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MS. HAMMES: Okay. Good afternoon
and welcome to the scheduled work
session and regular meeting of the
Village of Greenport Planning Board
for Monday June 22, 2026. The time 1is
5:00 p.m. and 1 hereby call this
meeting to order.

This meeting i1s a public meeting
and involves a public hearing iIn
respect to the business located at
1410 Manhanset Avenue. In respect to
the site plan amendment application
Tiled by Cove Creek Inc doing business
as Smugglers Cove. As a reminder to
the applicants and the public 1T you
are speaking today please start by
slowly and clearly stating your full
name and address for the record. In
addition please remember that all
comments should be addressed solely to
the Planning Board and not to any
applicant or other person in the
audience. Thank you.

First up we have a quick
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administrative 1tem. 1 hereby make a
motion to accept and approve the
minutes of the May 18, 2026 Planning
Board Work Session, Public Hearing,
and Regular Meeting. Do I have a
second.

MS. WALTON: Second.

MS. HAMMES: AIll those in favor?

THE BOARD: Aye.

MR. BUCHANAN: So hold up, 1
didn"t receive a copy of them. Can I
get a copy of the minutes In my
mai lbox?

MR. NOONE: Sure. The minutes are
up on the website.

MR. BUCHANAN: Oh, they are?

MR. NOONE: Yep.

MR. BUCHANAN: Got 1t.

MS. HAMMES: Motion carries.

Our next item i1s the public
hearing in respect to the Planning
Boards consideration of approval of an
application seeking an amendment to
the site plan for the business

operating as Smugglers Cover at 1410
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Manhanset Avenue. The application was
submitted by Cove Creek Inc doing
business as Smugglers Cover and it
requests approval of an amendment to
an existing site plan of the business
to include a second-floor, 1,227
square foot deck as well as to modify
the occupancy limitation, which was
included 1n the Planning Boards prior
approval of the site plan for this
business. The property is located in
the WC, Waterfront Commercial District
but not i1n the Historic District and
iIt"s at SCTM #1001-3-1-1.

As some background on this matter
this business has previously been
operated for up to at least 25 years
1T not longer as a waterfront
restaurant. It was previously
operated under the name Porto Bello.
The prior operators of Porto Bello
applied for a site plan amendment for
this business i1n January of 2021.
That site plan amendment proposed the

addition of a roof deck. That site
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plan application was approved by this
Board in 2021. As part of that
approval the Planning Board included a
condition that the maximum occupancy
of the business iIn respect to both the
outside and iInside seating area would
be limited to a total of 89 people,
which was the applicable occupancy
limit of the restaurant prior to the
approval of the rooftop deck. This
was done 1n part because of Covid
restrictions that were in place at
that time. The then operators of
Porto Bello®s never proceeded with the
construction of that approved roof
deck. It 1s our understanding that
the last owners of Porto Bello®s sold
the business to the current applicant
who Is now doing business on the
premises as Smugglers Cover. The new
owner operator of the property decided
to move forward with the construction
of the roof deck and did so on the
basis of the plans that were given to

It as part of the purchase of the
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business. It appears that for some
reason those plans were different from
the plans previously approved by this
Board. Specifically, the plans
increased the size of the rooftop deck
by approximately 270 feet and added a
ladder access to the deck and
substituted 1t to a second set of
stairs. The applicant proceeded with
construction based on the plans not
being aware that they were not the
actual plans that were approved by the
Planning Board. It is for this reason
that the applicant is now before this
Board seeking approval for the rooftop
deck based on what was actually
constructed. The applicant i1s also
requesting that the condition limiting
occupancy be removed in the site plan
approval and i1t"s business be entitled
to operate at the occupancy that would
otherwise be permitted by Suffolk
County Department of Health and
Services, New York State Building Code

and any other relative governmental
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regulations or approvals.

Given the applicants request
amend the occupancy provisions of the
current site plan 1 just want to lay
out the the following parameters that
are evident by the site plan.

First, the gross square foot area
for the restaurant itself In terms of
habitable space is indicated at 3,915
square feet. This is the square
footage that i1s iIn the restaurant
building 1tself. It includes seating,
and a bar area, bathrooms, an officer
area, iIngress and egress points and
the kitchen. The plan shows seating
from the inside portion of the
restaurant approximately 6 seats in
the bar area and 39 seats iIn the
general restaurant portion. The
existing ground floor adjacent patio
area comprised of a total of 52 seats
located on the western and southern
areas adjacent to the restaurant
building. In addition 1t includes a

non-raised portion of the patio that
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1 IS set aside for entertainment. And
2 finally the rooftop deck includes a

3 mobile bar area/stage area for

4 entertainment and 44 proposed seats

5 and tables.

6 With that as background 1 hereby
7 make a motion motion to open up the

8 public hearing with respect to the

9 site plan approval application for the
10 business located at 1410 Manhanset

11 Avenue doing business as Smugglers

12 Cove. Do 1 have a second?

13 MR. BUCHANAN: Second.

14 MS. HAMMES: AIll those in favor?
15 THE BOARD: Aye.

16 MS. HAMMES: First off will give
17 the applicant the opportunity to come
18 to the podium and tell us anything

19 that they think they need to, iIf
20 anything, about the application. In
21 other ways 11l ask the Board i1f they
22 have any questions for you so.
23 MR. DONAGHER: Good afternoon my name 1is

24  Joseph Donagher. 600 Gardeners Lane,

25 Southold, New York 11971.




© o0 N o o A w N P

N DN N DN N DN B PP Pk PR PR
a A W N PP O ©W 00 N O o W N P+, O

MS.

HAMMES: Anything you want to

add to what 1 described?

MR. DONAGHER:

Everything that i1s in front

of you is what we"ve done. We"ve not made

any other necessary changes to the place.

Our architect just do 1t up the best

possible way possible.

MS.

HAMMES: Um, 1"m just gonna

let us go down the roe and ask i1f

anybody has any questions.

Start with Dan. Dan do you have

any questions about the application?

MR.
MS.
MS.
MS.
MS.

eilther.

CREEDON: I don™"t.
HAMMES: Elizabeth?
TALERMAN: No, questions.
HAMMES: Frances?

WALTON: I don®"t have any

I had the opportunity to

visit the site and understand what is

being proposed and what is in the

application.

MS.
MR.

MS.

HAMMES: Shawn?
BUCHANAN: I*m all good.
HAMMES: Um, all right. So I

guess 1T everyone, | don"t know -- are
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you here to speak on this application?
MR. ANDRIANAS: Yeah, 1 have some questions
actually.

MS. HAMMES: So we"ll open it up
to the public and 1T you just state
your name and address for the record
and you should direct your comments to
us, and then we"ll determine whether
or not we need the applicant to come
back up.

MR. ANDRIANAS: My name i1s Nicholas
Andrianas. I"m a patron of the restaurant.
I"m also a seasonal rental at the marina.
I"m a professional engineer in New York. 1
have one comment regarding the stairs that
you mentioned. First of all two stairs are
required for egress for fire prevention,
that"s crystal clear and what they put in is
actually beautiful. The interior stairs may
have been relocated from the plans that I
saw but I think 1t satisfies the code. |
believe the architect confirmed i1t satisfies
the code.

MS. HAMMES: That"s my

understanding and the building
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inspector has indicated that they
don®"t have any concerns.
MR. ANDRIANAS: My question is how is the
capacity determined? |If Suffolk County
Health Department allows a certain capacity
that"s the capacity.

MS. HAMMES: Correct.

MR. ANDRIANAS: Can you tell us what that
capacity 1s?

Ms. HAMMES: 1 do not know what
that i1s. The Suffolk County would
have to indicate that.

MR. ANDRIANAS: How did you come up with the
897

MS. HAMMES: The 89 was done back
in 2021 based on what the applicant
said theirr occupancy was at the time.
And they agreed to cap the occupancy
at that level at the time.

MR. ANDRIANAS: Right, but that was during
Covid, as I recall.

MS. HAMMES: Understood. We don"t
normally cap occupancy and in fact the
proposal today is to take the

occupancy limit out and rely on the
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sanitary -- the health and building
code.
MR. ANDRIANAS: Okay. That was my comment.
Then 1t should follow the sanitary code.

MS. HAMMES: That"s exactly the
intent.

MR. ANDRIANAS: 1 do waste water treatment
work so I"m familiar with the sanitary code.
Okay, fine. | have no other comment. Thank
you.

MS. HAMMES: Does anybody have any
other guestions or comments?

Okay. Mike, can you confirm if
the Village has received any comments
from the public on this application?

MR. NOONE: We have none.

MS. HAMMES: And can you also
confirm that all required written
notices were delivered and return
receipts acknowledged?

MR. NOONE: They were and copies
were given to the stenographer.

MS. HAMMES: Thank you very much.
Okay. With that I"m going to make a

motion to close the public hearing
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with respect to the site plan
application relating to the property
located at 1410 Manhanset Avenue doing
business as Smugglers Cove. Do 1 have
a second?

MR. CREEDON: Second.

MS. WALTON: Second.

MS. HAMMES: AIll those in favor?

THE BOARD: Aye.

MS. HAMMES: The motion carries.

So we"re gonna vote on this but
first, | guess, I just want to see 1f
anybody has anything that they want to
discuss or i1f anybody has any
questions about the occupancy limits
or anything or, if 1t"s clear why
we"re taking the approach that we"re
taking.

MS. WALTON: 1It"s clear to me.

MS. HAMMES: AIll right. Then at
this time I"m going to ask each Board
member to confirm, we"ll start with
Dan and work our way down, that i1t has
reviewed the site plan approval

criteria and reviewed considerations
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set forth i1n Section 150.30 of the
code and indicate whether such Board
member is 1In favor of the proposed
site plan amendment.

Dan?

MR. CREEDON: Yes, yes.

MS. HAMMES: Elizabeth?

MS. TALERMAN: Yes, 1 have
reviewed and 1 am in favor.

MS. WALTON: I have reviewed and 1
am 1n favor.

MR. BUCHANAN: Reviewed and in
favor.

MS. HAMMES: And I am as well.
Okay. So I"m now going to read a long
resolution into the record which we
will um, 1 will make a motion to
approve this.

MS. TALERMAN: 1 second 1t.

MS. HAMMES: You can"t second it

until I read 1t so.

RESOLUTION: By decision made at the Board®s
January 28, 2021 meeting, the Planning Board

granted site plan approval to permit the

Page 14




© o0 N o o A w N P

N DN N DN N DN B PP Pk PR PR
a A W N PP O ©W 00 N O o W N P+, O

construction of site modifications,
including a rooftop deck, to permit the
continued use of the premises as a
restaurant use.

Just to be clear this is In
respect to the applicant Cove Creek
doing business as Smugglers Cove at
1410 Manhanset Avenue. District 1001,
Section 3, Block 1, Lot 1, Suffolk
County Tax Map in the Waterfront
District in the Village.

The approval at that time conditioned on the
entire premises having a total maximum
occupancy of 89 people, with a rooftop deck
maximum occupancy of 44 people, which was
based on the then understood occupancy for
the premises based on Suffolk County
Department of Health Services and
considerations relative to the Covid
pandemic.

Applicant has undertaken the construction of
the rooftop deck. The construction included
additional square footage with all seating
areas remaining over the roof of the

existing building and iIncorporating an area
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providing for a more accessible ingress and
egress to the deck. The application includes
plans providing for the proposed
construction modifications, including plans
prepared by AMP Architecture LLC, entitled
"Smuggler®s Cove Roof Deck*, including pages
A101.00 (Proposed First Floor Plan),
A101A.00 (Proposed Patio Plan), and A102.00
(proposed Roof Plan), each dated 05/27/26
collectively referred to as ""the Plans'. The
Board"s decision i1s based on the Plans.
Applicant now seeks an amendment of the 2021
approval to permit the as-built construction
as shown in the Plans and to remove the
condition relative to maximum occupancy. As
part of the 2021 approval, the Board
determined that any proposed change iIn
maximum occupancy would require further
approval of the Board, and this application
IS 1n accord with that condition.

The Plans show that the rooftop deck now
includes the entirety of the rooftop and
extends beyond the roof solely to provide
for an access stairway.

The Board has reviewed the site plan
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25

criteria set forth in Village Code 150-30(B)
and approves the site plan amendment for the
reasons set forth in the findings herein,
subject to the conditions i1dentified herein.
FINDINGS:

1. The Planning Board hereby declares itself
lead agency pursuant to SEORA and determines
that the application is a Type 1l Action
under SEQRA and no environmental review 1Is
Required.

2. This 1s an application to amend the site
plan approval and the conditions of
approval, as granted by the Board in 2021,
to permit the expansion of the rooftop deck
to include the entire roof area and an
exterior accessway, and also permit an
Increased occupancy in accord with the
Suffolk County Department of Health Services
and New York State Uniform Code. The Board
held a public hearing on the application.

3. The Plans depict the as-built
construction, including the changes proposed
from the 2021 application

4. The Premises 1s on the waterfront, on the

northeast side of Stirling Basin, and across
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from a cemetery and a hospital. As a result
of i1ts unique location, the impact from the
rooftop deck, both from an aesthetic view
and a noise contributor appears to be
minimal.

5. The Board has reviewed the Plans and the
neighborhood and determines that:

A) The proposed Plans satisfty all applicable
criteria and standards set forth in the
Village Code and are otherwise consistent
with the principles and objectives of the
Village®s 1988 adopted Local Waterfront
Revitalization Plan (LWRP) and the 2004 LWRP
amendment.

(B) The modified access provides for access
to police and other emergency services, and
the continued use of the property iIn the
same manner as approved iIn 2021. Thus, the
modification will not interfere with the
provision of these services to the
immediately surrounding neighborhood.

C) Subject to the conditions i1mposed herein,
the public health, safety and welfare and
the comfort, convenience and order of the

Village in general and in particular of the
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residents of the immediate neighborhood(s)
will not be adversely affected i1n any
material respect by the proposed Site Plan
amendment,

(D) The Site Plan amendment (a) will, iIn
general, be 1n harmony and compatible with
the appropriate and orderly development of
the property and the immediately surrounding
neighborhood and (b) will not be detrimental
to the orderly development of adjacent
properties in accordance with the zoning
classifTication of such properties.

(E) No change i1s proposed that would impact
pedestrian and vehicular traffic to and from
the use and the assembly of persons
connection therewith will not be hazardous
or inconvenient to or iIncongruous with the
surrounding area or conflict with the normal
traffic of the Village in general and the
immediately surrounding area in particular.
(F) The Site Plan amendment will not result
in overcrowding of land or over burdening of
services, or public benefits.

DECISION:

Based upon the above findings, the Board
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determines that the granting of the amended
site plan approval pursuant to Village Code
Section 150-30 to permit exterior amplified
music will be consistent with the Village®s
physical, cultural and social policies in
accordance with the Village®s LWRP. Further,
It 1s hereby determined that the Site Plan
amendment will provide a desirable benefit
to the community, will promote the economic
vitality of the Village®s waterfront and
will not be incongruous to the neighborhood.
IT 1S THEREFORE RESOLVED, as follows:

1. The site plan amendment is hereby GRANTED
upon the following conditions.

2. The use of the premises and the rooftop
deck and patio area shall be subject to
maximum occupancy permitted by New York
State law, the New York State Uniform Fire
Prevention and Building Code and Suffolk
County regulations.

3. This approval and the conditions herein
shall apply to the Premises, the current
owner and all future owners and operators of
the Premises.

4. Any structural changes to the Premises
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shall require an application to the Board
for an amendment of this approval.

5. All of the terms, conditions and
obligations contained in this Decision shall
be binding upon the Applicant, i1ts heirs,
successors and assigns.

MS. HAMMES: Do 1 have a second?

MS. TALERMAN: Second.

MS. HAMMES: AIll those in favor?

THE BOARD: Aye.

MS. HAMMES: So I believe this is
gonna have to be signed by Candace?

MR. NOONE: Yes.

MS. HAMMES: So you"ll take care
of that?

MR. NOONE: 1 will take care of
that.

MS. HAMMES: So that takes care of
the site plan amendment.

All right. So our next order of
business the Planning Board approved
the i1ssuance of an Entertainment
Permit for the business operating as
Smugglers Cove at the property located

as 1410 Manhanset Avenue on May 18,
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2026. In connection with issuing that
Entertainment Permit the Planning
Board limited the term of such
Entertainment Permit to July 31st,
2026 due to outstanding site plan
Issues. Those i1ssues have now been
addressed and this Board just approved
the proposed site plan for the
business. The applicant has also
submitted an updated operating report
respect to the proposed entertainment
at the property as previously
requested by the Board. The applicant
has now requesting that given the
approval of the site plan that this
Board agree to amend the Entertainment
Permit application term to be for a
full two year term with an expiration
date of May 18, 2028.

Does anyone from the Board have
any questions they would like to ask
the applicant or discuss at this time?

MS. TALERMAN: 1 don"t no.

MS. HAMMES: Then I"m going to

make a motion that the expiration date
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set forth 1n condition 1 for Smugglers
Cover Entertainment Permit for the
property located at 1410 Manhanset
Avenue be amended in 1t"s entirety to
read as; the term of the Entertainment
Permit shall be until May 18, 2028.
In additional | propose the deletion
of conditions of 2, 3 and 4 as set
forth 1n May 18, 2026 and all related
to the site plan amendment
application, and finally I move that
condition 5 relating to the operation
of the premises for entertainment
purposes be amended to read as
follows: The operation of the premises
for entertainment purposes or catered
affairs shall be compliance with the
operating report attached to the site
plan review application for the
property, which was filed with the
Village on July 2nd, 2026 and i1s dated
May 26, 2026.

Do 1 have a second?

MR. BUCHANAN: Second.

MS. HAMMES: All those in favor?
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THE BOARD: Aye.

MS. HAMMES: Motion carries.

We"d like to thank the applicant
for all of their hard work in getting
all this information to us on a very
timely basis. It was much
appreciated. We"re very happy to have
you in the Village and we"re glad we
could get this resolved in a
relatively quick fashion by the
standards of the Village and Board,
and we wish you the best of luck.
Thank you.

Does anybody have any other
business they want to discuss among
the Planning Board members?

Does anybody from the public have
anything they would like to raise with
the Planning Board at this time?

You do?

MR. ANDRIANAS: Thank you.

MS. HAMMES: Okay. Then 1"m going
to make a motion to adjourn this
meeting. This has been like a record

meeting actually doing significant

Page 24




© o0 N o o A w N P

N DN N DN N DN B PP Pk PR PR
a A W N PP O ©W 00 N O o W N P+, O

Page 25

business. Do I have a second?
MS. WALTON: Second.
MS. HAMMES: AIll those in favor?
THE BOARD: Motion carries. We

are adjourned. Thank you very much.
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CERTIFICATE.

STATE OF NEW YORK )
-SS
COUNTY OF SUFFOLK )

I, GLORIA ROSANTE, a Notary Public
in and for the State of New York, do
hereby certify:

That this transcript iIs a true
record of the testimony given.

I further certify that 1 am not
related to any of the parties by blood
or marriage; and that I am in no way
interested i1In the outcome of this
matter.

IN WITNESS WHEREOF, 1 have
hereunto set my hand in JULY OF

2026.

GLORIA ROSANTE
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