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The Grand Luxury Retreat – Comments 
for 

Town of Forestburgh - Planning Board 
 

Applicant: Richard Viola 
Project Name: The Grand Luxury Retreat 
Review Date: December 15, 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: 
 

• Project Report dated October 9, 2025, latest revision dated November 10, 2025, 
prepared by Fellenzer Engineering, LLP, including a revised Long Form EAF.  

• Digital plan set consisting of twenty-two (22) sheets, dated October 10, 2025. 
Note: No revision date provided for the plan set. 

• Cover letter dated November 10, 2025. 
• Traffic Impact Study, included in the Engineer’s Report, prepared by Stephan A. 

Maffia, P.E., dated November 7, 2025. 
• Stormwater Pollution Prevention Plan (SWPPP) dated November 10, 2025.   

    
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. (Previous comment) 
 

2. The plan set includes required construction details for proposed improvements (e.g. - 
water system, sewage disposal system(s), erosion control & stormwater amenities, 
proposed grading, etc.), and may need revisions based upon reviews by outside 
agencies, and the Board’s Consultants.  
 



 
3. Our general comments relating to the plan set are as follows: 

a. Sanitary manhole elevations should be provided and labeled with identifying 
numbers or letters. (Previous comment) 
b. Sanitary sewer pipe sizes, type of pipe and slopes should be provided. (Previous 
comment) 
c. Water line pipe sizes and types should be provided. (Previous comment) 
d. Building numbers, or letters, are recommended. (Previous comment) 
e. The Event enter does not appear to be connected to a sanitary line.  
Comment addressed. 
f. An access drive should be provided for the Well House. Comment addressed. 
g. On page C-101, there is a sanitary collection line that is not connected to a septic 
system. Comment addressed. 
h. An ADA Accessible route should be provided from the ADA parking space to the 
building, and any other applicable locations. (Previous comment) 
 

4. It is our recommendation that the revised Traffic Impact Study be forwarded to the 
Board’s Traffic Consultant, for an additional review.  A copy of the most recent 
Technical Review comments from Colliers Engineering & Design, dated December 2, 
2025, is attached. 
 

5. It is our recommendation that the SWPPP be forwarded to our engineering associate, 
Hometown Engineering, PLLC for review. 
 

6. 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. 
 

7. Full EAF – may need revisions based on additional reviews. (Previous comment) 
 

8. It is our recommendation that a Landscaping Plan, prepared by a duly licensed 
Landscape Architect, or duly qualified individual, be submitted for review as per 
§180-17, and that a Lighting Plan, with photometrics, be provided to ensure that the 
proposed lighting meet the requirements of §180-25 (G). (Previous comment) 
 

9. A 239 GML review will not be required. 
 
Recommendation: 

1. Further discussion regarding determination of significance for SEQRA purposes. 


