
The regular monthly meeting of the Shelter Island Zoning Board of Appeals was held on July 
24th, 2019, at 7:30 p.m. prevailing time in the Shelter Island Town Hall, Shelter Island, New 
York. 

Board Members Present: Chairman Doug Matz. Phil DiOrio, William Johnston III, Lisa 

Krekeler, Lynne Colligan 

Board Member Excused: none 

Other Town Officials Present: Robert DeStefano- Town Attorney, Lori Beard Raymond- 

Building Permit Exminer, Amber Brach-Williams- Councilwoman, Liaison to the ZBA, Chris 
Tehan- Building Inspector 

Approximate number of the attendees: 50  

Chairman Matz opened the hearing at 7:30 p.m. 

Minutes from the work session on April 17, 2019 were approved. 

APPLICATIONS: 

These minutes contain materials that paraphrase and or summarize statements made during 
this hearing. Only text enclosed in quotation marks report a speaker's exact words. 

Resolutions: 

1)   Highpoint Rock LLC (Borthwick) 02-2018 Extension   Approved 5-0-0 

Applications to be discussed:  

1)  Baker/Grodowitz 04-2019 - POSTPONED 

2)  Weisenfeld 05-2019 

Letter of support was received from Pamela and Howard Jackson from 16 Peconic Avenue. 

Matt Sherman was presenting for the applicant. He stated that the half acre property has a 
preexisting non-conforming house, and that the setbacks and wetland setbacks make a 
buildable envelope very small, therefore there is a lot of non-conformity on the property as of 
now.  

He stated that the proposed structure has mostly the same footprint, however, the second story 
is proposed on the house on the south section. Existing house has only one story. He added 
that I/A septic system will be installed and a very quiet blower with the dimensions of 12x18 
inches needs a variance. New section of the house is in the building envelope. The applicant is 
proposing a bathroom and 1260 sq. feet storage area in the basement, since the SCDH will not 
allow living area in the basement. Proposed first floor has 2,352 SFLA and proposed second 
floor has 504 SFLA. 

Member DiOrio raised concern about putting tall wall of the two story house only 12’ 6“ away 
from the property line. 



Mr. Sherman explained that the neighboring properties are separated by the tall trees on both 
sides of the property line. 

The applicant Jason Weisenfeld stated that he has been on Shelter Island since 1984 and he 
has tried to accommodate setbacks and natural landscape. He added that the neighbors are in 
agreement. 

Member Colligan asked whether the pool will stay in the same location. Mr. Sherman replied 
that the location will remain the same. He explained that they applied for a complete rebuild, but 
the applicant is not planning to do anything as of now. 

Chairman Matz stated that the entrance area to the basement that requires variance is 9 feet 
long and he thinks that it doesn’t have to be that big. Mr. Sherman stated that the Building 
Department offers 5 feet for the stairway and he was hoping that this would be an appropriate 
use for it. 

Building Permit Examiner Raymond questioned the size of the septic system - proposed for 5-6 
bedrooms. Mr. Sherman clarified that the leaching field is proposed for only 4 bedrooms, which 
is good for 440 gallons per day. 

Chairman Matz stated that the proposal cannot guarantee that the applicant will not finish the 
living space in the basement. He appreciated that the applicant uses the existing footprint, 
however, the variance is substantial. Member DiOrio added that the proposal slightly extends 
beyond the existing footprint. 

Member Krekeler asked how many bedrooms are in the current house. Mr. Sherman stated 3 
bedrooms. 

Mr. Modica lives across the street and doesn’t not want to stay in the way of the application, 
however, he asked how the proposal affects the aquifer and groundwater flow. Mr. Sherman 
explained that this construction will not affect his property in any way. He added that if the board 
will propose to downgrade the septic system to 4 bedroom, they will, even though there is no 
environmental detriment. 

Elizabeth Kelly from the audience asked whether there is any required distance between the 
applicant’s well and the neighbor’s well. She added that she would like to see the proposed 
house downsized. Mr. Sherman clarified that there is no minimal distance requirement for wells 
and that the use by both houses is already established. He explained that there is a 150 feet 
distance required between two septic systems, however, the most the applicant can do on his 
property is 50 feet, therefore they will be asking for a substantial variance from the SCDH. 

Chairman Matz asked whether they will be applying for 5th bathroom at the SCDH. Mr. 
Sherman stated that they committed to apply for 4 bedrooms only. 

Hearing was closed, left open for the written correspondence by August 14, 2019. 

3) Pridwin Hotel, Phase 1. 06-2019 

Clerk read correspondence received from: 



Herb Stelljes, Dana J Hallman, Marybeth Kearns, Stephan Hamilton, Stephen A. Mutkoski, 
Grainne Coen, Albert A. D’Agostino, Ann Dunne, Chris Young, Averitt Buttry, Paul E. Mobius 
Jr., Jack P. Shal and Steven V. Horton, Arthur R. Williams. 

Glenn Petry opened the presentation stating that the hotel was opened in 1927 and it had 55 
hotel rooms with shared bathrooms. It operated on a seasonal basis between July and August. 
His parents, grandparents and Paul Mobius bought the property in 1962 and did the major 
renovation that brought down the amount of the rooms to 40 rooms with private bathrooms. In 
1974 they changed the deck and increased restaurant seating to 250, which allowed outside 
guests to use the restaurant as well. In the eighties they added the pool. The eighties and 
nineties were the hotel’s prime years. 

He continued by saying that today the hotel has 40 rooms, 9 cottages, 250 dining seats and 50 
seasonal employees. They host many civic dinners such as firemen’s dinner, Lions Club dinner 
and such. He clarified that most classic resort hotels do not exist today anymore as they age 
quickly. They had inquiries to sell the property to not-for-profit organizations, larger hotel chains 
and such. He stated that their capital does not allow them to do the necessary renovations, 
however, they have found new partner, Curtis Bashaw. He refurbished Baron’s Cove in Sag 
Harbor, which is similar property. He said that they would like to return to the successful 
partnership as his parents had with Paul Mobius. They would like to preserve the traditional look 
and feel, and update fire safety system, energy efficiency, improve accessibility, including ADA. 
They would like to extend season for guests, residents and employees. 

He explained that they divided renovation proposal, so they can open next summer with 
renovated main building and then after season 2020 continue with the renovations. 

Matt Sherman, engineer of the project, summarized that the existing site is just over 7.33 acres 
with 35,596 SFLA. The property is AA zone and pre-existing non-conforming. Allowed lot 
coverage according to Town Code is 40%, existing coverage is only 25%. 

Rob Coburn, the project manager stated that the applicant is not requesting any variance in 
Phase 1. They would like to do minor changes as add ADA compliant bathrooms, improve 
HVAC efficiency, install new windows, replace fire alarms and sprinkler system. They might 
reduce the amount of the hotel rooms in the main building by seven rooms and hope to relocate 
them to the new cottages. He explained that they do not know exactly how many rooms they will 
eliminate in the main building, this will depend on the condition of the rooms once they start the 
renovation. They asked Building Department for work flexibility. The owners would like to add 
coffee shop again, and add spa and fitness facility. They are proposing to expand and 
reconfigure second and third floor dormitory space above the kitchen. The proposal calls for 
enclosed space on the first floor to create proper lobby/entrance area, since many guests 
cannot locate main entrance area. They would like to add entrance canopy and modify concrete 
in this area to add ADA parking spaces. The applicant is requesting to add deck, which will 
increase SFLA by 7,086 sq. feet. All this increase in under the existing deck. Increase of total 
impervious lot coverage will be 27%. He added that they are bringing seating in the restaurant 
down and taking out the cooking surfaces from the cottages. 

Member DiOrio pointed out that the plans have many lobbies and that the restrooms aren’t 
labeled clearly. Also many areas in the cottages are mislabeled. He stated that the Board needs 
to know the exact count of the bathrooms. 



Chairman Matz questioned whether the septic system will have about the same flow if the 
applicant is trying to extend the season. 

Mr. Coburn stated that they cannot tell right now, but will see when they extend the season. 
They should know better before they reach Phase 2. 

Mr. Coburn continued that the goal is to keep 49 guest rooms between the main building and 
the cottages, and to keep and possibly extend dormitory area. 

Member Krekeler asked how many employees they can house now. Mr. Coburn stated that 
about 30 in several different areas. 

Member DiOrio asked whether they are going to winterize the building. Mr. Coburn confirmed. 

Mr. Jack Sahl, 2 Prospect Avenue is within a 200 feet radius, asked for continuation of the 
hearing. He said that his legal counsel will state the reasons to oppose the application, however 
he could not attend the hearing today. 

Chairman Matz informed him that the legal notice period was extended from 10 to 30 days and 
member DiOrio agreed that 30 days is a sufficient time to include legal counsel and get 
engaged in the process. 

Mr. James Cummings stated that he sees the main thought of the project as the preservation of 
the hotel, and that he knows, as a service manager of the property, that the building is in 
desperate need of work and renovations. 

Ms. Carol Russell is a neighbor outside of the 200 feet radius. She asked what impact the 
excavation will have on the runoff, drainage and potential beach erosion. 

Mr. Sherman explained that currently there is no storm water control on the property and the 
owner would like to add features in accordance with the Town Code. He clarified that after this 
project is completed there will be a system how to manage the water through storm water dry 
well and similar mechanisms. He added that the owner cannot allow storm water to run from 
their property to the town road and this will be handled by the completion of this project. He 
stated that the applicant has to have a pollution plan approved by the DEC in place before the 
project starts. Mr. Coburn added that the excavation will be executed from the inside. 

Ms. Russell asked whether the owners plan to extend the season or be open year round. 

Mr. Gregg Petry answered that they would like to extend the season until December and re-
open in April. Currently they close in October and open in June for events. He added that the 
restaurant is like a pop-up that opens the last week of June. 

Ms. Russell asked about the indoor pool and spa and whether it will be open to the public. 

Chairman Matz stated that the pool is very small and by law the water will be trucked in from off 
island. 

Mr. Gregg Petry said that the intention is to be open for the public as well. 



Mr. Herb Stelljes is a neighbor from outside 200 feet radius. He wants to make sure that the 
project has a positive environmental impact. He suggested to add solar panel or car charging 
station. He would like to see more creativity involved in environmental issues. 

Chairman Matz asked whether there is a sufficient parking for the construction trucks. Mr. Glenn 
Petry said yes. 

Dennis Raffelock is a neighbor on the Stearns Point Road, outside of the 200 feet radius. He is 
a musician and has played in Pridwin past 8 years during the summer. He stated he can tell that 
the employees are very happy there and that is a sign of a good owners. He said that Petrys 
wants the best for the island. 

Hearing was closed, left open for the written correspondence by August 14, 2019. 

4) Pridwin Hotel, Phase 2. 07-2019 

Mr. Coburn informed that they are about to receive a letter of non-jurisdiction from DEC. 

He stated that they would like to construct up to seven cabins to make up for the rooms lost in 
the main building. They are aiming to add 29 parking spaces and construct activity center on 
two out of three tennis courts. This activity center would be used during the season for exercise, 
yoga, kids’ activities and such, and off season for weddings and civil banquets. The 50x80 feet 
large and 1,5 story tall building could hold about 150 people. They would upgrade septic system 
per SCDH requirements. The storm water drainage would be added to reduce runoff below 
existing levels. He pointed out that no variance is needed. In Phase 2. they also propose to 
move two existing buildings, and to demolish tennis court office. 

Member DiOrio asked in what Phase they plan to put gazebos by the pool. Mr. Coburn stated 
that the idea is to build platforms and to put canvas canopy above them and add some lounge 
chairs. They do not know exactly when they will construct this, however the SFLA is accounted 
for in the Phase 1. 

Chairman Matz asked about the design of the cottages. Mr. Coburn replied that they will look 
similar to the existing ones and the size will be also between 400 and 572 sq. feet, including 
decks.  

Town Attorney DeStefano asked whether they will build only six cottages if they lose only six 
rooms in the main building. Mr. Coburn said yes, they would like to maintain 49 rooms. He 
added that they did as much estimate as they could without tearing the room apart, which they 
cannot do during the busy summer season. 

Mr. Sherman stated that the property is grandfathered to the sanitary flow as far as the SCDH is 
concerned. He explained that they are exploring a lot of environmentally friendly options such as 
impermeable concrete. He added that the new cottages are designed as duplexes and one is a 
single cottage. He calculated total impervious coverage to 32.5%, Town Code limit is 40%. He 
stated that the building coverage will increase from 6.5% to 11%, and total impervious coverage 
will increase from 25.5% to 32.5%. Parking spaces will increase from 56 to 86. This number 
does not include parking spaces used during the peak hours- located on the grass, which is 
typically considered as overflow parking. He estimates septic flow decrease from 15.2 kgpd to 
14.7 kgdp. 



Member DiOrio asked whether not all sewage is going to be treated by an I/A system. Mr. 
Sherman stated that this part of the project is not completed yet as this will require some 
negotiating with SCDH. 

Chairman Matz asked if they plan to add solar panels or charging stations in the future. Mr. 
Bashaw replied that the charging station is a great amenity and they installed them at Baron’s 
Cove. However, if they install them they would be for guests use only. Mr. Coburn stated that 
they did not consider solar panels, but they are happy to look into it. 

Mr. Eklund from the audience asked how it is possible that the final estimated calculations show 
lower septic flow. Mr. Coburn explained that they gain some flow because of the room count, 
but it is lowered by removing kitchens from the cabins and reducing dining seats in the 
restaurant. Mr. Eklund replied that he applauds to this, since this is exactly what the island 
needs. 

Mr. Cummings stated that if they will be able to extend the season, they do not have to drain the 
pipes in the winter. He added that the current flow doesn’t include only two summer months, 
therefore the extension of the season doesn’t necessarily mean increase of the flow. 

Ms. Russell stated that the applicant has no expectation to be full during the off season, 
however, perhaps the activity center might host 150 people a day year round. Ms. Sherman 
replied that the system is designed to handle full capacity year round, which is not the 
expectation. Mr. Coburn explained that the estimated flow calculations have a fair amount of 
double counting between the hotel and the restaurant guests. Mr. Gregg Petry replied that they 
do expect increase of the guests, but certainly not up to the maximum occupancy year round. 
He is hoping to add two months on each side of the season. 

Mr. Mike Lang from the audience pointed out that the activity center seems to be equipped as a 
fully functioning restaurant. Mr. Coburn replied that in theory it could be, however, it will be used 
for events only and it will not compete with the restaurant in the main building. Mr. Sherman 
added that SCDH will approve certain areas for restaurant use and they will request detailed 
plans with seating areas and such. 

Ms. Russell asked whether there will be any impact on the aquifer or on Pridwin’s or 
neighboring wells. Mr. Coburn explained that there are no wells located below the Pridwin’s 
property and that there is a sufficient distance between wells. 

Mr. Jim Lang said that there is a well by the Prospect Avenue and the Shore Road, that he 
believes supplies the dock. Mr. Cummings replied that he believes that the object Mr. Lang is 
referring to is a cistern. Mr. Coburn reconfirmed that they have enough clearance anyway. 

Mr. Jim Lang asked what cottage will be eliminated if they will not construct 9 new cottages. Mr. 
Coburn stated that probably one of the duplexes. They will submit in writing which one exactly. 

Mr. Sahl stated that his counsel will explain the reasons for the opposition. He added that Karen 
Arm is his neighbor, located outside of 200 ft. radius, and she hasn’t heard about the proposal 
either. Member DiOrio asked whether there is something specific that Mr. Sahl would like to 
share with the Board. Mr. Sahl replied that he will follow the advice of his counsel and will leave 
the comments for him.  



Mr. Coburn informed that he had between two and three dozens of the meetings with neighbors, 
including a meeting with Mr. Sahl. 

Chairman Matz confirmed that the hearing was perfectly noticed and the applicant cannot take 
the hit because of Mr. Sahl’s dissatisfaction with the Town Code. 

Hearing was left open. 

Other Business: 

1)      Accessory structures 

Upon Building Inspector’s request, the ZBA will write Town Code interpretation that will clear out 
the discrepancy between the Town Code and the State Code. 

  

Close Meeting at 10:11 PM 

  

Next Work Session: Wednesday, August 21, 2019 

Next Hearing:  Wednesday, August 28, 2019 

 


