,971 $6,500
Com Chgs 5475 5291 $317 $468
Maintenance $250 50
Eoprox. Year 2006 2005 2006 2008
Waterfront N N N N
Waterview N N N N
Waterfront
Desc
Aduit
Community Y N Y Y
Minimum Age 55 55 55
Listing Date 2/5/2009 9/1/2009 7/31/2009 4/14/2009
Contract Date 11/16/2009 2/25/2010 B/27/2009 9/10/2009
Tille Date 4/6/2010 4/26/2010 11/24/2009 10/8/2009
Exp Date 1/31/2010 8/31/2010 1/30/2010 7/30/2009
Hays on 284 177 58 149
Qriginal Price $360,000 $359,900 $339,990 $343,700
Listing Price $360,000 $339,900 $334,990 $343,700
Sald Price $325,000 $325,000 $327,000 $330,000
Adiustments
Price $349,000 - $449,000 $325,000 $325,000 $327,000 $330,000
Adjustment
Adjusted Price $325,000 $325,000 $327,000 $330,000

-- Infarmatien herein deemed reliable but not quaranieed; * denotes a change in the data -



Side By Side Listing Comparisgz

Subject Property Recently Sold Recenlly Sold Recently Sold Recenlly Sold
Photo
Not
Available
ML# 2235093 2172701 2173382 2187939
Address 63 Crossbar Rd 56 Crossbar Rd 38 Cranberry Cir 2103 Cedar Path
Town EASTPQRT Medford Medford Medford Riverhead
School Dist # 12 12 12 2
Price $330,600 $337,500 $338,000 $338,000
Type Own Condo Condo Condo Condo Condo
Maodel Name Ashton Ashion Carlisle Town House
Det/Att Det Att Det Att
Rooms 8 7 7 g
Bedrooms 2 3 3 3 2
Baths 2 2.5 2.5 25 2.5
Kitchen Type Elk Eik Eik Eff Eik
Basement Full Fuli Full Fulf None
Fin Bsmt N N Y N
# Fireplaces 1 1
Fuel Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6,000 $7.981 57,671 56,777 54,719
Com Chgs 5370 5318 $371 $273
Maintenance $250 $53
Qﬁiﬁ’{ ox. Year 2005 2005 2005 2004
Waterfront N N N N
Waterview N N N N
Waterfront
Desc
Adult
Community N N N N
Minimum Age
Listing Date 11/16/2009 4/5/2009 4/9/2009 5/21/2008
Contract Date 3/8/2010 5/11/2008 5/20/2009 7/15/2008
Title Date 5/25/2010 6/28/2008 8/12/2009 12/29/2009
Exp Date 5/16/2010 10/5/2009 4/7/2010 8/21/2009
Days On
Market 112 36 41 55
Criginal Price $359,000 $359,000 $335,990 $365,000
Listing Price $355,000 $359,000 $339,990 $365,000
Sald Price $330,000 $337,500 $338.000 $338,000
Adiustments
Price $349,000 - $449,000 $330,000 $337,500 $338,000 $338,000
Adjustment
Adjusted Price $330,000 $337,500 $338,000 $338,000

- Information herein deemed reliable but nat guaranteed; * denotes a change in the data —



Side By Side Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrocoms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Qriginal Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

%]

Eik
Full

1
36,000

$250

$349,000 - $449,000

-- Information herein deemed reliable but not guaranteed; * denotes a change in the data -

Recently Sold
B 2

2030135
522 S Ocean Ave
Paichogue
24
$340,000
Condo
tnside Unit
Att

7

2

2

Eik

Nene

Gas
Ha

$5,285
$230

2007

12/14/2007
10/15/2000
5/6/2010
11/2010

a871

$359,990
$359,990
$340,000

$340,000

$340,000

Recenlly Sold
L

2185614

904 Willow Pond Dr
Riverhead

2

$345,000
Homeowner Assoc
Townhouse

Det

4

2

2.5

Eik

None

Gas
Ha

54,085
52

2005

5/14/2009
2/15/2010
3/22/201¢
5/15/2010

277

$369,800
$369,900
$345,000

$345,000

$345,000

Recenlly Scld

2030133
522 S Ocean Ave
Patchogue
24
$347,250
Condo
Inside Unit
Att

7

2

2

Eik

None

Gas
Ha

$5,285
$230

2007

12/14/2007
8/13/2009
11/4/2009
1/1/2010

608

$359,990
$359,990
$347,250

$347,250

$347,250

Recently Sold

2170811
522 5 Ocean Ave
Patchogue
24
$350,000
Condc
Inside Unit
Att

7

2

2

Eik

None

Gas
Ha

55,285
$230

2007

3/321/2009
10/15/2009
12/8/2009
1/1/2010

188

$359,990
$359,990
$350,000

$350,000

$350,000



Side By Side Listing Comparison ]

ML#
Address
Town
School Dist #
Price

Type Own
Medel Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Coniract Date
Tile Date
Exp Daie

Days On
Market

Original Price
Listing Price
Sold Price

Adjusiments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

2

2

Eik

Full

1

56,000

$250

$348,000 - $448,000

Recently Sold

2030140
522 S Ocean Ave
Patchogue
24
$350,000
Condo
Inside Unit
Att

7

2

2

Eik

None

Gas
Ha

$5,285
5230

2007

12/14/2007
11/25/2009
2/12/2010
1/1/2010

712

$359,990
$358,880
$350,000

$350,000

$350,000

Recently Sold

2030138
522 S Ocean Ave
Patchogue
24
$350,000
Condo
Inside Unit
Att

7

2

2

Eik

None

Gas
Ha

$5,285
$230

2007

1211412607
8/11/2009
11/4/2009
1/1/2010

606

$359,990
$358,990
$350,000

$350,000

$350,000

Recently Sold

Recanily Sold

2170809
522 8 Ocean Ave
Patchogue
24
$350,000
Condo
Inside Unit
Att

7

2

2

Eitk

None

Gas
Ha

$5,285
$230

2007

3/31/2009
6/2/2009
10/21/2009
7/1/2008

63

$359,090
$353,990
$350,000

$350,600

$350,000

-- Information herein deemed reliable but not guaranteed; * denoies a change in the data —

Photo
Not
Available

2192225
522 S Ocean Ave
Patchogue
24
$350,000
Condo
Inside Unit
Alt

7

2

2

Eik

None

Gas
Ha

$5,285
5230

2007

6/5/2009

6/25/2009
9/16/2009
6/30/2009

20

$359,990
$355,990
$350,000

$350,000

$350,000



Side By Side Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat

(Garage
Taxes

Com Chgs
Mainteriance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

2

2

Eik

Full

1

$6,000

$250

$349,000 - $449,000

-- Infermation herein deemed reliable bui not guarantieed; *denotes a change in the data —

Recenily Sold

2030137
522 S Ocean Ave
Patchogue
24
$350,000
Condo
inside Unit
Att

7

2

2

Eik

None

Gas
Ha

§5,285
5230

2007

12/1472007
7/10/2009
9/26/2009
9/25/2009

574

$359,990
§359,950
$350,000

$350,000

$350.000

2204799
19 Torrey Pine Ln
Bay Shore
1
$352,000
Condo
N/A

Det

3

2

2.5

Eff

Full

N

Gas
Ha

$9,884
5281

2006

Y

55
7/17/2009
10/14/2009
11/23/2009
10/15/2009

89

$376,400
$369,000
$352,000

$352,000

$352,000

2191975
222 Sonata Ct
Eastport
"
$352,500
Condo
Tempo
Det

5

2

2

Eik

None

(3as
Ha

$6,885
$500

2004

Y

55
6/4/2009
7H18/2009
B/19/2009
9/1/2009

42

$399,000
$379,000
$352,500

$352,500

§352,500

2030144
522 5 Ocean Ave
Patchogue
24
$353,000
Condo
Inside Unit
Att

7

2

2

Eik

None

Gas
Ha

$5,285
$230

2007

1211412007
B/13/2009
10/22/2009
1/1/2010

608

$359,980
$359,990
$353,000

$353,000

$353,000



Side By Side Listing Comparison

Subject Property Recently Sold itad Recently Sold
Photo
Not
Available
ML# 2170812 2222289 21885948 2183151
Address 522 S Ocean Ave 4 Virginia Pine Ln 227 Medea Way 144 Ira Rd
Town EASTPORT Patchogue Bay Shore Central Islip Mt. Sinai
Schoot Dist # 24 1 13 7
Price $355,000 $355,000 $365,000 $365,000
Type Own Condo Condo Condo Condo Condo
Model Name Inside Unit The Manor Magnolia Darchester
Det/Att Att Att At Det
Rooms 7 ] 8 5
Bedrooms 2 2 2 4 2
Baths 2 2 2.5 3 2
Kitchen Type Eik Eik Eff Combo Eik
Basement Full None Full None Full
Fin Bsmt N N N
# Fireplaces 0 1
Fual Gas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 1 1 1 1
Taxes $6.000 $5,285 $10,145 $6,772 $4,900
Com Chgs $230 $281 %49 $317
Mainienance $250 $254
Approx. Year 2007 2006 2008 2006
Waterfront N N N N
Walerview Y N N N
Waterfront
Desc
Adult
Community N Y N Y
Minimum Age 55 55
Listing Date 3/31/2009 9/16/2009 5/27/2008 5/7i2009
Contract Date 712742009 4/22/2010 6/29/2009 7123/2009
Tille Date 10/22/2009 5/18/2010 8/10/2009 10/5/2009
Exp Date 1/1/2010 7/1/2010 11/25/2010Q 11/7/2009
Days On
Maneat 118 218 a3 77
Originat Price $359,980 $399,000 $365,000 $399,900
Listing Price $359,890 $399,000 $365,000 $399,900
Sold Price $355,000 $355,000 $365,000 $365,000
Adiusiments
Price $345,000 - $449,000 $355,000 $355,000 $365,000 $365,000
Adjustment
Adjusted Price $355,000 $355,000 $365,000 $365,000

~- Information herein deemed reliable but not guaranteed; * denotes a change in the data —



Side By Side Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Alt
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price

Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

Eik
Full

1
$6,000

5250

$349,000 - $449,000

- Infermation herein deemed refiable but not guaranteed; * denoles a change in the data --

Recently Sold

Recently Sold

Recently Sold

Recenily Sofd

2168301
11 Central Park Blvd
Bohemia
4
$370,000
Condo
Malibu
Det

5

2

2.5

Eik

Full

Gas
Ha

58,489
5307

2007

3/23/2009
9/29/2009
10/6/2009
10/31/2008

190

$424,900
$399,000
$370,000

$370,000

$370,000

2151470

16 Avery Ln
Miller Place
8

$374,750
Condo
Chardonnay
Alt

5

2

2.5

Eik

Full

Gas
Ha

54,908
$325

2005

Y

55
1/28/2008
7/7/2009
8/14/2009
7{27/2009

160

$5429,596
5409,996
$374,750

$374,750

$374,750

2223322
321 Medea Way
Central Islip
13
$375,000
Condo
Magnolia
Att

7

3

3

Eik

Fuil

Gas
Ha

$9,460
5308

2008

5/18/2009
1/18/2010
4/21/2010
9/19/2010

121

$399,990
$379,990
$375,000

$375,000

$375,000

2030145
522 5 Ocean Ave
Patchogue
24
$377,000
Condo
Inside Unit
Att

7

2

2

Eik

None

N

Gas
Ha

$5.285
$230

2007

12/14/2007
8/30/2002
11/20/2009
1/1/2010

625

$358,980
5359,990
$377,000

$5377,000

$377,000



Side By Side Listing Comparison

Subject Progerty Recently Sold
Photo
Not
Available
MLz 2176583
Address 34 Coral Ln
Town EASTPORT Sayville
School Dist # 4
Price $379,000
Type Own Condo Condo
Model Name Birch
Det/Att Alt
Rooms 6
Bedrooms 2 2
Baths 2 2.5
Kitchen Type Eik Eik
Basement Full None
Fin Bsmt N
# Fireplaces
Fuel Gas
Heat Ha
Garage 1 1
Taxes $6,000 $8,000
Com Chgs $275
Maintenance $250
Qﬂstrox. Year 2008
Waterfront N
Waterview N
Waterfront
Desc
Adult v
Community
Minimum Age 55
Listing Date 4/18/2009
Contract Date 9/24/2009
Title Date 10/1/2009
Exp Date 10/18/2009
D
M:¥Ife?n 159
Criginal Price $449,000
Listing Price $440,000
Sold Price $379,000
Adjustments
Price $349,000 - $449,000 $379,000
Adjustment
Adjusted Price $379,000

~- Information herein deemed reliable but not guaranieed; * denotes a change in the data -

Recently Sold

2020561
106 Jackie Ct
Patchogue
24
$380,000
Condo
Newport
Alt

5

2

2.5

Eik

Full

Gas
Ha

$3,377
3308

2008

11/8/2007
6/25/2009
9/15/2009
8/1/2010

598

$429,000
$379,000
$380,000

$380,000

$380,000

Recently Sold

2181631
47 Torrey Pine Ln
Bay Shore
1
$380,000
Condo
Manor

Alt

5

2

2.55

Eik

Fuil

Y

0

Gas

Ha

1

$10,601
$282

2005

N
N

Y

55
5/2/2009
6/17/2009
9/3/2009
11/2/2009

46

$359,990
$399,990
$380,000

$380,000

$380,000

Recently Sold

*1054574

Lot 23 Joshua Ct
Wading River
1

$385,000
Condo
Mystic

Det

5

2

2

Eik

Fulf

N

Gas
Ha

50
$250

2009

7/30/2009
B/14/2008
10/8/2009
12/31/2008

15

$485,000
$395,000
$385,000

$385,000

$385,000




Side By Sid;Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

Eik
Full

1
$6.000

5250

$349,000 - $449,000

15 Villa Promenade
Bay Shore
1
$385,000
Condo
Vilta

Att

7

3

2.5

Eik

Full

Gas
Ha

30
5210

2007

4/10/2007
9/16/2009
12/28/2009
12/31/2009

B30

$629,000
$399,000
$385,000

$385,000

$385.000

17 Villa Promenade
Bay Shore
1
$3B6,875
Condo
Villa

Att

7

3

2.5

Eik

Full

N

Gas

Ha

1
$10,700
8210

2007

N
N

4/10/2007
8/20/2009
2/4/2010
12/31/2009

B63

$629,000
$390,000
$366,875

$3686,875

$386,875

29 Terrace Ln
Patchogue

24

$390,000
Homeowner Assoc
Aspen

Att

9

3

2.5

Eik

Full

N

1

Gas

Hw

1

$4,132

8165

2009

6/22/2009
6/22/2009
11/10/2009
6/22/2010

0

$415,000
$419,000
$390,000

$390,000

$350,000

-- Information herein deemed reliable but not guaranteed; * denates a change in the data —

2193277

9 Anthony Ln
N. Babylon
3
$394,000
Condo
Nicale

Det

7

3

2.5

Eik

Full

Gas
Ha

$9,802
$310

2005

6/9/2009
8/19/2009
11/16/2009
4/30/2010

71

$409,000
$409,000
$394,000

$394,000

$354,000



Side Ey Side Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Qriginal Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property Recently Sold Recently Sold
Photo Photo Photo
Not Not Not
Available Available Available
*1050875 *1050408
66 3toneleigh Dr 56 Stoneleigh Dr
EASTPORT Riverhead Riverhead
2 2
$394,565 5395,885
Cando Condo Condo
Birch Birch
Alt Att
5 5
2 2 2
2 2.5 2.5
Eik Eik Eik
Full None None
N N
Gas Gas
Ha Ha
1 1 1
§6,000 54,250 $4,250
$263 $263
5250
2008 2008
N N
N N
Y Y
55 55
6/20/2009 6/14/2009
6/20/2009 6/14/2009
6/20/2009 6/14/2009
12/9/2009 12/14/2009
0 Q
$365,000 $365,000
$365,000 $365,000
$394,565 $395,895
$349,000 - $449,000 $394,565 $395,895
$394,565 $395,895

Recently Sold

Recently Sold

2118554

158 Symphony Ct
Eastporl

11

$4040,000

Conde

The Applause

Att

5424

2004

Y

55
©/19/2008
6/1/2009
7/7/2009
7/10/2009

255

$525,000
$441,750
$400,000

$400,000

$400,000

— Information herein deemed reliable but not guaranteed; * denotes a change in the data —

2122038
29 Coral Ln
Sayville

4

$400,500
Homeowner Assoc
Birch

Det

6

2

2.5

Eik

None

Gas
Ha

58,012
$290

2007

9/19/2008
10/27/2008
10/28/2009
4/17/2009

a8

$394,000
$399,000
$400,500

$400,500

$400,500



Side By Side mting Comparison

ML#
Address
Tawn
School Dist #
Price

Type Own
Model Name
Deb/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Apprax. Year
Burilt

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Confract Date
Title Date
Exp Date

Days On
Market

Criginal Price
Listing Price
Sald Price

Adiuslments
Price
Adjustment
Adjusted Price

Subject Property

Recenlly Sold

Photo
Not
Availabie

Photo
Not
Available

EASTPORT

Condo

N

Eik
Full

1
$6.000

5250

$349,000 - $449,000

— Information herein deemed reliabie but not guaranteed; * denales a change in the data —

*1049745
19 New Castle Ct
Riverhead
2
$400,700
Condo
Aspen

Alt

5

2

2

Eik

None

N

Gas
Ha

54,550
$263

2008

Y

55
6/8/2009
6/8/2009
6/8/2009
12/9/2009

0

$375,000
$375,000
$400,700

$400,700

$400,700

2018593
113 Jackie Ct
Patchogue
24
$405,000
Condo
Newpaort
Alt

5

2

2.5

Eik

Full

Gas
Ha

§3,377
%308

2009

11/2/2007
4/15/2009
10/20/2009
8/1/2010

530

$479,000
$409,000
$405,000

$405,000

$405,000

Recenltly Sold

Recently Sold

Recently Sold

2200323
B Yellowstone Loop
Bohemia

4

$406,000

Conde

Bayberry

Att

5

2

2.5

Eik

Full

(Gas
Ha

$8.,200
307

2009

7/2/2009
7/13/2009
9/3/2009
12/3/2009

i1

$409,000
$409,000
$406,000

$406,000

$406,000

Photo
Not
Available

“1050410
69 Stoneleigh Dr
Riverhead
2
$408,060
Condo
Aspen

Att

5

2

2

Eik

Nene

N

Gas
Ha

$4,550
3263

2008

Y

55
6/14/2009
6/14/2009
6/14/2009
12/14/2009

0

$375,000
$375,000
5408,060

$408,060

$408,060



Side By Side Listinngomparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Dale
Confract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Sold Price

Adiustments
Price

Adjustment
Adjusted Price

Subject Property

Recenlly Sold

Recently Sold

Recently Scld

Recently Sold

Photo
Not
Available

EASTPORT

Condo

Eik
Full

$6,000

5250

$349,000 - $449,000

2020586
115 Jackie Ct
Patchogue
24
$409,000
Condo
Newport
At

5

2

2.5

Eik

Full

Gas
Ha

$3,377
3308

2009

11/8/2007
4/22/2009
10/23/2009
8/1/2010

531

$479,000
$409,000
$409,000

$409,000

$400,000

*1056640
Lot 8 Joshua Ct
Wading River

1

$410,000
Condo

Mystic

Det

5

2

2

Eik

Fult

N

1

Gas

Ha

2

$5,433

3250

2009

8/21/2009
4/22/2010
5/24/2010
10/1/2010

244

$399,900
$399,900
$410,000

$410,000

$410,000

-- Infarmaticn herein deemed reliable but not guaranteed;

1943967
11 Villa Promanade
Bay Shore
1
$415,000
Condo
Villa

Att

7

3

2.5

Eik

Full

Gas

Ha

1
$10,700
$210

2007

N
N

4/10/2007
1/12/2010
5/12/2010
6/30/2010

1008

$649,000
$430,000
$415,000

$415,000

$415,000

* denotes a change in the data --

Photo
Not
Available

*1050872
79 Stoneleigh Dr
Riverhead
2
$415,670
Condo
Aspen

Att

5

2

2

Eik

None

Gas
Ha

54,550
$263

2008

Y

a5
6/20/2009
6/20/2009
6/20/2009
12/20/2009

0

$375,000
$375,000
5415,670

$415,670

$415,670



Side By Side Listing Comparisén

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Qriginal Price
Listing Price
Sold Price

Adiustments
Price
Adjustment,
Adjusted Price

Subject Property

Recently Sold

Photo
Not
Available

EASTPORT

Condo

Eilc
Full

$6,000

5250

$349,000 - $449,000

— knformation herein deemed reliable but nol guaranteead;

2018570
105 Jackie Gt
Palchogue
24
$421,000
Condo
Newport
Att

5

2

2.5

Eik

Full

Gas
Ha

$3,377
5308

2008

11/2/2007
5/30/2008
5/3/2009
8/1/2010

333

$429,000
$389,000
$421,000

$421,000

$421,000

Recently Sold

Recently Sold

Recently Sold

1943960

8 Villa Promenade
Bay Shore
1
$425,000
Condo
Villa

Al

7

3

2.5

Eik

Full

Gas

Ha

1
$10,700
5210

2007

N
N

4/10/2007
12/22/2009
4/22/2010
12/31/2009

987

$659,000
$440,000
$425,000

$425,000

$425,000

Photo
Not
Available
2213677 "1049731
170 Lamry Ln 11 New Castle Ct
Dix Hills Riverhead
5 2
$425,000 $428,270
Condo Condo
The Ashford Aspen
Det Att
5 5
2 2
2 2
Eik Eik
None None
N N
0
Gas Gas
Ha Ha
1 1
$3.918 $4,550
5230 5263
2008 2008
N N
N N
Y Y
55 55
8/16/2009 6/8/2009
11/23/2009 6/8/2009
12/11/2009 6/8/2009
2/10/2010 12/8/2009
99 0
$419,999 $375,000
$4109,999 $375,000
$425,000 $428,270
$425,000 $428,270
$425,000 $428,270

* denoles a change in the data --




Side By Side Listing Comparison

ML#
Address
Town
Schooi Dist #
Price

Type Own
Model Name
Deat/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmi

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Criginal Price
Listing Price
Sold Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Recently Sold

Recently Sold

Recently Soid

Recently Sold

Photo
Not
Available

EASTFPORT

Condo

Eik
Full

1
$6,000

$250

$349,000 - $449,000

- Information herein deemed reliable but not guaranteed; * denoles a change in the data —

2242721
32 Coral Ln
Sayville

4

$429,000
Homeowner Assoc
Birch

Det

5

2

2.8

Eff

None

N

Gas
Ha

$7.300
$310

2008

12/1/2008
4/5/2010
6/2/2010
6/1/2010

125

$409,000
$419,000
$429,000

$429,000

$429,000

2242635
20 Coral Ln
Sayville

4

$429,000
Homeowner Assoc
Aspen

Alt

5

2

2.5

Eff

None

N

Gas
Ha

$7,159
$307

2008

Y

55
12/1/2008
3M2/2010
6/7/2010
6/1/2010

101

$429,000
$429,000
$429,000

$429,000

$429,000

2242688
30 Coral Ln
Sayville

4

$429,000
Homeowner Assoc
Aspen

Att

5

2

2.5

Eils

None

Gas
Ha

$6,000
$310

2008

12/1/2009
1/13/2010
3/31/2010
6/1/2010

43

$419,000
$419,000
$429,000

$429,000

$429,000

.. ;A‘»

2193870

19 Symphony Dr
Lake Grove

11

$430,000
Homeowner Assoc
Adagio

Det

5

2

2.5

Eik

None

Gas
Ha

$5,075
5435

2006

Y

55
6/11/2009
10/1/2009
11/13/2009
6/11/2010

112

$435,000
$434,000
$430,000

$430,000

$430,000



Side By Side | Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Alt
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Firn Bsmt

# Fireplaces
Fuet

Heat
(Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Built

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Title Date
Exp Date

Days On
Market

Original Price
Listing Price
Soid Price

Adjustments
Price
Adjustment
Adjusted Price

Subject Property

Recenily Sold

Photo
Not
Available

EASTPORT

Condo

Full

$6,000

$250

$349,000 - $449,000

-- information herein deemed reliable but not guaranteed; * denotes a change in the daia -

2043518
114 Jdackie Ct
Patchogue
24
$432,000
Condo
Newport
Att

5

2

25

Eik

Full

Gas
Ha

§3,377
3308

2009

21172008
2/9/2009
10/14/2009
8/1/2010

374

$459,000
$408,000
$432,000

$432,000

$432,000

Recently Soid

Recently Sold

Recently Sold

1943975
Unit16 364 East Main St
Bay Shore
1
$433,000
Condo
Villa

Att

7

3

2.5

Eik

Full

Gas
Ha

80
5250

2007

4/10/2007

11/19/2008
11/16/2009
12/30/2008

589

$629,000
$505,000
$433,000

$433,000

5433,000

Photo
Nat
Available

*1049748
27 New Castte Ct
Riverhead
2
$433,525
Condo
Aspen
Det

5

2

2

Eik

None

Gas
Ha

$4,550
$263

2008

Y

55
6/6/2009
6/8/2009
6/8/2009
12/8/2009

2

$375,000
$375,000
$433,525

$433,525

$433,525

*1049394
Lot 5 Joshua Ct
Wading River

1

$435,000
Condo
Summersworth
Det

7

2

2.5

Eik

Full

Gas
Ha

$5,395
$250

2009

6/4/2009
6/10/2009
9/18/2009
12/31/2009

6

$440,000
$450,000
$435,000

$435,000

$435,000



Side By Side Listing Comparison

ML3#
Address
Town
School Dist #
Price

Type Own
Model Name
Det/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Firaplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Builé

Waterfrant
Waterview

Waterfront
Desc

Adult
Community

Minimum Age
Listing Date
Contract Date
Tile Date
Exp Date

Days On
Market

QOriginal Price
Listing Price
Sold Price

Adiustments
Price
Adjustment
Adjusted Price

Subject Praperty

Photo
Not
Available

EASTPORT

Condo

2

2

Eik

Full

1

$6,000

§250

$349,0C0 - 3449,000

~ Information herein deemed reliable but not guaranieed; * denoles a change in the dala -

Recently Sold

2200372
77 Ballad Ct
Eastport
11
$438,000
Conda
Ovation
Alt

8

2

3

Eik

None

N

Gas
Ha

$7,953
$64
5424

2005

Y

55
7/1/2009
1/25/2010
2/3/2010
4/1/2010

208

$515,000
$499,000
$438,000

$438,000

$438,000

Recenlly Soid

Recently Sold

Recenlly Sold

2157260

51 Eagle Cir
Bohemia

7

$445,000
Homeowner Assoc
Audubon

Alt

8

3

2.5

Eik

Crawl

Gas

Ha

1
10,652
$350

2006

N
N

2/18/2009
8/10/2009
11/16/2009
12/18/2009

204

$499,000
$475,000
$445,000

$445,000

$445,000

Photo
Not
Availabls

*1050145

Lot 6 Joshua Ct
Wading River

1

$450,000
Condo
Summersworth
Det

7

2

2.5

Eik

Full

Gas
Ha

$5,395
5250

2009

6/11/2009
7/127/2009
9/28/2009
12/11/2009

46

$45,000
$450,000
$450,000

$450,000

$450,060

2202257
28 Oak Run
Stony Brook

1

$450,000
Condo
Ranch/Model B
Att

5

2

2

Eik

Futi

Gas
Hw

56,304
5260

2005

Y

55
7/8/2009
10/22/2009
12/17/2009
1/8/2010

106

$529,000
$499,900
$450,000

$450,000

$450,000




Side By Side Listing Comparison

Subject Property Recently Sald Recentily Sold Recently Said Reacently Sold
Photo
Not
Available
ML# 2118546 2018577 2250922 1909900
Address 153 Symphany Ct 108 Jackie Ct 62 Canstantine Way 33 Daniels Way
Town EASTPORT Eastport Patchogue Mt. Sinai Bay Shore
Schaol Dist # 1 24 7 1
Price $450,000 $459,000 $460,000 $460,000
Type Own Canda Caonda Condo Canda Homeowner Assoc
Madel Name The Ovation Riverside Captree | The Bentley
Det/Alt Att Att Det Al
Roams 8 B 7 7
Bedrooms 2 2 3 3 3
Baths 2 2.5 2.5 3 3.5
Kitchen Type Eik Eik Eik Eik Eik
Basement Full None Full Full Craw|
Fin Bsmt N Y N N
# Fireplaces 1 1 1
Fuel (GGas Gas Gas Gas
Heat Ha Ha Ha Ha
Garage 1 2 1 2 1
Taxes $6.000 $7.100 $3,772 58,215 $12,000
Com Chags $424 5308 $398 $265
Maintenance $250
Qﬁﬁt"”"' Year 2004 2008 2004 2006
Waterfront N N N N
Waterview N Y N N
Waterfrant
Desc
Aduit
Community N N N ¥
Minimum Age
Listing Date 9/19/2008 11/2/12007 110/2010 8/2/2006
Contract Date 711/2009 4/29/2009 2112010 4/29/2009
Title Date B/7/2009 B8/13/2009 4i15/2010 6/12/2009
Exp Date 8/15/2000 8/1/2010 4/10/2010 6/30/2009
,azﬁe?" 285 544 32 1001
Criginal Price $590,000 $559,000 $487,500 $669,000
Listing Price $487,846 $489,000 $487,500 $499,990
Sold Price $450,000 $459,000 $460,000 $460,000
Adjustments
Price $349,000 - $449,000 $450,000 $459,000 $460,000 $460,000
Adjustment
Adjusted Price $450,000 $459,000 $460,000 $460,000

— Information herein deemed reliable but not guaranteed; * denotes a change in the data —



Side By Side Listing Comparison

ML#
Address
Town
School Dist #
Price

Type Own
Modef Name
Deb/Att
Rooms
Bedrooms
Baths
Kitchen Type
Basement
Fin Bsmt

# Fireplaces
Fuel

Heat
Garage
Taxes

Com Chgs
Maintenance

Approx. Year
Buift

Waterfront
Waterview

Waterfront
Desc

Aduit
Community

Minimum Age
Listing Date
Contract Date
Tille Date
Exp Date

Days On
Market

Originat Price
Listing Price
Sold Price

Adiustments
Price
Adjustment
Adjusted Price

Subject Property

Photo
Not
Available

EASTPORT

Condo

2

2

Eilc

Fuli

1

$6,000

$250

$349,000 - $449,000

— Informaticn herein deemed reliable but not guaranteed; * denotes a change in the data —

Recently Sold

2048078
41 Blair
E. Setauket

1

$460,000
Homeowner Assoc
Poquott

Att

6

2

2.5

Eik

Full

Gas
Ha

1
56,743
5316

2007

N
N

Y

55
2/14/2008
10/9/2009
12/7/2009
10/21/2009

603

$524,000
$479.000
$460,000

$460,000

$460,000

Recenlly Sold

2231527

12 Emilys Way
Setauket

i

$462,500
Homeowner Assoc
Belle Terre

Att

8

3

2.5

Eik

Full

Gas
Ha

56,774
$376

2005

Y

55
10/17/2009
2/9/2010
3/23/2010
4M7i2010

115

$499,000
$495,000
$462,500

$462,500

$462,500

Recently Secld

2048184
123 Blair Rd
Setauket

1

$470,000
Homeowner Assoc
Belle Terre
Att

8

2

2.5

Eik

Full

Gas
Ha

$5,800
5316

2007

Y

55
2/14/2008
7/1/2009
7/24/2009
7/1/2009

503

$549,000
$499,000
$470,000

$470,000

$470,000

Recenily Sofd
S =5

2157712
24 Concerto Ct
Eastport
11
$470,000
Condo
Ovation
Det

g

2

2.5

Eik

None

Gas

Ha

2
$10,345
564
$424

2006

N
N

Y

55
2{16/2009
2{3/2010
4/19/2010
6/30/2010

352

$599,000
$499,000
$470,000

$470,000

$470,000




f Side B} Side Listing Cor;parison

Recenily Sold

Subject Property
Photo
Not
Available
ML#
Address
Town EASTPORT
Schoot Dist #
Price
Type Own Condo
Model Name
Del/Att
Rooms
Bedrooms 2
Baihs 2
Kitchen Type Eik
Basement Fuli
Fin Bsmt
# Fireplaces
Fuel
Heat
Garage 1
Taxes 56,000
Com Chgs

Maintenance $250

Approx. Year
Buiit

Waterfront
Waterview

Waterfront
Desc

Adult
Community

Minienum Age
Listing Date
Coniract Date
Title Date
Exp Date

Days On
Market

Criginal Price
Listing Price
Sold Price

Adjusimenis
Price $349,000 - $449,000

Adjustment
Adjusted Price

-- Information herein deemed reliable but not guaranteed; * denotes a change in the dala --

*1050304
Lot 26 Joshua Ct
Wading River
1

$475,000
Condo
Manchester
Det

7

3

3

Eik

Futl

Gas
Ha

§6,045
5250

2007

6/12/2009
7/28/2009
10/12/2009
12/31/2009

46

$475,000
$475,000
$475,000

$475,000

$475,000

Recenily Sold

2210558
24 Mantack Path
Kings Park
5
$480,000
Condo
Belmont
Aft

B

3

2.5

Eik

Full

Gas
Ha

$7.029
5395

2004

8/5/2009
11/27/2009
12/8/2009
3/31/2010

114

$539,000
$499,000
$480,000

$480,000

$480,000

2167785

28 Philips Ct
Mt. Sinai

7

$480,000
Homeowner Assoc
Brighton

Det

7

2

2

Eik

MNone

Gas
Ha

59,000

2006

Y

55

3/20/2009
4/20/2009
6/30/2008
9/20/2009

31

$499,900
$499,500
$480,000

$480,000

$480,000

Recently Sold
SR 5

2215043
11 Mohannis Way
Kings Park
5
$485,000
Condo
Belrmont
Att

B

K!

2.5

Eik

Full

Gas
Ha

57,029
5384

2004

8/21/2009
9/12/2009
10/13/2009
2/21/2010

22

$499,590
$499,980
$485,000

$485,000

$485,000




Side By Side Lisﬁg Comparison

Subject Property

Recently Soid

Recently Sold

Recently Sold

Photo
Not
Available
ML# 2187232
Address 36 Golden Spruce Dr
Town EASTPORT Calverton
School Dist # 2
Price $485,000
Type Own Condo Homeowner Assoc
Model Name Applegate
Det/Aft Det
Rooms 7
Bedrooms 2 3
Baths 2 3
Kitchen Type Eik Eik
Basement Full None
Fin Bsmt N
# Fireplaces 1
Fuel Gas
Heat Ha
Garage 1 2
Taxes $6,000 $5.044
Com Chgs $300
Maintenance 5250
Approx. Year
Eﬂﬁt 2005
Waterfront N
Waterview N
Waterfront
Desc
Adult v
Community
Minimum Age 85
Listing Date 5/19/2009
Confract Date 7/16/2009
Title Date 9/18/2009
Exp Date 11/20/2009
Days On
Ma):kei 58
Original Price $529,000
Listing Price $529,000
Sold Price $485,000
Adjustments
Prica $349,000 - $449,000 $485,000
Adjustment
Adjusted Price $485,000

- tnformation herein deemed reliable but not guaranteed; * denales a change in the data —

2043528
116 Jackie Ct
Patchogue
24
$485,500
Condo
Riverside
At

3]

3

2.5

Eik

Full

Gas
Ha

$3,772
5308

2009

2/12008
9/12/2009
3172010
8/1/2010

589

$565,000
$469,000
$485,500

$485,500

$485,500

2108077

B89 Manitou Trl
Kings Park

5

$490,000
Homeowner Assoc
Charleston
Det

6

3

2.5

Eik

Full

Gas
Ha

56,595
$398

2004

8/16/2008
4/1/2009

6/29/2009
4/15/2009

228

$549,900
$539,000
$450,000

$480,000

$490,000

Recently Sold

2162508

3 Perks Ct
Mt Sinai
7
$500,000
Homeowner Assoc
Brighton
Det

7

2

2

Eik

None

Gas
Ha

59,291
$295
%0

2007

Y

55
3/4/2009
B/15/2009
10/1/2009
8/5/2009

164

$524,999
$514,900
$500,000

$500,000

$500,000




"Comit_parable Suma:;iary Report

Faor:

EASTPORT, NY

6/8/2010

Subject Property

ML#  Address Town Style  Rooms Bedrooms Baths Suggested Price

; EASTPORT 2 2 $349,000 - $448,000
Homes Recently Sold

ML#  Address Town Style Rms BrBth ListPrice 529 9 Dif ListDate ContDate Title Date DOM
2142859 34 StahimanLn  Patchogue Condo 6 2 25 5305000 $300,000 1.64 12/23/2008 11/3/2009 1/22/2010 315
2262546 232 KettlesLn  Medford ggs"c‘)i"""“er 7 2 2.5 $319,500 $300,000 610 2/16/2010 4/28/2010 5/25/2010 71
2264300 152 KettflesLn  Medford 2§$§0W”Er 7 225 $315000 $300,000 4.76 2/26/2010 3/20/2010 4/20/2010 22
2163566 140KettlesLn  Medford  Condo 7 325 $338,725 $302,500 10.68 3/9/2008 6/1/2008 7/30/2009 84
2178028 1123 Kirkland Ct  Central Isfip Condo 4 22 $305400 §305.400 0.00 4/22/2009 10/10/2008 2/12/2010 171
2193453 1501 AerieWay E. Quogue Condo 5 22 $330,000 $310,000 6.06 6/9/2008 10/20/2008 12/10/2009 133

84 Mulberry . Homeowner

2206502 5 Muibe Riverhead  orme 5 225 $324,000 $310,000 4.32 7/23/2008 1/4/2010 4/30/2010 165
2115191 1337 Kirkiand Gt Central Islip Gondo 5 22 $335000 $314,900 6.00 $/10/2008 6/1/2009 12/15/2008 264
2178066 1143 Kirkland Gt Centrat islip Condo 4 22  §314,900 $314,900 0.00 4/22/2009 7/18/2009 1/27/2010 87
2178078 1145 Kirkland Gt Central Islip Condo 4 22 $314,900 $314900 0.00 4/22/2009 10/24/2008  3/4/2010 185
2242638 56 Rialto Way  Patchogue Condo 6 2 2.5 $325,000 $315000 3.08 12/1/2008 1/15/2010 3/10/2010 45
2177975 40 Cranberry Cir  Medford ~ HomeownerAs 9 3 2.5 $319,990 $317,000 0.93 2/14/2008 5/21/2009 6/29/2009 462
2244644 f\m‘é\fa‘i”‘ Riverhead  Condo 6 2 2.5 $329,000 5319,000 3.04 12/10/2009  4/7/2010 4/30/2010 118
2197128 L 2O MAdIe  eiverion 2505”;‘:‘;"“’”” 8 32 $330,000 $320,000 3.03 6/22/2009 12/23/2009 4/27/2010 184
2157587 Lo 232 Middle ooy erion ESDS”;?W“EF 8 32 $360,000 $325000 9.72 2/5/2009 11/16/2008  4/6/2010 284
2218471 03 Willow Pond i erhead  Gondo 5 225 $339,000 $325,000 438 9/1/2009 2/25/2010 4/26/2010 177
2208710 8 Pond Cir Mt Sinai Condo 5 22 $334,990 §$327.000 238 7/31/2008 9/27/2000 11/24/2009 58
2175444 ;?7‘219“’”‘:'"'8 Caiverton Eg’s"‘;i"w”er 8 32 $343.700 $330,000 3.99 4/14/2009 9/10/2009 10/8/2008 149
2239093 63 Crossbar Rd  Medford  Condo 8 3 2.5 $359,000 $330,000 8.08 11/16/2008 3/8/2010 5/25/2010 112
2172701 56 CrossbarRd  Medford  Condo 7 325 $359,000 $337,500 5.99 4/5/2009 5/11/2009 6/29/2008 36
2173382 38 Cranberry Cir Medford ~ Condo 7 325 $339,090 5338,000 0.50 4/9/2009 5/20/2008 8/12/2009 41
2187939 2103 Cedar Path Riverhead Condo 5 2 2.5 $365000 $338,000 7.40 5/21/2000 7/15/2008 12/29/2009 55
2030135 522 S Ocean Ave Patchogue Condo 7 22 $350,990 $340,000 5.55 12/14/2007 10/15/2000 5/6/2010 671
2185614 9ch4 Willow Pond - o eihead  Homeowner As 4 2 2.5 $369.900 $345.000 6.73 514/2000 215/2010 3/22/2010 277
2030133 522 S Ocean Ave Patchogue Gondo 7 22 $350,990 $347.250 3.54 12/14/2007 8/13/2000 11/4/2008 608
2170811 522 S Ocean Ave Patchogue Condo 7 22 $359,990 $350,000 2.78 3/31/2000 10/15/2000 12/8/2008 198
2030140 522 S Ocean Ave Palchogue Condo 7 22 $359,990 $350,000 2.78 12/14/2007 11/25/2008 2/12/2010 712
2030138 522 S Ocean Ave Patchogue Condo 7 22 §$359.990 $350,000 2.78 12114/2007 B/11/2008 11/4/2009 606
2170809 522 S Ocean Ave Patchogue Condo 7 23 $359.990 $350,000 2.78 3/31/2009  6/2/2000 10/21/2008 63
2192225 522 S Ocean Ave Paichogue Condo 7 22 350,990 5350,000 2,78 6/5/2008 &/25/2000 9/16/2008 20
2030137 522 S Ocean Ave Patchogue Condo 7 22 $350,990 350,000 2.78 12/14/2007 7/10/2009 S/26/2009 574




2204799 19 Torrey Pine Ln Bay Shore
2191975 222 Sonata Ct Easiport
2030144 522 5 Ocean Ave Patchogue
2170812 522 S Ocean Ave Patchogue
2222289 4 Virginia Pine Ln Bay Shore
2188948 227 Medea Way Central Islip
2183151 144 lraRd Mt. Sinai
2168301 11 Central Park Bi Bohemia
2151470 16 Avery Ln Miller Place
2223322 321 Medea Way Central Islip
2030145 522 S Ocean Ave Palchogue
2176583 34 Coral Ln Sayville
2020561 106 Jackie Ct Patchogue
2181631 47 Torrey Pine Ln Bay Shore
. Wading
1054574 Lot 23 Joshua Ct Rivar
15 Vilta
1943873 Promenade Bay Shore
17 Villa
1943976 Promenade Bay Shore
2197340 29 Terrace Ln Patchogue
2193277 9 Anthony Ln N. Babylon
*1050975 66 Stoneleigh Dr  Riverhead
*1050408 56 Stoneleigh Dr  Riverhead
2118554 158 Symphony Ct Eastport
2122938 29 Coral Ln Sayville
*1049745 19 New Castle Ct Riverhead
2018593 113 Jackie Ct Patchogue
8 Yellowstone .
2200323 Loop Bohemia
*1050410 69 Stoneleigh Dr  Riverhead
2020586 115 Jackie Ct Patchogue
* Wading
1056640 Lot 8 Joshua Ct River
11 villa
1943967 Promanade Bay Shore
*1050972 79 Stoneleigh Dr  Riverhead
2018570 05 Jackie Ct Patchogue
1943860 B8 Villa Promenade Bay Shore
2213677 170 Larry Ln Dix Hills
*1049731 11 New Castle Ct Riverhead
2242721 32 Coral Ln Sayville
2242635 20 Coral Ln Sayville
2242688 30 Coral Ln Sayville
2193870 19 Symphony Dr  Lake Grove
2043518 114 Jackie Ct Patchogue
1943975 NG 3B4EAS gy goce
*1045748 27 New Castle Ct Riverhead
*1049384 Lot 5 Joshua Gt 2dNg
iver
2200372 77 Ballad Ct Eastport
2157260 51 Eagle Cir Bohemia
. Wading
1050145 Lot 6 Joshua Ct River
2202257 28 Oak Run Stony Brook
2118546 153 Symphony Ct Eastport
2018577 108 Jackie Ct Patchogue
2250822 62 Constantine Mt. Sinai

Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo

Condo

Condo

Condo
Homeowner
Assac
Condo
Condo
Condo
Condo

Homeowner
Assoc

Condo
Condo

Condo

Condo
Condo

Condo

Condo

Cando
Conde
Condo
Condo
Condo

Homeowner
Assoc

Homeowner
Assoc

Homeowner
Assoc

Homeowner
Assoc

Condo
Condo
Condo
Condo

Condo

Homeowner
Assoc

Conde

Conda
Condo
Condo

Condo
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$369,000
$379,000
$355,890
2 $358,590
2.5 $399,000
3 5365,000
2 $399,900
2.5 395,000
2.5 $405,596
3 §379,980
2 5359,990
2.5 $449,000
2.5 §375,000
2.55 $395,590

2 §$399,000

2.5 5395,000

2.5 $350,000

2.5 §418,000

$409,000
$365,000
$365,000
$441,750

$399,000

25
2.5
2.5
2.5

2.5

2 §375,000

2.5 54085,000
2.5 §409,000

2 B375,000
2.5 5409000

2 $399,900

2.5 5430,000

2 §375,000
2.5 5$399,000
2.5 $440,000
2 $415,999
2 §375,000

2.5 $419,000

2.5 §425,000

2.5 $4158,000

2.5
2.5
2.5

$434,000
$409,000
$505,000
2 §375000
2.5 5450,000
3 $459,000

2.5 $475,000

2.5 $450,000

2 5499900
2.5 §487,846
2.5 §$489,000

3 487,500

$352,000
$352,500
$353,000
$355,000
$355,000
$365,000
$365,000
$370,000
$374,750
$375,000
$377,000
$379,000
$380,000
$380,000

$385,000
$385,000
$386,875

$390,000

$354,000
$394,565
$395,895
$400,000

$400,500

$400,700
$405,000

$406,000

$408,060
$408,000

$410,000

$415,000

$415,670
$421,000
$425,000
$425,000
$428,270

$425,000
$429,000
$429,000

$430,000
$432,000
$433,000
$433,525
$435,000
$438,000
$445,000

$450,000

$450,000
$450,000
$459,000

$460,000

4.61
6.99
1.84
1.38
11.03
0.00
8.73
7.27
8.60
1.31
-4.73
15,58
-0.26
5.00

3.51

3.51

0.80

6.92

3.67
-8.10
-8.46

0,45

-(.38

-6.85
0.98

0.73

-8.82
0.00

-2.53

3.48

-10.8
-5.51

3.41
-1.19
-14.2

-2.39

0.00

-2.39

0.e2
-5.62
14.26
-15.6
3.33
12.22
6.32

0.00

5.98
7.76
6.13

5.64

7/17/2009 10/14/2009 11/23/2009

6/4/2009
12/14/2007
3/31/2009
5/16/2008
5/27/2009
5/7/2009
3/23/2009
1/28/2009
9/19/2009
12/14/2007
4/18/2009
11/8/2007
5/2/2009

7/30/2009

4102007

4/10/2007

6/22/2009

6/9/2009
6/20/2009
6/14/2009
9/19/2008

7/16/2009 8/19/2009
8/13/2009 10/22/2009
7/27/2009 10/22/2009
4/22/2010 5/18/2010
6/29/2009 8/10/2009
7/23/2009 10/5/2009
5/26/2008 10/6/2009

7/7/2009 8/14/2009
1/18/2010 4/21/2010
8/30/2009 11/20/2009
9/24/2009 10/1/2009
6/29/2009 9/15/2009
6/17/2008  9/3/2009

B/14/2009 10/8/2009

9/16/2009 12/28/2009

8/20/2008  2/4/2010

6/22/2009 11/10/2009

B/19/2009 11/16/2009
6/20/2009 6/20/2009
6/14/2009 6/14/2009

6/1/2009  7/7/2009

9/19/2008 10/27/2008 10/28/2009

6/8/2009
11/2/2007

7/2{2009

6/14/2009
11/8/2007

8/21/2009

4/10/2007

6/20/2009
11/2/2007

4/10/2007 12/22/2009

6/8/2009  6/8/2009
4/15/2009 10/20/2008
7/13/2009  9/3/2009

6/14/2009 6/14/2009
4222009 10/23/2009

4/22/2010 5/24/2010

1/12/2010 5/12/2010

6/20/2009
5/3/2009
4/22/2010

6/20/2009
9/30/2008

8/16/2009 11/23/2009 12/11/2009

6/8/2009
12/1/2009

12/1/2009

12/1/2008

6/11/2009
2/1/2008

6/8/2009  6/8/2009
4/5/2010  6/2/2010
3/12/2010  ©/7/2010
113/2010  3/31/2010

10/1/2009 11/13/2009
2/9/2009 10/14/2009

4/10/2007 11/19/2008 11/16/2008

6/6/2009
6/4/2009
7/1/2000
2/18/2009

6/11/2009

6/8/2009  6/8/2009
6/10/2009 9/18/2009
1/25/2010  2/3/2010

9/10/2009 11/16/2009

7/27/2009 9/28/2009

7/8/2008 10/22/2009 12/17/2009

5/18/2008
11/2/2007

1/10/2010

7{1/2009  8/7/2009
4/29/2008 8/13/2009

2/11/2010 4/15/2010

89
42
608
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33
77
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160
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599
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71
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11

531
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333
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99
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43

112
374
589

208
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46
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285
544

32




Way

1909900 33 Daniels Way Bay Shore HomeownerAs 7 3 3.5 $490,990 $460,000 B8.00 B/2/2006 4/20/2000 6/12/2009 1001
2048078 41 Blair E. Setauket HomeownerAs 6 2 2.5 $479,000 $460,000 3.97 2/14/2008 10/9/2000 12/7/2009 603
2231527 12 Emilys Way  Selauket E;’;‘;i"w”er 6 3 2.5 §499,000 $462,500 7.31 10/17/2008 2/9/2010 3/23/2010 115
2048184 123 Blair Rd Setauket  HomeownerAs 5 2 2.5 $499,000 $470,000 581 2(14/2008 7/1/2008 7/24/2009 503
2157712 24 Concerto Gt Eastpot  Condo 9 2 2.5 $493,000 $470,000 5.81 2/16/2008 2/3/2010 4/19/2010 352
*1050304 Lot 26 Joshua Ct ‘F‘;‘fj'ging Condo 7 33  $475000 $475,000 0.00 6/12/2008 7/28/2008 10/12/2009 46
2210558 24 Mantack Path  Kings Park Condo 6 3 2.5 $495,000 $480,000 3.81 B/5/2008 11/27/2000 12/8/2008 114
2167785 28 Philips Ct Mt Sinai :‘S’;';i"wner 7 22 $499,900 $480,000 3.98 3/20/2009 4/20/2009 6/30/2009 31
2215043 11 Mohannis Way Kings Park Condo 6 325 $490,900 $485,000 3.00 B/21/2009 9/12/2000 10/13/2009 22
2187232 E’)G Golden Spruce -y erion Egsngg"w”er 7 33 $529,000 $485000 B8.32 5M9/2008 7/16/2009 9/18/2009 58
2043528 116 Jackie Ct Patchogue Condo 6 3 25 $469,000 $485,500 -3.52  2/4/2008 ©9/12/2008 17/2010 589
2108077 89 Manitou Tl Kings Park HomeownerAs 6 3 2.5 $539,000 $490,000 0.09 8/16/2008 4/1/2000 6/20/2009 228
2162500 3 Perks Ct Mt. Sinai ﬂ‘s’g‘oi"w”a 7 22 $514,000 $500,000 2.88 3/4/2008 B8/15/2009 10/1/2009 164
# Properties: 94 Averages: $401,057 $3B8,936 2.77 239

Homes Currently On The Market
ML#  Address Town Style Rms Br Bth  OrigPrice List Price % DIf List Date DOM
2269082 1232 Kirkland Ct Central Islip Condo 5 22 $304,800 $304,800 0.00  3/9/201¢ 91
2288355 1044 Kirkland Ct Central Islip Condo 4 22 $304,900 $304,900 0.00  5/5/2010 34
2290718 343 Saxton Gt Central Islip Condo 4 22 $304,900 $304,900 0.00 5M2/2010 27
2257416 1407-256 Middle Rd  Calverton HomeownerAssoc 6 2 2 $315,000 $305,000 3.17  1/29/2010 130
2176853 1137 Kirkland Gt Central Islip Condo 5 22 5309,000 $305400 1.17  4/20/2009 414
2971726 237 Kettles Ln Medford Condo 8 225 5319,000 $309,999 2.82 3/17/2010 83
2296225 206 Ketlles Ln Mediord Condo 8 225  $311,000 $311,000 0.00  6/1/2010 7
2287424 3101 Amen Cor Riverhead Condo 5 22 $319,000 $319,000 0.00  53/201¢ 36
2222432 1407-220 Middle Rd  Calverton Homeowner Assoc g8 32 $319,700 $318,700 0.00 ©/14/20090 267
2296139 33-06 Carnoustie C Riverhead Condo 6 22 $320,000 $320,000 0.00 8/1/2010 7
2276718 116 Kettles Ln Medford Condo 7 225 $324900 5324900 000  4/1/2010 &8
2288241 106 Emily Dr Patchogue Condo 7 225 $325000 $325000 000  5/5/2010 34
2282682 157 Kettles Ln Medford Condo 6 2 2.5  $349,990 $326,990 6.57 4/17/2010 52
2249807 Unit 6 Seatuck Ave  Eastport Condo 6 2 25 5209000 $329000 -10.0  1/6/2010 453
2272808 169 Kettles Ln Medford Condo 7 225 §320,000 $328,000 0.00 3/17/2010 a3
2287981 151 Kettles Ln Medford Conda 9 2 25 $329,000 $328,000 000  5/5/2010 34
2218786 163 Kettles Ln Medford Condo 7 225 $374900 $334,500 10.78  9/3/2000 278
22098179 503 Willow Pond Dr  Riverhead Condo 5 225 §347000 $347,000 0©.00  &/6/2010 2
2287664 115 Ketlles Ln Medford Condo B 325 $349.442 $349442 000  5/3/2010 36
2282037 2203 Cedar Path Riverhead Condo 5 225  $348,900 $340,900 0.00 4/15/2010 54
2264453 214 Kettles Ln Medford Condo 7 325 $369,080 $359.090 270 2/22/2010 106
2211205 3B Roseln Mt. Sinai Homeowner Assoc 5 22 £399,990 $359,990 10.00 B/7/2000 305
2212182 2 Emma Ln Middie Island Homeowner Assoc 8 425 §369.900 $362,800 1.88  8/11/2000 301
2229275 5 Torrey Pine Ln Bay Shore Condo 6 225 $419,999 §369,000 1214  10/9/2008 242
2230538 Unit 10 Sealuck Av  Easiport Condo 7 225 5434000 $369,000 14.08 11/16/2009 204
2239238 Unit 3 Seatuck Ave  Eastport Cando 7 225 5420000 $360,000 13.99 11/16/2000 204
2239526 Unit7 Seatuck Ave  Eastport Condo 7 225  $429,000 $365,000 13.99 11/16/2000 204
22BBS67 903 Willow Pond Dr  Riverhead Condo 5 2 25  $360,900 $369,900 0.00  5/4/2010 35
2294982 303 Tracy Ln Patchogue Condo 7 225 $379,990 $369.990 263 5/26/2010 13
2279463 52 Stoneleigh Dr Riverhead Condo 5 22 $399,000 $375.000 6.02 4/8/2010 61
2142329 4 Yeflowstone Loop  Bohemia Conda 5 225 5427990 5378.000 11.45  2/4/2008 855
2296659 5 Central Park Blv Bohemia Condo 5 2 25 $370,000 $378,000 000  ©/2/2010 6
2254721 112 Maya Cir Central Islip Condo 7 225 $379000 5379000 0.00 1/20/2010 139
2262601 148 Maya Cir Central Isfip Condo 6 2 25  $419,900 $383.900 B.57 2/16/2010 112
2225587 12 Yellowstone Loo Bohemia Condo 5 225 $400,000 $389,000 488 9/28/2008 253
2254733 324 Medea Way Central Islip Condo 8 43 $390,000 $390,000 0.00 1/20/2010 139




2249062
2261181
2243540
2252629
2254586
2254583
2241877
2239543
2239559
2239568
2247207
2288277
2291686
2279186
2280796
2268204
2283258
2269566
2253108
2282844
2179414
2220707
2284896
2247740
2239258
2239520
2239532
2285184
2257746
2254588
2254595
2238551
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2274969
2284327
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2298807
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2252650
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2254648
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2279966
2224450
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2254626
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2254633

2254638
2254642

2238389
2279044
2298710

1203 Aerie Way

8 Sugar Pine Ln

3 Symphony Dr
1002 Willow Pond D
22 Toni Ct

26 Toni Ct

7 Central Park Bly
Unit 11 Seatuck Av
Unit 14 Seatuck Av
Unit 15 Seatuck Av
39 Avery Ln

84 Lakeview Dr

17 Yellowstone Loo
4 Arielle Ct

4 Arielle Ct

152 Ira Rd

88 Lakeview Dr
166 Ira Rd

82 Lakeview Dr
125 Pond Cir

10 Black Pine 5t
22 Eagle Cir

43 Hailey Ln

501 Aerie Way
Unit 4 Seatuck Ave
Unit 5 Seatuck Ave
Unit 9 Seatuck Ave
35 Rose Ln

115 Constantine Wa
28 Toni Ct

24 Toni Ct

Unit 13 Seatuck Av
Unit 16 Seatuck Av
10 Symphony Dr
163 Symphaony Dr
32 Symphony Dr

3 Cotlage Dr

80 Pond Cir

43 Stoneleigh Dr
45 Stoneleigh Dr
13 Villa Promenade
34 Blair Dr

2 Toni Ct

14 Avery Ln

184 Tempo PI

7 Cottage Dr

18 Arielle Ct

164 Ira Rd

17 Emilie Dr

1 Toni Ct

182 Captains Way
136 Ira Rd

27 Eagle Cir

23 Emilie Dr

4 Toni Ct

20 Toni Ct

7 Tani Ct

5 Toni Ct

15 Emilie Dr

48 Eagle Cir

115 Manitou Trl

289 Eagle Cir
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Center Moriches
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Mt. Sinai
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Bay Share
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Condo
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$439,000
$399,000
$436,000
$405,000
$399,890
$399,990
$415,000
$434,000
$434,000
$434,000
$429,900
$416,000
$419,000
$419,000
$416,000
$419,900
$419,980
$422.,800
$424,000
$440,000
$529,990
$456,000
$435,000
$439,000
$434,000
$434,000
$439,000
$436,900
$449,990
$439,990
$439,990
$439,000
$435,000
$449,000
$455,000
$469,900
$449,900
$475,000
$450,000
$450,000
$499,500
$469,900
$459,990
$485,000
$469,000
$489,000
$484,500
$469,900
$489,990
$469,990
$499,990
$474,900
$499,000
$450,000
$479,990
$5479,990
$479,990
$489,990
$489,990
$494,000
$505,000
$499,000
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$404,000
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$459,990
$465,000
$469,000
$469,000
$469,000
$469,900
$469,930
$469,990
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$474,800
$475,000
$5479,990
$479,990
$479,950
$479,990
$489,990
$489,990
$494,000
$5499,000
$499,000

9.57
0.00
9.11
1.26
0.00
0.00
4.53
6.1
6.91
6.91
3.47
0.00
0.00
0.00
0.00
0.00
0.00
0.00
.00
3.4
19.06
6.34
0.00
0.00
-1.15
-1.15
0.00
0.00
222
0.00
0.00
-1.14
-1.14
0.00
1.88
4,26
0.00
528
0.00
0.00
7.83
2.13
0.00
6.06
0.00
4,00
3.20
.00
4.08
.00
6.00
0.00
4.81
-6.66
0.00
0.00
0.00
0.00
0.00
0.00
1.19
0.00
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1/15/2010
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3/26/2010
4/23/2010
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6/8/2010

155
118
185
144
138
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204
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34
24
63
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50
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50
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14
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138
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204
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74
48
88

220
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121
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139
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75
K}
92
139
139
280
60
258
138
139
139
139
139
138
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2156071 1202 Aerie Way E. Quogue Condo 5 22 $499,000 $499,000 0.00 2/12/2009 481
2288205 49 Louden Loop Mt Sinai Condo 7 33 $499,000 $499.000 0.00 5/4/2010 35
2258738 31 Oak Run Stony Brook Conde 5 23 $529,000 $499,000 5.67 2122010 126
2266167 52 Eagle Cir Bohemia Homeowner Assoc 7 325 §499,000 $499,000 0.00 3/1/2010 99
2297259 34 Golden Spruce D Calverton Homeowner Assoc 7 33 $499,000 $499,000 0.00 6/3/2010 5
# Properties: 103 Averages: 5422603 $412,085 2.36 155

Homes Currently Under Contract
ML#  Address Town Style Rms Br Bth Orig Price List Price % Dif ListDate ContDate DOM
2269009 1238 Kirkland Ct Ceniral Istip Condo 5 22 $304,900 $304,900 0.00 3/9/2010 3/9/2010 0
2288323 1046 Kirkland Ct Central Islip Conde 4 22 $304,800 $304,900 0.00 5/5/2010 5/12/2010D 7
2176855 1141 Kirkland Ct Central Islip Condo 5 22 $310,000 $305.400 1.48 4/20/2009 2/25/2010 3N
2221718 231 Kettles Ln Medfard Condo 7 2 25 §319,999 5319993 0.00 9/15/2009 2/18/2010 156
2202058 BO Maler Ln Patchogue Condo 7 225 §349,000 $324,800 6.91 7/8/2009 4/28/2010 294
2188973 110 Maya Cir Ceniral Istip Condeo 7 2 25 $359,000 $359,000 0.00 5/27/2009 ©/28/2009 124
2237089 35 Warwick Row Riverhead Cende 5 2 25 §365000 3365000 0.00 114/7/2009 11/7/2009 0
2173972 3 New Castle Ct Riverhead Condo 5 2 2.5 §365000 §365000 O.00 4/9/2009 10/6/2009 180
2018562 104 Jackie Ct Patchogue Condo 6 3 25 $519,000 $369,000 28.90 11/2/2007 5/24/2010 934
2020570 107 Jackie Ct Patchogue Condo 6 3 25 §519,000 $369,000 28.90 11/8/2007 4/22/2010 BY6
2260032 41 Warwick Riverhead Condo 5 22 $375,000 §375000 0.00 2/7/2010  2/7/2010 0
2216860 275 Medea Way Central Islip Condo 8 43 $375,000 $375,000 0.00 B/28/2009 12/6/2009 100
2210231 14 Sugar PineLn Bay Shore  Cendo 5 2 3.5 {399,000 §379,000 5.0 8/5/2009  4M12/2010 250
1843956 5 Villa Promenade  Bay Shore  Condo 7 3 2.5 §639,000 $390,000 38.97 4M0/2007 37/2010 1072
1843957 6 Villa Promenade  Bay Shore  Condo 7 3 2.5 §649,000 $395000 39.14 4/10/2007 12/4/2008 966
22235680 64 Pond Cir ML Sinai Homeowner Assoc 6 22 $438,000 $395,000 S5.82 9/21/2009 3/22/2010 182
2020593 119 Jackie Ct Patchogue Condo 5 225 §4B9,000 $399,000 18.40 11/8/2007  2/5/2010 820
2282589 11 Yosemite Cir Bohemia Homeowner Assoc 5 2 2.5 §399,900 $3959,800 0.00 4/18/2010 4/29/2010 11
2242679 26 CoralLn Sayville Homeowner Asscc 5 2 2.5 5409,000 $409,000 ©0.00 12/1/2009  4/25/2010 145
2242713 43 Coral Ln Sayville Homeowner Assoc 5 225 5415000 $419,000 0.00 12/1/2009 4/22/2010 142
1943866 10 Villa Promenade Bay Shore Condo 7 3 2.5 §649,000 $430,000 33.74 4M10/2007 10/30/2009 934
1943961 9 Villa Promenade  Bay Shore Condo 7 3 25 §649,000 $430,000 33.74 4/10/2007  3/5/2010 1060
2237376 33 Symphony Dr Lake Grove Homeowner Assoc 5 225 5459900 5435000 5.41 11/9/2009 5/11/2010 183
2020610 124 Jackie Ct Patchogue Condo 5 225 $489,000 §$430,000 12.02 11/8/2007 2/23/2010 838
2018598 117 Jackie Ct Patchogue Condo 6 3 2.5 §575,000 $439,000 24.18 t1/2/2007 4/26/2010 906
2018637 135 Jackie Ct Patchegue Condo 6 3 2.5 5579,000 $439,000 24.18 11/2/2007 12/31/2009 790
2176578 33 Coral Ln Sayville Condo 6 2 25 §449,000 §$449,000 0.00 4/18/2008 7/20/2008 93
2284061 88 Brianna Dr E. Setauket Homeowner Assoc 5 2 25 §$449,590 $449,990 0.00 4/20/2010 4/27/2010 7
1843968 12 Villa Promenade Bay Shore Condo 7 3 2.5 §659,000 $459,500 30.27 4/10/2007  4/2/2010 1088
2020616 121 Jackie Gt Patchogue Condo 6 3 2.5 §$589,000 $479,000 18.568 11/8/2007 10/28/2009 721
2018609 122 Jackie Ct Patchogue Condo 6 3 2.5 §589,000 $475,000 1868 11/2/2007 8/10/2008 647
i Praoperties: 31 Averages: 466,406 $395,209 12.21 447

— Informaticn herein deemed reliable but not guaranteed; * denotes a change in the data —
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LEVEL OF SERVICE: SIGNALIZED INTERSECTIONS

Level of service for signalized intersections is defined in terms of delay, which is a measure of driver
discomfort, frustration, fuel consumption, and lost travel time. The levels of service range between level
of service A (relatively congestion-free) and level of service F (congested).

The delay experienced by a motorist is made up of a number of factors that relate to control, geometry,
traffic, and incidents at an intersection. Total delay is the difference between the travel time actually
experienced and the reference travel time that would result during ideal conditions: in the absence of
traffic control, in the absence of geometric delay, in the absence of any incidents, and when there are no
other vehicles on the road. The portion of the total delay attributed to the control facility is called the
control delay. Control delay includes initial deceleration delay, queue move-up time, stopped delay, and
final acceleration delay. Control delay may also be referred to as signal delay for signalized intersections.

Level of service criteria for signalized intersections is determined in terms of the average control delay
per vehicle. The following average control delays are used to determine approach levels of service:

Level of Service A = 10.0 seconds per vehicle
Level of Service B > 10.0 and =< 20.0 seconds per vehicle
Level of Service C > 20.0 and < 35.0 seconds per vehicle
Level of Service D > 35.0 and < 55.0 seconds per vehicle
Level of Service E > 55.0 and < 80.0 seconds per vehicle
Level of Service F > 80.0 seconds per vehicle

Level of Service A describes operations with very low control delay. This occurs when progression is
extremely favorable; most vehicles arrive during the green phase and do not stop at all. Short traffic
signal cycles may contribute to low delay.

Level of Service B generally occurs with good progression and/or short traffic signal cycle lengths. More
vehicles stop than for level of service A, causing higher average delays.

Level of Service C has higher delays than level of service B. These higher delays may result from fair
progression and/or longer cycle lengths. Individual cycle failures, where motorists are required to wait
through an entire signal cycle, may begin to appear at this level. The nuinber of vehicles stopping is
significant, although many still pass through the intersection without stopping.

Level of Service D At this level, the influence of congestion becomes more noticeable. Longer delays
may result from some combination of unfavorable progression, long cycle lengths or high volume-to-
capacity ratios. The proportion of stopping vehicles increases. Individual cycle failures are noticeable.

Level of Service I is considered the limit of acceptable delay. These high delay values generally indicate
poor progression, long cycle lengths and high volume-to-capacity ratios. Individual cycle failures occur
frequently.

Level of Service F is considered unacceptable to most drivers. This condition often oceurs with over
saturation, i.e., when arrival flow rates exceed the capacity of the intersection. It may occur at volume to
capacity ratios below 1.0 with many individual cycle failures. Poor progression and long cycle lengths
may also be major contributing causes to such delay levels.



LEVEL OF SERVICE: TWO WAY STOP CONTROLLED INTERSECTIONS

The quality of traffic service at a two-way stop controlled, or “TWSC,” intersection is measured
according to the level of service and capacily of individual leps. The level of service ranges from LOS A

to LOS F, just as with signalized intersections.

The right of way at the TWSC intersection is controlled by stop signs on two opposing legs of an
intersection {on one leg of a “T”-type intersection). The capacity of a controlled leg is based on the
distribution of gaps in the major street traffic flow, driver judgment in selecting a gap through which to
execute the desired maneuver and the follow up time required by each driver in a queue.

The level of service for a TWSC intersection is determined by the computed or measured control delay
and is defined for each minor movement. Level of service is not defined for the intersection as a whole.
The delay experienced by a motorist is made up of a number of factors that relate to control, geometry,
traffic, and incidents. Total delay is the difference between the travel time actually experienced and the
reference travel time that would result during conditions with ideal geometry and in the absence of
incidents, control, and traffic. This program only quantifies that portion of the total delay attributed to
traffic control measures, either traffic signals or stop signs. This delay is called control delay. Control
delay includes initial deceleration delay, queue move-up time, stopped delay, and final acceleration.
Average control delay for any particular minor movement is a function of the approach and the degree of

saturation.

The expectation is that TWSC intersections are designed to carry smaller traffic volumes than signalized
intersections. Therefore, the delay threshold times are lower for the same LOS grades. The following
average control delays are used to determine approach levels of service:

Level of Service A = 10 seconds per vehicle

Level of Service B > 10 and = 15 seconds per vehicle
Level of Service C > 15 and <= 25 seconds per vehicle
Level of Service D > 25 and = 35 seconds per vehicle
Level of Service E > 35 and < 50 seconds per vehicle

Level of Service F > 50 seconds per vehicle



SUFFOLK COUNTY GROWTH FACTORS
(analyzed by NYSDOT April 2001 using LTTP 2000 Model)

[

25 YR (1995-2020) ANNUAL LTNEAR

GROWTH FACTORS GROWTH FACTORS
TOWN or AREA | # OF LINKS| NO-BUILD ALT 1 NO-BUILD ALT 1
Babylion 963 136 127 0.0146 0.0106 ol %
Braokhaven North 653 1.36 133 0.0145 l_—nﬂ?rl Iz
Brookhaven North 653 - 136 | 133 60145 | 00130 |1-3%
Brookhaven South 412 1.61 1.51 0.0245 00204 | 3%
Huntington 771 133 125 0.0131 0.0100 | %
Islip 1007 1.37 1.29 0.0146 oou7 1.3%
North Fork 409 '1.48. 1.45 0.0193 00179 | 1. 8%
Riverhead 355 147 C142 0.0188 0.0167 | 1. %%
Smithtown B91 135 1.28 0.0140 0.0112 bt
South Fork 629 1.46 144 0.0184 | 00178 1% %
Southampton 500 151 - 1.48 0.0204 0.0190 | 1.9%

FUTURE VOLUME = 1995 VOLUME (1 + (Annual Linear Growth Factor x number of years from 1595))
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1.0 INTRODUCTION

1.1  Purpose of this Document

This document is a Final Supplement to the Generic Environmental Impact Statement (Final
SGEIS) that was prepared for the County Route (CR) 51 Corridor Based Land Use Study
(hereafter, the “CR 51 Plan”). The GEIS for the CR 51 Plan was prepared for the Town of
Brookhaven and was completed in 2007; it analyzed the potential impacts of planned, proposed
and potential future development within a 2.3-mile corridor centered along CR 51 in Eastport,
East Moriches and Manorville. The CR 51 Plan’s GEIS culminated in a Findings Statement,
which summarized the Town’s determination of anticipated impacts and mitigation measures,
and delineated administrative procedures for future development proposals within the corridor.
As the subject site was included in the CR 51 Plan, the potential impacts of the proposed project
(The Hamptons Club at Eastport) were analyzed in a Draft SGEIS. This Final SGEIS
represents the penultimate step in the New York State environmental review process, which is
intended to provide the public and governmental review agencies with information regarding the
proposal under review, as well as analyses of its potential environmental effects. This Final
SGEIS incorporates the Draft SGEIS by reference, so that the combination of these two
documents constitutes the entire Hamptons Club at Eastport SGEIS. This document fulfills the
State Environmental Quality Review Act (SEQRA) requirements for a Final SGEIS.

The proposed project seeks a change of zone (COZ) from A-Residence-1 to B-Residence, to
allow construction of 116 attached and 3 detached residences and an approximately 5,500 square
foot (SF) recreation building on a 76.44-acre site on the west side of County Route 111 (CR
111), just north of its intersection with New York State (NYS) Route 27 (Sunrise Highway) in
the hamlet of Eastport, Town of Brookhaven. The proposed project also includes the purchase
and retirement of 11 Pine Barrens Credits (PBCs) plus an appropriate number of sanitary credits
to offset the zone change and increased density. The Draft SGEIS was prepared based on an
assumption that 44 sanitary credits would be necessary to allow the project to go forward, due to
sanitary wastewater generation. However, subsequent analysis indicates that, due to smaller unit
sizes, a minimum of 37 sanitary credits may be necessary. Though the sanitary flow is less, the
applicant will still purchase and retire the 44 sanitary credits that were offered as part of the
Draft SGEIS. The matter will be reviewed by the Suffolk County Board of Review (BOR), as
part of its review of the project under Suffolk County Sanitary Code (SCSC) Article 6. The site
was previously approved for a 64-unit subdivision of single-family homes and amenities. The
proposed project seeks to add 55 units and construct these units as smaller, attached residences,
of which 30 would be available for first-time homebuyers. The project concept, potential
impacts and benefits were discussed and analyzed in detail in the Draft SGEIS.

The site’s current A-1 zoning would allow for up to 65 lots, each a minimum of 40,000 SF in
size. A 64-lot (plus recreation building, which accounted for the 65" lot) subdivision, also
known as The Hamptons Club at Eastport, received Conditional Final Approval in May 2007
(hereafter, the “approved project”). This project is currently under construction, including road
access, internal road clearing, pond excavations, soil management and construction of three
model homes. The approved project was based on clustered lots of less than 40,000 SF, to
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maximize the amount of open space that would be preserved, a goal sought by the Town. Prior
to the subdivision approval, the site had been actively farmed and contained natural areas. After
the approval was granted, the applicant implemented off-site roadway improvements and began
on-site construction, including the Soil Management Plan (SMP) and the three model homes.

The proposed project seeks the rezone to B-Residence in order to develop the site residentially
with attached condominium units using the same lot layout as was previously approved , while
maintaining the developed portion of the site to the same general area as was approved
previously, with a 1.09-acre increase in total area of open space. This is based on a comparison
of the proposed project and the Map of the Hamptons Club at Eastport that was adopted by the
Town. The proposed B-Residence zoning would yield up to an estimated 144 lots; the applicant
proposes to construct 119 units by utilizing 58 of the 64 approved single-family lots for 2-family
occupancy in smaller, attached units. The applicant is willing to submit to a condition that no
further homes will be constructed, despite the additional units that could be constructed under the
B-Residence zone.

The primary reason for this change is due to adverse economic conditions and the desire to
stimulate sales of smaller units for first-time homebuyers. The proposed project will offer a
larger number of smaller and more economically-priced units than the approved project, while
decreasing the number of school-aged children, decreasing total square footage, decreasing the
burden on the school district, and increasing naturally-vegetated open space. The proposed
project will feature 30 units for first-time homebuyers, and purchasers will receive two years of
taxes and common charges, paid for by the development company. In addition, 55 units will be
offered with geothermal heating units. This will result in a significant reduction in electric bills
— benefiting new homeowners — while furthering renewable energy sources in the local
community. Overall, the proposed project will not appreciably change the configuration of the
approved project (in fact, the area of development will be decreased by including three lots as
undeveloped naturally vegetated open space). Documentation provided in the Draft SGEIS
indicated that the proposed unit mix is expected to reduce the overall impacts as compared to the
approved 64-unit single-family subdivision. Also of importance is the redemption of transfer
credits. Specifically, to offset the zone change and increased density of the proposed project, 11
PBCs and 44 sanitary credits will be extinguished. This will protect sensitive lands elsewhere in
the Town.

In consideration of the above, the proposed project addresses critical needs of the Town and the
community while minimizing, if not eliminating, the potential for adverse impacts to other
properties or improvements in the vicinity, or to resources in the Compatible Growth Area
(CGA) of the Central Pine Barrens Zone and, to a higher degree than that of the approved
project, reduces the potential impacts on the environment.

The Draft SGEIS document was submitted to the Town Board on December 3, 2009 and was
accepted as complete by that agency (as lead agency under SEQRA) on March 23, 2010 (see
Appendix A). A public hearing was held on the rezone application and Draft SGEIS on April
20, 2010, and the lead agency accepted written public and agency comments through April 30,
2010. As required by SEQRA, this document addresses all substantive comments provided by
the public and agencies during the hearing and comment period.
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After acceptance of the Final SGEIS by the lead agency, there will be a minimum 10-day period
of consideration for preparation and adoption of a Findings Statement, prior to a decision on the
COZ application.

1.2 Organization of this Document

As required by SEQRA, only those comments that are “substantive” in nature merit a response;
comments that are directed to a specific portion of the Draft SGEIS or other aspect of the project
have a response. Section 2.0 of this document presents all of the substantive comments on the
Draft SGEIS that were provided verbally at the hearing and/or in written form received by the
lead agency, along with a response to each. The Town did not prepare a written transcript of the
April 20" Town Board hearing, so that no such document is available for inclusion here. As a
result, the comments provided verbally at that time were determined during review of the video
(on digital video disc, DVD) record of the hearing. These comments are presented and
paraphrased as follows:

Commenter Comment (paraphrased from review of DVD recording) O

Number | Location
Presence of Encore Shores PRC not relevant to COZ DVD-1 | Sec 23
application.

Why consider transfer of density into CGA? DVD-2 Sec. 2.39

Why hold hearing before Suffolk County Planning ]
Commission (SCPC) input received? DVD-3 | Sec.2.40

Important information not yet received; leave hearing open DVD-4 | Sec.2.40

Economic concerns of applicant not of concern to Town
Mary Ann Board DVD-5 Sec. 241

Johnston No need for more housing beyond approved; 14,000 units

. DVD-6 | Sec.2.10
in foreclosure already

No guarantee that the “first-time homebuyer” units will be

at an affordable price DVD-7 | Sec.2.17

Approved and proposed projects are significantly different;

they are not the same project, at a doubling of density DVD-8 Sec. 2.7

Notes that Oaks at East Moriches is in different school

district that subject site DVD-9 | Sec.2.11

Incorporate the “affordable’ units into the 64-unit approved

project; against the proposed project. DVD-10 | Sec. 2.42

Opposed to setting a precedent of relieving developer

business mistakes by giveaway of community character DVD-11 | Sec. 2.41

Questions propriety of using one septic system for each

two-unit structure to properly protect groundwater quality DVD-12 Sec. 2.1

Shelley Corman

Questions conclusion in Draft SGEIS Traffic Assessment

regarding no traffic impacts DVD-13 | Sec. 2.43

Questions number of school-age children generated in

proposed project DVD-14 | Sec.2.11

Questions number of school-age children generated in

proposed project DVD-15 | Sec.2.11

Edward Scott
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Questions affordability of proposed units for first-time DVD-16 | Sec. 2.17
homebuyers
Questions description of land use pattern in area DVD-17 Sec. 2.7
Notes potential for other sites in area to seek similar zone | \/5 10 | sac 25
changes as proposed project
Notes that B-Residence zone not represented in area at DVD-19 Sec. 2.7
present -
Suggest that site be analyzed for other (possibly ballfield) DVD-20 | Sec. 244
usage
Contradicts recommendation of CR 51 Plan DVD-21 | Sec. 2.26
James Gleason Contradicts requirement of Pine Barrens Plan regarding DVD-22 | Sec. 2.22
protection of drinking water supply T
Opposed to transfer of development rights from outside DVD-23 | Sec. 2.39
Pine Barrens into CGA T
Notes lack of detail of transfer from Oaks at East Moriches
parcel, use of transferred credits and public purchase of DVD-24 | Sec.2.16
Oaks at East Moriches site
Questions number of school-age children generated in DVD-25 | Sec. 2.11
proposed project T
Glen Kushner Statement of support for proposed project DVD-26 | Sec.2.45
Opposed to density increase as a “giveaway” to developer; DVD-27 | Sec. 2.41
no associated benefit to community -
Opposed to change of zone as a “giveaway: to developer; DVD-28 | Sec. 2.41
no associated benefit to community -
Richard Amper Does not conform to Pine Barrens Plan DVD-29 | Sec.2.22
Presence of Encore Shores PRC not relevant to COZ DVD-30 | Sec. 2.38
application. T
Questions affordability of proposed units for first-time DVD-31 | Sec. 2.17
homebuyers T
Questions number of school-age children generated in DVD-32 | Sec. 2.11
proposed project T
Joyce Kelly —
Concerned regarding increased usages and costs for DVD-33 | Sec. 214
community services T
Concerned regarding presence of units within Federal
Emergency Management Agency (FEMA-designated flood | DVD-34 | Sec. 2.46
Mary McCarthy zone
Questions propriety of using one septic system for each
two-unit structure to properly protect groundwater quality DVD-35 Sec. 2.1
Questions propriety of using one septic system for each
Tom DeAngelis two-unit structure to properly protect groundwater quality; | DVD-36 Sec. 2.1
suggests use of sewage treatment plant (STP)
Joe Beslen Statement of support for proposed project DVD-37 | Sec.2.45
Ed Greenberg Opposed to a rezoning that could yield 144 units DVD-38 | Sec.2.48
Concerned regarding potential traffic impacts to Sunrise
Highway and CR 51 DVD-39 | Sec.2.13
Concerned regarding increased usages and costs for DVD-40 | Sec. 214

community services
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Questions propriety of using one septic system for each
two-unit structure to properly protect groundwater quality; | DVD-41 Sec. 2.1
suggests use of STP

Questions number of school-age children generated in

proposed project DVD-42 | Sec.2.11

Questions number of school-age children generated in

proposed project DVD-43 | Sec.2.11

Mr. Panella Notes lack of detail of transfer from Oaks at East Moriches
parcel, use of transferred credits and public purchase of the | DVD-44 | Sec. 2.16
Oaks site
Presence of Encore Shores PRC not relevant to COZ DVD-45 | Sec. 2.38
application.
Questions accuracy of tax impact analysis in DEIS DVD-46 | Sec.2.27

Andrea Spilka Requests full, up-to-date traffic impact study (TIS) for site | DVD-47 | Sec. 2.43

No guarantee that the “fl_rst.-tlme home_buyer" units will be DVD-48 | Sec. 2.17
at an affordable price; seeks details of program

Opposed to setting a precedent of relieving developer

business mistakes by giveaway of community character DVD-49 | Sec. 2.41

Anthony Ofiero Statement of support for proposed project DVD-50 | Sec.2.45
Mike Ofiero Statement of support for proposed project DVD-51 | Sec.2.45
Alan Alkis Statement of support for proposed project DVD-52 | Sec.2.45
Cesear Carrol Statement of support for proposed project DVD-53 | Sec.2.45

Opposed to setting a precedent of relieving developer

business mistakes by giveaway of community character DVD-54 | Sec. 2.41

Regina Seltzer

Appendices B and C contain the written comments received by the lead agency from the public
and government agencies, respectively. All responses are provided in Section 2.0. Each
comment has been delineated and numbered sequentially. The numbering system includes a
letter code that indicates the source of the comment, followed by a number that is assigned to
each consecutive comment from that source. As a result, the identity of the commenter can
easily be determined. In addition, the subsection of Section 2.0 where the response can be found
(see explanation below) is provided adjacent to each comment. There were a total of 105
separate comments; Appendix B contains comments B-1 through B-7, and Appendix C contains
comments C-1 to C-44. The comments obtained from the public hearing recording are included
herein and are denoted as Comments DVD-1 through DVD-54. Appendices D through F
present information in support of responses to various comments.

Because a number of the comments are similar to, closely related to and/or duplicate other
comments, related comments are grouped together, so that only one response would be necessary
for each grouping. As a result, only 47 different groups of comments were made. Each
subsection of Section 2.0 addresses one of these groups of comments referenced above. The
comment numbers to which the response refers are listed in each subsection so that the reader
may refer back to the appendix to review the comments in their original form.

Each response provides the information necessary for the Lead Agency (the Brookhaven Town
Board) and other involved agencies to make informed decisions on the specific impacts of the

Page 1-5




The Hamptons Club at Eastport
Change of Zone Application
Final SGEIS

project. This document fulfills the obligation of the Lead Agency in completing a Final SGEIS
based upon Title 6, New York Code of Rules and Regulations Part 617.9 (b)(8).
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20 COMMENTS AND RESPONSES

2.1 Demonstrate Conformance to SCSC Article 6

Comments B-1, C-11, DVD-12, DVD-35, DVD-36 and DVD-41:

These comments concern the use of individual on-site septic systems for sanitary wastewater
treatment, and conformance to Standard 5.3.3.1.1, Article 6 of the SCSC. In addition, the
applicant should describe the proposed transfer of 44 sanitary credits and 11 PBCs for the
proposed 119 units, which is an 86% increase over the as of right yield of 64 dwelling units. It is
noted that the final sanitary flow amount is 36,000 gpd [gallons per day], which is 16,500 gpd
over the as of right flow of 19,500 gpd, and a determination from the Suffolk County Department
of Health Services (SCDHS) on the credit allocation, transfer process, and considerations would
provide clarification on this matter.

Response:

See also Response to Comment B-3, Section 2.3. Application has been made to the SCDHS and
their decision is pending. The applicant proposes to use 11 Pine Barrens Credits (PBCs) and 44
sanitary credits (for a total of 55 credits), to transfer density to the subject site. The transfer of
density to the subject site will theoretically result in preservation of other lands within the area.
The site that density is being transferred from is known by its subdivision name as The Oaks at
East Moriches. It is 58 acres in extent and is 1.1 miles from the subject site.

The Oaks at East Moriches was approved by the Town for a 62 lot subdivision using 11 Pine
Barrens Credits to increase the yield over the as-of-right 51 lots. However, the owner of the
Oaks at East Moriches has applied to the SCDHS for 103 sanitary credits. The 103 sanitary
credits are based on the number of lots on the 58 acre property that were shown on an old filed
map. If the SCDHS were to grant the 103 sanitary credits, and 44 sanitary credits and 11 Pine
Barrens Credits (also owned by the owner of the Oaks at East Moriches) were transferred to the
Hamptons Club it would still potentially allow the construction of approximately 59 homes on
the 58 acres of the Oaks at East Moriches property. In the event this occurred there would have
been a density increase at the Hamptons Club without preservation of the Oaks at East Moriches
as mitigation. However, discussion with the SCDHS indicates that the application by the owner
of the Oaks at East Moriches for 103 sanitary credits does not meet the criteria for issuing that
number of credits. No calculation of how much open space will be preserved can be done until a
determination has been made by the SCDHS on the number of sanitary credits that the Oaks at
East Moriches will generate.

It is noted that the proposed project does not represent an 86% increase in over the as of right
yield of 64 dwelling units. Section 2.3 addresses both density and the intensity of use.
Specifically, Table 2-2 in that section indicates that there is a 73% increase in sanitary flow,
based on SCDHS design flow parameters that are intended for system sizing.

With respect to intensity of use, the project represents a 32% decrease in maximum floor area,

and a 10% decrease in the number of bedrooms and a small increase in the amount of Open
Space that will be preserved.
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2.2  Demonstrate Conformance to Pine Barrens Plan Clearing Limit

Comment B-2:

“Standard 5.3.3.6.1, Vegetation Clearance Limits. The project does not comply with the
Vegetation Clearance Limit Standard. Therefore, a CGA Hardship Waiver is required, subject
to review and approval of the Commission. Absent such approval, the Town cannot approve the
project. The proposal results in a site that is 57% cleared, which is 4% greater than the
Standard permits in the A-1 Zoning District.”

Response:

There are standards within the Pine Barrens Plan that on occasion are in opposition. In this case
the standard for preserving contiguous open space is in opposition to the standard for preserving
existing vegetation. From the standpoint of a long-term ecological standard, it is more important
to create contiguous open space and minimize the “island effect” of non-contiguous small areas
of open space. Therefore, as part of the original 2007 approved subdivision which also was
granted a Hardship from the Pine Barrens Commission, the applicant agreed to a cluster plan that
while not meeting the standard for preservation of existing vegetation, does meet the standard for
the creation of contiguous open space. The current proposed project is based on the approved
2007 subdivision design (with 0.75 acres more open space). In the short term, both the approved
project and the current proposed project will remove existing vegetation in excess of the
standard. In the long term the project will meet both the contiguous open space standard and the
preservation of vegetation standard.

The approved project also required relief from the Vegetation Clearance Limits, and in fact
received a greater degree of relief than what is sought in connection with the proposed project.
Standard 5.3.3.6.1 of the Pine Barrens Plan would limit clearing on the 76.44-acre property to a
maximum of 53%, or 40.51 acres. Conversely, the Pine Barrens Plan would require that at least
35.93 acres (the remaining 47% of the site) would have to be retained undisturbed. The prior
project would have cleared 43.76 acres (which is 57.2% of the site), necessitating a Hardship
Exemption (which was granted by the Commission). Conversely, the remaining 32.68 acres, or
42.8% of the property, would have remained as open space. These clearing/open space values
were determined prior to a final minor lot line adjustment for the adopted Map of the Hamptons
Club at Eastport. The values for this latter circumstance would be 44.10 acres cleared (57.7%)
and 32.34 acres retained as natural open space (42.3%). In contrast, the current proposed project
would clear less land (43.01 acres, or 56.3% of the site), and provide more land in a natural state
(33.43 acres, 43.7%) than either the prior or adopted plan. Note that this increase of 1.09 acres
of open space (32.34 acres of the approved project vs. 33.43 acre for the proposed project)
represents a small increase in the amount of revegetated land. This is a net increase in open
space of 0.75 acres as compared to the prior project analyzed in the Draft SGEIS, or 1.09 acres
as compared to the Map of the Hamptons Club adopted by the Town. A summary of the
requested relief is provided below:
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Parameter Allowed Approved A Prri:))\r/ed Proposed Pclfcl)J r:)esr;td
— Clearance Project —Qp.— Project _p__
Relief Relief
Percent 53% 57.2% 4.2% 56.3% 3.3%
Acres 40.51 43.76 3.25 43.01 2.50

Thus, the proposed project will reduce the degree of non-conformity with this Standard, as
compared with the previously approved project, which was granted a Pine Barrens Hardship as
well as subdivision approval and, accordingly, no further relief is required. Retention of Lots 24,
27 and 28 as 1.09 acres of revegetated open space will increase total open space on the site and
reduce net disturbance. Supporting information of the merits of the project with respect to less
impact and greater benefit of the proposed project as compared to those of the approved project
is provided in Table 2-2 which is referenced in response to Comment B-3 in Section 2.3 below.

2.3 Increase Use of Pine Barrens Credits

Comment B-3:

“Pine Barrens Credits. The applicant is entitled to an as of right increase of 20%, which would
permit 16 additional units to be developed on the project site, in addition to the 64 as of right,
pursuant to Town Code Section 85-450 F, Pine Barrens development credits. The applicant
proposes to develop 55 additional dwellings, which is 39 more than the as of right increase, with
the retirement of 55 credits composed of 11 PBCs and 44 sanitary credits. The submission of a
minimum of 16 PBCs, which is 29% of the total 55 credits, would result in direct benefits to the
Central Pine Barrens region.”

Response:

The applicant does not seek to use the Residential Overlay District (ROD) yield as provided for
in Town Code Section 85-450 F. For financial and logistical reasons the applicant prefers to use
the proposed combination of sanitary credits and Pine Barrens credits to transfer density to the
site. The comparison table below lists the approved project, the approved project with more
homes as allowed by the use of Pine Barrens Credits under the ROD (885-450F), and the
proposed project.
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Table 2-1

COMPARISON TABLE
Approved Project, Approved Project + 16 Homes, and Proposed Project

Approved
Parameter Agfg% \gd Project + 16 | Proposed Project
) Homes ©
Unit Type Yield (homes) 64 80 3
Unit Type Yield (attached/detached) 0 0 116/3
64 detached 80 detached 116 attached, 3
Unit Yield homes & rec. h detached units &
bldg. Omes recreation bldg.
Minimum Floor Area (SF) © 190,621 SF 238,620 SF 212,345 SF
Maximum Floor Area (SF) ) 313,600 SF 392,000 SF 212,345 SF
Minimum No. of Bedrooms @ 257 321 287
Maximum No. of Bedrooms @ 320 320 287
1*-Time Homebuyer Units 0 0 30
PBCs 0 16 11
Sanitary Credits @ 0 0 37/44
Water Resources:
Design Flow (gpd) © 19,500 gpd 24,000 gpd 33,750 gpd
Irrigation Demand (gpd) 4,693 gpd 4,693 gpd 4,693 gpd
Total Design Flow + Water Use (gpd) 24,193 gpd 28,693 gpd 38,443 gpd
Recharge Volume (MGY) 52.76 MGY @ 55.01 MGY 57.74 MGY ©
Recharge Nitrogen Conc. (mg/l) 3.34 mg/l ¥ 3.91 mg/l 3.43mg/l®
Trip Generation
Weekday AM Peak Hr (vph) 49 61 70
Weekday PM Peak Hr (vph) 65 81 73
Miscellaneous:
Residents © 249 297 287
School-age Children © 72 85 31
Total Taxes ($/yr) © $594,416 $949,930 $647,975
School Taxes ($/yr) © $413,380 $691,489 $450,627
School Costs ($/yr) © $793,414 $1,450,780 $335,674
School Tax Impact ($/yr) © -$380,034 -$759,291 +$114,953
Solid Waste Generation (Ibs/day) " 614 686 702

MGY-million gallons per year; mg/I-milligrams per liter; vph-vehicles per hour
(1) See Tables 3-3a, 3-3b and 3-1c of Draft SGEIS.

@
©)

(4)
®)
(6)
(M
®)

Minimum credits based on SCDHS design flow (37)/Number of credits proposed in Draft SGEIS based on all
units having a design flow of 300 gpd (44).

Assuming SCDHS design flow of 225 gpd for 30 units and 300 gpd for the remaining units, plus the recreation
building.

See Appendix C-2 of Draft SGEIS.

See Appendix C-3 of Draft SGEIS.

See Appendix B of Draft SGEIS.

Assuming 2.31 Ibs/day/resident, & 7 1bs/1,000 SF/day for recreation building.

Computations using same methodology as Appendix C-2, C-3 and B and relevant analyses of the Draft SGEIS.
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The calculation of the increase in design flow must consider the size of the proposed units,
consistent with SCDHS regulations. The existing allowable flow is calculated as follows: 65
units (based on approved SCDHS yield map) x 300 gpd/unit = 19,500 gpd. The 30 first time
homebuyer units are less than 1,200 SF in size, and therefore have a design flow of 225 gpd
each. This is a clarification as compared with information presented in the Draft SGEIS and the
Hardship Exemption submission. Thus, 30 units x 225 gpd/unit = 6,750 gpd + 90 remaining
units (the 89 market-rate units plus the clubhouse) x 300 gpd/unit = 27,000 gpd, for a total of
33,750 gpd. The increase in allowable flow is: 33,750 gpd - 19,500 gpd = 14,250 gpd, and is
equivalent to the following calculation of sanitary credit-units: 14,250 gpd/300 gpd/credit-unit =
47.5 credit-units, say 48 credits.

Of the 48 credits that represent the increase based on sanitary flow only, 11 of these credits are
offered as PBCs. This represents 23% of the total credits represented by sanitary flow, which
would result in direct benefits to the Pine Barrens region.

As noted in Table 2-1, there are substantial environmental, social and economic benefits to
reduced unit sizes demonstrating that sanitary flow is not the only measure of density or
increased/decreased intensity of use. Table 2-2 provides further analysis of the information
contained in the Draft SGEIS and Table 2-1, in order to quantify the change in density/intensity
of the various resource parameters, as well as the percent increase or decrease in comparison of
the 64 homes of the approved subdivision and 119 units of the proposed project.

In the case of the Hamptons Club proposed Change of Zone, the proposed project does not
represent an increase in intensity measured by impact of development, number of bedrooms or
square footage of development.

Table 2-2, derived from information contained in the Draft SGEIS, highlights various impacts
studied by comparison of the 64 homes of the approved subdivision, with the 119 units of the
proposed project. When considering population alone, the increase in population is 15%.

Other considerations include school-aged children and school tax impacts, which are decreased
by 57%, and 139%, respectively. Other impact categories which show slight increases (<20%),
are minimum floor area (11%), minimum number of bedrooms (12%), recharge volume (9%),
recharge nitrogen concentration (3%), PM peak traffic (12%), total taxes (9%), school taxes (9%)
and solid waste generation (14%). Categories that show an increase of more than 20% are unit
yield (86%), sanitary design flow (73%), design flow plus water use (59%), and AM peak traffic
(43%). These factors are considered when addressing land use intensity.
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Table 2-2
COMPARISON TABLE
Approved Project and Proposed Project
Approved . Unit Percent
Parameter Igfoject Proposed Project Change Change
Unit Type Yield (homes) 64 3 -61 -95%
Unit Type Yield (attached/detached) 0 116/3 116/3 nla
64 detached 116 attached, 3
Unit Yield homes & rec. detached units & 55 86%
bldg. recreation bldg.
Minimum Floor Area (SF) © 190,621 SF 212,345 SF 21,724 11%
Maximum Floor Area (SF) ) 313,600 SF 212,345 SF -101,255 -32%
Minimum No. of Bedrooms @ 257 287 30 12%
Maximum No. of Bedrooms @ 320 287 -33 -10%
1*-Time Homebuyer Units 0 30 30 n/a
PBCs 0 11 11 n/a
Sanitary Credits @ 0 37/44 37/44 n/a
Water Resources:
Design Flow (gpd) © 19,500 gpd 33,750 gpd 14,250 73%
Irrigation Demand (gpd) 4,693 gpd 4,693 gpd 0 0%
Total Design Flow + Water Use (gpd) 24,193 gpd 38,443 gpd 14,250 59%
Recharge Volume (MGY) 52.76 MGY® [ 57.74 MGY © 4.98 9%
Recharge Nitrogen Conc. (mg/I) 3.34 mg/l ¥ 3.43 mg/l® 0.09 3%
Trip Generation
Weekday AM Peak Hr (vph) 49 70 21 43%
Weekday PM Peak Hr (vph) 65 73 8 12%
Miscellaneous:
Residents © 249 287 38 15%
School-age Children © 72 31 -41 -57%
Total Taxes ($/yr) © $594,416 $647,975 53,559 9%
School Taxes ($/yr) © $413,380 $450,627 37,247 9%
School Costs ($/yr) © $793,414 $335,674 -457,740 -58%
School Tax Impact ($/yr) © -$380,034 +$114,953 494,987 -130%
Solid Waste Generation (Ibs/day) " 614 702 88 14%

MGY-million gallons per year; mg/lI-milligrams per liter; vph-vehicles per hour
(1) See Tables 3-3a, 3-3b and 3-1c of Draft SGEIS.
(2) Minimum credits based on SCDHS design flow (37)/Number of credits proposed in Draft SGEIS based on all units having a

design flow of 300 gpd (44).

(3) Assuming SCDHS design flow of 225 gpd for 30 units and 300 gpd for the remaining units, plus the recreation building.

(4) See Appendix C-2 of Draft SGEIS.
(5) See Appendix C-3 of Draft SGEIS.
(6) See Appendix B of Draft SGEIS.

(7) Assuming 2.31 Ibs/day/resident, & 7 lbs/1,000 SF/day for recreation building.
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In addition, it is important to understand that the selling price of the units also goes down
substantially as a result of the smaller unit sizes.

2.4 Include Oaks at East Moriches Site in Environmental Review

Comment B-4:

“Require that the environmental review account for and include all of the parcels involved in the
project including where development is proposed, development rights transfer parcels, and any
parcel(s) preserved as a result of the project.”

Response:

The DSGEIS states that preservation of the Oaks at East Moriches is a mitigation measure for the
increased density of the proposed project. Preservation would be environmentally beneficial and
would reduce any environmental impacts from the development of the 62 homes that were
approved to be constructed on the Oaks at East Moriches site. The DSGEIS addresses and
quantifies the additional development being allowed at the Hamptons Club as a result of the
sterilization of the Oaks at East Moriches, in effect addressing the need for an environmental
review requested above.

2.5  Analyze Precedent-Setting Nature of Proposed Project

Comments B-5, C-29 and DVD-18:

These comments note the presence of other specific pending residential projects in the vicinity as
well as generally within the CGA, that may utilize a change of zone approval for the project site
to justify a similar yield increase concept themselves. In such cases, the potential environmental
impacts of these cumulative yield increases should be addressed.

Response:

The use of sanitary credits and Pine Barrens Credits in conjunction with a change of zone that
increases density is an uncommon, if not unique, application to the Town. In terms of precedent
it will transfer density into the Compatible Growth Area of the Central Pine Barrens at a point
that is near the boundary of the Pine Barrens and from which groundwater flows out of, not into
the Pine Barrens. These facts indicate that although precedent may be set, it is limited by a series
of facts that are unique to this individual proposal and that are not likely to be the same or similar
for other proposals. It therefore appears that the issue of precedence is very limited. In addition,
the increased density associated with this change of zone is mitigated by the use of sanitary and
Pine Barrens Credits. This type of project represents the compact, orderly development that was
recommended in the Pine Barrens Plan.

Each development application received is evaluated on its own merits. This limits the potential
for an approval of this project to have large environmental impacts based on precedent setting
decisions. In fact, this project has the potential to set precedent in a direction beneficial to the
environment since many change of zone applications that seek increased density of development
do not propose use of sanitary credits or Pine Barrens credits to mitigate impacts. Additionally it
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is noted that inasmuch as the Change of Zone is a discretionary act on the part of the Town
Board it is unlikely to have impacts related to setting of precedents.

2.6 Use Different Methodology to Assess Impact on Aesthetic Resources

Comment B-6:

““Scenic Resources. The project site is in a Scenic Corridor as per Volume 2 of the Central Pine
Barrens Comprehensive Land Use Plan. The applicant should be required to submit visual
simulations that show the proposed development in the existing landscape and assess potential
visual impacts on the existing scenic viewshed, at a minimum, in accordance with the DEC’s
policy document for analysis titled, *Assessing and Mitigating Visual Impacts’, which can be
found at: http://www.dec.ny.gov/docs/permits_ej_operations_pdf/visual2000.pdf.”

Response:

The subject site is located within the scenic corridor of Sunrise Highway, as designated by the
Pine Barrens Plan. Both the approved plan and the proposed plan have the same layout. This
layout was clustered in a manner that preserves the important views of the site from the scenic
corridor of Sunrise Highway. In addition, the project was modified to increase the natural buffer
between homesites and CR 111 on the north part of the site, and to remove development from
three (3) of the previously approved lots in this area. As a result, the current proposed project
will have less visual impact than the project which received approval from both the Town
Planning Board and the Pine Barrens Commission.

2.7  Justify Basis for Change of Zone to Higher Density Use

Comments B-7, C-3, DVD-8, DVD-17 and DVD-19:

These comments note that the proposed project would nearly double the yield on the site as
compared to the approved project, and that the B-Residence zone necessary to accommodate it is
not presently found in the area. These factors indicate that there is no basis to justify a COZ to
higher density. Moreover, the subject site is remotely situated for attached housing and
possesses limited amenities desired for multi-residence purposes.

Response:

The primary basis and reason for increasing the density is that it would result in the preservation
of another property in the same neighborhood approximately one mile away. Development
would occur in an orderly and compact manner as envisioned in the Pine Barrens Plan and the
CR 51 Land Use Plan. A secondary basis for the Change of Zone is that it will allow
construction of housing the applicant believes will be marketable; this construction will provide
jobs and according to the DSGEIS the proposed housing units will cost local service providers,
e.g. area schools, less because fewer school age children will live in the proposed units as
compared with the approved subdivision.
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The site is not remotely situated, as it lies within a triangle formed by three (3) major 4-lane
highways (1 State and 2 County), and adjoins a parcel with a higher intensity of use and higher
density zoning classification.

The applicant is not pursuing a B-Residence change of zone because the primary motivation is to
gain a greater yield than 64 lots. Rather, the motivation is to provide smaller, mid-market,
saleable units that would be more attractive in the current national and regional economy while
simultaneously keeping impacts that may arise from the increased yield at a minimum. The 119-
unit yield is not the result of a decision to seek that number, but is the result of the choice to keep
the approved lot layout and provide a means to finance the PBC and sanitary credit purchases.

In addition, certain other potential impacts that are of concern to the public, primarily in school-
age children (as potential school enrollment increases) are reduced because the smaller unit type
proposed generates fewer school-age children than the larger home sizes of the approved project.

The purpose of the Draft SGEIS is to examine the property because it does not conform with the
CR 51 Land Use Plan. The proposed project clearly achieves compact development as it is a
cluster which utilizes the exact same design as the original approved project, while providing
smaller units of less square footage than the maximum under the approved project. The project
is efficient and orderly in preserving more Pine Barrens area than would have been preserved
under the approved project. The project will also preserve the Oaks at East Moriches which is
outside of the Pine Barrens but within the same neighborhood as the proposed project. The
project will result in economic benefits by reducing the number of school-aged children expected
to live on the site thereby reducing the fiscal impacts on the school district. In addition there will
be 30 units set aside for first-time homebuyers.

2.8 Absence of Benefits to Community

Comment C-1:

“l am opposed to the downzoning of the Hampton club site from A-1 residential to B-1
residential for several reasons. First and foremost, a change in zoning would be of absolutely no
benefit to the surrounding community.”

Response:

The comment opposes the change of zone on the basis that there would be no benefit to the
surrounding community. The Draft SGEIS information that supports a conclusion that
significant benefits would be realized from the proposed project, which would be enabled by
approval of the requested change of zone. As listed in Section 1.2.5 of that document, the
following benefits to the community would result from the rezoning:

e The project will acquire 11 PBCs, to increase pine barrens preservation, and up to 44 sanitary
credits from the Oaks at East Moriches site, thereby preserving this property in a natural state.

e The proposed project represents 101,255 SF less of floor space than would be allowed under the
Conditional Final Approval.

e The proposed project will provide 30 units of economically priced housing.
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e 55 units will utilize geothermal energy, reducing electric bills, benefiting homeowners and
furthering renewable energy use in the area.

e The proposed project will generate 41 fewer school-aged children than the approved project (31
vs. 72), reducing impact to the Eastport-South Manor Central School District (CSD) compared to
the approved project.

e The proposed project would generate approximately $647,975/year in taxes, while the approved
project would generate $594,416, a 9% difference.

e There would be an excess of $114,953/year in school taxes over school expenditures for the
proposed project, while the approved project would produce a deficit of $380,034/year.

e The proposed project will generate 154 construction and 7.28 full-time equivalent (FTE)
maintenance and operation jobs and will be realized more rapidly thus providing a more
immediate employment benefit to the community.

e The project will provide an additional 1.09 acres of natural open space area, buffers on the
perimeter of the site as well as specimen trees and substantial landscaping on the interior of the
site.

2.9  Disruption of Community Fabric

Comment C-2:

“I have lived in Eastport for over 25 years and have enjoyed the peaceful, bucolic life of the
community. Change little-by-little will happen. We now have a couple of stoplights in town but
the hamlet is still pretty quiet. However, there are many proposed new developments for the
area. Adding approximately 120 new dwellings on the small area of land of the Hampton Club
would dangerously disrupt the fabric of the community.”

Response:

It is acknowledged that the Eastport community is undergoing growth, of which the proposed
project represents a part. While more units would be built at the Hamptons Club location,
another approved subdivision known as the Oaks at East Moriches would not be built, rather it
would be preserved in its natural state as a result of the transfer of its development density to the
Hamptons Club. This would result in about the same number of housing units as both
subdivisions, but they would be constructed over a smaller area and a large wooded parcel would
be preserved as a result of transfer of development. In this way overall development is lessened,
not increased and the natural areas valued by the community are preserved with little or modest
expenditure of scarce public funds.

The proposed project represents a modification of the previously approved project (which is
currently under construction), with no change in the approved lot layout and actually less net
disturbance (3 fewer lots are being developed, and will be revegetated with natural species of the
SMP). The proposed project will utilize the exact same subdivision design and will decrease the
maximum square footage and number of bedrooms allowed to be constructed on the subject site.

The proposed project is compatible with the neighborhood in terms of type of use, density of that
use, and location relative to other developed sites. The adjacent Encore Atlantic Shores (former
Bristal Estates PRC) is a residential project like that of the proposed project, it is developed at a
density over twice that of the proposed project (3.21 units/acre, vs. 1.56 units/acre), and there are
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already a number of differing land use types in the area representing a range of development
intensities, ranging from industrial and commercial sites to other residential types, as well as
substantial agricultural and open spaces.

2.10 Excessive Residential VVacancies in Area Suggest No Need for Proposed COZ

Comments C-4, C-7 and DVD-6:

These comments note that there are presently a number of homes for sale in Eastport, including
homes of the type and price point of the proposed project. In addition, there are an estimated
14,000 units in foreclosure as well. This would suggest that there is no need for the proposed
project at the present time.

Response:

It is the applicant’s intent to construct new homes appropriately sized and designed for first-time
homebuyers and smaller households that would be attracted to units of the type and features
proposed. It is not known what the corresponding characteristics of the other for-sale homes
may be, so that no additional analysis is practicable; however, the applicant has conducted a
detailed market study to determine the potential for sale of units based on the type that are
proposed.

In support of the proposed project, the Comparative Market Analysis (see Appendix E)
concludes that there is a market in the area for the proposed units at the intended price point.
The study concludes:

Based on the data and research compiled we feel confident that we can sell these units in these market
conditions and be successful in doing so. We feel there is a broad span of options from first time
buyers to buyers starting a family to retirees looking for the comforts this development has to offer.

2.11 Describe Methodology Used to Estimate School-Age Children Generated, and
Describe Potential School District Impacts and Affordability of Taxes

Comments C-5, C-8, C-34, DVD-9, DVD-14, DVD-15, DVD-25, DVD-32, DVD-42 and DVD-
43:

These comments question the accuracy of the number of school-age children expected for the
project, and therefore of the potential impact on enrollment in the Eastport-South Manor School
District; additional information is requested of the methodology used and associated estimate is
to be supported. In addition, the Oaks at East Moriches site is in a different school district than
the Hamptons Club at Eastport site, so that the two school districts would experience differing
impacts with respect to enrollments, expenditures and tax base changes. The comment notes that
taxes are high in the community, and residents may be able to initially afford the taxes, but
would not be able to sustain resident ownership and may be forced to sublet.
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Response:

The Draft SGEIS contained information regarding the methodology utilized to predict the
number of school-aged children that would be generated by the proposed development (see
Section 5.1 of the Fiscal and Economic Impact Analysis contained in Appendix B of the Draft
SGEIS).

The analysis included new housing occupancy estimates derived utilizing residential
demographic multipliers specific to various housing types and price points for New York State.
While it is only possible to predict the expected number of people that will live in the
development, residential demographic multipliers are commonly used by economists and
demographers to make these predictions, including a breakdown of the number of children and
adults to be generated by a new housing development.

The source of multiplier data utilized in the Draft SGEIS is based upon the publication
“Residential Demographic Multipliers” published by Rutgers University, Center for Urban
Policy Research. The multipliers, which were derived from the 2000 U.S. Census 5-Percent
Public Use Microdata Sample and published in 2006, are specific to New York State.

The application of multipliers for such a development is considered the industry standard in the
determination of population and school-aged children. It is expected that the proposed project
will generate 287 residents, of which 31 would be school-aged children. This represents 41
fewer school-aged children than the approved project, which was projected to generate a total of
72 school-aged children. It is important to note that while the number of housing units has near
doubled, the number of school children is anticipated to decrease substantially. The Rutgers
Demographic multipliers provide various multipliers to project school aged children depending
upon the type of home (attached or detached; size [number of bedrooms]; price and tenure
[ownership or rental]). The multipliers do not account for the current economic conditions or
more specific information about the housing units. Values and gross rents reported in the 2000
census are updated to 2005 using a residential price inflation index available from the Federal
Housing Finance Board. For all estimates, the highest price option was selected; with one
exception being the 5 bedroom detached unit, for which the range of $329,500 to $748,500 was
utilized instead of “over $746,500” — it is expected that the sales prices for the proposed units
will be consistent with the price ranges chosen for the analysis, unless there is a dramatic change
in market conditions. Table 2-3 provides a breakdown of the multipliers utilized and
assumptions in calculating projection population for the Hamptons Club.

The population multipliers for attached are lower than for the detached single-family homes
previously proposed. As such, multipliers for 4 to 5 bedroom detached homes generate greater
number of school-aged children than do attached 2 to 3 bedroom homes. While the methodology
employed is based upon prior studies, a significant volume of data was analyzed to create the
multipliers and the factors are utilized by planners around the country. The specific source of
multipliers is directed toward regions, price points and types of units, providing factors that are
well-targeted for this type of study. The projections provide a valuable tool for planning and
comparing various development scenarios. Finally, the analysis prepared for the Draft SGEIS
utilized the multipliers for “all school-aged children”, whereas lower figures are also provided in
the Rutgers study for “public school-aged children”. For the purpose of the analysis, the more
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conservative numbers were used assuming that no school-aged children would attend private

school.
Table 2-3
MULTIPLIERS/FACTORS USED FOR DEMOGRAPHIC/ECONOMIC ANALYSIS
2-BR, 3-BR,
1,400 1,800
SF+1 SF+2 2-BR Flats, | 3-BR, 2,333 4-BR, 2,904 5-BR, 2,502 Total: All
Car Car 1,150 SF SF SF SF Residéntial
Garage | Garage (Next Amagansett | Westhampton | Southampton Development
(Open (Open | Generation) | Model Unit Model Unit Model Unit
Market | Market
Units) Units)
Number of Units 43 43 30 1 1 1 119
Average
Infants/Toddlers per 0.13 0.28 0.13 0.28 0.43 0.47 -
Household
Average School
Aged Children per 0.14 0.39 0.14 0.58 1.05 151 -
Household
Average Adults per 182 | 216 1.82 2.09 2.19 2.45 -
Household
Projected New 90 122 63 3 4 5 287
Residents
Infants/Toddlers 5.59 12.04 3.9 0.28 0.43 0.47 23
School Age 602 | 1677 42 0.58 1.05 151 31
Children
Adults 78.26 92.88 54.6 2.09 2.19 2.45 233

Note: Multipliers for Single-Family Attached, 2-BR, Valued More than $194,500 used for 2-BR (Open Market Units)
Multipliers for Single-Family Attached, 3-BR, Valued More than $269,500 used for 3-BR (Open Market Units)
Multipliers for Single-Family Attached, 2-BR, Valued More than $194,500 used for 2-BR (Next Generation)

Multipliers for Single-Family Detached, 3-BR, Valued More than $194,500 used for Amagansett Model Unit
Multipliers for Single-Family Detached, 4-BR, Valued More than $329,500 used for Westhampton Model Unit
Multipliers for Single-Family Detached, 5-BR, Valued Between $329,500 and $748,500 used for Southampton Model Unit

The proposed project will be assessed and homeowners will pay taxes to the appropriate taxing
jurisdictions as per the practices of the Town Assessor. The site is located in the Eastport-South
Manor Central School District (CSD), as a result, the benefit of a reduced number of school aged
children, and increase tax revenue will benefit that district. The comment notes that The Oaks is
in a different school district from that of The Hamptons Club, and this is acknowledged. The
Oaks currently has a pending subdivision plan for a 62 lot residential subdivision which would
be expected to include all single family homes of 4-5 bedrooms. Based on the standard
demographic references, this would result in 80 school-aged children, and a substantial deficit in
tax revenue to the East Moriches Union Free School District.

As envisioned, the sterilization of 44 sanitary credits and 11 PBCs through the Hamptons Club
development would enable the Town to purchase The Oaks property, which would eliminate all
school age children and the resulting tax deficit. As a result, as proposed, the Hamptons Club
project would reduce the school district impact to the district from which credits are transferred.
This increases the public benefit of the proposed project.
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The Hamptons Club development has been designed to improve its affordability for a larger
segment of the population. The smaller units would be taxed based on a lower assessment than
the larger units that comprised the approved project. The condominium ownership provides an
additional aspect of affordability with respect to taxes. The project sponsor will provide
assistance and incentive for sales through the offer to pay for the first 2 years of common charges
and taxes. Prospective owners must demonstrate that they will be able to afford the mortgage
and taxes, for the term of the loan. Based on these circumstances, it is not expected that these
conditions will lead to the need for owners to sublet the units.

2.12  Statement of Opposition to Project

Comment C-6:

“I implore you to stop the proposed downzoning of the Hampton Club site from A-1 residential
to B-1 residential. There is not a single good reason for this downzoning which will negatively
affect the community. A zoning change in the Pine Barrens would impact our fragile natural
environment, create an extensive traffic problem, result in an over-crowded school system and
raise taxes.”

Response:

The analyses of the impacts of concern noted in the comment (and contained in the Draft SGEIS)
indicate that while certain categories, such as traffic, will see an intensification, other categories
such as the increased preservation of natural areas that will result from the project will provide
environmental benefits. Overall the project proposes to transfer density from the Oaks at East
Moriches, which will then be preserved. The increased number of units at the Hamptons Club
will be sited on the same amount of land as a previously approved subdivision with a small net
decrease in the overall amount of land to be developed at that site. The DSGEIS anticipates that
the net cost to the school district will decrease which will limit tax increases. Roads on the site
will be privately maintained, so no tax increase related to Highway services are anticipated.
Other service providers will likely require slight increases to cover the new development.

2.13  Concerns Over Impact of Traffic on CR 51 and Sunrise Highway

Comments C-9 and DVD-39:
These comments indicate concerns regarding potential traffic impacts on Sunrise Highway and
CR51.

Response:
The Draft SGEIS contained a professionally prepared Traffic Assessment that concluded:

It is noted that the traffic impact analysis prepared for each proposal indicates that no significant
adverse impacts would occur, and that no mitigation measures would be necessary. Tables 3-14a and
3-14b compare the anticipated impacts of both the approved project and the proposed project on the
operations at the same four local intersections, to determine whether there is a significant difference
between these proposals. As can be seen upon review of the tables, in the majority of cases, the
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proposed project would maintain the LOS [level of service] that was calculated in the approved
project and reduce the delay anticipated. In one case, the proposed project would improve LOS (from
B to A, at the intersection of CR 111 at the NYS Route 27 North Service Road during the AM peak
hour), while another case indicates a reduction in LOS (from B to C, at the CR 51 intersection with
the NYS Route 27 South Service Road during the PM peak hour).

2.14  Concerns Over Impact on Community Service Providers

Comments C-10, DVD-33 and DVD-40:

These comments indicate concerns that community services providers will be adversely impacted
by increased service responsibilities, and taxpayers will be burdened with increased taxes to
offset these increased services.

Response:

The detailed analysis and discussion presented in Section 3.3.3 of the Draft SGEIS clearly
indicate that only minor impacts (in the forms of potential increases in patrol responsibilities) are
anticipated for the SCPD, the Eastport Fire District and the Eastport/East Moriches Ambulance
District from the proposed project. As for the other community services, the Draft SGEIS states:

The proposed project will include privately maintained roads and on-site recreational facilities,
thereby decreasing demand on recreational services, and eliminating the need for Town Highway
Department maintenance. An HOA will own and maintain the site; site maintenance (i.e.,
landscaping, plowing, garbage pick-up and other facility upkeep) will be performed privately using
contractors thus providing jobs and reducing burden on Town services.

There will be no significant demand for highway services, and as a result, the tax revenue to the
Highway Department will provide a substantial benefit. Other jurisdictions will receive revenue as
outlined in Table 3-8, with primarily benefits resulting from low demand for services.

2.15 Alternatives Analysis Flawed

Comment C-12:

“An EIS is to present the impacts of alternatives. The applicant has plainly stated that the
previously approved A-1 zoned project will not go forward in the foreseeable future. The DEIS
nonetheless makes comparisons throughout between the impacts of proposed B-zoned project
and the A-1 project. It is not until the last section that the DEIS addresses the no-build
alternative. The constant comparisons to the A-1 project are misleading because, as applicant
has made abundantly clear, it is not a viable alternative. The DEIS should compare impacts of
the newly proposed B-zone project and not building. If applicant were to chose to, an addendum
could make the comparison with the dead A-1 project.”

Response:

The A-1 Residence alternative is appropriate because it is the as-of-right development for the site
and the applicant has approvals in place to construct it. The applicant does not state or suggest in
the EIS that the approved project is “dead”. The document states that the intent is to develop an
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alternative project that would better suit the housing market and economy than would be the case
for the approved project, but this does not mean that the approved project can no longer be
constructed. The applicant prefers to develop the site with the proposed project; however, the
approved project would proceed if the proposed project cannot be constructed.

The Town-issued building permits remain valid, and as documented in Section 1.2.1 of the Draft
SGEIS, construction is under way:

o the project entrance on the North Service Road of NYS Route 27 and the associated turning lanes
and highway improvements have been installed, along with the construction/emergency access;

o the surfaces for the recreation area have been cleared and graded (the large woodland on the
western part of the site has only been cleared for the internal roadway);

o the project’s internal roads have been cleared, rough-graded and stabilized with base recycled
concrete aggregate;

e the four ponds have been excavated and rough-graded,;

e the three model homes have been built; and

e the SMP is nearly complete.

Within the Draft SGEIS, each resource category discussed is described for both its existing,
“under construction for the approved project” condition, assuming that the approved project is
completed and the site is occupied, and for the proposed project. This format was specified by
the Town as appropriate and useful in accurately describing the true current site condition as well
as to provide a useful comparison for the Town Board in its deliberations when determining
relative impacts of the approved and proposed projects.

2.16 Describe Use and Application of Sanitary Credits, and Purchase of Oaks at East
Moriches Property

Comments C-13, C-27, DVD-24 and DVD-44:

These comments request documentation on the availability of the 44 sanitary credits from the
Oaks at East Moriches property, Town and/or County purchase of that property, as well as
description of the process whereby these credits are to be used at the project site.

Response:

The Town is receiving appraisals, and The Oaks at East Moriches property is a top priority
property for acquisition. The applicant has a contract to purchase credits from The Oaks so that
they can be transferred to The Hamptons Club to conform to Article 6. This includes 11 PBCs
held by the owner of The Oaks, as well as 44 sanitary credits from The Oaks property itself in
order to comply with SCDHS TDR requirements. The intent is that the Town will purchase the
fee simple land at The Oaks for a reduced amount, since part of that owner’s compensation will
be available from the sale of the credits to the applicant for The Hamptons Club. This would
sterilize an important property containing pine-oak association forest, in a watershed with similar
qualities to that of The Hamptons Club, with the added benefit of redeeming 11 PBCs. In the
event that this transaction is not consummated, the applicant would be responsible to acquire 11
PBCs and sanitary credits suitable to the SCDHS BOR for redemption to comply with Article 6.
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The Change of Zone decision can be conditioned upon 11 PBCs and 44 sanitary credits suitable
to the SCDHS BOR.

2.17 Describe Process and Program Whereby Affordable Units are to be Administered

Comments C-14, DVD-7, DVD-16, DVD-31 and DVD-48:

These comments question how the units to be set aside for first-time homebuyers will be
administered, whether these units will remain affordable in perpetuity and, if so, what entity will
ensure this status, and solicits information on associated management responsibilities and
anticipated sales prices.

Response:

This issue has not been determined in its entirety at the present time. However, it is anticipated
that the Town Board may require a covenant as part of a COZ approval to ensure that these units
will be available to first-time homebuyers and are only to be occupied by qualified households,
as defined by the Town. The units set aside for first-time homebuyers would be administered by
the entity that owns the project.

Preliminary discussions with the Long Island Housing Partnership (LIHP) have commenced in
regard to information on and potential mechanisms for managing/administering the project's
first-time homebuyer program. At the present time, it is anticipated that a form of management
contract between the applicant, any homeowners association that may be created to own and
mange the project, and the LIHP may be established.

2.18 Statement That Area is Underserved by Available Housing is Unsubstantiated

Comment C-15:

““Statements to the effect that the area is ‘underserved by available housing” should be removed.
Such statements are unsubstantiated and contrary to the well known fact that the very economic
downturn that made the applicant’s A-1 plan unworkable has resulted in foreclosures and many
available homes.”

Response:

The statement in question appears in the initial submission of the Draft SGEIS which, after
review by the Town Planning staff, was revised to exclude this sentence. No such statement
appears in the final accepted version of the Draft SGEIS.

2.19 Statement That Proposed Project is Compatible with Area is Unsubstantiated

Comment C-16:

“All statements that the proposed B project is compatible with the neighborhood or community
should be removed. The applicant supports the statement by citing Encore Shores, a PRC, but,
as this Board knows already, that is only one of many improved properties in the area. As shown
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by the testimony at the April 20, 2010 hearing and the exhibit submitted with it, (Annex B hereto)
this project is incompatible.”

Response:

The proposed project is clustered residential housing which preserves open space on the site and
off of the site; residential housing on a variety of lot sizes is typical of the Eastport area. The site
is accessed by main roads that do not entail the use of existing residential streets, therefore
existing developed areas will not be significantly impacted by traffic generated from the project.
These facts indicate the project is not an incompatible use. Incompatible uses in existing
residential areas are generally held to be things like industrial sites, solid waste facilities or other
uses that might generate noise, odor, truck traffic or other types of long term impacts to quality
of life.

With respect to neighborhood character, the provided substantial information in the Draft SGEIS
that the proposed project will not alter the character of the neighborhood. Several important
points in this respect are as follows:

1. The proposed project will improve neighborhood character by not placing development on three
of the original subdivision lots, specifically on the northern part of the property adjoining CR
111. This will expand the buffer along this corridor and will improve the neighborhood character
as compared with the approved project.

2. The proposed project involves a change of zone to the B-Residence zoning district from the
current A-Residence-1 zoning. The B-Residence zoning permits the same maximum building
height as the A-Residence district (35 feet, 2% stories). As a result, the proposed buildings on the
subject site will be no more visible than what would be observed on the site based on current
zoning, and there would be three fewer buildings. Moreover, heights along the “scenic vista”,
open space parcel will be restricted to 28 feet in height per the Town approval and associated
covenants.

3. The proposed project will result in less total square footage of buildings than the maximum that
could be achieved under the approved subdivision.

As a result, it is clear that the COZ, if granted, will not alter the essential character of the
neighborhood, and will actually provide a benefit to neighborhood character as compared with
the prior approved plan.

2.20 Statement That Proposed Project is Compatible with Bristal Estates PRC is
Unsubstantiated

Comment C-17:

“Likewise, statements merely mentioning purported compatibility with the adjacent Encore
Shores PRC should be balanced with statements that the project is incompatible with the
remainder of the surrounding area and that there is no B, C, D or MF zoning in Eastport.
Statements like ‘no impacts to...the zoning pattern of the area are anticipated’ also must be
removed.”
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Response:

As detailed in the Response to Comment C-16 above (Section 2.19), the proposed project is
compatible with the Encore Atlantic Shores/Bristal Estates PRC as well as with the remainder of
the area. It is acknowledged that there are presently no other B-Residence zoned properties in
the vicinity, and that the proposed project will introduce a zoning category that is not presently
represented in the area. However, the B-Residence district is a residential district, not unlike
other residential districts in the area, and establishes a transition between the higher density PRC
residential to the west, and the lower density residential zoning to the east. These conditions
were disclosed and analyzed in the Draft SGEIS (see Section 3.1.3).

2.21 List of Public Benefits not Supported

Comments C-18, C-19, C-20 and C-21.:
These comments note that a number of the project benefits proposed by the applicant are not
applicable to the public, and should be deleted.

Response:

The primary public benefit is the sterilization of the Oaks at East Moriches through transferring
the development to the Hamptons Club. This will result in more open space and less
development than would be the case if both properties were built out under their existing zoning.
In addition the Draft SGEIS indicates that the proposed project will significantly increase the
amount of property taxes generated by the property, and therefore of the tax revenues allocated
to each of the applicable taxing jurisdictions. In this way, the proposed project is expected to
“pay for itself” in terms of increased cost to serve the subject site with a substantial surplus based
on the lack of demand for services.

2.22 Demonstrate Conformance to Goals of Pine Barrens Plan

Comments C-22, C-23, C-24, C-25, C-26, DVD-22 and DVD-29:

These comments note a number of concerns regarding the project’s conformance to goals of the
Pine Barrens Plan, including use of the CGA as a receiving area for PBCs, the propriety of
downzoning in the CGA, use of the CGA for receipt of sanitary credits from outside the Central
Pine Barrens Zone, justification for increasing density on a property adjacent to a higher-density
site, and the accuracy of the statement that the proposed project will preserve land in the Pine
Barrens by use of PBCs.

Response:
Concerns noted in the comment above are previously addressed in Sections 2.1, 2.3, 2.7, 2.16
and 2.39.

The CGA is intended as a receiving area for Pine Barrens Credits as noted in the Pine Barrens

Plan, so use of Pine Barrens Credits at the Hamptons Club to increase density is not a precedent.
Use of sanitary credits to increase density within the CGA of the Pine Barrens is not prohibited
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by the Pine Barrens Plan. In terms of the goals of the Pine Barrens Plan the proposed project
meets the goal of orderly, compact development, and the creation of large contiguous blocks of
open space. Each Pine Barrens Credit is associated with a property within the Core Area of the
Pine Barrens. This allows a calculation of how much, and where land within the Core Area of
the Pine Barrens is preserved with the use of each Pine Barrens Credit.

The propriety of downzoning (increasing density of development) within the CGA of the Pine
Barrens is, in this case, mitigated to an extent by the use of Pine Barrens Credits and by the use
of clustering of development. In addition, a property outside of the Pine Barrens, but which
borders the Pine Barrens and which is physically and ecologically contiguous with the Pine
Barrens would be preserved as a result of the transfer of sanitary credits off of the site. The
additional sanitary flow allowed on the Hamptons Club site from the transfer of sanitary credits
will result in additional nitrogen and other sanitary waste contaminants entering the groundwater
at the Hamptons Club while at the same time ensuring that less wastewater, or no wastewater
will enter the groundwater at the site of the Oaks at East Moriches. Overall, if a comparison is
made of the proposed project vs. full buildout of both sites the proposed project will add
significantly less sanitary waste to area groundwater, although it will add a quantity of
approximately 14,250 gallons per day more sanitary waste to the Pine Barrens.

With respect to concentration of pollutants in groundwater the proposed project has a predicted
nitrogen in recharge concentration of 3.43 mg/l, as compared with the approved project for 64
single family residences which has a projected concentration of 3.34 mg/l with no benefit of
redemption of PBCs or sanitary credits within the same watershed area. The proposed project
results in a nominal increase in nitrogen in recharge of 0.09 mg/l, and will redeem 11 PBCs and a
minimum of 37 sanitary credits, which results in substantially less nitrogen load to the Moriches
Bay watershed area. The project conforms to Standard S 5.3.3.3.1 in that it will not result in a
discharge to a public supply well location or represent a significant discharge.

It is expected that the covenants and restrictions (C&Rs) established by the Town Planning
Board for the approved project will be amended as appropriate upon approval of the requested
COZ for the proposed project, to ensure that buffers remain and natural areas are protected by
conservation easements. As a result, the proposed project will comply with this Pine Barrens
Plan Standard.

Pursuant to the Town-approved subdivision plan, the east part of the site will remain a meadow,
and the only screening plantings will be between the homes and CR 111 and NYS Route 27,
consequently, the proposed plan addresses this concern and would comply with this Standard of
the Pine Barrens Plan.

2.23 Describe Existing Level of Site Clearing

Comment C-28:

“It needs to be prominently disclosed that, despite many statements that much site preparation
work has been done, a part of the site has not been cleared. The DEIS states that, if the site is
left as is, pitch pine-oak forest will cover 18.16 acres, but if the B proposal is built, forest will
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cover only 10.48 acres. The 8 acres of forest not yet cleared appear to be in the northwest
corner of the area proposed for development where there is a rectangle surrounded on 3 sides by
forest. This has been confirmed by visual observation from Route 111; the rectangular area
does not appear to have been fully cleared. The DEIS must make this clear in a forthright way.”

Response:

This comment is re-stated in the Final SGEIS so that it is disclosed. The subdivision plan on
which the proposed project is based is largely the same as the approved subdivision plan, with
the exception of a larger buffer along CR 111, and leaving three (3) of the lots as undeveloped
and revegetated. The project plan included with the Draft SEIS clearly illustrates the
configuration of development, areas to remain natural, areas to be revegetated and other site
improvements.

As described in Sections 1.2.1 and 1.3.2, of the Draft SGEIS, much site construction activities
associated with the approved project have been initiated, including clearing operations. Section
2.2.1 of the Draft SGEIS states that there are currently 18.16 acres of pitch pine-oak forest on the
site. Based on the information presented in Table 1-2, an estimated 8.59 acres of this forest
vegetation would be removed for the proposed project, though 0.91 acres of forest vegetation
would planted after construction processes cease, so that a net of 10.48 acres of forest would be
present.

Relative to the Pine Barrens Plan Vegetation Clearance Limit Standard, the proposed project
would result in 43.01 acres of clearing, or 56.3% of the site, while the previously-approved
project would have developed 1.09 acres more (the 3 lots noted above), or 44.10 acres, for 57.7%
clearing. Thus, the proposed project would develop less of the site than the approved project,
though it would, like the approved project, exceed the Pine Barrens Plan Standard for clearing of
vegetation.

2.24 Demonstrate Conformance to Town Comprehensive Plan Update

Comment C-30:

“The following statement should be removed: ‘the proposed project conforms to the overall
intent of the applicable recommendations of the 1996 Town Comprehensive Plan Update, and no
adverse impacts are anticipated.” The statement is misleading since, as stated in the second
paragraph prior, the proposed projects density is contrary to the 1996 Plan’s recommendation.”

Response:

The purpose of the Supplemental EIS process is to examine the project in view of the CR 51
Plan, recognizing that the project is not higher density residential than the low density residential
recommended for the site under the CR 51 plan. The Draft SGEIS acknowledges that the
proposed project does not conform to the 1-unit per acre or less density recommended in the
Town Plan. The proposed project has a density of 1.56 units/acre, but this figure fails to account
for the preservation of lands off of the site that will occur as a result of the project. If credit is
allowed for the preservation of the Oaks at East Moriches the density, considered as a non-
contiguous cluster, is about one unit per acre. The project does conform to other goals of the CR
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51 plan including the preservation of open space, the clustering of development, and the
reduction of impacts to the school district. The DSGEIS notes the proposed project conforms
well to the other two recommendations reviewed: land use and retention of natural vegetation.

The Supplemental EIS process provides a mechanism to consider a modification to the CR 51
plan based on the merits of the project. Relevant factors are examined in the Draft SGEIS, and
comments responded to in the Final SGEIS, thereby providing a complete record on which to
conduct this examination and render a decision.

2.25 Demonstrate Conformance to SGPA Plan

Comment C-31.:

“As stated in the DEIS, the Special Groundwater Protection Area Plan recommends ‘Low-
Density Residential use’ for this site. But elsewhere, the proposed density is described as
moderately low density development. If the proposal is not in compliance with the SGPA Plan,
the DEIS should say so clearly.”

Response:

The SGPA Plan does not provide a quantitative value for its residential density classifications.
The Draft SGEIS seeks to disclose the exact density of the project for the purpose of assessment
and comparison. The document does not indicate that the proposed project is “moderately low-
density development”; however, it does indicate that the project is less dense than what is
typically considered as moderately low-density development. Specifically, Section 3.1.3 states,
“ ...the proposed project is less than two units per acre, which is considered moderately low-
density development.” The proposed project has a density of 1.56 units/acre, which is less dense
than moderately low-density development, and so is expected to be in conformance with the
recommendation of the SGPA Plan.

Regardless of the term used to describe the proposed project’s density, it will provide a
substantial mitigation measure within the Moriches Bay watershed — preservation of a substantial
amount of natural land on the Oaks at East Moriches site, by transfer of 44 sanitary credits to the
subject site, in addition to the redemption of 11 PBCs.

2.26 Demonstrate Conformance to CR 51 Plan

Comments C-32 and DVD-21:

These comments request a description of whether and how the proposed project conforms to the
recommendations of the CR 51 Plan, particularly with respect to aesthetics and land use
patterns.

Response:

Response is provided herein; however, please also refer to response to Comment C-30, Section
2.24. The Draft SGEIS addressed those recommendations of the CR 51 Plan that apply to the
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project or the project site. This included a discussion and analysis of the project’s conformance
to the aesthetics-related recommendations of the CR 51 Plan, as well as those of the Town’s
Findings Statement on the GEIS that was prepared for the Plan. Of the eight categories of
recommendations noted in the Draft SGEIS, five were discussed in detail in the document. For
the other three categories, one (Recreational and Cultural Land Uses) did not apply to the subject
site, a second (Transportation) was addressed separately in the traffic analysis (Section 3.4.4),
and the remaining category (Zoning and Land Use), was based on an assumption that the subject
site was developed under the approved project. It is noteworthy that the proposed project is also
a clustered residential development like that approved and assumed for the site in the CR 51
Plan, and in fact, its lot configuration is identical to the approved project. The CR 51 plan was
considered in detail in the Draft SEIS for this project.

2.27 Demonstrate Accuracy of Property Tax Calculations

Comments C-33 and DVD-46:

These comments question the methodology and accuracy of the property tax calculations
prepared for the Draft SGEIS and request that the assumptions included in the analysis be
clarified.

Response:
The Draft SGEIS included a full fiscal and economic impact analysis which was prepared
utilizing accepted standard methods (see Draft EIS, Appendix B).

The analysis includes a projected tax revenue analysis that is utilized to assist in evaluating
potential impacts on community services such as schools and fire districts. NP&V’s analysis
was prepared utilizing a professionally accepted methodology and was conservative in nature.
The methodologies employed in projecting tax revenue from a development based upon the
assessed valuation of the units include assumptions related to time of construction, market for the
units, selling price (which depends upon construction costs as well as market for the units). The
analysis utilizes the information available based upon current market conditions and the expected
sales price of the units based upon expected construction costs. Clearly, the market conditions at
the actual time the units are sold will affect the sale prices of the homes. Published construction
cost estimates will be utilized to account for inflation and local conditions.

Preparing tax revenue projections for the future conditions involve assumptions as well.
Assumptions include future equalization rates and future levy rates for districts which are based
upon yearly budgets (current values are utilized); in addition, the potential state aid values may
be expected to change, although, it is not expected that state aid to the school district will be
eliminated entirely. Based upon the analysis, the cost of educating the school-aged children from
the development will be covered by the taxes generated by the development, independent of the
availability of state aid.
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2.28 Description of LOS Needed

Comment C-35:

“The traffic analysis seems to be aimed at assessing the change in levels of service at
intersections, but that concept is nowhere explained in a way that the lay reader can comprehend
it. A clear explanation should be given of the letter codes used for the levels of service and the
meaning of ‘delay’ associated with it.”

Response:

An intersection’s level of service (LOS) describes its quality of traffic flow. It ranges in grade
from LOS “A” (relatively congestion-free) to LOS “F” (very congested). The level of service
definition, as well as the threshold values for each level, varies according to whether the
intersection is controlled by a signal or a stop sign. Detailed definitions of the letter codes are
presented in Appendix F. These definitions can also be found in the TIS prepared for the
approved project.

2.29 Traffic Analysis During Peak Summer Weekends Necessary

Comment C-36:

“Critical to understanding the traffic that the proposed project will generate is an understanding
of the traffic levels on Eastport Manor Road between the Sunrise Highway and the Montauk
Highway, at the intersection of Eastport Manor Road with Old Montauk Highway and the
Montauk Highway, and on the Montauk Highway in the Eastport business district. This needs to
be looked at during summer peaks and weekends, ad not just at weekday AM and PM purported
peaks. Without this information, the impact of the proposed project cannot be assessed.”

Response:

At the time the TIS for the approved project was submitted to the County, State and Town, no
weekend analyses were conducted; hence weekend analyses were not conducted for the 2009
Traffic Assessment (which was an update to the 2005 TIS). It is noted that the 64 lot subdivision
was approved based on the prior traffic study which did not include weekend analyses. The
applicant was however required to install significant off-site road improvements including a
traffic signal at CR 111 and Sunrise Highway, which has been completed. The results of the
analyses conducted for the current study included Friday AM and PM peak hours and indicate
that the roadways in the vicinity of the site are under capacity. It is therefore the professional
opinion of the applicant’s traffic consultant (Nelson & Pope), that the roadways can
accommodate the traffic from the proposed project during the weekend without significantly
impacting the operation of the intersections.
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2.30 Traffic Volume Data Used for TIS is “Stale”

Comment C-37:

“The data is stale. It was taken from ‘2005 traffic volumes utilized in [applicant’s] 2005 Traffic
Impact Study’. Traffic counts even in 2005 could not have included the full volume of traffic
from Encore Shores since it is still not full. Current data should be used since there have been
dramatic changes in traffic volume in the area.”

Response:

It is the professional opinion of the project’s traffic engineer (Nelson & Pope, LLP) that traffic
volumes in the study area do not increase at a rate of 2.04% per year. Therefore, applying a
2.04% annual growth factor to the 2005 traffic volumes to estimate 2009 traffic volumes is a
very conservative approach, and will account for any growth in traffic volumes in the study area
including traffic anticipated from a fully occupied Encore Shores.

2.31 Seasonality of Traffic Volume Data not Disclosed

Comment C-38:
““Seasonality is a critical factor in traffic in this area. The dates at which existing traffic was
counted needs to be made clear.”

Response:

The turning movement counts in the TIS (2005) for the approved project were utilized for the
2009 Traffic Assessment for the proposed project. The counts were collected at the four study
intersections on Thursday, May 5, 2005 during the AM peak period (6:00-9:00 AM) and on
Friday, May 6, 2005 during the PM peak period (4:00-7:00 PM). The evening count was
performed on a Friday to capture the commuter traffic as well as the heavy eastbound volumes
that occur on Fridays during the summer season. Available summer traffic data commissioned
by the Suffolk County Department of Public Works (SCDPW) in July of 2003 for CR 111 and
CR 55 was reviewed and compared to the data collected at each of the study intersections in May
2005. The volumes recorded in July 2003 were, on average, 10% higher than the volumes
counted at each intersection in May 2005, with one exception. Volumes at the intersection of the
Sunrise Highway South Service Road at CR 111 were 39% higher in July. Therefore, in order to
perform a conservative analysis, the data collected in May was increased by 39% at each
intersection based on the CR 111 at NYS Route 27 South Service Road July volumes.

2.32  Annual Traffic Growth Factor Used in TIS not Reliable
Comment C-39:
“Applicant attempted to derive current traffic volumes (as of 2009) by applying ‘an annual

growth factor of 2.04% obtained from the New York State Department of Transportation
(NYSDOT) Long Island Transportation Plan 2000 Study (LITP 2000)’. This dated factor is too
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old to be reliable, especially in an area that has experienced more rapid growth than much of
Long Island which is already built out.”

Response:

The annual growth factor (2.04%) obtained from the LITP 2000 study was specifically for the
Town of Brookhaven. The rapid growth of the Town of Brookhaven explains why the growth
factor for Brookhaven is higher than every other Town on Long Island as indicated in the LITP
2000 Study (see Appendix F for the LITP 2000 growth factor table). The LITP 2000 is the most
recent source for traffic volume growth factors available for Long Island. It has also been the
experience of the applicant’s traffic consultant (Nelson & Pope), that the growth factors are
conservative (traffic volumes at the intersections do not experience a 2.04% increase per year).
It is therefore the professional opinion of the applicant’s consultant, that the 2.04% annual
growth factor applied in the study is adequate.

2.33  Document Projects Used in Cumulative Traffic Impact Analysis

Comment C-40:

“The cumulative effect of this and other projects needs to be accurately projected and explained.
While the applicant states that it included ‘the traffic estimated to be generated by the other
planned projects provided to us by the Town of Brookhaven’, the other projects are not identified
and the traffic data for them is not presented or identified. Without being able to assess the data,
applicant’s traffic analysis cannot be credited. The information used for the cumulative impact
must be supplied.”

Response:

The Traffic Assessment prepared in 2009 for the proposed project was an update to the TIS of
2005 that was reviewed and accepted by the Town for the approved project. Planned projects
considered in the 2005 TIS were included in the 2009 Traffic Assessment, since the volumes
from the 2005 TIS were utilized in the 2009 Assessment. Table 2-4 presents the list of planned
projects and their traffic generation.

The traffic generations and trip distributions for the Heritage Square and Encore Atlantic
Shores/Bristal Estates developments were obtained from the corresponding TISs submitted to the
Town of Brookhaven. The traffic generated by the proposed Oaks at East Moriches and Eastport
Meadows were calculated from Land Use Code 210 — Single Family Detached Housing found in
Trip Generation, 7th Edition, published by the Institute of Transportation Engineers (ITE) in
2003. These volumes were combined with the derived 2009 traffic volumes at the study
intersections to determine the No Build Condition volumes.
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Table 2-4
PLANNED PROJECTS AND TRIP GENERATION
. Peak Hour Trips (vph)
Planned Projects Peak Hour

Entering | Exiting | Total

The Oaks at East Moriches AM 12 35 47

(62 Units of Single Family Detached Homes) PM 40 23 63

Eastport Meadows AM 14 39 52

(68 Units of Single Family Detached Homes) PM a4 o5 69
Heritage Square AM 81 71 152
(582 Unit Senior Residential Development) PM 97 76 173

Bristal Estates at Eastport AM 18 22 40

(240 Unit Planned Retirement Community) PM 36 29 65
AM 125 167 291

Total

PM 217 153 370

2.34  Document Assumptions for Trip Generation for TIS

Comment C-41:
“Trips to be generated by the project were based on US-wide data. Such generalized data
ignores the fact that this proposed project’s residents will travel only by car, and never by foot
or bicycle, that there will be many working couples. More appropriate data should be used for
trip generation.”

Response:
The ITE Trip Generation Manual utilized in the 2005 TIS and 2009 Traffic Assessment is the
widely recognized and acceptable source for trip generation.

2.35 Document Assumptions for Trip Assignment for TIS

Comment C-42:

“Assignment of the generated trip to intersections was ‘assigned to each movement based on the
existing roadway travel pattern’. Inevitably, the movements at intersections by the residents of
the proposed project will be different from that of the intersections’ existing users. They
necessarily will have very different starting and end points. This is obliquely recognized by
applicant in stating, without explanation, that ‘the nature of the proposed land use and its
associated travel patterns were considered as well’. The distribution of intersection movements
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needs, at a minimum, to be fully explained, and more likely needs to be revised using a different,
credible approach.”

Response:
A combination of the existing roadway travel patterns and the typical travel pattern for
residential uses was utilized to develop the trip distribution. The development of the trip
distribution is based upon the professional engineering judgment of the applicant’s traffic
consultant.

2.36  Section 3.4/Transportation not Supported by Appendix D/Traffic Assessment

Comment C-43:

“Date [sic; Data]appears to be missing, and needs to be included. The DEIS itself states that
the analyses in Section 3.4 Transportation are taken from Appendix D. The Transportation
section and Appendix D inexplicably have data on different intersections. The relationship of the
various pieces of data and their sources need to be made clear. If part of the explanation is in
applicant’s 2005 traffic study, then it needs to be included in this DEIS.”

Response:
Tables 3-14a and 3-14b, in Section 3.4.3 of the Draft SGEIS summarize the data presented in the
entries labeled “Overall” in Tables 2 and 3, respectively, of Appendix D of the Draft SGEIS.

2.37 Need for Additional Projects in Cumulative Impacts Analysis

Comment C-44:

“SEQRA plainly mandated study of the cumulative impacts of other projects in the area. The
Town Board has been made aware of other such projects by residents asking that they conduct a
generic environmental impact study of the impacts of those projects. The projects are identified
on the map accompanying this letter (Annex D). Since the DEIS states that ‘as determined by the
Town, there are no other planned projects in the immediate vicinity that should be considered
here’, the section on Cumulative Impacts must be completely redone to include the other projects
before the DEIS can be accepted.”

Response:

The Draft SGEIS was prepared after consultation with the Town, which determined that the
document should be prepared as a supplement to the GEIS prepared by the Town for its CR 51
Plan. The CR 51 Plan included the following then-pending development projects:

The Oaks at East Moriches

The Hamptons Club at Eastport

Eastport Meadows (64 detached single-family units)
Heritage Square

Toppings Farm

Manzi Homes
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As a result, by addressing the CR 51 Plan, the Draft SGEIS simultaneously addresses the
potential cumulative effects of these other pending projects.

There are two other pending projects in the area noted by this comment, titled Eastport Hamlet
Center and a 50-unit PRC application also named Eastport Meadows, which the Town did not
require the applicant consider in the Draft SGEIS. The comment demands that the Town prepare
a GEIS for the area so that the effects of all of these projects are considered cumulatively.
Preparation of such a document is at the discretion of the Town. In addition, it is noted that the
CR 51 plan recognized many of these projects, and did include a Generic EIS. Further, the
proposed project will reduce the intensity of use of the subject site and will result in less
environmental, social and environmental impacts than the approved project, in addition to
retiring 44 sanitary credits and 11 PBCs which reduces the impact of development associated
with The Oaks development which is in the CR 51 study area. This will reduce the overall
density of development in the area studied by the CR 51 plan thus reducing cumulative impacts.

2.38  Presence of Encore Shores (Bristal Estates) PRC not Relevant to Proposed Project

Comments DVD-1, DVD-30 and DVD-45:

These comments note that the presence of the Encore Shores (Bristal Estates) PRC adjacent to
the subject site should not be taken as a factor in justifying the proposed COZ, based upon a
comparison of development density.

Response:

The Change of Zone is primarily based on the mitigation of the use of sanitary credits and Pine
Barrens Credits, and it is based on the changes which have occurred in the housing market and
on the ability to site the proposed units within a footprint smaller than the approved project. The
presence of Encore Atlantic Shores/Bristal Estates PRC is not a rationale for the proposed project
in that the project would have been proposed even if Encore Atlantic Shores/Bristal Estates did
not border the applicant’s site. Additionally, there is a wide range of land use types in the area,
ranging from industrial and commercial properties, to other residential types, and substantial
amounts of agricultural and open spaces.

2.39 Transfer of Development into CGA Not Appropriate

Comments DVD-2 and DVD-23:
These comments indicate opposition to the proposed project’s use of transferred development
rights that originate from outside the CGA being used within the CGA.

Response:

There are factors that support using TDR credits from outside the CGA, within the CGA for this
proposed project. There are four specific reasons for this in the case of The Hamptons Club,
outlined as follows:
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1) Brookhaven Town placed all A-Residence-1 lands, both inside and outside the Pine Barrens, in a
Residential Overlay District that permits redemption of PBCs.

2) In the case of the proposed project, some of the increased density will be achieved through the
use of the 11 PBCs. This provides a means to achieve density under the SCDHS TDR guidance
and provides Pine Barrens benefit.

3) Itis also noted that the CGA was intended to receive density; it is a receiving area under the Pine
Barrens Plan. There is no prohibition on such density transfer in the Pine Barrens Act or Plan.
Consequently, this should not apply to The Hamptons Club, and it is recommended that such
transfer be permitted.

4) The Hamptons Club has been evaluated with respect to hydrology and nitrogen load. The
proposed project will not impact the deep aquifer water quality in the pine barrens, as it is located
on the south boundary of the Central Pine Barrens in an area that would not recharge to a deep
aquifer. The project will result in the transfer of sanitary credits including 11 PBCs and
additional sanitary credits that originate in an aquifer with the same flow characteristics as the
subject site. There is the significant added benefit of the sterilization of sanitary flow thus
removing the individual single family units from a site that discharges into the same watershed as
the proposed project, thus ensuring that the transfer is appropriate. The aggregate impact of
sanitary flow from both the Hamptons Club and The Oaks at East Moriches is less than if both
projects were built out under existing approvals.

2.40 Availability of SCPC Review and COZ Hearing

Comments DVD-3 and DVD-4:

These comments question why the Town Board convened a public hearing on the COZ before
input from the SCPC had been received, and recommend that the Town Board keep the COZ
hearing open until that information is received and can be considered by the public and Town
Board in its deliberations.

Response:

The public hearing conducted by the Town Board on April 20, 2010 was, as encouraged by
SEQRA, a combined rezone (on the COZ) and SEQRA hearing (on the Draft SGEIS). As such,
it is allowed for one or the other aspect of the hearing to be held open or closed. This is the
course of action chosen by the Board, as reflected in the hearing record: the SEQRA portion of
the hearing was closed, to enable the Final SGEIS to be prepared, while the COZ portion was
held open, pending the receipt of any additional information that may be submitted to the Board
for its consideration in rendering a decision on the COZ application. Such additional
information may include the SCPC recommendation.

SCPC procedure is to hold its review of an application under Section 239m of the NYS General
Municipal Law after a “full statement” of the project is received (which is conducted by the lead
agency, the Brookhaven Town Board) is complete. This point is established by lead agency
acceptance of the Final SGEIS. At that time, the SCPC will review the application and
associated Final SGEIS, and forward its recommendation to the Town Board, for the Town
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Board to consider in its SEQRA Findings and decision on the COZ application. Thus, the lead
agency is following proper procedure with respect to the SCPC 239m review.

2.41 Economic Concerns of Applicant Not Relevant to Town Board

Comments DVD-5, DVD-11, DVD-27, DVD-28, DVD-49 and DVD-55:
These comments indicate that the economic concerns of the applicant should not be considered a
factor for the Town Board’s deliberations on the COZ application.

Response:

The applicant is not pursuing a B-Residence change of zone because the primary motivation is to
gain a greater yield than 64 lots. Rather, the motivation is to provide smaller, mid-market,
saleable units that would be more attractive in the current national and regional economy while
simultaneously keeping impacts that may arise from the increased yield at a minimum. The 119-
unit yield is not the result of a decision to seek that number, but is the result of the choice to keep
the approved lot layout and provide a means to finance the PBC and sanitary credit purchases. In
addition, certain other potential impacts that are of concern to the public, primarily in school-age
children (as potential school enrollment increases) are reduced because the smaller unit type
proposed generates fewer school-age children than the larger home sizes of the approved project.

2.42 Put Affordable Units in Approved Project

Comment DVD-10:
This comment suggests that the affordable units would be appropriate and desirable in the
approved project.

Response:

There is no requirement for an affordable housing component in the approved project, and the
applicant would not propose to change that approval. The project however provides 30 homes
for first-time homebuyers, and increase the diversity of smaller and more affordable housing in
the locale and region by providing 43, 2-bedroom units and 43, 3-bedroom units. These units
offer an attractive alternative to single-family homes and would be affordable to a larger segment
of the local and regional population.

2.43 Prepare TIS for Area

Comments DVD-13 and DVD-47:

These comments indicate concerns regarding the potential for significant traffic impacts for
local roadways and intersections from not only the proposed project but from traffic generated
by the other pending and proposed projects in the area, so that a cumulative Traffic Impact
Study (TIS) should be prepared for the area, as part of a GEIS.
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Response:

See also Response to Comment C-44, Section 2.37. The comment demands that the Town
prepare a cumulative TIS for the area, so that the potential impacts on traffic conditions from all
of the pending projects in the vicinity can be considered cumulatively and comprehensively. The
Town Board may order Town staff to prepare a more comprehensive traffic impact study if funds
are available and it appears such a study is warranted. The TIS submitted as a part of the
DSGEIS was accepted by the Town Board and appears sufficient to gauge the traffic impacts of
the proposed project.

2.44  Consider Other Uses for Project Site

Comment DVD-20:
This comment suggests that the project site should be considered for redevelopment with a
differing, non-residential or non-commercial use, such as public ballfields.

Response:

An alternative use of the subject site is not practicable, in consideration of the existing residential
zoning of the site, presence and proximity of adjacent uses, availability of public funding for
purchase for a recreational facility, and the economic goals of the landowner. Additionally, use
of the site for public ballfields would necessitate use of the areas designated for preservation to
meet Pine Barrens Plan clearing requirements. Finally, the project is approved as a 64 lot
subdivision, and construction has commenced.

2.45 Statement of Support for Project

Comments DVD-26, DVD-37, DVD-50, DVD-51, DVD-52 and DVD-53:
These comments indicate support for the proposed project.

Response:
Comments acknowledged.

2.46  Presence of Site Within Designated Flood Zone

Comment DVD-34:
This comment notes that the site is within a designated flood zone, and suggests that the
proposed project should be redesigned in order to avoid potential flooding of the units.

Response:

It is also noted that similar flood zones exist in the Bristal Estates (Encore Atlantic Shores)
project to the west. The developer of that project filed a report with FEMA for a Conditional
Letter of Map Revision to remove the area of housing units from the flood zone designation, and
the area will be de-classified through this process. The developer of The Hamptons Club
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prepared a similar report for filing and will file with FEMA to remove housing sites from the
flood zone area on The Hamptons Club.

Based on the proposed project, eleven buildings will be located in the currently designated
FEMA flood zone. The buildings contain 1 or 2 units; therefore, 19 units will be located in the
flood zones. In September 2009, revised Flood Insurance Rate Maps became effective; these
maps narrowed the configuration of the flood zones resulting in less area being included under
such designation. There are several considerations with respect to the flood zone that are
described in Section 2.1.3 of the Draft SGEIS. The Draft SGEIS indicates the following:

It is noted that the subject site is not near coastal waters, and will have a drainage system capable of
providing eight inches of storage. Location within the flood zone means that building first floor
elevations must be constructed a minimum of two feet above the Base Flood Elevation in order to
obtain flood insurance. [Added note: the applicant will meet this requirement or petition FEMA to
have the flood zone map revised to exclude the property based on criteria that were applied to a
neighboring property.] At the present time, FEMA has not determined a Base Flood Elevation for the
Preliminary Flood Hazard Map. . . . . The project will be consistent with FEMA requirements, and no
adverse impact associated with flooding or the site’s presence in a Flood Hazard Zone is expected.

2.47  Statement of Opposition to 144-Unit Development

Comment DVD-38:
This comment indicates opposition to full development of the site under the requested B-
Residence zoning, which would be 144 units.

Response:

Comment acknowledged; the applicant has no plan or intention to develop 144 units on the site
(which is the anticipated full build-out available under the requested B-Residence zone). The
project involves 119 units including 30 units for first-time homebuyers, 43 2-bedroom, and 43,
3-bedroom units. The applicant will agree to covenant this, if so requested by the Town Board
as part of a COZ approval.
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