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EXECUTIVE SUMMARY

Introduction

This document is a Draft Environmental Impact Statement (DEIS) prepared in accordance with the State
Environmental Quality Review Act (SEQRA) and its implementing regulations at 6 NYCRR Part 617 for the
action contemplated herein and is based upon the Amended Final Scope issued by the Town of Southold
Planning Board (the “Planning Board”), as lead agency, on April 5, 2021 and the Planning Board’s Clarifications
and Comments in Response to Final Scope Amendment from the Applicant dated same. This DEIS evaluates
the potential adverse impacts associated with the proposed action, which consists of the development of two
boat storage buildings of 52,500 square feet (SF) and 49,000 SF, along with associated improvements including
water supply, sewage disposal, site grading and drainage, landscaping, and lighting, to support the existing
operations of the Strong’s Yacht Center (SYC). The proposed buildings would be situated on a 32.96+-acre
parcel located on the west side of Mattituck Creek, which is zoned Marine II (M-1I) and Residential Low-Density
A (R-80), located at 5780 West Mill Road in the hamlet of Mattituck (the “subject property”). The subject
property is designated Suffolk County Tax Map (SCTM) No. 1000-106-6-10 and 13.4.

This DEIS evaluates the following issues, as set forth in the Amended Final Scope dated April 5, 2021, issued by
the Planning Board:

Soils and Topography

Water Resources

Flooding and Climate Change
Ecological Resources

Consistency with Community Plans and Studies
Human Health

Transportation

Aesthetic Resources

Community Character

Open Space and Recreation

Noise

Air Quality

Social and Economic Impacts
Construction-Related Impacts
Archaeological and Cultural Resources

This Executive Summary is designed solely to provide an overview of the proposed action, a brief summary of
the potential adverse impacts identified, and mitigation measures proposed as well as alternatives considered.
Review of the Executive Summary is not a substitute for the full evaluation of the proposed project performed
in Sections 1.0 through 4.0 of this DEIS and the alternatives analysis performed in Section 5.0 of this DEIS.

Description of the Proposed Project

The proposed project would be undertaken at the existing SYC property, which is currently comprised of boat
slips with associated ramps and fueling and developed with seven (7) buildings, including one residence and
six (6) buildings to support the operation of the marina, sales, maintenance, dockage, and storage of boats. The
existing marina includes approximately 45 boat slips and two liftwells with travelifts capable of hauling 50-ton
and 85-ton vessels. The marina currently accommodates boats and yachts ranging from 18-to-133#+ feet in
length. In the winter months, SYC provides both indoor and outdoor storage for 96 boats and 40 yachts. SYC
also hosts the Cornell Cooperative Extension (CCE) Floating Upwelling Systems (FLUPSY) in dockside areas
that are used for shellfish harvesting.
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The proposed action includes the construction of two, one-story buildings of 52,500 SF and 49,000 SF for the
purpose of providing indoor winter storage of larger yachts, up to 86 feet in length. Each building would be
constructed with radiant heating for the purpose of climate-controlled (heated) space, which is essential for
maintaining electrical systems in the types of vessels to be stored. Currently, the larger boats that utilize local
waters in the peak season are being transported to warmer climates in the winter months due to a lack of
adequate storage in the Town of Southold and across Long Island. Based upon an average yacht size of 60 feet
in length, it is estimated that approximately 88 yachts could be stored within the proposed buildings; all of
which would arrive to the site via Mattituck Inlet and Mattituck Creek. Due to the height and length of the
expected boats to be stored, the existing buildings at SYC cannot be used. Specifically, the height of the doors
on the existing buildings are approximately 24 feet. The current yachting market is producing both longer and
taller vessels with the height of a typical yacht at 35+ feet. The proposed buildings would be constructed with
door and ceiling heights capable of accommodating such vessels.

It is anticipated the boat owners would be existing customers who currently dock at SYC or Strong’s Water
Club, or new yacht customers from the surrounding Southold community, as well as other owners on Long
Island, Westchester County, and in the States of Connecticut and New Jersey. In the fall season, the yachts
would be transported to SYC via Mattituck Inlet and be delivered by either SYC staff or be captained by the
yacht owners or a licensed boat captain.

The proposed two storage buildings would be placed to the west of the existing Buildings 7 and 8 and are
depicted as proposed Building 9 and Building 10 on the site plans. In order to construct the proposed buildings
at an elevation equivalent to the existing marina buildings and adjacent boat lift, approximately 4.59 acres of
material would be excavated and removed to accommodate the proposed action (the “Construction Excavation
Area”). Upon clearing and material removal, the elevations would be reduced from an average of 50 feet above
mean sea level (AMSL) to 10 feet AMSL. The proposed first floor elevation (FFE) of each proposed building is
10 feet AMSL. This removal of material to reduce the elevation is required in order to transport yachts to and
from the water via a boat lift or “travelift” as the size and weight of these boat types cannot be transported via
a traditional boat trailer and vehicle.

Approximately 134,921 cubic yards (CY) of material would be removed from the Construction Excavation Area,
which is proposed to occur in two phases. Phase 1 includes approximately 123,000+ CY of material and Phase
2 is the remaining 12,000+ CY of material. To accommodate the excavation and removal of material in Phase
1, the proposed action includes the construction of a 1,454+-foot haul road from the Construction Excavation
Area to West Mill Road. The proposed haul road would vary in width from 16+ feet to 30+ feet and would be
partially situated on an existing unpaved road through the R-80 portion of the subject property. At the
conclusion of construction, the haul road is proposed to remain in place and would function as a gated
emergency access to SYC, if required. Phase 2 would be accommodated via the existing access driveway off
West Mill Road.

The proposed action also includes the construction of an Evergreen Macro Gravity Retaining Wall System
(hereinafter “Evergreen concrete retaining wall”). The proposed Evergreen concrete retaining wall would be
constructed along the west side of Buildings 9 and 10, the north side of Building 10, and southeast of Building
9, to stabilize the area excavated to accommodate the proposed action and correct existing stabilization issues
to the west of Buildings 7 and 8, that have been caused by unconsolidated dredge spoils deposited in the past
by the USACOE. The proposed wall consists of precast concrete modular units that are fabricated off-site and
are shipped for assembly on-site. The modular units are then placed in pre-determined locations to lock
together and create a wall with a safety factor of greater than 2.0, with 1.5 being the code minimum. Once in
place and backfilled, seeding and use by bird species promote growth in the trays that are built into the wall to
create a “green” wall over a period of two-to-three years.

Based upon a Tree Inventory and Tree Removal Plan completed by Dr. William Bowman of Land Use Ecological
Services, Inc. (LUES), the subject property includes 2,408 trees with 1,054 trees (43.72 percent) on the R-80
zoned portion of the subject property and 1,354 trees (56.2 percent) on the M-II zoned portion of the subject
property. In total, the proposed action would require the removal of 634 trees (26.3 percent) with 15 trees
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(0.62 percent) from the R-80 zoned portion of the subject property and 619 trees (25.7 percent) from the M-II
zoned portion of the subject property. Approximately 73 percent (1,774 trees in total) of the total trees at the
subject property would be retained with 1,039 trees (43.1 percent) retained on the R-80 zoned portion of the
subject property and 735 trees (30.5 percent) retained on the M-II zoned portion of the subject property. As
part of the proposed action, there would be a replanting of 135 trees (95 Pitch Pines and 40 small trees, such
as Staghorn Sumac and Shadbush). Additionally, SYC would contribute 50 native trees (10-gallon container
typical 1-inch caliper, 5-6 feet tall) for installation at high-priority sites with the Town of Southold, as identified
by the Town Tree Committee.

There are currently 23 stalls provided on-site, with the proposed action including the creation of 34 new
parking stalls on-site by striping gravel-surfaced areas that are currently used for parking but are not formally
marked. Upon implementation of the proposed action, the available parking would be increased from 23 stalls
to 57 stalls. The proposed action would not modify on-site circulation.

All sanitary waste is currently accommodated by two, individual on-site sewage disposal systems -- one for the
existing residence and the second for the SYC operation. Upon implementation of the proposed action, the total
projected sanitary waste generation would increase by 18+ gpd from 1,058+ gpd to 1,076+ gpd (based on the
SCDHS design flow factors of 0.06 gpd/sf for Non-Medical Office Space, 0.04 gpd/SF for General Industrial Use,
and 10 gpd/boat slip for Marina, and 300 gpd for single-family residential use). As part of the proposed action,
the existing sanitary system that serves the residence would remain, and two (2) Innovative and Alternative
On-Site Wastewater Treatment System (I/A OWTS) would be installed (one of which would serve as a
replacement system for the current individual on-site sanitary system that serves the office, marina and other
SYC buildings).

The proposed action also includes an extension of the Suffolk County Water Authority (SCWA) public water
main from Naugles Drive for on-site connection and installation of a new hydrant at the site entrance on West
Mill Road. As part of the water supply improvements, two of the existing four on-site wells would be converted
for irrigation supply only and the remaining two would remain inactive.

The overall land area that would be affected by the proposed action is approximately 6.51+ acres, which
includes the upland area to be excavated and/or cleared as well as those land areas on the existing SYC facility
where infrastructure improvements would be undertaken (hereinafter, the “Project Area”). As part of the
proposed action, a stormwater management system would be installed and would consist of on-site leaching
pools and French drains designed to accommodate and recharge stormwater runoff from the Project Area as
well as off-site contributing areas. The proposed stormwater management plan is designed to accommodate a
two-inch rain event, in accordance with Town of Southold regulations (Chapter 236 Stormwater Management).

Potential Impacts
Soils and Topography

According to the US Department of Agriculture (USDA) Soil Survey of Suffolk County, New York and the USDA
Natural Resources Conservation Service Web Soil Survey for Suffolk County, New York, the subject property is
comprised of seven soil types: Carver and Plymouth sands, 15 to 35 percent slopes (CpE), Fill land dredged
material (Fd), Plymouth loamy sand, 3 to 8 percent slopes (PIB), Plymouth loam sandy, 8 to 15 percent slopes
(PIC), Riverhead sandy loam, 0 to 3 percent slopes (RdA), Riverhead sandy loam, 3 to 8 percent slopes (RdB),
Tidal Marsh (Tm) and Water. However, soils within the Project Area are limited to soils mapped as CpE, PIB,
PIC, RdA, RdB, and Tm. Based on the Soil Survey, there are select soils within the Project Area that have
moderate-to-severe engineering limitations for the development of streets or parking lots due to slopes (PIB
and RdB soils are noted as moderate and PIC soils are noted as severe), moderate to severe limitations for
sanitary disposal systems due to slopes and soils that have rapid permeability (PIC are noted as moderate and
CpE soils are noted as severe), and severe limitations for landscaping due to slopes (CpE) and a sandy surface
layer (PIC). All of the noted limitations associated with slope and sandy surface layer would be overcome with
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the proposed excavation and regrading of the Project Area to a flat elevation. Regarding the potential for rapid
permeability, the proposed new sanitary system would be situated in the PIC soils. However, soil borings have
been performed by McDonald Geoscience for both sanitary systems and there were no limitations identified.
Additionally, as part of a Geotechnical Engineering Assessment performed by PWGC, the drainage ability of on-
site soils has been evaluated and the drainage characteristics have been determined to be good, with a limited
area of soil near the proposed Building 9 having a high concentration of fines. Soil mixing would be performed.
It is noted that there are no sanitary disposal systems to be located in this area. Overall, based on the above,
there are no engineering limitations that would impact the proposed development or result in significant
adverse impacts associated with the development of the Project Area.

The Geotechnical Engineering Assessment and associated Memo Report included soil characterization in the
areas of proposed excavation and the permanent retaining wall, and also evaluated the proposed cut material
with an approximate breakdown of the volumes of the various soil deposits, structural design, drainage, site
preparation, slope stability and vibrations during construction. Based on the Geotechnical Engineering
Assessment, the soils have been determined to be structurally suitable for the proposed buildings and retaining
wall, with no slope stability issues. There are also no vibration impacts expected from soil excavation or
construction activities.

Of the proposed 135,000+ CY of cut, approximately 63 percent of the material has been identified as quality
sand, with the remaining 37 percent of the material classified as poor to fair. Upon excavation and loading on
to trucks, the material in its raw form would be transported to a facility for stockpiling and processing, and
eventually sold as a finished product to the ultimate end user. Such uses could be beach replenishment,
aggregate for roadway construction, pre-cast concrete products, etc. Material may also be transported directly
to a local site for re-use. Given that this project is still in the environmental review process, and the ultimate
re-use facility or location is driven by market conditions and the local need, it is not possible to identify the
specific re-use location or alternative locations.

An Erosion and Sediment Control Plan has been developed for the proposed development. The specific
methods and materials employed in the installation and maintenance of erosion control measures would
comply with the New York State Standard and Specifications for Erosion and Sediment Control, Blue Book
(November 2016).

Based on the Grading and Drainage Plan, the proposed grading program would reduce average grade from 50
feet AMSL to 10 feet AMSL within the Phase 1 Construction Excavation Area, and from 47 feet AMSL to 10 feet
AMSL in the Phase 2 Construction Excavation Area. As provided by the project engineer, the existing slopes
within the Project Area would be modified to reduce steep sloped areas (i.e., those greater than 15 percent) by
50 percent. To stabilize the slopes within the Project Area and to correct existing slope instability due to
unconsolidated materials, an evergreen concrete retaining wall of approximately 875 feet in length and of
varying height is proposed to the north and west of the proposed boat storage buildings. Portions of the
retaining wall would be vegetated for a visually appealing wall that serves to blend with the landscape.
Additionally, upland of the retaining wall, newly landscaped areas and erosion control blankets would stabilize
soils. Overall, based on the above, no significant adverse impacts associated with modifications in topography
would be expected.

Water Resources

Groundwater

Based on published data by the US Geological Survey, as well as soil borings conducted by McDonald Geoscience
in September 2018 and by PWGC in June 2021, groundwater elevation at the subject property is approximately
3 feet AMSL. As the topography on the site ranges from approximately 6 feet to 50 feet AMSL, the depth to
groundwater ranges from approximately 3 feet below grade surface (bgs) to 47 feet bgs. The subject property
is located in Hydrogeologic Zone IV, which encompasses the North Fork, Shelter Island, and the northern and
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eastern portion of the South Fork. Zone 1V is characterized by shallow flow systems that discharge to streams
and marine waters.

A numerical 3-D groundwater modeling assessment and report has been prepared to address the potential
impacts from the soil excavation on-site that the Amended Final Scope identified as “potentially capable of
affecting the hydrology and zones of influence for nearby private wells, and the quantity of water available after
excavation is completed.” The groundwater model was employed rather than taking monthly water level
observations over the course of a year because the model can reliably predict groundwater levels and aquifer
responses under numerous different conditions and scenarios. Also, rather than one year of data, multiple years
of groundwater level data were used to construct and calibrate the model (in this particular case some of the
local monitoring wells used to construct the model had monthly data going back as far as 1975), which allows
for more long-term averages to be used. This also allows for the identification of anomaly years, such as when
drier or wetter conditions may prevail. Longer term groundwater trends (rising or falling water levels and
potential causes) can be observed as well when looking back over many years as opposed to a single year.

Based on the 3-D groundwater modeling assessment, as the proposed site excavation would take place entirely
above the water table and the proposed site modifications would only slightly add more water to the local
aquifer system due to the increased recharge post construction, the proposed site excavation would not have
any impact hydraulically on the nearby surrounding domestic supply wellhead zones of influence. Additionally,
the proposed connection to the SCWA water main and withdrawing only irrigation supply on-site, would
reduce the water to be withdrawn from the aquifer post-construction. Less water withdrawal has multiple
benefits with regards to the site having less of an influence on neighboring wells, and on saltwater intrusion
and upconing.

Regarding the impact on quantity and quality, the 3-D groundwater model included particle tracking from the
subject property where particles were released from beneath the proposed site excavation and tracked
forward until they reached a termination point. Groundwater recharging beneath the Construction Excavation
Area was shown to flow towards Mattituck Creek and was not intercepted by any of the domestic supply wells
that are in proximity to the subject property. As such, the model demonstrates that the neighboring wells
would not be impacted with respect to groundwater quality as a result of the proposed site excavation.

Shallow groundwater beneath the subject property flows eastward towards Mattituck Creek and the United
States Geological Survey (USGS) data supports this flow direction as does the 3-D groundwater model flow
simulations. Under the post excavated conditions, a slight increase in the water table of 0.01 feet is predicted
immediately beneath the proposed Construction Excavation Area due to the increase in stormwater recharge.

The Groundwater Modeling Report evaluated whether the proposed excavation would alter the saltwater
interface in a way that may cause saltwater intrusion into the aquifer or nearby wellhead zones of influence.
The difference between the excavated and unexcavated site conditions being that the surface elevations at the
location of the proposed excavation are decreased from between 25 to 50 feet AMSL to 5 feet AMSL (assumed
foundations/footings) and the recharge occurring within the limits of the proposed excavation is increased
from 0.0085 feet/day to 0.0101 feet/day. Slightly increasing the recharge across the area of the proposed site
excavation increases the amount of freshwater being received by the aquifer and in turn would have the effect
of causing the saltwater interface to migrate seaward and downward. Under the excavated site conditions, the
water table is expected to rise 0.01z feet due to the increased recharge, resulting in a saltwater interface that
is approximately 0.40 feet deeper and a freshwater lens that is 0.41 feet thicker. As such, saltwater intrusion
is not expected to occur as a result of the proposed site excavation, but just the opposite is predicted. With less
water withdrawal from the aquifer and an increase in recharge, there is a beneficial impact with regards to the
saltwater interface position beneath the site.

As part of the proposed action, an extension of the public water main for connection to the SCWA is proposed.
Consultations were undertaken with SCWA and in correspondence dated October 20, 2017, public water has
been confirmed to be available to the subject property through an extension of the existing water main located
765 feet west of the subject property on Naugles Drive. Accordingly, as part of the proposed action, the water
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main extension would be installed from Naugles Drive through West Mill Road to the main entrance to SYC.
The water main would be installed along the western portion of the marina and service the existing buildings,
single-family residence, and the two proposed boat storage buildings. As confirmed by SCWA, the extension of
the public water main would also allow for existing landowners to connect to the public supply system, by
request to the SCWA. Upon implementation of the proposed action, the two existing on-site supply wells near
Buildings 1 and 7 would be converted for use for non-potable water supply only (i.e., irrigation) and the on-site
supply wells near Buildings 2 and 3 would be abandoned. A fire hydrant is proposed north of the entrance to
the marina, on the west side of West Mill Road.

Potable water usage for post-development conditions would increase by 18 gpd from 1,058+ gpd to 1,076+ gpd
(based on Suffolk County Department of Health Services [SCDHS] design flow factors [SCDHS Standards For
Approval Of Plans And Construction For Sewage Disposal Systems For Other Than Single-Family Residences]
of 0.00 gpd/SF for boat storage and 0.06 gpd/SF for non-storage [bathrooms]). This increase is associated with
employees and not the building area as such space would be utilized for storage. The total volume of 1,076+
gpd would be served entirely from the public water supply, as noted above. Regarding water usage associated
with other activities associated with the boat storage use, there would be an increase in water usage for the
power washing of boat bottoms in the fall season (approximately 50 gallons per boat) and boat washing in the
spring prior to waxing (approximately 170 gallons per boat). Bottom painting and detailing/waxing does not
require any additional water usage. This water supply would also be provided from the new SCWA water
connection.

Irrigation supply is also proposed with the installation of automatic underground sprinkler systems with rain
sensors to serve new planting areas. In total, approximately 1.22 acres of the 1.91+ acres of new landscaping
would be irrigated via the existing on-site wells to be retained near Buildings 1 and 7. Based upon one inch of
water per week for the irrigation season of 26 weeks (i.e., mid-April to mid-October), approximately 437 gpd
for the irrigation season or 218+ gpd (averaged annually) is projected.

Regarding sanitary waste generation and disposal, the existing flow associated with SYC is approximately 1,058
gpd. Based on SCDHS design flow factors sanitary waste generation for post-development conditions would
increase by 18+ gpd from 1,058+ gpd to 1,076+ gpd (based on the SCDHS design flow factors of 0.06 gpd/sf for
Non-Medical Office Space, 0.04 gpd/SF for General Industrial Use, 0.06 gpd/SF for non-storage (bathrooms),
10 gpd/boat slip for Marina, and 300 gpd for single-family residential use). As part of the proposed action, the
existing sanitary system that serves Building 1 would remain, and two (2), 600-gallon, [/A OWTS would be
installed (one of which would serve as a replacement system for the current individual on-site sanitary system
that serves the office, marina and other SYC buildings).

As the subject property is located in Groundwater Management Zone IV, Article 6 of the Suffolk County Sanitary
Code (SCSC) restricts the maximum permitted sanitary discharge for the use of on-site sanitary systems to 600
gpd per acre or, approximately 9,498 gpd (based on the developable land area of 15.83 acres, as explained in
Sections 1.2.3 and 2.2.1 of this DEIS). Accordingly, the proposed action complies with the maximum permitted
density set forth in Article 6 of the SCSC subject to a waiver for usage of employee count and not the storage
building area. The proposed application is subject to a SCDHS Board of Review variance to vary the design flow
factor for the storage buildings to consider employee usage rather than building area. An application was
initially filed with the SCDHS on July 18, 2018, and consultations with the SCDHS are ongoing.

Regarding Article 7 of the SCSC, the subject property is notlocated in a regulated deep recharge area and is not
located within an area that is 1,500 feet upgradient or 500 feet downgradient of a public supply well that
screens in Upper Glacial aquifer, or other water supply sensitive area. As such, the proposed action is not
subject to Article 7 restrictions. Regarding Article 12, SYC maintains a current Article 12 Permit (active through
August 31, 2022) for existing tanks and chemicals stored and used on-site. There are no changes proposed to
the existing tanks or volume of materials stored on-site. As such, there is no additional Article 12 permitting
required for the proposed action. The proposed liquid propane gas (LPG) tanks are subject to compliance with
the 2020 NYS Fire Code and the National Fire Protection Association 58 - Liquified Petroleum Gas Code, which
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sets forth requirements for installation, setbacks, and protection from vehicle impacts. Accordingly, through
Building Department review, it is the Southold Fire Marshal that would review and approve such LPG tanks.

SYC is a New York State Department of Environmental Conservation (NYSDEC)-registered Pesticide Business
as it provides commercial aquatic antifouling paint application services. SYC was issued the registration by
NYSDEC on February 19, 2020 and is active through December 31, 2022. The SYC staff would continue to renew
the Aquatic Antifouling Applicator Certification, as required.

Stormwater Runoff and Drainage

The proposed action would increase the total impervious surface area from 2.62+ acres to 4.98+ acres and
would modify land coverages from woodland to landscape and pervious pavers. Accordingly, there would be
aresultant increase in the volume of stormwater runoff generated on the subject property. Asindicated on the
Grading and Drainage Plan, the proposed action includes drainage controls for approximately 7.77 acres
(338,387 SF) of land area, which includes the Project Area and off-site contributing land area due to site
topography. The proposed drainage controls include leaching pools of varying depths and French drains which
includes the use of pervious gravel. The proposed stormwater management system is designed to
accommodate a two-inch rain event in accordance with §236-7.A of the Town Code and includes four
tributaries. Overall, as the proposed drainage plan would improve on-site stormwater management and
provide drainage for areas that are currently not served, there would be a resultant benefit from the proposed
action. A consistency analysis with Chapter 236 of Town Code (Stormwater Management) isincluded in Section
2.2 of this DEIS and demonstrates the proposed action to be in compliance, and/or consistent with, the
performance standards for a stormwater management control plan, as set forth in §236-18.

Prior to construction, and in accordance with the NY State Pollution Discharge Elimination System (SPDES)
General Permit for Stormwater Discharge during Construction Activities regulations, a Stormwater Pollution
Prevention Plan (SWPPP) would be prepared to ensure compliance with erosion and sediment control
practices set forth in the New York Standards and Specifications for Erosion and Sediment Control (NYSDEC,
2016), as well as the water quality and quantity requirements set forth in the New York State Stormwater
Management Design Manual (NYSDEC, 2015).

Wetlands and Surface Waters

On January 31, 2020, NYSDEC issued a Non-Jurisdictional Determination for all activities landward of the
existing bulkhead and 10-foot contour and a Tidal Wetlands Permit (Permit No. 1-4738-01843/00028) for all
activities within the regulated adjacent area (Install two dry wells/leaching pools and concrete retaining wall.
Add French drain system to west side of existing one-story building. All roadway and parking area material will
be gravel only. All work must be done in accordance with the plans prepared by Howard W. Young LLS last revised
1/2/2020 and stamped by NYSDEC approved 1/31/2020). For those activities regulated under Chapter 275
(Town Trustees Permit) of the Town Code, which is limited to the striping of parking and installation of 180+
feet of French drains adjacent to Building 8, all work would be done so in accordance with Town regulations.

A “Boat (Vessel) Study” was prepared to evaluate the projected changes in boat traffic within the Mattituck
Inlet and Creek, the existing and potential surface water quality impacts associated with the projected changes
in boat traffic, and the monitoring and enforcement protocols that are in place. Based on SYC data and publicly
available data, approximately 2,000 boats, yachts, commercial fishing vessels, government/public vessels,
personal watercrafts, and kayaks and Stand-Up Paddleboards (SUPs) are docked or use Mattituck Creek
annually. It is estimated that approximately 547 boats are active in Mattituck Harbor on a peak season day.
The proposed action includes approximately 88 yachts to be stored. The yachts will arrive to the facility at the
close of boating season (i.e.,, September-December), hauled from the water via the 85-ton travelift and
transported to the heated storage buildings, and the same boats will be removed from storage, returned to
Mattituck Creek via the travelift, and exit Mattituck Inlet in the beginning of the boating season (i.e., April-June).
Given a 12-week timeframe for entry to storage in the Fall and the same timeframe to remove boats from
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storage in the Spring, this equates to an average of approximately seven (7) boats per week or between one
two boats per day. SYC would maintain a schedule for all boats entering or leaving the storage facility.

Upon implementation of the proposed action, SYC would still offer dockage/boat slips, fuel station, sewage
pump-out services, marine travelift system, dry dock and interior storage of boats (but with heated indoor
storage for larger yachts post-development), boat maintenance, repair, and detail services, and boat
painting/antifouling services to all yachts utilizing the facilities. Furthermore, an increase in boat traffic is not
expected to result in significant adverse impacts to surface waters as all boats are to be in operable condition,
with no discharges of gray or black water from holding tanks, and no fuel leaks or heavy exhaust; and also
subject to monitoring and enforcement of the USCG and Town of Southold Bay Constable.

The proposed action does not include any modification to Mattituck Harbor that would alter tidal flow and does
not introduce a vessel length that is currently not using the Harbor today. Therefore, the use of Mattituck
Harbor for boat travel to SYC for the purpose of winter storage does not require a water/tidal flow
modeling/study. Based on National Oceanic and Atmospheric Administration (NOAA) data, as well as an
independent Mattituck Inlet Survey with soundings at low tide that was performed by H&L Contracting LLC,
the tidal range for Mattituck Creek is approximately five feet. At low tide, depths average between 9-to-10+
feet. At high tide, the average depths range from approximately seven (7) to 14 feet outside of the channel and
14-to-15% feet within the channel. The SYC marina accommodates boats and yachts 18-to-133+ feet in length,
which can all safely navigate Mattituck Creek. As indicated earlier, the average yacht size to be stored under
the proposed action would be 60+ feet. As such, the projected 88 vessels to be stored, at an average length of
60 feet and a maximum of 86 feet in length, can be accommodated without impacts to the Inlet or Creek.

The new vessels that are expected to utilize SYC for storage would be expected to comply with U.S.
Environmental Protection Agency (U.S. EPA) federal regulations for the engine types on board. Also, both the
US Coast Guard and the Town of Southold Bay Constable are responsible for monitoring and enforcement of
activities within Mattituck Harbor. The addition of 88 yachts in Mattituck Creek would be imperceivable to
existing users as the storage and launch of the yachts would take place over a 12-week period. The existing
measures in place to police Mattituck Creek with regards to water quality and boat traffic safety are sufficient
to accommodate the proposed action. Therefore, the proposed action would not require the development of
additional policing methods to address the threat of water quality and boat traffic safety would not be needed.

Regarding the impact on Mattituck Harbor Water Quality, surface water quality data from 2000 through 2020
within Mattituck Creek was obtained from the SCDHS Bureau of Marine Resources. Bay Station 055320
(Latitude 41.009, Longitude -72.548583), the closest marine monitoring station to SYC, is located 155+ feet
northeast of the subject property. As SYC purchased the subject property in the fall of 2016, the data for an
eight-year time period (2012-2020) was reviewed to identify conditions prior to and after SYC acquired the
property. Based on the data, the water quality observed at Bay Station 053320 since SYC purchased the subject
property in 2016 is consistent with the overall water quality of Long Island Sound. The seasonal fluctuations
in Nitrogen, Dissolved Oxygen, and Chlorophyl-a are comparable to those in Long Island Sound and overall
water quality was identified as fair to good based on conditions set forth in the Long Island Sound Study (LISS).
Overall, the water quality of Mattituck Harbor between 2012 and 2020 is comparable to that of eastern Long
Island Sound. Accordingly, SYC has not contributed to water quality degradation in Mattituck Harbor.

Review of the Suffolk County Subwatershed Plan was also performed to address the impact of nitrogen loading
on the overall health of Mattituck Creek. Lower levels of Dissolved Oxygen and Harmful Algal Blooms (HAB)
events indicate the water quality of Mattituck Creek trends towards poor. However, these water quality issues
are not attributed to the maritime industry but to stormwater runoff and warming waters. As the proposed
action includes a drainage plan that complies with the Town’s stormwater management regulations, no
significant adverse impacts associated with stormwater runoff would be expected.

Another key indicator of water quality is the state of the shellfish harvests. Mattituck Creek is seasonally

uncertified for shellfishing from May 1 to December 31 by the NYSDEC. These seasonal closures have occurred
since the 1980s. Based on historic information reviewed, the primary reasons for these closures are the
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presence of saxitoxins and HABs such as (Aureococcus anophagefferens), two types of red tides (Alexandrium
fundyense and Dinophysis acuminata), and rust tide (Cochlodinium polykrikoide). The HAB events are closely
related to increasing water temperatures and occur almost annually in Long Island’s waters. To assist in
improving water quality on Mattituck Creek, SYC was chosen by CCE to serve as a FLUPSY host.

Furthermore, based on the data and sources reviewed, the boating industry was not identified as a contributor
to the degradation of surface water quality for Mattituck Creek or Long Island Sound. The proposed action
would introduce 88 yachts to Mattituck Creek over a 12-week period (seven [7] per week or one-to-two yachts
per day when averaged over the 12-week period for receiving boats or hauling back into Mattituck Creek). As
all yachts are required to meet both state and Federal discharge and engine exhaust standards and the No
Discharge Zones would prohibit yachts from dumping sewage into Mattituck Creek, there would be no
associated impacts to the waters of Mattituck Harbor. Additionally, the proposed action includes several
measures to protect surface water quality, including a SWPPP, upgrades to the existing sanitary systems to I/A
OWTS, and post-development drainage controls to accommodate and recharge stormwater on-site. As the
proposed action would introduce an imperceptible number of new boats and yachts to Mattituck Creek and
Long Island Sound and SYC would implement measures to protect surface water quality on-site, the proposed
action would not introduce new risks to surface water quality.

Flooding and Climate Change

Based on the Federal Emergency Management Agency (FEMA) Map Panel ID: 36103C0143H, the eastern
portion of the subject property that is currently developed with the operating marina Buildings 2, 5 through 8
is located within the Special Flood Hazard Area (SFHA) Zone AE, which is the 100-year flood zone, with a Base
Flood Elevation (BFE) of 8 feet. Areas in Zone AE are subject to inundation by the one percent annual chance
(or 100 year) flood. The northeast portion of the subject property that is developed with Building 3 and area
to the south of Building 8 are situated within Zone X: 0.2 percent annual chance or 500-year flood zone. The
existing residential structure (Building 1) and all areas landward of Elevation 8.0 are within Zone X: Area of
Minimal Flood Hazard (i.e., area is outside a SFHA).

The Project Area inclusive of the proposed retaining wall, storage buildings, new and replacement I/A sanitary
systems, drainage infrastructure, and new pavement areas would occur entirely outside of a SFHA (i.e., FEMA
Flood Zone X). However, the FEMA Flood Zone X is based upon the current elevations of the subject property.
The flood zone boundary between Zone AE: Elevation 8 feet BFE and Zone X: 500-year flood runs north-south
at Elevation 8 feet AMSL. Upon implementation of the proposed action, the Project Area would reduce to
Elevation 10 feet AMSL with the proposed cut and removal of material. The Zone X designation is also based
upon the current elevations of the Project Area (i.e.,, 7.10+ feet to 46.1+ feet AMSL). Upon implementation of
the proposed action, the Project Area elevation would decrease to Elevation 9 feet AMSL.

Itis noted that the adjacent mapped floodplain is Zone AE with BFE of 8 feet and building within this area would
require the lowest habitable building level (i.e., First Floor Elevation) to be placed at BFE plus 2 feet or Elevation
10 feet. Accordingly, Buildings 9 and 10 would be constructed with an FFE at Elevation 10 feet. Other proposed
improvements, including new pavement, drainage infrastructure, and I/A sanitary systems would be situated
at approximately Elevation 10 feet AMSL. Although the proposed action is outside of the mapped floodplain,
the proposed storage buildings would be compliant with NYS requirements for new construction in the Zone
AE floodplain.

Pursuant to 6 NYCRR Part 490, the potential sea level rise of 16 inches (or 1.33+ feet) by 2050 is considered a
reasonable analysis based on the definition of the projections as “amount of sea-level rise that is about as likely
as not...to be exceeded by the specified time interval." Under this scenario, Mean High Water (MHW) at the
subject property would increase from 4.0+ feet AMSL to 5.3* feet AMSL, and thus, would not affect the existing
buildings or infrastructure. Based upon available mapping provided by the New York State Department of State
(NYSDOS), sea levelrise of 12 and 24 inches would not be expected to impact the property beyond the bulkhead
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and MHW. Based on the proposed elevations of 10 feet AMSL and minimum 9 feet AMSL for the proposed
buildings and infrastructure, respectively, sea level rise of 16 inches would not impact the Project Area.

Utilizing the New York State Energy Research and Development Authority (NYSERDA) Future Coastal
Floodplain Mapper, sea level rise with storm inundation were evaluated at the subject property, under the post-
development condition. At a 10-year recurrence interval with 18 inches of sea level rise (2050s), inundation
could occur at Buildings 2, 7 and 8, and the eastern portions of Buildings 3 through 6 could be affected. Building
1 would be unaffected. At a 100-year recurrence interval with 18 inches of sea level rise (2050s), inundation
across the property could occur but Building 1 would be unaffected. With the proposed FFE of 10 feet for each
building and the top elevation of all infrastructure at a minimum 9 feet AMSL, this scenario is not expected to
impact the proposed buildings or infrastructure.

With a 16 inch or 1.33+-foot rise in sea level, the groundwater model predicts that groundwater beneath the
site would rise to an elevation of 3.05 feet AMSL (NAVD 88), or a rise of 1.31 feet (model predicted the post
excavated site groundwater elevation to be 1.74 feet AMSL [NAVD 88]) without any sea level rise. The Boring
Logs indicate depth to groundwater at 6.4+ feet bgs (or 1.4+ feet AMSL) at Boring B1 (the location of the
replacement system identified as Sanitary System No. 2) and at 7.6+ feet bgs (or 1.2+ feet AMSL) at Boring B2
(the location of the new system identified as Sanitary System No. 1). As shown on the Utility Plan, the top
elevation of both Sanitary Systems Nos.1 and 2 would be 9.4+ feet AMSL and the base of the leaching galleys
would be 4.4 feet AMSL. Based on existing conditions, the distance between the bottom of the leaching pool and
groundwater for Sanitary System No. 1 is approximately 3.2 feet and Sanitary System No. 2 is approximately
3.0 feet. When applying a projected 1.31-foot rise in groundwater elevation in the 2050s, this separation
distance would decrease to 1.7+ feet and 1.9+ feet for System Nos. 1 and 2, respectively.

The recommended separation distance to groundwater for sanitary leaching fields is three feet. As such, should
sea level rise occur as projected, the system would be non-compliant with current design requirements.
However, in the 2050 condition, modifications to the leaching field could be implemented by elevating and
installing a pump station. However, the manufacturer lifespan of the I/A OWTS is 30 years, and thus, by the
2050s, new systems could be expected. Should the projections of sea level rise be realized, the new systems to
be installed would be required to comply with the regulations at that time.

Regarding drainage infrastructure, the recommended separation distance to groundwater is two feet. The
proposed stormw