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The Gateway Summit development includes a 150-room hotel with a 12,000-square foot
banquet and conference facility on Lot 1. This hotel would have the exposure and convenience
of Route 6 frontage. It is anticipated that this hotel would primarily service travelers and people
doing business in Putnam County.

The larger of the proposed senior housing complexes at Gateway Summit is situated at the top
of the hill adjacent to the 27-hole Centennial public golf course. This complex would include
143 units of 2-bedroom condominiums in 21 groups of four attached buildings, 9 groups of
three attached buildings, and two larger multiple family buildings. The three and four unit
buildings would be accessed from a common double loop roadway while the two larger
buildings would be directly accessed from the proposed Town Road.

The Gateway Summit development also includes the potential development of an auto
dealership and an office building on Lots 3 and 4, respectively. The two-story auto dealership
would have a total size of 45,000 square feet, and would include service and repair facilities.
This use would require Special Permit Use approval by the Town of Carmel Planning Board.
The two-story office building on Lot 4 would include a total of 10,000 square feet of office
space.

The Gateway Summit development also includes a 68,000-square foot YMCA for Lot 8. The
applicant proposes to secure approvals for construction of this facility by the YMCA. The
YMCA would be offered Lot 8 for purchase, subject to the terms of a five-year option contract
that would allow the YMCA to secure funds for construction. This facility would provide a
variety of recreation, exercise, and educational opportunities, and would include an indoor pool,
classrooms, fithess center and an outdoor field. If the YMCA is not built on the property, the
applicant hopes to develop the parcel for some other feasible non-profit use.

The existing local YMCA is located at 684 Peekskill Hollow Road in Putnam Valley. The YMCA
Director reports that the YMCA operates as a summer day camp for 350 children with hours of
operation during June, July and August between 7:30 and 6:00 PM. Off season the facility has
space for community events such as birthday parties, square dances, or events of local
organizations such as the Putnam Valley Arts Council, which are scheduled events. There are
no year-round walk-in facilities available. Facilities of the existing YMCA include 20 buildings on
the 80-acre site, including the following:

a main lodge building (heated) that includes a dining hall and full service kitchen
an office building adjacent to the lodge building

storage buildings

an unheated barn with a stage and general purpose areas

several residential cabins

a Staff Residence for the Director and his family

A pool house for the outdoor pool

Off season staff include the Director and Assistant Director and a part time office worker and
part time maintenance worker.

The goal of the YMCA is to move into a better facility and to expand its functions to better
serve the community during the off-season, and in order to serve as more of a true community
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center. This could initially include the addition of a swimming pool, for example. The YMCA is
increasingly supporting community functions by providing a venue for off-season events.

The closest full-service YMCA facilities are located in White Plains and Poughkeepsie. These
include 24-hour rooming facilities. The White Plains YMCA has an indoor pool and gym, which
are opened between 5:30 AM and 9:00 PM.

A 7,000-square foot restaurant is proposed for Lot 2, which is adjacent to Route 6 and the
proposed hotel. It is anticipated that this site would attract a full service restaurant. A
pedestrian bridge is proposed to connect the restaurant to the proposed hotel on Lot 1.

Proposed for Lot 6 are 48 units of assisted living or more modestly priced senior housing. Each
two bedroom unit would be approximately 1,500 square feet in size. Lot 6 is located near the
top of the hill adjacent to The Fairways portion of the development.

Approximately 22.9 acres of the total Gateway Summit project site and its easement for
drainage improvements will remain undeveloped following construction under the proposed plan
as submitted. Of the developed area, approximately 24.5 acres would become building areas
and pavement for roadways and parking. The remaining 49.1 acres would become landscaped
open space or stormwater management facilities. No disturbance to the existing on-site town,
state or federally regulated wetlands are anticipated from the proposed development. The
remainder of the site (approximately 16.6 acres) would remain undeveloped woodlands, fields,
or wetlands (see Figure 2-6 Schematic Plan).

The Gateway Summit project site would have access in two locations on Route 6. The primary
access road is located near the southeastern corner of the property and would extend from
Route 6 to The Fairways parcel. This road would be constructed to Town standards and would
be offered to the Town for dedication upon completion of the project.

The driveway for Lots 2 and 3 is situated at the existing driveway to the Town garage building
and would consist of a boulevard style roadway with a landscaped center median island. This
driveway would remain privately owned and maintained.

The primary access road would first provide direct access to the proposed development on Lots
1,4, 5,6, 7,and 8. As previously noted, emergency access only is proposed for the connection
to The Fairways site at the upper portion of the road. Alternatively, to achieve added
convenience for future site residents, to divert traffic from Fair Street, and to direct some
site-generated traffic to a traffic light on Route 6 that is seen as beneficial for hotel operators,
an automated guard gate is proposed that would limit passage to only the senior residents'
vehicles from Lots 5 and 6, and The Fairway residents. The automated guard gate would only
open if a vehicle is equipped with an electronic transponder.

2.6.3 Drainage and Stormwater Management Plans
Under agreement with the New York State Department of Environmental Conservation, the

New York City Department of Environmental Protection has review and approval authority over
stormwater management plans proposed within the New York City watershed. Pursuant to the
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Watershed Rules and Regulations, the quantity and quality of stormwater discharge resulting
from this proposal must be analyzed.

Because this parcel is within the Croton Falls Reservoir watershed, identified by the DEP as a
“phosphorus restricted basin,” this plan must include a provision for the capture and treatment
for water quality for all storms through the 2-year (3.5 inches) event.

The applicant has developed a stormwater management system for this project as outlined
herein that is intended to meet the criteria of the New York City Regulations. Stormwater
basins are provided for both detention and stormwater quality treatment to serve the proposed
Town road. The plans include those areas required to provide the stormwater management for
the development of each individual parcel. The stormwater management plan and related
issues are analyzed in Section 3.4, Water Resources.

The applicant proposes use of a variety of construction and maintenance techniques reflecting
the latest best management practices in order to limit impacts of stormwater runoff. No
fertilizers containing phosphorous would be utilized in order to limit pollutants from the project to
the maximum extent possible. Practices would be employed to minimize the amounts of salt
applied to roads during winter months. Use of rain barrels and rain gardens around senior
buildings are proposed to remove pollutants and attenuate stormwater runoff, including treating
stormwater from roof gutters. Rain gardens may include bioretention elements such as grass
buffer strips, sand beds, ponding areas, planting soils and vegetative plantings to remove
pollutants and reduce runoff velocity. Additionally, as described above, use of pervious pavers
for some driveways and parking areas are proposed to reduce the amount of runoff from these
areas.

The result of these combined measures would be a more sensitive development related to
natural resources and groundwater protection. The proposed stormwater management system
has been designed to accommodate runoff from development utilizing a conventional
stormwater management approach and therefore represents a conservatively sized system for
treating the amount of runoff that would result from the proposed project design, which will
incorporate Low Impact Development (LID) measures. Use of LID techniques such as pervious
pavers and reduced disturbance areas would result in lower amounts of runoff and smaller
required detention areas. With the use of these measures, there would be potential for
redesigning proposed detention basins to further minimize areas of disturbance.

2.6.4 Parking Area and Traffic Circulation

A total of 314 parking spaces are proposed for The Fairways project consisting of 150 two-car
garages, one in each of the proposed senior residences and 14 off-street parking spaces. A
total of 300 additional spaces will be available in the driveways to the garages. This provides
an average of approximately 2.1 spaces per dwelling unit, excluding driveway parking, and
affords an additional level of environmental protection consistent with the latest Best
Management Practices and recommendations of the Town of Carmel Comprehensive Plan. As
described above, some off-street parking areas would be paved with pervious pavers to limit
the effects of stormwater runoff.

Based on the Town regulations, The Fairways development is required to provide a minimum of
225 total spaces (1.5 per dwelling unit as per Chapter 63-10-lI(I) of the Carmel Zoning Code).
Handicapped spaces must be provided in accordance with Chapter 63-11 b(1)(i) of the Zoning
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Code. The Code requires that a minimum of two percent of the total number of parking spaces
be designated for handicapped persons.

Table 2-3 summarizes the proposed parking and parking requirements for the Gateway Summit

development.

Table 2-3
Gateway Summit Development: Proposed Parking and Zoning Requirements
Lot # Use Required Code Requirement Proposed
# of Spaces
Spaces
1 Hotel - 150 rooms and 188 | 1.25 per unit of occupancy 198
banguet/conference center
2 7,000 SF restaurant 77 | 1 per 3 seats 150
3 Retail 225 | 1 per 200 SF 229
4 Office - 10,000 SF 50 | 1 per 200 SF 50
5 143 Units of Senior Housing 215 | 1.5 per unit 274
6 Senior Housing / Assisted Living 72 | 1.5 per unit 78
48 Units
7 Office and Convenience Retail - 40 | 1 per 200 SF 40
8,000 SF
8 YMCA - 68,000 SF NA | No Code requirement 200
9 No development 0 | Not applicable 0
TOTAL 867 1,219
(not (1,019
including without
YMCA) YMCA)

2.6.5 Landscaping and Lighting Plan

The proposed development includes landscaping, lighting and signage for aesthetic and public
safety purposes. Conceptual design concepts for landscaping, lighting and signage have been
developed, as described below.

The development includes street trees and lighting along the internal roads. The street
plantings would provide shade and create an attractive neighborhood setting.

Landscape plantings would also be provided within the senior multifamily buildings and the
assisted living housing. These plantings would include a combination of grasses, shrubbery,
ornamental and shade trees. Buffer screening between residential lots and other uses would
also be provided through landscape plantings and/or fencing. Fertilizers for lawn and
landscaping maintenance would be limited to those that do not contain phosphorus, as
described above.

Street lighting is proposed according to Town standards. Posted street signs would be provided
for each of the internal roads. An entrance sign is proposed at the vehicular access point to the
project site. The proposed signs would comply with Town standards.

2.6.6 Erosion and Sedimentation Control Plan

An Erosion Control Plan is provided in the set of plans at the rear of the document. The
primary aim of this plan is to reduce soil erosion from areas exposed during construction and
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prevent silt from reaching off-site down gradient areas. All soil erosion and sedimentation
control practices will be installed in accordance with Erosion and Sediment Control Best
Management Practices Manual Series, Putham County and the Town of Carmel municipal
code.

Prior to any grading activity, erosion and sediment control measures will be installed in
accordance with the Erosion Control Plan and specifications attached to final construction
drawings. Erosion control features will be maintained in good condition and left in place until
permanent vegetative cover is established.

The Town will require a construction bond to insure the proper installation and maintenance of
erosion and sediment control measures, and for site restoration if necessary. The construction
contractor will be required to install all sediment and erosion control measures and maintain
them throughout the entire construction process. These measures will be monitored during
construction by the project construction manager and will be available for monitoring by
representatives of the Town.

The proposed plan limits the extent of unstabilized soil to five acres at any one time in
accordance with the Erosion and NYSDEC SPDES General Permit for Stormwater Discharges
from Construction Activities (Permit No. GP-02-01) requirements. Erosion and sedimentation
will be controlled during the construction period by temporary devices according to an Erosion
Control Plan developed specifically for the project. The plan addresses erosion control and
slope stabilization.

Following construction, erosion will be prevented by the established vegetation and by the
stormwater management devices shown on the plans. Construction of the permanent
stormwater management systems will commence as part of the initial earthwork for the project
so that these systems are functional as early as possible in the construction period.

2.6.7 Setbacks and Buffer Treatments

The proposed plan complies with Town of Carmel regulations with regard to setbacks from
property lines. As previously discussed, the subject site is predominantly wooded and most of
the vegetation at the perimeter of the property outside the limits of proposed grading would be
retained to provide buffers between on-site development and existing adjacent land uses.

No disturbance is proposed within the 100-foot buffers around DEC regulated wetland LC-27.
The proposed subdivision road is sited at locations where disturbance can be minimized. Some
buffer impacts are expected for the site access road to The Fairways parcel off of Fair Street.
Some grading for the road and a water quality basin will occur within the setback to DEC
Wetland LC-26.

2.7 Construction and Operation
2.7.1 Construction
a. Construction Period and Sequencing

The actual timing and sequencing of construction activities cannot be projected with full
certainty at the present time. However, any construction that takes place will follow a
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sequencing that is logical and intended to adhere to NYSDEC general permit requirements for
erosion control and NYSDEC and NYCDEP requirements for stormwater management.

It is possible that The Fairways portion of the project will start first because the market for
senior housing is firm and the demand is recognized by builders throughout the region.
Builders of senior housing are aggressively pursuing development opportunities throughout the
New York City metropolitan region.

With that possibility, construction of The Fairways site will proceed with the development of the
entry road from Fair Street to the first loop of the internal road and the connection of the
emergency access road to Kelly Road. This will also allow for the installation of infrastructure
for water and sewer that will tie into existing facilities in Kelly Road.

Erosion control, tree removal, rough grading, infrastructure installation, including stormwater
facilities and site stabilization, will proceed continuously over a 12 month period. Associated
development of model units, the clubhouse and tennis courts, and the balance of senior homes,
will occur as market forces dictate and would be likely to take two years to build out and sell,
subject to market demand.

With respect to the Gateway Summit site, installation of infrastructure and construction of the
proposed subdivision road are anticipated to occur in five phases and take 12 months from final
approval. Market forces will actually drive the construction and development of each individual
parcel.

Construction of the various elements of the project would proceed as financing and users are
identified. It is anticipated that the development of the proposed hotel would proceed initially,
with the Route 6 development generally occurring ahead of sites located in the interior portion
of the site. Full buildout of the Gateway Summit site may take longer or shorter than The
Fairways site, depending upon market forces.

b. Erosion and Sedimentation Control to be Utilized During Construction
A detailed Stormwater Pollution Prevention Plan is provided in the appendix of this DGEIS.

Erosion, water quality impacts and flooding associated with land development can be mitigated
by installing structural and vegetative stormwater control measures. Erosion control during
construction must go hand in hand with long term stormwater management plans. In order to
properly choose, size and site a stormwater management measure or a combination of
measures for a specific project or development site, certain information must be gathered and
analyzed beforehand.

Potential effects of sedimentation and excess runoff are addressed through effective
stormwater management practices, pursuant to the NYSDEC General Permit. A stormwater
management plan has been developed that addresses the information required by published
New York State DEC protocol. The stormwater management and erosion control plan is
intended to accomplish the following:

e compare post-development stormwater runoff conditions with pre-development
conditions.
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describe proposed structural and vegetative stormwater measures to ensure that the
quantity, temporal distribution and quality of stormwater runoff during and after
development is not substantially altered from pre-development conditions.

identify the type and frequency of maintenance required by the stormwater management
and erosion control facilities utilized.

Analyze site limitations and development constraints by including such factors as slope,
soil erodibility, depth to bedrock, depth to seasonal high water, soil percolation, etc., to
facilitate evaluation of site suitability for proposed stormwater and erosion control
facilities in relation to the overall development proposal.

Detail the approaches to be taken to control erosion and sedimentation and stormwater
runoff.

Analyze potential impacts from the proposed development to natural resource features
on-site and off-site such as streams, lakes, wetlands, and water supplies.

Compare and evaluate pre- with post-development runoff conditions in terms of
volumes, peak rates of runoff, routing, and hydrographs.

Ascertain storage volume and surface area requirements necessary to provide flood
control for runoff generated during 2-year, 10-year and 100-year, 24 hour storm events
should be calculated.

Ascertain discharge provisions for the proposed control measures, including peak
discharge rates, outlet design, discharge capacity for each stage, outlet channel design,
and a description of the point of discharge are provided.

Calculate Pre- and post-development pollutant loading for total suspended solids, total
phosphorus, total nitrogen, and biological oxygen demand.

Design water quality treatment facilities to control the first 1/2 inch of runoff or runoff
from the 1-year, 24 hour storm event, or whichever is greater.

Evaluate the amount of treatment or level of pollutant reduction that can be expected
from the proposed stormwater management facility(ies) is provided. Contaminants
considered include total suspended solids (TSS), total phosphorus (P), total nitrogen
(N), biological oxygen demand (BOD) and thermal pollution.

Address temporary erosion and sediment control facilities (fo be used during land
clearing, land grading and the construction phases) and describe temporary structural
facilities and vegetative measures which will be used to control erosion and
sedimentation and identify temporary erosion and sediment control facilities which will
be converted to permanent stormwater management facilities.

Provide an implementation schedule for the staging of temporary erosion and sediment
control facilities and a maintenance schedule for soil erosion and sediment control
facilities.
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With respect to permanent erosion and sediment control facilities, the plan describes
permanent structural and vegetative practices which will be used to provide long-term control of
erosion and sedimentation when construction activities are completed and the project site is
restored.

The plan addresses, by catchment area, the location of permanent erosion control facilities,
including both structural and vegetative, and an implementation schedule for restoring the
project site with permanent erosion and sediment control facilities.

Those responsible for performing maintenance and inspections will be identified prior to
construction.

c. Construction Equipment and Staging Area

Construction equipment will be brought to the site at the initiation of clearing and grubbing and
will include bulldozers, backhoes and excavators, dump trucks and ancillary vehicles that will be
used to clear and grub the site, rough grade it, install temporary sediment basins, permanent
sediment basins, utilities and building pads and foundations. It is expected that such equipment
will be brought to the site and remain on-site until the work is completed.

Staging areas for construction equipment, soils and supplies are shown on the construction
phasing plans.

d. Truck Traffic

Construction traffic would use stabilized construction entrances on Fair Street and Route 6.
Although individual contractors have not yet been selected for this project, it is anticipated that
most truck traffic will originate in Brewster or points north, using [-84 for site access, or Route 6
for points south.

Once construction machinery reaches the site, it is likely to remain on site until the completion
of grading and excavation. Site construction activities would comply with Town ordinances with
regard to construction restrictions. The heaviest volume of construction traffic is expected to
occur at the beginning of each construction phase as site clearing and rough grading is
conducted, and during the months that concrete and building materials are transported to the
site. Concrete and materials deliveries are sporadic, however, and would be consistent with
commercial traffic that typically uses Route 6. Truck traffic will be generated initially during the
mobilization of activities to clear the site and install roads and infrastructure, and later as the
senior homes are built, to bring in supplies including concrete, steel, framing materials and
related materials for home construction.

Truck traffic will likely use local roads such as Route 6, John Simpson Road and Fair Street to
reach the site. Depending upon the sequencing of construction, it is possible that certain
construction equipment will be moved internally between The Fairway and Gateway Summit
sites. At minimum, the connection between The Fairways and Gateway Summit will remain
open during the entire construction period to minimize truck trips on the surrounding roadways.

The number of truck trips generated per day during construction will vary depending upon the
phase and pace of construction. The actual volume of truck traffic will be considerably less
than the traffic generated by the project at full buildout.
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No truck traffic will be permitted to use Kelly Road.
e. Dust Suppression.

Construction-generated dust will be controlled by the following procedures: i) minimizing the
extent of soil that is left unvegetated at any one time; ii) the use of fast-germinating seed with
mulch or other temporary soil cover iii) spraying water on unpaved areas and areas of
construction traffic when needed; and, iv) covering construction vehicles used to transport soil.

2.7.2 Operation
a. Hours of operation

The Fairways, a residential development, will be occupied by residents on an ongoing basis,
once developed and sold.

The Gateway Summit project will support various uses and the hours of operation will be
established by individual tenants. Hotel use is likely to operate on a 24/7 basis. Office use is
likely to operate generally during typical work day patterns, 8 AM to 6 PM, Monday through
Friday. The YMCA will likely have hours of operation consistent with YMCA recreational and
community facilities elsewhere, such as the White Plains YMCA's recreational facilities, which
include an indoor pool and gym that are opened between 5:30 AM and 9:00 PM. Retail stores
are likely to operate during typical business hours, which nowadays are often 10 AM to dusk, 7
days a week.

b. Deliveries
Deliveries will be scheduled during normal business hours, Monday through Saturday.
c. Lighting and Security

A detailed lighting plan will be submitted prior to final site plan approval. It is expected that both
projects will have street lighting spaced at 100-foot intervals with 14-foot pole mounted lights.
The Fairways will have building mounted lights of a residential style for security and driveway
lighting. The Gateway Summit site will have parking lot lights for security and safety purposes.

No other on-site security is planned at this time, although the proposed hotel may have private
security guard patrols. The 24-hour presence of a hotel would in itself be valuable from a
security standpoint.

2.7.3 Maintenance

The applicant would be responsible for monitoring construction progress and contractor
adherence to the approved plans and specifications. During the entire construction period, the
contractor’s project manager would be required to maintain weekly progress reports at the site
and they would be made available for review by the Town Engineer. A town representative will
be retained at the applicant's expense to also periodically monitor construction.

The contractor's construction project manager would be responsible for the installation,
maintenance, and operation of all stormwater management facilities, such as catch basins,
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during and following construction. The applicant would be responsible for the maintenance of
all landscape plantings and other permanent erosion control measures at the site during
construction. Damage to plantings and seeded areas from storm events would be promptly
stabilized and restored.

Affected Town road surfaces would be cleaned at the end of each work week to remove
tracked soil from truck movements. Any damage attributed to construction traffic on local roads
from this site would be repaired.

The internal roads and infrastructure would be maintained by the applicant as necessary to
provide safe and adequate site access and to ensure properly functioning stormwater
management.

Phosphorus from fertilizer runs off lawns via stormwater and can enter surface waters and
ground water, both of which can reach lakes. Using phosphorus-free lawn fertilizers is one step
that can be taken to protect water quality. The project sponsor therefore proposes that
fertilizers used at Gateway Summit and The Fairways will be phosphorus-free. In addition,
practices to minimize the amounts of salt applied to roads during winter months will be
employed.
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