
      TOWN OF CARMEL
                                           PLANNING BOARD

                                                       
                                                     60 McAlpin Avenue
                                             Mahopac, New York 10541
                                              Tel. (845) 628-1500 – Ext.190
                                                  www.ci.carmel.ny.us

                      PLANNING BOARD AGENDA
        OCTOBER 26, 2022 – 7:00 P.M.                                                     

                 
TAX MAP #    PUB. HEARING  MAP DATE COMMENTS

PUBLIC HEARING

1. Liberty New York Water – 23 General MacArthur Dr. 54.20-1-42 10/26/22          7/29/22 Open Public Hearing &
Resolution

SITE PLAN

2. Greenpoint Tree Service – 61 & 65 Old Route 6 55.11-1-19,20            12/9/21 Site Plan 

3. Kiwi Country Day School – 825 Union Valley Rd 77.17-1-31 & 32                           10/17/22 Amended Site Plan

MISCELLANEOUS

4. Braemar at Carmel – 49 Seminary Hill Road 55.10-1-3                            Extension of Final Site Plan   
Approval

5. Vittorini, Brian & Gennyne – 6 Pheasant Place 54.16-1-40 Regrading Application

TOWN BOARD REFERRAL 

6. Town of Carmel Comprehensive Master Plan and Zoning Code Draft Discussion (No Public
Comments)
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October 17, 2022 
 
 
 
Town of Carmel Planning Board 
60 McAlpin Avenue 
Mahopac, New York 10541 
 

RE: Kiwi Country Day Camp 
Town of Carmel 
TM# 77.17-1-31 & 32  
 

Dear Chairman Paeprer and Members of the Board: 

Please find enclosed the following materials in support of an application for amended site plan 
approval for the above referenced project: 

 Site Plan Set, last revised October 17, 2022. 
 Drawing OP-1, last revised May 28, 2015. 
 Site Plan Summary Memorandum, dated October 17, 2022. 
 Manufacturer’s Drawing of the Water Play Feature. 

With regard to comments received from Town of Carmel Director of Code Enforcement, Mike 
Carnazza, dated September 26, 2022, we offer the following responses: 

1. This accurately summarizes the intent of the application. 

2. The applicant requests to be referred to the Zoning Board of Appeals to pursue said variance. 

3. This accurately describes the proposed use of the yurts. 

4. The applicant will work with the Building Department to legalize the existing sheds. 

With regard to comments received from Town of Carmel Engineer, Richard Franzetti, PE, dated 
September 21, 2022, we offer the following responses: 

1. The plans have been revised to eliminate the labels indicating the changes from the 2015 
plans.  Newly proposed items are still labeled.  For comparison purposes we have also 
submitted copies of the 2015 site plan, and the enclosed memo outlining the items approved 
with the 2015 plan, where that plan has been departed from, and the newly proposed items. 

2. With regard to additional apparatus on the site, there are two.  The ropes course was reviewed 
and approved by Mike Carnazza in around 2016 per the applicant, and generally consists of 
raised platforms connected by climbing ropes and ladders.  A drawing of the water play 
feature has been provided from the manufacturer.  The feature is a proprietary water balloon 
game, that sits on the concrete slab that was previously used for batting cages. 
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With regard to the questions and comments posed by the Board at the September 28, 2022 
meeting, we offer the following responses: 

1. The yurts may or may not be kept up during the off-season.  This will depend on the 
manufacturer recommendation, and on the practicality and utility of disassembling and 
reassembling them any given year.  In the event the yurts were kept up for the winter, the 
applicant would follow the wind load and snow load specifications provided by the 
manufacturer. 

2. There is no residential use related to the yurts.  As discussed, the yurts are proposed to house 
camp programming. 

3. The yurts are assembled on platforms to be assembled by the applicant.  These platforms will 
sit on the ground.   

4. The applicant agrees that if the yurts were disassembled during off-seasons, the platforms 
would remain in place, and would not be moved year to year. 

Please place the project on the October 13, 2022 Planning Board agenda for a discussion with the 
Board and referral to the ZBA.   

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 

Enclosures (All via email only) 
cc:  Willl Yahr 
 Mahopac Volunteer Fire Department 
 

_____________________ _________________ __________________________________ ________
Jefffffffffffrererererereeeereeereeeey yyyyyyyyyyyyyy JJJJJJJJJJJJJJJJJJJ. Contelmo, PE
Senior Principal Engineer
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MEMORANDUM 

TO:  Town of Carmel Planning Board 
 

JOB NAME:  Kiwi Country Day Camp 

FROM:  Jeffrey J. Contelmo, PE JOB #:  21258.100 

DATE:  October 17, 2022 RE: 2015 and 2022 Site Plan Summary 
 

Items proposed in 2015 that have been carried out, and are now existing on site: 

1. Programming Buildings and Outdoor Theater were reconstructed. 

2. The deck expansion on one programming building was constructed. 

Items proposed in 2015 that have not been carried out: 

1. The pre-school was never initiated, so the proposed associated parking lot was never constructed. 

2. The mini-putt area was not removed and will remain. 

3. The roller hockey rink was not installed. 

4. The gaga courts were not relocated, and will remain. 

Items newly proposed in 2022: 

1. (4) Proposed yurts for camp programming, as shown on the plans. 

2. (11) Proposed visitor parking spaces are shown near the camp entrance. 

3. An existing water play feature, in place of the previously existing batting cage. 

4. An existing ropes course. 

5. Various tents have been relocated. 

6. The director’s residence is to be relocated to the 31 Blossom Lane building. 

7. A new gate is proposed at 31 Blossom Lane. 

8. The gravel driveway has been somewhat widened in two locations: the southern end of the loop, and 
where it passes the pool area, where a previously existing small shed has also been removed to 
accommodate the widening.   
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October 12, 2022

Town of Carmel Planning Board
60 McAlpin Avenue
Mahopac, New York 10541

RE: Braemar at Carmel
49 Seminary Hill Road
TM# 55.10-1-3

Dear Chairman Paeprer and Members of the Board:

The Board will recall that the subject project is a 152-bed assisted living development, adjacent to
the Paladin Center on Seminary Hill Road in the Hamlet of Carmel.  The Board granted Final Site Plan
approval for the project on October 30, 2019, an extension on September 16th, 2020, and a re-approval
on November 18, 2021. The applicant requests an extension of the Final Site Plan approval.  As the
Board may be aware the applicant is finalizing the last of the conditions of the approval.  They are in the
process securing the site work bond, finalizing the stormwater maintenance agreement, and completing
the outstanding town engineering permits.  An application for a building permit is anticipated soon.

There has been no change in the condition of the site and/or its environs. There has been no
change to the site plans of the proposed project, and all outside agency approvals for the project are
current. See the list of active outside permits and their expiration dates below.

NYCDEP Approved SWPPP, expires August 24, 2024.
NYCDEP Sanitary Sewer Permit, expires January 3, 2025.

Please place this item on the Board’s next available meeting agenda for consideration of the
approval extension.

A check for the $2,000.00 extension fee will be provided under separate cover.

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
Enclosures
cc: Richard Filaski
Insite File No. 18258.100

_________________________ ________________________________ ________________________________________________________________________
Jefffffffffffffffffffffffffffffffrerererererererererererererererererereeey y y y yy yy yy y y y y yy y J.J.J.J.J.J.JJ.J.J.J.J.J.J.J.JJJJJ  Contelmmmmmmmmmmmmmmmmmmo,oooooooooooo  PE
Senior Principal Engineer









































EXISTING FILL PAD
TO BE STABILIZED

SILT FENCE
EXISTING SLOPE

TO BE STABILIZED
SEE DETAIL

LIMIT OF DISTURBANCE
APPROXIMATELY 7500 SF

704
700698
696694
692690
688686

702

PROJECT NOTES:
1. OWNER / APPLICANT:

BRAIN & GENNYNE VITTORINI
6 PHEASANT PLACE,
CARMEL, NY 10512

2. PROJECT SITE ADDRESS:
6 PHEASANT PLACE,
CARMEL, NY 10512

3. SURVEY BOUNDARY INFORMATION
FROM MAP PREPARED BY:
TERRY BERGENDORFF COLLINS
52 STARR RIDGE ROAD,
BREWSTER, NY 10509

4. SECTION 54.16  BLOCK 1  LOT 40
TOTAL AREA OF PARCEL = 2.161 ACRES

5. USDA SOIL TYPE:
CrC - CHARLTON-CHATFILED, 0-15% SLOPES
CsD - CHATFIELD-CHARLTON, 15-35% SLOPES
AS PER USDA NATIONAL RESOURCES
CONSERVATION SERVICE SOIL SURVEY MAPS

6. TOTAL AREA OF DISTURBANCE = APPROX. 7,500 SF

7. ESTIMATED START DATE: 5/01/22
ESTIMATED FINISH DATE: 10/01/22

SILT FENCE NOTES:

1. FILTER FABRIC TO BE FASTENED SECURELY TO POSTS WITH STAPLES WITH MAXIMUM SPACING 8' ON
CENTER.

2. ALL SILT FENCE SHALL RUN PARALLEL TO CONTOURS.
3. ALL SILT FENCE SHALL MEET THE MINIMUM REQUIREMENTS AS STATED UNLESS OTHERWISE NOTED

AND APPROVED BY THE BUILDING INSPECTOR OR ENGINEER
4. WHEN TWO SECTIONS OF SILT FENCE ADJOIN EACH OTHER THEY SHALL BE OVERLAPPED BY 6" AND

FOLDED.
5. MAINTENANCE SHALL BE PERFORMED AS NEEDED AND MATERIAL REMOVED WHEN SEDIMENT LEVELS

REACH 1/2 HEIGHT OF EXPOSED FENCE OR BULGES APPEAR.
6. PREFABRICATED UNITS: ENVIROFENCE, GEOFAB, OR APPROVED EQUAL, MAY E USED IN LIEU OF THE

ABOVE METHOD PROVIDING THE UNIT IS INSTALLED AS PER ABOVE DETAIL.
7. FENCE POSTS (FOR PREFAB UNITS): THE LENGTH SHALL BE MIN 36" WITH WOOD POSTS OF SOUND

HARDWOOD WITH A MINIMUM CROSS SECTIONAL AREA OF 3.0 SQ/IN. STEEL POSTS SHALL BET AND U
SECTIONS WEIGHING NO LESS THAN 1 LB PER LINEAL FT.

FILTER FABRIC
SILT FENCE DETAIL

 N.T.S.

HARDWOOD FENCE POSTS
SPACED 8' O.C. MAX.

36" WIDE GEOTEXTILE SPECIFIED
FOR USE AS SILT FENCE.

DIG 6" WIDE BY 6" DEEP TRENCH
BURY FABRIC, FILL, AND COMPACT.

SLOPE STEEPNESS
2:1
3:1
4:1

5:1 OR FLATTER

MAX LENGTH
25
50
75

100

FABRIC PROPERTIES

GRAB TENSILE
STRENGTH (LBS)

ELONGATION AT
FAILURE (%)

MULLEN BURST
STRENGTH (PSI)

PUNCTURE
STRENGTH (LBS)

EQUIVALENT
OPENING SIZE

SLURRY FLOW RATE

ULTRAVIOLET RADIATION
STABILITY (%)

MIN VALUE

90

50

190

40

40-80

0.3

90

TEST METHOD

ASTM D1682

ASTM D1682

ASTM D3786

ASTM D751
(MODIFIED)

US STD SIEVE
CW-02215

(GAL/MIN/SF)

ASTM G-26

GRADE / FLOW

20"
MIN

16"
MIN

EXISTING PROPERTY LINE
EXISTING 2' CONTOUR LINE
EXISTING 10' CONTOUR LINE
PROPOSED CONTOUR LINE
EXISTING SETBACK
LIMIT OF DISTURBANCE
PROPOSED SILT FENCE

LEGEND

276

MAINTENANCE SCHEDULE

1. ALL EROSION CONTROL PRACTICES WILL BE INSPECTED REGULARLY FOR
STABILITY AND OPERATION AT MINIMUM ONCE WITHIN EVERY WEEK OR
FOLLOWING ANY SIGNIFICANT RAINFALL EVENT. REPAIRS SHOULD BE MADE
IMMEDIATELY UPON NOTICE OF FAILURE.

2. SEDIMENT TO BE REMOVED FROM SILT FENCE ONCE LEVELS REACH 50% OF
HEIGHT OF EXPOSED FENCE OR BULGES APPEAR.

3. ALL DISTURBED AREAS FOR TRENCHING ETC., TO BE BACKFILLED IMMEDIATELY
AND ROUGH GRADED.

JOHN PETROCCIONE P.E.
LICENSE NO. 078516

487 E MAIN STREET
SUITE # 230

MOUNT KISCO, NY 10549

P/F: 1-800-786-1909

WWW.RAIN-CONCEPTS.COM
INFO@RAIN-CONCEPTS.COM

SITE PLAN
VITTORINI RESIDENCE

6 PHEASANT PLACE
TOWN OF CARMEL

PUTNAM COUNTY, NY

REVISIONS:

SCALE = 1":30' SHEET  1 OF 1

6/6/22

JOHN PETROCCIONE P.E. LICENSE NO 078516      DATE

INITIAL PREPARATION

LOT

AREA

YARDS

FRONT

SIDE

REAR

MINIMUM

120,000 SF

40'

25' / 50'

40'

EXISTING

94,133 SF

43.4'

69.5'/ 86.5'

143.5'

PROPOSED

NO CHANGE

NO CHANGE

                                                          NO CHANGE
          

ZONING TABLE    R-2A DISTRICT

LOCATION MAP
NOT TO SCALE

2 LAKE STREET, SUITE 203
MONROE, NEW YORK 10950

PROPOSED CONSTRUCTION SCHEDULE

1. OBTAIN PLAN AND PERMIT APPROVALS FROM TOWN OF CARMEL.
2. FIELD STAKE LIMITS OF DISTURBANCE ON AS SHOWN PRIOR TO CONSTRUCTION.
3. INSTALL STABILIZED CONSTRUCTION ENTRANCE AS SHOWN.
4. REMOVE SELECTED ITEMS & INSTALL SILT FENCING AS SHOWN, CALL FOR

INSPECTIONS IF REQUIRED.
5. PERFORM SITE AND DRIVEWAY GRADING.
6. PERFORM FINAL SITE GRADING, TOPSOIL, SEED & HAY OR OTHERWISE STABILIZE

ALL DISTURBED AREAS, PERFORM FINAL PLANTINGS AS DIRECTED BY LANDSCAPE
ARCHITECT.

7. AFTER SITE IS DETERMINED TO BE STABILIZED BY TOWN ENGINEER OR
AUTHORIZED OTHER, SEDIMENT AND EROSION CONTROLS MAY BE REMOVED.

       NO CHANGE




