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            TOWN OF LEWISBORO 

            Westchester County, New York 

        

                                                                                                                                                                                               

 

           Planning Board       Tel: (914) 763-5592 

79 Bouton Road       Fax: (914) 875-9148 

South Salem, New York 10590     Email: planning@lewisborogov.com                       

                                                                          AGENDA 

 

Tuesday, June 20, 2023     Courtroom at 79 Bouton Road 

 

Meeting will start at 7:30 p.m. and end at or before 11:00 p.m. 

  

I. WETLAND VIOLATIONS  

 

Cal #01-23WV 

Ference and Malan Residence, 72 Chapel Road, Waccabuc, NY 10597; Sheet 30, Block 10802, Lot 30  

(Ashley Ference & Michael Malan, owners of record)  

 

 Cal #02-23WV 

 

 

II. DECISION 

 

Cal#04-23PB 

Green deck, 114 Willow Court, Cross River, NY 10518; Sheet 17B, Block 10533, Lot 314 (Wendy & Josh 

Green, owners of record) – Application for enlarging an existing deck in a multi-family zone. 

 

 

III. EXTENSION OF TIME REQUEST 

 

Cal #66-17WP, Cal #12-17SW   

Dedvukaj vacant land, 170 Elmwood Road, South Salem, NY 10590, Sheet 47, Block 10056, Lot 38 (Yuliya 

and Zef Dedvukaj, owners of record) – Application for a single-family residence, driveway, septic system and 

well; the Wetland and Stormwater Permits expire on Monday, June 19, 2023. 

 

 

IV. SITE DEVELOPMENT PLAN REVIEW   

 

Cal #02-23PB  

20 Boutonville LLC Horse Farm, 20 Boutonville Road South, Cross River, NY 10518; Sheet 18, Block 

10526, Lot 10 (20 Boutonville LLC, owner of record) - Application for a Waiver of Site Development Plan 

Procedures for an existing horse farm. 

 

Cal #06-17PB    

Wolf Conservation Center, Buck Run, South Salem, NY 10590; Sheet 21, Block 10803, Lots 3, 65, 67, 81, 

82, 83, 86 & 88 (Wolf Conservation Center, owner of record) - Application for a Subdivision and Special Use 

Permit associated with a private nature preserve. 

 

Cal #03-23PB, Cal #05-23SW 

19 Mark Mead Road LLC parking, 19 Mark Mead Road, Cross River, NY 10518; Sheet 20, Block 10800 

Lot 1 (19 Mark Mead Road LLC, owner of record) – Application for construction of 30 parking spaces for 

Bacio restaurant. 

 

Cal #05-23PB 

Moran Deck, 119 Willow Court, Cross River, NY 10518; Sheet 17B, Block 10533, Lot 319 (Kristie Moran, 

owner of record) - Application for a deck in a multi-family zone. 

 

 

V. WETLAND PERMIT REVIEW 

 

Cal #34-22WP, Cal #01-21WV   

Maple Tree Farm, 400 Smith Ridge Road, South Salem, NY 10590; Sheet 24, Block 9831, Lot 49B (Maple 

Tree Farm, LLC, owner of record) - Application for remediation of wetlands. 

 

Cal#17-23WP 

Catalano dock, 34 Twin Lakes Road, South Salem, NY 10590; Sheet 34A, Block 11831, Lot 17 (Dominick 

& Josephine Catalano, owners of record) – Application for a dock and shed. 
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Cal #22-23WP  

Samberg Residence, 6 Cove Road, South Salem, NY 10590; Sheet 33B, Block 11157, Lot 29 (Mitchell & 

Lynn Samberg, owners of record) – Application for a garage renovation and installation of a driveway, 

walkway and steps. 

 

 

VI. CORRESPONENCE 

 

Referral from Town Board - Notice of Intent to be Lead Agency in a coordinated SEQR Review - For a 

feasibility study to develop a sewer and wastewater treatment plant for parts of these lakes: Waccabuc, 

Rippowam, Oscaleta and Truesdale. 

  

Referral from Wilton, CT Inland Wetlands Commission – Zitterman Residence, 24 Silver Spring Road, 

Wilton, CT – Application for an “after-the-fact,” underground propane tank within a regulated area. 

 

 

VII. MINUTES OF May 16, 2023. 

 

 

VIII. NEXT MEETING DATE: July 18, 2023. 

 

 

IX. ADJOURN MEETING. 











 

 

(914) 763-3060           TOWN OF LEWISBORO 

FAX (914) 875-9148             Building Department 

TTY 800-662-1220                     79 Bouton Road 

Email:kkelly@lewisborogov.com        South Salem, NY 10590 

       www.lewisborogov.com 

 

 

June 1, 2023 

 

Ms. Janet Andersen, Chair 

Town of Lewisboro Planning Board 

 

Re: Wendy & Josh Green 

       114 Willow Ct, Cross River, NY 10518 

       Sheet 17B, Block 10533, Lot 314 

 

Per your request from the May 16, 2023 Planning Board meeting, I have reviewed the plans 

drawn by the Architect Richard Vail dated 5.31.2023.  I did a site review with the plans and 

found the following concern.  The larger deck now has the projection so far in the rear yard you 

will be looking into the next-door homeowner’s unit.  I would require a minimum of three 

plantings, same size and type, to be planted to block the vista.  The plants will need to be offset 

to allow egress from the next doors homeowners’ unit. 

 

At this point in time, I would refer this application back to Kellard Sessions, the Towns 

consulting Engineer, for any other land planning and environmental review.  

 

Please do not hesitate to contact me with questions. 

 

Kevin J. Kelly Building Inspector 

 

 

Town of Lewisboro 

79 Bouton Road 

South Salem, NY 10590 

P: (914) 763-3060 

F: (914) 875-9148 

 

mailto:kkelly@lewisborogov.com
http://www.lewisborogov.com/


 

 
June 06, 2023 

 
 
 
Jan Johannessen, AICP 
Principal 
Kellard Sessions 
500 Main Street 
Armonk, NY   10504 
 
 
Re: Dedvukaj – Single Family Residence 
 170 Elmwood Road 
 Wetland Activity Permit #66-17 WP 
 Stormwater Permit #12-17 SW 
 
Dear Mr. Johannessen: 
 
The above referenced project requires an extension of approval for both the Wetland Activity Permit as well as the 
Stormwater Permit. Both permits are still valid and are to expire June 19, 2023. 
 
To date, the only work that has been performed on the site is the construction of the driveway bridge and the 
associated entrance drive to the bridge.  The remainder of the lot remains in an undisturbed condition. A 
preconstruction meeting was conducted on April 07, 2021 at the site to go over the next steps for the project and 
a Building Permit is expected to be obtained shortly for the remainder of the lot. 
 
Due to the recent pandemic, the Applicant/Owner put the project on hold, but is now ready to pursue the project, 
start construction and complete the residence. 
 
The only other changes to the site since the time approvals were granted is that a couple of trees located on the 
edge of the road were felled by the Town. 
 
There have been no changes in the facts or circumstances involved with or affecting the regulated resource area 
affected by the authorized activity or use or the property for which the expiring activity permit approvals were 
issued. 
 
Based on the above information the Applicant/Owner is respectfully requesting that the permits be extended. 
 
 
 

Respectfully submitted, 
 
 
 

Keith Staudohar 
Project Engineer 
Cronin Engineering P.E. P.C. 

 
 
cc: Zef Dedvukaj, via email 
 Ciorsdan Conran via email. 
 Tim Cronin via email 
 
dedvukaj-johannessen-sdp-wetland and stormwater permit renewal request-20230606.doc 











DELBELLO DONNELLAN WEINGARTEN 
WISE & WIEDERKEHR, LLP 

Janet J. Giris 
Partner 
jjg@ddw-law.com 

COUNSELLORS AT LAW 

THE GATEWAY BUILDING 
ONE NORTH LEXINGTON AVENUE 
WHITE PLAINS, NEW YORK 10601 

(914) 681-0200 
FACSIMILE (914) 684-0288 

Connecticut Office 
1111 SUMMER STREET 
STAMFORD, CT  06905 

(203) 298-0000 

 

1654855  
0132780-001 

 
 
May 30, 2023 

 
 
 
By Hand Delivery 
 
Honorable Janet Anderson, Chair 
   and Members of the Planning Board 
Town of Lewisboro 
79 Bouton Road 
South Salem, New York  10590 
 

Re: Application of The Wolf Conservation Center, Inc., for Subdivision, Site 
Plan, Special Permit Approval, Wetland Permit and Stormwater Permit in 
Connection with a Private Nature Preserve on Property Located on Buck 
Run, South Salem. 

 
Dear Chairwoman Anderson and Members of the Board: 
 

As you know, this firm represents the Wolf Conservation Center, Inc. (the “Applicant”), 
in connection with the above-referenced applications. When we last met with the Board at its 
meeting on May 16, 2023, we discussed comments received from the Town’s consulting 
professionals, Kellard Sessions in a memorandum dated May 12, 2023 (the “KS Memo”) 
regarding the proposed Parts 2 and 3 of the Environmental Assessment Form (EAF).   

 
In response to those comments, we respectfully submit the enclosed revised Part 2 and 

Part 3 for the Board’s consideration.  To assist the Board and your consultants in reviewing the 
revisions to the Part 3 Narrative, we have enclosed both a “blacklined” version and a “clean” 
version. 

 
We respectfully submit that the enclosed documents adequately address the comments 

regarding revisions to the EAF contained in the KS memo, and we respectfully request that this  
matter be placed on the Board’s June 20, 2023 agenda for consideration of the adoption of a 
negative declaration of environmental significance.  The Applicant and its consultants continue 
to work on addressing the remaining comments contained in the KS Memo. 

 



Honorable Janet Andersen, Chair       May 30, 2023 
   and Members of the Planning Board      Page  2 
 
 

1654855  
0132780-001 
 

Thank you for your consideration, and we look forward to meeting with the Board on 
June 20.      

 
      

 
Enclosures 
cc: Judson Siebert, Esq. 

Jan Johannessen, AICP, Kellard Sessions 
 Spencer Wilhelm, The Wolf Conservation Center 

Matthew Gironda, P.E. Bibbo Associates 
Erik Kaeyer, AIA, KD+G Architects 

   . 
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Full Environmental Assessment Form 
Part 2 - Identification of Potential Project Impacts 

Part 2 is to be completed by the lead agency.  Part 2 is designed to help the lead agency inventory all potential resources that could 
be affected by a proposed project or action.  We recognize that the lead agency=s reviewer(s) will not necessarily be environmental 
professionals.  So, the questions are designed to walk a reviewer through the assessment process by providing a series of questions that 
can be answered using the information found in Part 1.  To further assist the lead agency in completing Part 2, the form identifies the 
most relevant questions in Part 1 that will provide the information needed to answer the Part 2 question.  When Part 2 is completed, the 
lead agency will have identified the relevant environmental areas that may be impacted by the proposed activity.   

If the lead agency is a state agency and the action is in any Coastal Area, complete the Coastal Assessment Form before proceeding 
with this assessment. 
Tips for completing Part 2: 

• Review all of the information provided in Part 1.
• Review any application, maps, supporting materials and the Full EAF Workbook.
• Answer each of the 18 questions in Part 2.
• If you answer “Yes” to a numbered question, please complete all the questions that follow in that section.
• If you answer “No” to a numbered question, move on to the next numbered question.
• Check appropriate column to indicate the anticipated size of the impact.
• Proposed projects that would exceed a numeric threshold contained in a question should result in the reviewing agency

checking the box “Moderate to large impact may occur.”
• The reviewer is not expected to be an expert in environmental analysis.
• If you are not sure or undecided about the size of an impact, it may help to review the sub-questions for the general

question and consult the workbook.
• When answering a question consider all components of the proposed activity, that is, the Awhole action@.
• Consider the possibility for long-term and cumulative impacts as well as direct impacts.
• Answer the question in a reasonable manner considering the scale and context of the project.

1. Impact on Land
Proposed action may involve construction on, or physical alteration of,  NO  YES 
the land surface of the proposed site.  (See Part 1. D.1)
If “Yes”, answer questions a - j.  If “No”, move on to Section 2.

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may involve construction on land where depth to water table is
less than 3 feet.

E2d 9 9

b. The proposed action may involve construction on slopes of 15% or greater. E2f 9 9

c. The proposed action may involve construction on land where bedrock is exposed, or
generally within 5 feet of existing ground surface.

E2a 9 9

d. The proposed action may involve the excavation and removal of more than 1,000 tons
of natural material.

D2a 9 9

e. The proposed action may involve construction that continues for more than one year
or in multiple phases.

D1e 9 9

f. The proposed action may result in increased erosion, whether from physical
disturbance or vegetation removal (including from treatment by herbicides).

D2e, D2q 9 9

g. The proposed action is, or may be, located within a Coastal Erosion hazard area. B1i 9 9

h. Other impacts: _______________________________________________________
___________________________________________________________________ 

9 9

Agency Use Only [If applicable]
Project :

Date :

FEAF 2019

http://www.dec.ny.gov/permits/91690.html
http://www.dec.ny.gov/permits/91690.html
http://www.dec.ny.gov/permits/91704.html
http://www.dec.ny.gov/permits/91709.html
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2. Impact on Geological Features
The proposed action may result in the modification or destruction of, or inhibit 
access to, any unique or unusual land forms on the site (e.g., cliffs, dunes,   NO  YES 
minerals, fossils, caves).  (See Part 1. E.2.g) 
If “Yes”, answer questions a - c.  If “No”, move on to Section 3. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. Identify the specific land form(s) attached: ________________________________
___________________________________________________________________

E2g 9 9

b. The proposed action may affect or is adjacent to a geological feature listed as a
registered National Natural Landmark.
Specific feature: _____________________________________________________  

E3c 9 9

c. Other impacts: ______________________________________________________
___________________________________________________________________ 

9 9

3. Impacts on Surface Water
The proposed action may affect one or more wetlands or other surface water  NO  YES 
 bodies (e.g., streams, rivers, ponds or lakes).  (See Part 1. D.2, E.2.h)  
If “Yes”, answer questions a - l.  If “No”, move on to Section 4. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may create a new water body. D2b, D1h 9 9

b. The proposed action may result in an increase or decrease of over 10% or more than a
10 acre increase or decrease in the surface area of any body of water.

D2b 9 9

c. The proposed action may involve dredging more than 100 cubic yards of material
from a wetland or water body.

D2a 9 9

d. The proposed action may involve construction within or adjoining a freshwater or
tidal wetland, or in the bed or banks of any other water body.

E2h 9 9

e. The proposed action may create turbidity in a waterbody, either from upland erosion,
runoff or by disturbing bottom sediments.

D2a, D2h 9 9

f. The proposed action may include construction of one or more intake(s) for withdrawal
of water from surface water.

D2c 9 9

g. The proposed action may include construction of one or more outfall(s) for discharge
of wastewater to surface water(s).

D2d 9 9

h. The proposed action may cause soil erosion, or otherwise create a source of
stormwater discharge that may lead to siltation or other degradation of receiving
water bodies.

D2e 9 9

i. The proposed action may affect the water quality of any water bodies within or
downstream of the site of the proposed action.

E2h 9 9

j. The proposed action may involve the application of pesticides or herbicides in or
around any water body.

D2q, E2h 9 9

k. The proposed action may require the construction of new, or expansion of existing,
wastewater treatment facilities.

 D1a, D2d 9 9

http://www.dec.ny.gov/permits/91714.html
http://www.dec.ny.gov/permits/91719.html
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l. Other impacts: _______________________________________________________
___________________________________________________________________ 

9 9

4. Impact on groundwater
The proposed action may result in new or additional use of ground water, or   NO  YES 
may have the potential to introduce contaminants to ground water or an aquifer. 
(See Part 1. D.2.a, D.2.c, D.2.d, D.2.p, D.2.q, D.2.t) 
If “Yes”, answer questions a - h.  If “No”, move on to Section 5.  

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may require new water supply wells, or create additional demand
on supplies from existing water supply wells.

D2c 9 9

b. Water supply demand from the proposed action may exceed safe and sustainable
withdrawal capacity rate of the local supply or aquifer.
Cite Source: ________________________________________________________

D2c 9 9

c. The proposed action may allow or result in residential uses in areas without water and
sewer services.

D1a, D2c 9 9

d. The proposed action may include or require wastewater discharged to groundwater. D2d, E2l 9 9

e. The proposed action may result in the construction of water supply wells in locations
where groundwater is, or is suspected to be, contaminated.

D2c, E1f, 
E1g, E1h 

9 9

f. The proposed action may require the bulk storage of petroleum or chemical products
over ground water or an aquifer.

D2p, E2l 9 9

g. The proposed action may involve the commercial application of pesticides within 100
feet of potable drinking water or irrigation sources.

E2h, D2q, 
E2l, D2c 

9 9

h. Other impacts: ______________________________________________________
__________________________________________________________________

9 9

5. Impact on Flooding
The proposed action may result in development on lands subject to flooding.  NO  YES 
(See Part 1. E.2)
If “Yes”, answer questions a - g.  If “No”, move on to Section 6.

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may result in development in a designated floodway. E2i 9 9

b. The proposed action may result in development within a 100 year floodplain. E2j 9 9

c. The proposed action may result in development within a 500 year floodplain. E2k 9 9

d. The proposed action may result in, or require, modification of existing drainage
patterns.

D2b, D2e 9 9

e. The proposed action may change flood water flows that contribute to flooding. D2b, E2i, 
E2j, E2k 

9 9

f. If there is a dam located on the site of the proposed action, is the dam in need of repair,
or upgrade?

E1e 9 9

http://www.dec.ny.gov/permits/91724.html
http://www.dec.ny.gov/permits/91729.html
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g. Other impacts: ______________________________________________________
___________________________________________________________________ 

9 9

6. Impacts on Air
 NO  YES The proposed action may include a state regulated air emission source.   

(See Part 1. D.2.f., D.2.h, D.2.g) 
If “Yes”, answer questions a - f.  If “No”, move on to Section 7. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. If  the proposed action requires federal or state air emission permits, the action may
also emit one or more greenhouse gases at or above the following levels:

i. More than 1000 tons/year of carbon dioxide (CO2)
ii. More than 3.5 tons/year of nitrous oxide (N2O)
iii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs)
iv. More than .045 tons/year of sulfur hexafluoride (SF6)
v. More than 1000 tons/year of carbon dioxide equivalent of

hydrochloroflourocarbons (HFCs) emissions
vi. 43 tons/year or more of methane

D2g 
D2g 
D2g 
D2g 
D2g 

D2h 

9
9
9
9
9

9

9
9
9
9
9

9

b. The proposed action may generate 10 tons/year or more of any one designated
hazardous air pollutant, or 25 tons/year or more of any combination of such hazardous
air pollutants.

D2g 9 9

c. The proposed action may require a state air registration, or may produce an emissions
rate of total contaminants that may exceed 5 lbs. per hour, or may include a heat
source capable of producing more than 10 million BTU=s per hour.

D2f, D2g 9 9

d. The proposed action may reach 50% of any of the thresholds in “a” through “c”,
above.

D2g 9 9

e. The proposed action may result in the combustion or thermal treatment of more than 1
ton of refuse per hour.

D2s 9 9

f. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

7. Impact on Plants and Animals
The proposed action may result in a loss of flora or fauna.  (See Part 1. E.2. m.-q.)  NO  YES 

  If “Yes”, answer questions a - j.  If “No”, move on to Section 8. 
Relevant 

Part I 
Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may cause reduction in population or loss of individuals of any
threatened or endangered species, as listed by New York State or the Federal
government, that use the site, or are found on, over, or near the site.

E2o 9 9

b. The proposed action may result in a reduction or degradation of any habitat used by
any rare, threatened or endangered species, as listed by New York State or the federal
government.

E2o 9 9

c. The proposed action may cause reduction in population, or loss of individuals, of any
species of special concern or conservation need, as listed by New York State or the
Federal government, that use the site, or are found on, over, or near the site.

E2p 9 9

d. The proposed action may result in a reduction or degradation of any habitat used by
any species of special concern and conservation need, as listed by New York State or
the Federal government.

E2p 9 9

http://www.dec.ny.gov/permits/91734.html
http://www.dec.ny.gov/permits/91739.html
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e. The proposed action may diminish the capacity of a registered National Natural
Landmark to support the biological community it was established to protect.

E3c 9 9

f. The proposed action may result in the removal of, or ground disturbance in, any
portion of a designated significant natural community.
Source: ____________________________________________________________

E2n 9 9

g. The proposed action may substantially interfere with nesting/breeding, foraging, or
over-wintering habitat for the predominant species that occupy or use the project site. E2m 9 9

h. The proposed action requires the conversion of more than 10 acres of forest,
grassland or any other regionally or locally important habitat.
Habitat type & information source: ______________________________________
__________________________________________________________________

E1b 9 9

i. Proposed action (commercial, industrial or recreational projects, only) involves use of
herbicides or pesticides.

D2q 9 9

j. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

8. Impact on Agricultural Resources
The proposed action may impact agricultural resources.  (See Part 1. E.3.a. and b.)  NO  YES 
If “Yes”, answer questions a - h.  If “No”, move on to Section 9. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may impact soil classified within soil group 1 through 4 of the
NYS Land Classification System.

E2c, E3b 9 9

b. The proposed action may sever, cross or otherwise limit access to agricultural land
(includes cropland, hayfields, pasture, vineyard, orchard, etc).

E1a, Elb 9 9

c. The proposed action may result in the excavation or compaction of the soil profile of
active agricultural land.

E3b 9 9

d. The proposed action may irreversibly convert agricultural land to non-agricultural
uses, either more than 2.5 acres if located in an Agricultural District, or more than 10
acres if not within an Agricultural District.

E1b, E3a 9 9

e. The proposed action may disrupt or prevent installation of an agricultural land
management system.

El a, E1b 9 9

f. The proposed action may result, directly or indirectly, in increased development
potential or pressure on farmland.

C2c, C3, 
D2c, D2d 

9 9

g. The proposed project is not consistent with the adopted municipal Farmland
Protection Plan.

C2c 9 9

h. Other impacts: ________________________________________________________ 9 9

http://www.dec.ny.gov/permits/91745.html
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9. Impact on Aesthetic Resources
The land use of the proposed action are obviously different from, or are in  NO  YES 
sharp contrast to, current land use patterns between the proposed project and
a scenic or aesthetic resource.  (Part 1. E.1.a, E.1.b, E.3.h.)

  If “Yes”, answer questions a - g.  If “No”, go to Section 10. 
Relevant 

Part I 
Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. Proposed action may be visible from any officially designated federal, state, or local
scenic or aesthetic resource.

E3h 9 9

b. The proposed action may result in the obstruction, elimination or significant
screening of one or more officially designated scenic views.

E3h, C2b 9 9

c. The proposed action may be visible from publicly accessible vantage points:
i. Seasonally (e.g., screened by summer foliage, but visible during other seasons)
ii. Year round

E3h 
9
9

9
9

d. The situation or activity in which viewers are engaged while viewing the proposed
action is:
i. Routine travel by residents, including travel to and from work
ii. Recreational or tourism based activities

E3h 

E2q,  

E1c 9
9

9
9

e. The proposed action may cause a diminishment of the public enjoyment and
appreciation of the designated aesthetic resource.

 E3h 9 9

f. There are similar projects visible within the following distance of the proposed
project:

0-1/2 mile
½ -3  mile
3-5   mile
5+    mile

D1a, E1a, 
D1f, D1g 

9 9

g. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

10. Impact on Historic and Archeological Resources
The proposed action may occur in or adjacent to a historic or archaeological  NO  YES 
resource.  (Part 1. E.3.e, f. and g.)

If “Yes”, answer questions a - e.  If “No”, go to Section 11.
Relevant 

Part I 
Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

E3e 9 9

b. The proposed action may occur wholly or partially within, or substantially contiguous
to, an area designated as sensitive for archaeological sites on the NY State Historic
Preservation Office (SHPO) archaeological site inventory.

E3f 9 9

c. The proposed action may occur wholly or partially within, or substantially contiguous
to, an archaeological site not included on the NY SHPO inventory.
Source: ____________________________________________________________

E3g 9 9

a. The proposed action may occur wholly or partially within, or substantially contiguous 
to, any buildings, archaeological site or district which is listed on the National or 
State Register of Historical Places, or that has been determined by the Commissioner 
of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for 
listing on the State Register of Historic Places.  

http://www.dec.ny.gov/permits/91750.html
http://www.dec.ny.gov/permits/91760.html
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d. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

e.
If any of the above (a-d) are answered “Moderate to large impact may 
occur”, continue with the following questions to help support conclusions in Part 3:

i. The proposed action may result in the destruction or alteration of all or part
of the site or property.

ii. The proposed action may result in the alteration of the property’s setting or
integrity.

iii. The proposed action may result in the introduction of visual elements which
are out of character with the site or property, or may alter its setting.

E3e, E3g, 
E3f 

E3e, E3f, 
E3g, E1a, 
E1b 
E3e, E3f, 
E3g, E3h, 
C2, C3 

9

9

9

9

9

9

11. Impact on Open Space and Recreation
The proposed action may result in a loss of recreational opportunities or a  NO  YES 
reduction of an open space resource as designated in any  adopted
municipal open space plan.
(See Part 1. C.2.c, E.1.c., E.2.q.)
If “Yes”, answer questions a - e.  If “No”, go to Section 12. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may result in an impairment of natural functions, or “ecosystem
services”, provided by an undeveloped area, including but not limited to stormwater
storage, nutrient cycling, wildlife habitat.

D2e, E1b 
E2h,  
E2m, E2o, 
E2n, E2p 

9 9

b. The proposed action may result in the loss of a current or future recreational resource. C2a, E1c, 
C2c, E2q 

9 9

c. The proposed action may eliminate open space or recreational resource in an area
with few such resources.

C2a, C2c 
E1c, E2q 

9 9

d. The proposed action may result in loss of an area now used informally by the
community as an open space resource.

C2c, E1c 9 9

e. Other impacts: _____________________________________________________
_________________________________________________________________

9 9

12. Impact on Critical Environmental Areas
The proposed action may be located within or adjacent to a critical  NO  YES 
environmental area (CEA).  (See Part 1. E.3.d)
If “Yes”, answer questions a - c.  If “No”, go to Section 13. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may result in a reduction in the quantity of the resource or
characteristic which was the basis for designation of the CEA.

E3d 9 9

b. The proposed action may result in a reduction in the quality of the resource or
characteristic which was the basis for designation of the CEA.

E3d 9 9

c. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

http://www.dec.ny.gov/permits/91765.html
http://www.dec.ny.gov/permits/91771.html
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13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.  NO  YES 
(See Part 1. D.2.j)
If “Yes”, answer questions a - f.  If “No”, go to Section 14. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. Projected traffic increase may exceed capacity of existing road network. D2j 9 9

b. The proposed action may result in the construction of paved parking area for 500 or
more vehicles.

D2j 9 9

c. The proposed action will degrade existing transit access. D2j 9 9

d. The proposed action will degrade existing pedestrian or bicycle accommodations. D2j 9 9

e. The proposed action may alter the present pattern of movement of people or goods. D2j 9 9

f. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

14. Impact on Energy
The proposed action may cause an increase in the use of any form of energy.  NO  YES 
(See Part 1. D.2.k)
If “Yes”, answer questions a - e.  If “No”, go to Section 15. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action will require a new, or an upgrade to an existing, substation. D2k 9 9

b. The proposed action will require the creation or extension of an energy transmission
or supply system to serve more than 50 single or two-family residences or to serve a
commercial or industrial use.

D1f, 
D1q, D2k 

9 9

c. The proposed action may utilize more than 2,500 MWhrs per year of electricity. D2k 9 9

d. The proposed action may involve heating and/or cooling of more than 100,000 square
feet of building area when completed.

D1g 9 9

e. Other Impacts: ________________________________________________________
____________________________________________________________________

15. Impact on Noise, Odor, and Light
The proposed action may result in an increase in noise, odors, or outdoor lighting.  NO  YES 
(See Part 1. D.2.m., n., and o.)
If “Yes”, answer questions a - f.  If “No”, go to Section 16. 

Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may produce sound above noise levels established by local
regulation.

D2m 9 9

b. The proposed action may result in blasting within 1,500 feet of any residence,
hospital, school, licensed day care center, or nursing home.

D2m, E1d 9 9

c. The proposed action may result in routine odors for more than one hour per day. D2o 9 9

http://www.dec.ny.gov/permits/91776.html
http://www.dec.ny.gov/permits/91781.html
http://www.dec.ny.gov/permits/91786.html
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d. The proposed action may result in light shining onto adjoining properties. D2n 9 9

e. The proposed action may result in lighting creating sky-glow brighter than existing
area conditions.

D2n, E1a 9 9

f. Other impacts: ______________________________________________________
__________________________________________________________________ 

9 9

16. Impact on Human Health
The proposed action may have an impact on human health from exposure  NO  YES 
to new or existing sources of contaminants.  (See Part 1.D.2.q., E.1. d. f. g. and h.)
If “Yes”, answer questions a - m.  If “No”, go to Section 17. 

Relevant  
Part I 

Question(s) 

No,or 
small 

impact 
may cccur 

Moderate 
to large 

impact may 
occur 

a. The proposed action is located within 1500 feet of a school, hospital, licensed day
care center, group home, nursing home or retirement community.

E1d 9 9

b. The site of the proposed action is currently undergoing remediation. E1g, E1h 9 9

c. There is a completed emergency spill remediation, or a completed environmental site
remediation on, or adjacent to, the site of the proposed action.

E1g, E1h 9 9

d. The site of  the action is subject to an institutional control limiting the use of the 
property (e.g., easement or deed restriction).

E1g, E1h 9 9

e. The proposed action may affect institutional control measures that were put in place
to ensure that the site remains protective of the environment and human health.

E1g, E1h 9 9

f. The proposed action has adequate control measures in place to ensure that future
generation, treatment and/or disposal of hazardous wastes will be protective of the
environment and human health.

D2t 9 9

g. The proposed action involves construction or modification of a solid waste
management facility.

D2q, E1f 9 9

h. The proposed action may result in the unearthing of solid or hazardous waste. D2q, E1f 9 9

i. The proposed action may result in an increase in the rate of disposal, or processing, of
solid waste. 

D2r, D2s 9 9

j. The proposed action may result in excavation or other disturbance within 2000 feet of
a site used for the disposal of solid or hazardous waste. 

E1f, E1g 
E1h 

9 9

k. The proposed action may result in the migration of explosive gases from a landfill
site to adjacent off site structures.

E1f, E1g 9 9

l. The proposed action may result in the release of contaminated leachate from the
project site. 

D2s, E1f, 
D2r 

9 9

m. Other impacts: ______________________________________________________
__________________________________________________________________ 

http://www.dec.ny.gov/permits/91791.html
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17. Consistency with Community Plans 
 The proposed action is not consistent with adopted land use plans.    NO   YES 
 (See Part 1. C.1, C.2. and C.3.)   
 If “Yes”, answer questions a - h.  If “No”, go to Section 18. 

 Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action’s land use components may be different from, or in sharp 
contrast to, current surrounding land use pattern(s).  

C2, C3, D1a 
E1a, E1b 

9 9 

b. The proposed action will cause the permanent population of the city, town or village 
in which the project is located to grow by more than 5%.  

C2 9 9 

c. The proposed action is inconsistent with local land use plans or zoning regulations. C2, C2, C3 9 9 

d. The proposed action is inconsistent with any County plans, or other regional land use 
plans. 

C2, C2 9 9 

e. The proposed action may cause a change in the density of development that is not 
supported by existing infrastructure or is distant from existing infrastructure. 

C3, D1c, 
D1d, D1f, 
D1d, Elb 

9 9 

f. The proposed action is located in an area characterized by low density development 
that will require new or expanded public infrastructure. 

C4, D2c, D2d 
D2j 

9 9 

g. The proposed action may induce secondary development impacts (e.g., residential or 
commercial development not included in the proposed action) 

C2a 9 9 

h. Other: _____________________________________________________________ 
__________________________________________________________________ 

 9 9 

 
18. Consistency with Community Character 
  The proposed project is inconsistent with the existing community character.   NO   YES 
  (See Part 1. C.2, C.3, D.2, E.3) 
 If “Yes”, answer questions a - g.  If “No”, proceed to Part 3. 

 Relevant 
Part I 

Question(s) 

No, or 
small 

impact 
may occur 

Moderate 
to large 

impact may 
occur 

a. The proposed action may replace or eliminate existing facilities, structures, or areas 
of historic importance to the community. 

E3e, E3f, E3g 9 9 

b. The proposed action may create a demand for additional community services (e.g. 
schools, police and fire)  

C4 9 9 

c. The proposed action may displace affordable or low-income housing in an area where 
there is a shortage of such housing. 

C2, C3, D1f 
D1g, E1a 

9 9 

d. The proposed action may interfere with the use or enjoyment of officially recognized 
or designated public resources. 

C2, E3 9 9 

e. The proposed action is inconsistent with the predominant architectural scale and 
character. 

C2, C3 9 9 

f. Proposed action is inconsistent with the character of the existing natural landscape.  C2, C3 
E1a, E1b 
E2g, E2h 

9 9 

g. Other impacts: ______________________________________________________ 
__________________________________________________________________ 

 9 9 

  

http://www.dec.ny.gov/permits/91799.html
http://www.dec.ny.gov/permits/91813.html


Full Environmental Assessment Form 
Part 3 - Evaluation of the Magnitude and Importance of Project Impacts 

and  
Determination of Significance 

Part 3 provides the reasons in support of the determination of significance.  The lead agency must complete Part 3 for every question 
in Part 2 where the impact has been identified as potentially moderate to large or where there is a need to explain why a particular 
element of the proposed action will not, or may, result in a significant adverse environmental impact. 

Based on the analysis in Part 3, the lead agency must decide whether to require an environmental impact statement to further assess 
the proposed action or whether available information is sufficient for the lead agency to conclude that the proposed action will not 
have a significant adverse environmental impact.  By completing the certification on the next page, the lead agency can complete its 
determination of significance. 

Reasons Supporting This Determination: 
To complete this section: 

• Identify the impact based on the Part 2 responses and describe its magnitude.  Magnitude considers factors such as severity,
size or extent of an impact.

• Assess the importance of the impact.  Importance relates to the geographic scope, duration, probability of the impact
occurring, number of people affected by the impact and any additional environmental consequences if the impact were to
occur.

• The assessment should take into consideration any design element or project changes.
• Repeat this process for each Part 2 question where the impact has been identified as potentially moderate to large or where

there is a need to explain why a particular element of the proposed action will not, or may, result in a significant adverse
environmental impact.

• Provide the reason(s) why the impact may, or will not, result in a significant adverse environmental impact
• For Conditional Negative Declarations identify the specific condition(s) imposed that will modify the proposed action so that

no significant adverse environmental impacts will result.
• Attach additional sheets, as needed.

Determination of Significance - Type 1 and Unlisted Actions 

SEQR Status:    Type 1   Unlisted 

Identify portions of EAF completed for this Project:   Part 1   Part 2   Part 3 

Agency Use Only  [IfApplicable] 
Project :

Date :

FEAF 2019

http://www.dec.ny.gov/permits/91818.html
http://www.dec.ny.gov/permits/91818.html
http://www.dec.ny.gov/permits/91818.html
http://www.dec.ny.gov/permits/91824.html
http://www.dec.ny.gov/permits/91829.html
http://www.dec.ny.gov/permits/91829.html
http://www.dec.ny.gov/permits/91836.html


Upon review of the information recorded on this EAF, as noted, plus this additional support information 

and considering both the magnitude and importance of each identified potential impact, it is the conclusion of the 
 as lead agency that: 

  A. This project will result in no significant adverse impacts on the environment, and, therefore, an environmental impact 
statement need not be prepared.  Accordingly, this negative declaration is issued. 

 B. Although this project could have a significant adverse impact on the environment, that impact will be avoided or 
substantially mitigated because of the following conditions which will be required by the lead agency: 

There will, therefore, be no significant adverse impacts from the project as conditioned, and, therefore, this conditioned negative 
declaration is issued.  A conditioned negative declaration may be used only for UNLISTED actions (see 6 NYCRR 617.7(d)). 

 C. This Project may result in one or more significant adverse impacts on the environment, and an environmental impact 
statement must be prepared to further assess the impact(s) and possible mitigation and to explore alternatives to avoid or reduce those 
impacts.  Accordingly, this positive declaration is issued. 

Name of Action: 

Name of Lead Agency: 

Name of Responsible Officer in Lead Agency: 

Title of Responsible Officer: 

Signature of Responsible Officer in Lead Agency: Date: 

Signature of Preparer (if different from Responsible Officer) Date: 

For Further Information: 

Contact Person: 

Address: 

Telephone Number: 

E-mail:

For Type 1 Actions and Conditioned Negative Declarations, a copy of this Notice is sent to: 

Chief Executive Officer of the political subdivision in which the action will be principally located (e.g., Town / City / Village of) 
Other involved agencies (if any) 
Applicant (if any) 
Environmental Notice Bulletin:  http://www.dec.ny.gov/enb/enb.html  

Page 2 of 2

http://www.dec.ny.gov/enb/enb.html
http://www.dec.ny.gov/permits/91841.html
http://www.dec.ny.gov/regs/4490.html#18098
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Full Environmental Assessment Form 
Part 3 – Evaluation of the Magnitude and Importance of Project Impacts  

And  
Determination of Significance 

 
 
The Planning Board of the Town of Lewisboro (the “Planning Board”), as lead agency, has 
determined that the “Proposed Action” described below will not have a significant effect on the 
environment and a Draft Environmental Impact Statement will NOT be prepared. 
 
Description of the Action:  The Wolf Conservation Center, Inc. (the “WCC” or the 
“Applicant”) is seeking site development plan and special permit approvals, subdivision 
approval1, and wetland and stormwater permits from the Planning Board to permit the 
establishment of a “Private Nature Preserve” and the construction of a new Educational Pavilion 
and other related site improvements to support its wolf conservation operations at its property 
located at Mead Street and 1, 3, 4, and 7 Buck Run, South Salem (the “Proposed Action” or the 
“Project”).  The property affected by these applications is also known and designated on the tax 
assessment map of the Town of Lewisboro (the “Town”) as Sheet 21, Block 10802, Lots 3, 65, 
67, 81, 82, 83, 84, 86, and 88 (the property owned by the Applicant collectively referred to as the 
“Property”)2.  The Property is partially located in the R-4A One-Family Residence District of the 
Town (Lots 3, 82, 83, 84, 86 and 88) and partially located in the R-2A One-family Residence 
District (Lots 65, 67 and 81). The Property consists of approximately 33.1 acres.  It is currently 
developed with four (4) single family residences which are utilized for the WCC’s current 
operations, several small out-buildings and fenced wolf enclosures which currently house several 
endangered species of wolves. 
 
The WCC has three (3) primary objectives: (1) to promote wolf conservation through education; 
(2) to provide a natural habitat sanctuary for captive wolves where observation of their natural 
behavior is possible; and (3) to support reintroduction of wolves into federally designated areas 
that can sustain viable wolf populations. 
 
To accomplish its mission to provide a natural habitat sanctuary for wolves, the WCC shelters 
and breeds both red wolves (Canis rufus) and Mexican grey wolves (Canis lupis baileyi) as part 
of the national “Species Survival Plan” programs administered by the United States Fish and 
Wildlife Service and the American Zoo and Aquarium Association.  The Property is currently 

 
1The applications also include the subdivision of the 96.9 acre property located on Mead Street, Waccabuc which 
property is also known and designated on the tax assessment map of the Town of Lewisboro as Sheet 21, Block 
10802, Lots 3.  In 2003, that property was acquired by the Westchester Land Trust.  Immediately thereafter, on July 
23, 2003, approximately 85.9 acres of that property was transferred by deed to the County of Westchester and the 
Town of Lewisboro by the Land Trust (now known as the “Old Field Preserve”), and the remaining 11 acres were 
conveyed to the WCC.  The subdivision will formally separate the Old Field Preserve from the 11 acres owned by 
the WCC, and the 11 acres will then be combined with the other parcels owned by the WCC, resulting in two (2) 
lots; one consisting of approximately 85.9 acres (the “Old Field Preserve”) and the Property. 
2 The portion of the Property owned by the Town and County (p/o Lot 3) referred to in the footnote above is referred 
to herein as the “Old Field Preserve.” There is no disturbance, development or physical change proposed to the Old 
Field Preserve as a result of the Proposed Action. 
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home to thirty-two (32) wolves, two of which are the “Ambassador” wolves (Alawa and Nikai)3.  
The Ambassador wolves assist the WCC in accomplishing its education mission. 
 
In furtherance of its objective to promote wolf conservation through education, the WCC offers a 
number of educational programs to the public, with the assistance of the Ambassador wolves, 
both at the Property and off-site.  The conservation and educational activities of the WCC are 
licensed by the United States Department of Agriculture, the United Sates Fish and Wildlife 
Service and the New York Department of Environmental Conservation.  
 
The Applicant is seeking a special permit form the Planning Board to formally permit the 
establishment of a “Private Nature Preserve” on the Property pursuant to Section 220-43.2 of the 
Zoning Code of the Town of Lewisboro (the “Zoning Code”).  Further, to enhance the site and 
the programs offered by the WCC, the Applicant is also seeking site development plan approval 
to permit a number of improvements to the Property including: 1) demolition of the existing 
single-family residence at 3 Buck Run, and the construction of a new Educational Pavilion 
consisting of approximately 4,680 square feet square feet, together with the construction of a 
new off-street parking area containing a total of 26 parking spaces, including two (2) handicap 
accessible spaces; 2) construction of an amphitheater; 3) the addition of twelve (12) camping 
pods; 4)  construction of composting toilets; 5) conversion of the existing classroom to a freezer 
facility for animal food preparation and storage; 6) improvements to and widening of Buck Run; 
and 7) additional site and infrastructure improvements including the construction of a number of 
retaining walls, swales and stormwater management measures. The design of the Educational 
Pavilion incorporates a number of green features, including photovoltaic panels on the roof. 
 
The Proposed Action complies with the special permit standards for Private Nature Preserves 
contained in Section 220-43.2 (B) of the Zoning Code of the Town of Lewisboro (the “Zoning 
Code”) as well as the site development approval standards contained in Section 220-48 of the 
Zoning Code and Chapter 195 of the Code of the Town entitled “Subdivision of Land”.  In 
addition to the approvals listed above, the Applicant is also seeking a single area variance from 
the Zoning Board of Appeals of the Town of Lewisboro (the “ZBA”) from section 220-12(E)(1) 
of the Zoning Code to permit to permit an increase in the maximum permitted height of fences in 
required yards from six (6) feet permitted to (11) feet for the existing wolf enclosures.  With the 
exception of the height of the fences, the Proposed Action complies in all respects with the 
Zoning Code. 
 
SEQRA Classification: The Proposed Action has been classified by the lead agency as an 
Unlisted Action. 
 
Reasons Supporting this Determination: 
 
This determination of significance is based on the Full Environmental Assessment Form 
(“FEAF”), and application materials that were prepared by the Applicant and upon the criteria 
contained in Section 617.7 of the SEQRA Regulations. 
 

 
3 This number varies depending on births, deaths and relocation of wolves.  The WCC awaits the arrival of a new 
ambassador wolf this spring. 
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The Planning Board conducted a coordinated review and an analysis of the information provided 
and the potential environmental effects of the Proposed Action.  Involved and interested agencies 
include: 
 

Involved Agencies: 
• Town of Lewisboro Zoning Board of Appeals 
• Town of Lewisboro Building Department 
• Westchester County Department of Health 
• New York State Department of Environmental Conservation 
• New York City Department of Environmental Protection 
• New York State Department of Transportation 
• New York State Department of Parks, Recreation & Historic Preservation 

 
Interested Agencies: 
• Town of Lewisboro Architecture &Community Appearance Review Council 
• Town of Lewisboro Conservation Advisory Council 
• Westchester County Planning Board/Department of Planning 
• South Salem Fire Department 

 
The Planning Board has reviewed Parts 1 and 2 of the Full EAF and the applications, and all 
materials submitted in support of the Proposed Action, including project plans and renderings, 
and the stormwater pollution prevention plan (SWPPP)(collectively, the “Application”). 
 
The Planning Board received and considered comments and communications from Kellard 
Sessions Consulting, its planning and consultants, Town professional staff, the South Salem 
Fire Chief, the Westchester County Planning Board and the public.   
 
Based upon review of the entire record, the Planning Board directed the Applicant to complete 
Part 2 of the Full EAF, which has been amended by the Planning Board and is incorporated 
herein by reference.  As indicated in Part 2 of the Full EAF, the Planning Board has identified 
several potential impacts of the Proposed Action on land, surface water, groundwater, plants 
and animals, historic and archeological resources, energy, and noise odor and light.  
 
Project Impacts and Their Magnitude 

 
1. Impact on Land. The Proposed Action will result in a minor physical change to the 

Property.  This Application proposes the modification of the Property to include: a) 
demolition of the existing single-family residence at 3 Buck Run, and the construction of a 
new Educational Pavilion consisting of approximately 4,680 square feet square feet, together 
with the construction of a new off-street parking area containing a total of 26 parking spaces, 
including two (2) handicap accessible spaces; b) construction of an amphitheater; c) the 
addition of twelve (12) camping pods; d)  construction of composting toilets; e) conversion 
of the existing classroom to a freezer facility for animal food preparation and storage; f) 
improvements to and widening of Buck Run; and g) additional site and infrastructure 
improvements including the construction of a number of retaining walls, swales and 
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stormwater management measures which have been described in greater detail in the 
Stormwater Pollution Prevention Plan (SWPPP) for the Project.  

 
 
Construction of the Project is anticipated to occur over an approximately 18-month period. 
Construction sequencing for the Project is shown on Drawing EC-2, entitled “Erosion 
Control Notes & Detail”, prepared by Bibbo Associates, LLP . Approximately 4.5 acres of 
the Property will be physically disturbed and approximately 0.71 acres of impervious surface 
will be added as a result of the Proposed Action to accommodate the off-street parking area 
and the widening of Buck Run.  The Proposed Action will require approximately 7,015 cubic 
yards (CY) of excavation; approximately 2,940 CY of excavated material will be utilized as 
fill, resulting in a net export of approximately 4,075 CY from the Property.  The Applicant 
anticipates approximately 12 to 15 truck trips per day over a 20- to 25-day period for removal 
of fill during the approximately eighteen (18) month construction period.  According to the 
“Slopes Exhibit” prepared by Bibbo Associates dated May 17, 2023 and submitted by the 
Applicant, the Proposed Action requires the disturbance of approximately 3.1 acres of slopes 
greater than 15% as part of the Project.  Best management practices for slope disturbance will 
be implemented by the Applicant and include stabilization of disturbed area with vegetation 
immediately upon completion of grading in accordance with the “New York Standards and 
Specifications for Erosion and Sediment Control” and as specified in the erosion and 
sediment control notes provided on Drawing No. EC-2. 
 
The Applicant intends to preserve the wooded and natural environment of the Property, and 
the improvement plan for the Property has been thoughtfully designed to minimize 
disturbance to the Property.  The Wolf Conservation Center has harmoniously existed in its 
current location since 1999; the additional land acquired by the Applicant and the proposed 
improvements to the Property will further enhance its harmonious existence within the 
community. 
 

2. Impacts on Surface Water.  The majority of the Property is wooded with lawn areas in the 
vicinity of the existing structures.  It includes areas of impervious surfaces consisting of 
Buck Run, individual driveways and existing structures.  Slopes on site range from moderate 
to steep, and the topography generally directs runoff from north to south toward an off-site 
NYSDEC regulated wetland located southwest of the Property. The wetland flows from 
north to south under NYS Route 35 through a drainage culvert.   

As stated above, approximately 4.5 acres of the Property will be physically disturbed and 
approximately 0.71 acres of impervious surface will be added as a result of the Proposed 
Action.  The Proposed Action will not result in any direct incursion into the off-site 
NYSDEC regulated wetland located to the southwest of the Property. However, the 
Applicant proposes approximately 7,700 square feet of disturbance to the regulated buffer 
area which is associated with the widening and improvement of Buck Run, which 
disturbance will require wetland permits from both the NYSDEC and the Town of 
Lewisboro. All disturbance to the wetland buffer is proposed on the opposite side of road 
from the wetland  area and is the farthest from the wetland as possible.  Disturbance to the 
buffer is unavoidable as the existing road is entirely within the buffer area, and the widening 
is necessary to comply with requirements imposed by the Town for access to the Property.  
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The Applicant has prepared a wetland mitigation plan (Drawing No. M-1, prepared by Bibbo 
Associates) which proposes approximately 9,700 square feet of wetland mitigation plantings 
(exceeding the amount of disturbance) and demonstrates compliance with the Town’s 1:1 
mitigation requirements.   

In connection with the construction of the parking area and other site improvements, the 
Applicant proposes the construction of drainage and water quality improvements on the 
Property to avoid minor increases in peak runoff rate and volume.  Stormwater runoff 
generated by the proposed impervious surfaces will be captured and treated in two (2) 
subsurface infiltration systems and one (1) infiltration basin sized to provide storage volume 
for 100% of the contributing water quality volume to each practice in accordance with 
NYSDEC Water Quality Volume and Runoff Reduction Volume requirements.  In addition 
to the proposed infiltration practices, additional green infrastructure will be provided for 
impervious area reduction purposes in the form of tree planting along the entrance to the 
Property. 

Stormwater peak runoff rates following construction of the Project will not exceed those in 
the existing condition.  As proposed, stormwater runoff rates following implementation of 
the Proposed Action will have no adverse impacts on downstream properties or stormwater 
conveying systems.  Similarly, considering the nature of the existing conditions on the 
Property and the level of stormwater treatment proposed as part of the Project, the Proposed 
Action will not result in any adverse impacts to downstream reservoirs, streams, wetlands or 
watercourses. A SWPPP which demonstrates compliance with the Town, NYSDEC and 
NYCDEP regulations and requirements has been prepared and submitted by the Applicant.  

3. Impact on Ground Water.  It is anticipated that the Proposed Action will actually result in 
reduced impacts to ground water over current conditions.  The Property is currently improved 
with four (4) single family residences, each of which has its own well for potable water and 
associated septic system.   Each of those homes utilized more water daily (500-600 gpd each) 
which when combined is in excess of  that anticipated of the Proposed Action. As part of the 
Proposed Action, the  two (2) of the wells will be abandoned.  The remaining two (2) wells 
will be used only for autofill of the proposed fire protection storage tanks proposed on the 
Property.   

As part of the Proposed Action, the existing residence at 3 Buck Run will be demolished and 
the new Education Center constructed in the same general area.  Two (2) new wells will be 
drilled to be utilized as a new, non-community public water supply to serve the new 
Education Center; only one of the wells will actually be utilized and the second will be a 
“backup.”  

The new public water supply will require approval from the Westchester County Department 
of Health (the “WCDH”); as part of the permitting process the Applicant will be required to 
conduct a 72-hour pump test.  The pump test will be conducted during the Site Development 
Plan review process with the Planning Board.  The Applicant will be required to prepare a 
pump test “work plan” which will be subject to review and approval by the WCDH and 
Town Engineer prior to performing the test. 
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It is anticipated that the Proposed Action will result in a daily reduction in the number of 
gallons of water used per day, and there will be a corresponding reduction in the amount of 
wastewater discharged.  All programs and visits to the WCC are by appointment only.  Based 
on the average anticipated visits to the WCC, water usage (and corresponding wastewater 
flows) have been calculated utilizing the NYSDEC Flow Regulations to be approximately 
420 gallons per day (gpd) for the new Education Center – which is a reduction in the current 
usage of approximately 900 gpd (for the existing three-bedroom single family residence).  

Wastewater will be discharged to an existing septic system which is sized appropriately to 
accommodate wastewater generated by the Project.  In addition, impacts will be further 
reduced through the use of composting toilets. 

  

4. Impact on Plants and Animals.  In connection with the preparation of the Full EAF 
submitted as part of the Application, the Applicant utilized the NYSDEC Environmental 
Resources Mapper which indicates that there are no significant natural communities or rare 
plants or animals on, or in the vicinity of the Property.  The Applicant currently occupies the 
Property which is currently home to thirty-two (32) wolves.  Other animals that were 
documented on or expected to be on the Property include deer, turkeys, squirrels and 
raccoons. Given that the Property will remain largely in its natural state, no discernable 
impact to wildlife or its habitat is anticipated as a result of the Proposed Action. 

The Proposed Action has been designed to preserve as many trees on the Property as 
practicable and in accordance with the purposes of Chapter 203 of the Town Code, but 
nevertheless will require the removal of approximately 143 trees.  The Application includes 
Drawing No. EX-1, entitled “Existing Conditions Plan” which identifies all regulated trees 
on the Property and includes those trees to be removed.  If required by the NYSDEC, tree 
removal on the Property will occur between October 1st through March 31st to ensure no 
adverse impacts to all potential bat populations on the Property.  

The Applicant has submitted a landscaping plan (Drawing No. L-100, entitled “Landscape 
Plan”) and a mitigation planting plan (Drawing No. M-1, entitled “Mitigation Plan”) which 
propose extensive planting of shrubs and trees, including more than 165 shrubs and 100 new 
evergreen, deciduous and flowering trees on the Property.  The Landscape Plan has been 
prepared in accordance with Section 220-15 of the Zoning Code. The Mitigation Plan has 
been prepared in accordance with the requirements of Chapter 217, Appendix B of the Town 
Code and has been designed to enhance the wetland buffer in the area of disturbance as 
described above. The landscape design takes into consideration limiting water consumption 
on the Property by utilizing indigenous landscape materials that will require no or minimal 
irrigation once established over the first year. 

5. Impact on Historic and Archeological Resources. The Property does not contain structures 
of archeological or historical significance, however, a portion of the Property it is adjacent to 
thelocated within the Waccabuc Historic District which was established in 2014 and is 
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adjacent to an area designated as sensitive for archeological sites on the NY State Historic 
Preservation Office (SHPO) archeological site inventory. The Proposed Action is not 
anticipated to result in any impacts to any historic or archeological resources.  

6. Impact on Energy. The Proposed Action is not anticipated to result in any significant 
negative impact on energy resources, and in fact will result in positive impacts on our climate 
and will preserve natural resources through the use of “green” features.  The Applicant’s 
“green” approach will feature water efficiency through the use of low flow fixtures, the 
utilization of efficient mechanical and electrical systems, and will utilize natural light and 
ventilation to minimize the use of fossil fuels. The Applicant has committed to the 
installation of a 38kw photovoltaic (solar panel) system, ground source heat pumps 
(geothermal), direct on demand hot water, touchless and low flow sinks and toilets, touchless 
air hand dryers, long lasting LED light fixtures, bird friendly "no strike" glass, a green 
vegetative roof, a super insulated exterior wall envelope, and extensive use of materials with 
high recycled content and no VOCs (volatile organic compounds).   

The Education Center has been positioned to face north on the southern sloped hill to limit 
the sun’s impact on thermal gain which minimizes the demand of the mechanical cooling 
system. Facing north also provides for a use of soft natural daylight throughout the day. 

7. Impact on Noise, Odor and Light. 

Noise. The Proposed Action will not have permanent impacts on noise, but will result in  
minor temporary construction noise impacts.  Construction is anticipated to occur over a 
period of approximately eighteen (18) months.  Construction noise is addressed in Chapter 
160 of the Town Code, which prohibits the operation of tools which result in the creation of 
noise between the hours of 7:00 p.m. and 7:00 a.m. the following day or at any time on 
Sunday. Short term noise impacts during the construction period will be mitigated by 
adherence to Westchester County Best Management Practices, the Town Code, and through 
the implementation of a construction sequencing plan. Therefore, the Proposed Action is not 
expected to cause significant adverse construction-related noise or vibration impacts.   

The levels of external sound from the Property are currently, and will continue to be below 
the maximum limits contained in Chapter 160 of the Town Code. 

Odor:  The Proposed Action will not generate odors.   

Light: The Proposed Action will not result in significant light impacts. The proposed lighting 
is shown on Drawing No. LP-1, entitled “Lighting Plan,” and accompanying cut sheets for 
the lighting fixtures.  The proposed lighting plan is dark sky compliant and also complies 
with Section 220-14 of the Zoning Code in that all lighting will be directed away from 
nearby streets and properties, and will not cause objectionable glare observable from such 
street and properties.  In addition, all exterior lighting will be placed or shielded so that no 
direct light source is visible at any property line at a height of more than four feet above 
grade.  As stated above, the Applicant will also utilize long lasting energy efficient LED light 
fixtures. 

Conclusion. 
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The Planning Board has conducted a coordinated review of the Proposed Action and any 
potential environmental impacts.  It has reviewed and considered Parts 1 and 2 of the Full EAF, 
and the Application, including the proposed site plans and renderings, the SWPPP and other 
project materials. 
 
The Planning Board received and considered comments and communications from Kellard 
Sessions Consulting, its planning and engineering consultants, Town professional staff, the South 
Salem Fire Chief, the Westchester County Planning Board and the public, and all comments have 
been given careful consideration.   

The Planning Board has completed a thorough and rigorous review of the identified areas of 
environmental concern.  Based upon the entire record and for the reasons discussed above, the 
Planning Board as lead agency determines that the Proposed Action will not result in any 
significant adverse environmental impact, and that any minor impacts of the Proposed Action 
have been mitigated to the maximum extent practicable. Accordingly, the Planning Board 
hereby: 1) adopts a negative declaration of environmental significance for the Proposed Action; 
and 2) determines that an environmental impact statement (“EIS”) will not be prepared.  
 
For Further Information: 

Contact person: Ciorsdan Conran, Planning Board Administrator 
   Town of Lewisboro 

79 Bouton Road 
South Salem, New York  10590 
(914) 763-3060 
Email: planning@lewisborogov.com 
 

    

mailto:planning@lewisborogov.com
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Full Environmental Assessment Form 
Part 3 – Evaluation of the Magnitude and Importance of Project Impacts  

And  
Determination of Significance 

 
 
The Planning Board of the Town of Lewisboro (the “Planning Board”), as lead agency, has 
determined that the “Proposed Action” described below will not have a significant effect on the 
environment and a Draft Environmental Impact Statement will NOT be prepared. 
 
Description of the Action:  The Wolf Conservation Center, Inc. (the “WCC” or the 
“Applicant”) is seeking site development plan and special permit approvals, subdivision 
approval1, and wetland and stormwater permits from the Planning Board to permit the 
establishment of a “Private Nature Preserve” and the construction of a new Educational Pavilion 
and other related site improvements to support its wolf conservation operations at its property 
located at Mead Street and 1, 3, 4, and 7 Buck Run, South Salem (the “Proposed Action” or the 
“Project”).  The property affected by these applications is also known and designated on the tax 
assessment map of the Town of Lewisboro (the “Town”) as Sheet 21, Block 10802, Lots 3, 65, 
67, 81, 82, 83, 84, 86, and 88 (the property owned by the Applicant collectively referred to as the 
“Property”)2.  The Property is partially located in the R-4A One-Family Residence District of the 
Town (Lots 3, 82, 83, 84, 86 and 88) and partially located in the R-2A One-family Residence 
District (Lots 65, 67 and 81). The Property consists of approximately 33.1 acres.  It is currently 
developed with four (4) single family residences which are utilized for the WCC’s current 
operations, several small out-buildings and fenced wolf enclosures which currently house several 
endangered species of wolves. 
 
The WCC has three (3) primary objectives: (1) to promote wolf conservation through education; 
(2) to provide a natural habitat sanctuary for captive wolves where observation of their natural 
behavior is possible; and (3) to support reintroduction of wolves into federally designated areas 
that can sustain viable wolf populations. 
 
To accomplish its mission to provide a natural habitat sanctuary for wolves, the WCC shelters 
and breeds both red wolves (Canis rufus) and Mexican grey wolves (Canis lupis baileyi) as part 
of the national “Species Survival Plan” programs administered by the United States Fish and 
Wildlife Service and the American Zoo and Aquarium Association.  The Property is currently 

 
1The applications also include the subdivision of the 96.9 acre property located on Mead Street, Waccabuc which 
property is also known and designated on the tax assessment map of the Town of Lewisboro as Sheet 21, Block 
10802, Lots 3.  In 2003, that property was acquired by the Westchester Land Trust.  Immediately thereafter, on July 
23, 2003, approximately 85.9 acres of that property was transferred by deed to the County of Westchester and the 
Town of Lewisboro by the Land Trust (now known as the “Old Field Preserve”), and the remaining 11 acres were 
conveyed to the WCC.  The subdivision will formally separate the Old Field Preserve from the 11 acres owned by 
the WCC, and the 11 acres will then be combined with the other parcels owned by the WCC, resulting in two (2) 
lots; one consisting of approximately 85.9 acres (the “Old Field Preserve”) and the Property. 
2 The portion of the Property owned by the Town and County (p/o Lot 3) referred to in the footnote above is referred 
to herein as the “Old Field Preserve.” There is no disturbance, development or physical change proposed to the Old 
Field Preserve as a result of the Proposed Action. 
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home to thirty-two (32) wolves, two of which are the “Ambassador” wolves (Alawa and Nikai)3.  
The Ambassador wolves assist the WCC in accomplishing its education mission. 
 
In furtherance of its objective to promote wolf conservation through education, the WCC offers a 
number of educational programs to the public, with the assistance of the Ambassador wolves, 
both at the Property and off-site.  The conservation and educational activities of the WCC are 
licensed by the United States Department of Agriculture, the United Sates Fish and Wildlife 
Service and the New York Department of Environmental Conservation.  
 
The Applicant is seeking a special permit form the Planning Board to formally permit the 
establishment of a “Private Nature Preserve” on the Property pursuant to Section 220-43.2 of the 
Zoning Code of the Town of Lewisboro (the “Zoning Code”).  Further, to enhance the site and 
the programs offered by the WCC, the Applicant is also seeking site development plan approval 
to permit a number of improvements to the Property including: 1) demolition of the existing 
single-family residence at 3 Buck Run, and the construction of a new Educational Pavilion 
consisting of approximately 4,680 square feet square feet, together with the construction of a 
new off-street parking area containing a total of 26 parking spaces, including two (2) handicap 
accessible spaces; 2) construction of an amphitheater; 3) the addition of twelve (12) camping 
pods; 4)  construction of composting toilets; 5) conversion of the existing classroom to a freezer 
facility for animal food preparation and storage; 6) improvements to and widening of Buck Run; 
and 7) additional site and infrastructure improvements including the construction of a number of 
retaining walls, swales and stormwater management measures. The design of the Educational 
Pavilion incorporates a number of green features, including photovoltaic panels on the roof. 
 
The Proposed Action complies with the special permit standards for Private Nature Preserves 
contained in Section 220-43.2 (B) of the Zoning Code of the Town of Lewisboro (the “Zoning 
Code”) as well as the site development approval standards contained in Section 220-48 of the 
Zoning Code and Chapter 195 of the Code of the Town entitled “Subdivision of Land”.  In 
addition to the approvals listed above, the Applicant is also seeking a single area variance from 
the Zoning Board of Appeals of the Town of Lewisboro (the “ZBA”) from section 220-12(E)(1) 
of the Zoning Code to permit to permit an increase in the maximum permitted height of fences in 
required yards from six (6) feet permitted to (11) feet for the existing wolf enclosures.  With the 
exception of the height of the fences, the Proposed Action complies in all respects with the 
Zoning Code. 
 
SEQRA Classification: The Proposed Action has been classified by the lead agency as an 
Unlisted Action. 
 
Reasons Supporting this Determination: 
 
This determination of significance is based on the Full Environmental Assessment Form 
(“FEAF”), and application materials that were prepared by the Applicant and upon the criteria 
contained in Section 617.7 of the SEQRA Regulations. 
 

 
3 This number varies depending on births, deaths and relocation of wolves.  The WCC awaits the arrival of a new 
ambassador wolf this spring. 
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The Planning Board conducted a coordinated review and an analysis of the information provided 
and the potential environmental effects of the Proposed Action.  Involved and interested agencies 
include: 
 

Involved Agencies: 
• Town of Lewisboro Zoning Board of Appeals 
• Town of Lewisboro Building Department 
• Westchester County Department of Health 
• New York State Department of Environmental Conservation 
• New York City Department of Environmental Protection 
• New York State Department of Transportation 
• New York State Department of Parks, Recreation & Historic Preservation 

 
Interested Agencies: 
• Town of Lewisboro Architecture &Community Appearance Review Council 
• Town of Lewisboro Conservation Advisory Council 
• Westchester County Planning Board/Department of Planning 
• South Salem Fire Department 

 
The Planning Board has reviewed Parts 1 and 2 of the Full EAF and the applications, and all 
materials submitted in support of the Proposed Action, including project plans and renderings, 
and the stormwater pollution prevention plan (SWPPP)(collectively, the “Application”). 
 
The Planning Board received and considered comments and communications from Kellard 
Sessions Consulting, its planning and consultants, Town professional staff, the South Salem 
Fire Chief, the Westchester County Planning Board and the public.   
 
Based upon review of the entire record, the Planning Board directed the Applicant to complete 
Part 2 of the Full EAF, which has been amended by the Planning Board and is incorporated 
herein by reference.  As indicated in Part 2 of the Full EAF, the Planning Board has identified 
several potential impacts of the Proposed Action on land, surface water, groundwater, plants 
and animals, historic and archeological resources, energy, and noise odor and light.  
 
Project Impacts and Their Magnitude 

 
1. Impact on Land. The Proposed Action will result in a minor physical change to the 

Property.  This Application proposes the modification of the Property to include: a) 
demolition of the existing single-family residence at 3 Buck Run, and the construction of a 
new Educational Pavilion consisting of approximately 4,680 square feet square feet, together 
with the construction of a new off-street parking area containing a total of 26 parking spaces, 
including two (2) handicap accessible spaces; b) construction of an amphitheater; c) the 
addition of twelve (12) camping pods; d)  construction of composting toilets; e) conversion 
of the existing classroom to a freezer facility for animal food preparation and storage; f) 
improvements to and widening of Buck Run; and g) additional site and infrastructure 
improvements including the construction of a number of retaining walls, swales and 
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stormwater management measures which have been described in greater detail in the 
Stormwater Pollution Prevention Plan (SWPPP) for the Project.  

 
 
Construction of the Project is anticipated to occur over an approximately 18-month period. 
Construction sequencing for the Project is shown on Drawing EC-2, entitled “Erosion 
Control Notes & Detail”, prepared by Bibbo Associates, LLP . Approximately 4.5 acres of 
the Property will be physically disturbed and approximately 0.71 acres of impervious surface 
will be added as a result of the Proposed Action to accommodate the off-street parking area 
and the widening of Buck Run.  The Proposed Action will require approximately 7,015 cubic 
yards (CY) of excavation; approximately 2,940 CY of excavated material will be utilized as 
fill, resulting in a net export of approximately 4,075 CY from the Property.  The Applicant 
anticipates approximately 12 to 15 truck trips per day over a 20- to 25-day period for removal 
of fill during the approximately eighteen (18) month construction period.  According to the 
“Slopes Exhibit” prepared by Bibbo Associates dated May 17, 2023 and submitted by the 
Applicant, the Proposed Action requires the disturbance of approximately 3.1 acres of slopes 
greater than 15% as part of the Project.  Best management practices for slope disturbance will 
be implemented by the Applicant and include stabilization of disturbed area with vegetation 
immediately upon completion of grading in accordance with the “New York Standards and 
Specifications for Erosion and Sediment Control” and as specified in the erosion and 
sediment control notes provided on Drawing No. EC-2. 
 
The Applicant intends to preserve the wooded and natural environment of the Property, and 
the improvement plan for the Property has been thoughtfully designed to minimize 
disturbance to the Property.  The Wolf Conservation Center has harmoniously existed in its 
current location since 1999; the additional land acquired by the Applicant and the proposed 
improvements to the Property will further enhance its harmonious existence within the 
community. 
 

2. Impacts on Surface Water.  The majority of the Property is wooded with lawn areas in the 
vicinity of the existing structures.  It includes areas of impervious surfaces consisting of 
Buck Run, individual driveways and existing structures.  Slopes on site range from moderate 
to steep, and the topography generally directs runoff from north to south toward an off-site 
NYSDEC regulated wetland located southwest of the Property. The wetland flows from 
north to south under NYS Route 35 through a drainage culvert.   

As stated above, approximately 4.5 acres of the Property will be physically disturbed and 
approximately 0.71 acres of impervious surface will be added as a result of the Proposed 
Action.  The Proposed Action will not result in any direct incursion into the off-site 
NYSDEC regulated wetland located to the southwest of the Property. However, the 
Applicant proposes approximately 7,700 square feet of disturbance to the regulated buffer 
area which is associated with the widening and improvement of Buck Run, which 
disturbance will require wetland permits from both the NYSDEC and the Town of 
Lewisboro. All disturbance to the wetland buffer is proposed on the opposite side of road 
from the wetland  area and is the farthest from the wetland as possible.  Disturbance to the 
buffer is unavoidable as the existing road is entirely within the buffer area, and the widening 
is necessary to comply with requirements imposed by the Town for access to the Property.  
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The Applicant has prepared a wetland mitigation plan (Drawing No. M-1, prepared by Bibbo 
Associates) which proposes approximately 9,700 square feet of wetland mitigation plantings 
(exceeding the amount of disturbance) and demonstrates compliance with the Town’s 1:1 
mitigation requirements.   

In connection with the construction of the parking area and other site improvements, the 
Applicant proposes the construction of drainage and water quality improvements on the 
Property to avoid minor increases in peak runoff rate and volume.  Stormwater runoff 
generated by the proposed impervious surfaces will be captured and treated in two (2) 
subsurface infiltration systems and one (1) infiltration basin sized to provide storage volume 
for 100% of the contributing water quality volume to each practice in accordance with 
NYSDEC Water Quality Volume and Runoff Reduction Volume requirements.  In addition 
to the proposed infiltration practices, additional green infrastructure will be provided for 
impervious area reduction purposes in the form of tree planting along the entrance to the 
Property. 

Stormwater peak runoff rates following construction of the Project will not exceed those in 
the existing condition.  As proposed, stormwater runoff rates following implementation of 
the Proposed Action will have no adverse impacts on downstream properties or stormwater 
conveying systems.  Similarly, considering the nature of the existing conditions on the 
Property and the level of stormwater treatment proposed as part of the Project, the Proposed 
Action will not result in any adverse impacts to downstream reservoirs, streams, wetlands or 
watercourses. A SWPPP which demonstrates compliance with the Town, NYSDEC and 
NYCDEP regulations and requirements has been prepared and submitted by the Applicant.  

3. Impact on Ground Water.  It is anticipated that the Proposed Action will actually result in 
reduced impacts to ground water over current conditions.  The Property is currently improved 
with four (4) single family residences, each of which has its own well for potable water and 
associated septic system.   Each of those homes utilized more water daily (500-600 gpd each) 
which when combined is in excess of  that anticipated of the Proposed Action. As part of the 
Proposed Action, two (2) of the wells will be abandoned.  The remaining two (2) wells will 
be used only for autofill of the proposed fire protection storage tanks proposed on the 
Property.   

As part of the Proposed Action, the existing residence at 3 Buck Run will be demolished and 
the new Education Center constructed in the same general area.  Two (2) new wells will be 
drilled to be utilized as a new, non-community public water supply to serve the new 
Education Center; only one of the wells will actually be utilized and the second will be a 
“backup.”  

The new public water supply will require approval from the Westchester County Department 
of Health (the “WCDH”); as part of the permitting process the Applicant will be required to 
conduct a 72-hour pump test.  The pump test will be conducted during the Site Development 
Plan review process with the Planning Board.  The Applicant will be required to prepare a 
pump test “work plan” which will be subject to review and approval by the WCDH and 
Town Engineer prior to performing the test. 
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It is anticipated that the Proposed Action will result in a daily reduction in the number of 
gallons of water used per day, and there will be a corresponding reduction in the amount of 
wastewater discharged. All programs and visits to the WCC are by appointment only.  Based 
on the average anticipated visits to the WCC, water usage (and corresponding wastewater 
flows) have been calculated utilizing the NYSDEC Flow Regulations to be approximately 
420 gallons per day (gpd) for the new Education Center – which is a reduction in the current 
usage of approximately 900 gpd (for the existing three-bedroom single family residence).  

Wastewater will be discharged to an existing septic system which is sized appropriately to 
accommodate wastewater generated by the Project.  In addition, impacts will be further 
reduced through the use of composting toilets. 

4.  Impact on Plants and Animals.  In connection with the preparation of the Full EAF 
submitted as part of the Application, the Applicant utilized the NYSDEC Environmental 
Resources Mapper which indicates that there are no significant natural communities or rare 
plants or animals on, or in the vicinity of the Property.  The Applicant currently occupies the 
Property which is currently home to thirty-two (32) wolves.  Other animals that were 
documented on or expected to be on the Property include deer, turkeys, squirrels and 
raccoons. Given that the Property will remain largely in its natural state, no discernable 
impact to wildlife or its habitat is anticipated as a result of the Proposed Action. 

The Proposed Action has been designed to preserve as many trees on the Property as 
practicable and in accordance with the purposes of Chapter 203 of the Town Code, but 
nevertheless will require the removal of approximately 143 trees.  The Application includes 
Drawing No. EX-1, entitled “Existing Conditions Plan” which identifies all regulated trees 
on the Property and includes those trees to be removed.  If required by the NYSDEC, tree 
removal on the Property will occur between October 1st through March 31st to ensure no 
adverse impacts to all potential bat populations on the Property.  

The Applicant has submitted a landscaping plan (Drawing No. L-100, entitled “Landscape 
Plan”) and a mitigation planting plan (Drawing No. M-1, entitled “Mitigation Plan”) which 
propose extensive planting of shrubs and trees, including more than 165 shrubs and 100 new 
evergreen, deciduous and flowering trees on the Property.  The Landscape Plan has been 
prepared in accordance with Section 220-15 of the Zoning Code. The Mitigation Plan has 
been prepared in accordance with the requirements of Chapter 217, Appendix B of the Town 
Code and has been designed to enhance the wetland buffer in the area of disturbance as 
described above. The landscape design takes into consideration limiting water consumption 
on the Property by utilizing indigenous landscape materials that will require no or minimal 
irrigation once established over the first year. 

5. Impact on Historic and Archeological Resources. The Property does not contain structures 
of archeological or historical significance, however, a portion of the Property  is located 
within the Waccabuc Historic District which was established in 2014 and is  an area 
designated as sensitive for archeological sites on the NY State Historic Preservation Office 
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(SHPO) archeological site inventory. The Proposed Action is not anticipated to result in any 
impacts to any historic or archeological resources.  

6. Impact on Energy. The Proposed Action is not anticipated to result in any significant 
negative impact on energy resources, and in fact will result in positive impacts on our climate 
and will preserve natural resources through the use of “green” features.  The Applicant’s 
“green” approach will feature water efficiency through the use of low flow fixtures, the 
utilization of efficient mechanical and electrical systems, and will utilize natural light and 
ventilation to minimize the use of fossil fuels. The Applicant has committed to the 
installation of a 38kw photovoltaic (solar panel) system, ground source heat pumps 
(geothermal), direct on demand hot water, touchless and low flow sinks and toilets, touchless 
air hand dryers, long lasting LED light fixtures, bird friendly "no strike" glass, a green 
vegetative roof, a super insulated exterior wall envelope, and extensive use of materials with 
high recycled content and no VOCs (volatile organic compounds).   

The Education Center has been positioned to face north on the southern sloped hill to limit 
the sun’s impact on thermal gain which minimizes the demand of the mechanical cooling 
system. Facing north also provides for a use of soft natural daylight throughout the day. 

7. Impact on Noise, Odor and Light. 

Noise. The Proposed Action will not have permanent impacts on noise, but will result in  
minor temporary construction noise impacts.  Construction is anticipated to occur over a 
period of approximately eighteen (18) months.  Construction noise is addressed in Chapter 
160 of the Town Code, which prohibits the operation of tools which result in the creation of 
noise between the hours of 7:00 p.m. and 7:00 a.m. the following day or at any time on 
Sunday. Short term noise impacts during the construction period will be mitigated by 
adherence to Westchester County Best Management Practices, the Town Code, and through 
the implementation of a construction sequencing plan. Therefore, the Proposed Action is not 
expected to cause significant adverse construction-related noise or vibration impacts.   

The levels of external sound from the Property are currently, and will continue to be below 
the maximum limits contained in Chapter 160 of the Town Code. 

Odor:  The Proposed Action will not generate odors.   

Light: The Proposed Action will not result in significant light impacts. The proposed lighting 
is shown on Drawing No. LP-1, entitled “Lighting Plan,” and accompanying cut sheets for 
the lighting fixtures.  The proposed lighting plan is dark sky compliant and also complies 
with Section 220-14 of the Zoning Code in that all lighting will be directed away from 
nearby streets and properties, and will not cause objectionable glare observable from such 
street and properties.  In addition, all exterior lighting will be placed or shielded so that no 
direct light source is visible at any property line at a height of more than four feet above 
grade.  As stated above, the Applicant will also utilize long lasting energy efficient LED light 
fixtures. 

Conclusion. 
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The Planning Board has conducted a coordinated review of the Proposed Action and any 
potential environmental impacts.  It has reviewed and considered Parts 1 and 2 of the Full EAF, 
and the Application, including the proposed site plans and renderings, the SWPPP and other 
project materials. 
 
The Planning Board received and considered comments and communications from Kellard 
Sessions Consulting, its planning and engineering consultants, Town professional staff, the South 
Salem Fire Chief, the Westchester County Planning Board and the public, and all comments have 
been given careful consideration.   

The Planning Board has completed a thorough and rigorous review of the identified areas of 
environmental concern.  Based upon the entire record and for the reasons discussed above, the 
Planning Board as lead agency determines that the Proposed Action will not result in any 
significant adverse environmental impact, and that any minor impacts of the Proposed Action 
have been mitigated to the maximum extent practicable. Accordingly, the Planning Board 
hereby: 1) adopts a negative declaration of environmental significance for the Proposed Action; 
and 2) determines that an environmental impact statement (“EIS”) will not be prepared.  
 
For Further Information: 

Contact person: Ciorsdan Conran, Planning Board Administrator 
   Town of Lewisboro 

79 Bouton Road 
South Salem, New York  10590 
(914) 763-3060 
Email: planning@lewisborogov.com 
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  Westchester County Planning Board Referral Review  
Pursuant to Section 239 L, M and N of the General Municipal Law and 

 Section 277.61 of the County Administrative Code 

 
George Latimer 
County Executive 
 

432 Michaelian Office Building 

148 Martine Avenue 

White Plains, New York 10601 Telephone:  (914) 995-4400 Website:  westchestergov.com 
 

May 5, 2023 

 

Ciorsdan Conran, Planning Board Administrator 

Town of Lewisboro 

79 Bouton Road 

South Salem, NY 10590 

 

County Planning Board Referral File LEW 23-001 – Overflow Parking 

Bacio Trattoria Restaurant – 19 Mark Mead Road 

Site Plan Approval 

Dear Ms. Conran: 

The Westchester County Planning Board has received a site plan (date March 10, 2023) and related 

materials for the construction of a 30 space overflow parking lot, to be used by the Bacio Trattoria 

Restaurant. The 0.906 acre property is located at 19 Mark Mead Road (SBL 20-10800-1) on the corner 

of North Salem Road within the Cross River hamlet center, and is split zoned between the R-1/2A – 

One-Family Residence and RB – Retail Business districts. The proposed lot would lie within a single-

family residential properly located across the street from the restaurant, and would require the demolition 

of an existing garage. The parking lot would be located within the RB-zoned portion of the property. 

Gravel would be used for the parking lot, with an asphalt driveway that would connect to North Salem 

Road across from the existing exit driveway for the restaurant. 

We have reviewed this matter under the provisions of Section 239 L, M and N of the General Municipal 

Law and Section 277.61 of the County Administrative Code and we offer the following comments: 

1. Creation of new parking lot.  

While we approve the use of permeable pavement for the proposed overflow parking lot, we question if 

other methods for increasing available parking for the restaurant have been explored. We note that a 

large parking lot is already located across the street serving the mixed-office building at 873 Cross River 

Road. As the office use and restaurant use may not share overlapping parking demand, we recommend 

the applicant seek a shared parking arrangement with this property as a first option rather than the 

construction of a new parking lot. 

2. Pedestrian infrastructure.  

We are pleased to note the inclusion of a sidewalk and crosswalk connecting the proposed parking lot to 

the restaurant, as this would constitute the first sidewalk within the Hamlet. We encourage this new 

infrastructure to become a catalyst for additional sidewalks within Cross River, which would provide 

safe access for pedestrians within this automobile-oriented neighborhood. 



Referral File No. LEW 23-001 – Bacio Trattoria Restaurant Overflow Parking – Site Plan 

May 5, 2023 

Page 2  

3. Croton Watershed protection.  

The site is located in the Croton Watershed. Components of the site development may be subject to 

compliance with the New York City Department of Environmental Protection (NYC DEP) Rules and 

Regulations for the Protection from Contamination, Degradation and Pollution of the New York City 

Water Supply and its Sources, including the preparation of a Stormwater Pollution Prevention Plan. 

Adequate erosion and sediment control and stormwater runoff water quality protection, both during and 

after construction, are of critical importance. 

4. Stormwater management.  

As the proposed site plan includes subsurface stormwater quality and retention infrastructure, we point 

out that subsurface methods of stormwater management can be of diminishing effectiveness over time 

if not properly cleaned and maintained. To ensure the continued operability of this stormwater 

management system in to the future, the applicant should provide an enforceable maintenance program 

that will prevent the system from being clogged with sediment, and in turn force a higher amount of 

stormwater runoff offsite. The applicant should also be encouraged to explore further at-grade 

stormwater management solutions, in addition to the proposed permeable pavement, that treat runoff on-

site wherever possible, such as the installation of vegetative rain gardens. 

Please inform us of the Town’s decision so that we can make it a part of the record. 

Respectfully, 

WESTCHESTER COUNTY PLANNING BOARD 

 

By: 

 

Blanca P. Lopez 

Acting Commissioner 

BPL/MV 

cc: Cynthia Garcia, Bureau of Water Supply, SEQR Coordination Section, NYC DEP 
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MEMORANDUM 

TO: Chairperson Janet Andersen and 
Members of Lewisboro Planning Board 

CC: Ciorsdan Conran 
Judson Siebert, Esq. 
Kevin Kelly, Building Inspector 

FROM: Jan K. Johannessen, AICP 
Joseph M. Cermele, P.E., CFM 
Town Consulting Professionals 

DATE: June 15, 2023 

RE: Kristie Moran 
119 Willow Court 
Sheet 17B, Block 10533, Lot 319 

PROJECT DESCRIPTION 

The subject property is located at 119 Willow Court within the R-MF Multifamily Residential Zoning District. 
The applicant is proposing a fourteen (14) foot by fifteen (15) foot wood deck. 

SEQRA 

The proposed action has been preliminarily identified as a Type II Action and is therefore categorically 
exempt from the State Environmental Quality Review Act (SEQRA). 

REQUIRED APPROVALS 

1. Site Development Plan Approval is required from the Planning Board; unless waived by the Planning 
Board, a public hearing is required to be held on the Site Development Plan.

2. The proposed action must be referred to the Architectural and Community Appearance Review
Council (ACARC).



 
Chairperson Janet Andersen 
June 15, 2023 
Page 2 of 2 
 
COMMENTS 

 
1. Our office defers review of the application for zoning conformance to the Building Inspector. 

 
2. The site plan must be to scale; the scale of the drawing should be identified on the plan. 

 
3. Provide a note on the plan stating that the excavated soil material will be removed from the site 

and transported properly.  
 
In order to expedite the review of subsequent submissions, the applicant should provide annotated 
responses to each of the comments outlined herein.  
 
PLANS REVIEWED, PREPARED BY RICHARD JOHN TORRES ARCHITECT AIA, DATED FEBRUARY 3, 2023: 
 
 Deck Framing Plan, Deck Floor Plan, Elevations (A1) 
 Architectural Site Plan 
 
DOCUMENTS REVIEWED: 
 
 Letter, prepared by The Meadows at Cross River Condominium II, dated August 4, 2022 
 Planning Board Application 

 
JKJ/dc 
 
https://kellardsessionsconsulti.sharepoint.com/sites/Kellard/Municipal/Lewisboro/Correspondence/2023-06-15_LWPB_Moran - 119 Willow Court_Review Memo.docx 
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GENERAL AND FRAMING NOTES:

1. ALL BUILT UP MULTI-PLY BEAMS SHALL BE FASTENED TOGETHER AS SHOWN ON PLANS. NAILING TOGETHER OF BUILT UP BEAMS SHALL NOT BE ACCEPTED.

2. THESE PLANS SHOW STRUCTURAL MEMBERS ONLY. ALL BLOCKING SHALL BE FULL DEPTH OF FRAMING MEMBERS AND SHALL BE LOCATED AS PER APPLICABLE CODES,
MIN. AND AS INDICATED ON DRAWINGS. PROVIDE FIRE BLOCKING AS PER APPLICABLE CODES.

3. ALL FRAMING LUMBER AND POSTS SHALL BE KILN DRIED PRESSURE TREATED.

4. ALL MATERIALS SHALL BE NEW AND OF THE HIGHEST QUALITY. ALL WORK SHALL BE PERFORMED IN STRICT ACCORDANCE WITH ALL APPLICABLE CODES. DIMENSION
FRAMING LUMBER SHALL BE STRESS GRADED, DOUGLAS FIR FB=1250 PSI CONSTRUCTION GRADE FOR BEAMS, JOISTS, COLLAR TIES RAFTERS, STUDS. ETC. ALL
FRAMING MATERIALS SHALL BE NEW AND FREE FROM DEFECTS. COORDINATE DIMENSIONAL LUMBER CONNECTIONS TO OTHER MATERIALS TO ALLOW FOR SHRINKAGE.

5. GENERAL CONTRACTOR SHALL INCLUDE AN ON SITE DUMPSTER AND TEMPORARY TOILET AS PART OF THEIR BASE BID PRICE.

6. MATCH EXISTING SIDING WHERE REMOVED TO PERFORM WORK.

7. THE GENERAL CONTRACTOR AND ALL SUB-CONTRACTORS SHALL BE LICENSED IN GOOD STANDING WITH GOVERNING AUTHORITIES AND SHALL CARRY ALL RISK GENERAL
LIABILITY INSURANCE AND PROPER WORKMEN'S COMPENSATION INSURANCE. ALL LICENSES AND PROOF OF INSURANCE SHALL BE PRESENTED TO THE OWNER AND
MUNICIPALITY PRIOR TO START OF WORK. THE OWNER, ARCHITECT AND MUNICIPALITY SHALL BE NAMED AS ADDITIONALLY INSURED ON THE G.C. INSURANCE POLICIES.

8. THE G.C. SHALL PROVIDE THE OWNER MATERIAL QUANTITIES AND TAKEOFFS FOR FINAL PURCHASING OF MATERIALS TO BE PURCHASED BY OWNER AND INSTALLED BY
CONTRACTOR, WHERE APPLICABLE.

9. ALL SUBSTITUTIONS SHALL BE MADE WITH PERMISSION BY OWNER AFTER PROVIDING OWNER WITH PRODUCT LITERATURE.

10. PATCH AND FILL ALL AREAS (WALLS, CEILINGS, ETC.), BOTH EXISTING TO REMAIN AND THE AFFECTED AREAS, WITH NEW MATERIALS TO MATCH AND ALIGN WITH
ADJACENT FINISH SURFACES, WHERE APPLICABLE.

11. THESE DOCUMENTS ARE LIMITED TO THE WORK OF THE NEW WOOD FRAMED DECK. ALL OTHER WORK AT THIS SITE DESIGNED BY OTHERS.

12. PROVIDE CODE COMPLIANT GRASPABLE CONTINUOUS WOOD HAND RAIL AT ONE SIDE OF DECK STAIRS. HAND RAIL SHALL RETURN TO POSTS AT TOP AND BOTTOM
OF RUN.

2 X 12 BUILT UP BEAM. FASTEN TOGETHER WITH (2) 38" Ø STAINLESS STEEL
CARRIAGE BOLTS WITH NUTS AND WASHERS @ 12" O.C., ON # ABE66
SIMPSON POST BASE ON 12" DIA. POURED CONCRETE FOUNDATION
SONOTUBE PIER,  3'-6" MIN. BELOW GRADE TO BOTTOM OF FOOTING, TYP.
ALL CONCRETE 3500 PSI., MIN. PROVIDE SOLID BLOCKING AS REQUIRED.

UNDISTURBED EARTH

1 X 12 AZEK TRIM

8" PICTURE FRAME TIMBERTECH BOARD, 34" REVEAL OVER AZEK

4 X 4 POST CONNECTED TO 2 X 12 LEDGER BOARD AND ADJACENT DECK JOIST
WITH (2) SIMPSON STRONG TIE SDS25312 SCREWS, (4) SCREWS TOTAL, TYP.
CONNECTION MEETS RCNYS TABLE R301.5(d) FOR GUARDS AND HANDRAILS.

4 X 4 TIMBERTECH POST WRAP WITH DECORATIVE BASE AND CAP DETAIL

4" TIMBERTECH DRINK RAIL

TIMBERTECH RAILING SYSTEM - BOTTOM AND TOP RAILS AND
BALLISTERS. 4" MAX. RAILING SPACING

EXISTING FIRST FLOOR

BEND METAL FLASHING OVER TOP OF ADHERED 10" STRIP OF ICE
AND WATER SHIELD OVER TOP OF LEDGER BOARD AND UP EXISTING
WALL 8" MIN.

2 X 12 DECK JOISTS @ 16" O.C. WITH SIMPSON STRONG TIE LUS210Z
JOIST HANGERS AT LEDGER BOARD CONNECTION. USE HIDDEN FLANGE
CONNECTORS AND END INSTALLATIONS.

SIMPSON STRONG TIE DTT2Z INSTALLED IN PAIRS WITH 12" DIA HDG
THREADED ROD WITH NUTS AND WASHERS. INSTALL SYSTEM @ 32" O.C.
FOR POSITIVE CONNECTION OF DECK TO EXISTING RESIDENCE.

2 X 12 LEDGER BOARD CONNECTED TO EXISTING FRAMING WITH
SIMPSON STRONG TIE SDS25312 SCREWS @ 12" O.C., STAGGERED.

INSTALL NEW  24" WIDE STRIP OF ICE AND WATER SHIELD PRIOR TO
NEW DECK FRAMING INSTALLATION.

EXISTING FIRST FLOOR FRAMING

1 X 4 TIMBERTECH DECKING - COLOR AND RANGE SELECTED BY OWNER -
WITH 1 X 8 TIMBERTECH PICTURE FRAME AT DECK EDGES.
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CONSTRUCTION DRAWINGS
DECK FRAMING  PLAN

DECK FLOOR PLAN
RIGHT SIDE ELEVATION

REAR ELEVATION
LEFT SIDE ELEVATION

CONSTRUCTION DETAIL
GENERAL AND FRAMING NOTES

ALL IDEAS, DESIGNS, ARRANGEMENTS, PLANS AND
SPECIFICATIONS INDICATED OR REPRESENTED BY
THIS DRAWING ARE OWNED BY AND ARE THE
PROPERTY OF RICHARD JOHN TORRES ARCHITECT
AND WERE CREATED, EVOLVED AND DEVELOPED FOR
USE ON AND IN CONNECTION WITH THE SPECIFIED
PROJECT. NONE OF SUCH IDEAS, ARRANGEMENTS,
PLANS OR SPECIFICATIONS SHALL BE USED BY OR
DISCLOSED TO ANY PURPOSE WHATSOEVER
WITHOUT THE WRITTEN CONSENT OF RICHARD JOHN
TORRES ARCHITECT. NO ALTERATION PERMITTED
HEREON EXCEPT AS PROVIDED UNDER SECTION
7209 SUBDIVISION 2 OF THE NEW YORK STATE
EDUCATION LAW. ONLY COPIES FROM THE ORIGINAL
OF THIS DRAWING THAT ARE MARKED WITH THE
ORIGINAL SEAL AND SIGNATURE OF THE ARCHITECT
SHALL BE CONSIDERED AS TRUE VALID COPIES.

ã  2022 RICHARD JOHN TORRES ARCHITECT

WRITTEN DIMENSIONS ON THIS DRAWING SHALL
HAVE PRECEDENCE. DO NOT SCALE DIMENSIONS
DIRECTLY OFF THIS DRAWING. CONTRACTORS SHALL
VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS
AND CONDITIONS ON THE JOB AND SHALL NOTIFY
ARCHITECT OF ANY VARIATIONS FROM THE
DIMENSIONS AND CONDITIONS SHOWN ON THIS
DRAWING.
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FOR OWNER REVIEW, BUILDING
DEPARTMENT, BIDDING AND
CONSTRUCTION
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15' WIDE X 14' DEEP WOOD DECK FOR:
THE MORAN RESIDENCE

119 WILLOW COURT (UNIT #2)

THE MEADOWS
TOWN OF LEWISBORO

WESTCHESTER COUNTY, NEW YORK

1 - DECK FRAMING PLAN
SCALE : 14" = 1'-0"

2 - DECK FLOOR PLAN
SCALE : 14" = 1'-0"

4- REAR ELEVATION
SCALE : 14" = 1'-0"

3 - RIGHT SIDE ELEVATION
SCALE : 14" = 1'-0"

5 - LEFT SIDE ELEVATION
SCALE : 14" = 1'-0"

6 - CONSTRUCTION DETAIL
SCALE : 34" = 1'-0"
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PFIZER – JÄHNIG 

ENVIRONMENTAL CONSULTING 

17 FAIRVIEW AVE.  RIDGEFIELD, CT 06877  TEL. (203) 431-8113 

   MaryJaehnigSoils@gmail.com 

 

 

April 22, 2023 

 

Wetland Delineation Report 

34 Twin Lakes Road 

Town of Lewisboro, New York 

 

Introduction: 

A wetland delineation was conducted at 34 Twin Lakes Road on April 14, 

2023 by Mary Jaehnig, soil scientist.  The 0.5+ parcel is located on the 

southern side of Twin Lakes Road and north of Lake Oscaleta.  The site 

supports a single family dwelling and detached garage. 

 

The topography descends to the south.  The site is within the watershed to 

the New York City reservoir system.  The edge of the lake was flagged in 

the field using chronologically labeled pink ribbon from 1 to 5.  The 

regulated feature on site is the edge of the lake. 

 

No New York State Department of Environmental Conservation regulated 

wetlands are located in the immediate area.  The closest is L-13, 

approximately 800 feet to the west. 

 

Soils and Vegetation: 

Soil samples were obtained using an auger.  Features noted include color, 

texture and depth to hydric indicators.  Soils were classified according to 

guidelines established by the USDA NRCS. 

 

The soils on site are Charlton-Chatfield complex, very rocky and Udorthent, 

or fill. 

 

The Charlton-Chatfield complex is located on the slopes in the northern 

portion of the site.  This soil consists of the deep and well drained Charlton 

loam, the somewhat deep and well drained Chatfield loam in a landscape 

with stones and boulders.  The depth to bedrock in Charlton loam usually 

exceeds 5 feet  below grade and averages 20 to 40 inches below grade in 

Chatfield loam.  The depth to the water table usually exceeds 6 feet below 

grade for both loams. 

 

 



PFIZER – JÄHNIG 

ENVIRONMENTAL CONSULTING 

17 FAIRVIEW AVE.  RIDGEFIELD, CT 06877  TEL. (203) 431-8113 

   MaryJaehnigSoils@gmail.com 

 

The Udorthent is located to the rear of the dwelling in the nearly level 

portion of the site.  The fill was brought in by hand during the early to mid 

part of the last century.  The fill consists of sandy loam, clayey loam and 

gravelly sands, and was smoothed over wetland soil.  The depth to the fill is 

approximately 20 inches thick and is considered Udorthent. 

 

The edge of the lake is defined by stonework.  The uplands are maintained 

as grassed lawn with light woods in the northern portion of the lot.  Mature 

trees include red cedar, red oak, red maple, white pines, Eastern hemlock, 

planted weeping willow.  Ornamental shrubs have been planted. 

 

 

Submitted by, 

Mary Jaehnig 



John Kellard, P.E.
David Sessions, RLA, AICP 

Joseph M. Cermele, P.E., CFM
Jan K. Johannessen, AICP
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MEMORANDUM 

TO: Chairperson Janet Andersen and 
Members of Lewisboro Planning Board 

CC: Ciorsdan Conran 
Judson Siebert, Esq. 
Kevin Kelly, Building Inspector 

FROM: Jan K. Johannessen, AICP 
Joseph M. Cermele, P.E., CFM 
Town Consulting Professionals 

DATE: June 15, 2023 

RE: Michael Samberg 
6 Cove Road 
Sheet 33B, Block 11157, Lot 029 

PROJECT DESCRIPTION 

The subject property consists of ±1.5 acres of land and is located at 6 Cove Road within the R-1/2A 
Residential Zoning District.  The subject property is developed with a residence, garage, boardwalk, dock 
and two (2) small gravel parking areas off Cove Road. The subject property contains wetlands regulated by 
the New York State Department of Environmental Conservation (NYSDEC) and the Town of Lewisboro and 
all of the existing improvements are located within the wetland proper or wetland buffer.  The applicant 
is proposing to renovate the garage, install a new gravel driveway, and remove two (2) existing gravel pull-
off areas adjacent to the street.  Two (2) stair footings and a walkway are proposed within the wetland 
proper and the remainder of the improvements are proposed within the buffer.  

SEQRA 

The proposed action has been preliminarily identified as a Type II Action and is therefore categorically 
exempt from the State Environmental Quality Review Act (SEQRA). 



 
Chairperson Janet Andersen 
June 15, 2023 
Page 2 of 4 
 
REQUIRED APPROVALS 
 
1. A Wetland Activity Permit is required from the Planning Board; a public hearing is required to be 

held on the Wetland Permit. 
 

2. If land disturbance exceeds 5,000 s.f., a Town Stormwater Permit will be required from the Planning 
Board as will coverage under the NYSDEC SPDES General Permit for Stormwater Discharges from 
Construction Activity (GP-0-20-001). 
 

3. A Floodplain Development Permit is required from the Town Building Inspector in accordance with 
Chapter 126, Flood Damage Prevention, of the Town Code.  
 

4. Work proposed within the Town right-of-way will require a Driveway Opening Permit from the 
Town Highway Superintendent. 
 

5. An Article 24 Freshwater Wetland Permit is required from the NYSDEC. 
 
6. The proposed action may require a permit from the Army Corps of Engineers (ACOE). 
 
COMMENTS 

 
1. We defer review of the plan for zoning compliance to the Building Inspector; the Planning Board 

should refer the application to the Building Inspector for review. 
 

2. Upon receipt, submit the NYSDEC Article 24 Freshwater Wetland Permit; provide a copy of the 
application materials submitted to the NYSDEC. 
 

3. Identify when the wetland boundary was delineated and by whom.  If the wetland delineation 
was conducted more than 2 years ago, provide an updated delineation or, if applicable, provide a 
letter from the wetland delineator indicating that the wetland boundary, as shown on the plan has 
not changed and remains accurately reflected based upon a recent site inspection. 
 

4. Proposed footings for the exterior stairs, as well as a proposed walkway, is located within the 
wetland proper; can this be avoided?  The applicant should coordinate with the Army Corps of 
Engineers regarding their extent of jurisdiction. 
 

5. It is recommended that the proposed planting area be extended on the east side of the walkway, 
adjacent to the proposed driveway and existing (to be refurbished) garage. 
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6. The plan specifies the mitigation area to be 1,500 s.f. in size; however, the Note 2 on Sheet C-101 

states that the area is 1,350 s.f.; please resolve this discrepancy.  
 
7. The planting plan shall include the specie type, size, quantity and spacing of all proposed plant 

material.  Areas to be seeded with the wetland seed mix should be illustrated; quantify the 
amount (lbs.) of seed required. 
 

8. It is recommended that a physical demarcation of the wetland mitigation area (defining the new 
edge of lawn) be incorporated into the mitigation plan. 
 

9. Provide notes or a detail relative to the gravel driveway removal and restoration areas.  All gravel 
shall be removed and a minimum of six (6) inches of topsoil shall be installed. Specify the seed mix 
to be used to establish the lawn. 
 

10. The existing septic field should be shown to be cordoned off during construction with temporary 
fencing. 
 

11. The parking area removals/restoration areas should be included within the limits of disturbance.  
Additionally, silt fence should be shown downgrade at the location of the existing parking area 
restoration.  All erosion controls shall be shown within the limits of disturbance. 
 

12. An existing shed adjacent to Cove Road is not shown on the plan; will this shed remain? 
  

13. The subject parcel and proposed improvements are located within the 100-year FEMA Floodplain 
(Zone A).  The floodplain boundary shall be depicted on the plan, as should the base flood 
elevation.  A Floodplain Development Permit will be required in accordance with Chapter 126 of 
the Town Code. 
 

14. The plan shall demonstrate that compensatory flood storage has been provided to off-set the 
proposed fill in the floodplain. 

 
15. The applicant shall submit an updated existing conditions survey, signed and sealed by a NYS 

Licensed Land Surveyor.   
 

16. The plan shall illustrate existing topography (2-foot contours) and any proposed grading including, 
spot grades, as appropriate.  The finished floor elevation of the existing garage shall be identified 
on the plan, along with proposed spot elevations within the proposed driveway and at the street. 
The applicant may choose to use Westchester County GIS topo if same accurately reflects existing 
condition along with field measurements. 
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17. The plan shall include a Bulk Zoning Table comparing the requirements of the underlying Zoning 

District to the existing and proposed condition; required variances and existing nonconformities 
shall be noted below the table.  

 
18. Provide construction details for the proposed exterior garage stairs and the proposed stone 

walkways.  
 
19. The applicant shall submit architectural floor plans and elevations, signed and sealed by a NYS 

Registered Architect or Professional Engineer, for the interior garage improvements.  Provide 
existing and proposed floor areas. 
 

20. The existing conditions plan should note/illustrate all proposed removals. 
 
21. The Tax Parcel Identification number(s) shall be identified on the plan. 
 
In order to expedite the review of subsequent submissions, the applicant should provide annotated 
responses to each of the comments outlined herein.  
 
PLANS REVIEWED, PREPARED BY ALP ENGINEERING, DATED MARCH 24, 2023: 
 
 Existing Condition Plan (C-100) 
 Site Plan (C-101) 
 Erosion & Sediment Control Plan/Construction Details (C-111) 
 
DOCUMENTS REVIEWED: 
 
 Letter, prepared by ALP Engineering, dated April 24, 2023 
 Wetland Permit Application 

 
JKJ/dc 
 
https://kellardsessionsconsulti.sharepoint.com/sites/Kellard/Municipal/Lewisboro/Correspondence/2023-06-15_LWPB_Samberg - 6 Cove Road_Review Memo.docx 



TO:     The Town of Lewisboro Planning Board 

FROM:  Lewisboro Conservation Advisory Council  

SUBJECT: Samberg Residence, 6 Cove Road, South Salem, NY 10590 

DATE:  June 7, 2023 

 

The Conservation Advisory Council (CAC) has reviewed the materials submitted by the 

applicant for a garage renovation and installation of a driveway, walkway and steps. 

The garage renovation has no impact on the wetland.  The addition of the walkway and steps 

have a total wetland impact of 154 s.f. 

The drawings submitted shows a wetland mitigation area.  The CAC would like to see details of 

the planting and an area calculation. 











 
 

TOWN OF LEWISBORO 
ENVIRONMENTAL QUESTIONNAIRE 

 
Fee: $50.00 

 

Date: 03/31/2023
  

 

The purpose of this Questionnaire is to determine whether a Town Wetland Permit, a Town Stormwater Permit and/or 
coverage under the NYSDEC SPDES General Permit for Stormwater Discharges from Construction Activity is required. This form 
does not provide authorization to commence work. 

 

Project Address:      6 COVE RD  
 

S/B/L: 11157-029-033B 
 

Project Description:  Modification to an existing garage building for vehicular access and add flagstone 
walkway  

 

This questionnaire must be accompanied with a Site Plan or, at a minimum, a Plot Plan which clearly illustrates the location and 
dimensions of the proposed activity. Said plans must include a line which encircles the total area of proposed land disturbance 
and the approximate area of disturbance must be calculated (square feet). Failure to submit these items will delay review. 

 

Owner’s Name: SAMBERG, MITCHELL D. & LYNN Phone:    
 

Owner’s Address: 6 COVE ROAD SOUTH SALEM, NY Email:    
 

Agent’s Name (if applicable): SAMBERG, MITCHELL D. & LYNN Phone:    
 

Agent’s Address: 6 COVE ROAD, SOUTH SALEM NY Email:    
 

I hereby grant permission to the Town’s professional consultants to enter onto my property to conduct a 
site inspection. 
Owner (Signature): SAMBERG, MITCHELL D. & LYNN Date:  03/15/2023  

 

  FOR TOWN USE – PLEASE DO NOT WRITE BELOW THIS LINE  
 

1. The use of the property is? Residential 
 

2. Is a Town Wetland Permit required?  Yes 
If Yes, what type of Wetland Permit is required?  Planning Board 

 
3. Is the project located within the NYCDEP Watershed?  Y e s  

 
4. Area of proposed disturbance:   TBD 

 
5. Is a Town Stormwater Permit required?  TBD 

If Yes, the approval authority will be?    
 

6. Will the project require coverage under the NYSDEC General Permit for Stormwater Discharges 
from Construction Activity?   

 

Application Fee (if required): Wetland Permit $: 255 plus escrow
 Stormwater Permit $:  tbd  

 

Notes:  Applicant to schedule meeting with Wetland Consultant before making application to the 
Planning Board-pre application meeting required  

 

 Date:  03/31/2023  
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Site Plan

6 Cove Rd Site_03-09-2023

NOTES:

1. Area of wetland and wetland buffer disturbance has been
calculated to be:

· Direct wetland disturbance:
Flagstone walk 130 s.f.
Piers and steps to attic 24 s.f.
TOTAL 154 s.f.

Wetland Buffer disturbance:
Driveway 1012 s.f.
Installation of stepping stones 180 s.f.
Walkway on south side of garage 5 s.f.
Piers and steps to attic 73 s.f.
TOTAL  1270 s.f.

2. One area is proposed for mitigation, in the field to the west of the
new driveway.  The mitigation will involve removing existing
(hydric) lawn within the regulated wetland and planting this area
with native trees, shrubs and herbaceous species.  The mitigation
area will cover 1,350 s.f.

ARCHITECT:
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View from Cove Road toward garage building

New doors would be installed on west facade to provide vehicular access
into building

Flagstone walk to be installed to new gravel access to garage.

View of boardwalk to existing house on the lake.

PLANT LIST FOR MITIGATION AREA

TREES

Botanical Name Common Name
Acer rubrum Red Maple
Amelanchier canadensis Shadblow
Betula nigra River Birch
Quercus palustris Pin Oak

SHRUBS

Botanical Name Common Name
Clethra alnifolia Summersweet Clethra
Cornus racemosa Gray Dogwood
Ilex verticillata Winterberry
Itea virginica Virginia Sweetspire
Leucothoe fontanesiana Drooping Leucothoe
Lindera benzoin Spicebush
Sambucus canadensis Eldeerberry

HERBACEOUS

Botanical Name Common Name
Comptonia peregrina Sweet Fern
Matteuccia struthiopteris Ostrich Fern
Osmunda cinnamomea Cinnamon Fern
Osmunda regalis Royal Fern

SEED MIXES

ERNMX-131 OBL Wetland Mix
(Seed Mixes from Ernst Conservation Seeds, Inc.
8884 Mercer Pike, Meadville PA 16335
(800) 873-3321 / sales@ernstseed.com
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Erosion & Sediment
Control Plan /

Construction Details

6 Cove Rd Site_03-09-2023

Gravel Driveway
3

ARCHITECT:
Michael Messinger, RA
Messinger Architecture LLC
16 Washington Avenue
Bedford, New York 10506
914-908-0225

Silt Fence 1 Construction Fence 2 Soil Stockpile
4

CONSTRUCTION SEQUENCE NARRATIVE FOR SITE CONSTRUCTION

All erosion and sedimentation control measures and procedures shall
comply with the latest edition (2016) of the New York State Department
of Environmental Conservation publication Standards and Specifications
for Erosion and Sediment Control. Erosion control measures shall be
installed prior to the start of construction and maintained in effective
condition throughout the construction period.

Land disturbance shall be kept to a minimum. Restabilization and final
stabilization of disturbed ground surfaces shall be scheduled as soon as
practicable following disturbance.

Notify all appropriate authorities (i.e., Town of Lewisboro Building
Department - Telephone: (914-763-3060) at least 48 hours prior to the
commencement of site work.

Identify Disturbance Limits - Identify in the field with flagging or markers
the limits of the areas to be disturbed within the property in accordance
with the drawing C-111.

Call Dig Safe New York - Contractor is required to verify all existing
underground and overhead utilities prior to any construction activity by
calling Dig Safe New York and conducting one's own due diligence.

Definition: Final Stabilization - means that all soil disturbance activities
have ceased and a uniform, perennial vegetative cover with a density of
eighty (80) percent over the entire pervious surface has been established;
or other equivalent stabilization measures, such as permanent landscape
mulches, rock rip-rap or washed/crushed stone have been applied on all
disturbed areas that are not covered by permanent structures, concrete
or pavement.

CONSTRUCTION SEQUENCE

1. Site Preparation - The existing gravel driveway is to be used for
access for the site construction activities (see drawing C-111).

2. Install Erosion and Sediment Control Measures:
Install silt fence as per the instructions of the manufacturer and as
shown on the construction details.  Silt fence shall be installed in the
locations as shown on the drawings.  Where one length of silt fence
ends and another begins, provide a minimum 10 foot overlap.
Additional silt fence may be placed in the field at the discretion of
representatives of the approving authorities.  Silt fence shall be
maintained in operable condition and shall not be removed until
disturbed areas are thoroughly stabilized.

3. Install the stabilized construction entrance in the location shown on
the plan and maintain the entrance throughout the duration of the
work.

4. Install construction fencing measures as delineated on the drawings
to ensure that impacts to existing site improvements, including the
septic system, trees and vegetation to remain are avoided.

5. Fence in an area for trash and waste to prevent it from being blown
and washed to neighboring properties, the watercourses, or to the
public street.

6. Garage Interior Renovation and Driveway Construction - Following
the installation of the soil erosion and sediment controls measures,
prepare the garage driveway area for its construction.  Stockpile
topsoil and removed to install the driveway and protect the stockpile
in the location shown on the drawings and in accordance with the
detail.  Any excess soil material shall be removed off-site.  Renovate
the garage in accordance with the architect's plans.  Install the stone
for the new driveway access to the garage.  Install the walkway from
the driveway to the door on the south side of the garage building in
accordance with the plans.

7. Prepare the Disturbed Area for Final Stabilization and Planting -
Clean up all residual site debris and litter and prepare all disturbed

areas, plus the wetland mitigation area for topsoiling and seeding
and/or planting.

8. Prior to final stabilization, restore the permeability of areas that
were disturbed by construction activity by following the Soil
Restoration steps in accordance with the New York State
Stormwater Management Design Manual, as follows:
· Apply 3 inches of compost over subsoil.
· Till compost into subsoil to a depth of at least 12 inches using a

cat-mounted ripper, tractor-mounted disc, or tiller, mixing, and
circulating air and compost into subsoils.

· Rock-pick until uplifted stone/rock materials of four inches and
larger size are cleaned off the site.

· Apply topsoil to a depth of 6 inches.
· Vegetate as required by approved plan.
· Provide straw mulch cover over seeded areas.

9. All disturbed areas are to be seeded with the permanent grass seed
mix noted in the specifications.

10. Remove the erosion control measures only after full vegetative
stabilization occurs on the site.

EROSION AND SEDIMENT CONTROL MAINTENANCE SCHEDULE
Silt Fence: Maintenance shall be performed as needed and material
removed when bulges develop in the silt fence.  Inspection for physical
damage to the silt fence material shall be made during the weekly
inspection.  If filter fabric shows signs of decomposing or is damaged, it
shall be repaired immediately.  Typically, this entails installing a new line
of silt fence adjacent to the damaged line.

Soil Stockpiling: Perimeter sediment controls around each stockpile is to
consist of silt fence installed in accordance with the standards delineated
above.  The silt fence shall be maintained as noted above.  Stockpiles and
fill area shall be inspected at least weekly for signs of erosion or problems
with plant establishment.

NOTES:

1. Area of land disturbance has been calculated to
be 1,781 square feet (0.0409 acres).
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