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MEMORANDUM 
 

TO:  New Castle Planning Board 
 
FROM:  Sabrina D. Charney Hull, AICP, Director of Planning 
 
DATE:  March 30, 2017 
 
SUBJECT:  Campfire Club of America Wetland, Stormwater and Tree 
Removal Permits, 230 Campfire Road [TM#: 91.16-1-5] 
 
 

 
 
 
 
 
 

Project Description 
The Campfire Club of America is a private sportsman and wildlife conservation club consisting of a 
club house, a meeting hall (which is the subject of this application), a number of ancillary buildings 
located throughout the site, a shooting range and a lake that is stocked with fish.  Most of the subject 
property is maintained in its natural state, largely mature hardwood forest.  The Campfire Club has 
previously made application (August 2016) to the Zoning Board of Appeals for an amendment to their 
Special Use Permit to reconstruct the meeting hall located within their 230 acre property located on the 
south side of Campfire Road.  The subject property is located in an R-1A zoning district.  The majority 
of the 230.3 acre property is located within the Town of New Castle (153.8 Acres) and 76.5 acres are 
located in the Town of Mt. Pleasant.  This revised submission supersedes previously submitted 
materials. 
 
The Campfire Club is now looking to amend their existing Special Use Permit to reconstruct the 
existing meeting hall, also known as the Council Hall.  The existing Council Hall is 3,684 square feet.  
A majority of the existing 1-story space (3,600 square feet of useable area) will be removed and 
replaced with a new larger two- story structure. The proposed new Council Hall will be 7,350 square 
feet and will include a new covered walkway of 1,910 square feet.  The new construction will occur 
generally within the same footprint of the existing building.    
 
Materials submitted as part of this application: 
• Cover letter from Jeri D. Barrett, R.L.A of  J.D. Barrett & Associates, LLC, dated March 6, 2017; 
• Revised Application to the Zoning Board of Appeals received March 6, 2017; 
• Coverage calculations worksheet dated March 6, 2017; 
• Full Environmental Assessment Form, signed and dated February 23, 2017; 
• Application for a Wetlands Permit, signed and dated February 23, 2017; 
• Steep Slope Permit Application Form received on March 6, 2017; 
• Tree Removal Permit Application signed and dated February 23, 2017; 

PROJECT NAME   Campfire Club of America 
TM # 91.16-1-1 

OWNER/APPLICANT 230 Campfire Road 

PROPERTY SIZE 153.8 Acres in New Castle, 76.5 Acres in Mt. Pleasant 

ZONING DISTRICT R-1A 

APPLICATION FOR Stormwater, Wetlands. Tree Removal permits and parking 
recommendation to the Town Board. 

SEQR CLASSIFICATION TBD 



 

Page 2 of 4 
 

• Application for Stormwater Management and Erosion and Sediment Control, signed and dated 
February 23, 2017; 

• Westchester County Change of Use Application Form and approval signed and filed on October 
17, 2016 with the Westchester County Department of Health approval issued on October 20, 2016; 

• Plan titled “Topography Prepared for Campfire Club of America” prepared by Thomas C. Merritts 
Land Surveyors, P.C., dated February 11, 2016 and last revised January 23, 2017; 

• Plan titled “Elevations & Schedules (a1)” prepared by Richard Bergmann Architects, dated 
November 15, 2016; 

• Plan titled “Main Level Plan and Reflected Ceiling (a2)” prepared by Richard Bergmann 
Architects, dated November 15, 2016; 

• Plan titled “Lower Level Plan, Section & Roof Framing Plan (a3)” prepared by Richard Bergmann 
Architects, dated November 15, 2016; 

• Plan titled “Interior Elevations & Details (a4)” prepared by Richard Bergmann Architects, dated 
November 15, 2016. 

• Plan titled “Site Information/Existing Conditions Plan (Sheet 1 of 11)” prepared by J.D. Barrett & 
Associates, LLC, dated March 6, 2017; 

• Plan titled “Zoning Conformance Plan (Sheet 2 of 11)” prepared by J.D. Barrett & Associates, 
LLC, dated March 6, 2017; 

• Plan titled “Proposed Site Plan (Sheet 3 of 11)” prepared by J.D. Barrett & Associates, LLC, dated 
March 6, 2017; 

• Plan titled “Grading Plan-10 Scale (Sheet 4 of 11)” prepared by J.D. Barrett & Associates, LLC, 
dated March 6, 2017; 

• Plan titled “Erosion Control Plan (Sheet 5 of 11)” prepared by J.D. Barrett & Associates, LLC, 
dated March 6, 2017; 

• Plan titled “Steep Slopes Plan (Sheet 6 of 11)” prepared by J.D. Barrett & Associates, LLC, dated 
March 6, 2017; 

• Plan titled “Parking Plan (Sheet 7 of 11)” prepared by J.D. Barrett & Associates, LLC, dated 
March 6, 2017; 

• Plan titled “Development Comparison Plan (Sheet 8 of 11)” prepared by J.D. Barrett & Associates, 
LLC, dated March 6, 2017; 

• Plan titled “Comparative Site Plan (Sheet 9 of 11)” prepared by J.D. Barrett & Associates, LLC, 
dated March 6, 2017; 

• Plan titled “Details-1 (Sheet 10 of 11)” prepared by J.D. Barrett & Associates, LLC, dated March 
6, 2017; 

• Plan titled “Details-2 (Sheet 11 of 11)” prepared by J.D. Barrett & Associates, LLC, dated March 
6, 2017; 
 

Project History 
• October 2, 1985- ZBA Resolution granting a special permit for restoration and construction of an 

addition to the main cabin/club house located on the subject property (no conditions included); 
• July 30, 1986-ZBA resolution granting a use variance to cut timber and manage the forestry 

program on the site.  This variance was granted based on the unique environmental benefits that 
the club has to the Town; that the members of the Club were sincere in their intentions to promote 
conservation of the land and wildlife; and the concern of financial hardship that the club might face 
with New York State if the variance was not granted. The specific conditions of this resolution 
were: 
1. The variance was for a one-time, one year period from October 1, 1986 ending September 30, 

1987. 
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2. That the cutting of timber was to occur at such times so as to cause as little disturbance as 
possible to the neighborhood. 

3. That there is a harvesting limit of a maximum of 317 trees. 
4. That the proposed harvesting plan be revised to conform with the New Castle Wetlands Code. 
5. That the applicant understands that in the future the ZBA will not recognize as a financial 

hardship any penalty imposed on the Club for its refusal or inability to engage in a commercial 
logging operation.  The Club’s agreement with NYS is totally voluntary on the Club’s part and, 
therefore, any hardship resulting from the Club’s continuation of or re-entry into such an 
agreement will be considered by the Board as a self-imposed hardship and not one entitling it 
to a further variance. 

• September 27, 1989 ZBA Resolution regarding demolition of an existing storage barn and the 
erection of a new pole barn at an adjacent location.  Approved with conditions associated with 
obtaining a building permit, commencing demolition within 6 month and completion within 1 year 
and that the variance is granted subject to final approval of the ARB. 

• April 27, 2005 ZBA Resolution of Approval of amendment to SUP for construction of an 
equipment storage building based on the location of the camp deep within the property and not 
within anyone’s sight lines, that the Camp is for private recreational use and not open to the public, 
that there would be no environmental impacts, and that no neighbors appeared or wrote in 
opposition.  Work was instructed to begin within 6 months of filing of the resolution and was to be 
completed within a year. 
 

Project Review 
 

This project is currently before the New Castle Zoning Board of Appeals for an amendment to their 
special use permit.  The following italicized comments were provided to the ZBA for discussion at 
their 3/29/17 meeting.  At that meeting the ZBA declared their intent to be Lead Agency and 
distribution of the required materials will occur upon receipt of a revised EAF and referred the project 
to the Planning Board and the ARB for review and comment.  The Planning Board is responsible for 
review of the associated environmental permits (stormwater, wetlands, trees) and will be requested to 
provide comments to the ZBA regarding the referral.   
 
Parking 
Per the New Castle Town Code Sec. 60-420(F) Off-street parking and loading facilities does not 
contain a specific reference for “clubs”.  As such, the parking requirements shall be determined by the 
Town Board after recommendation of the Planning Board and adopted as an amendment to the Town 
Code.  For your information, the Applicant has separated parking based on the various uses to occur 
within the Proposed Council Hall which include restaurant, auditorium, storage, meeting room and 
library.  Specific code requirements have been listed for each of the uses based and a total of 88 spaces 
have been identified.  Based on the frequency of weekly and annual events, the applicant is proposing 
to improve 44 parking spaces with the balance of the remaining 44 spaces as unimproved overflow 
parking which currently exists in several areas throughout the site. 

 
1. There is conflicting information in the narratives submitted with the application and the actual 

plans regarding the existing size of the Council Hall.  In some instances the existing structure 
is referenced as 3,624SF and in some areas it is references as 3,684SF.  The Applicant should 
clarify. 

 
2. The Zoning Conformance Chart on Sheet 2 of 11 reflects that the application meets the 

required setbacks.  
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3. The cover letter indicates that the by-laws limit membership to 350 members who reside within 

50 miles of the Club.  Non-resident membership is approximately 150 members who live 
outside of the 50 mile club radius.  The Club has maintained a history of membership between 
450-500 members.  No new membership is proposed as part of this application.  Information 
submitted with the application indicates that meetings and gatherings generally occur on 
weekends.  Meals, mainly lunch, is served to members on weekends, holidays and Wednesdays.  
The Applicant should clarify the unique circumstance regarding Wednesday.  The average 
attendance at weekly events is typically less than 100 members.  There are annual events each 
year which include the Spring Outing, October Outing and Mid-Winter Formal Dinner.   The 
annual events typically draw 150-200 members and guests.   
 

4. Per the New Castle Town Code Sec. 60-420(F) Off-street parking and loading facilities does 
not contain a specific reference for “clubs”.  As such, the parking requirements shall be 
determined by the Town Board after recommendation of the Planning Board and adopted as an 
amendment to the Town Code.  For your information, the Applicant has separated parking 
based on the various uses to occur within the Proposed Council Hall which include restaurant, 
auditorium, storage, meeting room and library.  Specific code requirements have been listed 
and a total of 88 spaces have been identified.  Based on the frequency of weekly and annual 
events, the applicant is proposing to improve 44 parking spaces with the balance of the 
remaining 44 spaces as unimproved overflow parking. The overflow parking is intended to be 
located throughout the site. 
 
Per the information contained within the narrative the Applicant has provided information 
pertaining to vehicular access.  Specifically, routine vehicular access to the Club is provided 
via the main entrance at 230 Camp Fire Road.  The Club opens the westerly maintenance gate 
along Campfire Road for the three larger yearly events and employs a shuttle service to the 
Main Cabin, Council Hall and overflow parking area.  
 

5. The Coverage Calculations worksheet indicates that the proposed project is within the site 
building and development coverages. 

 
6. SEQR- In accordance with SEQRA, the Proposed Action is considered an Unlisted Action. The 

applicant has provided a Full Environmental Assessment Form.  Review of the EAF requires 
the following changes: 
• C.2.a is yes 
• C.2.b is no 
• D.1.a should be answered 
• D.2.r. should be answered 
 

This office will continue to review the subject application before the Zoning Board of Appeals and the 
Planning Board. 
 
Cc: Robert Cioli, Deputy Town Engineer 
 Steve Coleman, Environmental Coordinator 
 Janice Friend, Planning Board Secretary 
 Jennifer Gray, Esq. Zoning Board Counsel 
 Hugh Wiley, Applicant 
 Jeri Barrett, R.L.A., Applicant’s Representative 


