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                                           PLANNING BOARD 

                                                           
                                                     60 McAlpin Avenue 

                                               Mahopac, New York 10541 

                                              Tel. (845) 628-1500 – Ext.190 

                                                    www.ci.carmel.ny.us  

 

 

                          PLANNING BOARD AGENDA 
                  DECEMBER 17, 2020 – 7:00 P.M.            
                                       
                                                                          

 
TAX MAP #    PUB. HEARING  MAP DATE  COMMENTS 

 
PUBLIC HEARING 
 
1. Stillwater Business Park – 105 Stillwater Road 75.17-1-53 12/17/20               12/7/20   Open Public Hearing 

86.5-1-25,26 
 

2. Hillcrest Commons – Lot E-2.2 – Clapboard Ridge Rd 44.10-2-4.2 12/17/20               8/29/18   Bond Return  
 
 
SITE PLAN 

  

 
3. DP 53, LLC (Spins Bowl) – 23 Old Route 6  55.7-1-1                  12/2/20    Amended Site Plan 

 
4. House of Prayer & Worship – 365 Hill Street  64.6-1-14    12/3/20    Site Plan 
 
5. Fairhaven at Baldwin Place – Baldwin Place Rd & 86.6-1-4                  12/2/20    Site Plan 

Route 6 
 
 
SUBDIVISION 
 
6. Fairhaven at Baldwin Place – Baldwin Place Rd & 86.6-1-4                  12/2/20    Sketch Plan  

Route 6 
 
 
MISCELLANEOUS 

 
 

7. Carmel Centre Senior Housing – Lot 3   55.14-1-11.1       Bond Return  
 

8. Minutes – 11/12/20   
 

 
 

CRAIG PAEPRER 
 Chairman 

 
ANTHONY GIANNICO 
Vice Chairman 

 
BOARD MEMBERS 
KIM KUGLER 
RAYMOND COTE 
ROBERT FRENKEL 
MARK PORCELLI 
VICTORIA CAUSA 
 

MICHAEL CARNAZZA 
Director of Code 

 Enforcement 

 
RICHARD FRANZETTI, P.E. 
                       Town Engineer 

 
    PATRICK CLEARY,       
AICP,CEP, PP, LEED AP 

                          Town Planner 

 
               

 

http://www.ci.carmel.ny.us/
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A R Y E H  S I E G E L  
A R C H I T E C T  

 

 
 

 
 
84 Mason Circle  ajs@ajsarch.com Tel  845 838 2490  
Beacon,  New York  12508 www.a jsarch.com Fax  845 838 2657  
 

Rose Trombetta 
Planning Office 
Carmel Town Hall 
60 McAlpin Ave 
Mahopac, NY  10541 
845-628-1500 Ext. 190 
 
 
December 7, 2020 
 
 
Re: Spins Carmel – 23 Old Route 6 
 Site Plan Application  
 
 
Dear Rose, 
 
Please find enclosed: 
 

• (5) sets of revised plans, revised December 2, 2020. These plans have been updated per the 
comments we received from the previous Planning Board review and meeting. 
 

• (5) copies of our comment response letter 
 

• CD ROM with pdf files of drawings and response letter 
 
 
 
Please let me know if you have any questions. 
 
 
Sincerely, 
 
 

 
 
Aryeh Siegel 
Aryeh Siegel Architect 
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84 Mason Circle  ajs@ajsarch.com Tel  845 838 2490  
Beacon,  New York  12508 www.a jsarch.com Fax  845 838 2657  

Craig Paeprer - Planning Board Chairman 
Town of Carmel 
60 McAlpin Avenue 
Mahopac, NY 10541 
 
Re: Site Plan for DP-53, LLC – Spins Bowl 

Site Plan Application – Responses to Comments 
 
 
 
December 7, 2020 
 
 
 
Dear Chairman Paeprer and Members of the Planning Board, 
 
Below please find our responses to the comments included in the Town Engineer’s  
Memorandum, dated November 17, 2020; as well as the Memorandum from the Director of Code 
Enforcement dated November 24, 2020;  and the Cleary Consulting Memorandum dated 
November 24, 2020. 
 
Office of the Town Engineer Comment Responses: 
 
1. Comment acknowledged. The Applicant understands that a referral to the Carmel Fire 

Department may be warranted. 
  

2. The Applicant proposes to construct the improvements all at one time. 
  

3. Proposed plantings are included with this submission. 
  

4. A legend has been added to the drawing. 
  
Director of Code Enforcement Comment Responses: 
 

1. Hours of operation: 
• Spins Operating Hours are generally as follows: 

a Monday thru Thursday, & Sunday : Venue closes no later than 11PM 
b Friday & Saturday : Venue closes no later than 1AM 
c We would like the outdoor space to sync with the operating hours of the rest of 

the venue, since it is the same management team and staff.  We do not operate, 
nor do our customers view as a ‘late night bar’ venue.  So, we close our doors, at 
all Spins locations in 3 states (MI, NY and OH), no later than 1AM.  Though 
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liquor and food revenue is important to our operation, we are a destination for 
our games and activities, no for the particular bar scene. 
 

2. The Applicant will comply with all noise ordinances. 
  

3. We have contacted Mr. Carnazza to explain that there is not a Restaurant use within the 
building, and that the Applicant believes that the parking requirement previously stated for 
the business use should be accurate for the intended uses. The building is used for games and 
activities, and occasional birthday parties, but does not operate as a restaurant. 
 

4. Given the above business use, the Applicant requests that we not be required to provide 
existing plans of the building. These plans should be on file with the Building Department. 
 
 
Office of the Town Engineer Comment Responses: 
 

1. Parking stalls will be re-striped. 
 

2. The distance between planter boxes has been clarified. 
 

3. Planting has been revised, and a planting schedule has been added. The landscape designer 
recommends using a combination of shrubs and bulbs to maintain plantings throughout the 
season and add visual interest. 
 

4. Comment acknowledged. Outdoor lighting will be restricted to that depicted on the site plan. 
 

5. Generally, outdoor music would only be speakers and sound system for background music 
while customers take advantage of the games.  The outdoor deck’s primary entertainment are 
the assorted games and attractions such as fowling, axe throwing, corn hole, etc.  But up 15 
nights per season (spring thru fall) we would like to be able to host live entertainment, 
whether acoustic guitar and vocalist or bands. We do not need live music to go past 11PM. 
 

6. This is a modified Airstream trailer, or something similar.  This will serve as a bar trailer, and 
no food preparation will take place within this trailer.  Customers can place food orders from 
this trailer, and the orders will transfer to the indoor kitchen which will prepare the food and 
deliver the orders. 
 

7. Everything will be managed and operated as one venue.  The bowling center is generally very 
busy in late fall and winter months. Business slows down tremendously during spring, 
summer and early fall.  The addition of the outdoor activities will hopefully allow us to keep 
the same staff employed year-round instead of needing to lay off staff off during the slow 
season.  During poor weather on a weekend in the summer, for example, we expect the 
business to just transition indoors.  The addition of the outdoor deck and activities should 
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hopefully just make the business more consistent throughout the 12-month cycle.  It’s just the 
case that during great weather people don’t typically bowl.  So, on a great weather summer 
weekend, the bowling center will be mostly empty, even if the proposed outdoor activities 
have a nice crowd.  We would like to avoid restrictions based on seasons, since every year the 
weather changes.  If we have a very warm October, for example, we expect that people will 
continue to use the outdoors.  Once it gets cold people will naturally transition to the indoor 
venue.   
 

8. We would like to make a very dog friendly venue.  So, we want to provide a fenced in areas 
as shown for a dog run for owners that bring their dogs.  There is a trend in the hospitality 
industry to be very dog friendly, and we feel this would be a nice amenity to add. 

 
  
 
Thank you. Please let me know if you have any questions. 
 
Sincerely, 
 

 
Aryeh Siegel 
Aryeh Siegel, Architect 
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Existing Site Plan
Scale: 1" = 60'

EXISTING SITE PLAN
GENERAL NOTES:
1.   PARKING LOT HAS NO ADA COMPLIANT PARKING SPACES
2.  EXISTING FADED PARKING SPACES STRIPING TO BE
REMOVED & RE-STRIPED
3.  ±217 SF EXISTING DUMPSTER ENCLOSURE AND CONCRETE
PAD TO BE REMOVED AND REPLACED WITH LAWN
4.  ±75 SF EXISTING SECTION OF CONCRETE SIDEWALK TO BE
REMOVED AND REPLACED WITH ADA COMPLIANT CURB RAMP
5.  ±205 SF EXISTING SECTION OF ASPHALT PAVEMENT TO BE
REMOVED AND REPLACED WITH CONCRETE PAD FOR NEW
DUMPSTER LOCATION
6.  EXISTING EXTERIOR LIGHTING TO REMAIN

Location Map
Not to Scale

Existing Building
Exterior Lighting to Remain
Not to Scale

1 12/2/20 Building Department Comments BC
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Sheet 3 of 6 - Proposed Site Plan

Owner/Applicant:
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Proposed Site Plan
Scale: 1" = 60'

PROPOSED SITE PLAN GENERAL
NOTES:
1. PARKING SPACES TO BE RESTRIPED TO MAINTAIN 163 PARKING SPACES
WITH 6 CODE COMPLIANT ADA PARKING SPACES. ADA SPACE STRIPING AND
SINGAGE TO MEET THE NYS CODE.
2.  NEW ±6,991 SF OUTDOOR ENTERTAINMENT AREA ADDED. AREA TO HAVE
PEA GRAVEL ADDED ON TOP OF EXISTING ASPHALT.
3.  ENTERTAINMENT AREA SEPARATED & PROTECTED FROM AUTOMOBILES
WITH CONCRETE PLANTER BOXES.
4. ENTERTAINMENT AREA TO BE GAMING AND RECREATION AREA WITH NO
FIXED GAMES, AS THERE WILL BE ALL INTERCHANGEABLE GAMES AS SHOWN.
DIFFERENT GAMES CAN BE ADDED/GAMES SHOWN CAN BE REMOVED.
5.  NO ALTERATION TO SITE DRAINS OR DRAINAGE PATTERN.
6.  NEW ±217 SF LAWN ADDED WHERE EXISTING DUMPSTER CONCRETE PAD
WAS LOCATED.
7.  NEW ADA COMPLIANT CURB AND RAMP ADDED.
8.  NEW CONCRETE PAD AND DUMPSTER ENCLOSURE ADDED.
9.  NO CHANGES TO THE EXISTING BUILDING.
10. ONLY OUTDOOR LIGHTING SHOWN SHALL BE INSTALLED,
OVER-ILLUMINATION WILL BE AVOIDED.
11. SPOT LIGHTS WILL BE INSTALLED FOR SAFETY AT THE AXE THROWING
LANES AS SHOWN.
12. WALL MOUNTED SPEAKERS WILL BE INSTALLED TO PROVIDE
BACKGROUND MUSIC EXTENDED FROM THE INTERIOR SPACE.
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CONSTRUCTION  SPECIFICATIONS:

1. WOVEN WIRE FENCE TO BE FASTENED SECURELY TO FENCE WITH WIRE
TIES OR STAPLES. POSTS SHALL BE STEEL EITHER “T” OR “U” TYPE OR
HARDWOOD.

2. FILTER CLOTH TO BE FASTENED SECURELY TO WOVEN WIRE FENCE WITH
TIES SPACED EVERY 24” AT TOP AND MID SECTION. FENCE SHALL BE
WOVEN WIRE, 6” MAXIMUM MESH OPENING.

3. WHEN TWO SECTIONS OF FILTER CLOTH ADJOIN EACH OTHER THEY
SHALL BE OVER-LAPPED BY SIX INCHES AND FOLDED. FILTER CLOTH
SHALL BE EITHER FILTER X, MIRAFI 100X, STABILINKA T140N, OR
APPROVED EQUIVALENT.

4. PREFABRICATED UNITS SHALL BE GEOFAB, ENVIROFENCE, OR APPROVED
EQUIVALENT.

5. MAINTENANCE SHALL BE PERFORMED AS NEEDED AND MATERIAL
REMOVED WHEN “BULGES” DEVELOP IN THE SILT FENCE.
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December 1, 2020 
 

The Fairhaven at Baldwin Place 
Carmel, New York 

 
Project Description 

 
The Fairhaven at Baldwin Place is planned for an 11-acre site that is located approximately 
500 feet off Baldwin Place Road and approximately 700 feet behind two banks on Route 6.  
Fairhaven at Baldwin Place will be a 3-story, 72-unit apartment-style building with road access 
from Baldwin Place Road and a walking path to Route 6.  The development will include 54 
one-bedroom units (631 square foot average) and 18 two-bedroom units (846 square foot 
average). A typical apartment will include amenities such as cooktop and range, refrigerator 
and freezer, microwave oven, dishwasher, granite countertops, and a washer and dryer. The 
entire building will be wired for CATV and internet. General building amenities will include 
meeting rooms, exercise rooms, and staff offices on the first floor. Exterior finishes will include 
vinyl lap siding, vinyl shake siding with vinyl trim, cultured stone accent areas and cultured 
stone column bases with tapered fiberglass columns, and asphalt shingle roofing. A 12' x 6' 
cupola with copper roof, windows, and weathervane will be built into the roof of each wing of 
the building. Exterior amenities will include a patio with gas grills, picnic tables, a gazebo, 
sitting areas with benches, walking trail, and a designated playground area for children. Half 
(i.e., 36) of the units at Fairhaven at Baldwin Place will be designated as “supportive housing” 
units for individuals with disabilities and special needs.  Occupants of these units customarily 
rely on public transportation, as vehicle ownership is generally impractical in view of their 
disabilities and associated economic constraints.  No more than a quarter of the occupants 
of the project’s supportive housing units are expected to own vehicles or to require parking 
accommodations.  The remaining 36 units will be affordable units.  In addition, the 
development will include a walking and bike path to Route 6, giving residents direct access 
to all the amenities and shopping in the immediate area. 

 
Project Sponsor and Operator 

 
Search for Change, Inc. (SFC) is a nonprofit organization incorporated in 1976 to provide 
supportive housing and associated rehabilitative services for individuals with disabilities and 
special needs, and it will serve as sponsor and operator of this project.  Our mission  – to 
improve the quality of life and increase the self-sufficiency of individuals who face emotional, 
social, and economic barriers – continues to guide us in serving the most vulnerable among 
us.  Our agency has undergone substantial growth in recent decades, and we now operate a 
vast network of supportive housing units throughout Westchester and Putnam Counties.  We 
also provide vocational rehabilitation services (specifically job readiness, job development, 
and continuing employment support services) that aid our clients in claiming their share of 
the American Dream.  Simply put, SFC assists individuals on their journey of recovery by 
helping them to secure safe and stable housing, meaningful work, and other features of a 
successful life.  In doing so, we do not merely support those entrusted to our care.  We support 
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the broader communities in which we operate by promoting our clients’ participation in their 
local economies.  We also operate in partnership with many other healthcare and social 
service agencies with a shared mission and commitment to Putnam County and its residents.  
These agencies have pledged their support for our project and its future residents. 
 
Our efforts to date notwithstanding, there exists a marked shortage of affordable and 
supportive housing in this region due to highly restrictive and exclusionary zoning that makes 
it exceedingly difficult for those with special needs or limited resources to secure stable living 
arrangements in which to pursue their recovery and dreams.  SFC aims to ameliorate this 
crisis and to promote the overall health of its community through the development of 
additional units of supportive and affordable housing.  This will occur in concert with the 
Empire State Supportive Housing Initiative (ESSHI) (an initiative of New York State that 
supports the development of affordable and supportive housing).  To this end, SFC is seeking 
a subdivision and site plan approval of the subject parcel to accommodate a new facility as 
described above. 
 

Leadership 
 

SFC operates under the direction of Ashley Brody, MPA, CPRP, its Chief Executive Officer.  
Mr. Brody has filled many roles within the agency during a tenure spanning 26 years.  These 
include positions in direct service and support, programmatic oversight, and administration 
(i.e., management).  He has participated in and presided over a period of considerable 
organizational growth and diversification.   

Mr. Brody holds a Bachelor of Arts (BA) degree in Psychology from Purchase College and a 
Master of Public Administration (MPA) degree from Pace University.  He is also a Certified 
Psychosocial Rehabilitation Practitioner (CPRP). 

Mr. Brody has served as CEO of SFC since October of 2015, and during the past five years 
he has witnessed many changes in the landscape of supportive housing and social services 
that make him, his senior leadership team, and Board of Directors uniquely equipped to 
execute these types of projects. 
 
I have attached 2 pages – a recent need assessment analysis completed for the project.  
 
Thank you in advance for your consideration. 
 
Sincerely, 
 
Ashley Brody 

 
Ashley Brody, MPA, CPRP 
Chief Executive Officer 
Search for Change, Inc. 
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December 1, 2020 
 

Need Assessment Analysis 
 

(Newmark Knight Frank) 
 

New York State is facing an affordable housing crisis, and the plight of downstate regions, 
including the Mid-Hudson region of which Putnam County is a part, is particularly grave.  
According to an Office of the State Comptroller (OSC) report, statewide median rental costs 
rose by nearly 13 percent during the past decade.  New York recently ranked third among 
states in the proportions of both renter and owner households devoting half or more of their 
income to housing.  For housing to be considered “affordable” by prevailing standards, it 
should require no more than 30% of occupants’ household income.  Approximately half (49%) 
of New York residents must apply more than 30% of their income toward housing expenses.  
The Mid-Hudson region enjoys the dubious distinction of exceeding the statewide average.    
 
Putnam County experiences unique challenges associated with its geography, demographic 
characteristics, and related factors.  Its population is the sixth largest among counties in the 
Mid-Hudson region, but it has had the largest percentage increase in population in the region 
since 1970 leading to increasing demand on the available housing stock.  Thus, costs for 
rental housing have escalated during the past five years in accordance with rising demand 
and other economic factors.  Significantly, the Fair Market Rent (FMR) in Putnam County is 
as high as it is anywhere in New York State and higher than Westchester’s, a neighboring 
county reputed for its prohibitively priced rental market.  Nearly two-thirds (59%) of the 
county’s renters must apply more than 30% of their income toward housing expenses, and a 
quarter of them (26%) must apply more than half of their income according to the Census 
Bureau’s American Community Survey (ACS).  A report of the Putnam County Housing 
Corporation recommends both the rehabilitation and preservation of existing housing stock 
and the development of new affordable housing units to address the emergent need.  The 
latter has proven exceptionally difficult due to certain impediments to new construction unique 
to the Town of Carmel, Putnam County, most notably the highly restrictive and exclusionary 
zoning in the Town.  Not surprisingly, the county has an exceptionally low housing vacancy 
rate of 1.59% as reported by the ACS.  (The OSC report referenced above revealed a 
statewide vacancy rate of 4.2%, suggesting the shortage of available housing units in Putnam 
County far exceeds the statewide average.) 
 
Carmel, the municipality in which the proposed housing project will be developed, is not 
exempt from the foregoing trends.  Carmel’s cost of living is 29.6% higher than the national 
average, and this includes a nearly 2% increase during the past year, attributable largely to 
housing-related costs according to Census Bureau data.  Development of additional units of 
affordable housing as described in this proposal will address pent up demand and, in doing 
so, lessen a glaring imbalance between supply and demand.  This was further affirmed by 
Newmark Knight Frank, a prominent real estate valuation and advisory firm, that conducted 
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a market study of the area in which this project will be developed.  This study found strong 
support for the proposed project with a need for additional units with overall weighted capture  
rate of 8.05%.  The study authors declared its findings “indicative of strong overall project 
support” and suggested the project will remain fully occupied. 
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BUILDING ELEVATIONS

1/16" = 1'-0"1 BUILDING WEST ELEVATION

1/16" = 1'-0"2 PARTIAL EAST ELEVATION
1/16" = 1'-0"3 NORTH (WING END) ELEVATION

1/16" = 1'-0"4 BUILDING SOUTH ELEVATION

EXTERIOR ELEVATION NOTES

E1 CULTURED STONE VENEER
E2 WOOD GRAINED LAP VINYL SIDING
E3 WOOD GRAINED SHAKE VINYL SIDING
E4 TRIM BOARDS
E5 ASPHALT SHINGLES
E6 PORCH COLUMNS CULTURED STONE BASE WITH PAINTED FIBERGLASS COLUMN WRAPS ABOVE.
E7 VINYL RAILING
E8 ALUMINUM & GLASS STOREFRONT SYSTEM
E9 TAPERED CULTURE STONE COLUMNS
E10 HEAVY TIMBER ENTRY CANOPY WITH STAINED TIMBER BEAMS & TRUSSES
E11 METAL WALL PANELS METAL PAC-CLAD HWP HORIZONTAL OR EQUAL
E12 TYPICAL VINYL DOUBLE HUNG WINDOWS
E13 TYPICAL VINYL DOUBLE HUNG WINDOWS
E14 INSULATED METAL DOORS PAINTED
E15 ALUMINUM & GLASS DOORS
E16 GLASS HUNG CANOPY
E17 CUPOLA STRUCTURE WITH WINDOWS, COPPER ROOF & WEATHERVANE.
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