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 Joseph Gottlieb P.E., P.C.     Phone: 845.794.5506 
Consulting Engineer Fax: 845.794.5520 
  
 

The Grand Luxury Retreat – Comments 
for 

Town of Forestburgh - Planning Board 
 

Applicant: Richard Viola 
Project Name: The Grand Luxury Retreat 
Review Date: February 21, 2026 
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: 
 

• Correspondence dated February 9, 2026, prepared by Fellenzer Engineering, LLP.  
• Plan set consisting of thirty-five (35) sheets, dated October 10, 2025.         

Note: No revision date provided for the plan set. 
• SWPPP, dated February 9, 2026.  

    
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. 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 will need revision based upon reviews by outside 
agencies, and the Board’s Consultants. (Previous comment) 
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3. Comments relating to the plan set are as follows: 
a. Sanitary sewer pipe sizes and type of pipe should be provided for each run of sewer 
line.     
b. Water line pipe sizes and types should be provided. (Previous comment) 
c. An ADA Accessible route should be provided from the ADA parking space to the 
building, and any other applicable locations. (Previous comment) 
 

4. A copy of the most recent comments from Colliers Engineering & Design relating to 
the revised Traffic Impact Study are included as part of our review.   
 

5. The Traffic Impact Study indicates that a Traffic Management Plan is to be prepared 
and submitted to the Board, and as yet, has not been provided. 
 

6. Comments generated by Hometown Engineering, PLLC, regarding the SWPPP, will 
be submitted under separate cover.  
 

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 letter, dated July 15, 2025, is 
attached and indicates that there are no DEC regulated freshwater wetlands and/or 
adjacent areas identified on the parcels.  
 

8. Landscaping Plans have been provided and reviewed in accordance with §180-14 (D), 
and §180-17 (C 1-4). Based on our review, it appears that the plans meet with the 
appropriate sections of the Code. 
 

9. Lighting plans have been provided and indicate the lighting levels for all proposed 
lights and indicate that there should be no spillover of light, or glare onto neighboring 
properties. Construction details for each specific light have not been provided. All 
proposed lighting shall be specified to be Dark-Sky Compliant. 
 

10. Additional comments from the Forestburgh Fire District and the Town Highway 
Supervisor should be reviewed upon receipt, if received. 
 

11. A retaining wall is proposed for one of the parking areas. Details for its construction 
should be provided. 
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12. Additional detail should be provided relating to the proposed “pull-offs” located on 
either side of the Tannery Road Bridge and reviewed by the Town Highway 
Supervisor. 
 

13. Grading should be provided for the paved area in the vicinity of Building “E”, the 
Main Entrance Road and for each of the proposed parking areas. In addition, a 
construction detail for the dumpster enclosure should be provided and it is suggested 
that the enclosure be constructed to be bear proof. The proposed use for Building E 
should be provided. 
 

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

1. Further discussion regarding Preliminary Approval. 



400 Columbus Avenue Suite 180E 

Valhalla, New York 10595 

Main: 877 627 3772 

 

 

Memorandum 

To: Tim Gottlieb 

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

 Kristen Barna 

 

Date: January 16, 2026 

Subject: Grand Luxury Retreat – Tannery Road 2nd Traffic Review 

Project No.: 25014041A 

 

Based upon our review of the submission revised dated December 3, 2025 from Stephan A. Maffia, 

P.E., all of our previous comments have been addressed except for Items 1, 4, 6, 9, 10, 11, 15, and 

16. We have the following new comments listed in bold for each of those items. We have provided 

our comments according to the Maffia memorandum and for ease of review have also shown our 

December 12, 2025 review comments. 

1. 12.2.25 Comment: The 2025 field traffic counts have been added to Appendix A of the Maffia 

report. Peak Hour Factors were included in the Synchro analysis and consistent with the 2025 

field traffic counts. It is unclear where the heavy vehicle percentages used in the analysis are 

taken from and this should be clarified. 

Maffia Response: The heavy vehicle data was taken from the State DOT website. A screen-shot from 

that source is attached. 

New Comment: Information has been provided in Appendix A and a reference to this 

information should be added in the report text. 

4. 12.2.25 Comment: The results of a separate sensitivity analysis has been included in the report 

in Table 7. The LOS Table is shown, but the corresponding trip generation and figures used in 

the analysis have not been included in the submission.  

 

Maffia Response: The trip generation for the sensitivity analysis is attached showing  the number of 

trips generated during all three study time periods. The resulting build volume figures (also attached) 

confirm that the Friday PM peak hour is the critical analysis period. 

 

New Comment: A trip generation table and figures for the sensitivity analysis have been 

included. Note that there is a line for the restaurant internal capture shown in the table 

but no adjustment is reflected in the values in the table. This shall be relabeled or 

clarified in the totals shown in that table so that it matches the volumes that are being 

used in the sensitivity analysis.  
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6. 12.2.25 Comment: This comment was not addressed in the updated report and should be 

provided for review. 

Maffia Response: During special events, if needed, the site management will employ staff monitors to 

direct guests to parking areas and to ensure orderly traffic flows entering, circulating and exiting the 

site. 

New Comment: Comment has been addressed. 

9. 12.2.25 Comment: The report now states that “large imports/exports of materials are not 

expected.” The texts states that a traffic management plan will be included as part of the site 

plan approval. We will review this for the Board once it is provided. 

Maffia Response: The parking monitoring described in No. 6 above will be the main features of a 

Traffic Management Plan, and will be included in the site plan. 

New Comment: We will review the Traffic Management Plan for the Board once it is 

provided. 

10. 12.2.25 Comment: Sight distance data has been added to the report for traffic entering Tannery 

Road. The report states that sight lines/distances will be included in the site plan along with 

required improvements. These will have to be included on the final site plan and also as a 

condition of any approval. 

 

Maffia Response: The sight lines will be added to the plans. 

 

New Comment: Sight lines have not yet been received and we will review them when they 

are provided. 

 

11. 12.2.25 Comment: This comment has been addressed in the report. The text states, “Tannery 

Road will be upgraded as needed to meet Town standards and State Fire Code requirements.” 

Further details and a plan should be provided as part of the final site plan requirements.  

 

Maffia Response: Any work anticipated on Tannery Road will be included in the plans. 

 

New Comment: Plans have not yet been received. We will review this when they are 

provided. 

 

15. 12.2.25 Comment: Lastly, we suggest that the FEAF Section D.2.j on page 7 (copy attached) be 

update to “yes” with a reference to the Maffia Traffic Study. 

 

Maffia Response: Noted. 

 

New Comment: Comment addressed. 
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16. 12.2.25 Comment: Note that some of the figures have been placed out of order throughout the 

report and should be addressed.  As part of the final site plan review, we will review the final 

plan and responses. 

 

Maffia Response: Only one Figure was misplaced – Figure 10 for the Sensitivity Analysis. Note the 

Figures 10-S, 11-S and 12-S are attached. 

 

New Comment: Comment has been satisfactorily addressed. 
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