
 TOWN OF CARMEL
Chairman

Vice Chairman

Director of Code
Enforcement

Town Engineer

Town Planner







































































































SITE DEVELOPMENT PLANS FOR





























Carmel should establish a balance among protection of the natural 
environment and resources, maintaining quality neighborhoods, providing necessary 
community services and insuring a sound economic base.

Carmel should preserve its natural resources and protect 
the quality of drinking water supplies.

Carmel should support its existing settled neighborhoods and 
commercial and industrial areas by maximizing existing public sewer capabilities, 
ensuring sound environmental operation of private septic systems, and constructing or 
expanding sewer districts.



Carmel should sensitively develop its economic sector so as 
to strengthen its tax base consistent with the other goals of this plan.
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1.0 INTRODUCTION 

The proposed project is a 63-unit townhouse development with a clubhouse and pool for the residents at the 
southwest corner of John Simpson Road and Fair Street on lands known as the Centennial Golf Club (CGC). The project 
will span three parcels, two of which are in the Town of Carmel with tax IDs 44.2-2.1 and 44.2-4.2 and one is in the 
Town of Southeast, tax ID 44.1-1, totaling ±163.67 acres. The project is the R-60 residential zoning district.  
 
The CGC currently offers three 9-hole golf courses identified as the "Meadows", "Lakes" and "Fairways".  Fairways is in 
the Town of Carmel, Meadows is in the Town of Southeast, and Lakes is located in both towns. The project area is 
located at the northern tip of the Lakes and Meadows courses, north of the existing clubhouse and pavilion. The golf 
practice area and an underutilized 271-space surface parking lot will be eliminated to facilitate this Project. 
 
The townhomes will be constructed where the existing parking lot and a former pasture are located. The Project 
includes the realignment of driveways and installation of new private drives for the townhomes, new water and sewer 
lines, decommissioning/replacement of a pump station, on-site stormwater management, a partial demolition of a 
portion of the existing cart barn, new/realigned cart paths, reconfiguration of the Lakes and Meadows courses, and 
the installation of a new, modern 181-space surface parking area in the Town of Southeast for CGC guests.  A lot line 
revision is proposed.  New driveway access is proposed on Fair Street, one for ingress/egress, and two for emergency 
vehicle access only.  
 

This report analyzes water demand and resulting pressure at points around the site in the context of the Town of 
Carmel’s distribution system. The report also includes discussion of the sanitary sewer loading and collection system.  
 
See Appendix A for the Project Location figure. 
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2.0 SITE DESCIPTION  

2.1 Topography 

The existing condition of the project location consists of an existing asphalt paved parking lot and pasture lands. The 
site gradually slopes up from John Simpson Road and Fair Street to the approximate location of the existing practice 
areas and the wetland buffer area and then slopes down towards the southwest corner of the property. Site elevations 
range from 530 to 560 feet above mean sea level (AMSL).   

2.2 Soils 

Based on the United States Department of Agriculture Soil Conservation Services Soil survey soil maps, there are 
approximately six (6) identified soil types on the subject site. The soil types encountered on-site include: 
 

Symbol Soil Name Slope Hydrologic 
Soil Group 

% Coverage 
on Site 

WdB Woodbridge loam 3-8% C/D 34.2% 
RdB Ridgebury complex 3-8% D 24.0% 

PnB Paxton fine sandy loam 3-8% C 18.2% 
Sh Sun loam  C/D 17.3% 
WdC Woodbridge loam 8-15% C/D 3.2% 
NcA Natchaug muck 0-2% B/D 3.1% 

 
The Hydrologic Soil Group indicates the infiltration rate and quality of the drainage of the soil. Soils within group A 
tend to be well drained to excessively drained sands or gravelly sands, while soils within group D have very slow 
infiltration rates when thoroughly wet and typically consist of clays, high water tables or are shallow over impervious 
material.  
 
Refer to Appendix B for the site soil map. 

2.3 NYSDEC Environmental Resources 

The NYSDEC has an Environmental Resource Mapper on its website. The Environmental Resource Mapper is an 
interactive mapping application that can be used to identify some of New York State's natural resources and 
environmental features that are state protected, or of conservation concern. It displays the following:  

• Animals and plants that are rare in New York, including those listed as Endangered or Threatened 
(generalized locations). [Updated May 2008]  

• Significant natural communities, such as rare or high-quality forests, wetlands, and other habitat types. 

• New York's streams, rivers, lakes, and ponds; water quality classifications are also displayed 
 

According to this database, the site is located in the vicinity of bats listed as endangered or threatened. The 
environmental mapper is shown on Appendix C. 
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2.4 Water Resources 

According to the NYS Environmental Resource Mapper, the nearest water body is an onsite New York State 
Department of Environmental Conservation (NYSDEC) regulated class C stream (regulation: 864-194) to the west of 
the development that connects State regulated wetlands (wetland ID: LC-26 and LC-27) located west of the project 
parcel. The wetland has a State managed100 foot wetland buffer. The stream is tributary to the Middle Branch 
Reservoir.  
 
There are National Wetlands Inventory mapped freshwater forested/shrub wetlands, PFO1C and PFO1E.  
 
Additionally, there are manmade ponds on the Southeast parcel which are filled by a well and connected via overflow 
standpipes. These were deemed as artificial hydrology and not regulated by USACE or the Town by Ecological 
Solutions, LLC.  
 
Refer to Appendix D for a map of the NWI wetlands. 
 

2.5 FEMA/Floodplain 

According to FEMA’s National Flood Hazard FIRMette Mapper, the entire site is located in Flood Zone X (minimal 
hazard) per community panel no. 36055C0064G dated 08/28/2008.  
 
Refer to Appendix E for the FIRMette map of the site. 

2.6 State Historic Preservation Review 

The site was reviewed for the presence of archeological sensitive areas using online GIS tools found at the NYS Historic 
Preservation Office (SHPO). The Cultural Resource Information System mapping of the area found no archeo-sensitive 
areas on the parcel. The SHPO map is included in Appendix F. 
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3.0 EXISTING WATER SYSTEM 

3.1 Water Supply 

The Town of Carmel has thirteen (13) districts throughout the Town. The project site is located in the 2nd district – 
Hamlet of Carmel.  This water district sources its water supply from Lane Gleneida, located at the intersection of Route 
52 and Route 6 in the Town of Carmel. This lake is owned by the NYCDEP and water is sold to the Town of Carmel on a 
consumption basis, measured by a DEP owned water meter. 
 
According to the Annual Water Quality Report published on the Town website, the water is treated by three 
diatomaceous earth filters which is often used to remove surface water parameters such as cysts and algae. Treatment 
is followed by chlorine disinfection and the addition of a chemical for corrosion control. Contact time is achieved via a 
100,000-gallon clear well after which water is pumped to the distribution system via four (4) turbine pumps. This 
water district has three (3) gravity atmospheric storage tanks which have a combined storage capacity of 1.1 million 
gallons including fire protection.  
 
Over the course of 2017-2019, the average production for the year was as follows: 

Table 1: Historic Water Production 

Year Average 
Production (gal) 

Annual 
Average – 

Gallons per 
Minute (gpm) 

Highest Single Day 
Production (gal) 

Available Daily 
Capacity (gal) 

Remaining Daily 
Capacity (gal) 

2017 294,980,200 561 1,553,000 2,000,000 447,000 
2018 247,257,700 470 1,141,300 2,000,000 858,700 
2019 265,169,000 505 1,023,800 2,000,000 976,200 

 

4.0 PROPOSED WATER DEMAND ANALYSIS 

Domestic and fire protection water will be provided by the Town of Carmel municipal water system. The proposed 
project after the backflow preventer will be constructed in accordance with all applicable American Water Works 
Association (AWWA) standards and specifications.  
 
Data from an existing hydrant flow test completed in 2019 was provided by the Owner. The test was completed at a 
hydrant along County Route 60 (Fair Street) north of the proposed development and another at a hydrant on the CGC 
property. The hydrant flow test data, where Pst = static pressure, Pres = residual pressure, Qob = observed flow rate and 
Q20 = flow rate calculated at 20 psi, is displayed below and is also located in Appendix B. 

 
Hydrant at Route 60 | Date of Test: 09/26/2019 

• Pst = 65 psi 
• Pres = 33 psi 
• Qob = 2,260 gpm 
• Q20 = 2,700 gpm 
• Elevation= ±543 ft 
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The current programming entails 63-three (3) bedroom townhouse units, totaling 189 bedrooms as well as clubhouse 
and swimming pool. Per the 2014 NYSDEC New York Design Standards for Intermediate Sized Wastewater Treatment 
Systems and NYSDOH Title 6-1.29 Swimming Pool Design Standards, the anticipated water demand for the entire 
development is outlined below:  

Table 2: Anticipated Water Demand 

Building 

Information

Dependent 

Factor
Amount

Loading Rate 

(GPD)

Domestic 

Demand (GPD)

Residential - 3 BR Unit 63 330 20,790

Clubhouse/Fitness 

Center
SF 2400 0.08 192

Pool Swimmer 38 8 304

21,286

From WaterCAD

Total Domestic Demand:

Lowest Pressure (35 psi minimum):

 
These water demands take into consideration the use of the up to date, water saving fixtures to promote sustainability 
throughout the project. 
 
For design purposes, the anticipated average daily water demand of the development was assumed to be 21,286 gpd. 
The maximum day demand was calculated using a peak factor of 2.0. Conservatively, the peak day demand was 
calculated using a factor of 4.0.  

Table 3: Scenario Based Water Flow 

Scenario Demand (GPD | gpm) 
Total Average Daily Flow (Domestic Only) 21,286 GPD (14.8 gpm) 
Maximum Daily Flow (Factor of 2) 42,572 GPD (29.6 gpm) 
Peak Flow (Factor of 4) 85,144 GPD (59.1 gpm) 

 
Even at peak flow demand, there is adequate and surplus source and treatment capacity within the district’s water 
system.   
 
The Guide for Determination of Needed Fire Flow prepared by Insurance Service Officer (ISO) provides a method to 
determine needed fire flows for buildings based upon the type of construction, occupancy, exposure and location. 
Needed fire flows for one- and two-family dwellings not exceeding two stories in height can be estimated using 
recommended values presented in Chapter 7 of ISO Guide for Determination of Needed Fire Flow. The needed fire 
flows recommended by ISO for such structures are based on the distance between the buildings and vary between 
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500 and 1,500 gpm. For other types of habitational buildings, the needed fire flow must be calculated using the 
method presented in the ISO Guide and will vary from 500 gpm to a maximum value of 3,500 gpm. 
 
Utilizing ISO’s guide, the needed fire flow was determined to be 1,500 gpm. 
 
A hydraulic model of the proposed water demands on the existing water district has been developed to analyze 
working pressures and available fire flows within the system. The model was completed with WaterCAD version V8I 
and utilizes the most recent hydrant flow test data available. The model was limited to modelling 25 pipes. The Town 
Engineer will also validate the site design in the context of the entire municipal system to verify the site’s flow and 
pressure demands are fulfillable and do not have negative impacts on the remaining system.  
 
The water supply system will be designed and operated to maintain a minimum residual pressure of 20 psi at ground 
level at all points in the distribution system under all conditions of flow including fire flow. The average day demand, 
maximum day demand and fire flow under peak hourly demand scenarios were simulated to assess the minimum 
available pressure and the maximum available fire flow while maintaining a minimum 20 psi residual pressure. The 
normal working pressures in the distribution system will be maintained between 35 and 100 psi at ground level.  
 
Based on a preliminary WaterCAD analysis, the resulting pressures for the peak domestic and fire demand scenarios 
are as follows:  

Table 4: Pressure and Fire Flow Analysis 

Demand Type Minimum Available Pressure 
(psi) 

Available Fire Flow (gpm) 

Average Day Demand 58 - 
Maximum Day Demand 58 1,633 
Peak Hourly Demand 58 1,609 

  
Available pressure exceeds the 35-psi minimum required and fire flow demand meets the required 1500 gpm while 
maintaining a minimum 20 psi residual pressure within in the system.  
 
WaterCAD results are provided in Appendix F.  

5.0 PROPOSED WATER SYSTEM DESIGN 

5.1 Connection to Existing Water System 

There is an existing eight-inch (8”) diameter concrete lined ductile iron pipe along County Route 60. This pipe will be 
extended to both the upper townhomes and the main project entrance.  

5.2 Pipe Sizing and Material 

An eight-inch (6)” diameter PVC C900 water main will be installed along the proposed project roadways creating an 
internal loop throughout the site to provide service to the proposed townhome buildings, clubhouse and fitness 
center.  
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The proposed water distribution system will consist of approximately 4,945 linear feet of 8-inch PVC C900 pipe. All 
valves, bends, tees, crosses and dead ends shall be provided with mechanical joint connections and restrained with 
Megalug mechanical joint restraints. Water mains will be generally installed with a minimum earthen cover of five (5) 
feet using conventional open cut trenching method, in accordance with OSHA standards. 
Once constructed, the internal water main and its appurtenances will remain private. 

5.3 Hydrants, Valves and Appurtenances 

Hydrants will be installed throughout the distribution system at all road intersections, dead end lines and all high 
points, and will be spaced at intervals not exceeding 400 feet. Two proposed dedicated fire hydrants will be placed 
throughout the site. Hydrants shall be rate for a working pressure of 250 psi and shall be equal to Mueller Centurion A-
421 with a 5-1/4” barrel, with one 4-1/2” pumper nozzle and two 2-1/2” hose nozzles. The existing dry hydrant on site 
shall remain in place.  
  
Water mains, valves and fittings will be properly restrained against thrust forces by the appropriate use of restrained 
joint gaskets and mechanical joint restraint fittings. All valves, bends, tees, crosses and dead ends shall be provided 
with mechanical joint connections and restrained with mechanical joint restraints by Megalug or approved 
equivalents. Valves shall be equivalent to Mueller Model A-2360-23 gate valves with AWWA non-rising stems and 
counterclockwise opening. A concrete thrust block shall be placed behind all tee fittings. 
 
A shutoff valve, individual water meter and a backflow prevention device will be installed within each residence and  
the clubhouse. Water meter and backflow prevention devices shall be selected following the Town’s standards and 
will remain privately owned and operated. 

5.4 Water Service Connections 

Each unit will be served by a domestic water service tapped from the proposed internal 8-inch water distribution 
main. 

5.5 Disinfection and Testing 

Once installation of the underground water pipe network is deemed substantially complete for performance testing, 
all water mains shall be pressure tested and leakage tested in accordance with the applicable AWWA standards.   
 
All new water mains shall be disinfected in accordance with AWWA Standard C651 “Standard for Disinfection of Water 
Mains” (latest edition). Bacteriological sampling shall be completed in accordance with AWWA Standards and the 
Putnam County Department of Health. Only upon successful bacteriological sampling results are achieved with a 
certification of completed work be prepared and submitted.  

5.6 Design Standards 

The proposed water system improvements have been designed in accordance with application standards and 
guidelines including the Recommended Standards for Water Works (Ten States Standards), American Water Works 
Association (AWWA) standards and Town of Carmel standard specifications and details.  
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6.0 SANITARY SEWER 

6.1 Site Collection System 

The proposed buildings will be served by a new force main that connects to the municipal’s sewer collection system.  
The loading rate for the proposed sanitary main per the NYS Design Standard for Intermediate Sized Wastewater 
Treatment Systems is described below: 

Table 5: Sanitary Demand 

Building Information Dependent Factor Amount
Loading Rate 

(Per NYSDEC)
Load

Residential - 3 BR Unit 63 330 20790 gpd

Day Care Per Child 24 20 480 gpd

59.08 gpm

Total: 21270 gpd (14.77 gpm)

Peak Flow (Peak Factor of 4):

 

The proposed internal sanitary sewer collection system is to include approximately 1,565 linear feet of 8” diameter 
PVC SDR 35 pipe as well as approximately fourteen (14) precast concrete manholes. All pipes shall be sloped to have 
provide a flushing and self-cleaning velocity of 2 ft/sec. Manning’s equation was used to calculate pipe capacity of the 
sewers for this project and compared to the flow anticipated from the project to ensure the system will have ample 
capacity.  

Sanitary Pipe Capacity 
Proposed Use Manning’s Maximum Flow Proposed Peak Flow 

8” Sanitary Sewer Pipe Q = A(1.49/n) (A/P)(2/3) S(0.5) 

Q = 0.20 (1.49/0.011) (0.20/1.57)(2/3) x .01(0.5) 

Q = 0.69 ft3/sec = 308 gpm 

224 gpm 

 
A=Flow Area (sf) n=Manning’s Roughness Coefficient (unitless) P=wetted perimeter (ft) (for maximum flow this equals 
the pipe circumference = 2πR) S=slope of channel (ft/ft) 
 
Based on the table above, the sanitary sewer system can manage the proposed flows. 
 
All pipes including service connections and the collection pipe shall be installed per pipe manufacturer’s 
requirements and ASTMS standards and shall have watertight joints.  
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6.2 Pump Station 

Due to the difference in elevation, a pump station will be used to convey sewage from the project location to the 
nearest point of connection within the Town’s sanitary sewer system. The pump station will have adequate capacity 
for the peak hourly flow. 
  
The station will be a duplex system that will be capable of handling the peak hourly flow with one pump out of 
service. Each pump shall have a shutoff and check valve on the discharge side of the pump. All electrical equipment 
serving the pump station will be designed in accordance the National Electric Code (NEC).   
  
The pump station will be equipped with telemetry and audio/visual alarms in case of emergency. The pump station 
will be capable of pumping during emergency power outages via an on-site generator. The pump station, generator 
and all appurtenances will be enclosed and shielded from view.   
 
Once the existing force main, it’s elevation and discharge point are verified in the field, an exact pump station design 
will be completed and provided within the report.  
 
Once constructed, the internal sanitary sewer system including pipes, manhole and the pump station and all other 
appurtenances will remain private.  

6.3 Force Main  

This site was previously served by a pump station and force main that connected to the municipal sewer collection 
system. Due to the elevation difference, a new pump station will be proposed with force main connecting to the 
existing portion of force main to remain. The force main conveying wastewater from the project location will be 
designed to minimize friction loss and maintain a cleansing velocity of 2 ft/sec. Air relief valves will be proposed at 
high points to prevent air trapping within the force main.  
  
Once constructed, the force main will be dedicated to the Town of Carmel.    

6.4 Testing  

Once installation of the underground sanitary sewer collection system is considered substantially complete for 
performance testing, hydrostatic and air tests shall be performed on all pipes. All manholes shall be pressure tested in 
accordance with the applicable standards.    

6.5 Design Standards  

The proposed internal sanitary sewer collection system has been designed per application standards and guidelines 
including the Recommended Standards for Wastewater (Ten States Standards), NYSDEC Intermediate Standards for 
Wastewater Systems and Town of Carmel standard specifications and details.   
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Scenario:  Peak Day
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April 1, 2022 

Town of Carmel 
Attn:  Chairman Craig Paeprer and PB Members 
60 McAlpin Avenue 
Mahopac, NY 10541 
 
Re:   Centennial Amended Site Plan Comments dated January 13, 2022 

TM# 44.-2-2.1 and 4.2 
 Comments from the Town Engineer dated January 12, 2022 
 Comments from Cleary Consulting dated January 13, 2022 

Comments from Town Engineer via E-mail dated February 18, 2022 
 
Dear Chairman Paeprer: 
 
This letter is regarding the comments received from Mr. Michael Carnazza, Director of Code 
Enforcement, dated January 13, 2022, and Mr. Richard Franzetti, P.E. Town Engineer dated January 
12, 2022 and Cleary 99Consulting dated January 13, 2022.   The comments are in the order received 
and our responses are in bold italics. 
 
Comments Director of Code Enforcement- Centennial Amended Site Plan 
Tm# 44.-2-2.1 and 4.2: 
The applicants propose to change a tee box and move the parking area over to land in 
Southeast to make room for the Townhouse Development proposed on the corner of Fair St. 
and Simpson Rd. The already submitted Lot Line Adjustment must be approved and filed 

approved. 
RResponse: The comment above has been noted. 
 

Why is the narrative for the Townhouses included in the application for the golf course? Very 
confusing. 
Response: The narrative for the Townhouses was included in the golf course 
application to provide a more comprehensive summary of the adjacent projects. We 
have separated the narratives to make it more clear what is included in each 
application.  The FEAF still encompasses the overall project. 



The lot is labeled 44.2-2.1, that is incorrect, it is 44.-2-2.2. Before considering referrals to ECB 
or ZBA, all Tax I.D. #'s need to be corrected on the plat and verified. 
RResponse: All Tax I.D. #’s were found via the Putnam County GIS application 
(updated January 2022). Refer to the snip below. All Tax I.D. #’s have been updated. 
 

 
 
 
 
 
 
 
 
 
 



The required parking for the golf course is no longer in the Town of Carmel. We, the town, 
have no control of the parking space size, number, or aisle widths. A variance is required from 
the ZBA for non-compliance with section I 5-42A(7). 
RResponse:  A variance application package will be submitted to the ZBA. 
 
 
(7) Where there are practical difficulties in the location of parking spaces or if the public safety or 
public convenience, or both, would be better served by the location of such parking spaces other than on the same 
lot as the use to which it  is appurtenant, the Board o(Appeals. on specific application, may authorize such 
alternative location o(required parking space as will adequately serve the  public interest. subject to the following 
conditions: 
(a) Such off-site spaces shall be located on land in the same ownership or under a legally binding, 
perpetual arrangement between the premises. 
(b) The entrance to such space shall be within a radius of (250 feet from an entrance to the use that 
such space serves. (c) Such off-site parking spaces shall be usable without causing hazard to pedestrians. hazard to 
vehicular traffic. traffic congestion. detriment to the appropriate use of(other property in the vicinity or detriment to 
any residential neighborhood. 

The parking spaces proposed in the Town of Southeast do not meet the Town of Carmel 
requirements. Carmel requires 10x20 spaces, the spaces proposed are 9x18. 
Response: The parking spaces in the Town of Southeast meet the Town of Southeast 
requirements and will serve the golf course in both the Towns of Carmel and Southeast. 

Comments Director of Code Enforcement – Centennial Townhomes Site Plan 
Tm#44.-2-4.1 
The applicants propose to construct a 63 Unit Townhome development with clubhouse and 
pool on the comer of Fair St. and Simpson Rd. The Lot Line Adjustment must be approved 
and filed before the Amended Site Plan(s) for the multi-family development and golf course 
can be approved. 
Response: The above comment has been noted.

Provide floor plans and elevations. How do you calculate Parking? Will there be central 
garbage? Central Mail? 
Response: Floor plans and elevations will be provided at a later date.  There are 17 
surface parking spaces and additionally each Townhome has a garage and a driveway 
parking space.  There will not be central garbage.  We’ve provided a letter in this 
submittal with our interpretation of the Town Code.  We are coordinating mail with the 
Post Office and will update the plans once advised. 

The County Highway Dept. and Carmel Fire Dept. should comment on the new driveways 
coming out to Fair St. 
Response: Comment noted. 



This project needs to be referred to the ECB for comments. 
RResponse: Comment noted.  We will present to the ECB when referred by the Planning 
Board. 

What code are you using to do this development? Cluster 56-45? Multi-Family 156-28 ?  
Response: The development is using Multi-Family Code 156-28.  We’ve updated our 
LOI and site plan table. 

Provide a recreation calculation table. 300 s.f./dwelling unit are required 
Response: There is now a table on sheet C130 that includes a calculation for recreation 
space. 

Comments Director of Code Enforcement – Centennial Lot Line Adjustment 
Tm#44.-2-4.2 and 2.1 
The applicants propose to swap 11.84 acres from 44.-2-4.2 to 44.-2-2.1 and 7.65 acres from 44.-
2-2.1 to 44.-4.2 (INCORRECT TM#'s). The Lot Line Adjustment must be approved and filed 
before the Amended Site Plan(s)  for the multi-family development and golf course. 
Response: All Tax I.D. #’s were found via the Putnam County GIS application 
(updated January 2022). Refer to the snip below. All Tax I.D. #’s have been updated. 



  

The small lot is labelled 44.2-4.2, that is incorrect, it is 44.-2-4.1. 
Response: All Tax I.D. #’s were found via the Putnam County GIS application (updated 
January 2022). Refer to the snip below. All Tax I.D. #’s have been updated. 
 



  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



The larger lot is labeled 44.2-2.1, that is  incorrect,  it is 44.- 2-2.2. 
RResponse: All Tax I.D. #’s were found via the Putnam County GIS application (updated 
January 2022). Refer to the snip below. All Tax I.D. #’s have been updated. 
 

 
 
The Lot line adjustment law only allows for the transfer of 20% or 20,000 sq. ft. of lot area. 
This submission does not comply. Variance required from the ZBA. This type of project is not 
the intent of the Town Lot Line Adjustment Law. It is to correct any encroachment, and to 
allow residents to trade properties so they can build an addition, deck, etc., not for a full 
development. 
Response: The above comment has been noted.  An application will be submitted to 
the ZBA. 

Before anything is referred to the ZBA, all tax I.D. #'s need to be corrected on the plat and 
verified. 



RResponse: All Tax I.D. #’s were found via the Putnam County GIS application 
(updated January 2022). Refer to the snip below. All Tax I.D. #’s have been updated. 
 

 
 

Town Engineer Comments 
ASP Centennial Golf Club TM 44.-2-4.2, 2.1 
Please note that the documents reviewed as part of this submittal are in standard font (i.e., black) 
and the documents in lighter font were previously provided by the applicant and not reviewed as 
part of this submission. The Board and the applicant should note that a complete submittal 
package of the approved drawings and document must be submitted to the Planning board office 
as part of final approval. 
 
Based upon our review of this submittal, the Engineering Department offers the 
following preliminary comments: 

I. General Comments 
1. The following referrals are required: 



a. New York State Department of Environmental Conservation (NYSDEC) 
b. Putnam County Department of Highways and Facilities(PCDHF) 
c. New York City Department of Environmental Protection (NYCDEP) 
d. The Town of Carmel Environmental Conservation Board (ECB). 
e. Carmel Fire Department 

RResponse: 

2. The following permits are required: 
a. NYSDEC - for stormwater and wetlands; 
b. NYCDEP - for stormwater 
c. ECB for wetlands 
d. PCDHF - Highway Permits 

Response: 

3. The FEAF 
a. Page 3 of 13 D.1.d. calls this a lot line adjustment.  This should be corrected. 

Response: We revised to answer to check “yes” for subdivision, and still 
note that it is a lot line revision. 
 

b. Page 5 of 13 D.2.c - Applicant will need to provide additional assessment 
regarding water/sewer. This will minimally include a water/wastewater 
report. 
Response: This section has been updated and a water & wastewater 
report is included in this submittal. 
 

c. Page 5 of 13 D.2.d. Liquid wastes should include stormwater Applicant will 
need to provide additional assessment regarding water/sewer This will 
minimally include a water/wastewater report. 
Response:  A water & wastewater report is included in this submittal. 
 

d. Page 7 of 13 D.2.j. Applicant has provided traffic generation findings. This 
should be reviewed by a traffic consultant. 
Response: Comment noted. 
 

4. The applicant must provide a water/wastewater report.  It is suggested that the 
applicant meet with the Engineering Department to discuss this further. 
Response: A preliminary engineering report is provided in this submission. 
 

5. Wetland mapping and delineations provided needs to be verified by the NYSDEC 
and the Town of Carmel Wetlands Inspector.  Note on Site Plan Drawing C130 
indicates wetlands on the site.  These should be shown on the drawing. 
Response: The wetland delineations are shown on all sheets, consisting of the 
100’ wetland buffer line and the wetland boundary line.  We are awaiting  
NYSDEC verification. 
 



6. The area of disturbance for the work as provided is 19 acres sf.  The threshold criteria 
of disturbances for the NYSDEC stormwater regulation are between 5,000 square 
feet and one (1) acre and over one (1) acre.  The project will require coverage under 
the NYSEC SPDES General Permit for Stormwater Discharges from Construction 
Activity (GP-0-20-001) and the development of Stormwater Pollution Prevention 
Plan (SWPPP) that has permanent stormwater controls. 
RResponse: The comment above has been noted. 

In addition, the applicant should note that a SWPPP will be required by the 
NYCDEP. 
Response: The comment above has been noted. 
 

7. All re-grading required to accomplish the intended development should be 
provided. It is unclear from the drawings provide the extent of cut and fill 
proposed for the site. 
Response: The grading plan now includes a note specifying the amounts 
of cut and fill proposed. 

The applicant has provided a grading plan. The amount of fill, if any, being 
brought to the site should be provided. 
Response: The grading plan now includes a note identifying the amounts 
of cut and fill proposed.  

All fill brought to the site must be certified per NYSDEC regulations and 
manifests/certification of the fill material being delivered should be provided. A 
note should be added to the drawing. 
Response: The grading plan now includes a note reflecting the comment 
above. 
 

8. Traffic and Vehicle Movement Plans should be provided which provide the 
following: 

a. Graphic representation of vehicle movements through the site should be 
provided to illustrate that sufficient space exists to maneuver vehicles on 
the site. 
Response: Graphic representation of a fire truck maneuvering 
through the site has been included in the Traffic and Vehicle 
Movement Plan. 
 

b. All turning radii for the site should be graphically provided. This includes 
the turning radii into the site entrance. 
Response: The Traffic and Vehicle Movement Plan includes 
turning radii throughout the site.  
 

c. Slopes at the entrance way need to be defined.  It is suggested that slopes of 
less than 6% be used for the first 20 feet of entry and that slopes of no greater 



than 8% be used entering the site.  Please refer to AASHTO guidelines for 
commercial properties. 
RResponse: Entrance profiles are included in this submittal. 
 

d. Roadway and driveway profiles should be provided. 
Response: Refer to the Profiles on sheet C160 for roadway profiles. 
 

e. The applicant needs to specify if the roads are intended to be dedicated to the 
Town of Carmel. 
Response: All proposed roadways are to be private. 

9. The applicant will be required to supply a stormwater maintenance agreement and 
maintenance guarantee per Town Code (§156-85 and §156-87 B respectively). 
Response: The above comment has been noted. 

10. Should any public improvements be deemed necessary as part of the development 
of the tract, a Performance Bond and associated Engineering Fee must eventually 
be established for the work.  The applicant will need to develop a quantity take 
off for bonding purposes. The ·applicant should note that a Performance Bond 
and associated Engineering fee is minimally required for the stormwater 
management practices, erosion and sediment control drainage features, 
landscaping etc. installed on the site. Please see §156-61 J and K of the Town 
Code for additional information. 
Response: The above comment has been noted. 

II. Detailed Comments: 

1. A landscaping plan has been provided. The applicant should add a note that all plantings 
shall be installed per §142 of the Town of Carmel Town Code. 

Response: The above note has been added to the landscaping plan.  
 

2. Adequate protection should be provided in the stormwater management practice 
(SMP) areas to minimize disturbance during construction.  Details should be 
provided to show how the SMP will be protected during construction. 
Response: A detail for slope stabilization for SMP’s has been added per the 
comment above.  

3. It is unclear if additional electrical utilities are being installed. 
Response: Electric utilities are intended to be below ground.  We are in the 
process of coordinating with NYSEG and will provide schematic routing on 
the plans at a later date.   
 

4. The area of disturbance must be shown on the drawing and delineated by orange 
construction fencing. 
Response: Orange construction fencing is now shown on the grading plan 



ddelineating the limit of disturbance. 
5. Sidewalks, manholes and guiderails should be installed per §128 of the Town of 

Carmel Town Code. 
Response: A note has been added to the plan specifying the above. 
 

6. A lighting spill plan must be provided. 
Response: A photometric spill plan has been added to the plan set, sheet 
C180.
 

7. Typical Town driveway requirements are 8” base, 3” binder and 2” top. 
Response: The driveway detail on sheet C230 has been updated per the 
comment above. 

8. All sewers must meet the Town of Carmel Town Code§ 120-29. 
Response: The above note has been added to the utility plan on sheet C140. 
 

9. Additional information should be provided as to potential location of the electrical 
service entering the development. The applicant should note that all electric utilizes 
should be underground. 
Response:  Electric utilities are intended to be below ground.  We are in the process 
of coordinating with NYSEG and will provide schematic routing on the plans at a 
later date.  Final design will be by NYSEG or MEP consultant. 
 

10. Drawing C130 indicates that water/sewer/wetlands for site. These should be provided 
on the drawing. 

Response: See utility plan on sheet C140 for proposed water and sanitary sewer 
locations. 
 

11. The applicant should note the no irrigation will be provided through the Town of 
Carmel's public water supply.  A note should be added to the drawing. 

Response: The above note has been added to the utility plan on sheet C140. 
 

12. All water service connections must be K-copper. 
Response: The above note has been added to the utility plan on sheet C140, and 
details have been updated. 
 

13. Details for the proposed connection into the existing water system must be 
provided. 

Response: A detail depicting proposed connection to the existing water 
main has been added to sheet C240. 

14. Gate valves shall be AWWA non-rising stem type, as manufactured by Mueller 
Company, Model A-2360-23, or approved equal, conforming to the latest AWWA Standard 
for Gate Valves - 3" through 48" - for Water and Other Liquids, AWWA Designation C-509. 

Response: The above note has been added to the utility plan on sheet C140, and 
details have been updated. 
 



15. Sizes up to and including 12” shall be 250 psi working pressure.  The valve body and 
bonnet shall be ductile iron.  All interior and exterior metal surfaces shall be coated with a 
two-part thermosetting epoxy complying with AWWA C550. 

RResponse: The above note has been added to the utility plan on sheet C140, and 
details have been updated. 
 

16. Valves shall have dual “O” ring seals, inside screw, resilient wedge seats in 
accordance with AWWA Designation C-550 and shall be constructed so as to provide 
unobstructed full port clearance when full open and immediate complete closure when 
closed.  The ends of the valves shall be mechanical joint. 

Response: The above note has been added to the utility plan on sheet C140, and 
details have been updated. 
 

17. All valves shall be arranged to open in counterclockwise direction unless otherwise 
specifically indicated and operating nuts shall be 2” square. 

Response: The above note has been added to the utility plan on sheet C140, and 
details have been updated.  
 

18. Valves shall be tested to a pressure of not less than two times the working pressure. 
Response: The above note has been added to the utility plan on sheet C140, and 
details have been updated. 
 

19. All hydrants shall be six inches in size with six-inch mechanical joint inlet connection 
and shall be equal to the Mueller Centurion A-421, with one (1) 4 ½” pumper nozzle and 
two (2) 2 ½” hose nozzles. 

Response: The above note has been added to the utility plan on sheet C140. 
 

20. Water Service Salles shall be equal to those manufactured by Mueller, Model 7 ½” x 
1” SS Series Stainless Steel Saddle, Double Stud. 

Response: The above note has been added to the utility plan on sheet C140. 
 

21. Corporation stops shall be equal to those as manufactured by Mueller Company, 
Model B-25000 Series, NRS and of the size required. Such corporation stops shall meet the 
requirements of AWWA Specification No. C800.

Response: The above note has been added to the utility plan on sheet C140. 
 

22. Curb valves (stop) shall be equal to those as manufactured by Mueller Company, 
Model H-15214 and shall conform to AWWA Specification No. C800. 

Response: The above note has been added to the utility plan on sheet C140. 
 

23. Curb boxes shall be equal to those as manufactured by Mueller Company and similar 
to Mueller extension type with arch pattern base model H-10314 all extension rods shall be 
stainless steel. 

Response: The above note has been added to the utility plan on sheet C140. 
 



24. All fire hydrants shall be the approved AWWA type fire hydrants in conformance 
with the American Water Works Association Standard for Fire Hydrants for Ordinary Water 
Works Service, AWWA Designation C502, and shall have a  5-1/4” valve opening, a 6” 
mechanical joint inlet complete with an auxiliary gate valve (close coupled), a 6” mechanical 
joint show, and all appurtenances. 

RResponse: The above note has been added to the utility plan on sheet C140. 
 

25. Fire hydrants shall be rated for a working pressure of 250 Psi.  Fire hydrants shall be 
sized for a 4’-6” bury. 

Response: The above note has been added to the utility plan on sheet C140. 
 
 

Town Engineer Comments 
LLA Centennial Golf Townhomes TM 44.-2-4.2, 2.1 
 
The Town of Carmel Engineering Department does not have any comments regarding the lot Line 
adjustment being proposed. 
Response:  Comment noted. 

The applicant should note the following, per §156-61 M. of the Town of Carmel Town Code: 
Copies of any restrictions or easements on the land (copy of deed). 
Key map at a scale of one-inch equals 800 feet, showing the relation of the portion to be 
subdivided to the entire tract and the relation of the entire tract to its neighborhood for at 
least 1,000 feet beyond its boundaries 
The location of proposed setback lines (setback envelope). 
Existing or proposed covenants or deed restrictions applying to the site. 
Location, composition, and approximate size of all monuments. 
Signature block for Planning Board Chairman to endorse approved plat. 
Label “old” and “new” property lines. 

Response: The above items have been added to the Lot Line Adjustment Plan. 

Comments Cleary Consulting – dated January 13, 2022 
Lot Line Adjustment Review, Amended Site Plan – Golf Course, Amended Ste Plan 
Review – Townhouses - Tm# 44.-2-2.1 and 4.2: 

PROPOSED PROJECT: 
The proposed project involves reconfiguring the existing Centennial Golf Course to 
allow for the development of 63 town homes. In order to allow for this development, 
three separate actions are necessary: 

Lot Line Adjustment - A lot line adjustment is proposed that would transfer 
11.84 acres from the parcel where the townhomes  are  proposed, to the golf 
course, and a transfer of 7.65 acres from the golf course parcel to the 
townhome parcel. These transfers would realign the parcels to accommodate 
the proposed development. 



Site Plan Amendment - Golf Course Realignment - Two of the three 
existing nine-hole golf courses are proposed to be modified. The northern 
portion of the "Lakes" and "Meadows" courses would be modified, new cart 
paths created, and the existing parking lot relocated  to a portion of the course 
located in the Town of Southeast. 
 

Site Plan Amendment - Townhouse Development - The lot line 
adjustments and golf course realignment are being done to  accommodate 
the development of a new 63-unit townhouse community. All of the units 
would support three-bedrooms. 51 of the units are proposed in the area of the 
existing parking lot.  The  primary  access would be provided from John 
Simpson Road, with a secondary  access from Fair Street. A new clubhouse 
and pool are proposed in this area as well.12 of the units would be constructed 
further west, accessed from Fair Street. 

The proposal calls for infrastructural connections to Carmel Water District 
#2 and Carmel Sewer District #2. New stormwater management and  
associated site improvements  are  also proposed. 

RREVIEW COMMENTS: 

1. Lot Line Adjustment 

The Lot Line Adjustment Plan is difficult to understand. Instead of the 
cross-hatching, can colors be used to differentiate the sending and receiving 
parcels? 
Response: Colors are now used to differentiate the parcel exchange. 
 
The tax map identification numbers appear to be incorrect. 
Response: All Tax I.D. #’s were found via the Putnam County GIS 
application (updated January 2022). Refer to the snip below. All Tax 
I.D. #’s have been updated. 

 



 

Clarify how the modifications to the Lakes an Fairways  courses (moving tee 
locations,  adjusting  fairways,  moving  traps,  etc.)  will affect or change the 
"playability" of the courses. 
RResponse: 1 Lakes will reduce from par 5 to par 4 due to the relocation of 
the tee boxes.  1 Meadows will remain a par 5 but will be slightly 
shortened due to the relocation of the tee boxes.  Overall, there should be 
no impact to the playability of the course. 

The existing 271 space off-street parking lot is proposed to be relocated 
to a portion of the site located in the Town of Southeast. Is a concurrent 
site plan amendment be processed in Southeast as well? 
Response:  Yes.  We have made an application to the Town of 
Southeast. 



Relocating the parking lot from the Carmel portion of the site not only changes 
how the parking operates, but it  also  creates  a  zoning  deficiency (i.e., the 
required off-street  parking  is  no  longer  located  in the Town of Carmel), in 
violation of §156-42 A. (7). AA variance is required. 
Response: A variance application will be provided to the ZBA. 
 

Aside from the zoning compliance issue, how will the elimination of 
90 parking spaces affect the operation of the golf course and club. Are peak 
hour parking occupancy rates available for comparison? 
Response: The Southeast parking lot has been extended so it now 
includes a total of 228 parking spaces. This satisfies the minimum 
amount of 137 parking spaces per Town of Southeast Town Code. 
 
Per Scott W. Klemme, General Manager/Director of Instruction 
“We currently have 270 parking spaces here at Centennial Golf Club located at 
185 Simpson Road, Carmel, NY 10512.  Out of the 270 parking spaces we 
currently have, 20 spaces are occupied with sand or other maintenance 
materials.  An additional 20+ spaces have been occupied by Nelson Tree 
company for the past 3+ years. 
 
During 22 years of my employment here at Centennial we have never been short 
on parking spaces.  In addition, once the parking lot is moved to the new 
location and the housing project begins we will no longer host the Dave Pelz 
Short Game golf school which occupies roughly 10 - 15 parking spaces each day 
during the golf season.” 
 

3. Site  Plan Amendment  -  Townhouse Development: 

The project site is located in the R - Residence zoning district. The applicant 
has indicated that they are submitting this application in accordance with 
the interpretation of the ZBA (5/27/2021) - as a Multi-Family Development 
(§ 156 - 28). 
Response: Correct, the application is submitted as a Multi-Family 
Development compliant with § 156 – 28 of the Town of Carmel Town 
Code. 
 
Ideally, a single development footprint would  be  preferred instead of the 
two areas supporting 51 units and 12 units (with their respective curb cuts, 
driveways and  associated  infrastructural  improvements). As lot line 
adjustments are proposed to create this development  parcel, are 
modifications to the proposed lot lines possible to allow for a single 
development footprint? 
Response: It is not likely that we could do this unless we disturb the 
wetlands.  NYSDEC would need allow wetland disturbance.  We have 



pput in a pre-application meeting request and will have a discussion 
with them about it. 
 
It appears that on-site wetlands (federal, state and locally regulated) are 
constraining and dictating the proposed configuration of the project. It 
appears that encroachments into wetland buffer areas are proposed for 
grading and stormwater measures. Are additional encroachments  
potentially  possible that would  improve the layout and configuration of 
the project – that could be justified through a new wetland restoration 
and mitigation plan? 
Response: Encroachments onto wetlands are avoided, and the 
wetland buffer area provides sufficient space for the project.  The 
wetland buffer is currently lawn, so stormwater management 
practice plantings will improve the quality of the buffer. 
 
The location of the new clubhouse and  pool are  proposed at  the  end of a 
new dead-end roadway, at the edge of the development. These types of 
amenities are more commonly located in the front of developments such 
as these (or in a more centralized location). Because a new "emergency 
access road" extends this dead-end road out to Fair Street, it is conceivable 
that in the future, the residents of this development may wish to open up this 
emergency driveway to more conveniently access the clubhouse. Would it be 
possible to flip the clubhouse to the opposite end of the new roadway, so it 
is located more in the center of the  development, instead of out  on the edge?
Response: The clubhouse is centrally located because of the network 
of pedestrian sidewalks and trails.  The walking distance from the 
clubhouse to the furthest unit on Fair Street is 1,160 ft, less than ¼ 
mile, which is considered walkable.  Keeping the clubhouse in this 
location makes a walkable community for all residents. 

Sight distance analyses should be provided for the new driveways on Fair 
Street. 
Response: Sight distance analyses are provided for the new driveways 
on Fair Street as seen on sheet C130. 
 
The Landscaping & Lighting Plan should be revised to depict illumination 
levels (in footcandles), particularly along the property lines. 
Response: 0.5 and 1.0 footcandles are shown for all light fixtures in 
the Landscaping & Lighting Plan. 
 
The applicant is requested to revisit the landscaping plan to try to meet the 
goal of 75% native species. 
Response: The landscaping plan has been revised accordingly, and a 
column has been added to the planting schedule that specifies 
whether the species is native or not. 



 
Explore turnarounds (such as hammer heads or other designs) at the end  of 
each dead-end roadway. 
RResponse: We have explored options and recommend the current 
layout.  A vehicular maneuvering plan is provided. 

Clarify the provision of guest parking. Is the number proposed sufficient? 
Is the distribution equitable? 
Response:  Each unit has garage parking as well as driveway spaces 
for guests.  Additional parking spaces have been provided by the 
clubhouse as well as on Road “B”. 

The adequacy of the water and sewer connections must be verified. 
Response:  A water & wastewater report has been provided with this 
submittal.  The Town can review our findings and verify. 
 
In accordance with the ZBA’s recent decision, Multi-Family Developments 
are governed by the provisions §156-28. The following documents the projects  
compliance with these provisions. 

1. The site of the development shall be at least 10 acres. 
Response: The site is 25.26 acres. This provision  is  complied with. 
2. The maximum permitted density  shall  not  exceed  five units  per acre in a R-MF and 3.4 

units per acre in an R-MFA  Zone. 
Response: These zoning districts no longer exist. however, the 
proposed density is 2.58 units/acre, which would comply with both 
density thresholds. 
3. site parking spaces   

as defined in this chapter.  However, for multifamily developments (no apartment) that are 
designated for occupancy by the elderly exclusively, there shall be a minimum of 1.5 on-site 
parking spaces for every dwelling unit.  No parking space shall be located in a front setback 
area or within 10 feet of any side or rear lot line. 

Response: 2 off-street parking spaces are provided for each  dwelling 
unit (for a total of 126  spaces)  and  17  visitor  spaces are also 
provided. All spaces meet the setbacks. This provision is  complied 
with. 

4. The building height shall not exceed 35 feet. 
Response: The buildings do not exceed 35'  in height. This provision 
is complied with. 
 
5. Coverage of the lot by buildings shall not exceed 30%. 
Response: The proposed building coverage is 10%. This provision is 
complied with. 



 
6. There shall be a distance of at least 50 feet between all buildings. 
RResponse: A minimum of 51'  is maintained between all buildings. 
This provision is complied with. 
7. No building shall exceed a length of 200 feet. 
Response: The longest building is 160’. This provision is complied 
with. 
 
8. There shall be a perimeter building setback area of at least 100 feet  on all sides of the site. 
Response: The minimum building setback is 10l ' . This provision is 
complied with. 

 
9. A total of not less than 300 square feet per dwelling unit shall be improved with 

recreational facilities, such as swimming pools, tennis, basketball and other court games, 
playground or other recreational equipment for the use of the residents of the site and their 
guests. Such facilities shall not be operated for profit. 

 
The 63 dwelling units requires the provision of 18,900 square 
feet of recreational facilities. The 2,400 square foot clubhouse and 
adjacent pool do not meet this requirement. It appears that this 
requirement is not complied with.

Response: Additional recreational space has been provided to 
meet this requirement. 

10.In addition to the required 300 square feet per dwelling unit which shall be provided for 
recreational facilities  for use  by  the  residents of the site, the applicant shall pay  to the  Town 
of Carmel  an  amount to be established annually by the Town Board  and  on  file  in  the 
office of the Town Clerk, for each dwelling unit  shown  on the  site plan prior to the issuance 
of the certificate of  occupancy.  This amount shall constitute a trust fund to be used by the 
Town exclusively for park, playground or other recreational purposes, including the  acquisition 
of property. 

This would be established as a condition of approval. 
Response: The required amount of recreational space has been added and 
accounted for as seen in the table on sheet C130. 

11. A landscaped buffer area of at least 10 feet in width shall be provided along all property 
lines and around all parking areas. Such buffer planting shall be maintained at a height 
of at least four feet to satisfactorily screen the parking area. 
Response: A buffer generally in excess of 100'  is provided. This 
provision is complied with. 

12. No multifamily development in a R District shall contain more than 150 dwelling units. 
Response: 63 units are proposed. This provision is complied with.



113. Adequate water supplies shall be made available the entire year for fire protection 
 purposes. These sources may be pressured systems, cisterns or dry hydrants. The quantity   
available must meet NFPA Standard 1231 entitled "Standard on Water Supplies for 
Suburban and Rural Fire Fighting,” primarily Tables 5-1.1(a) and (b). All water supply 
distribution points shall be readily accessible and so located that the maximum travel distance 
for fire-fighting apparatus shall not exceed 1,000 feet from distribution point to farthest 
delivery point. The applicant must document compliance with this provision. 
 Response: NFPA 1231 was withdrawn in Annual 1999 and 
incorporated into NFPA 1142.  NFPA 1142 generally follows the same 
principals as ISO, which is referred to in the Residential Building 
Code.  Since NFPA is based on the total volume of structure, which is 
still being designed, we provided ISO calculations based on 
occupancy hazard classification number and construction 
classification number.  According to the Residential Building Code, 
automated sprinkler systems are not required for a townhome less 
than three stories. The ISO Guide for determining Needed Fire Flow 
was used to determine 1,500 gpm of fire flow is required. Based on 
our model, the existing water system is able to deliver 1,500 gpm 
without impacting residual pressures below the required 20 psi.  
Please refer to the water & wastewater report which is included in this 
submittal. 
 

4 . SEQR: 
The Centennial Golf Club was the subject of a full Environmental Impact 
Statement review in the mid 1990's. A Finding Statement was adopted in 
February of 1996. 

The current action is subject to SEQR, and it is recommended that the Planning 
Board designate its intent to Serve as Lead Agency for this action. A coordinated 
review must be conducted as other agencies are involved, as is the Town of 
Southeast. 
Response: Comment noted. 

 
It is recommended that the applicant submit an analysis of how the current project 
complies with 1996 Findings Statement. 
Response: A comparison of the 1996 Findings Statement to the proposed project is 

provided in this submittal. 

The applicant has submitted a brief traffic trip generation letter, which indicates that the 
morning AM peak hour would increase by 29 trips and the PM peak hour by 36 trips.  
Additionally new curb cuts are proposed.  The Board should determine if an independent 
traffic review is necessary. 
Response: Comment noted. 

A Fiscal analysis was also submitted which addresses the new coat of municipal services 



compared to the projected tax revenues (and demonstrates a net surplus).  This analysis 
does not address the economic issues facing the golf club. 
RResponse: This is correct.  The purpose of the study is to assess the impacts to the 

Town of Carmel. 

A school impact analysis must also be provided, as the impact of school children generated 
by the new residences is a new impact that must be addressed. 
Response: Please refer to page 4 of the Storrs Report.  The report has been 

resubmitted with this package. 

A community service impact analysis should also be provided documenting impacts on 
police, fire and EMS services. 
Response: Please refer to page 10 of the Storrs Report.  The report has been 

resubmitted with this package. 

February 18, 2022 Engineering Comments via E-mail 
The project is located in the East of Hudson Watershed as such it must meet the following 
stormwater (SW) criteria: 

 
Response: A SWPPP will be included in future submittals. 

 
Response: A SWPPP will be included in future submittals. 

 
Response: Silt fence is shown around Fair Street. 

 
Response: A SWPPP will be included in future submittals.  It will also be 
submitted to NYSDEC. 

Roads 

Response: A turnaround has been provided on Road B.  A vehicular 
maneuvering plan has been added to the plan set.

Response: Per our meeting with NYSDEC the removal of access points by 
connecting Road A and Road D is not desired.  To permit wetland 
disturbance the NYSDEC requires an alternative analysis to attempt to 
avoid the disturbance.  They consider our current plan to be that alternative 
analysis.  We will provide the current plan to the County for comment. 

Response: Road slopes do not exceed 10%.

Water 

Response: Water mains are now shown as PVC.



RResponse: The existing dry hydrant will remain in this area.

Response: A loop is not proposed.

Response: Comment noted.

Response: Detail has been revised accordingly.  

Response: Vertical thrust block detail has been removed.

Response: This note has been corrected.

Sewer 

Response: ADS N-12 is proposed for storm sewer usage. 

Response: We’ve revised the 6” line, it is now shown as 4” diameter.  

Response: We are in the midst of verifying the existing force main and pump 
station. A detailed design will be provided in the future.

Response: The force main is shown on the plan based off record drawings. 
The force main will continue to be verified to the point of the discharge. 

Response: Note has been revised. 

Response: Note has been removed. 
Storm 

Response: Note has been revised. 

Response: Note has been revised. 

Response: Note has been revised. 

Municipal Refuse 



RResponse: There will not be central garbage.  We’ve provided a letter in 
this submittal with our interpretation of the Town Code.  

Sincerely,  

 
Chris LaPorta, PE, CDT 
Hudson Valley Office Manager 

CC: Michael Carnazz 
 Richard Franzetti, PE 

















Carmel should establish a balance among protection of the natural 
environment and resources, maintaining quality neighborhoods, providing 
necessary community services and insuring a sound economic base.



Carmel should preserve its natural resources and 
protect the quality of drinking water supplies.

Carmel should support its existing settled neighborhoods and 
commercial and industrial areas by maximizing existing public sewer 
capabilities, ensuring sound environmental operation of private septic systems, 
and constructing or expanding sewer districts. 

Carmel should sensitively develop its economic 
sector so as to strengthen its tax base consistent with the other goals of this 
plan. 

































Full Environmental Assessment Form
Part 1 - Project and Setting 
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Ecological Solutions, LLC
                      
                                           121 Leon Stocker Drive

Stratton, VT 05360
Phone (203) 910-4716
ecolsol@aol.com  

June 17, 2021
David Leibowits
c/o Centennial Golf
185 John Simpson Road
Carmel, NY 10512

Re: Wetland Assessment
Centennial Golf Course Site
Town of Southeast, Putnam County, New York

Dear David:

Ecological Solutions, LLC completed a wetland assessment on June 16, 2021 at the 
Centennial Golf Course Site in the Town of Southeast, Putnam County, New York (Figure 1).  The 
assessment was completed in accordance with the Army Corps of Engineers (USACE) Wetlands 
Delineation Manual (January 1987), Routine Determination Method and Northcentral/Northeast 
supplement and Town of Southeast Code Chapter 78 Freshwater Wetlands. There is no New York 
State Department of Environmental Conservation (NYSDEC) regulated wetland at this location
(Figure 2).

The site was assessed for Federal and Town wetlands based upon the identification of the 
three mandatory criteria for wetland determination as outlined in the 1987 Federal Manual and
supplement: dominant hydrophytic vegetation, hydric soils, and evidence of wetland hydrology.   
The Routine Methodology procedure for wetland determination was used.  Transects consisting of 
at several sample points were walked. Dominant vegetation around each sample point was 
identified and its percent cover quantified.  The areas were checked in detail for the presence of 
wetland hydrologic indicators and hydric soils.

The detailed field investigation included:

1. Identification of vegetation species to determine whether there was a dominance of 
hydrophytic plants and areas containing transitional but primarily wetland-oriented 
species.

2. Determination of soil features for hydric (poorly and very poorly drained) natural soils.

3. Observation of site features displaying evidence of wetland hydrology based on the 
presence of inundated areas, apparent high seasonal water tables, and evidence of 
saturation within 12 inches of the surface (considered the root zone) during sufficient 
periods during the growing season to provide for anaerobic/hydric soil conditions.



Centennial Golf – Town of Southeast
June 17, 2021 Page 2   

Based on observed field conditions there is no federal or Town wetland located on the site.
The site contains a farm pond closest to the entrance drive which is artificially filled by a well. There 
is a standpipe overflow which goes to the next man made pond and that pond also has a standpipe 
overflow which then goes into an irrigation pond. All are kept artificially full with well water. The 
ponds do not have surface discharge to wetlands off the site and if the well is turned off the ponds 
will be dry.

The Town of Southeast Code identifies a Watercourse as follows:

Watercourse shall include the following:
A. Rivers, streams, brooks and waterways which are delineated on the current edition of the U.S. 
Department of Interior, Geological Survey, 7.5 Minute Series (topographic maps covering the Town 
of Southeast);
B. Any other streams, brooks and waterways containing running water more than six months a 
year; and
C. Lakes, ponds, marshes, swamps, bogs and all other bodies of water, natural or artificial, which 
are fed by or have surface discharge to another wetland or watercourse.

It is my opinion that the man made ponds with artificial hydrology are not regulated by the 
USACE or Town.  

If you need any additional information, please contact me.

Sincerely,
ECOLOGICAL SOLUTIONS, LLC

Michael Nowicki
Biologist
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June 10, 2021

United States Department of the Interior
FISH AND WILDLIFE SERVICE

New York Ecological Services Field Office
3817 Luker Road

Cortland, NY 13045-9385
Phone: (607) 753-9334 Fax: (607) 753-9699

http://www.fws.gov/northeast/nyfo/es/section7.htm

IPaC Record Locator: 148-102918843 

Subject: Consistency letter for the 'Centennial Golf Club' project indicating that any take of the 
northern long-eared bat that may occur as a result of the Action is not prohibited 
under the ESA Section 4(d) rule adopted for this species at 50 CFR §17.40(o).

Dear Zina Lagonegro:

The U.S. Fish and Wildlife Service (Service) received on June 10, 2021 your effects 
determination for the 'Centennial Golf Club' (the Action) using the northern long-eared bat 
(Myotis septentrionalis) key within the Information for Planning and Consultation (IPaC) 
system. You indicated that no Federal agencies are involved in funding or authorizing this 
Action. This IPaC key assists users in determining whether a non-Federal action may cause 
take [1] of the northern long-eared bat that is prohibited under the Endangered Species Act of 

1973 (ESA) (87 Stat.884, as amended; 16 U.S.C. 1531 et seq.).

Based upon your IPaC submission, any take of the northern long-eared bat that may occur as a 
result of the Action is not prohibited under the ESA Section 4(d) rule adopted for this species at 
50 CFR §17.40(o). Unless the Service advises you within 30 days of the date of this letter that 
your IPaC-assisted determination was incorrect, this letter verifies that the Action is not likely to 
result in unauthorized take of the northern long-eared bat.

Please report to our office any changes to the information about the Action that you entered into 
IPaC, the results of any bat surveys conducted in the Action area, and any dead, injured, or sick 
northern long-eared bats that are found during Action implementation.

If your Action proceeds as described and no additional information about the Action s effects on 
species protected under the ESA becomes available, no further coordination with the Service is 
required with respect to the northern long-eared bat.

The IPaC-assisted determination for the northern long-eared bat does not apply to the following 
ESA-protected species that also may occur in your Action area:

Bog Turtle Clemmys muhlenbergii Threatened
Indiana Bat Myotis sodalis Endangered
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You may coordinate with our Office to determine whether the Action may cause prohibited take 
of the animal species listed above.

 
 
________________________________________________ 
 
[1]Take means to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to 
attempt to engage in any such conduct [ESA Section 3(19)].
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Action Description
You provided to IPaC the following name and description for the subject Action.

1. Name

Centennial Golf Club

2. Description

The following description was provided for the project 'Centennial Golf Club':

To redevelop a 9-hole golf course and surface parking lot as a 52-unit townhouse 
development with a clubhouse and pool.

Approximate location of the project can be viewed in Google Maps: https://www.google.com/ 
maps/@41.4317112,-73.65595842348483,14z

Determination Key Result

This non-Federal Action may affect the northern long-eared bat; however, any take of this 
species that may occur incidental to this Action is not prohibited under the final 4(d) rule at 50 
CFR §17.40(o).

Determination Key Description: Northern Long-eared Bat 4(d) Rule
This key was last updated in IPaC on May 15, 2017. Keys are subject to periodic revision.

This key is intended for actions that may affect the threatened northern long-eared bat.

The purpose of the key for non-Federal actions is to assist determinations as to whether proposed 
actions are excepted from take prohibitions under the northern long-eared bat 4(d) rule.

If a non-Federal action may cause prohibited take of northern long-eared bats or other ESA-listed 
animal species, we recommend that you coordinate with the Service.
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1.

2.

3.

4.

5.

6.

7.

Determination Key Result
Based upon your IPaC submission, any take of the northern long-eared bat that may occur as a 
result of the Action is not prohibited under the ESA Section 4(d) rule adopted for this species at 
50 CFR §17.40(o).

Qualification Interview
Is the action authorized, funded, or being carried out by a Federal agency?
No
Will your activity purposefully Take northern long-eared bats?
No
[Semantic] Is the project action area located wholly outside the White-nose Syndrome 
Zone?
Automatically answered
No
Have you contacted the appropriate agency to determine if your project is near a known 
hibernaculum or maternity roost tree? 
 
Location information for northern long-eared bat hibernacula is generally kept in state 
Natural Heritage Inventory databases  the availability of this data varies state-by-state. 
Many states provide online access to their data, either directly by providing maps or by 
providing the opportunity to make a data request. In some cases, to protect those resources, 
access to the information may be limited. A web page with links to state Natural Heritage 
Inventory databases and other sources of information on the locations of northern long- 
eared bat roost trees and hibernacula is available at www.fws.gov/midwest/endangered/ 
mammals/nleb/nhisites.html.
Yes
Will the action affect a cave or mine where northern long-eared bats are known to 
hibernate (i.e., hibernaculum) or could it alter the entrance or the environment (physical or 
other alteration) of a hibernaculum?
No
Will the action involve Tree Removal?
Yes
Will the action only remove hazardous trees for the protection of human life or property?
Yes
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Project Questionnaire
If the project includes forest conversion, report the appropriate acreages below. 

therwise, type 0  in uestions 1- .
1. Estimated total acres of forest conversion:
0
2. If known, estimated acres of forest conversion from April 1 to October 31
0
3. If known, estimated acres of forest conversion from June 1 to July 31
0
If the project includes timber harvest, report the appropriate acreages below. 

therwise, type 0  in uestions 4- .
4. Estimated total acres of timber harvest
0
5. If known, estimated acres of timber harvest from April 1 to October 31
0
6. If known, estimated acres of timber harvest from June 1 to July 31
0
If the project includes prescribed fire, report the appropriate acreages below. 

therwise, type 0  in uestions 7- .
7. Estimated total acres of prescribed fire
0
8. If known, estimated acres of prescribed fire from April 1 to October 31
0
9. If known, estimated acres of prescribed fire from June 1 to July 31
0
If the project includes new wind turbines, report the megawatts of wind capacity 
below. therwise, type 0  in uestion 10.
10. What is the estimated wind capacity (in megawatts) of the new turbine(s)?
0



June 10, 2021

United States Department of the Interior
FISH AND WILDLIFE SERVICE

New York Ecological Services Field Office
3817 Luker Road

Cortland, NY 13045-9385
Phone: (607) 753-9334 Fax: (607) 753-9699

http://www.fws.gov/northeast/nyfo/es/section7.htm

In Reply Refer To: 
Consultation Code: 05E1NY00-2021-SLI-2987 
Event Code: 05E1NY00-2021-E-09310  
Project Name: Centennial Golf Club

Subject: List of threatened and endangered species that may occur in your proposed project 
location or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies threatened, endangered, proposed and candidate species, as 
well as proposed and final designated critical habitat, that may occur within the boundary of your 
proposed project and/or may be affected by your proposed project.  The species list fulfills the 
requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the 
Endangered Species Act (ESA) of 1973, as amended (16 U.S.C. 1531 et seq.).  This list can also 
be used to determine whether listed species may be present for projects without federal agency 
involvement.  New information based on updated surveys, changes in the abundance and 
distribution of species, changed habitat conditions, or other factors could change this list.

Please feel free to contact us if you need more current information or assistance regarding the 
potential impacts to federally proposed, listed, and candidate species and federally designated 
and proposed critical habitat.  Please note that under 50 CFR 402.12(e) of the regulations 
implementing section 7 of the ESA, the accuracy of this species list should be verified after 90 
days.  This verification can be completed formally or informally as desired.  The Service 
recommends that verification be completed by visiting the ECOS-IPaC site at regular intervals 
during project planning and implementation for updates to species lists and information.  An 
updated list may be requested through the ECOS-IPaC system by completing the same process 
used to receive the enclosed list.  If listed, proposed, or candidate species were identified as 
potentially occurring in the project area, coordination with our office is encouraged.  Information 
on the steps involved with assessing potential impacts from projects can be found at:  http:// 
www.fws.gov/northeast/nyfo/es/section7.htm

Please be aware that bald and golden eagles are protected under the Bald and Golden Eagle 
Protection Act (16 U.S.C. 668 et seq.), and projects affecting these species may require 
development of an eagle conservation plan (http://www.fws.gov/windenergy/ 
eagle_guidance.html).  Additionally, wind energy projects should follow the Services wind 
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energy guidelines (http://www.fws.gov/windenergy/) for minimizing impacts to migratory birds 
and bats.  

Guidance for minimizing impacts to migratory birds for projects including communications 
towers (e.g., cellular, digital television, radio, and emergency broadcast)  can be found at:  http:// 
www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm; http:// 
www.towerkill.com; and http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/ 
comtow.html.

We appreciate your concern for threatened and endangered species.  The Service encourages 
Federal agencies to include conservation of threatened and endangered species into their project 
planning to further the purposes of the ESA.  Please include the Consultation Tracking Number 
in the header of this letter with any request for consultation or correspondence about your project 
that you submit to our office.

Attachment(s):

Official Species List
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Official Species List
This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the 
requirement for Federal agencies to "request of the Secretary of the Interior information whether 
any species which is listed or proposed to be listed may be present in the area of a proposed 
action".

This species list is provided by:

New York Ecological Services Field Office
3817 Luker Road
Cortland, NY 13045-9385
(607) 753-9334
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Project Summary
Consultation Code: 05E1NY00-2021-SLI-2987
Event Code: 05E1NY00-2021-E-09310
Project Name: Centennial Golf Club
Project Type: Guidance
Project Description: To redevelop a 9-hole golf course and surface parking lot as a 52-unit 

townhouse development with a clubhouse and pool.
Project Location:

Approximate location of the project can be viewed in Google Maps: https:// 
www.google.com/maps/@41.4317112,-73.65595842348483,14z

Counties: Putnam County, New York
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1.

Endangered Species Act Species
There is a total of 3 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include 
species that exist in another geographic area. For example, certain fish may appear on the species 
list because a project could affect downstream species.

IPaC does not display listed species or critical habitats under the sole jurisdiction of NOAA 
Fisheries , as USFWS does not have the authority to speak on behalf of NOAA and the 
Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially 
within your project area under this office's jurisdiction. Please contact the designated FWS office 
if you have questions.

NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an 
office of the National Oceanic and Atmospheric Administration within the Department of 
Commerce.

Mammals
NAME STATUS

Indiana Bat Myotis sodalis
There is final critical habitat for this species. The location of the critical habitat is not available.
Species profile: https://ecos.fws.gov/ecp/species/5949

Endangered

Northern Long-eared Bat Myotis septentrionalis
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/9045

Threatened

Reptiles
NAME STATUS

Bog Turtle Clemmys muhlenbergii
Population: Wherever found, except GA, NC, SC, TN, VA
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/6962

Threatened

Critical habitats
THERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJECT AREA UNDER THIS OFFICE'S 
JURISDICTION.

1
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