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VILLAGE OF GREENPORT

COUNTY OF SUFFOLK : STATE OF NEW YORK

PLANNING BOARD

WORK SESSION & REGULAR MEETING

April 20, 2026
5:00 p.m.

Station One Firehouse

236 3rd Street
Greenport, New York 11944

BEFORE:

PATRICIA HAMMES - Chairwoman
DANIEL CREEDON - Member
ELTIZABETH TALERMAN - Member
FRANCES WALTON - Member

SHAWN BUCHANAN - Member

ALSO PRESENT:

MICHAEL NOONE - Clerk of the Board
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CHAIR HAMMES: Good evening, and welcome to the
scheduled work session and regular meeting of the Village of
Greenport's Planning Board for Monday, April 20th, 2026. It
is 5:00 PM and I hereby call the meeting to order.

This meeting is a public meeting. Our principal
business this afternoon is a public hearing regarding the
application of Robert I. Brown RA, on behalf of the Mark and
Patty Carlos in respect of the Application for property
located at 140 Main Street, Greenport, New York.

The applicant proposes to add a second and third
floor to the building over retail space to create two new
apartments (each approximately 1,100 square feet).

As a reminder, the applicant and the public, if you
are speaking today, please start by slowly and clearly
stating your full name and address for the record.

In addition, all comments should be addressed solely
to the Planning Board and not to any other person in the
audience. Thank you.

Turning to our first order of business I'm going to
go ahead and open up the hearing in respect of the
aforementioned application related to the property located
at 140 Main Street. This property is located at Suffolk
County tax map 1001-5-3-18, and is located in the C-R Retail
Commercial District and is also located in the Historic

District.
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The proposed project requires approval both by the
Historic Preservation Committee and approvals of certain
variances by the Zoning Board of Appeals.

It is the Planning Board's understanding that all of
these necessary approvals have been received and no further
approvals, other than the determination by the Planning
Board in respect of the proposed site plan is necessary
before this project can proceed to getting a building
permit.

Before we continue, I do want to point out that we
are still waiting on a couple confirmatory pieces of
information from the Village. We are hopeful we are going
to have those this week, there is no reason for us to
believe that we won't, and they are hopefully relatively
minor and more confirmatory in nature, but because of that
we are not in a position to render a final decision at
today's meeting.

We are hopeful, assuming we get those by the end of
the week, that we will be able to do it by next Monday's
meeting.

In the interest of time of moving this along, we
wanted to allow the public the opportunity to address the
Board today, as well as the applicant, and so the Board can
discuss any issues or concerns they may have at this point.

So, with that having been said, I'll ask the
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applicant, there's no need for you to get up unless you want
to, but anything you would like to say in respect of the
application at this time, you have the opportunity to
address the Board. You don't have to, but you are more than
welcome.

MR. BROWN: Robert Brown, Architect, 205 Bay Avenue,
Greenport.

I really just want to thank the Board for all the
effort they put into this project, and if there are any
questions that I can answer at this point, I would be happy
to address them.

CHAIR HAMMES: Normally I would now allow the public
to address the Board before we address questions, but for
the benefit of anybody that's watching this, there is nobody
in here in the audience.

I just want to confirm with Mike that we have not
received any written comments regarding the application,
correct?

MR. NOONE: Correct.

CHAIR HAMMES: So I guess with that in mind, since
you are standing there, I'll go ahead and turn it over to
the Board in case anybody has any questions or comments they
want to make at this time.

Dan, I'll start with you.

MEMBER CREEDON: My question is not for the
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applicant, it's just that have we heard from Historic?

CHATIR HAMMES: They're done. Historic is done. Is was
done like a year ago, wasn't it?

MR. BROWN: Yes, I think so. We have approval.

CHATIR HAMMES: It's in your file. The copy of the
certificate of appropriateness is in the documents.

MEMBER CREEDON: Okay. That was all. Thank you.

CHAIR HAMMES: Frances?

MEMBER WALTON: I do not have, the items that have
been outstanding, other than the letter from Steve Clark,
which I understand is not going to be forthcoming.

So I think everything that we had outlined as sort
of the last details to be buttoned up, have been. Other than
the items that the Chair already acknowledged that are
really more an affirmation of certain things from --

CHAIR HAMMES: I mean basically what we are waiting
on is confirmation from the Fire Department on the placement
of the dumpster, as well as we had one question on some
other comments that the Fire Department had a made, that we
have not gotten input on. And then third is we have a
question for legal counsel who unfortunately couldn't get
back to us today, but has promised to get back to us before
next Monday's meeting. That's more procedural in nature.

MR. BROWN: I would just like to address the one

item, and that is that in our discussions, we feel that
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location of the dumpster is certainly flexible.

CHAIR HAMMES: Understood. We appreciate that, and we
appreciate that it's not on East Front Street anymore. But
again, Jjust as -- because that area is so
resource-constrained we did want to kind of make sure that
the fire department had let us know if they had any
concerns.

And my understanding is that should be imminent,
correct?

MR. NOONE: I was told I would have an e-mail by the
end of the day, but that didn't happen.

CHAIR HAMMES: So, we'll have this by next Monday or
I'll go find the captain of the fire department and find out
the answer for you.

MR. BROWN: Okay. Great.

MEMBER WALTON: So the bottom line is I don't think I
have anything further at this time.

CHAIR HAMMES: Shawn?

MEMBER BUCHANAN: No. I didn't realize we were
waiting on the Fire Department. I would have pushed for it.
So I apologize for that.

MR. NOONE: We have the feedback but it's just one
point on the Building Department's letter to the Planning
Board. We have no Planning Department on Mondays, so

tomorrow. So hopefully --
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CHAIR HAMMES: It's not going to be an issue.
Monday, I'll make sure this is taken care of.

MEMBER CREEDON: As an issue, I was not aware of that
either. But I guess my question is the issue waiting for the
Fire Department doesn't have to do with the finished
product, right?

CHAIR HAMMES: It's two things that may or may not be
additions into the --

MEMBER CREEDON: Aren't they already under
construction?

CHATIR HAMMES: Yeah, and then a question about some
other comments that they made in the original comments that
they sent in that the Building Department transcribed over
the sorts of gquestion more for the Building Department than
the Fire Department, to understand the point, which will
relate to any potential conditions that we are going to have
to include in any approval we get, so.

MEMBER WALTON: I would like to just thank the
applicant for their patience. It's been a long haul, and
we're moving in the right direction and are close. So, thank
you, for your work and your patience and for coming before
us today.

MR. BROWN: Thank you.

MEMBER CREEDON: I did notice that the application

says that the tenants may work in your business. Which is
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no longer open, correct?

MR. CARLOS: Well --

CHATIR HAMMES: It's a family business.

MR. CARLOS: Mark Carlos, the applicant. Yes. Our
business, after 38 years, that is correct, is no longer in
business, um, but we do have two new businesses in the
building, that were existing in the Village, Simply
Beautiful, which is a clothing store, moved across the
street, as well as Encanto Crepes moved across the street.

And the Fire Department was there to kind of take a
tour of the building, and I think it benefitted both what
they were doing, as well as this project. So, yes.

And as far as the dumpster, just real quick. So I
know there was some concerns about the Fire Department
navigating the corner on East Front Street. And most of the
time I don't think the Fire Department would be coming from
the Claudio's direction, so to get around that corner, I
think coming in that direction, from Main Street, I don't
think would be an issue. However, we can shift it down like
one parking space if we had to.

Right now we have it closer to the corner because we
felt it would have less impact to the other businesses, so.

CHAIR HAMMES: I understand that, and I suspect that
you are right. But again, in kind of good conscience, given

the scrutiny that's been put on that particular
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intersection, and the fact that they do go down to Claudio's
on a fairly regular basis, we just wanted to be entirely
comfortable on this point, and as I said, I'll make sure
this issue is resolved before next meeting.

MR. CARLOS: Okay.

MEMBER CREEDON: And it might affect the turn being
made coming down Front Street towards your location. Down
towards Claudio's, swinging out.

MR. CARLOS: It's possible. The other thing I would
like to know is this project would kick off in the
off-season, so it should have at least a reduced impact on
traffic flow.

The intent, I think you have the schedule of the
project, 1s to try to, assuming everything goes well, is to
start the project in November and then end it by the time
the season starts off again in 2027, so.

CHAIR HAMMES: I appreciate all that, Mark. Thank
you.

MR. CARLOS: Again, I would like to echo your
remarks, thank you to the Board for listening to us for the
last two years. Yes, it's been two years. It's been an
interesting educational journey for both of us.

Um, but I would like to thank the Board for your
time and effort on the project as well.

CHAIR HAMMES: I would echo what Frances said as
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well. I appreciate your patience. I think this has been a
learning process within the Village on a number of respects,
and unfortunately you guys kind of ended up in the beginning
-- we've tried as hard as we could, even you would not have
seen a lot of this because it was behind the scenes, but
there's been a lot of pushing and prodding behind the scenes
to try to move this along. And I had really hoped we would
be having this conversation in January, but we are where we
are.

So I think we are just about over the finish line.
So hopefully we'll throw that ball next week.

MR. CARLOS: Well, we love the Village, and we hope
it paves the way for future projects and move along a little
quicker. I think there are some exciting things that can
happen in the Village and hopefully we can get this going.

CHAIR HAMMES: Thank you.

MR. CARLOS: Thank you.

CHAIR HAMMES: Okay, so I think we are going to leave
the public hearing open Jjust because it's safer to do that
than close it. We can close it next Monday.

So, as mentioned, I am optimistic that we'll be in a
position to reach a final determination on this application
next week.

With that in mind, I'm going to highlight the

considerations that this Board needs to take into account in
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considering whether to approve the site plan application in
accordance with Section 150.30 of the code.

Specifically, the Planning Board will need to make
the following determinations in respect of the proposed site
plan.

One: That the proposed site plan satisfies all
applicable criteria and standards set forth in Village Code,
except to the extent a valid variance has been granted in
connection therewith by the Zoning Board of Appeals, and is
otherwise consistent with the Village's applicable land use
and development plans.

Two: All proposed building structures, equipment
and other property contemplated by the site plan are readily
accessible for fire and police and other emergency services,
and the proposed use and improvements will not interfere
with the provision of these services in the District in
which the site is located or the immediately surrounding
neighborhood.

Three: That the proposed site plan does not
adversely affect in any material respect the public health,
safety and welfare, and the comfort, convenience and order
of the Village in general, and in particular of the
residents in the immediate neighborhood in which the
property is located.

Four: That the proposed site plan, including in
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respect of the size and character of the proposed buildings
and structures to be located thereon will in general be in
harmony and compatible with the appropriate and orderly
development of both the district in which the property is
located and as well as the immediately surrounding
neighborhood, and will not be detrimental to the orderly
development of adjacent properties, in accordance with the
zoning classification of such properties.

Five: That the proposed site plan and its relation
to access streets are such that both pedestrian and
vehicular traffic to and from the use of the property and
the assemblies of persons in connection therewith, will not
be hazardous or inconvenient to, or incongruous with the
surrounding area, or conflict with the normal traffic of the
Village in general, and in the immediately surrounding area
in particular.

Six: That the proposed site plan includes
appropriate landscaping, buffering and/or screening to the
extent applicable, with an obligation to maintain and
replace in order to reduce any identified negative impact of
the proposed site plan in respect of noise, light or other
potential nuisances, and the location and height of the
buildings, the location, nature and height of walls and
fences, and the nature and extent of any proposed

landscaping on the property are such that they will not
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hinder or discourage the appropriate development and use of
adjacent lands and buildings.

And, Seven: That the proposed site plan does not
result in the overcrowding of land or overburdening of
services or public benefits, including with respect to
parking, or will be likely to result in an undo
concentration of people.

So just make sure Encanto Crepes keeps itself under
control down there.

Number Eight: That the proposed site plan is in
compliance with the objectives of the current LWRP, and will
not have a negative impact on the working waterfront or
water—-dependent uses of the Village.

Section 150.30(c) of the code goes on to set forth a
number of other and new considerations to be taken into
account in connection with making the foregoing findings and
determinations -- I'm not going to restate all of these at
this time, but I'm going to remind each of the Board members
that they should review these and take them into account in
considering the foregoing determinations, which we will make
on a case-by-case basis next week.

Once we have received final input from the Fire
Department and close the public hearing, I'm going to ask
each Board member to indicate whether each of the foregoing

determinations have been satisfied, in their view, and/or
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provide any suggested conditions to include in any approval
of the site plan to address any concerns they have.

Does anyone have any points that they want to raise
in respect to any of these items at this time?

MEMBER BUCHANAN: No.

MEMBER WALTON: No.

MEMBER CREEDON: No.

MEMBER TALERMAN: No.

CHAIR HAMMES: All right, I think that's it for this
item for today. So we'll hopefully see you, or we will see
you next Monday, and we'll take care of this and get this
over the finish line.

So the second agenda item tonight is any other
matters relating to planning or zoning that any community
member of the public or the Board wishes to raise.

So, there is nobody from the public here.

Does any Board member have anything they want to
raise at this point?

MEMBER BUCHANAN: I would like some clarification on
our trainings. I have found it incredibly frustrating to be
blocked from doing training remotely, when it is stated in
the New York state code that we can do our training
remotely.

And I think especially when something is related to

our community, and the LWRP specifically, I think to have
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the Mayor and the Clerk refuse to allow me to participate
remotely is, just makes me question why.

There is really no harm in having someone dial in,
sending someone the information, and I Jjust would like us to
have this conversation amongst ourselves, because I think
that, you know, today is a perfect example where the
applicants have been -- they've shown up and they'wve done
the work, and the Village isn't ready.

And I think that there is a lot of process and a lot
of, we are having to give a lot of grace to the Village as
they are finding their way.

It's very clear that there is no problem with the
training remotely. We all do work remotely for this Board.
From places not here. We show up for the meetings because we
have to, and that's our responsibility.

And in fact until I received an e-mail from you that
our two meetings were cancelled, I had a plane ticket that
was planning to be here.

And I just, I extended it because there was no
reason for me to be here while I was away, and I was with a
friend who was, you know, recovering from surgery.

So I just would love to have this Board, I would
love to have your thoughts on this because it feels
unnecessary to block us from training anywhere.

The last time we did a joint training before, we
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were all in the schoolhouse watching a video together, and I
think, you know, I really appreciate that, but this one
really seems like it was incredibly important to the future
of this Village, and to be not allowed to participate
because the Mayor and the Clerk did not want to dial me in
is concerning.

So I just would love to see if anyone else has
thoughts on that.

CHATR HAMMES: I can't speak to what happened to you
because I was not involved in putting that meeting together,
frankly, so if there were issues with that, they need to be
addressed directly with the Village.

I would say, my idea on the training, is it's the
Village's responsibility to provide those opportunities to
us. They should obviously take into account, where it's at
all feasible, to make it available to everybody from
wherever they are.

In fact I believe the Board of Trustees is in the
process of potentially adopting an amendment to allow people
to participate in these meetings remotely, although it's
questionable whether they have the right technology to fully
enable that at this point.

But, you know, again, my view on the training is
that that is the Village's responsibility, and their issue,

and that should be taken up with the Village administration
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and the Trustees.

I have to say, just so everybody on this Board is
aware, that I have been debating resigning as Chair of this
Board, because I frankly have had to take on too much
responsibility for things like this, that are not the job of
a volunteer, and I have agreed to stay on for the time being
as Chair. But I hear you. I guess my position on this is
that the Village needs to sort of step up. It's not my
responsibility.

MEMBER BUCHANAN: No, no, no. I want to be clear.
This is not directed at you or anybody here. I wanted to
see if everybody else felt this is something that we should
be able to do remotely, given, you know, this is coming off
of your message, Dan, where you missed an opportunity to see
somebody, and I think that when paid members of the Village
are refusing to support the Boards that they are, you know,
that are volunteering, that are putting in hours, and, you
know, Patricia, you as the Chair put in far more hours than
the rest of us. So that's not something I'm trying to put
on you.

I'm just saying, I think it just feels like an
unnecessary pushback when people are willing to take time
out of their personal life, anywhere in the world, to dial
in for a training and to be refused to do that is just what

are they thinking.
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And that is, to me, if they want to have 15-hour

long meetings because they can't get to the point, that's on

them.

We are trying to do this in the most efficient way
and be respectful of people's time. And I think we try to
strike a really nice balance of respecting each other's

time, respecting the applicant's time, respecting the

community's time. And I would just hope that the Mayor, the

Clerk and the Trustees would allow us to do these trainings
remotely, because the state allows it. And that's my point
on this. And it was just, it was almost mean-spirited.

MEMBER CREEDON: May I, to Shawn's point, you noted
correctly that if they are training at the old schoolhouse,
the instruction was essentially remote. The movie, it was
remote.

So if the instruction was able be done remotely,
then I think you are right, with the participation of the
members who are volunteering should be able to also be
remote.

MR. NOONE: In defense of the Village, I gave two
live opportunities for training. There is also, one of
which I just sent out last week, the SCVOA training, there
are two opportunities for that a year. So that's four
opportunity for live training, and also including the link

to New York state training. So those are four dates, and
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not to mention the courses that are permitted on line.

MEMBER BUCHANAN: I think the difference is those are
online that are already prerecorded.

MR. NOONE. Right.

MEMBER BUCHANAN: The one that I was not allowed to
participate in, we had somebody coming in speaking with us,
that was directly related to this community.

MR. NOONE: Correct.

MEMBER BUCHANAN: And I think that that, to me, and
this is not directed at you, because you were not
participating in it. There was no harm in dialing a good,
old-fashion telephone in, because I know we've got those in
Village Hall.

MR. NOONE: But we don't have a telephone here.

MEMBER BUCHANAN: And that's why I said I'm happy to
send -- i1f it was a technology issue, I'll put something in,
and let's talk with the Village of Greenport, and somebody
can bring in a phone on my behalf. A neighbor would have
done it. I could have sent -- it's really, it's a poor
excuse.

MEMBER CREEDON: If I'm here, I could use my
cellphone.

MEMBER BUCHANAN: And also it was, the Mayor told me
that I could not participate, because I was not here. And I

have a real problem with that. And that's what the final
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e-mails say. Because I was not here, I can't participate.
And I think that that is unfairly --

MR. NOONE: Well, there is nothing mean spirited
about it. Please.

MEMBER BUCHANAN: Well, regardless of what it is, I
didn't need to be here. Especially because the presentation
was not, it didn't take place.

CHATIR HAMMES: Well, it didn't end up happening, so
it doesn't really matter. I'm thinking, at the end the day,
it didn't happen.

MEMBER WALTON: To terminate the meeting, we did
gather. But we didn't get credit for it.

CHAIR HAMMES: I think we got credit for it.

MEMBER WALTON: I don't know if we got credit or not.

MR. NOONE: I think credit was given.

MEMBER WALTON: But what happened was they had some
computer difficulty. There was some technical issue that
prevented them from actually showing the presentation that
Mark Terry had.

CHAIR HAMMES: My understanding was there was no
substantive presentation and it ended up being a discussion.

MEMBER WALTON: Right. What he might have presented
if he had had his presentation up, didn't really happen. It
was more of a discussion. There were a few points that he

made about SEQRA, and most of it was about the LWRP, and it
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was more of a give-and-take discussion. So you did not miss
anything, and the presentation was --

MEMBER BUCHANAN: But that should be my decision
whether to participate or not to participate.

MEMBER WALTON: I'm not disputing that at all. I'm
not saying that. I'm just saying, in this particular case
you didn't miss a presentation. However, I'm 100% in favor
of people having the ability to participate remotely.

The important thing, you know, in terms of training,
the important thing is you get the training, not where you
are. So I have severe issues with that.

I think the Village has definitely some technical
challenges, which hopefully will get addressed, that will
make it more conducive to doing that in the future. We hope.

MEMBER BUCHANAN: So I guess that would be what my
takeaway is, that going forward I would like the
opportunity, especially if we have things cancelled, and I
don't necessarily have to be in the room, I would like the
opportunity to be remote for training, which is an option.
And I think we need to think about this for other reasons,
too. Because if it wasn't Shawn Buchanan, and it was, we had
another member here who was a single parent, and had to sit
home with their child because they were sick, or there was
something else that was happening.

I think we just, I think one of the things that this
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administration, this Mayor, ran on was being a much
friendlier, warmer-welcoming thing. I don't think that that
happened in this case, and I think that in fact it was, I
was intentionally blocked from participating because I was
not here. And I don't think that that is the right approach
when we are all trying to move this Village forward in the
right, in the best possible way that is the best of our
ability. And that's all I'll say.

MEMBER CREEDON: If these meetings and the other
meeting are archived, and people are watching at home, can't
that be done the same way as training?

CHAIR HAMMES: Sure. Arguably, it could be. But, I
mean, again, we didn't, this is not something this Board put
together. It was the Village. So --

MEMBER CREEDON: So what we're talking about is
technical issues which, to me, they don't sound difficult to
settle.

MEMBER WALTON: My understanding was there was one
laptop available, they thought they were going to be using,
and they did try to use that for the actual presentation. So
they were saying there was not a second laptop to have a
Zoom session to Zoom people in. That's my understanding of
what the issue was.

MEMBER BUCHANAN: So my fix to that was to use the

telephone and send me the presentation. I'll have it
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printed out, and I can follow along.

You know, it's a normal thing we all know. And I
also just want to be clear that, you know, access to
technology is something that we, especially during the
pandemic, was not covered, that there are pockets of people
in the population that do not have that and do not have
access to that. Especially with remote learning and all of
that.

So I want to be really mindful of these things and
make it a little bit, just try and make it a little bit
easier. Because this is not always going to be the same
Board. And it's not always going to be the same thing.

So, it's such a simple thing to allow a phone call
and e-mail a presentation. They technically could have just
printed those presentations and gone through that, too.

But, again, I just wanted to say that because I
think it was -- I want clarity on that. I would love to
have clarity to move forward --

MR. NOONE: I'll pass it along to the Mayor and the
Clerk.

MEMBER BUCHANAN: Because it's, you know, it's
frustrating.

MEMBER CREEDON: So regarding my training, Mike,
SCVOA, you mentioned that there were two opportunities. So

while we were talking, I just looked at the e-mail that you
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referred to. I only see one date on there.

MR. NOONE: Well, SCVOA has two trainings a year.

MEMBER CREEDON: And the one for the Fall is
scheduled already?

MR. NOONE: I don't know.

MEMBER CREEDON: Okay. So May 19th is the only one
right now.

MR. NOONE: Correct. But there's also online courses
if you wanted to take an online course.

MEMBER CREEDON: I would rather go live and be done
with it. That's just my personal preference.

MR. NOONE: Just please send me an e-mail to confirm
if you would like to attend.

MEMBER CREEDON: Yeah, I'm going to attend, I'll send
an e-mail.

MR. NOONE: Please.

MEMBER CREEDON: I will. And the Village picks up
that fee, correct?

MR. NOON: Of course.

CHATIR HAMMES: And I think mileage as well.

MR. NOONE: I don't know about the mileage. I don't
think anyone is entitled to claim the mileage.

CHAIR HAMMES: They probably have to increase the
mileage for the gas costs. Anyway --

MEMBER CREEDON: That's usually based on what the IRS
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allows.
CHAIR HAMMES: Anyway, anything else?
(Negative response).
Okay, then I'll make a motion to adjourn the
meeting. Do I have a second?

MEMBER WALTON: Second.
CHAIR HAMMES: All in favor?
MEMBER CREEDON: Aye.

MEMBER BUCHANAN: Avye.
MEMBER WALTON: Aye.

MEMBER TALERMAN: Avye.

CHAIR HAMMES: The meeting is adjourned.

very much.

(The time noted is 5:30 p.m.)

Thank you,
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