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PURPOSE OF REPORT 

Nelson & Pope has investigated the potential traffic impacts associated with the Mixed-Use Planned 

Development District (MUPDD) application in the hamlet of East Quogue, Town of Southampton, 

Suffolk County, New York. 

 
The proposed project includes a total of 118 residents and a private 18-hole golf course and 

clubhouse to be used as an on-site recreational amenity for the residents; it will not be open to the 

general public.  The golf course would operate for seven (7) months per year from April to 

through October, and the clubhouse would be open during these months and potentially during 

winter holidays (Thanksgiving, Christmas and New Year’s) but otherwise would be closed from 

November through March.   

 
In addition to the project’s residents, the golf course will provide approximately 132 additional 

memberships to golfers that chose to join but do not live in The Hills community.  The golf 

course will also be made available for five (5) charitable events per year and one (1) “resident’s 

day” per year, when community members will have access to play golf at The Hills golf course 

for a reduced rate. 

 
The residential component involves second, third and fourth homes used exclusively for 

vacations and “getaways” by the owners.   Based on analysis of the applicant’s other, similar 

developments, it is expected that The Hills residences will be occupied, on average, less than 

sixty (60) days per year.  Because of this low occupancy, The Hills would not contribute children 

to the local school district or require the same level of community service demand as year-round 

primary residences.   

 
The project’s largest land component, known as The Hills Property, consists of 340.91 acres 

south of and 86.92 acres north of Sunrise Highway, for a total of 427.83 acres.  The Applicant is 

in contract with the owner of a contiguous property to the west known as the Kracke Property 

which consists of 61.26 acres, as well as the owner of an assemblage of parcels to the east known 

as the Parlato Property which consists of 101.91 acres.  The total size of the project site is 591.00 

acres.   
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Access to the site will be gained from an existing mapped but not constructed road associated 

with the Subdivision Map of Kijowski Family Farm which is immediately west of and abuts the 

Kracke Property. Figure 1 shows a map of the area and Figure 2 shows the location of the site. 

 
This report summarizes the results of a detailed investigation of the traffic impacts of the 

proposed single mixed-use development by reviewing the area’s existing roadway characteristics 

and traffic conditions, estimating the vehicular volume and pattern that the proposed mixed use 

development will generate during peak hours, and analyzing the effect of the additional volume 

on the surrounding roadway network.  
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SITE LOCATION
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Figure 1:  Area Map 
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SOURCE: USGS QUOGUE 1991 

 

Figure 2:  Location Map 
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STUDY METHODOLOGY 

The study assesses the traffic impacts associated with the proposed mixed use development and 

identifies appropriate mitigation measures if necessary. In executing the scope of work, the 

following steps were undertaken: 

• A detailed field inspection was conducted to obtain an inventory of existing roadway 

geometry, location/geometry of existing driveways and intersections along with signing as 

well as traffic control devices. 

• To cover both summer and fall traffic, turning movement volume counts were conducted at 

the following locations in July 2014 and September 2015 during the weekday AM (7-9AM), 

PM (4-6PM) and Saturday Midday (11AM-2PM) peak periods at the following intersections: 

o Lewis Road at Quogue Riverhead Road/CR 104 
o Lewis Road at Spinney Road 
o Lewis Road at Old Country Road 
o Lewis Road at Box Tree Road/Old Country Road 
 

• Accident data for the study intersections and roadways in the vicinity of the site was obtained 

from NYSDOT and analyzed. 

• Existing traffic volumes were adjusted to reflect seasonal fluctuations that occur during peak 

summer months. A seasonal factor was obtained from NYSDOT. 

• An annual growth factor, obtained from the LITP 2000 study, was applied to the existing 

volumes to estimate the increase in background traffic that would occur in 2017 (Ambient 

Traffic Volumes). 

• The Town of Southampton Planning Department was contacted to obtain information on 

other planned developments that might impact traffic flow in the study area.  It was 

determined that there are no other planned projects in the vicinity of the project site. 

• Estimates of traffic that would be generated by the proposed mixed use development were 

prepared utilizing trip generation data published by the Institute of Transportation Engineers 

(ITE) publication, Trip Generation, Ninth Edition and available data for the proposed uses. 
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• The site-generated traffic volumes were assigned to the adjacent street system based upon the 

anticipated directional trip distribution forecasted by Nelson & Pope. 

• The 2017 Build Condition volumes for the proposed mixed development were developed by 

adding the site generated traffic volumes to the 2017 No Build Condition volumes. 

• Capacity analyses were performed at the study intersections identified above for the Existing 

Condition, No Build Condition and Build Condition for weekday AM, PM and Saturday 

midday peak hours for both the summer and fall traffic conditions.  Capacity analyses were 

also conducted at the site driveway for the Build Condition during the weekday AM, PM and 

Saturday midday peak hours. 

• The results of the analyses for the 2017 No Build Condition and 2017 Build Condition were 

compared to identify any significant impact associated with the proposed mixed use 

development. 
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EXISTING CONDITION 

Land Use 

The project’s largest land component, known as The Hills Property, consists of 340.91 acres 

south of and 86.92 acres north of Sunrise Highway, for a total of 427.83 acres.  The Applicant is 

in contract with the owner of a contiguous property to the west known as the Kracke Property 

which consists of 61.26 acres, as well as the owner of an assemblage of parcels to the east known 

as the Parlato Property which consists of 101.91 acres.  The total size of the project site is 591.00 

acres.   

Roadway Conditions 

Lewis Road in the vicinity of the site is a minor arterial with a general northwest/southeast 

orientation extending from Quogue Riverhead Road/CR 104 to Montauk Highway. For analysis 

purposes, Lewis Road is considered an east/west roadway at all of the study intersections.  This 

orientation maintains consistency throughout the project and eliminates potential confusion when 

interpreting lane designations at different study locations.  In the vicinity of the site, Lewis Road 

the travel lanes are approximately 11 feet in width and are delineated by a full yellow double 

barrier line and white edge lines. The land uses along Lewis Road are predominantly residential.  

The posted speed limit along Lewis Road is 40 miles per hour north of Spinney Road and 30 

miles per hour south of Spinney Road.  The AADT for Lewis Road in the vicinity of the 

proposed project access is 6,648 vehicles per day (source: ATR data collected by Nelson & Pope 

from June 12 to June 19, 2016). The ATR data is included in the appendix of the report. The 

posted speed limit is 35 miles per hour in the vicinity of the site. There are no posted parking 

restrictions along Quogue Riverhead Road. 

There are no posted parking restrictions along Lewis Road. 

Old Country Road is a minor arterial with a general northeast/southwest orientation, however, for 

analysis purposes; Old Country Road is considered a north/south roadway. Old Country Road 

provides one lane per travel direction in the vicinity of the intersection with Lewis Road. On the 

southern portion of Old Country Road, the southbound travel lane is approximately 11.5 feet in 

width and the northbound travel lane is approximately 10 feet in width and are delineated by a 
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full yellow double barrier line and white edge lines. On the northern portion of Old Country 

Road, the northbound and southbound travel lanes are approximately 10.5 feet in width and are 

delineated by a full yellow barrier line and white edge lines. The horizontal alignment is slightly 

curving and the vertical alignment is rolling. The land uses along Old Country Road are 

predominantly residential.  The posted speed limit in the vicinity of the site is 30 miles per hour. 

There are no posted parking restrictions along Old Country Road. 

Quogue Riverhead Road/CR 104 is a minor arterial under the jurisdiction of Suffolk County with 

a general north/south orientation. Quogue Riverhead Road extends from Montauk Highway to 

NYS Route 24 in Downtown Riverhead. It provides one lane per travel direction in the vicinity 

of the intersection with Lewis Road. The travel lanes are approximately 12 feet in width and are 

delineated by a full yellow double barrier line and white edge lines. The horizontal alignment is 

straight and the vertical alignment is flat. The land uses along Quogue Riverhead Road are 

predominantly residential.  The AADT for Quogue Road (CR 104) between Old Country Road 

and NYS Route 27 is 10,990 vehicles per day (source: SCDPW). The posted speed limit is 35 

miles per hour. There are no posted parking restrictions along Quogue Riverhead Road. 

Spinney Road is a local roadway under the jurisdiction of the Town of Southampton with a 

north/south orientation. Spinney Road provides one lane per travel direction.  There are no 

pavement markings present on Spinney Road.  The pavement is approximately 30 feet in width.  

Spinney Road terminates east of Lewis Road. It provides access to a number of single family 

homes and consists of one lane per travel direction. The horizontal alignment is straight and the 

vertical alignment is flat. The land uses along Spinney Road are predominantly residential.  The 

posted speed limit is 30 miles per hour.  There are no posted parking restrictions along Spinney 

Road. 

Box Tree Road is a local roadway with a general northeast/southwest orientation however, for 

analysis purposes; Box Tree Road is considered a north/south roadway.   Box Tree Road extends 

from Lewis Road to Montauk Highway. Box Tree Road provides one lane per travel direction. 

The travel lanes are approximately 16 feet in width and are delineated by a full yellow double 

barrier line.  The horizontal alignment is curving and the vertical alignment is flat. The land uses 
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along Box Tree Road are predominantly residential.  The posted speed limit is 30 miles per hour.  

There are no posted parking restrictions along Box Tree Road. 

Table 1 summarizes the lane configurations and traffic controls at the study intersections. 

Table 1:  Intersection Geometry 
 

Intersection Approach Lane 
Designation* Traffic Control 

Lewis Road (E/W) at Quogue Riverhead Road 
(N/S) 

WB 
NB 
SB 

L-R 
TR 
L-T 

Stop Control -  Westbound Lewis Road    

Lewis Road (N/S) at Spinney Road (E/W) 
WB 
NB 
SB 

LR 
TR 
TL 

Stop Control - Southbound Spinney Road   

Lewis Road (N/S) at Old Country Road (E/W) 
EB 
NB 
SB 

LR 
LT 
TR 

Stop Control - Northbound Old Country 
Road   

Lewis Road (N/S) at Old Country Road/Box Tree 
Road (E/W) 

EB 
WB 
NB 
SB 

LTR 
LTR 
LTR 
LTR 

Stop Control - Southbound Old Country 
Road and Northbound Box Tree Road   

* L = Left turn lane; T = through lane; R = Right turn lane 
 
 

Traffic Volume Data 

Summer turning movement volumes were collected at the study intersections on Thursday, June 

12, 2014 during the AM (7:00-9:00 AM) and PM (4:00-6:00 PM) peak periods and on Saturday, 

June 14, 2014 during the Saturday midday peak period (11:00 AM-3:00 PM).  The fall turning 

movement counts were collected on Thursday, September 26, 2015 during the AM (7:00-9:00 

AM) and PM (4:00-6:00 PM) peak periods and on Saturday, September 29, 2015 during the 

Saturday midday peak period (11:00 AM-3:00 PM). The volume data was tabulated to identify 

the peak hours at each of the intersections. To perform a conservative analysis, the peak hour 

volumes at each intersection are utilized in this study.  

A comparison of the fall and summer traffic volumes reveals that the fall counts were higher 

during the AM peak hour but lower during the weekday PM and Saturday midday peak hours. In 

order to conduct a detailed traffic analysis, both the summer and fall traffic conditions were 
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analyzed. However, for presentation purposes only the summer traffic data is presented within 

the body of the report. The rest of the data is contained in the Appendix of the report.  

The existing peak hour volumes were adjusted to account for seasonal fluctuation due to summer 

travel to and from the east end of Long Island. Seasonal adjustment factors of 1.100 and 1.064 

were obtained from the 2015 NYSDOT Traffic Data Report for the weekday counts during the 

month of June and September respectively. Weekend seasonal adjustment factors of 0.969 and 

0.946 for the months of June and September respectively were also obtained. Applying the 

weekend normalization factor will increase the existing weekend traffic volumes, therefore the 

weekend counts were normalized to account for seasonal fluctuation.  Since the weekday 

seasonal adjustment factor for June and September were greater than 1, normalizing the weekday 

counts will result in a decrease in the existing traffic volumes. Therefore, to maintain a 

conservative analysis, the weekday counts were not normalized.  As previously mentioned an 

ATR was installed on Lewis Road for a period of one week in June of 2016 and the data 

compared against the manual turning movement counts conducted in June of 2014. Even though 

the ATR data and turning movement counts were collected in different years, the data is 

comparable. The existing summer intersection peak hour volumes are shown on Figures 3, 4, and 

5 and detailed data are contained in Appendix A. 
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Figure 3: 2014 AM Peak Hour Traffic Volumes 
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Figure 4: 2014 PM Peak Hour Traffic Volumes 
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Figure 5: 2014 Saturday Midday Peak Hour Traffic Volumes 
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Accident History 

Accident data for the study area were obtained from NYSDOT. The most recent data available 

was from January 1, 2011 through December 31, 2013 (3-year period).  The accident data is 

located in Appendix B.  The data was reviewed and summarized in the following tables. 

Table 2: Accident Summary by Severity 
 

Location Accident Severity 

 Fatality Injury Property 
Damage TOTAL 

Lewis Rd at Quogue Riverhead Rd (CR 104) - - 2 2 
Lewis Rd between Quogue Riverhead Rd (CR 104) and Fox Hollow Dr - 1 - 1 
Lewis Rd at Fox Hollow Dr  - - - 0 
Lewis Rd between Fox Hollow Dr and Damascus Rd - 1 - 1 
Lewis Rd at Damascus Rd - - 1 1 
Lewis Rd between Damascus Rd and Williams St - - - 0 
Lewis Rd at Williams St - - - 0 
Lewis Rd between Williams Street and Cemetery Rd - - 1 1 
Lewis Rd at Cemetery Rd - - - 0 
Lewis Rd between Cemetery Rd and Spinney Rd - - 1 1 
Lewis Rd at Spinney Rd - - 1 1 
Lewis Rd between Spinney Rd and Old Country RD (North) - - - 0 
Lewis Rd at Old Country Rd (North) - 1 - 1 
Lewis Rd between Old Country Rd (North) and 
Box Tree Rd/Old Country Rd - - - 0 

Lewis Rd at Box Tree Rd/Old Country Rd - - 4 4 

Total 0 
0% 

3 
23% 

10 
77% 

13 
100% 

 

Table 2 indicates a total of 13 accidents occurred on study roadways and intersections during the 

3-year analysis period. The majority of accidents, 77%, involved only property damage; none of 

the accidents involved a fatality.  The greatest number of accidents (4 accidents) occurred at the 

intersection of Lewis Road and Box Tree Road/Old Country Road. 
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Table 3: Accident Summary by Type of Collision 

 Accident Type 

Location Right 
Angle 

Rear 
End 

Head 
On 

Left 
Turn 

Right 
Turn 

Fixed 
Object 

Ped/ 
Bicycle 

Side-
Swipe 

Over- 
Taking Parked Other/ 

Unknown Total 

Lewis Rd at Quogue Riverhead Rd (CR 
104) 1 - - - - - - - - - 1 2 

Lewis Rd between Quogue Riverhead Rd 
(CR 104) and Fox Hollow Dr - - 1 - - - - - - - - 1 

Lewis Rd at Fox Hollow Dr  - - - - - - - - - - - 0 
Lewis Rd between Fox Hollow Dr and 
Damascus Rd - - - - - 1 - - - - - 1 

Lewis Rd at Damascus Rd - - - - - - - - - - 1 1 
Lewis Rd between Damascus Rd and 
Williams St - - - - - - - - - - - 0 

Lewis Rd at Williams St - - - - - - - - - - -     0 
Lewis Rd between Williams Street and 
Cemetery Rd -    - - - - - - - - - 1 1 

Lewis Rd at Cemetery Rd - - - - - - - - - - - 0 
Lewis Rd between Cemetery Rd and 
Spinney Rd - - - - - 1 - - - - - 1 

Lewis Rd at Spinney Rd - - - - - - - - - 1 - 1 
Lewis Rd between Spinney Rd and 
Old Country RD (North) - - - - - - - - - - - 0 

Lewis Rd at Old Country Rd (North) 1 - - - - - - - - - - 1 
Lewis Rd between Old Country Rd 
(North) and Box Tree Rd/Old Country Rd - - - - - - - - - - - 0 

Lewis Rd at Box Tree Rd/Old Country 
Rd 2 - - 1 - - - - - - 1 4 

Total 4 
31% 

0 
0% 

1 
8% 

1 
8% 

0 
0% 

2 
14% 

0 
0% 

0 
0% 

0 
0% 

1 
8% 

4 
31% 

13 
100% 

A review of Table 3 indicates that a plurality of the accidents (31%) involved right angle 

collisions and other/unknown types of collisions. Due to the fact that there were only 4 right 

angle accidents, only two of which occurred at the same intersections, this pattern would not be 

considered significant. 
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LEVEL OF SERVICE DESCRIPTION 

While traffic volumes provide an important measure of activity on the adjacent roadway network, 

evaluating how well that network accommodates those volumes is also important. Therefore, a 

comparison of peak hour traffic volumes with available roadway capacity is prepared. Capacity, 

by definition, represents the maximum number of vehicles that can be accommodated given the 

constraints of roadway geometry, traffic characteristics and controls. Intersections primarily 

control capacity in roadway networks, since conflicts exist at these points between through, 

crossing and turning traffic. Because of these conflicts, congestion is most likely to occur at 

intersections. Therefore, intersections are studied most often when determining the quality of 

traffic flow.  

In order to identify the operational characteristics of the study intersections, Level of service 

(LOS) and capacity analyses for the signalized study intersections were performed using 

Highway Capacity Software (HCS2010) Release 5.6, prepared by the Federal Highway 

Administration. HCS2010 is a series of computer programs strictly adhering to the guidelines set 

forth in the Highway Capacity Manual 2010 (HCM2010).  The HCM2010 contains procedures 

and methodologies for estimating capacity and determining level of service for many 

transportation facilities and modes including signalized and unsignalized intersections.  

An intersection’s LOS (LOS) describes its quality of traffic flow. It ranges in grade from LOS 

“A” (relatively congestion-free) to LOS “F” (very congested). The LOS definition, as well as the 

threshold values for each level, varies according to whether the intersection is controlled by a 

signal or a stop sign. A brief description is given here and a more detailed definition is found in 

Appendix D. 

The flow at a two-way stop-controlled (TWSC) intersection is gauged in terms of LOS and 

capacity.  The capacity of a stop-controlled leg is based on the distribution of gaps in the major 

street traffic, driver judgment in selecting a gap, and the follow-up time required by each driver 

in a queue.  The LOS for a TWSC intersection is determined by the control-delay, and is defined 

for each movement rather than for the overall intersection.  As with signalized intersections, HCS 

quantifies only the average control-delay, which is a function of the approach and the degree of 

saturation for any particular minor movement. 
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EXISTING CONDITION ANALYSIS 

 
The summer and fall peak hour traffic volumes were used to determine the existing capacity and 

LOS of the study intersections.  Tables 4 and 5 contain the LOS summary for the Existing 

Condition calculated through the HCS software described previously.  The detailed analysis 

worksheets are in Appendix E.   

Table 4: Existing Condition LOS Summary – Summer 
 

Location 
(Unsignalized 
Intersections) 

 

Approach Movement 

AM Peak 
Hour  

PM Peak 
Hour 

 Saturday Midday 
Peak Hour 

LOS Delay  LOS Delay 
 

LOS Delay 

Quogue Riverhead Rd  
at Lewis Road 

SB L A 8.3  A 8.8  A 8.8 
WB L D 26.9  D 25.1  D 26.4 
WB R B 10.4  B 14.7  B 11.8 

Spinney Road at 
Lewis Road  

EB LT A 7.7  A 7.9  A 7.8 
SB LR B 11.0  B 12.4  B 12.6 

Old Country Road 
at Lewis Road 

WB LT A 8.0  A 8.1  A 8.1 
NB LR B 10.7  B 11.0  B 11.0 

Old Country Rd/ 
Box Tree Rd at 
Lewis Rd  

EB LTR A 7.8  A 7.8  A 7.8 
WB LTR A 7.4  A 7.5  A 7.5 
NB LTR C 19.8  D 28.8  D 25.8 
SB LTR B 10.3  B 12.6  B 11.8 

  Notes:  LOS = Level of Service, Delay = seconds/vehicle 
 

Table 5: Existing Condition LOS Summary – Fall 
 

Location 
(Unsignalized 
Intersections) 

 

Approach Movement 

AM Peak 
Hour  

PM Peak 
Hour 

 Saturday Midday 
Peak Hour 

LOS Delay  LOS Delay  LOS Delay 

Quogue Riverhead Rd  
at Lewis Road 

SB L A 8.2  A 8.5  A 8.3 
WB L C 23.2  C 21.7  C 18.7 
WB R B 10.6  B 12.8  B 11.5 

Spinney Road at 
Lewis Road  

EB LT A 7.8  A 7.8  A 7.9 
SB LR B 11.7  B 11.6  B 13.0 

Old Country Road 
at Lewis Road 

WB LT A 8.0  A 8.1  A 8.0 
NB LR B 11.0  B 11.7  B 11.5 

Old Country Rd/ 
Box Tree Rd at 
 Lewis Rd  

EB LTR A 7.8  A 7.8  A 8.1 
WB LTR A 7.4  A 7.4  A 7.5 
NB LTR C 21.1  D 27.1  D 28.5 
SB LTR B 10.8  B 10.7  B 12.2 

  Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Quogue Riverhead Road/CR 104 and Lewis Road 

Lewis Road intersects Quogue Riverhead Road to form the stop-controlled leg of a T-

intersection. Currently the westbound Lewis Road left-turn movement operates at LOS D or 

better during the AM, PM and Saturday peak periods.  The westbound Lewis Road right-turn 

movement operates at LOS B during the AM, PM and Saturday peak periods. The southbound 

Quogue Riverhead Road left-turn movement operates at LOS A during the AM, PM and 

Saturday peak periods. 

 Spinney Road and Lewis Road 

Spinney Road intersects Lewis Road to form the stop-controlled leg of a T-intersection. 

Currently the eastbound Lewis Road left-turn movement operates at LOS A during the AM, PM 

and Saturday peak periods.  The southbound Spinney Road approach operates at LOS B during 

the AM, PM and Saturday peak periods. 

Old Country Road and Lewis Road 

The Old Country Road eastbound leg intersects Lewis Road to form the stop-controlled leg of a 

T-intersection. Currently the westbound Lewis Road left-turn movement operates at LOS A 

during the AM, PM and Saturday peak periods. The northbound Old Country Road approach 

operates at LOS B during the AM, PM and Saturday peak periods. 

Old Country Road/Box Tree Road and Lewis Road 

Old Country Road/Box Tree Road intersects Lewis Road to form a four leg intersection with the 

northbound Box Tree Road and southbound Old Country Road approaches being stop-controlled. 

The eastbound and westbound Lewis Road approaches operate at LOS A during the AM, PM and 

Saturday peak periods.  The northbound Box Tree Road approach operates at LOS C during the 

AM peak periods and at LOS D during the PM and Saturday peak periods. The southbound Old 

Country Road approach operates at LOS B during the AM, PM and Saturday peak periods. 
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NO BUILD CONDITION 

The No Build Condition represents traffic conditions expected at the study intersections in the 

future year 2017 without the construction of the proposed project.  The No Build Condition 

traffic volumes are estimated based on the following factors:  

• Increases in traffic due to general population growth and developments outside of the 

immediate project area. This traffic increase is referred to as ambient growth.  

• Other planned projects located near the project site that may affect traffic levels and 

patterns at the study intersections in this report. 

• Planned roadway improvements for study intersection and/or roadways. 

Traffic Growth 

A 1.9% annual growth factor was obtained from the New York State Department of 

Transportation (NYSDOT) Long Island Transportation Plan 2000 study (LITP2000) for the 

Town of Southampton.  The summer and fall traffic volumes were increased by this factor for a 

period of 3years and 2 years respectively to project volumes to the year 2017. 

Other Planned Projects 

Planned projects that will be constructed prior to the proposed project and will significantly 

influence the traffic flow through the study intersections would be considered as part of the No 

Build analysis.  The Town of Southampton and Suffolk County Department of Public Works 

were contacted to obtain information on any planned projects that will significantly influence 

traffic flow in the vicinity of the site. At the time this study was conducted there were no planned 

projects in the vicinity of the study area and no roadway improvements are proposed for the study 

intersections or roadways in the vicinity of the project site.  The summer No Build Condition 

volumes are illustrated in Figures 6, 7 and 8. 
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Figure 6: 2017 No Build AM Traffic Volumes 
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 Figure 7: 2017 No Build PM Traffic Volumes 
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Figure 8: 2017 No Build Saturday Traffic Volumes 
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PROPOSED DEVELOPMENT 

Site Access 

The development will gain access from Lewis Road through the existing mapped Kijowski 

Family Farm subdivision road alignment on land to the west, which will be located 

approximately 260 feet west of Damascus Road. 

Sight Distance 

Available sight distance from the proposed driveway is expected to be 1,240 feet when looking 

west on Lewis Road and 760 feet when looking east on Lewis Road.  The posted speed limit on 

Lewis Road is 30 mph.  Based on the values provided by AASHTO, for a 40 mph roadway, 385 

feet of sight distance is required for making a right-turn from stop and 445 feet for making a left-

turn from stop.  Based on the values presented above, the available sight distance from the 

proposed driveway will exceed the minimum values provided by AASHTO.  The tables outlining 

minimum recommended sight distance for the design of intersections are contained in Appendix 

F. 

Construction Trip Generation Analysis 

The construction of the proposed project is anticipated to result in truck trips primarily associated 

with earth moving, delivery of equipment and materials and vehicles trips associated with 

construction employees.  Delivery trucks trips may vary depending on the stage of construction, 

number of homes being constructed and overlapping construction activities, availability of 

material and other factors.  Because the construction of this project will result in construction 

related trips, we have prepared a trip generation estimate to account for this traffic.  This estimate 

was prepared by distributing trips associated with construction employees and delivery of 

construction material to the adjacent street network. In order to prepare a conservative 

construction trip estimate, we accounted for the possibility of all four components (golf course, 

road construction, clubhouse and residential construction) of the project to occur simultaneously.  

Based on the Applicant’s anticipated construction/development schedule shown on Table 6, the 

maximum number of anticipated construction personnel is 255 workers.  This relates to the 

period July-September, 2020 in Table 6; since it is a maximum, all other time periods will have a 

lesser number of trips related to construction workers and therefore less impact. 
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Table 6: Anticipated Construction Schedule 

Year Quarter 

Golf Course 
Construction Phase 

Clubhouse Construction 
Phase 

Residences Construction 
Phase 

Avg. 
Number of 
Workers* 

Worker 
Duties 

Avg. 
Number of 
Workers* 

Worker 
Duties 

Avg. 
Number of 
Workers* 

Worker Duties 

2017 

Jan.-
March 0 --- 0 --- 0 --- 

April-
June 0 --- 0 --- 0 --- 

July-Sept. 35 Civil 0 --- 45 Civil 

Oct.-Dec. 45 Temporary 
Roads 0 --- 30 Excavation 

2018 

Jan.-
March 45 Cut & Fill 0 --- 40 Utilities 

April-
June 65 Grading 15 Civil 50 Pad 

July-Sept. 90 Drainage 15 Excavation 60 Foundation 
Oct.-Dec. 65 Shaping 15 Utilities 55 Waterproofing 

2019 

Jan.-
March 50 Sand 

Capping 15 Pad 60 Framing 

April-
June 90 Fine Grading 20 Foundation 75 Windows & 

Doors 

July-Sept. 90 Grassing 35 Framing & 
Siding 100 Siding 

Oct.-Dec. 65 Irrigation 40 MEP* 125 Roofing 

2020 

Jan.-
March 50 Landscape 30 Roofing 90 Mechanical 

April-
June 80 Hardscape 35 Interiors 125 Plumbing 

July-Sept. 90 Water 
Features 40 Landscape 125 Electrical 

Oct.-Dec. 75 Signage 40 F&B* 100 Insulation 

2021 

Jan.-
March 50 Maintenance 40 FFE* 90 Drywall 

April-
June 0 --- 0 --- 100 Cabinetry & 

Millwork 
July-Sept. 0 --- 0 --- 125 Flooring 
Oct.-Dec. 0 --- 0 --- 100 Tile & Granite 

2022 

Jan.-
March 0 --- 0 --- 90 Finish MEP 

April-
June 0 --- 0 --- 90 FFE 

July-Sept. 0 --- 0 --- 90 Hardscape 
Oct.-Dec. 0 --- 0 --- 75 Landscape 

*  This refers to workers/day. 
**  MEP - mechanical, electrical & plumbing; F&B - food & beverage; FFE - furniture, fixtures & equipment. 
 



- 25 - 
 
 
 

Since some workers will carpool to/from the site in personal vehicles or arrive/depart via large 

groups in commercial vehicles, it is reasonable to assume vehicle occupancy of more than one (1) 

worker per vehicle. The applicant will encourage, promote and facilitate car-pooling through 

construction contracts and construction management during this phase of the project.  Since 

actual vehicle occupancy information is not available, two vehicle occupancy scenarios were 

analyzed:  

• Vehicles occupancy of 1 worker per vehicle was utilized; this equates to approximately 

255 vehicles per day (510 trips per day).   

• Vehicles occupancy of 1.5 workers per vehicle was utilized; this equates to approximately 

170 vehicles per day (340 trips per day).   

 

The following table is a summary of the estimate on construction delivery truck loads. 

Table 7: CONSTRUCTION TRUCKLOADS1 
Other Than Soil Removal 

Parameter Number of 
truckloads daily 

Number of truck 
trips daily 

Road Construction 3 6 
Clubhouse Construction 4 8 
Residential Construction 2 2 x 20 = 40 80 
Total 47 94 

Notes: 1 Estimating assistance provided by RLW4 Builders, LLC; RLW4 Builders, LLC is involved with DLC in the 
construction of another project in Westhampton Beach. 

2 Assumes construction of 20 homes at one time. 

 
Based on the above, it is estimated that on average approximately 94 truck trips may occur daily 

as a result of construction equipment and material deliveries.  These truck trips would generally 

travel along Lewis Road, to and from Sunrise Highway.   

A small segment of Lewis Road may experience up to 286 truck trips per day during intermittent 

periods of construction when all four (4) components of the project are occurring simultaneously 

(i.e., golf course, road construction, clubhouse and residential construction) involving soil 

transport.  The 192 soil transport truck trips would only occur on a small segment of Lewis Road 

if an internal haul road is not provided.  Other truck trips would likely occur more intermittently 

with more some days and less on others, and likely would be less as not all components of the 
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project will be active simultaneously over the period of construction. However, to perform 

conservative analyses, a total of 286 construction delivery truck trips was utilized.  The truck 

trips were converted to passenger car trips by applying a passenger car equivalent (PCE) of 1.5 to 

the truck trips (Source Highway Capacity Manual 2010).  The 286 daily trucks trips are 

equivalent to 429 daily passenger car trips.  The construction employee and construction truck 

trips were then distributed hourly and the trips during the peak hours identified. The anticipated 

maximum number of construction generated trips are summarized in Table 8 below. 

 
Table 8: Construction Phase Trip Generation 

 

Time Period Distribution Construction 
Trucks 

Construction1 
Employees 

Construction2 

Employees Total1  Total2 

AM Peak Hour 
Enter 13 20 14 33  27 
Exit 13 0 0 13  13 
Total 26 20 14 46  39 

PM Peak Hour 
Enter 15 0 0 15  15 
Exit 15 77 51 92  66 
Total 30 77 51 107  81 

Saturday 
Peak Hour 

Enter 22 0 0 22  22 
Exit 22 13 9 35  31 
Total 44 13 9 57  52 

1 – Occupancy of 1 worker per vehicle 
2-  Ocuppancy of 1.5 worker per vehicle 
 

As shown in Table 8 above, the construction phase of the project may generate between 39 and 

48 trips during the AM peak hour, between 81 and 107 trips during the PM peak hour  and 

between 52 and 57 trips during the Saturday Midday peak hour (42 entering, 45 exiting).  A 

detailed project construction trip generation calculation for an entire weekday and Saturday 

conducted to justify the trip generation characteristics of the construction traffic are contained in 

Appendix C of the report. 

Operational Trip Generation 

In order to identify the operational impacts, the proposed mixed use development will have on 

the adjacent street system, it is necessary to estimate the magnitude of traffic volume to be 

generated during the peak hour periods and to estimate the directional distribution of that site 

traffic when entering and leaving the subject property.  
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The following represents what is proposed in this mixed use development: 

• The residential component comprised of 118 residential units that will be second, third 

and fourth homes used exclusively for vacations and “getaways” by the owners. This site 

will provide several amenities like a fitness area, yoga studio, spa, dining room, private 

dining room, snack bar, wine room, kid’s activity room, bowling, basketball court, squash 

court etc. to the owners. This use is a low traffic generator with peak traffic periods 

generally not coinciding with roadway peak traffic periods. From the review of the Land 

Uses contained in Institute of Transportation Engineers Trip Generation Manual, 9th 

Edition, Recreational Homes will be the land use that closely fit with the proposed 

residential development. Therefore, the trip generation estimates for the residential 

portion of the development were prepared utilizing data found under Land Use Code 260-

Recreation Homes within the Institute of Transportation Engineers’ publication, Trip 

Generation, Ninth Edition. This publication sets forth trip generation data obtained by 

traffic counts conducted at research sites throughout the country. The residential portion 

of the project is anticipated to generate 19 trips (13 entering, 6 existing) during the 

weekday AM peak hour, 31 trips (13 entering, 18 exiting) during the weekday PM peak 

hour and 42 trip (20 entering, 22 exiting) during the Saturday midday peak hour.  

• The project will also comprise of a private 18-hole golf course and clubhouse to be used 

as an on-site recreational amenity for the residents; it will not be open to the general 

public. In addition to the project’s residents, the golf course will provide approximately 

132 additional memberships to golfers that chose to join but do not live in The Hills 

community.  The golf course will also be made available for five (5) charitable events per 

year and one (1) “resident’s day” per year, when community members will have access to 

play golf at The Hills golf course for a reduced rate. These are the only big events that 

will occur in the Golf Course.  A total of 105 employees will be travelling to and from the 

site on a daily basis during two work shifts. It should be noted that all employees to these 

facilities arrive at the site before 7AM and leave at 3PM for the first shift and arrive at 3 

PM and leave at 10PM. These time periods are outside the roadway peak periods in the 

study area and hence will not significantly impact traffic flow in the study area and 

therefore not included in the trip generation analyses. 
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In order to estimate trip generation for the golf course, data found under Land Use Code 

430-Golf Course within the Institute of Transportation Engineers’(ITE) publication, Trip 

Generation, Ninth Edition and trip data generated from the anticipated membership was 

reviewed and utilized.   

o The five charity outings will comprise of 72 players. Five hours of golf with 

midday shotgun start, one hour of lunch before start and one hour of drinks after 

the games is anticipated. These events typically occur during weekdays and from 

the anticipated schedule, traffic from these events will not occur during the 

weekday AM and PM peak periods. 

o  The one public outing will comprise of 120 players starting 8 AM going out as 

foursomes at 8 minute intervals (8 minutes between foursomes) in groups of four 

(foursomes). With 8 minute intervals, a maximum of 8 groups can tee off in an 

hour resulting in a total of 32 golfers per hour. Assuming these 32 golfers arrived 

within the hour before their scheduled tee time in separate vehicles, a total of 32 

vehicles could arrive at the golf course within the peak hour.  

o Membership to the Golf Club is open to owners of the 118 recreation homes and 

also provides membership to 132 outside members. Each member has the ability 

to bring three (3) guests to an outing. Tee times are anticipated to occur from 

7AM to 2PM at 8 minute intervals. With 8 minute intervals, a maximum of 8 

groups can tee off in an hour resulting in a total of 32 golfers per hour. Assuming 

these 32 golfers arrived within the hour before their scheduled tee time in separate 

vehicles, a total of 32 vehicles could arrive at the golf course within the peak 

hour. Since no golf game is anticipated to end during the morning peak periods, 

little or no golf traffic is expected to leave the golf course during the morning 

peak periods. However, to perform conservative analyses it is assumed that 8 

vehicles will exit the golf course during the weekday morning peak period. 

Furthermore, to account for the possibility that some golfers may arrive earlier 

than one hour from their scheduled tee times, the peak hour trips were increase 

from 32 to 36. Based on these analyses, the golf course is anticipated to generate 



- 29 - 
 
 
 

44 trips during the AM peak hour (36 entering, 8 exiting), 72 trips during the 

weekday PM peak hour (36 entering, 36 exiting) and 72 trips during the Saturday 

midday peak hour (36 entering, 36 exiting).  

o Based on golf course data found under Land Use Code 430-Golf Course within 

the Institute of Transportation Engineers’ publication, Trip Generation, Ninth 

Edition, it is estimated that an 18-hole golf course will 37 trips during the 

weekday AM peak hour (29 entering, 8 exiting), 53 trips during the weekday PM 

peak hour (27entering, 26 exiting) and 83 trips during the Saturday midday peak 

hour (41 entering, 42 exiting). From the review of this trip generation analyses, it 

can be seen that the estimated trips from anticipated club membership is 

comparable to the estimated trips from the ITE for an 18-hole golf course.  

• In order to perform a conservative analysis, the trip generation estimate for the Golf 

Course portion of the project was based on trips estimated from the golf membership for 

the weekday AM and PM peak periods since the numbers are higher that the ITE estimate 

and from the ITE trip generation for the Saturday midday peak hour since ITE is higher 

than the estimate from the golf membership. The Golf Course portion of the project is 

projected to generate 44 trips during the AM peak hour (36 entering, 8 exiting), 72 trips 

during the PM peak hour (36 entering, 36 exiting) and 83 trips during the Saturday 

Midday peak hour (41 entering, 42 exiting). 

• As previously mentioned all employees to these facilities arrive at the site before 7AM 

and leave at 3PM for the first shift and arrive at 3 PM and leave at 10PM. These time 

periods are outside the roadway peak periods in the study area and hence will not 

significantly impact traffic flow in the study area and therefore not included in the trip 

generation analyses. 

A detailed project travel demand calculation for an entire weekday and entire Saturday was 

conducted to justify the trip generation characteristics and estimates shown above for all the 

components of the proposed project (Residential, Golf Course and Employees). The project 

travel demand calculations are contained in Appendix C of the report. 
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Based on the results of the trip generation analyses, it is therefore anticipated that the proposed 

mixed use development (residential and golf course) will generate 63 trips during the AM peak 

hour (49 entering, 14 exiting), 103 trips during the PM peak hour (49 entering, 54 exiting) and 

125 trips during the Saturday Midday peak hour (61 entering, 64 exiting) as shown in Table 9 

below and in Appendix C as well. 

 

Table 9: Trip Generation 
 

Time Period Distribution 118 Recreation Homes 
ITE LUC 260 

18-Hole Golf Course Total 

AM Peak Hour 
Enter 13 36 49 
Exit 6 8 14 
Total 19 44 63 

PM Peak Hour 
Enter 13 36 49 
Exit 18 36 54 
Total 31 72 103 

Saturday 
Peak Hour 

Enter 20 41 61 
Exit 22 42 64 
Total 42 83 125 

Source: Trip Generation, 9th Edition, published by ITE 
 

Construction Trip Generation Assessment/Comparison 

The trip generation estimates for the construction phase were compared to the trips anticipated 

once the project is fully constructed and operational to determine which phase will likely have 

the most traffic impacts.  Based on the review of the numbers on Tables 8 and 9, it can be seen 

that the operational trips are anticipated to be higher than or comparable to the construction 

related trips. Since the construction traffic is lower than the operational traffic, capacity analyses 

at the study intersections will be performed only for the project operational phase. 

Traffic flow and temporary/short-term construction impacts can be further improved during the 

construction phase by incorporating traffic control and construction management measures which 

the applicant will examine and implement in cooperation with the Town as necessary during the 

construction phase.  Such measures will include: providing adequate signage to direct workers 

and deliveries to a dedicated construction access location; use of flaggers to direct construction 

related vehicles to the site during periods of higher volume of arrivals and/or truck deliveries; 

encouraging and facilitating contractors and trades to conduct construction worker car-pooling; 
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pursuing an internal haul road or other means of reducing soil hauling truck trips on Lewis Road; 

and fully conforming with Chapter 235 of the Town Code which regulates noise generation. 

Alternative Trip Generation Assessment/Comparison 

In addition, trip generation estimates were prepared for an “as-of-right” development (Alternative 

2) that could be constructed on the site under the current zoning, an alternative that would reflect 

the East Quogue land use plan outlined in the Town of Southampton GEIS prepared in 2008 

(Alternative 3) and another less intense “as-of-right” development (Alternative 4).  Alternative 1, 

the “as-of-right” use, is comprised of 118 single family homes.  Alternative 3 is comprised of 

108 single family homes, an 18-hole golf course and 90,760 square foot commercial/recreational 

facility (including a banquet facility, restaurant and spa).  Alternative 4 is comprised of 94 single 

family homes.  The estimates were calculated using the information provided in Trip Generation, 

9th Edition published by ITE.  The trip generation estimates for the alternative uses are located in 

Appendix C. 

 
Table 10: Trip Generation Comparison 

 

Time Period Proposed 
Project Alternative 2 Alternative 3 Alternative 4 

AM Peak Hour 63 92 196 76 

PM Peak Hour 103 122 846 99 

Saturday Peak Hour 125 114 1170 92 

Source: Trip Generation,9th Edition, published by ITE 

As shown in Table 10 above, the alternatives will all generate greater amounts of traffic than the 

proposed project, except for Alternative 2 during the Saturday peak hour and Alternative 4 

during the PM and Saturday peak hours. 

Trip Distribution and Assignment 

The volume of site traffic that would travel through the study intersections during peak hours was 

distributed and assigned to each movement based on the existing roadway and travel patterns. 

The nature of the proposed land use and its associated travel patterns were considered as well.  
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Figure 9 presents the trip distribution for site-generated traffic and Figures 10, 11 and 12 depict 

the site generated volumes for the AM, PM and Saturday peak hours. The site generated volumes 

were then added to the AM, PM and Saturday No Build Condition volumes resulting in the Build 

Condition volumes shown in Figures 13, 14 and 15. 
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Figure 9: Site Generated Trip Distribution 
 



- 34 - 
 
 
 

3

5

(2)

3

10

(2)
(3)

5

34
(10)

15

(4)

(4)
(10)

34

15

SITE

 
 
 

 
Figure 10: Site Generated AM Traffic Volumes 
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Figure 11: Site Generated PM Traffic Volumes 
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Figure 12: Site Generated Saturday Traffic Volumes 

 



- 37 - 
 
 
 

0 70

9
3

196

13
85

211

4

25

4
8

56
234

2
245

13

65

20
29

9
26

2

224

1510
6

244

8
9

251 9

5

238

4

10

256
34

15

SITE

 
 
 
 

Figure 13: 2017 Build AM Traffic Volumes 
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Figure 14: 2017 Build PM Traffic Volumes 
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Figure 15: 2017 Build Saturday Traffic Volumes 
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TRAFFIC IMPACT ANALYSIS 

As stated previously, the intersection capacity and level-of-service (LOS) analyses were based on 

the procedures and guidelines presented in the HCM2010, published by the Transportation 

Research Board. The FHWA HCS2010 was used to analyze the study intersections and provide a 

LOS measurement of the intersection operations. 

Tables 11 and 12 illustrate the summer and fall LOS summaries for the study intersections.  

Table 11: Level of Service Summary – Summer 
 

                                                       
 AM Peak 

Hour 
PM Peak 

Hour 
Saturday 

Peak Hour 
Unsignalized Intersections Condition LOS Delay LOS Delay LOS Delay 

Quogue Riverhead Road  
and Lewis Road  

No Build 
SB-L A 8.4 A 9.0 A 9.0 

WB-L D 30.2 D 27.8 D 28.7 
WB-R B 10.6 C 15.8 B 12.3 

Build 
SB-L A 8.5 A 9.1 A 9.2 

WB-L D 28.1 D 31.5 D 33.5 
WB-R B 10.7 C 17.4 B 13.0 

Spinney Road and Lewis Road  
No Build 

EB-L A 7.8 A 8.0 A 7.9 
SB-LR B 11.2 B 12.8 B 13.0 

Build 
EB-L A 8.2 A 8.1 A 8.0 

SB-LR B 11.4 B 13.1 B 13.4 

Old Country Road  
and Lewis Road 

No Build 
WB-LT A 8.0 A 8.1 A 8.2 
NB-LR B 11.0 B 11.3 B 11.3 

Build 
WB-LT A 8.1 A 8.2 A 8.3 
NB-LR B 11.5 B 12.1 B 12.3 

Box Tree/Old Country Road  
and Lewis Road 

No Build 

EB-LTR A 7.8 A 7.9 A 7.9 
WB-LTR A 7.4 A 7.5 A 7.6 
NB-LTR C 21.4 D 32.8 D 29.2 
SB-LTR B 10.6 B 13.6 B 12.3 

Build 

EB-LTR A 7.9 A 7.9 A 7.9 
WB-LTR A 7.4 A 7.5 A 7.6 
NB-LTR C 22.5 E 36.6 D 32.1 
SB-LTR B 10.7 B 13.7 B 12.5 

Site Driveway  
and Lewis Road Build 

EB-LT A 7.9 A 8.1 A 8.1 
SB-LR B 10.9 B 12.4 B 12.5 

  Notes:  LOS = Level of Service, Delay = seconds/vehicle 
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Table 12: Level of Service Summary - Fall 
  

                                                       
 AM Peak 

Hour 
PM Peak 

Hour 
Saturday 

Peak Hour 
Unsignalized Intersections Condition LOS Delay LOS Delay LOS Delay 

Quogue Riverhead Road  
and Lewis Road  

No Build 
SB-L A 8.2 A 8.6 A 8.4 

WB-L C 24.7 C 23.2 C 19.8 
WB-R B 10.8 B 13.2 B 11.7 

Build 
SB-L A 8.4 A 8.7 A 8.6 

WB-L D 28.4 D 26.3 C 22.6 
WB-R B 10.9 B 14.1 B 12.3 

Spinney Road and Lewis Road  
No Build 

EB-L A 7.8 A 7.8 A 7.9 
SB-LR B 11.9 B 11.7 B 13.2 

Build 
EB-L A 7.9 A 7.9 A 8.0 

SB-LR B 12.1 B 12.0 B 13.7 

Old Country Road  
and Lewis Road 

No Build 
WB-LT A 8.0 A 8.2 A 8.0 
NB-LR B 11.3 B 11.9 B 11.8 

Build 
WB-LT A 8.1 A 8.3 A 8.1 
NB-LR B 11.8 B 12.7 B 12.6 

Box Tree/Old Country Road  
and Lewis Road 

No Build 

EB-LTR A 7.8 A 7.8 A 8.2 
WB-LTR A 7.4 A 7.4 A 7.5 
NB-LTR C 22.4 D 29.5 D 31.3 
SB-LTR B 11.1 B 11.1 B 12.7 

Build 

EB-LTR A 7.8 A 7.9 A 8.2 
WB-LTR A 7.4 A 7.4 A 7.5 
NB-LTR C 23.5 D 33.0 E 35.5 
SB-LTR B 11.1 B 11.2 B 12.9 

Site Driveway  
and Lewis Road Build 

EB-LT A 8.0 A 7.9 A 8.1 
SB-LR B 10.9 B 11.7 B 12.7 

 Notes:  LOS = Level of Service, Delay = seconds/vehicle 

 

Quogue Riverhead Road and Lewis Road 

After the completion of the project, the stop-controlled intersection of Quogue Riverhead Road 

and Lewis Road will continue to operate at No Build levels of service for all peak periods except 

for the westbound left-turn movement.  The left-turn movement of the stop-controlled westbound 

approach of Lewis Road will experience a change in LOS during the AM and PM peak hour 

during the Fall analysis period, from LOS C to LOS D.  There will be an increase in delay of 3.7 

seconds and 3.1 seconds during the AM and PM peak hours, respectively.  This is a minor 

increase in delay for a turning movement that has minimal traffic volume (maximum of 20 
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vehicles during the AM peak hour).  Therefore, no significant impacts are created and no 

mitigation measures are proposed at this intersection. 

Spinney Road and Lewis Road 

After the completion of the project, the stop-controlled intersection of Spinney Road and Lewis 

Road will continue to operate at No Build levels of service for all peak periods. Therefore, no 

significant impacts are created and no mitigation measures are proposed at this intersection. 

Old Country Road and Lewis Road 

After the completion of the project, the stop-controlled intersection of Old Country Road and 

Lewis Road will continue to operate at No Build levels of service for all peak periods. .  Vehicle 

queues and safety at the at-grade railroad crossing at this intersection was reviewed. From the 

review of the capacity analyses results, during the worst peak period the 95% queue length on 

both Lewis Road approaches are less than one vehicle and the available storage exceed one 

vehicle length on both approaches. The accident data did not indicate any accidents related to the 

railroad crossing occurred on Lewis Road. It should also be noted that less than 8 trains cross 

Lewis Road at this at-grade crossing daily.  Hence no queueing and safety issues are expected at 

this location. Therefore, no significant impacts are created and no mitigation measures are 

proposed at this intersection. 

Old Country Road/Box Tree Road and Lewis Road 

After the completion of the project, the stop-controlled intersection of Old Country Road/Box 

Tree Road and Lewis Road will continue to operate at No Build levels of service for all peak 

periods, except for the northbound approach.  The stop-controlled northbound approach of Box 

Tree Road will experience a change in LOS during the Summer PM peak hour and during the 

Fall Saturday peak hour, from LOS D to E.  There will be an increase in delay of 3.8 seconds and 

4.2 seconds during the PM and Saturday peak hours, respectively Therefore, no significant 

impacts are created and no mitigation measures are proposed at this intersection. 

Site Driveway and Lewis Road 

After the completion of the project, the southbound Site Driveway approach is anticipated to 

operate at LOS B during all peak periods. The eastbound Site Driveway approach is anticipated 

to operate at LOS A during all peak periods.  
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REGULATORY APPROVALS 

The proposed project will involve the construction of site access driveway on Lewis Road and an 

emergency access curb cut on Spinney Road. These driveways will be on Town roads and will 

require Road Access permits from the Town Highway Department. The applicant will go through 

the necessary approval process to obtain the Road Access Permits from the Town Highway 

Department for the construction period and road construction for the proposed project. 

PARKING 

Adequate parking to serve the needs of individual residences as well as the golf course and 

clubhouse components will be provided.  All parking on the project site will be in designated 

parking areas, or on individual residential lots; no on-street parking will be provided.    

Each of the Woodland Estate, Village Estate, and Village residences will have an attached two-

car garage; the driveways for these units are expected to be large enough to park an additional 

two or, particularly for the Woodland Estate lots, three cars.  Each of the 13 Club Cottages and 

each of the 10 Clubhouse Units will have two parking spaces allotted, to be located in below-

grade parking levels beneath the clubhouse structure.  This latter facility will have a total of 170 

parking spaces, distributed in two below-grade parking levels; 26 spaces will be allotted for the 

Club Cottages and 20 spaces for the Clubhouse Units, leaving 124 spaces for patrons, Clubhouse 

employees and visitors.  There will be an additional 25 staff parking spaces at the Maintenance 

Area.  Thus, total parking capacity on the property, not counting driveway spaces, is 385 spaces.  

If the driveway spaces are included, there will be space for a total of 601 cars on the site (see 

Table 13). 
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Table 13: Parking Spaces 
per Town Code & per Proposed MUPDD 

 

Project 
Component Yield Bedrooms/Unit 

Parking Spaces Required, 
per Town Code (1) 

Parking Provided, per Proposed 
MUPDD 

Requirement Spaces Provided Spaces 
Woodland 
Estate Units 26 6 

2/unit, plus 1 
for each 

bedroom in 
excess of 3 
bedrooms 

130 

2/unit (in garage)  

52/130 (2)  

Village Units 53 4 159 106/212 (3)  
Village Estate 
Units 

8 4 24 16/32 (3)  
8 5 32 16/32 (3)  

Club 
Cottages 13 4 39 2/unit (Clubhouse 

below-grade parking) 

26 (4) 

Clubhouse 
Units 10 3 20 20 

Golf Course  --- --- 
3/hole, plus 1 
per employee 156 (5) 

124 (Clubhouse 
below-grade parking) 124 Clubhouse --- --- 

Maintenance 
Area --- --- 25 (employees) 25 

Totals --- --- --- 560 --- 385/601 
(1) Assuming site zoned CR-200, applying standards of Zoning Code Sections 330-94 and 330-95. 
(2) Conservatively assuming 3 additional spaces/driveway.   
(3) Conservatively assuming 2 additional spaces/driveway. 
(4) Usage in Clubhouse garage expected to allow Cottage parking in excess of 2 spaces/unit to use unreserved Clubhouse 

garage spaces. 
(5) As 54 spaces for golf course & maintenance, and 102 spaces for the 102 FTE employees. 

 
Table 13 shows that the Town Zoning Code parking requirements would require a total of at least 

560 parking spaces.  Thus, if only the parking in the garages of the 95 residential lots, the 

Clubhouse garage, and the Maintenance Area parking lot were considered, the project would not 

meet the Town parking requirement. However, considering the additional spaces gained from use 

of driveways for parking, the project will exceed the Town Code requirement for parking.  

It is expected that, based on the nature of the proposed PDD project and its associated residential 

occupancy and golf course and clubhouse usage patterns, the number of parking spaces proposed 

will be more than sufficient to address all potential parking needs.  It must be noted that Town 

parking requirements are based on full-time, year-round occupancy of the residences, and public 

access to the golf course and clubhouse.  Neither of these assumptions apply to the proposed 

project, so that the number of parking spaces necessary to properly serve the site should be and 

will be less than the number which would otherwise be required by the Town standards. For 

example, it would not be expected that the occupants of the 95 residences or the Cottages would 
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drive from their homes the short distance to the Clubhouse garage to park when playing golf or 

using the amenities of the Clubhouse; they would walk or use a privately-owned golf cart to do 

so.  This would tend to reduce parking demand in the Clubhouse garage. Generally, it is expected 

that there will be a sufficient number of unused spaces in the Clubhouse garage to accommodate 

any excess, limited parking demand associated with the 13 Club Cottages. Such a conclusion is 

supported by the PDD requested, under which the project has been designed.   

Incorporating the PDD concept into the Zoning Code indicates the Town Board’s intention to 

enable development of innovative mixed-use projects designed in an internally-cohesive manner, 

so that the older, more rigid design standards based on single uses (as reflected in the parking 

standards of Sections 330-94 and 330-95) would not apply and flexibility in such requirements 

can be applied based on the nature of the proposed use.  Based on the specific uses proposed and 

the nature of those uses, the Hills at Southampton is appropriately designed based on a parking 

standard unique to itself. 

CONCLUSION 

Nelson & Pope has investigated the potential traffic impacts associated with the Mixed-Use 

Planned Development District (MUPDD) application in the Hamlet of East Quogue, Town of 

Southampton, and Suffolk County, New York. 

The proposed project includes a total of 118 residents and a private 18-hole golf course and 

clubhouse to be used as an on-site recreational amenity for the residents; it will not be open to the 

general public.  The golf course would operate for seven (7) months per year from April to 

through October, and the clubhouse would be open during these months and potentially during 

winter holidays (Thanksgiving, Christmas and New Year’s) but otherwise would be closed from 

November through March.   

In addition to the project’s residents, the golf course will provide approximately 132 additional 

memberships to golfers that chose to join but do not live in The Hills community.  The golf 

course will also be made available for five (5) charitable events per year and one (1) “resident’s 

day” per year, when community members will have access to play golf at The Hills golf course 

for a reduced rate. 
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The residential component involves second, third and fourth homes used exclusively for 

vacations and “getaways” by the owners.   Based on analysis of the applicant’s other, similar 

developments, it is expected that The Hills residences will be occupied, on average, less than 

sixty (60) days per year.  As a consequence of this low occupancy, The Hills would not 

contribute children to the local school district or require the same level of community service 

demand as year-round primary residences.   

The project’s largest land component, known as The Hills Property, consists of 340.91 acres 

south of and 86.92 acres north of Sunrise Highway, for a total of 427.83 acres.  The Applicant is 

in contract with the owner of a contiguous property to the west known as the Kracke Property 

which consists of 61.26 acres, as well as the owner of an assemblage of parcels to the east known 

as the Parlato Property which consists of 101.91 acres.  The total size of the project site is 591.00 

acres.   

The following is a summary of this investigation and the findings thereof: 

1. To cover both summer and fall traffic, turning movement volume counts were conducted at 

the following locations in July 2014 and September 2015 during the weekday AM (7-

9AM), PM (4-6PM) and Saturday Midday (11AM-2PM) peak periods at the following 

intersections: 

 Lewis Road at Quogue Riverhead Road/CR 104 
 Lewis Road at Spinney Road 
 Lewis Road at Old Country Road 
 Lewis Road at Box Tree Road/Old Country Road 

 

2. Future No Build traffic volumes were determined by applying a 1.9% NYSDOT annual 

growth factor to the seasonally adjusted volumes and then adding the traffic generated by 

the other planned developments in the vicinity of the site.   The site-generated traffic was 

estimated and distributed to the study intersections and incorporated into the future Build 

scenario. 

3. The proposed mixed use development (residential and golf course) is estimated to generate 

63 trips during the AM peak hour (49 entering, 14 exiting), 103 trips during the PM peak 
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hour (49 entering, 54 exiting) and 125 trips during the Saturday Midday peak hour (61 

entering, 64 exiting) during the operational phase and is estimated to generate 42 trips 

during the AM peak hour (21 entering, 21 exiting), 19 trips during the PM peak hour (10 

entering, 9 exiting) and 66 trips during the Saturday Midday peak hour (32 entering, 34 

exiting) during the construction phase. The traffic generation during the operational phase 

is higher that the construction phase, hence detailed traffic capacity analyses were 

conducted only for the operational phase. 

4. As depicted on the site plan, access to the site will be provided via one full movement 

driveway along the north side of Lewis Road between Spinney Road and Old Country 

Road.  

5. After the completion of the project, the stop-controlled intersection of Quogue Riverhead 

Road and Lewis Road will continue to operate at No Build levels of service for all peak 

periods except for the westbound left-turn movement.  The left-turn movement of the stop-

controlled westbound approach of Lewis Road will experience a change in LOS during the 

AM and PM peak hour during the Fall analysis period, from LOS C to LOS D.  There will 

be an increase in delay of 3.7 seconds and 3.1 seconds during the AM and PM peak hours, 

respectively.  This is a minor increase in delay for a turning movement that has minimal 

traffic volume (maximum of 20 vehicles during the AM peak hour).  Therefore, no 

significant impacts are created and no mitigation measures are proposed at this intersection. 

6. After the completion of the project, the stop-controlled intersection of Spinney Road and 

Lewis Road will continue to operate at No Build levels of service for all peak periods. 

Therefore, no significant impacts are created and no mitigation measures are proposed at 

this intersection. 

7. After the completion of the project, the stop-controlled intersection of Old Country Road 

and Lewis Road will continue to operate at No Build levels of service for all peak periods. 

From the review of the capacity analyses results, during the worst peak period the 95% 

queue length on both Lewis Road approaches are less than one vehicle and the available 

storage exceed one vehicle length on both approaches. The accident data did not indicate 

any accidents related to the railroad crossing occurred on Lewis Road. It should also be 
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noted that less than 8 trains cross Lewis Road at this at-grade crossing daily.  Hence, no 

queueing and safety issues are expected at this location. Therefore, no significant impacts 

are created and no mitigation measures are proposed at this intersection. 

8. After the completion of the project, the stop-controlled intersection of Old Country 

Road/Box Tree Road and Lewis Road will continue to operate at No Build levels of service 

for all peak periods, except for the northbound approach.  The stop-controlled northbound 

approach of Box Tree Road will experience a change in LOS during the Summer PM Peak 

hour and during the Fall Saturday peak hour, from LOS D to E.  There will be an increase 

in delay of 3.8 seconds and 4.2 seconds during the PM and Saturday peak hours, 

respectively.  Therefore, no significant impacts are created and no mitigation measures are 

proposed at this intersection.  

9. After the completion of the project, the southbound Site Driveway approach is anticipated 

to operate at LOS B during all peak periods. The eastbound Site Driveway approach is 

anticipated to operate at LOS A during all peak periods.  

10. The results of the traffic analyses for the operational phase indicates no significant traffic 

impacts associated with the proposed project.  Since the traffic generated by the 

construction phase is less than that of the operational phase, no significant traffic impacts 

are anticipated during the construction phase. Traffic flow and temporary/short-term 

construction impacts can be further improved during the construction phase by 

incorporating traffic control and construction management measures which the applicant 

will examine and implement in cooperation with the Town as necessary during the 

construction phase.  Such measures will include: providing adequate signage to direct 

workers and deliveries to a dedicated construction access location; use of flaggers to direct 

construction related vehicles to the site during periods of higher volume of arrivals and/or 

truck deliveries; encouraging and facilitating contractors and trades to conduct construction 

worker car-pooling; pursuing an internal haul road or other means of reducing soil hauling 

truck trips on Lewis Road; and fully conforming with Chapter 235 of the Town Code which 

regulates noise generation. 
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11. Based on the specific uses proposed and the nature of those uses, the Hills at Southampton 

PDD is appropriately designed based on a parking standard unique to itself.  The numbers 

of parking spaces proposed will be adequate to serve the parking needs of the proposed 

project.  Thus, no impacts with regard to parking are expected, so that no mitigation is 

necessary or proposed. 

 

Based on our Traffic Impact Study as detailed in the body of this report, the construction and 

operation of the proposed mixed use development will not create a significant adverse traffic 

impact on the adjacent street network.  
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