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Memorandum 

To: Tim Gottlieb 

From: Philip Grealy, Ph.D., P.E.  

Date: October 21, 2025 

Subject: Grand Luxury Retreat – Tannery Road Traffic Review 

Project No.: 25014041A 

 

We have received a copy of the application submission including site plans dated October 9, 2025 

prepared by Fellenzer Engineering LLP and Traffic Impact Study prepared by Stephan A. Maffia, P.E. 

Consulting Engineer dated October 9, 2025 for the development of a luxury retreat facility proposed 

to include 42 cabin units, 6.500 square foot spa, 2,000 square foot fine dining restaurant, and an 

event space that can accommodate 160 guests.  

In general, the Maffia Study follows the standard procedures required by the New York State 

Department of Transportation (NYSDOT) and the Institute of Transportation Engineers (ITE) for 

evaluating potential traffic impacts of new developments. 

Based upon our review of the submission, we have the following comments and request additional 

information. We have grouped our comments according to the section headings in the Maffia Study 

for ease of review. 

Existing Conditions 

Traffic Volumes 

The 2025 field traffic counts at the intersections of Route 42 with Tannery Road, Forestburgh 

Road/Hartwood Road and CR 108 were not included in Appendix A as stated in this section. These 

counts should be provided to us so that we can confirm the counts used in the study and the 

appropriateness of peak hour factors and heavy vehicle factor that were used in the analysis. 

NYSDOT counts were taken in October 2022. While the counts were said to be consistent with those 

collected in 2025, it should be noted that the area experiences heavier traffic in the summer 

months, specifically after Memorial Day and any seasonal effects should be addressed accordingly.  

Future Traffic Conditions 

Other Development and Traffic Growth 

The study uses a 2027 Design Year for evaluation for completion and operation of the project, which 

seems aggressive considering that it is already late 2025. The study uses a 2% per year background 
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growth factor, which is reasonable if there are no other significant developments that are planned in 

the area. This should be confirmed with the Board. 

The Proposed Project 

The trip generation for the Banquet Hall was justified using an average car occupancy of 2.35 people 

per vehicle, which is in the typical range for special events. However, the use of different seat 

occupancy numbers in each peak hour was stated and used in the analysis in the report. A separate 

sensitivity analysis should be provided for each time period at full occupancy (160 seats) in the 

Banquet Hall to determine if there will be other impacts at the higher occupancy. 

The footnote in the study Trip Generation Table (Table 2) indicates that ITE Land Use 492: 

Health/Fitness Club was used to generate the Saturday trips for the Spa. Upon review, it appears 

that the trips generated on Saturday for the Spa seem to match the ITE Land Use 918: Hair 

Salon/Spa trips for those generated during the Saturday Peak Hour and the note should be modified 

accordingly. 

Overall, the trip estimates appear reasonable for typical conditions based on the ITE data and size of 

the facility; however, during special event conditions such as weddings etc., some additional analysis 

and narrative of how traffic/parking will be managed during these events should be added to the 

study. 

Level of Service Analysis 

The report cites the use of “the 2016 Highway Capacity Manual – 6th Edition (HCM).” The Synchro 

reports in Appendix C show the use of the most recent 2022 Highway Capacity Manual – 7th Edition 

(HCM). This should be corrected in the text. 

The Synchro reports in Appendix C do not appear to account for grade changes on each approach. 

While this may not significantly change the results of the analysis, the approach grades should be 

included for a more complete and accurate capacity analysis.  

Traffic Impacts During Construction 
 

The report should address whether the site will be a balanced site and if there will be large 

imports/exports of materials during the construction phase of the project. Also, as part of any site 

plan approvals for the project, the Applicant should provide a detailed Traffic Management Plan to 

be used during construction.  This should require the Applicant to coordinate such with the Town 

Building Department and any other involved departments.  

Conclusions 

This section summarizes that there will be no impacts from the project. We will need responses to 

the above comments as well as for the areas listed below before we can fully agree with this 

statement. 
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Other Comments 

1. Sight distance data should be provided for the site access connection to Tannery Road and for 

Tannery Road at NYS Route 42 based on the American Association of State Highway and 

Transportation Officials (AASHTO) and NYSDOT criteria to ensure that the provided sight 

distances are adequate and/or to identify any necessary improvements. 

 

2. The traffic study should be expanded to include a description of any planned improvements to 

Tannery Road or NYS Route 42. A plan should also be prepared showing any such 

improvements. 

 

3. The study should be expanded to include a summary of accident data for the last five years at 

each of the studied intersections.  

 

4. The potential need for improvements at the intersection of Tannery Road and NYS Route 42, 

including any required turning lanes based on AASHTO/NYSDOT criteria, should be evaluated 

and addressed in the study. 

 

5. Other intersections may need to be considered further to the northeast of the study area 

traveling to and from NYS Route 17. 

 

Once the above items have been addressed, we may have other technical comments. 
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