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INTRODUCTION

EXISTING AREA

The applicant, Richard Viola, is proposing a change of use on the existing site located at 80 Tannery
Road in the Town of Forestburgh, NY. Lot 24-1-3 is approximately 200 acres, within the RR-1 District

(Residential Recreational).

The property was originally used as a golf course and clubhouse. Existing site features include one
clubhouse and approximately 200 acres of forest/meadow with occasional wetlands and ponds within.

The property is currently permitted by the town code for the following uses:

. One-and Two- Family Residences (less than 15% slope)
. Agriculture

. Forest Management

o Public Utilities

. Non-Commercial Outdoor Recreation

Special Uses (Subject to site plan approval by the Planning Board):

o One-and Two-Family Residences (greater than 15% slope)
° Animal Husbandry

. Wildlife Management

. Places of Worship

. Schools and Collages

o Campgrounds

° Nurseries, Greenhouses, and Fish Hatcheries

o Hunting and Fishing Cabins

J Boarding; Tourist Homes or Country Inns

J Clubhouses for social organizations with related recreational facilities
o Hotels and motels

J Nursing homes, medical and dental facilities
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° Parks, libraries, museums, and theaters

) Cemeteries and mortuaries
) Mineral Extraction
CAMPGROUND

Approval was given in 2017 from the Town of Forestburgh Planning Board to convert the property into a

100-tent site campground. However, this project was not finalized and the site remains a vacant golf course.

FLOODPLAIN
The provided FEMA FIRMette maps indicate that a portion of the project site is within the 100-year

floodplain. There is no disturbance within the floodplain currently proposed. See Appendix A. The

floodplain boundary is also shown on the existing site plan.

SOILS
The provided USDA Web Soil Survey Map (Appendix B) shows that the underlying soils of the project area

arc:

. Arnot-Lordstown Complex (AIC)

o Arnot-Oquaga Complex (AoC/AoE)

o Arnot-Rock Outcrop Complex (ArF)

J Lackawanna Channery Loam (LaB)

J Lordstown Channery Silt Loam (LoB)

J Lordstown-Arnot Complex (LrC)

. Neversink and Alden Soils (Nf)

. Oquaga Very Channery Silt Loam (OeB)
. Scriba Loam (ScB)

J Scriba and Morris Loams (SeB)

J Swartswood gravelly Loam (SrB/SrC)

o Swartswood and Lackawanna Soils (SWE)
o Valois Gravelly Loam (VaB)

. Wellsboro Gravelly Loam (WeB)



o Wellsboro and Wurtsboro Soils (WIC)
. Waurtsboro Loam (WuB)

Proposed grading for the site is anticipated to result in a balanced cut vs. fill. No export or import of any fill
material is anticipated to be required, as any surplus soil will be re-used on site. Approximately 1,000 CY
are expected to be excavated for building foundations. A cut/fill analysis will be provided to confirm.
Approximately 7.9 acres will be disturbed for construction and a phasing will be provided to ensure no more

than 5 acres will be disturbed at one time per the NYSDEC requirements.

ENVIRONMENTAL RESOURCES

Federal wetlands exist on the site, and a portion of the project site is within the 100-year floodplain.
Disturbance within the designated floodplain will be avoided. The existing site has experienced disturbance
over the years and is mostly covered with forest or cleared meadows. Any trees to be removed will be done
within the NYSDEC parameters to avoid potential disturbance to the Indiana Bat. Based on this assessment,

no significant impact to these resources is anticipated at this time. Refer to Appendix D for the long form

EAF.

HISTORIC

The proposed site has been indicated as not being located in or adjacent to an archeologically sensitive area.

PROPOSED DESIGN

SITE
The proposed site will consist of:

RR-1 (Residential Recreational):

o 42 Luxury Cabins

. 1 Event Center

. 1 Spa

. 1 Lodge with Bistro/Bar/Sundry Shop/Mechanical Room/Great Hall
. Interconnected Gravel Roadways



° (3) Wells with Well House for Treatment
. Septic Field

PARKING
Parking has been calculated using the Town of Forestburgh municipal code:
° Hotel or Motel
(1) Space per guest room x 42 cabins = 42 Spaces
o Spa (Parking Count Estimated by Demand)
(1) space/~3 patrons x 30 patrons = 10 Spaces
. Lodge
o Eating and Drinking
(1) Space/5 patrons x 140 patrons + (1) space/employee x ~11 employees= 43 Spaces
o Retail
(1) Space/100 SF = 560 SF /100 SF = 6 Spaces
o Event Center
(1) Space/5 patrons x 160 patrons + (1) space x 5 employees = 37 Spaces
Total required:

138 Spaces

Proposed parking areas are currently shown on the plan adjacent to the existing lodge. Spaces are 9°x18’ and

aisle widths are shown as 24°. A minimum of five (5) ADA parking spaces will be indicated.

TRAFFIC

A traffic study was completed previously for the plan approved in 2017, which had a larger traffic volume.
The analysis concluded that the project would not change the Level of Service, C.

An updated traffic study has also been conducted by Stephan A Mafia, PE, to analyze the site with current

traffic counts and is provided in appendix C in this report.

HOURS OF OPERATION

Hours of operation for the proposed site will vary based on the amenities. Similar to a hotel, a front desk will
need to be available for residents 24-hours a day. Other amentities, such as the lodge that serves food and

refreshments, and event center, will close at 11PM.
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WATER
The required values for flow are provided below by New York State Design Standards for Intermediate

Sized Wastewater Treatment Systems, Table B-3 Typical Per-Unit Hydraulic Loading Rates:

Hotel (Cabins):
32 cabins x 110 GPD/unit x 1 unit/cabin = 3,520 GPD
10 cabins x 110 GPD/unit x 2 units/cabin = 2,200 GPD

Health Club (Spa):
20 GPD/patron x ~30 patrons = 600 GPD

Lodge:

Bar/Lounge: 20 seats x 20 GPD/seat = 400 GPD
Restaurant: 120 seats x 35 GPD/seat = 4,200 GPD
Retail: 520 SF x 0.1 GPD/SF =56 GPD

Event Center:

160 seats x 5 GPD/seat = 800 GPD

Total Required Flow:
11,776 GPD (8.18 GPM)

Peak Flow (2x Total):
23,552 GPD (16.36 GPM)

It is proposed that two existing wells, 3 and 4, will be used to supply water to the entire site, with one of the
wells, well 6, acting as the backup. A Water Supply Concept Plan and Well Assessment Summary for the
previous project in 2017. Yield testing at the time of initial drilling indicated the following stabilized
discharge rates:

Well #3 — 40 GPM

Well #4 — 100 GPM



Well #6 — 5 GPM
Utilization of wells 3 & 4 as primary potable water sources will satisfy the calculated peak flow. Updated
water quality and yield testing will also be conducted to satisfy NYSDOH requirements for public water
supplies. Results of these tests will be provided in appendix F in this report. Coordination with the local
representative for NYSDOH has commenced and an application for approval will be submitted for review

and approval.

WASTEWATER TREATMENT

The previous project approval had four septic fields near the north-west corner and middle of the property,
two fields in each area. One of the previously approved locations will be used with additional fields being
utilized for the various amenities. Collection for the cabins will occur through gravity collection into 1,000
gallon or 1,250-gallon septic tanks which will then be conveyed to proposed mound systems. Effluent for
the event center and lodge will be pumped via force main to its proposed septic field. Previously the
project was estimated to treat around 5000 GPD (3.5 GPM), now the project will treat an estimated 11,776
GPD (8.18 GPM) total. The various fields will accommodate portions of this total in multiple locations.
Soil testing has been conducted with data provided on the site plans. The septic design will be submitted to

NYSDOH for review and approval for a SPDES subsurface discharge permit.

STORMWATER

Stormwater design shall follow the requirements of the New York State Stormwater Design Manual, latest
revision. The design will account for the proposed impervious surfaces by utilizing a series of bioretention
areas and stormwater planters for water quality treatment, water quantity treatment and runoff reduction
before discharging to grade. Treatment to accommodate runoff generated up to the 100-year storm is being
provided. The proposed site disturbance is greater than one acre, therefore a full Stormwater Pollution
Prevention Plan (SWPPP) will be provided and submitted to the Town of Forestburgh for review. A
SWPPP will also be submitted to the NYSDEC for review and comment.

SITE LIGHTING

Proposed site lighting consists of illuminating the proposed parking lots, roads, lodge, and cabins. Lighting
shall consist of down lighting and dark sky compliant LED fixtures so that no light source can spill over the
property lines greater than allowed per Town Code. A site lighting plan with proposed photometrics will be
provided.



LANDSCAPING

All landscaping will adhere to the Town of Forestburgh code. Existing vegetation and open space will be
preserved to the maximum extent possible. The view of the site from neighboring residencies and NY-42 is

currently screened based on location of the site and the existing vegetation buffer.

CONCLUSION

The existing site, located on 80 Tannery Road, Forestburgh NY 12777, consists of a vacant golf course and
clubhouse. The proposed action would add 42 luxury cabins (focused near the middle of the site), 1 event
center, 1 spa (containing exercise equipment, sauna, hot tub, etc. with views of the property surrounding it),
interconnected gravel roads, parking, wells for public water supply, and septic systems. Along with
renovation of the clubhouse into a lodge which would contain a bistro, bar, office, sundry shop, mechanical

room, bathrooms, and a great hall.

As summarized in this report, the design of the site will include accommodations for the proposed use per
the Town of Forestburgh requirements and other local regulatory agency requirements. Through guidance
with the Town Planning Board and the various interested and involved agencies, the applicant has engaged
with regional professionals to evaluate the potential impacts to the surrounding environment and nearby

residents. These studies have analyzed traffic flow and well water quality and quantity.

The goal of these studies is to provide appropriate mitigation measures for any identified environmental
impacts that can be implemented into the overall design of the site plan and also follow town zoning
requirements. Through these efforts, it will be demonstrated to the Board and public that these
improvements will not have a significant environmental impact within the community and will not warrant a
Draft Environmental Impact Study (DEIS) or Positive Declaration of Environmental Significance per

SEQRA.

10



APPENDIX A

FEMA FIRMETTE FLOOD PLAIN MAP
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APPENDIX B

USDA WEB SOIL SURVEY MAP
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Soil Map—Sullivan County, New York
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Soil Map—Sullivan County, New York Nastro

Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

AIC Arnot-Lordstown complex, 0 to 25 1.4%
15 percent slopes, very
rocky

AoC Arnot-Oquaga complex, 0 to 23.4 12.9%
15 percent slopes, very
rocky

AoE Arnot-Oquaga complex, 15 to 15.7 8.6%
35 percent slopes, very
rocky

ArF Arnot-Rock outcrop complex, 2.7 1.5%
35 to 70 percent slopes

LaB Lackawanna channery loam, 3 9.3 5.1%
to 8 percent slopes

LoB Lordstown channery silt loam, 12.3 6.7%
3 to 8 percent slopes, very
stony

LrC Lordstown-Arnot complex, 8 to 29 1.6%
15 percent slopes, extremely
stony

Nf Neversink and Alden soils, 8.3 4.6%
very stony

OeB Oquaga very channery silt 6.4 3.5%
loam, 3 to 8 percent slopes

ScB Scriba loam, 3 to 8 percent 1.0 0.6%
slopes, stony

SeB Scriba and Morris loams, 12.8 71%
gently sloping, rubbly

SrB Swartswood gravelly loam, 3 to 19.1 10.5%
8 percent slopes, stony

SrC Swartswood gravelly loam, 8 to 5.9 3.2%
15 percent slopes, stony

SwE Swartswood and Lackawanna 6.5 3.6%
soils, steep, extremely stony

VaB Valois gravelly sandy loam, 3 21 1.2%
to 8 percent slopes

WeB Wellsboro gravelly loam, 3 to 8 0.4 0.2%
percent slopes

wiC Wellsboro and Wurtsboro soils, 48.0 26.4%
strongly sloping, extremely
stony

WuB Waurtsboro loam, 3 to 8 pecent 2.6 1.4%
slopes, stony

Totals for Area of Interest 182.0 100.0%

UsbA  Natural Resources Web Soil Survey 6/30/2025

== Conservation Service National Cooperative Soil Survey Page 3 of 3
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Traffic Impact Study - Revised Grand Luxuty Retreat
Tannety Road, Forestbutgh, NY

INTRODUCTION

The purpose of this Traffic Impact Study is to identify potential adverse traffic issues that may
result due to the completion of a retreat development that will include lodging, a spa, a
restaurant and an event space. The project site is located on Tannery Road in the Town of
Forestburgh, New York. The proposed project would consist of a 42-unit cabin retreat, a
0,500 sq. ft. spa, a 2,000 sf. ft. fine dining restaurant, and an event space that could
accommodate up to 160 guests. The entire site will have access via a driveway to Tannery
Road. The project build-out is estimated to be about two years, i.e., completed and operational
by 2027.

The site and its environs are shown on the aerial map and in the concept plan below. The
aerial map shows the approximate boundaries of the site near Tannery Road, and the concept

plan was prepared by Nastro, Inc.:

Site Location Map

Goégle_ rth:

Source: Google Earth
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Concept Plan
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Source: Nastro, Inc.

EXISTING CONDITIONS

The following is a description of existing travel conditions near the site of the proposed

project:

Roadways:

Route 42 is a two-lane, generally north/south arterial running locally through the Town of
Forestburgh, the neighboring Town of Thompson and the Village of Monticello. An
interchange with Route 17 — the major regional highway — is located about eight miles to the
north of the project site. Route 42 directly serves other residential and commercial uses. There
is no on-street parking on Route 42, and the pavement was observed to be in good condition.
Near the site, the posted speed limit is 55 mph. Travel lanes on Route 42 are 12 feet in width

near the site and there are 6-foot wide shoulders on both sides.

Tannery Road is a two-lane generally east/west local road running adjacent to the project
site in the Town of Forestburgh. To the east of the site, Tannery Road intersects Route 42.
Approximately 500 feet west of Route 42, there are signs indicating that the roadway is a
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Tannety Road, Forestbutgh, NY

seasonal use/limited maintenance facility. A new driveway access to the site is proposed on
Tannery Road that will be controlled by a stop sign.

Traffic Volumes:

As proposed, the project will include a mix of lodging, spa, restaurant and event space. To
evaluate the potential “worst-case” impacts of this type of development, time periods that
represent the peak time for such uses as those proposed were evaluated. For the restaurant
and event facility, the peak times are typically Friday late afternoon (4:00 to 6:00 PM), Friday
evening (7:00 to 9:00 PM) and Saturday afternoon (1:00 to 3:00 PM). Those time periods were
chosen because the combination of existing street traffic and peak traffic generation from the
site results in the most conservative analysis of potential impacts. A NYS Department of
Transportation (DOT) record count for Route 42 was obtained as was new traffic volume
information from intersection field counts at the intersections of Route 42 with Tannery Road,
Forestburgh/Hartwood Road and CR-108 (St. Josephs Hill Road). 'The new counts were
conducted on Friday September 12t and Saturday September 13t 2025. The DOT record
count and the summaries of the new 2025 intersection counts are contained in Appendix A,
with the following summary of the DOT count:

Table 1: NYS DOT Peak Hour Traffic Count Summary — Route 42

Notrthbound Southbound
Peak Hour Day Volume Volume Total
4:00 to 5:00 PM Weekday 82 152 234
7:00 to 8:00 PM Weekday 43 47 90

The intersection peak hour volumes are shown graphically in Figures 1, 2 and 3 in Appendix
B for the Friday PM, Friday Evening and Saturday Afternoon peak hours, respectively. Note
that current 2025 peak hour intersection counts compare favorably with the DOT counts from
October of 2022. Also note that a DOT count from August of 2016 was obtained to check
whether there is a significant seasonal increase in traffic along this section of Route 42. As
compared to the more recent counts, it is apparent that the typical summer season traffic
increase is experienced elsewhere in Sullivan County but not in the study area. The following
is a comparison of the two-way Route 42 volumes from the DOT source along with the
September 2025 manual counts:

Table 2: Two-Way Traffic Volume Comparison — NYS Route 42

Source 2-Way Route 42 Volume
NYSDOT — Aug. 2016 229
NYSDOT — Oct. 2022 234

Field Counts — Sep. 2025 245

Although the above comparison shows that Route 42 counts from September 2025 are
representative of typical daily traffic volumes on Route 42 in the vicinity of the site, a seasonal
adjustment factor was applied. The seasonal adjustment factor for Route 42 as a Factor Group
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occupied all of the time. However, for a banquet hall, while full seat occupancy is expected
depending on the size of the event, that event usually has specific start and end times. This is
unlike a fine dining restaurant that requires reservations that are spread over the course of
several hours. Furthermore, eventgoers are more likely to arrive in pairs (e.g., invited guest
and a “+1”) and staff working the event arrive alone. Those rates tend to offset the 3+ arrivals
of small groups in a rideshare or those in a limousine. Therefore, while the higher 3-person
car occupancy could be applied in this study, the 2.35 occupancy is a conservative estimate of
trips associated with a banquet hall, i.e., fewer persons per car equals more trips per seat

capacity.

The results of the ITE data and the application of the banquet hall information as used in this
study are summarized as follows:

Table 3: Trip Generation

Retreat Cabinst Tr_ip Gener:.ltion — 42 occupied units
Rate (trips/occ. site) Volume
Peak Hour Time Period Enter Exit Enter Exit
Friday PM 0.24 0.24 10 10
Friday Evening 0.26 0.21 11 9
Saturday Afternoon 0.24 0.24 10 10
Spaft ”[.‘rip Generation — 6,500 sq. ft.
Rate (trips/seat) Volume
Peak Hour Time Period Enter Exit Enter Exit
Friday PM 0.19 0.09 2 7
Friday Evening 0.17 0.12 5 8
Saturday Afternoon 0.19 0.14 12 21
ITE Land Use 931 Trip Generation — 2,000 sq. ft.
Fine Dining Restaurant Rate (trips/occ. site) Volume
Peak Hour Time Period Enter Exit Enter Exit
Friday PM 0.30 0.10 20 8
Friday Evening 0.10 0.10 17 15
Saturday Afternoon 0.31 0.10 14 10
Banquet Hallftt Trip Generation — 50, 100 & 160 seats
Rate (trips/seat) Volume
Peak Hour Time Period - Occupancy Enter Exit Enter Exit
Friday PM — 50 seats 0.42 0.04 21 2
Friday Evening — 100 seats 0.43 0.04 43 4
Saturday Afternoon — 160 seats 0.43 0.04 68 6
TOTAL NEW TRIPS Enter Exit
Friday PM 53 27
Friday Evening 76 36
Saturday Afternoon 104 47

T Based on ITE Land Use (LU) 310: Hotel rates.

1 Weekday Spa trips assume mostly internal trips from cabin retreat guests. Saturday trips based on I'TE LU 918: Hair Salon/Spa.
Tt Banquet Hall trips based on an average car occupancy of 2.35 persons per vehicle — most arriving during the beginning of the
analysis period. The trip volumes assume occupancy as noted.
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Traffic from the proposed development was distributed to the surrounding street network
using a 65% north/35% south split on Route 42. The higher distribution to/from the north
is due to the proximity of a denser population (Monticello and Town of Thompson), as well
as the access to Route 17 and its further connections to the broader area and roadways north
of the site. The resulting trip volume assignments are shown graphically in Figures 7, 8 and 9
in Appendix B for the Friday PM, Friday Evening and Saturday Afternoon peak hours,
respectively. The traffic generated by the site was then added to the above-described No Build
traffic scenario resulting in the Build scenario — the future traffic volumes with both other
background growth traffic and traffic from the proposed project. The resulting Build traffic
is shown graphically in Figures 10, 11 and 12 in Appendix B for the Friday PM, Friday
Evening and Saturday Afternoon peak hours, respectively.

Level of Service Analysis

The 2022 Highway Capacity Manual — 7" Edition (HCM), published by the Transportation
Research Board, defines Level of Service (LOS) for signalized and unsignalized intersections
as a function of the average vehicle control delay. LOS may be calculated per movement or
per approach for any intersection configuration, but LOS for the intersection as a whole is
only defined for signalized and all-way stop configurations. In this analysis, the study locations
are all stop sign controlled intersection with three approaches — or a “I”’-shaped configuration.

Delay is defined in the HCM as "the additional travel time experienced by a driver, passenger,
bicyclist, or pedestrian beyond that which is required to travel at the desired speed."”

For unsignalized intersections (i.e., stop sign controlled), the major road has free through
movements while movements from the minor road are controlled by a stop sign. The
movements that are subject to control delays are rated on a scale of “A” to “F,” with LOS
“A” exhibiting very short delays — 10 seconds or less on average — and LOS “F” exhibiting
much longer delays — 50 seconds or more per vehicle on average. The relationship of LOS to
delay times is shown in the following table:

Table 4: Level of Setvice — Stop/Yield Sign Controlled Intersections

LOS | Description of Traffic Flow Average Control Delay - (sec/veh)
A | Free flow =10 sec
B | Reasonably free flow >10-15 sec
C | Stable flow >15-25 sec
D | Approaching unpredictable flow >25-35 sec
E | Unpredictable flow >35-50 sec
F | Forced or breakdown flow >50 sec

In the two-way stop sign controlled Level of Service analyses, the through movements on the
major road and right turns from the major road are assumed to have no delay. LOS for those
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movements is not an integral part of the analysis, because LOS is determined by control delay,
and for these "free" movements, the control delay is zero.

Movements that are subject to small to moderate control delays include left turns from the
major road, through movements on the minor road and right turns from the minor road.
Movements that are most affected by control delay are left turns from the minor road.

Generally accepted software (Synchro 12) was used to compute control delays and Levels of
Service. Synchro uses the methodologies published in the Highway Capacity Mannal and
requires input from the user specific to the intersections being studied. Among other items,
the input information includes the following:

Traffic Volumes — from the counts noted above — seasonally adjusted.

Speeds — from field observations of posted limits as noted above.

Lane Configuration and Width — from field measurements.

Grades — from aerial topographic data.

Tratfic Control — stop signs.

Vehicle Mix/Classification — from DOT count data.

Buses — No scheduled route buses with stops on adjacent streets.
Pedestrians/Bicycles — from field observations indicating few if any pedestrians and

PN DN =

bicycles.

The results of the Level of Service analysis for existing conditions are shown in the following
Table. The detailed LOS summary reports are contained in Appendix C.

Table 5: Level of Service Summary — 2025 Existing Build Conditions

EXISTING
FRI PM FRI EVENING SAT MID
INTERSECTION STREET | MVMT.
DELAY LOS DELAY LOS DELAY LOS
(SEC) (SEC) (SEC)
Route 42 @ Forestburgh Forestburgh EB 9.9 A 9.0 A 9.6 A
Road/Hartwood Road Hartwood |  WB 10.1 B 9.0 A 9.8 A
NB Left 7.6 A 7.3 A 7.4 A
. Route 42
(stop sign control) SB Left 7.3 A 7.3 A 7.4 A
Route 42 @ Tannery Road Route 42 | NB Left 7.6 A 7.3 A 7.4 A
(stop sign control) Tannery EB 9.7 A 8.8 A 9.2 A
Route 42 @ CR-108 Route 42 SB Left 7.4 A 7.4 A 7.4 A
(stop sign control) CR-108 WB 9.5 A 9.0 A 8.8 A

As shown in Table 4, all studied intersections currently operate at good levels of service — A/B
— with average delays less than 15 seconds. This is an indication of reasonably free flowing
conditions at those locations.

To best present potential project related impacts, the Levels of Service (LOS) and
corresponding control delays under the No-Build and Build conditions for the study locations
were evaluated. The potential impact results are summarized in the following Table for the
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Friday PM, Friday Evening and Saturday Afternoon peak hours. The detailed LOS summary
reports are contained in Appendix C.

Table 6: Level of Service Summary — 2027 No-Build vs. Build Conditions

NO BUILD BUILD
FRI PM FRI EVENING SAT MID FRI PM FRI EVENING SAT MID
INTERSECTION STREET | MVMT.
DELAY LOS DELAY LOS DELAY LOS DELAY LOS DELAY LOS DELAY LOS
(SEC) (SEC) (SEC) (SEC) (SEC) (SEC)
Route 42 @ Forestburgh Forestburgh EB 10.0 A 9.0 A 9.7 A 10.2 B 9.3 A 10.1 B
Road/Hartwood Road Hartwood WB 10.1 B 9.0 A 9.9 A 10.1 B 9.1 A 9.9 A
NB Left 7.6 A 7.3 A 7.5 A 7.6 A 7.4 A 7.5 A
. Route 42
(stop sign control) SB Left 7.3 A 7.3 A 7.4 A 7.4 A 7.3 A 7.4 A
Route 42 @ Tannetry Road Route 42 | NB Left 7.6 A 7.3 A 7.5 A 7.7 A 7.5 A 7.7 A
(stop sign control) Tannery EB 9.7 A 8.8 A 9.2 A 10.5 B 9.5 A 10.4 B
Route 42 @ CR-108 Route 42 | SB Left 7.4 A 7.4 A 7.4 A 7.4 A 7.4 A 7.4 A
(stop sign control) CR-108 WB 9.6 A 9.0 A 8.8 A 10.0 A 9.6 A 9.4 A

Upon review of the summary table for the 2027 No-Build vs. Build LOS at the studied
intersections, the traffic from the proposed development would result in delay increases of
less than one second for all key movements, except for eastbound Tannery Road during the
Saturday Midday peak time. There, the delay would increase by 1.2 seconds, changing the
LOS designation from A to B. All other LOS would be at A or B, therefore reasonably free
flowing conditions would be maintained at the studied locations.

Level of Service Sensitivity Analyses

In the analysis of typical peak conditions, the banquet hall’s peak time was assumed to be
during the Saturday afternoon peak hour. However, to provide a conservative assessment of
project traffic impacts, a sensitivity analysis was conducted to evaluate the potential impacts
should the peak trip generation associated with the 160-seat banquet hall coincide with the
peak hour of the adjacent Route 42 traffic volumes — in this case the Friday PM peak. The
potential impact results are summarized in the following Table for the Friday PM peak hour.
The detailed LOS summary reports are contained in Appendix C.

Table 7: Level of Service Summary — 2027 Build Conditions — Sensitivity Analysis

FRIDAY PM BUILD
TYPICAL SENSITIVITY
INTERSECTION STREET | MVMT.| CONDITIONS ANALYSIS
DELAY LOS DELAY LOS
(SEC) (SEC)
Route 42 @ Forestburgh Fotestburgh EB 10.2 B 10.8 B
Road/Hartwood Road Hartwood |  WB 10.1 B 10.6 B
NB Left 7.6 A 7.7 A
(stop sign control) Route 42 SB Left 7.4 A 7.4 A
Route 42 @ Tannery Road Route 42 | NB Left 7.7 A 7.9 A
(stop sign control) Tannery EB 10.5 B 11.4 B
Route 42 @ CR-108 Route 42 | SB Left 7.4 A 7.5 A
(stop sign control) CR-108 WB 10.0 A 10.6 B
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Upon review of the summary table for the 2027 Build Sensitivity Analysis at the studied
intersections, the traffic from the overlapping of peak banquet activity with the adjacent street
peak volumes would result in delay increases of less than one second for all key movements.
All LOS would continue to be at A or B, therefore reasonably free flowing conditions would
be maintained at the studied locations.

Sight Distances

Although the posted speed limit on Route 42 is 55 mph, available sight lines along Route 42
at Tannery Road were measured and compared to AASHTO standards for a through traffic
speed of 60 mph. The AASHTO standard stopping sight distance is 570 feet, and the
minimum intersection sight distance is 665 feet for left turns from a minor side street.
Available sight lines are in excess of 700 feet, exceeding both stopping and intersection sight
distance standards. Views along Route 42 from Tannery Road are shown in the following

photographs:

In addition, adequate sight lines/distances will be provided at the improved driveway to the
site from Tannery Road. Those improvements will be shown on the site plans and will
conform to any associated Town standard.

Five-Year Crash History

The NYSDOT provided five years of accident data for the studied Route 42 intersections.
The summary for frequency (accidents/year) is shown in the following Table:

Table 8: Accident Summary

YEAR

AT
2021 | 2022 | 2023 | 2024 | 2025

ROUTE 42 | ST.JOSEPH'SHILL | 1 3 0 0 0

TANNERY 2 0 0 0 0

FORESTBURGH
HARTWOOD
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There were no more than three reported intersection accidents per year in the Route 42 area
of the project site. Detailed summaries of all accidents are included in Appendix D. Those
summaries include information about each accident, such as location, date and time, severity,
type, weather and roadway conditions, and apparent contributing factors. Five of the thirteen
crashes were off-road/fixed object type with no other type as frequent. The two most
common contributing factors were driver inattention and unsafe speed. There were no

indications of roadway geometric or operational issues that contributed to the crash history.

The recent crash history was evaluated using the State DOT’s updated assessment
methodologies in the HSIP — Highway Safety Improvement Program. For this analysis, the
DOT methodology is the application of their Safety Performance Function (SPF) analysis
data.

From the crash history summatized above, the Route 42/Forestburgh/Hartwood intersection
exhibited the highest total number of crashes in the five-year study period — seven (7) crashes.
The intersection is described as Rural 4-Leg Two-Way Stop-Controlled TT, with AADTSs of
2,435 vehicles per day (VPD) on Route 42 and 436 on Forestburgh/Hartwood Road. The
resulting SPF was 0.712.

If the weighted SPF is less than 1.0, then the probability of experiencing a similar crash history
in the future can be expected — as is the case regarding the study location. Other intersections
with similar AADTs and fewer crashes would have a similar small probability of increased
crashes in the future. A hypothetical increase in the Route 42 daily volume to 3,000 VPD
would increase the SPF to 0.79 — still representative of a low probability of increased crashes.

OFF-SITE IMPROVEMENTS

Route 42 Northbound Left-Turn Lane Evaluation

The left-turn lane evaluation was based on the standards published by the American
Association of State Highway and Transportation Officials (AASHTO) in A Policy on Geometric
Design of Highways and Streets, 7% Edition, 2018 (the “Green Book”). Note that AASHTO cites
documents that are typically used in the determination of the need for a left-turn lane that are
based on a combination of roadway design speed, percent left turns in the advancing volume
and opposing traffic. AASHTO also provides “volume-based” guidelines from benefit-cost

evaluations with the following conclusion:

“The volume-based guidelines...indicate situations where a left-turn lane may be
desirable, not necessatily situations where a left-turn lane is definitely needed.”

Following the guidelines based on roadway design speed, percent left turns in the advancing
volume and opposing traffic, a left-turn lane at the Route 42/ Tannery Road intersection would

10
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not be warranted. The peak condition for traffic volumes at the Route 42/Tannery Road
intersection are shown in Figure 108, the basis for the seasonally adjusted/peak roadway and
site traffic overlay sensitivity analysis. The conditions reviewed for the left-turn lane warrant

WEere:

1. Speed — 60 mph
2. Percent left turns in advancing volume — 23% (36 of 154)
3. Opposing traffic — 258

Under those conditions, a left turn volume of 90 vehicles would meet the warrant. The
estimated left turn volume under peak conditions would be 36 vehicles.

Improvements To Tannery Road

Tannery Road will be upgraded as needed to meet Town standards and State Fire Code

requirements.

TRAFFIC IMPACTS DURING CONSTRUCTION

Given that the site is largely an existing golf course, large imports/exports of materials are not
expected. The site plan approval will include a construction traffic management plan,
coordinated with the appropriate Town departments. Traffic would consist of occasional
heavy trucks delivering building materials to the project site and daily traffic from vehicles
belonging to construction workers. Typically, large pieces of construction equipment such as
bulldozers and excavators are brought to the site (if needed) at the beginning of the project
and kept on-site until no longer needed. Construction may also require the temporary, short-
term closure of traffic lanes and flagging to direct traffic during the closure. This will be
coordinated with the local Police Department if required. Construction workers’ vehicles
would be parked on-site. All necessary work permits will be obtained from the appropriate
agencies in accordance with all relevant policies and standards. Impacts due to construction
traffic will be temporary in nature, lasting for the duration of the on-going building program
at the site.

CONCLUSIONS

The Traffic Impact Study summarized above indicates that, while there will be modest
increases in traffic volumes on the adjacent streets and control delay times at key intersections,
traffic flows and Levels of Service would not be negatively impacted. Also, a review of the
most recent five-year crash history indicated that there are no issues with safety conditions at

11
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the studied intersections, and that those conditions have a low probability of changing with

the addition of traffic from the proposed development.

Moreover, to provide the Town with an exceedingly conservative analysis, this study included
sensitivity Level of Service analyses that included all intersection approach grades, seasonally
adjusted increases in the base traffic volumes and the analysis of the peak base traffic volume
hour (Friday PM) with the peak trip generation from the project site — all proposed uses
including the peak trip generation for the banquet hall. Resulting Level of Service conditions
would remain acceptable. Therefore, it is concluded that no mitigation is required.

12
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APPENDIX A

24-HOUR NYSDOT COUNT DETAILS
TURNING MOVEMENT COUNT SUMMARIES
NYSDOT SEASONAL ADJUSTMENT FACTORS

13



Multi-Day Volume Report NYSDOT_SC 960241000000
Monday, October 3, 2022 to Friday, October 7, 2022

Site Name 960241 Site ID 960241000000 Description NY42 from CR 48 FORESTBURGH to CR 108 TO ST J
Region 9 County Sullivan DOTID 100385 County Order 02

Each Direction Bins: Total Time Period: 1 hour Exclude data: None

All Northbound

Mon Tue Wed Thu Fri Average Total
Oct 3 Oct 4 Oct 5 Oct 6 Oct 7 Workday 7 Day Count
12:00 am - 2 6 5 4 4 - 17
01:00 am - 3 10 1 5 5 - 19
02:00 am - 4 4 5 7 5 - 20
03:00 am - 6 3 6 4 5 - 19
04:00 am - 10 5 6 7 7 - 28
05:00 am - 19 20 22 15 19 - 76
06:00 am - 93 75 95 82 86 - 345
07:00 am - 156 115 145 - 139 - 416
08:00 am - 139 111 143 - 131 - 393
09:00 am - 102 74 76 - 84 - 252
10:00 am - 54 74 86 - 71 - 214
11:00 am - 61 58 81 - 67 - 200
12:00 pm - 54 67 72 - 64 - 193
01:00 pm - 61 66 73 - 67 - 200
02:00 pm - 73 80 61 - 71 - 214
03:00 pm 61 60 57 106 - 71 - 284
04:00 pm 100 67 56 104 - 82 - 327
05:00 pm 74 44 53 65 - 59 - 236
06:00 pm 48 33 56 57 - 48 - 194
07:00 pm 38 41 33 60 - 43 - 172
08:00 pm 27 17 21 28 - 23 - 93
09:00 pm 34 20 31 24 - 27 - 109
10:00 pm 25 20 18 25 - 22 - 88
11:00 pm 15 7 12 12 - 12 - 46
7am-7pm - 904 867 1069 - 954 - 3123
6am-10pm - 1075 1027 1276 - 1134 - 3842
6am-12am - 1102 1057 1313 - 1168 - 3976
12am-12am - 1146 1105 1358 - 1212 - 4155
am Peak - 07:00am 07:00am 07:00 am - 07:00 am -
Peak Volume - 156 115 145 - 139 -
pm Peak - 02:00 pm 02:00 pm 03:00 pm - 04:00 pm -

Peak Volume - 73 80 106 82 -



All Southbound

12:00 am
01:00 am
02:00 am
03:00 am
04:00 am
05:00 am
06:00 am
07:00 am
08:00 am
09:00 am
10:00 am
11:00 am
12:00 pm
01:00 pm
02:00 pm
03:00 pm
04:00 pm
05:00 pm
06:00 pm
07:00 pm
08:00 pm
09:00 pm
10:00 pm
11:00 pm

7am-7pm
6am-10pm
6am-12am

12am-12am

am Peak

Peak Volume

pm Peak

Mon
Oct 3

Peak Volume -

Event key:

QC Failure

Tue Wed
Oct 4 Oct 5

9 5

5 9

6 4

3 3

8 8

10 8

28 25

54 50

79 61

63 63

56 62

59 70

71 76

62 68

86 54

119 119

151 124

122 126

73 69

31 42

34 40

18 12

13 19

21 13

995 942

1106 1061

1140 1093

1181 1130

08:00 am 11:00 am

79 70

04:00 pm 05:00 pm

151 126
QC Outlier

Weekends and defined holidays

Notes on data:
Weekly (7-day) averages are calculated as the average of workday values (minimum 2 different ¢
and weekend values, weighted in the proportion 5:2.
Working day (5-day) calculations are based on the working week (Monday 06:00 am to Friday 12

Holidays & Events:

None

Thu
Oct 6

O N Ul N

6
15
33
59
73
61
63
68
76
76
80

137
167
174
100
57
46
33
28
19

1134
1303
1350
1385

08:00 am
73

05:00 pm
174

QC Atypical

Fri

10
8
2
2
6

11

29

Events

Average
Oct 7 Workday 7 Day

120
152
140
82
47
40
22
20
17

1024
1162
1199
1237

08:00 am
71
04:00 pm
152

Data prepared by Drakewell US 12 New York October 7, 2025 3:18:19 PM.

Special
Holiday-affected days

Total
Count

31
27
14
8
28
44
115
163
213
187
181
197
223
206
220
480
606
559
329
189
162
88
80
68

3564
4118
4266
4418

Holida



FRIDAY PM

4:00 PM
4:15PM
4:30 PM
4:45 PM
5:00 PM
5:15PM
5:30 PM
5:45 PM
6:00 PM
6:15 PM
6:30 PM
6:45 PM

4:00 PM
4:15PM
4:30 PM
4:45 PM
5:00 PM
5:15PM
5:30 PM
5:45 PM
6:00 PM
6:15 PM
6:30 PM
6:45 PM

Project

Intersection

Grand Luxury Retreat

Route 42 at CR-108

PEAK HOUR
Day Mon Tue Wed Thu Fri Sat Sun
Date 12-Sep
1 2 3 4 5 6 7 8 9 10 11 12
EBL EBT EBR WB L WBT WB R NB L NBT NB R SBL SBT SBR
Field # 4 5 2 1 6 3
4:15 PM 0 0 17 1 1 37
4:30 PM 1 0 18 2 0 35
4:45 PM 1 1 19 0 0 45
5:00 PM 0 0 22 1 2 41
5:15PM 1 1 22 1 0 36
5:30 PM 2 0 17 0 1 37
5:45 PM 0 0 22 1 0 40
6:00 PM 1 0 17 0 0 40
6:15 PM
6:30 PM
6:45 PM
7:00 PM
4:15 PM 0 0 0 0 0 0 0 17 1 1 37 0
4:30 PM 0 0 0 1 0 0 0 18 2 0 35 0
4:45 PM 0 0 0 1 0 1 0 19 0 0 45 0
5:00 PM 0 0 0 0 0 0 0 22 1 2 41 0
5:15PM 0 0 0 1 0 1 0 22 1 0 36 0
5:30 PM 0 0 0 2 0 0 0 17 0 1 37 0
5:45 PM 0 0 0 0 0 0 0 22 1 0 40 0
6:00 PM 0 0 0 1 0 0 0 17 0 0 40 0
6:15 PM 0 0 0 0 0 0 0 0 0 0 0 0
6:30 PM 0 0 0 0 0 0 0 0 0 0 0 0
6:45 PM 0 0 0 0 0 0 0 0 0 0 0 0
7:00 PM 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 4 0 2 0 80 2 3 159 0
4:30 PM 5:30 PM 6
PHF 0.95 5
4
3
WB L
WB R
NB T 80
NB R 2
SB L 3
SB T 159




Project

Intersection

Grand Luxury Retreat

Route 42 at CR-108

FRIDAY EVENING PEAK HOUR

7:00 PM
7:15PM
7:30 PM
7:45 PM
8:00 PM
8:15PM
8:30 PM
8:45 PM
9:00 PM
9:15 PM
9:30 PM
9:45 PM

7:00 PM
7:15PM
7:30 PM
7:45 PM
8:00 PM
8:15PM
8:30 PM
8:45 PM
9:00 PM
9:15PM
9:30 PM
9:45 PM

Day Mon Tue Wed Thu Fri Sat Sun
Date 12-Sep
1 2 3 4 5 6 7 8 9 10 11 12
EBL EBT EBR WB L WBT WB R NB L NBT NB R SBL SBT SBR
Field # 4 5 2 1 6 3
7:15 PM 1 0 19 0 0 20
7:30 PM 0 0 13 0 0 17
7:45 PM 0 2 11 1 1 13
8:00 PM 1 0 12 1 0 14
8:15 PM 0 1 10 2 1 11
8:30 PM 1 0 12 0 0 12
8:45 PM 2 1 11 0 0 13
9:00 PM 1 1 12 1 1 14
9:15 PM
9:30 PM
9:45 PM
10:00 PM
7:15PM 0 0 0 1 0 0 0 19 0 0 20 0
7:30 PM 0 0 0 0 0 0 0 13 0 0 17 0
7:45 PM 0 0 0 0 0 2 0 11 1 1 13 0
8:00 PM 0 0 0 1 0 0 0 12 1 0 14 0
8:15PM 0 0 0 0 0 1 0 10 2 1 11 0
8:30 PM 0 0 0 1 0 0 0 12 0 0 12 0
8:45 PM 0 0 0 2 0 1 0 11 0 0 13 0
9:00 PM 0 0 0 1 0 1 0 12 1 1 14 0
9:15 PM 0 0 0 0 0 0 0 0 0 0 0 0
9:30 PM 0 0 0 0 0 0 0 0 0 0 0 0
9:45 PM 0 0 0 0 0 0 0 0 0 0 0 0
10:00 PM 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 2 0 2 0 55 2 1 64 0
7:00 PM 8:00 PM 4
PHF 0.79 3
2
1
WB L 2
WB R 2
NB T 55
NB R 2
SB L 1
SB T 64




SATURDAY MIDDAY PEA

1:00 PM
1:15PM
1:30 PM
1:45 PM
2:00 PM
2:15PM
2:30 PM
2:45 PM
3:00 PM
3:15PM
3:30PM
3:45PM

1:00 PM
1:15PM
1:30 PM
1:45 PM
2:00 PM
2:15PM
2:30 PM
2:45 PM
3:00 PM
3:15PM
3:30PM
3:45PM

Project

Intersection

Grand Luxury Retreat

Route 42 at CR-108

K HOUR
Day Mon Tue Wed Thu Fri Sat Sun
Date 13-Sep
1 2 3 4 5 6 7 8 9 10 11 12
EBL EBT EBR WB L WBT WB R NB L NBT NB R SBL SBT SBR
Field # 4 5 2 1 6 3
1:15 PM 0 0 21 0 0 17
1:30 PM 0 1 22 0 0 23
1:45 PM 0 2 23 1 0 20
2:00 PM 2 0 17 0 1 17
2:15PM 0 1 17 1 1 24
2:30PM 0 3 18 0 0 24
2:45 PM 0 1 19 1 0 25
3:00 PM 0 1 21 2 1 20
3:15PM
3:30PM
3:45PM
4:00 PM
1:15PM 0 0 0 0 0 0 0 21 0 0 17 0
1:30 PM 0 0 0 0 0 1 0 22 0 0 23 0
1:45 PM 0 0 0 0 0 2 0 23 1 0 20 0
2:00 PM 0 0 0 2 0 0 0 17 0 1 17 0
2:15PM 0 0 0 0 0 1 0 17 1 1 24 0
2:30PM 0 0 0 0 0 3 0 18 0 0 24 0
2:45 PM 0 0 0 0 0 1 0 19 1 0 25 0
3:00 PM 0 0 0 0 0 1 0 21 2 1 20 0
3:15PM 0 0 0 0 0 0 0 0 0 0 0 0
3:30PM 0 0 0 0 0 0 0 0 0 0 0 0
3:45PM 0 0 0 0 0 0 0 0 0 0 0 0
4:00 PM 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 6 0 75 4 2 93 0
2:00 PM 3:00 PM 8
PHF 0.98 7
6
5
WB L
WB R
NB T 75
NB R
SB L
SB T 93
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