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The Grand Luxury Resort – Comments 
for 

Town of Forestburgh - Planning Board 
 

Applicant: Richard Viola 
Project Name: The Grand Luxury Resort 
Review Date: February 24, 2025 
Comments prepared by: T. Gottlieb/J. Gottlieb, P.E. 
 
The following items are to assist you in completing your plan submission to the Town of Forestburgh 
Planning Board. The comments generated are only a guide and additional comments may be warranted 
after subsequent submissions. 
 
Project Description:  

Site Plan Approval & Special Use Permit  
Tax Map Number: SBL 24-1-3 
Zoning District: RR (Residential-Recreation) District  
 

Documents provided for review: 
 

• Application Packet dated January 30, 2025.  
• Project description, dated February 1, 2025, prepared by Mike Nastro & Nastro, 

Inc. 
• Short Form EAF dated January 30, 2025. 
• Letter the current Owner, Alana Unterberg, authorizing Mike Nastro to represent 

the proposed purchaser, Richard Viola, before the Planning Board. 
• Additional maps 

    
Application and related documents have been reviewed in accordance with §180-34 Special Use 
Permits and §180-35 Site Plan Review of the Town Code. 
 
Comments: 
 

1. Based upon our review of the Zoning Code, it is our opinion that the proposed use as 
a Hotel, would be considered as a Special Use as per the Zoning Code, requiring Site 
Plan Review. 
 

2. Section 180-25 (E) of the Zoning Code specifically states that “individual hotel, 
motel and resort rooms shall no contain kitchen facilities of any nature”. Since all of 
the proposed building units are proposed to contain kitchens, the Applicant should 
consider removing the kitchens or applying to the Zoning Board of Appeals for relief. 
 
 



3. Future submittals should include a full site plan with all proposed amenities that 
addresses all applicable requirements of the Zoning Code, and should also include all 
applicable documents, reports, etc. 
 

4. Limits of the 100-year flood plain should be included on the plans. 
 

5. The Site Plan for a previous project for this property, Another Sky Campground, 
submitted in 2017, showed a significant amount of A.C.O.E. wetlands on the parcel, 
and their locations should be accurately shown on any new submittals, and re-
delineated if necessary. A Jurisdictional Wetlands determination from NYSDEC will 
be required. 
 

6. The Planning Board had previously requested that a Traffic Impact Study be provided 
for the Another Sky Campground application and should discuss whether a Traffic 
Impact Study needs to be prepared for the new application. 
 

7. Approvals required would include:  
NYSDOH – Sewage disposal, well and water system 
NYSDEC – Stormwater SPDES Permit and Full SWPPP, SPDES Permit for 
wastewater discharge. 
NYSDEC – Jurisdictional Wetlands determination. 
 

8. The Board should discuss if a Full EAF is required. 
  

9. The project would be listed as an Unlisted Action under SEQRA. 
 

10. A 239 GML review will not be required. 
 
Recommendation: 
No further action until the Applicant has submitted a complete Application. 
  
 


