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c. The slope at the entry to the site has been identified on drawing SP-3.  The entrance to the 
site is an extension of an existing road through the Putnam Hospital site which follows the 
existing grade up into the subject property at about 10%.  The roadways flatten to between 
1.5% and 5% around the proposed buildings and the internal connecting driveways have 
maximum slopes of 8%. 

3. It is understood that the site landscaping will be reviewed by the Town Wetland Inspector. 

4. Rim and invert elevations and hydraulic sizing calculations for proposed drainage structures 
will be provided in a future submission. The proposed water and sewer infrastructure have 
been shown on Drawing SP 3. 

5. Rim and invert elevations for the drainage system will be provided on the Grading and Utilities 
Plan in future submissions. An Amended SWPPP has been enclosed herewith. The extents 
of each phase of construction are shown on Drawing SP-4. The planimetric information and 
details are provided throughout the 10-sheet drawing set.  

6. These comments have been addressed. 

7. An amended SWPPP has been provided. 

Regarding a question that was raised regarding school bus access, the board should be aware that 
discussions are underway with the Transportation Division of the Carmel Central School District (CCSD) to 
identify a practical access plan for transportation of school age children.  Based on a preliminary meeting 
with CCSD a bus shelter and pickup location has been shown in the northern area of the site. 

 

Please place the project on the October 14 Planning Board agenda for a discussion with the Board. 
Should you have any questions or comments regarding this information, please feel free to contact our office. 
Very truly yours, 

INSITE ENGINEERING, SURVEYING & LANDSCAPE ARCHITECTURE, P.C. 
 
 
 
By:   _____________________________  

Jeffrey J. Contelmo, PE 
Senior Principal Engineer 

JJC/adt/amk 

Enclosures (all via email) 

cc:  Ken Kearney 
 Sean Kearney 

 Jon Dahlgren 

 Mario Salpepi 

 Charles Martabano, Esq. 

Insite File No. 14211.100 

ITE ENGINEERING, SURVEYING

  ______________________________________________________________________________________________________
Jeffrey J. Contelmo, PE 
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The Hamlet at Carmel  
(Formerly The Putnam Community Foundation) 

Amended Stormwater Pollution Prevention Plan (ASWPPP) 
Town of Carmel, New York 

September 29, 2021 

 

 

1.0 INTRODUCTION 

The Hamlet at Carmel (HAC) project is proposed on a 35 ± acre parcel of vacant land designated as 
Town of Carmel Tax Map Parcel #66.-2-58.  Access to the HAC project is provided through the adjoining 
Putnam Hospital Center (PHC) property to the north.  The hospital parcel is designated as Town of Carmel 
Tax Map Parcel #66.-2-57.  The subject parcels are located in the R (residential) zoning district.  The parcels 
and their surroundings are delineated on the Overall Site Plan.   

A SWPPP approval was obtained for the subject project (formerly known as The Putnam Community 
Foundation) from the NYCDEP on March 23, 2010, with the most recent renewal dated November 18, 2019, 
valid through March 23, 2025. The approved SWPPP is titled “Stormwater Pollution Prevention Plan for The 
Putnam Community Foundation” and dated March 9, 2010. This document is a supplement to the approved 
SWPPP. The previously proposed project consisted of 120 single bedroom senior housing units, access 
driveway, sports court, community building and parking.  The current proposed project for the project site 
consists of the construction of a multifamily residential development of ten (10) buildings totaling 150 units 
and associated parking, recreation and utility areas. The current project scope is proposed to consist of less 
impervious cover and disturbance on the project site than the previously approved project. 

The project received coverage under the New York State Department of Environmental Conservation 
General Permit GP-0-10-001.  The identification number is NYR11C513.  As noted in Part II.E of GP-0-20-
001, “owner operator of a construction activity with coverage under GP-0-15-002, as of the effective date of 
GP-0-20-001, shall be authorized to discharge in accordance with GP-0-20-001, unless otherwise notified by 
the Department”.  The permit also notes that “the owner or operator may continue to implement the 
technical/design components of the post-construction stormwater management controls provided that such 
design was done in conformance with the technical standards in place at the time of initial project 
authorization”.  The current stormwater design will meet the requirements for stormwater treatment in 
accordance with the General Permit GP-0-10-001. 

The following sections of this report have been prepared to address the proposed site changes from the 
approved SWPPP for The Hamlet at Carmel from the approved Putnam Community Foundation project and 
assess the stormwater management practices within the framework of the previously approved SWPPP.  

2.0 STORMWATER ASSESSMENT 

This section of the SWPPP amendment discusses the proposed modifications from the approved 
SWPPP to the current proposed project.  As previously discussed, the proposed site development has been 
modified from the approved SWPPP. The overall general layout of the site has not changed but proposed 
development has changed from 120 senior housing units to the construction of a multifamily residential 
development including ten (10) buildings totaling 150 units and associated appurtenances. The type and 
number of stormwater management practices as approved in the SWPPP prepared for The Putnam 
Community Foundation (PCF) project have not been altered.  



The Hamlet at Carmel - Amended Stormwater Pollution Prevention Plan 
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The approved PCF project consisted of 7.7 acres of 1/8 acre lots (65% impervious) and 1.3 acres of 
impervious surfaces associated with the proposed driveway, parking areas and appurtenances. The Hamlet 
at Carmel development proposes a decrease in impervious area from the approved SWPPP. The project 
also proposes to decrease the overall limit of disturbance associated with the development from the 
approved SWPPP. See table below for a comparison between the overall impervious area and limit of 
disturbance for the approved PCF project and the Hamlet at Carmel development.  

Table 2.1 – Impervious Area and Limit of Disturbance Summary Table 

 Approved 
SWPPP 

Amended 
SWPPP 

Overall Proposed Impervious Area 
(ac.) 

6.3 6.1 

Overall Proposed Limit of 
Disturbance (ac.) 

23.9 20.3 

 

As the project site is mostly wooded, by reducing the overall limit of disturbance for the subject project, 
the proposed tree removal for the project will decrease as well. By decreasing the tree removal and 
proposed impervious for the subject project, the stormwater runoff from the site will decrease which will 
reduce the water quality treatment volumes required for stormwater management. With less impervious area 
for the subject project, the water quality and quantity requirements for stormwater treatment will be reduced 
from the approved SWPPP, thereby decreasing the required size of the proposed stormwater management 
practices. As the proposed stormwater management practices have not been altered and the stormwater 
quality and quantity treatment requirements have been reduced, the approved stormwater management 
practices are adequate to treat the stormwater runoff from the proposed Hamlet at Carmel development in 
accordance with the NYCDEP and NYSDEC requirements during the time of the original approval. 

3.0 CONCLUSION 

The proposed stormwater management practices sized for the original scope of the approved SWPPP 
for the Putnam Community Foundation project and are adequately sized and potentially even oversized for 
the proposed modifications to the site improvements for The Hamlet of Carmel project.  Reduction of the 
proposed stormwater management practices may be practical and will be addressed at a later date. As 
previously stated, the proposed modifications have no impact on the approved stormwater management 
practices on the project site and all modifications meet the requirements of the NYCDEP and NYSDEC 
within the framework of the original approved SWPPP.   

 





Water and Wastewater Engineering Report for The Hamlet at Carmel 

Design Standards for Wastewater Treatment Works 
– 1988 
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 2.2.3 Schools 

Existing Conditions

The project site is served by the Carmel Central School District. The District includes three K-4 
elementary schools, one middle school (grades 5, 6, 7 and 8), and one high school.  The Carmel 
Central School District geographically includes the majority of the Town of Carmel, the Carmel 
Hamlet Area, portions of the Town of Philipstown and portions of the Town of Kent.   

According to information provided by the School District3, enrollments have been steadily 
decreasing for more than the past 10 years. A study entitled School Age Children, Carmel Central 
School District Student Enrollment, dated July 14, 2021, was prepared by Tim Miller Associates. 
The study documents the continued decline in student enrollment and identifies the available 
capacity to handle an increase in student enrollment.  

As of October 2020, 3,979 students were enrolled in the District. Table 2.2-2 below summarizes 
the current 2020/2021 grade distributions and enrollments of the various schools within the 
District: 

Table 2.2-2 
Carmel Central School District (2020-2021 School Year)

School Grades 
Served 2014 Enrollment

Kent Primary School K-4 378 
Kent Elementary School K-4 372 
Matthew Patterson Elementary School K-4 476 
George Fisher Middle School 5-8 1,194 
Carmel High School 9-12 1,410 

TOTAL 3,979
Carmel Central School District 2021. 

 
3NYS Department of Education BEDS Enrollment Data for Central School District 2019/2020, July 2021. 
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 Potential Impacts

As shown in Table 2.2-1, based upon demographic multipliers published by the Rutgers University 
Center for Urban Policy Research, approximately 46 students are projected to reside in the 
Hamlet at Carmel residential development. The addition of 46 students to a population of more 
than 3,900 students represents an increase of less than 1.2 percent. The Carmel CSD has 
availability in its existing infrastructure to accommodate this increase in student population.  

The school budget for the 2021/2022 school year was defeated twice by the residents of the 
school district. The contingency budget for 2021-2022 school year for the Carmel Central School 
District totals $106,836,349. The portion of the budget to be raised through taxation is 
$74,686,091 - approximately 70 percent of the budget is met through the property tax levy.   

This anticipated increase in student population will not have a significant impact on administrative 
or capital needs of the district. The School Age Children Enrollment Study referenced above, 
demonstrates the district’s existing facilities have capacity to handle up to approximately 1,000 
additional students.  

An increase in residential development would result in an increase in the assessed valuation of 
the School District, which translates into additional school tax revenues. Since the infrastructure 
and staff resources are already in place, the costs for new students associated with multi-family 
housing would be minimal. It should also be noted that while market-rate multifamily housing 
would provide a significant increase in the districts assessed valuation, the ratio of students 
associated with multifamily housing is low compared to traditional single-family housing - and as 
such would not over-burden the schools.  

A review of current school enrollment and school enrollment projections for the next 5 years are 
included in the School Enrollment Study included as Attachment B. This study indicates 
continuing declines for the Carmel School District by more than 30% compared to peak 
enrollments. This substantial declining enrollment trend has the potential to result in excess 
infrastructure, where the number of students is significantly lower than the enrollment capacity. 
The potential for the elimination of school clubs, sports teams and other extra-curricular activities 
will increase as enrollments continue to decline. 

School District Costs Associated with the Proposed Project  

The provision of affordable housing opportunities is a community benefit that meets the needs 
of community service workers, police, fire, teachers, nurses, municipal workers etc. It also 
meets the needs of young families starting out and seniors or others living on a limited income. 
A well-balanced community provides for the needs of a diversity in population. Currently, HCR 
has a policy to allow for a preference for Essential workers on a number of the units.  The 
applicant has requested 15% or 12 units have an occupancy preference for essential workers 
subject to HCR approval. 
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Based upon the reduced rental or market value of an affordable unit, the assessed valuation and 
thus the taxes generated by the unit are reduced compared to market rate residential 
development. The Hamlet at Carmel has been designed to include affordable housing which may 
not pay the full burden of costs associated with development, and market rate development, which 
has been provided to increase the overall assessed valuation of the development as a whole, 
thereby mitigating the reduced taxes paid by the affordable housing.  

As already discussed, the Carmel School District has sufficient infrastructure to accommodate the 
anticipated increase in student population. Any costs to the School District would be related 
specifically to instruction, which is referred to as marginal cost. District wide, instructional costs 
are estimated to total $68,169,209. Since 70 percent of the Budget is to be raised by the tax levy, 
the portion of the instructional costs to be raised by the tax levy are estimated to total 
$47,718,4464.

With an enrollment of 3,979 students, the per-student marginal cost to be raised by the tax levy 
are calculated to be up to $11,993, ($47,718,446 / 3,979). This full cost is likely overstated given 
the small percentage of new students compared to the existing student population. Projected 
costs to the school district are likely to be approximately $275,000 to $550,000 annually based 
on an estimated 46 students that would reside in the community.  

New construction within the School District will result in an increase in assessed valuation in the 
district, resulting in an increase in tax revenue to the School District. These funds may be used to 
off-set any increased costs as necessary. 

At today’s tax rates, the proposed Hamlet at Carmel would generate a total of $613,357 in annual 
property revenues to the school district. Thus, the overall impact on the district’s budget is 
expected to be positive, generating between $60,000 and $325,000 in tax revenue after covering 
the cost of educating the students who reside at Hamlet at Carmel. The proposed residential 
development will generate $566,272 above current taxes.   

Construction is projected to take 12 to 18 months which is likely to be spread over two school years. 
The increased student population is also expected to be distributed throughout the grade levels, 
resulting in an several new students per grade. The multi-year phasing and distribution of students 
will allow for an additional 46 students to be integrated to the local schools with minimal impact. 
Conversation with the Business Administrator for the Carmel Central School District indicated 
absorption of the new students should not present a capacity problem for the school district, 
particularly in light of the declining enrollment trend the district is experiencing.   

 
4Carmel Central School District Adopted Contingency Budget 2021/2022. June 2021   
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2.2.3 Fiscal Resources 

Current and Projected Assessed Value

The Hamlet at Carmel development site is contained on the Town of Carmel tax parcel 66.-2-58. 

The current assessed value of the total project site is $1,804,900. According to a review of the 
2021 tax bills for the subject parcel, the total annual property taxes generated by the project site 
and paid to the Town of Carmel are $8,773. The municipal taxes paid to Putnam County are 
$5,468. Thus, the total municipal taxes paid are $11,542 while the annual property taxes paid to 
the Carmel Central School District are $47,085.

Based upon the income value of the market rate townhouse units the market rate portion of the 
project, is valued at $16,230,995. Based upon the income value of the affordable residences, the 
value of the affordable rental apartments is estimated to be $7,280,681. Using the current 2021 
equalization rate of 100 percent, the total Assessed Value of the project used for this analysis is 
$23,511,676.

Current and Projected Revenues

Table 2.2-2 compares the revenues generated currently by the property to the revenues to be 
generated after the Hamlet at Carmel development is complete. Revenues are based on 2021 
municipal tax rates and the 2021-2022 tax rate for the Carmel Central School District. 

According to the Town of Carmel annual budget, the Town’s tax rate includes governmental 
services, Justice Court, Sewer and water capital expenses, refuse collection, street maintenance, 
public parking, lighting and parks & recreation.

As presented in Table 2.2-2, at today ‘s tax rates, annual revenues to the Town of Carmel would 
be approximately $261,349. The project-generated annual revenues to Putnam County would be 
approximately $71,234 annually.  

Table 2.2-2
Current & Projected Taxes Generated by Hamlet at Carmel Development

Taxing Authority Current Taxes ($)
Hamlet at Carmel 
Projected Taxes  

Total ($)

Net Increase Between 
Current & Projected 

Taxes ($)
Total Putnam County $5,468 $71,234 $65,766

Total Town of Carmel $11,542 $261,349 $249,807

Total Municipal $17,010 $332,583 $315,573

Carmel Central School District $47,085 $613,357 $566,272

TOTAL $156,465 $945,940 $881,845
Notes:
(1) Tax Rate per $1,000 of Assessed Valuation.
Municipal taxes are based upon Town of Carmel 2020/2021 Tax Rates.
Carmel Central School Taxes are for the 2021-2022 Contingency Budget.
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As stated earlier, annual revenues to the Carmel Central School District would be approximately 
$613,357. The net increase between the current tax revenues generated by the site and paid to 
the School District and the total future project-generated revenues to the school district are 
projected to be approximately $566,272.

Table 2.2-2 also indicates the combined net increase in revenues to each jurisdiction, which in 
total is projected to be more than $800,000 annually. 

Municipal Costs Associated with the Proposed Project

An approximate estimate of costs to the Town of Carmel associated with the Hamlet at Carmel 
development may be determined by obtaining a reasonable composite of current costs on a per 
capita basis and multiplying this amount by the anticipated population of the proposed project. 

Through a review of the Town's operating budget, the amount of expenditures can be derived 
and, by dividing the population into the amount of expenditures, an estimate of per capita costs 
can be determined. To calculate the portion of the per capita cost which is paid for by property 
tax revenues (as opposed to other forms of income to the Village), the per capita cost is multiplied 
by the proportion that property tax revenue comprises of the overall income stream.  

This generalized methodology estimates the overall costs. The incremental costs which would be 
applicable specifically to this project are anticipated to be substantially lower. Certain fixed costs 
would not actually be affected by an increase in population. For example, the Supervisor’s salary 
or the cost of running Town Hall are expenses that are paid by the Town’s Budget, but would not 
be expected to increase based on an increase in population. It is also noted that commercial and 
other land uses in the Town place demand on the various governmental services which 
contributes to the per capita costs being overstated. The majority of services provided by the 
Town would not be directly affected by an increase in population. 

In this instance, the adopted 2021 municipal budget for the Town of Carmel amounts to 
$49,239,061. The total amount to be raised by taxes is $24,405,122. The tax levy represents 50 
percent of the total municipal budget. 

According to the US Census data, the 2010 estimated population for the Town is 34,305 persons. 
Dividing the budget to be raised by taxes by the population, results in an estimated impact to the 
Town budget of $561 per capita. 

As described earlier, the proposed project would add approximately 372 persons to the population 
of the Town. Based on a per capita expenditure of $561, the additional costs to the Town of 
Carmel are projected to be up to approximately $208,708. As presented in Table 2.2-2, the 
revenues to the Town from the proposed Hamlet at Carmel Development would amount to a 
minimum of $52,641, thus, the project will result in a net benefit to the Town. The increase in tax 
revenue to the Town, upon completion of development is projected to increase by $249,807 
compared to existing tax revenues. 
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Table 2.2-4 presents a summary of the conservatively anticipated revenues compared to an 
estimate of costs of the proposed Hamlet at Carmel development project. The combined net 
positive revenues, after considering the generalized costs to the Town and the School District is 
an annual amount of $113,978 to all taxing jurisdictions, while providing affordable housing for 
the community.  

Table 2.2-4 
Revenue & Cost Summary: Hamlet at Carmel

Jurisdiction Projected Taxes ($) Projected Costs ($) Net Tax Revenue

Town of Carmel $261,349 ($208,708) $52,641

Carmel Central Schools $613,357 ($552,020) $61,337

Total $874,706 ($760,728) $113,978
Source: Tim Miller Associates, Inc., 2021

2.2.5 Fiscal Benefits 

The project will induce construction employment in the short term. In the long-term, the new 
resident population would introduce consumer demand for retail and service establishments 
located within the Town of Carmel, as well as the larger commercial area within the region.

Short Term Employment Opportunities

The construction value of the proposed project would total approximately $28 million.  
Construction of the project would require a commitment of person hours of labor, which can be 
viewed as beneficial to the community, the local economy, and the construction industry with 
respect to the generation of jobs.  Based on labor hour estimates published by the Urban Land 
Institute, and accounting for secondary employment resulting from the construction, this project 
would generate 155 full time equivalent jobs in the various construction trades associated with 
this project. 

It is anticipated that a number of construction workers would come from Putnam County and 
nearby counties in the region. These workers are expected to have a positive impact on existing 
local businesses that provide such services as food convenience shopping, gasoline, etc.

Local Economy Spending

Future residents would utilize retail, personal service, and other commercial uses located in the 
project vicinity. Businesses within the project vicinity, especially those located within the Town, 
would benefit from new resident expenditures. Approximately 30 percent of household income is 
typically spent on retail goods and services. 
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A household income ranging from $69,000 to $99,000 annually, would be required to afford 
renting the proposed affordable housing. Using a conservative household income of $69,000, it 
is estimated that 75 households would spend more than $1.5 million annually.  A household 
income of approximately $125,000, would be required to afford renting the proposed market rate 
housing, thus the 75 market rate units would generate an additional $2.8 million in expenditures 
annually. When combined more than $4.3 million in sales can be expected.  A substantial portion 
of these expenditures would be made at supermarkets, local convenience stores, apparel stores, 
restaurants and service businesses such as gas stations and hair salons in the area.
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