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PLEDGE OF ALLEGIANCE - MOMENT OF SILENCE 
• Public Comments on Town Related Business (Five (5) Minutes Maximum for Town Residents, 

Property Owners & Business Owners Only) 
 

Town Board Work Session: 
• Review of Town Board Minutes August 3 and 17, and September 7, 2022 

 
1. Michael Carnazza, Building & Codes Enforcer – Consider Request to Authorize Town of Carmel Fire 

Inspector to Attend Annual Training Conference October 3 to 5, 2022, Latham, NY ($603 Includes 
Lodging) 

 
2. Michael Carnazza, Building & Codes Enforcer – Consider Request to Authorize Return of Permit Fee for 

HVAC 
 
3.  Mary Ann Maxwell, Town Comptroller – Consider Year End 2021 LOSAP (Length of Service Award 

Program) Annual Reports for Carmel Ambulance District, Carmel Fire Protection Districts 1 & 2 
 
4. Mary Ann Maxwell, Town Comptroller – Consider Request to Authorize Advancement of Government 

Fund Monies as Temporary Loan from General Fund to Carmel Water District #7 
 
5. Consider Request to Waive 30 Day Notice of the New York State ABC Law Application for On-Premise 

Liquor License – Dana’s Diner, LLC d/b/a Dana’s Diner, 565 Route 6, Suite 4, Mahopac, NY 
 
6. Glenn Droese, Town Assessor – Consider Request to Authorize Attendance to NYS Assessors’ 

Association Annual Meeting and Seminar 9/18/2022 to 9/21/2022 ($260 Includes Reimbursement from 
NYS) 

 
7. Michael Simone, Highway Superintendent – Consider Request to Authorize Purchase of Road Salt from 

NYS OGS Group #1800 – Award #23248 – Contract #PC69477 
 
8. Michael Simone, Highway Superintendent – Consider Request to Authorize Purchase of Two (2) Trucks 

 
9. Richard Franzetti, PE, Town Engineer – Consider Request to Acknowledge Emergency Repair/Services 

CWD#3 
 
10. Supervisor Cazzari – Discussion of Improving the Availability of Public Parking in The Hamlets  

• Town Board Comments 
• Motion to Adjourn Meeting 

http://www.ci.carmel.ny.us/


Michael G. Carnazza 
(845)628-1500
Director of Code Enforcement   Ext. 170 

60 McAlpin Avenue 
Mahopac, New York 10541 

Tel: (845) 628-1500 ext. 170  Fax: (845) 628-7085  email mgc@ci.carmel.ny.us 

To: Supervisor Michael Cazzari  
Town Board 

From: Michael Carnazza, Building Inspector 

Date: August 22, 2022 

Re: Training for 2022 

________________________________________________________________________ 

Please be advised, Joe Wilichoski would like to take 18 of the 24 hours of required training from 
October 3-5, 2022 on Latham, N.Y. 

The cost of the classes is $375.00 (Invoice attached). In addition, there will be two nights stay at 
the hotel @ $114.00/night. 

Can this be placed on the next work session to discuss. 

Thank you, 
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Michael G. Carnazza (845)628-1500

Director of Code Enforcement Ext. 170

60 McAlpin Avenue 

Mahopac, New York 10541 

Tel: (845) 628-1500 ext. 170  Fax: (845) 628-7085  email mgc@ci.carmel.ny.us 

To: Supervisor Michael Cazzari 
Town Board 

From: Michael Carnazza, Building Inspector 

Date: September 8, 2022 

Re: Fee Return- 43 Wayacross Rd., Mahopac 
Tm#74.20-1-19 

________________________________________________________________________ 

Please be advised, the owner of the above property was advised by his lawyer to get a permit and 
certificate of compliance for the HVAC which was installed prior to 2000. A permit (22-0800) 
was issued and paid for ($280.00).  

The owner submitted a receipt from 2000 for a local electrician to “check the wiring to his A/C 
unit”, (copy attached). Since the A/C was already there in 2000, a permit is not required from this 
department.   

Can you please return the $280 fee to the owner. 

Jeffrey and Joan Roe 
984 Coral Reef Way 
Hardeville, SC 29927 

Thank you, 
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  AdvancementofGovernmentFundMonies2022.doc 

RESOLUTION FOR ADVANCEMENT OF GOVERNMENT FUND MONIES 

AS TEMPORARY LOAN FROM GENERAL FUND TO  

CARMEL WATER DISTRICT #7 

RESOLVED, that the Town Board of the Town of Carmel, pursuant to Town 

Law §209-b, hereby authorizes the Temporary Advancement of Cash from the 
General Fund to Carmel Water District #7 at a maximum amount not to exceed 
$100,000, to be repaid with the periodic interest rate when revenue sources or debt 

proceeds are received. 

Resolution: 

Offered by:  _____________________ 

Seconded by: ____________________ 

Roll Call Vote: YES NO 

Stephen Baranowski ____ ____ 

Frank Lombardi  ____ ____ 

Suzanne McDonough ____ ____ 

Robert Schanil ____ ____ 

Michael Cazzari ____ ____
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From: Droese,Glenn
To: Cazzari,Michael; Baranowski,Stephen; Schanil,Robert; Lombardi,Frank; McDonough, Suzanne
Cc: Pasquerello,Anne; Greg Folchetti
Subject: Assessor Annual Seminar
Date: Monday, August 29, 2022 12:48:26 PM
Attachments: 2022 Assessment Seminar.pdf

Supervisor Cazzari and Town Board,

I would like permission to attend the New York State Assessors’ Association Annual Meeting and
Seminar to be held starting on Sunday 9/18/2022 through Wednesday 9/21/2022. The seminar
provides classroom learning and NY State required continuing education credits.

The total initial cost to the town for the travel, hotel room, and tuition is $1266.54. The State
Educational Services will reimburse the town for most of the cost. Based on past years
reimbursements I estimate the final cost to the town will be $260.

Attached are the seminar registration applications and tentative schedule.

I will use my own personal vehicle to travel to the seminar.

Please place this request on the next available work session.

Thank you,
Glenn A. Droese
Assessor
Town of Carmel
60 McAlpin Ave.
Mahopac, NY 10541
Phone: (845)-628-1500
WWW.CI.CARMEL.NY.US
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TOWN OF CARMEL HIGHWAY DEPARTMENT 

FROM THE DESK OF: Michael Simone <8 
TO: SUPERVISOR MICHAEL CAZZARI 

TOWN BOARD 

DATE: SEPTEMBER 12, 2022 

RE: CAPITAL EQUIPMENT REQUEST 

I am requesting authorization to purchase ~ 

Carmel Highway Department 
55 McAlpin Avenue 

Mahopac, NY 10541 

MICHAEL SIMONE 

Superintendent of Highways 

845.628.7474 

FAX 845.628.1471 

MSimone@bestweb.net 

► 2024 Int'l 4X4 HV507 Cab & Chassis w / Tenco Dump Body, Plow & Sander
- ONONDAGA COUNTY CONTRACT #8996, DATE 6/24/ 18 ~ 6/23/23

Purchase (2) TWO @$303,742.38 each~ TOTAL $607,484.76 
(Int'l Truck $137,801.38/Tenco Equipment $165,951.00) 

I have discussed this with the Town's Comptroller, MaryAnn Maxwell, and the 
funds are in my 2022 Budget. 

See attached quote with specifications. 

NOTE: This is the same contract for purchases of the 2021 & 2022 International 
Trucks - the full contract was sent over July 6, 2020. (The file is too large to 
email.) See Town Board Resolution July 22, 2020. 

cc Comptroller MaryAnn Maxwell 
Town Attorney Greg Folchetti 
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From: Maxwell,Mary Ann
To: Simone, Mike
Subject: RE: 2024 International Truck Quotes
Date: Monday, September 12, 2022 10:30:48 AM

Thanks Staci….As per our conversation we do have the funds in the Capital Fund Balance to place
this order now if approved by the Town Board.

Fund Balance as of 1/1/2022         $850,000
Funds appropriated from FB in 2022          -$110,000

$740,000

Balance left in 5130.41 after 22 expenditures       $50,000
$790,000

Purchase of two 2024 Int’l Trucks                              -$607,485
Fund Balance as of 12/31/22 *est                             $182,515 * could add to this if highway fund
has a surplus at year end 2022 depending on year end snow OT/material cost

Budget 2023  $150,000
Balance left in 5130.41 for 2023 expenditures   $332,515

Have Mike give me a call or stop over if he has any questions or concerns.

Thanks!

Mary Ann Maxwell
Town Comptroller
Town of Carmel
(845) 628-1500 ext 175
Fax (845) 628-7085
mam@ci.carmel.ny.us

From: Simone, Mike <mjs@ci.carmel.ny.us> 
Sent: Friday, September 9, 2022 11:13 AM
To: Maxwell,Mary Ann <mam@ci.carmel.ny.us>
Subject: 2024 International Truck Quotes

HAPPY FRIDAY!  J

Mike wanted me to pass this figure on to you…$303,742.38 – see attached. 

That’s the current NYS OGS price for 2024 Int’l Dump/Plow Trucks.  He says he’s been discussing
them with you and his estimate was $300K, but even that was low.  These are almost $150K more
than the 2023’s we just purchased!

I’ll be working on our budget next week – it’s pretty much ready to go, I just need to put paper to

mailto:/O=TOWN OF CARMEL/OU=FIRST ADMINISTRATIVE GROUP/CN=RECIPIENTS/CN=MAM
mailto:mjs@ci.carmel.ny.us
mailto:mam@ci.carmel.ny.us


pen, or fingers to keys!  HaHa

Have a great weekend…

Staci Norton
Principal Account Clerk
Town of Carmel Highway Department
Michael Simone, Superintendent of Highways
55 McAlpin Avenue
Mahopac, NY  10541

845.628.7474 x250
FAX 845.628.1471
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3609 US 9-Hudson, NY 12534 / P: (518) 851-3581 
987 5 NY-23 Oneonta, NY 13903 / P: ( 607) 278-5811 

Town of Carmel 

55 M_cAlpin Ave. 

Mahopac NY. 10541 

Michael Simone 

845-628 -7 499

8/31/2022 

Allegiance Trucks is pleased to offer a 2024 International HV507 SFA 4x4 

cab & chassis . The price includes extended warranties for towing, vehicle, engine 

& aftertreatment, and transmission.This price also includes upgrades including a 

stainless steel oil pan , stainless steel transmission lines, right side spring build up 

and relocating the air solenoid. The truck proposal is attached. The quote for the 

Tenco equipment installed by Tenco in Lakeville NY. (Presented by Amthor) is also 

attached. This pricing is using the Onondaga Bid #8996. Please be advised when 

ordering multiple trucks that the build dates may not be the same for both units If 

you have any questions please call me at 518-567-5782. 

2024 International HV507 SFA 4x4 

Tenco equipment installed at Tenco 

Presented by Amthor 

Total cost per unit 

$137,801.38 

$ 165,951.00 

$ 303,742.38 

Respectfully Submitted, 

� /-r::;/ -=-
David Tamburro 

www.AllegianceTrucks.com 

,r· 
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TOWN OF CARMEL 
TOWN HALL 

 
60 McAlpin Avenue 

Mahopac, New York 10541 
Tel. (845) 628-1500  •  Fax (845) 628-6836 
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Memorandum 
 
 

To:  Town Board 
 
Date:  September 14, 2022 
 

  From: Supervisor M. Cazzari   
 

  RE:  Improving the Availability of Public Parking  
 
I believe that the key to revitalization is through improving the availability of public parking. 
 
Mahopac  
The rehabilitation of the hamlet of Mahopac hinges on the creation of municipal parking.  
The hamlet has insufficient public parking and experiences congestion during the summer 
months when the marinas are active and the retail/restaurant core is at its peak. A parking study 
conducted in 2018 found that there is a 70 parking space deficiency in the hamlet at peak times. 
The lack of available parking limits access to the town's retail and restaurant enterprises, causing 
businesses to fail and stunting any substantial revitalization or growth. 
  
Carmel 
There are 39 businesses within 250 feet of the center of the hamlet of Carmel’s business district. 
The available on street parking stretches one mile along Route 52. The municipal parking area on 
Willow Road servicing the Putnam Trailway is two miles from the downtown businesses. The lack 
of convenient accessible public parking in the hamlet has limited the success of local businesses. 
The close proximity to the county building and court house should attract more retail traffic and 
restaurant patrons. In my opinion this lack of convenient parking hampers commerce.  
 
Solution 
I have engaged members of the Carmel Hamlet Civic Association, Mahopac-Carmel Chamber of 
Commerce, business owners and community members to form a working group for the purpose 
of finding solutions, whether by seeing the issue through a different prospective or locating a new 
or innovative strategy to enhance our public parking. For the businesses in our retail district to 
strive there must be ample and accessible parking. I am confident that the benefits of this 
improved parking capacity will extend to the business district increasing retail and restaurant 
patronage and improving customer bases thus improving revenues and our tax base. 
 

MICHAEL S. CAZZARI 
 Town Supervisor 

 
ROBERT F. SCHANIL, JR. 
Town Councilman  
Deputy Supervisor 
 
STEPHEN J. BARANOWSKI  
Town Councilman 
FRANK D. LOMBARDI 
Town Councilman 
SUZANNE MC DONOUGH 
Town Councilwoman 
 
 
 

ANN SPOFFORD 
Town Clerk 

 
 

KATHLEEN KRAUS 
Receiver of Taxes 

 
 
 
 

MICHAEL SIMONE 
Superintendent of Highways 

Tel. (845) 628-7474 
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US ROUTE 52 AND U.S. ROUTE 6
Hamlet of Carmel (Town of Carmel)
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CORRIDR OVERVIEW

Corridor Description

The entirety of the study corridor is within the Hamlet of Carmel in the Town of Carmel. The northern boundary 
of the corridor is the intersection of U.S. Route 6 (Gleneida Avenue) and Vink Drive. The corridor extends along 
Route 6 to the intersection of Route 6 and Willow Road. The corridor also includes a short section of Brewster 
Road extending from the intersection of Brewster Road and Route 6 to the intersection of Church Street and 
Brewster Road. 

Demographic Snapshot

The charts below depict demographic information about households and the population within a 5-minute drive 
(5-minute trade area) to the study corridor. In 2000, the population in the 5-minute trade area was 6,646. Over 
the next 17 years the population increased by 1,283, reaching a total population of 7,929 in 2017. This 
population growth represents an 19% increase in population in the 5-minute trade area from 2000 to 2017. Over 
that same period, the population of Putnam County as a whole increased at a slower rate of 6%.  

According to ESRI Business Analyst, the median household income of the 5-minute trade area ($92,886) is lower 
than the median household income of Putnam County ($101,430). Within the 5-minute trade area there is a 
significant difference between the median household income and the average household income; average 
household income is $23,934 higher than median household income. This indicates that there is wide range of 
household incomes. There are likely a handful of outlier households with relatively higher incomes that are 
skewing the average upwards. Median household disposable income in both the 5-minute trade area and 
Putnam County is approximately 70% of total median household income. In comparison, median household 
disposable income for New York State as a whole is 78% of total median household income.  

                   

 

 

 

 

 

 

Source: ESRI Busineess Analyst 2017 

POPULATION

7,929

MEDIAN AGE

43

NUMBER OF HOUSEHOLDS

2,784

AVERAGE HOUSEHOLD INCOME

$116,820

MEDIAN HOUSEHOLD INCOME

$92,886

MEDIAN DISPOSABLE INCOME

$64,920

HOUSEHOLDS IN POVERTY

6%
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ZONING AND LAND USE

The majority of the study corridor is within the Commercial zone. The Commercial zone allows for general retail 
and office development. Clustered residential development is a conditional use in the Commercial zone. A small 
section of the southern end of the study corridor is in the Residential zone where single-family dwellings are a 
permitted use.  
Town of Carmel Zoning Map

Commercial Zone (C)

• Retail sales and service establishments excluding self-storage warehouse
• General business and professional offices
• Banks and other financial institutions
• Fully enclosed eating and drinking establishments
• Commercial entertainment establishments
• Municipal and other government buildings
• Existing apartments in mixed-use structures
• Multifamily dwellings on waterfront
• Wholesale storage and distributive establishments, including lumberyards
• Auto sales and showroom establishments, but not including auto body repair shops

exclusively as principal uses

Principal Permitted Uses



35 Putnam County Commercial Corridors Study
Corridor 2-NYS Route 52 & US Route 6-Hamlet of Carmel 

 

 

 
 

Table 2-A – Bulk Requirements 

Commercial Zone (C) Residential Zone (R)

Minimum Lot size 40,000 sq ft ( .9 ac) 120,000 sq ft (2.75 ac) 

Minimum Floor Area 5,000 sq ft None 

Maximum Floor to Area Ratio (FAR) None None 

Maximum Building Coverage
30%

40% for office buildings 15% 

Minimum Front Setback for Principal 
Building

40 ft 40 ft 

Minimum Side Setback for Principal 
Building

25 ft 25 ft 

Minimum Rear Setback for Principal 
Building

30 ft 40 ft 

Maximum Building Height
35 ft

60 ft for office buildings 35 ft 

Conditional Uses Principal Permitted Uses

• Farm stand or market
• Public or private recreational facilities
• Private schools
• Membership clubs
• Places of religious worship
• Private stables
• Camps
• Residential cluster development
• Professional offices
• Public utility installations
• Bed-and-breakfasts
• Multifamily dwelling for the elderly
• Recreation center

• Single family dwellings

• Farms, truck gardens, nurseries and other
agriculture activities

• Parks, playgrounds and other recreation facilities
operated by the Town of Carmel

• Hospitals existing at the time of adoption of this
chapter

• Nursery schools and day nurseries
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TRADE AREAS

NYS Route 52 and U.S. Route 6 – Hamlet of Carmel (Town of Carmel)
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CONSUMER PROFILE

Household Spending

The chart below depicts an estimate of average annual household spending by category for households in the 5, 
10, and 15-minute trade areas, Putnam County, and New York State. The spending habits of households within 
the 5-minute trade area are similar to the spending habits of Putnam County as a whole. Households in the 5-
minute trade area spend slightly less than households in Putnam County in every category.  

Table 2-B – Average Annual Household Spending 

Source: ESRI Business analyst, 2017 
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Tapestry Segmentation

Tapestry Segmentation is a tool developed by ESRI, a Geographic Information Science (GIS) company. Tapestry 
segmentation organizes households in the United States into groups (segments) that share similar 
demographics, socioeconomic indicators, and lifestyle choices. Tapestry segmentation provides a macro-level 
understanding of the type of households present in a given area. Below are descriptions of the top three most 
common tapestry segments represented by households within the 10-minute trade area.  

Top 3-Tapestry Segments in the 10-Minute Trade Area/Percent of Households

Pleasantvi l le

Prosperous domesticity best 
describes the settled citizens of 
Pleasantville.  Situated principally 
in older housing in suburban areas 
in the Northeast (especially in NY 
and NJ) and secondarily in the 
West (especially in CA), these 

slightly older couples move less 
than any other market. Many 

couples have already transitioned 
to empty nesters; many are still 

home to adult children. Families 
own older, single-family homes 
 and maintain their standard of 
 living with dual incomes. These 
consumers have higher incomes and 
home values and much higher net 
worth (Index 400). Older homes 
require upkeep; home improvement 
and remodeling projects are a 
priority -preferably done by 
contractors. Residents spend their 
spare time participating in a variety 
of sports or watching movies. They 
shop online and in a variety of 
stores, from upscale to discount, and 
use the internet largely for financial  
purposes.

Savvy Suburbanites

Savvy Suburbanites residents are 
well educated, well read, and well 
capitalized. Families include empty 
nesters and empty nester 
 wannabes, who still have adult 
children at home. Located in older 
neighborhoods outside the urban 
core, their suburban lifestyle 
includes home remodeling and 
gardening plus the active pursuit 
 of sports and exercise. They  
enjoy good food and wine, plus 
 the amenities of the city’s cultural 
events. 

Golden Years 
Independent, active seniors nearing 
the end of their careers or already in 
retirement best describes Golden 
Years residents. This market is 
primarily singles living alone or 
empty nesters. Those still active in 
the labor force are employed in 
professional occupations; however, 
these consumers are actively 
pursuing a variety of leisure 
interests—travel, sports, dining out, 
museums, and concerts. They are 
involved, focused on physical fitness, 
and enjoying their lives. This market 
is smaller, but growing, and 
financially secure. 

Pleasantville71% Savvy 
Suburbanites10% Golden 

Years
7%
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Consumer Survey

A survey of shoppers in the study corridor was conducted in an effort to achieve a better understanding of 
consumer spending habits and the factors that most impact spending decisions. In-person surveying was 
conducted by Pattern staff on a Tuesday in July from 12pm to 2pm and from 5pm to 7pm. In-person surveying 
was also conducted on a Saturday in July from 12pm to 2 pm. With help from the local chambers of commerce, 
flyers with a link to an online version of the survey were distributed to local businesses throughout the study 
corridor. Between the in-person surveys and the online version of the survey, a total of 65 surveys were 
collected from the study corridor. Below are the key findings from this survey.  

Why are people coming to the Hamlet of Carmel?
Work was the most common activity reported as the reason for coming to the Hamlet of Carmel. 72% of survey 
respondents reported coming to the Hamlet of Carmel for work 5 or more times per week. This is likely 
attributable to the presence of the Putnam County workforce. Other popular reasons to come to the Hamlet of 
Carmel were retail shopping and eating out. 63% of survey respondents reported that they come to the Hamlet 
of Carmel for retail shopping at least once a week, and 62% of survey respondents reported that they come to 
the Hamlet to eat out at least once a week.  

When are people shopping in Hamlet of Carmel?
The majority of survey respondents reported shopping in the Hamlet of Carmel on weekdays more often than 
weekends. The most common times to shop in the Hamlet of Carmel were 11am to 2pm and after 5pm. When 
asked whether businesses in the Hamlet are open when they want to shop, 44% of survey respondents agreed 
and 38% were neutral.  

How are people getting to the Hamlet of Carmel?
The vast majority (97%) of survey respondents reported that they use a personal vehicle as the primary method 
of getting to the Hamlet of Carmel. Two survey respondents reported that walking was the primary mode of 
transportation that they used to get to the Hamlet. There were no survey respondents that selected bicycle, cab 
service, or bus service as their primary mode of transportation to the Hamlet.  

What type of businesses do consumers want?
In an effort to understand what is missing from the Hamlet of Carmel, survey respondents were asked to choose 
up to five types of businesses and amenities that they would most like to see developed in the Hamlet of 
Carmel. By far the most common response was clothing stores. Sixty percent (60%) of survey respondents 
reported that they want more clothing stores in the Hamlet of Carmel. The second most common answer was a 
hotel/conference center (40% of survey respondents).The third most common answer was fine dining (39% of 
survey respondents).  
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Local competition
In an effort to identify other commercial areas the Hamlet of Carmel is competing with, survey respondents 
were asked how often they shop at other nearby locations other than the Hamlet of Carmel.  

45% of survey respondents reported that they shop in the Village of Brewster at least once a week.
40% of survey respondents reported that they shop in the City of Danbury at least once a week.
The most commonly reported reason for choosing to shop at another location instead of the Hamlet of
Carmel was a better selection of stores at the other location.

Other Comments
At the end of the survey there was an open ended question asking respondents for any other additional 
comments. Three survey respondents stated that they would like to shop locally more often, but currently there 
is not enough selection. Several of the comments stated an interest in more retail shops in the Hamlet. Two 
survey respondents specifically stated that they would like more clothing stores to move into the Hamlet. One of 
the respondents suggested that a coffee shop and a drug store would both be popular among Putnam County 
employees working at the nearby county building. Two of the survey respondents called for better access to and 
integration with the bike path.  

Other Survey Findings 
76% do most of their shopping at shopping center developments.
65% always try to shop locally.
36% eat out for lunch at least 2-4 times a week.
59% eat out for lunch a least once per week.
70% eat out for dinner at least once a week.
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RETAIL GAP ANALYSIS

Leakage / Surplus

Table 2-C depicts a leakage/surplus factor for trade areas delineated by a 5, 10 and 15 minute drive from the 
study corridor. The leakage/surplus factor is a representation of the balance between supply and demand 
among various industries. In this chart the industries are broken out by North American Industry Classification 
(NAICS) code. The leakage/surplus factor is measured on a scale from 100 to -100. A value of 100 represents an 
area where there is household demand but there is no supply so all of the potential retail sales are leaking out of 
the area. A value of -100 represents an area where there is a surplus of supply but there is no household 
demand. The closer the value is to zero, the more balance there is between supply and demand.  

Table 2-C is color coded on a gradient of green to red with the darkest green representing a value of 100, and 
the darkest red representing a value of -100. The greatest industry potential revealed by the leakage/surplus 
factor is the Clothing and Accessories industry with a leakage/surplus factor of 68 in the 5-minute trade area. 
The surplus/leakage factor for this industry is even larger in the 10 and 15-minute trade areas. This indicates 
that there is significant demand for clothing and accessories that is not being met by local retailers. The Health 
and Personal Care industry and Food and Beverage industry have the lowest leakage/surplus ratio in the 5-
minute trade area at -37.8 and -37.7 respectively. This indicates that there is a moderate surplus of these types 
of industries within the 5-minute trade area.   

Table 2-C – Leakage/Surplus Factor 

Industry
5 Minute

Trade Area
10 minute

Trade Area
15 Minute

Trade Area

Motor Vehicle and Parts Dealers (NAICS 441) 16.5 21 30.2

Furniture/Home Furnishing Stores (NAICS 442) -21.4 13.1 22.3

Electronics & Appliance Stores (NAICS 443) 48.3 47.8 37.7

Bldg/Garden Equip/Supply Stores (NAICS 444) -4 -12.5 5.7

Food and Beverage Stores (NAICS 445) -37.7 -12.4 -1.6

Health and Personal Care Stores (NAICS 446) -37.8 -9.9 8.2

Gasoline Stations (NAICS 447) -23.7 -2 -10.9

Clothing/Accessories Stores (NAICS 448) 68 80 75.9

Sports/Hobby/Book/Music Stores (NAICS 451) 10.7 -1.7 12.6

General Merchandise Stores (NAICS 452) 46.9 15.3 46.1

Miscellaneous Store Retailers (NAICS 453) -26.1 -10 8

Food Services & Drinking Places (NAICS 722) 4.1 17.2 28.5

Total Retail (including Food/Drink Sales) -6.8 7.5 18.6
Source: ESRI Business analyst, 2017 
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Table 2-D depicts an estimation of industry leakage and surplus expressed in actual dollar amounts for the 10-
minute trade area. Dollar values in the leakage column represent the estimated amount of money leaking out of 
the 10-minute trade area. Dollar values in the surplus column represent additional sales in the 10-minute trade 
area that are being generated by households outside of the trade area. These values are calculated by taking the 
difference between total sales in the trade area (estimated from reported business earnings) and potential sales 
in the trade area (estimated from household spending trends). When actual sales are lower than potential sales, 
there is a leakage (households are spending outside of the trade area). When actual sales are higher than 
potential sales, there is a surplus (households from outside of the trade area are spending in the trade area). 

ESRI estimates that the industry with the most leakage is the Clothing and Accessories industry. An 
estimated $38.3 million in clothing and accessories spending from households within the 10-minute trade area is 
being spent at clothing and accessory stores outside of the 10-minute trade area. Overall there is an estimated 
$76 million in total retail sales leaking from the 10-minute trade area. This means the average household in the 
10-minute trade area is spending approximately $7,400 in total retail outside of the 10-minute trade area.

Table 2-D – 10 Minute Trade Area Industry Leakage/Surplus Factor 

Industry
Leakage
(Millions)

Surplus 
(Millions)

Leakage
Surplus Factor

Clothing/Accessories Stores (NAICS 448) $ 38.3 80 
Motor Vehicle and Parts Dealers (NAICS 441) $ 33.7 21 
Food Services & Drinking Places (NAICS 722) $ 16.2 17.2 

General Merchandise Stores (NAICS 452) $ 15.6 15.3 
Electronics & Appliance Stores (NAICS 443) $ 12.4 47.8 

Nonstore Retailers (NAICS 454) $ 4.4 16.1 
Furniture/Home Furnishing Stores (NAICS 442) $ 4.2 13.1 
Sports/Hobby/Book/Music Stores (NAICS 451) $ 0.5 -1.7

Gasoline Stations (NAICS 447) $ 2.0 -2
Miscellaneous Store Retailers (NAICS 453) $ 4.2 -10

Health and Personal Care Stores (NAICS 446) $ 9.0 -9.9
Bldg/Garden Equip/Supply Stores (NAICS 444) $ 9.2 -12.5

Food and Beverage Stores (NAICS 445) $ 24.1 -12.4

Total Retail (including Food/Drink Sales) $ 76.0 7.5 
Source: ESRI Business analyst, 2017 
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Restaurants

9

Discount

1

Gas Station

1

Insurance 
Services

2

Real Estate 

2

Law Office

7

Hair / Nail Salon

3

Health & Wellness

1

Financial

5

Daycare

2

Other

11

Existing Businesses

Below is a list of the number of existing businesses in the corridor by business type. This list was developed by 
Pattern staff during field visits to the corridor. Approximately 60% of businesses in this corridor are service-
based businesses and approximately 40% of the businesses are retail businesses.  

Store Hours

Hours of operation for businesses in the study corridor were collected during a field visit and supplemented with 
information available online. The chart below depicts average hours of operation for business in the study 
corridor where information about hours of operation were available. Over half of businesses closed on Sundays. 
The next most common day of the week for businesses to close is Monday. Many of the businesses that are 
closed on Monday are restaurants, a common practice in the restaurant industry.  

8:00 AM
9:00 AM

10:00 AM
11:00 AM
12:00 PM

1:00 PM
2:00 PM
3:00 PM
4:00 PM
5:00 PM
6:00 PM
7:00 PM
8:00 PM

Monday Tuesday Wednesday Thursday Friday Saturday Sunday
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Business Owner Forum

A business owner forum was convened to solicit input from the local business owner community. The forum was 
held in the Hamlet of Carmel with business owners and representatives from the Putnam County Chamber of 
Commerce and the Mahopac Carmel Chamber of commerce.

The participants at the business forum identified several attributes of the community that positively impact 
business. The Hamlet of Carmel is the County Seat for Putnam County and there are several county buildings 
adjacent to the study corridor. Forum participants discussed how the presence of the county workforce 
positively affects their business. One business owner stated that the presence of the county workforce was the 
primary reason they decided to locate their business in the Hamlet of Carmel. There was a sense that the Hamlet 
of Carmel is home to a strong middle class with enough disposable income to support local business. The overall 
outlook about the future of the community was optimistic. Forum participants discussed how a handful of 
popular new businesses are attracting people from greater distances to the Hamlet.  

There are also a number of obstacles to business present in the Hamlet of Carmel that were identified during the 
business owner forum. Participants discussed the perceived poor quality of the infrastructure in the area and its 
detrimental effect on business. Specifically, forum participants cited potholes, poor storm water management, 
and crumbling sidewalks as significant infrastructure concerns. Lastly, the business owners discussed how the 
presence of the NYC watershed makes new development extremely difficult due to regulations associated with 
protecting the watershed.  

Several ideas and suggestions about traffic circulation and signage were discussed at the business owner forum. 
Forum participants reported that traffic often accumulates at the intersection of Route 6 and Seminary Hill Road 
near the southern end of the study corridor. The traffic accumulation occurs when vehicles traveling south on 
Route 6 are attempting to take a left turn onto Seminary Hill Road and have to wait for a break in oncoming 
traffic. A similar traffic concern was pointed out at the intersection of Route 6 and Fair Street. One participant 
suggested that a left turn arrow should be installed at the intersection to alleviate the traffic that accumulates 
behind southbound cars attempting to take a left onto Fair Street. Lastly, one of the forum participants pointed 
out that many of the street signs in the Hamlet appear to be too big for the downtown setting. They thought 
that the size of some of the street signs was more appropriate for a highway or interstate and that perhaps they 
had been installed by mistake.  
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TRANSPORTATION

NYS Route 52 and U.S. Route 6 – Hamlet of Carmel (Town of Carmel)

Existing Conditions and Data Collection 

Corridor Characteristics 
U.S. Route 6 in the Hamlet of Carmel is two-lane, east-west roadway that carries approximately 16,860 vehicles 
per day. The roadway is classified by the NYSDOT as a Principal Arterial Other and is owned by NYSDOT. The 
speed limits range from 35 to 40 miles per hour. On-street parking is provided near Seminary Hill Road.  

NYS Route 52 is a two-lane, north-south roadway that intersects U.S. Route 6 near Seminary Hill Road. The 
roadway is classified as a Minor Arterial and is owned by NYSDOT. The speed limit is 30 miles per hour. On-street 
parking is provided.  

Sidewalks are located on the east side of NYS Route 52 between U.S. Route 6/Brewster Road and NYS Route 
301. Sidewalks are provided on both sides of the street between NYS Route 301 and the Old Baptist Cemetery
north of Fair Street. Access to the Putnam Trailway is provided near the Seminary Hill/ Gleneida Court
intersection; however, there are no facilities or wayfinding signage connecting the Trailway with the Hamlet
business district. The corridor is serviced by the Putnam Area Rapid Transit (PART) Lines 2 and 5.

There is a roadway improvement project in place for Fair Street east of NYS Route 52 which would include 
improving the vertical and horizontal geometry to meet current standards, providing an additional westbound 
left-turn lane at NYS Route 52, and repairing sidewalks. A summary of the corridor’s transportation 
characteristics are presented in Table 2-E.  

Table 2-E – Corridor Characteristic Summary 
U.S Route 6/NYS Route 52 – Hamlet of Carmel

Notes: 
1. Automatic Tube Recorder collected May 2017 

Average Daily Traffic
16,8611 

Number of anes
2 

Speed Limit (MPH) 
30-45

On-Street Parking (Y/N) 
Y 

Pedestrian Facilities (Y/N) 
Y 

Bike Facilities (Y/N) 
Y-Putnam Trailway

Transit Facilities (Y/N) 
Y- 

P T Bus Lines 2 and 5

Access to Waterways  (Y/N)
Y-Lake Gleneida
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Parking Utilization

Parking utilization counts were collected during typical weekdays (Tuesday, Wednesday, or Thursday) and 
weekend days in June 2017 and July 2017 at three locations on the study corridor: 

Putnam Trailway Parking at Willow Road

U.S. Route 6 near Seminary Hill Road

NYS 52 between Brewster Road and Route 301

While there was sufficient capacity/underutilization of the parking spaces at each of the study locations, it 
should be noted anecdotally on Sundays the parking is closer to capacity to service the religious centers along 
the corridor. Table 2-F presents the parking utilization by peak period and time of day   

Table 2-F – Parking Utilization - Hamlet of Carmel

Time

Putnam Co. Trailway 
Parking Willow Rd/ Rt 6 

and along Willow Rd

Pull Out On-street 
Parking  Rt 6 at 

Seminary Hill Road
NYS Rt 52 between 

Brewster Rd to Rt 301

Capacity
Parking 

Utilization Capacity
Parking 

Utilization Capacity
Parking 

Utilization

Weekday – Midday Peak Period
12:00 PM 

31 

29%

11 

0% 

74 

31%
12:30 PM 29% 0% 46%
1:00 PM 32% 0% 49%
1:30 PM 29% 0% 28%

Weekday – PM Peak Period
4:00 PM

31 

23%

11 

0% 

74 

3% 
4:30 PM 35% 0% 7% 
5:00 PM 52% 0% 0% 
5:30 PM 48% 0% 1% 

Weekend – Midday Peak Period
11:00 AM

31 

16%

11 

0% 

74 

28% 
11:30 AM 16% 0% 34% 
12:00 PM 13% 0% 30% 
12:30 PM 35% 0% 32% 
1:00 PM 39% 9% 31% 
1:30 PM 35% 0% 18% 
2:00 PM 29% 0% 5% 
2:30 PM 29% 0% 1% 

Notes: ighlighted cells considered at capacity (parking at or above 85 percent)
Data collected on a two weekdays (6/1/2017 and 7/21/2017) and two weekend days (6/3/2017 and 7/23/2017) 
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Crash Data

Crash data over a three year period (March 1, 2014 through February 28, 2017) was obtained from NYSDOT. 
Table 2-G provides a summary on the number and type of crashes on U.S. Route 6 between Willow Road and 
Fowler Avenue. Over a three year period, there were 110 crashes along this corridor, with the greatest number 
(44) being rear end crashes. Rear end crashes typically occur at congested locations and signalized intersections.

Table 2-G – Crash Summary - U.S. Route 6 between Willow Road and Fowler Avenue

2014 2015 2016 2017 Total ACC/MVM1

Fatalities 0 0 0 0 0 
Injured 16 23 11 0 50 

# of Crashes 32 39 34 5 110 5.4 
Over-Taking 2 3 2 0 7 

Rear End 9 17 17 1 44 
Right Angle 3 0 3 1 7 

Left Turn (with other car) 0 1 0 0 1 
Left Turn (against other car) 1 1 0 0 2 

Right Turn (with other car) 0 0 0 1 1 
Right Turn (against other car) 0 0 0 0 0 

Side Swipe 3 1 2 0 6 
Ped/Bike 1 0 0 0 1 
Head On 0 0 0 0 0 

Fixed Object 1 2 2 1 6 
Animal 0 3 0 0 3 

Other 7 5 7 1 20 
Unknown 5 6 1 0 12 

Notes: Crash Data for March 1, 2014 through February 28, 2017.
1. Accidents  per millions vehicle miles traveled = (accidents * 1,000,000)/(365*number of years*AADT*length of corridor)

Source: New York State Department of Transportation (NYSDOT) 

NYSDOT provides average accident rates for state highways for different facilities. The 2015/2016 average 
accident rate for a two-lane, undivided highway is 3.5 accidents/million vehicle miles (ACC/MVM).  The study 
corridor  5.4 ACC/MVM exceeds the State’s average of similar facilities.  
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Identification of Future Needs 

Based on the existing conditions data collection, field visits, and discussions with the County, the following 
future transportation needs are necessary to enhance the corridor are to be addressed: 

Congestion at the NYS Route 52/Fair Street and U.S. Route 6/NYS Route 52/Brewster Road/Seminary Hill
Road intersections.
On-street parking on NYS Route 52 southbound near Fair Street which contributes to congestion.
Lack of pedestrian facilities for passengers accessing parked vehicles on the west side of NYS Route 52
between NYS Route 301 and U.S. Route 6/Brewster Road.
No wayfinding signage and facilities to connect the Putnam Trailway access point at Seminary Hill Road /
Gleneida Court to the Hamlet business district.
No pedestrian facilities on the west side of NYS Route 52 between U.S. Route 6/Brewster Road and NYS
Route 301.
Lack of pedestrian crosswalks on NYS Route 52 between NYS Route 52 between U.S. Route 6/Brewster Road
and NYS Route 301.
Address rear end collisions in the corridor.
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TRANSPORTATION RECOMMENDATIONS

Proposed transportation enhancements are described below. Additional Transportation enhancements are 
presented in Figure 1. Should the State, County or local municipality, depending on jurisdiction, decide to pursue 
any of the below recommendations, they would be required to follow additional steps including coordination 
and obtaining required permits. For example, the project sponsor will be required to coordinate with the New 
York State Department of Transportation (NYSDOT) for any work to be performed in the NYSDOT Right-of-Way 
(ROW) to obtain the required permits from NYSDOT as part of the Highway Work Process (HWP). In addition, the 
County will coordinate as necessary with any other local or county transportation agency or departments. 

Short-Term Transportation Recommendations (1 to 3 Years)

In addition to the improvements planned for Fair Street near NYS Route 52, the on-street parking on the
west side of NYS Route 52 north of Fair Street should be removed. This will improve southbound traffic
operations and improve visibility for vehicles entering and exiting the driveways on this stretch of
roadway.

Add wayfinding signage for municipal parking lots near NYS Route 52 and Fair Street to accommodate
the removal of on-street parking north of Fair Street.

Add wayfinding signage to the Causeway at the NYS Route 52/ NYS Route 301 intersection.

Add crosswalks to the NYS Route 52/NYS Route 301 intersection on the northbound and westbound
approaches.

Medium-Term Transportation Recommendations (3 to 5 Years)

Convert Seminary Hill Road to only allow northbound-right-turn out thus removing the uncontrolled
southbound left-turn that contributes to congestion in the area. Southbound left-turning vehicles will be
able to make a left-turn at the signalized Brewster Road or signalized Church Street intersections.

Convert Seminary Hill Road from one-way northbound to two-way between U.S. Route 6 and Church
Street to provide access to land uses on this roadway from Church Street. This would be consistent with
Seminary Hill Road operations south of Church Street.

Install way-finding signage for connections between the Putnam Trailway and the Hamlet business
district.

Extend the curb on the northwest corner of NYS Route 52 and U.S. Route 6/Brewster Road. This would
shorten the pedestrian crossing distance as well as reduce vehicle turning speeds.
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Long-Term Transportation Recommendations (5 or More Years)

Provide a shared-use path for pedestrians and bicyclists on the west side of NYS Route 52 between NYS
Route 301 and Church Street. This would require a high level of coordination with New York State
Department of Environmental Protection (DEP) since the proposed facility would be located on DEP
owned property and is therefore listed as a long-term recommendation.

Install crosswalks at U.S. Route 6 and Church Street to provide access to the proposed shared-use path
facility.

Provide mid-block crossings on NYS Route 52 between NYS Route 31 and U.S. Route 6/Brewster to
facilitate the existing pedestrian crossing between the parking on the west side of NYS Route 52 with the
religious centers and land uses on the east side of NYS Route 52 and compliment the proposed shared-
use path.
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Figure 1 - Conceptual Improvements - Route 6/52-Hamlet of Carmel
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COMMUNITY AND ECONOMIC DEVELOPMENT RECOMMENDATIONS

Proposed community and economic development enhancements are described below. Many of the 
recommendations would require coordination with local elected officials and the business community. 

Seek out and encourage clothing store retailers to move into commercial space on Route 52. Clothing
stores were the most requested type of business indentified by the consumer survey. The
leakage/surplus analysis also indicates that there is unmet demand for clothing stores in the 5, 10, and
15-minute trade areas.

Seek out and encourage more small retailers to move into existing commercial space on Route 52.
Currently, the majority of corridor space in the Hamlet is occupied by professional offices and service-
based industries. More small retailers would balance the mix of businesses and encourage pedestrians
to walk around and improve the window shopping appeal and downtown feel of the Hamlet

Consider amending the zoning code to allow for new mixed-use development with downstairs
commercial space and upstairs residential. Currently, the Commercial District permits only existing
mixed use development. This zoning change could be accomplished through the use of an overlay
district so as not to permit new mixed use development in all areas in the Town of Carmel zoned as
commercial.
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U.S. ROUTE 6 
Hamlet of Mahopac (Town of Carmel)
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CORRIDOR OVERVIEW

Corridor Description

The study corridor is located on Route 6 in the Town of Carmel. Most of the study corridor is within the Hamlet 
of Mahopac. The southern bound of the corridor is the intersection of U.S. Route 6 and Tomahawk Street. The 
northern bound of the corridor is the intersection of Route 6 and Baldwin Lane.  

Demographic Snapshot

The charts below depict demographic information about households and the population within a 5-minute drive 
(5-minute trade area) to the study corridor. From 2000 to 2010 the population in the 5-minute trade area 
increased by 2% from 14,265 to 14,491, increasing by an average of 22 additional people each year. Over the 
next 7 years, the rate of population growth increased. From 2010 to 2017 the population in the 5-minute trade 
area increased by 5% from 14,491 to 15,165, increasing by an average of 96 people each year.  

According to ESRI Business Analyst, the median household income of the 5-minute trade area ($107,324) is 
higher than the median household income of Putnam County ($101,430). Within the 5-minute trade area there 
is a significant difference between the median household income and the average household income; average 
household income is $28,201 higher than median household income. This indicates that there is wide range of 
household incomes. There are likely a handful of outlier households with relatively higher incomes that are 
skewing the average upwards. Median household disposable income in both the 5-minute trade area and 
Putnam County is approximately 70% of total median household income. In comparison, median household 
disposable income for New York State as a whole is 78% of total median household income. 

Source: ESRI Business Analyst 2017 
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ZONING

The majority of the study corridor is within the Commercial zone. The Commercial zone allows for general retail 
and office development. Clustered residential development is a conditional use in the Commercial zone. Some 
short sections of the study corridor are in the Residential zone where single-family dwellings are a permitted 
use.  

Town of Carmel Zoning Map
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Commercial Zone (C)

Residential Zone (R)

 

Prinicpal Permitted Uses

•Retail sales and service establishments
excluding self-storage warehouse

•General business and professional offices
•Banks and other financial institutions
•Fully enclosed eating and drinking
establishments

•Commercial entertainment establishments
•Municipal and other government buildings
•Existing apartments in mixed-use structures
•Multifamily dwellings on waterfront
•Wholesale storage and distributive
establishments, including lumberyards

•Auto sales and showroom establishments, but
not including auto body repair shops
exclusively as principal uses

Conditional Uses

•Farm stand or Market
•Public or private recreational facilities
•Private schools
•Membership clubs
•Place of religious worship
•Private stables
•Camps
•Residential cluster development
•Professional offices
•Public utility installations
•Bed-and-breakfasts
•Multifamily dwellings for the elderly
•Recreation center

Principal Permitted Uses

• Single-Family dwellings
• Farms, truck gardens, nurseries and other agriculture activities
• Parks, playgrounds and other recreation facilities operated by the Town of Carmel
• Municipal offices, libraries, fire and police stations, schools and other similar buildings
• Hospitals existing at the time of adoption of this chapter
• Nursery schools and day nurseries
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Table 3-A – Bulk Requirements 

Commercial Zone (C) Residential Zone (R)

Minimum Lot size
40,000 sq ft ( .9 ac) 120,000 sq ft (2.75 ac)

Minimum Floor Area 5,000 sq ft None

Maximum Floor to Area Ratio 
(FAR)

None None

Maximum Building Coverage
30% 

40% for office buildings
15% 

Minimum Front Setback for 
Principal Building

40 ft 40 ft 

Minimum Side Setback for 
Principal Building

25 ft 25 ft 

Minimum Rear Setback for 
Principal Building

30 ft 40 ft 

Maximum Building Height
35 ft

 60 ft for office buildings 
35 ft 
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TRADE AREAS

U.S. Route 6 – Hamlet of Mahopac (Town of Carmel)
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Household Spending

Table 3-B depicts an estimate of average annual household spending by category for households in the 5, 10, 
and 15-minute trade areas, Putnam County, and New York State. In all three of the trade areas average 
household spending was greater than average household spending in Putnam County. Interestingly, the largest 
difference in spending relative to the County was in the Health Care category. This may be partially explained by 
the fact that average household income is greater in each of trade areas than in Putnam County as a whole.  

Table 3-B – Average Household Spending

Source: ESRI Business analyst, 2017 
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Tapestry Segmentation

Tapestry Segmentation is a tool developed by ESRI, a Geographic Information Science (GIS) company. Tapestry 
segmentation organizes households in the United States into groups (segments) that share similar 
demographics, socioeconomic indicators, and lifestyle choices. Tapestry segmentation provides a macro-level 
understanding of the type of households present in a given area. Below are descriptions of the top three most 
common tapestry segments represented by households within the 10-minute trade area.  

Top 3-Tapestry Segments in the 10-Minute Trade Area/Percent of Households

Savvy Suburbanites

Savvy Suburbanites residents 
 are well educated, well read,  
and well capitalized. Families 
 include empty nesters and  
empty nester wannabes, who  
still have adult children at home. 
Located in older neighborhoods 
outside the urban core, their 
suburban lifestyle 
includes home remodeling and 
gardening plus the active pursuit 
of sports and exercise. They 
enjoy good food and wine, plus 
the amenities of the city’s 
cultural events.

Pleasantvi l le  
Prosperous domesticity best 
describes the settled citizens of 
Pleasantville. Situated principally 
in older housing in suburban areas 
in the Northeast (especially in NY 
and NJ) and secondarily in the West 
(especially in CA), these slightly 
older couples move less than any 
other market. Many couples have 
already transitioned to empty 
nesters; many are still home to  
adult children. Families own older, 
single-family homes and maintain 
their standard of living with dual 
incomes. These consumers have 
higher incomes and home values and 
much higher net worth (Index 400). 
Older homes require upkeep; home 
improvement and remodeling 
projects are a priority—preferably 
done by contractors. Residents 
spend their spare time participating 
in a variety of sports or watching 
movies. They shop online and in a 
variety of stores, from upscale to 
discount, and use the Internet largely 
for financial purposes.

Elders
With a median age of 71.8 years,   

   this is Tapestry Segmentation’s  
   oldest market. The Elders residents  
   favor communities designed for  
   senior or assisted living, primarily in 
   warmer climates with seasonal  
   populations. Most of these   
   householders are homeowners,  
   although their housing varies from  
   mobile homes to single-family  
   residences to high-rise apartments.  
   These seniors are informed,  
   independent, and involved. 

Savvy 
Suburbanites40% Pleasantville31% The Elders6%
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Consumer Survey

A survey of shoppers in the study corridor was conducted in an effort to achieve a better understanding of 
consumer spending habits and the factors that most impact spending decisions. In-person surveying was 
conducted by Pattern staff on a Wednesday in July from 12pm to 2pm and from 5pm to 7pm. In-person 
surveying was also conducted on a Saturday in August from 12pm to 2 pm. With help from the local chambers of 
commerce, flyers with a link to an online version of the survey were distributed to local businesses throughout 
the study corridor. Between the in-person surveys and the online version of the survey, a total of 58 surveys 
were collected from the study corridor. Below are the key findings from this survey.  

Why are people coming to the Hamlet of Mahopac? 
Most commonly reported reason for being in the Hamlet of Mahopac was passing through on the way 
somewhere else. 73% of respondents reported driving through the Hamlet on their way somewhere else at 
least once a week; 46  of respondents reported driving through the Hamlet on their way somewhere else or 
more times a week. The next most common reason reported for coming to Mahopac was for eating out; 55% of 
respondents reported that they come to the Hamlet of Mahopac at least once a week to eat out. Work was the 
least common reason listed for coming to Mahopac; 61% of survey respondents reported never coming to 
Mahopac for work.  

When are people shopping in Hamlet of Mahopac?
On weekdays, survey respondents reported a strong preference for shopping in the Hamlet of Mahopac after 
5pm. For each weekday, at least 50% of survey respondents reported that they typically shop in Mahopac after 
5pm. There was a slight preference among survey respondents to shop in Mahopac during the weekend instead 
of a weekday. There was no significant preference for time of day to shop during the weekend.    

What type of businesses do consumers want?
In an effort to understand what types of business are missing from the Hamlet of Mahopac, survey respondents 
were asked to choose up to five types of businesses and amenities that they would most like to see developed in 
the Hamlet. The most common response was clothing stores. 47% of survey respondents reported that they 
want more clothing stores in the Hamlet of Mahopac. The second most common answer was a hotel/conference 
center (42% of survey respondents).The third, fourth, and fifth most common answers were: public waterfront 
facilities (40%), coffee shop / café (27%), and fine dining (26%).
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Local competition
In an effort to identify other commercial areas the Hamlet of Mahopac is competing with, survey respondents 
were asked how often they shop at other nearby locations other than the Hamlet of Mahopac.  

52% of respondents reported that they shop in the Hamlet of Mahopac at least once a week.
35% of survey respondents reported that they shop in the City of Danbury at least once a week.
The most commonly reported reason for choosing to shop at another location instead of Mahopac was a
better selection of stores at the other location.
When survey respondents choose to shop in Danbury instead of Mahopac, 73% reported doing so
because there is better selection in Danbury.
Many survey respondents reported frequently shopping in the City of White Plains and other locations
in Westchester County.
The most common reason given for choosing to shop in these Westchester County locations instead of
Mahopac was better selection.

How are people getting to the Hamlet of Mahopac?
The vast majority (97%) of survey respondents reported that they use a personal vehicle as the primary method 
of getting to the Hamlet of Mahopac. However, only 21% of survey respondents agree that there is plenty of 
convenient parking. Two survey respondents reported that walking was the primary mode of transportation that 
they used to get to the Hamlet. There were no survey respondents that selected bicycle, cab service, or bus 
service as their primary mode of transportation to the Hamlet.  

Other Comments
At the end of the survey there was an open ended question asking respondents for any other additional 
comments. Four of the survey respondents wrote about a desire for the Hamlet to have a more “downtown” 
feel. Related to this, four survey respondents expressed a desire for better pedestrian facilities such as sidewalks 
and improved crosswalks.    
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RETAIL GAP ANALYSIS

Leakage / Supply 

Table 3-C depicts a leakage/surplus factor for trade areas delineated by a 5, 10 and 15 minute drive from the 
study corridor. The leakage/surplus factor is a representation of the balance between supply and demand 
among various industries. In this chart the industries are broken out by North American Industry Classification 
(NAICS) code. The leakage/surplus factor is measured on a scale from 100 to -100. A value of 100 represents an 
area where there is household demand but there is no supply so all of the potential retail sales are leaking out of 
the area. A value of -100 represents an area where there is a surplus of supply but there is no household 
demand. The closer the value is to zero, the more balance there is between supply and demand.  

Table 3-C is color coded on a gradient of green to red with the darkest green representing a value of 100, and 
the darkest red representing a value of -100. The table reveals that sales in every industry are leaking in the 10-
minute trade area and the 15-minute trade area. No single industry has a significantly higher Leakage / Surplus 
factor value; however, the electronics and appliances Industry shows consistent leakage across every trade area.  
Within the 5-minute trade area there is a slight surplus in some industries.   

Table 3-C – Leakage/Surplus Factor

Industry
5 Minute

Trade Area
10 minute

Trade Area
15 Minute

Trade Area

Motor Vehicle and Parts Dealers (NAICS 441) 34.4 65 16.7 

Furniture/Home Furnishing Stores (NAICS 442) -4.8 26 37.6 

Electronics & Appliance Stores (NAICS 443) 38.5 53.8 48.9 

Bldg/Garden Equip/Supply Stores (NAICS 444) 26.3 39.1 15.8 

Food and Beverage Stores (NAICS 445) 4.4 25.4 22.8 

Health and Personal Care Stores (NAICS 446) -19.7 18.6 9.6 

Gasoline Stations (NAICS 447) 13.9 30.9 11.4 

Clothing/Accessories Stores (NAICS 448) -8.6 15.7 40.4 

Sports/Hobby/Book/Music Stores (NAICS 451) -24.6 2.7 1.7 

General Merchandise Stores (NAICS 452) -16.1 23.3 9.6 

Miscellaneous Store Retailers (NAICS 453) -21.4 20.5 23.5 

Food Services & Drinking Places (NAICS 722) 1.4 36.5 32.4 

Total Retail (including Food/Drink Sales) 3.5 33 21 
 Source: ESRI Business analyst, 2017 
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Table 3-D depicts an estimation of industry leakage and surplus expressed in actual dollar amounts for the 10-
minute trade area. Dollar values in the leakage column represent the estimated amount of money leaking out of 
the 10-minute trade area. Dollar values in the surplus column represent additional sales in the 10-minute trade 
area that are being generated by households outside of the trade area. These values are calculated by taking the 
difference between total sales in the trade area (estimated from reported business earnings) and potential sales 
in the trade area (estimated from household spending trends). When actual sales are lower than potential sales, 
there is a leakage (households are spending outside of the trade area). When actual sales are higher than 
potential sales, there is a surplus (households from outside of the trade area are spending in the trade area). 

ESRI estimates that that the industry with the most leakage is the motor vehicle and parts dealer industry. An 
estimated $173.9 million in motor vehicle and parts dealer spending from households within the 10-minute 
trade area is being spent outside of the 10-minute trade area. Overall there is an estimated $606 million in total 
retail sales leaking from the 10-minute trade area. This means the average household in the 10-minute trade 
area is spending approximately $29,900 in total retail outside of the 10-minute trade area. 

Table 3-D – 10-Minute Trade Area Industry Leakage and Surplus

Industry
Leakage
(Millions)

Surplus 
(Millions)

Leakage/
Surplus
Factor

Motor Vehicle and Parts Dealers (NAICS 441) $ 173.9 -- 65 
Food and Beverage Stores (NAICS 445) $ 76.3 -- 25.4 

Food Services & Drinking Places (NAICS 722) $ 65.7 -- 36.5 
Gasoline Stations (NAICS 447) $ 49.3 -- 30.9 

General Merchandise Stores (NAICS 452) $ 49.2 -- 23.3 
Bldg/Garden Equip/Supply Stores (NAICS 444) $ 41.4 -- 39.1 

Nonstore Retailers (NAICS 454) $ 32.9 -- 88 
Electronics & Appliance Stores (NAICS 443) $ 29.8 -- 53.8 

Health and Personal Care Stores (NAICS 446) $ 28.7 -- 18.6 
Clothing/Accessories Stores (NAICS 448) $ 25.7 -- 15.7 

Furniture/Home Furnishing Stores (NAICS 442) $ 17.1 -- 26 
Miscellaneous Store Retailers (NAICS 453) $ 14.3 -- 20.5 

Sports/Hobby/Book/Music Stores (NAICS 451) $ 1.7 -- 2.7 

Total Retail (including Food/Drink Sales) $ 606.0 -- 33 
 Source: ESRI Business analyst, 2017 
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Restaurants

7

Wine / Beer

3

Electronics

1

Hardware          

Home Goods 4

Discount

1

Deli / Bagel

4

Pharmacy

1

Grocery 

Store 1

Auto Sales

1

Antiques

1

Gas Station

1

Medical / Dental

4

Insurance 
Services

3

Law Offices

1

Home Services 

9

Pet/Veterinary 
Services

3

Laundry / ry 
Cleaning

2

Hair / Nail 
Salon

10

Health & 
Wellness

4

Financial

4

Dance 
Studio

3

Real Estate 1

Existing Businesses

Below is a list of the number of existing businesses in the corridor by business type. This list was developed by 
Pattern staff during field visits to the corridor. Approximately 70% of businesses in this corridor are service-
based businesses and approximately 30% of the businesses are retail businesses.  

Store Hours

Hours of operation for businesses in the study corridor were collected during a field visit and supplemented with 
information available online. The chart below depicts average hours of operation for business in the study 
corridor where information about hours of operation were available. Almost half of businesses are closed on 
Sundays. Many of the businesses that remain open on Sunday are restaurants. Many of the restaurants provide 
take out and are open late. This explains why the average closing time on Sunday  is significantly later than the 
other days of the week.  

8:00 AM
9:00 AM

10:00 AM
11:00 AM
12:00 PM

1:00 PM
2:00 PM
3:00 PM
4:00 PM
5:00 PM
6:00 PM
7:00 PM
8:00 PM
9:00 PM

10:00 PM

Monday Tuesday Wednesday Thursday Friday Saturday Sunday
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Business Owner Forum

A forum of businesses was convened to solicit input from the local business owner community. The forum was 
held in the Hamlet of Mahopac with business owners and representatives from the Putnam County Chamber of 
Commerce and the Mahopac Carmel Chamber of commerce. 

The participants at the business forum identified several attributes of the community that positively affect 
business. Lake Mahopac was identified as an important asset for the Hamlet of Mahopac. Some restaurants in 
the area attract customers with dining areas that have a view of the lake. The lake is also a popular location for 
power boats and jet skis. The “downtown” feel of South Lake Boulevard was another asset indentified at the 
business owner forum. While there is room for improvement, this area is walkable and contains mixed-use 
development with downstairs businesses and upstairs apartments.  

There are also a number of obstacles to business present in the Hamlet of Mahopac that were identified during 
the business owner forum. One of the issues brought up by business owners was parking around South Lake 
Boulevard and the nearby section of Route 6. Some of the street parking in this area is difficult to get in and out 
of safely. Forum participants also reported that there has been discussion in the community about the 
development of a hotel or other overnight lodging options. Currently there are no hotels in the area, leaving 
visitors with no place to stay after a night of fun. The development of a hotel is hindered by the limited sewer 
and water infrastructure in the area.  



68 Putnam County Commercial Corridors Study
Corridor 3 - US Route 6 – Hamlet of Mahopac 

TRANSPORTATION

U.S. Route 6 – Hamlet of Mahopac (Town of Carmel)

Existing Conditions and Data Collection 

Corridor Characteristics 

U.S. Route 6 in the Hamlet of Mahopac is a two-lane, north-south roadway that carries approximately 16,860 
vehicles per day. The roadway is classified by the NYSDOT as a Principal Arterial Other and is owned by NYSDOT. 
The speed limits range from 35 to 40 miles per hour. On-street parking is provided.  

Sidewalks are located between Clark Place and Mt. Hope Road and the Putnam Trailway runs parallel to U.S. 
Route 6 on its east side.  

The corridor is serviced by the Putnam Area Rapid Transit (PART) Line 2 and the Westchester County BeeLine 
Route 77. The BeeLine Park-n-Ride stop is located on U.S. Route 6 between Kings Row and Mt. Hope Road. A 
summary of the corridor’s transportation characteristics are presented in Table 3-E.  

Table 3-E – Corridor Characteristic Summary 
U.S. Route 6 in the Hamlet of Mahopac  

Notes: 
1. Automatic Tube Recorder collected May 2017 

Average Daily Traffic

 

Number of anes
2 

Speed Limit (MPH) 
35-40

On-Street Parking (Y/N) 
Y 

Pedestrian Facilities (Y/N) 
Y 

Bike Facilities (Y/N) 
Y – Putnam Trailway 

Transit Facilities (Y/N) 
Y- 

P T Bus Line 2 
B-Line Route 77

Access to Waterways  (Y/N)
Y-Lake Mahopac Marina
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Parking Utilization
Parking utilization counts were collected during typical weekdays (Tuesday, Wednesday, or Thursday) and 
weekend days in June 2017 and July 2017 at three locations on the study corridor: 

U.S. Route 6 between Clark Place and East Lake Boulevard

South Lake Boulevard from Cherry Lane to U.S. Route 6

Putnam Trailway parking lot between Kings Row and Mt. Hope Road

While there was sufficient capacity/underutilization of the parking spaces on U.S. Route 6 between Clark Place 
and East Lake Boulevard as well as at the Putnam Trailway parking lot, the parking on South Lake Boulevard 

 to the retail operated at close to capacity (assumed at 85 percent 2 ). While not striped, vehicles have 
defaulted to angle parking along this segment. Table 3-F presents the parking utilization by peak period and time 
of day.  

Table 3-F – Parking Utilization - Hamlet of Mahopac

Time

U.S. Route 6 between 
Clark Pl. and 
E. Lake Blvd

S. Lake Blvd from
Cherry Ln to
U.S. Route 6

Trailway Parking Lot On 
Rt.  6 between Kings 
Row and Mt Hope Rd

Capacity
Parking 

Utilization Capacity
Parking 

Utilization Capacity
Parking 

Utilization

Weekday – Midday Peak Period
12:00 PM

80 

28% 

40 

63%

11 

18%
12:30 PM 25% 73% 9%
1:00 PM 26% 65% 0%
1:30 PM 29% 60% 0%

Weekday – PM Peak Period
4:00 PM 

80 

20%

40 

60%

11 

0% 
4:30 PM 25% 75% 0% 
5:00 PM 20% 70% 0% 
5:30 PM 24% 70% 0% 

Weekend – Midday Peak Period
11:00 AM

80 

28%

40 

85%

11 

0% 
11:30 AM 25% 78% 0% 
12:00 PM 28% 78% 0% 
12:30 PM 39% 63% 0% 
1:00 PM 31% 80% 9% 
1:30 PM 31% 80% 9% 
2:00 PM 24% 75% 9% 
2:30 PM 24% 83% 18% 

Notes: ighlighted cells considered at capacity (parking at or above 85 percent) 
. Data collected on a two weekdays (6/1/2017 and 7/21/2017) and two weekend days (6/3/2017 and 7/23/2017)

2 Litman, Todd. Parking Management Best Practices. APA, 2006. 
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Crash Data
Crash data over a three year period (March 1, 2014 through February 28, 2017) was obtained from NYSDOT. 
Table 3-G provides a summary on the number and type of crashes on U.S. Route 6 between Tomahawk Street 
and Baldwin Lane. While there were no clear crash trends, of the 396 crashes 142 were rear end crashes.  

Table 3-G – Crash Summary - U.S. Route 6 between Tomahawk Street and Baldwin Lane

2014 2015 2016 2017 Total ACC/MVM1

Fatalities 0 1 0 0 1
Injured 48 66 58 14 186 

# of Crashes 109 127 138 22 396 5.2 
Over-Taking 5 7 11 0 23 

Rear End 33 46 56 7 142 
Right Angle 16 21 17 6 60 

Left Turn (with other car) 1 3 2 0 6
Left Turn (against other car) 6 11 13 2 32 

Right Turn (with other car) 0 0 2 0 2
Right Turn (against other car) 2 3 1 0 6

Side Swipe 1 2 0 1 4
Ped/Bike 3 2 1 0 6
Head On 1 0 2 1 4

Fixed Object 4 6 3 0 13 
Animal 4 1 2 0 7

Other 14 14 14 3 45 
Unknown 19 11 14 2 46 

Notes: Crash Data for March 1, 2014 through February 28, 2017.
1. Accidents  per millions vehicle miles traveled = (accidents * 1,000,000)/(365*number of years*AADT*length of corridor)

Source: New York State Department of Transportation (NYSDOT) 

NYSDOT provides average accident rates for state highways for different facilities. The 2015/2016 average 
accident rate for a two-lane, undivided highway is 3.5 accidents/million vehicle miles (ACC/MVM).  The study 
corrido  5.2 ACC/MVM exceeds the State’s average of similar facilities.  
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Identification of Future Needs 

Based on the existing conditions data collection, field visits, and discussions with the County, the following 
future transportation needs to enhance the corridor were identified: 

Address parking capacity constraints along South Lake Boulevard.
Minimize long pedestrian crossing distances at intersections.
Improve connections across U.S. Route 6 between the lake front and the Putnam Trailway which are limited.
Develop improvements at the intersection of U.S. Route 6 and South Lake Boulevard to address this
congestion point. In addition, address limited pedestrian accommodations at this intersection that are
caused by high turning speeds and long crosswalks.
Enhance the Putnam Trailway crossings at Bucks Hollow Road and Mt. Hope Road due to the poor visibility
between drivers and pedestrians/bicyclists.
Address the Kings Row connection to U.S. Route 6 which results in additional congestion along the corridor,
especially given the proximity to the signalized intersection at Mt. Hope Road.
Address rear end collisions in the corridor.

In addition, the proposed Union Place development, located west of U.S. Route 6 between Baldwin Place and 
Boomer Road, would generate approximately 1,000 to 2,000 vehicle trips. A traffic study was conducted in 2010 
and identified recommendations to improve traffic conditions at the U.S. Route 6/Union Valley and U.S. Route 6 
/NYS 118 intersections within the study corridor. The recommendations at Union  included widening the 
northbound, southbound, and westbound approaches to provide additional turn lanes. Based on recent field 
observations, the Union  intersection has been improved to incorporate these recommendations. The 
improvements identified at NYS 118 involved a roadway realignment to improve the east-west alignment and 
widening of U.S. Route 6 to provide additional turn lanes. If the Union Place project were to move forward, the 
roadway realignment and widening would need to be constructed.  

The Town is also currently undertaking a parking study to identify additional areas where parking could be 
provided, including Swan Cove. Once the parking study is complete, findings should be reviewed and 

to the recommendations provided later in this report. 



72 Putnam County Commercial Corridors Study
Corridor 3 - US Route 6 – Hamlet of Mahopac 

INFRASTRUCTURE

U.S. Route 6 – Hamlet of Mahopac (Town of Carmel)

Description of Corridor

The Route 6 Mahopac Corridor is located along U.S. Route 6 between Baldwin Lane to the north and East 
Baldwin Place Road to the south. The corridor also extends along South Lake Boulevard south of Lake Mahopac 
from its intersection with U.S. Route 6 to the east and Clark Place to the west (see Mahopac Corridor Figure). 
The Hamlet of Mahopac is part of the Town of Carmel and is located within the New York City Watershed. 
Therefore, any modifications to the water and/or sewer infrastructure would be under the jurisdiction of the 
New York City Department of Environmental Protection (NYCDEP) and would require coordination with the 
agency.   

Existing Infrastructure Conditions

Sewer 
The northern part of the Mahopac Corridor (between Baldwin Lane to the north and Bucks Hollow Road to the 
south) is located within Carmel Sewer District No. 1. The Carmel Sewer District No. 1 Waste Water Treatment 
Plant is located at the intersection of U.S. Route 6 and Croton Falls Road (see Mahopac Corridor Figure) and is 
owned and operated by NYCDEP.  The remainder of the corridor is not served by a Wastewater Conveyance 
System (WWCS). All development on the corridor located beyond the sewer district boundary use private septic 
systems to treat wastewater. Some of these septic systems are dated and may be nearing or beyond their useful 
life. 

Water 
A portion of the U.S. Route 6 Mahopac Corridor is serviced by the Carmel Water District No. 1, which uses Lake 
Mahopac as its water source. The district serves the downtown center of the Hamlet between the intersection 
of the Putnam Trailway and Heather Drive to the north, and the intersection of U.S. Route 6 and Cherry Lane to 
the south. The water district continues east on South Lake Boulevard towards Clark Place (see Mahopac Corridor 
Figure).  The remainder of the corridor is located outside of the water district and relies on private wells for its 
water supply.  
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Economic Development Potential, Benefits, and Needs

All development in this corridor outside of the Carmel Water and Sewer Districts are dependent upon the 
project sponsor’s ability to site both septic and wells on their parcels. For some projects, this results in the loss 
of what can be considered a significant portion of the developable land making it less economically feasible to 
advance these projects. There are approved and contemplated projects in this corridor that are currently on 
hold, in part, because of the lack of sewer services. Existing development in the corridor continues to age 
increasing the likelihood of septic system failure. This is a significant concern for the Town due to the corridors 
close proximity to Lake Mahopac which is a drinking water supply for a portion of the Town. 

Freeing the development of under-developed and undeveloped parcels in the corridor with the introduction of 
new sewer infrastructure, can be expected to drive economic growth and vitality in the area. An increase in the 
development potential and elimination of restrictions to growth would be expected to bolster the economic 
competitiveness of the area, drive an increase in property values, create new job opportunities, both in 
construction and operation, and generate additional tax revenues. Extending the more developed Town of 
Somers end of the U.S. Route 6 Corridor into Carmel, fortifies the viability of the existing and proposed 
development and would be expected to invite new and larger development options to the Putnam County side 
of the corridor and beyond. 

Sewer 
Development potential within the U.S. Route 6 Mahopac Corridor is currently limited by the lack of 
infrastructure within its southern end particularly the lack of a municipal sewer service. Without a municipal 
WWCS and WWTP with existing or expandable capacity, owners of vacant parcels and those who wish to expand 
their existing businesses/facilities are restricted by the capacity of their current or proposed on-site septic 
systems.  

A number of existing developments and proposed projects could benefit from sewer infrastructure 
improvements along the corridor including: 

Villa Barone  a restaurant and events space located on U.S. Route 6 at the intersection of U.S. Route 6 and 

Battista Drive. Villa Barone currently hosts a wide variety of events but does not have hotel accommodations 
which would allow guests to stay the night. Overnight guests must seek accommodations outside of Putnam 
County. This is an economic loss to Villa Barone, the Hamlet, Town and County. Villa Barone is currently 
considering  adding  a 70-room hotel with lounge, restaurant, and meeting rooms to its facility, but the lack of 
sewer infrastructure in the area prevents further development at the site due to space and topographic 
constraints that preclude the installation of a septic system to process its wastewater.  

Union Place  a mixed use development proposed on U.S. Route 6 at the southern end of the study corridor (see 
Mahopac Corridor Figure). Union Place initially contemplated an onsite Wastewater Treatment Plant to 
accommodate wastewater flows generated at the project site. However, securing approvals for such a facility is 
not guaranteed.  
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Water 
The portions of the corridor not served by the Carmel Water District No.1 are served by individual, on-site wells. 
In this part of Mahopac an expansion of the water district would not be warranted at this time as the water 
supply is not currently seen as a limiting factor to future economic development. It should be noted that as part 
of the Union Place project, a new water district would be created with 12 new on-site wells. The Draft 
Environmental Impact Statement for the Union Place project noted that these wells could potentially be 
available as a future water source for the Town. 

Options for Infrastructure Improvements

The U.S. Route 6 Mahopac Corridor is currently occupied by commercial buildings from Croton Falls Road to 
Kennard Road, with potential for additional development on the western side of U.S. Route 6 between Union 
Vale Road to the south and Clark Place to the north. Since the entire corridor is located within the NYC 
Watershed any infrastructure upgrades in the area would require approval from NYCDEP.   

Sewer 
As described above, the northern section of the corridor is served by Carmel Sewer District No. 1. The southern 
part of the corridor from Mary Avenue to the intersection with East Baldwin Place Road is not served by a public 
sewer system. A study was conducted to determine an order of magnitude estimated average daily wastewater 
flow within the corridor. A rough estimate of 250,000 gallons per day of wastewater flow was expected to be 
generated.3 Options for providing sewer to the area include expanding Carmel Sewer District No. 1 south or 
connecting the southern portion of the corridor to an existing WWTP located to the south. 

Expansion of the Carmel Sewer District No. 1 
The Carmel Sewer District No. 1 WWTP may have sufficient capacity to accommodate flows from the southern 
end district to the Town and County line. Further studies would need to be undertaken to assess the flows, 
determine the capacity of the existing WWTP, and determine if the plant would need to be expanded. In 
addition, the feasibility of a WWCS expansion in this area would also need to be evaluated as part of any study.  

Connection to a WWTP outside of the Town of Carmel 
The feasibility of connecting to a WWCS and WWTP in an adjacent municipality could be investigated. This 
would require an inter-municipal agreement along with an engineering feasibility study to determine options for 
conveyance and treatment.  

Water 
As noted previously, water is not considered a limiting factor for development in this corridor. If the need to 
provide municipal water to existing and future developments is determined to be a benefit in the future, 
expansion of the Carmel Water District No. 1 could be considered. An engineering study would be used to 
establish the feasibility and requirements of expanding the existing water district.  

3 2016 Consolidated Funding Application made for the Mahopac  Sewer  System 
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TRANSPORTATION RECOMMENDATIONS

Proposed transportation enhancements are described below. Additional Transportation enhancements are 
presented in Figure 2. Should the State, County or local municipality, depending on jurisdiction, decide to pursue 
any of the below recommendations, they would be required to follow additional steps including coordination 
and obtaining required permits. For example, the project sponsor will be required to coordinate with the New 
York State Department of Transportation (NYSDOT) for any work to be performed in the NYSDOT Right-of-Way 
(ROW) to obtain the required permits from NYSDOT as part of the Highway Work Process (HWP). In addition, the 
County will coordinate as necessary with any other local or county transportation agency or departments. 

Short-Term Transportation Recommendations (1 to 3 Years)

Coordinate with NYSDOT to re-stripe parking on South Lake Boulevard to formalize and maximize the
angle parking or convert to parallel parking.

Explore shared-parking opportunities with the shopping center on South Lake Boulevard.

Add wayfinding between the lake front and the Putnam Trailway.

Medium-Term Transportation Recommendations (3 to 5 Years)

Add Putnam Trailway parking signage on U.S. Route 6 in accordance with the Empire State Trail Design
Guidelines.

Re-align the Putnam Trailway crossing at Mt. Hope Road to be closer to the U.S. Route 6 intersection
thus improving vehicle and pedestrian/bicycle visibility.

Enhance the Putnam Trailway crossing on Buck Hollow Road per treatments presented in the Empire
State Trail Design Guidelines.

Remove the raised circle and construct pedestrian bulb-outs to reduce pedestrian crossings distances on
Sycamore Road to enhance the connection between the retail on South Lake Boulevard and the
Mahopac Chamber Park.

Add crosswalks and reduce curb radii at the U.S. Route 6 / Mt. Hope Road intersection.

Add parking meters along the corridor to ensure parking turn over in the busiest parts of the corridor.
Refer to the Economic Analysis of Parking Regulations in Appendix 2 for detailed information on the
benefits and costs of implementing and installing parking meters
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Long-Term Transportation Recommendations (5 or More Years)

Construct roundabout at the U.S. Route 6 / South Lake Boulevard intersection. Two conceptual options
were developed to slow vehicles, reduce crossing distances, and provide additional pedestrian crossing
opportunities .

lose Kings Row access at U.S. Route 6. This would require constructing a new access point to the condo  
development at Mt. Hope Road (to the east), Lakeview Trail (to the west), and/or Olympus Drive
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Figure 2 - Route 6 Conceptual Improvements - Hamlet of Mahopac
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COMMUNITY AND ECONOMIC DEVELOPMENT RECOMMENDATIONS

Proposed community and economic development enhancements are described below. Many of the 
recommendations would require coordination with local elected officials and the business community. 

Secure NYS Main Street funding for façade and streetscape improvements along the heart of the
corridor.

Seek out and encourage cafes/coffee shops to move into commercial space on Route 6 near South Lake
Boulevard. These types of business cater to both commuters and pedestrians. 73%
reported driving through Mahopac on their way to somewhere else at least once a week.

Seek out and encourage clothing store retailers to move into commercial space on South Lake Boulevard
and Route 6. Clothing stores were the most requested type of business indentified by the consumer
survey. The leakage/surplus analysis also indicates that there is unmet demand for clothing stores in the
10, and 15-minute trade areas.

Consider amending the zoning code to allow for new mixed-use development with downstairs
commercial space and upstairs residential. Currently, the Commercial District permits only existing
mixed use development. This zoning change could be accomplished through the use of an overlay
district so as not to permit new mixed use development in all areas in the Town of Carmel zoned
Commercial.
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