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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, May 16, 2023     Courtroom at 79 Bouton Road 

 

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

  

I. EXTENSION OF TIME REQUESTS 

 

Cal #07-21PB 

Cross River Pharmacy, 890 Route 35, Cross River, NY 10518; Sheet 20, Block 10801, Lot 30 (Central Ave., 

White Plains, LLC., owner of record) - Extension of time request for a Change of Use Permit Approval and 

Waiver of Site Development Plan Procedures granted in the above-referenced application on October 19, 2021; 

current expiration date was April 19, 2023. 

 

Cal #03-22PB 

Arbor Hills Water System, 0 Brundige Drive, Goldens Bridge, NY 10526; Sheet 12, Block 11152, Lot 200 

(Arbor Hill Waterworks, Inc, owner of record) - Extension of time request for the Site Development Plan 

Approval granted in the above-referenced application on May 17, 2022; current expiration was May 17, 2023. 

 

Cal #09-22PB 

Indian Hills Water System, 0 Apache Circle, Katonah, NY 10536; Sheet 10, Block 11152, Lot 189 

(Waccabuc Water Works, Inc, owner of record) - Extension of time request for the Site Development Plan 

Approval granted in the above-referenced application on June 21, 2022; current expiration is June 21, 2023. 

 

 

II. PUBLIC HEARINGS 

  

Cal #06-22PB, Cal #05-22WP, Cal #03-22SW 

Waccabuc Country Club Snack Bar, 18 Perch Bay Road, Waccabuc, NY 10597; Sheet 25A, Block 10813, 

Lot 1 & 0 Tarry-A-Bit Lane, Waccabuc, NY 10597; Sheet 25, Block 11155, Lot 148 (Waccabuc Country 

Club Co., owner of record for both lots) - Application for beachfront improvements including renovation of the 

boathouse, construction of a pavilion, replacement of the snack bar, and installation of accessible parking and 

walkways. 

 

Cal #16-22PB  

ATC Tower, 0 Route 35 (Leon Levy Preserve), South Salem, NY 10590; Sheet 40, Block 10263, Lot 62 

(American Towers Corp., owner of record) - Application for a special use permit renewal. 

 

 

III. DECISION 

 

Cal #08-21PB  

Oakridge Common, 920 Oakridge Common, South Salem, NY 10590; Sheet 49D, Block 9829, Lot 10 (Smith 

Ridge Housing, LLC, owner of record) – Application for a change of use from restaurant to residential. 

 

 

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 #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. 
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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. 

 

 

V. WETLAND PERMIT REVIEW 

 

Cal #41-22WP, Cal #20-22SW 

Nelson Residence, 30 Gideon Reynolds Road, Cross River, NY 10518; Sheet 16, Block 10533, Lot 515 

(John & Christina Nelson, owners of record) – Application for a pool, patio and plantings. 

 

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#15-23PB 

Rose patio, 15 Truesdale Lake Drive, South Salem, NY 10590; Sheet 36L, Block 10815, Lot 30 (Ellen & 

Robert Rose, owners of record) – Application for a patio. 

 

Cal#18-23WP, Cal#07-23SW 

Altholz driveway, 327 Waccabuc Road, Goldens Bridge, NY 10526; Sheet 7, Block 11137, Lot 30 (Michelle 

& Michael Altholz, owners of record) – Application for a driveway. 
 

Cal#16-23WP 

Catalano dock, 30 Twin Lakes Road, South Salem, NY 10590; Sheet 34A, Block 11831, Lot 15 (Agnes 

Catalano and Teresa Martens, owners of record) – Application for a dock. 

 

Cal #19-23WP, Cal#08-23SW 

Berk and Silvan Residence, 80 Ridgefield Ave, South Salem, NY 10590; Sheet 29, Block 10553, Lot 118 

(Marnie Berk & Jon Silvan, owners of record) – Application for a patio and walkway. 

 

 

VI. WETLAND VIOLATION  

 

Cal #01-23WV 

Ference and Malan Residence, 72 Chapel Road, Waccabuc, NY 10597; Sheet 30, Block 10802, Lot 23  

& Ashley Ference & Michael Malan, owners of record)  

 
 

VII. SITE VISIT REPORT 

 

Cal #09-19WP, Cal #05-19SW 

Kranz vacant land, 0 Elmwood Road, South Salem, NY 10590, Sheet 43, Block 10302, Lot 23 (Alexander 

Kranz, owner of record) – Application for a single-family residence, driveway, septic system and well.  

 

 

VIII. CORRESPONDENCE  

 

Ridgefield, CT Planning and Zoning Commission to amend its Town Code §2.2 and §7.3.D.4 related to  

electric vehicles charging stations.   
 

 

IX. MINUTES OF April 18, 2023. 

     

 

X. NEXT MEETING DATE: June 20, 2023. 

 

 

XI. ADJOURN MEETING. 
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H2M Architects, Engineers, Land Surveying and Landscape Architecture, DPC (NY) offers its services in NY only 
H2M Architects & Engineers, Inc. (NJ) offers its services in NJ, DE, CT, FL, LA, MA, PA, VA only 
H2M Associates, Inc. (NJ) offers its engineering, land surveying, landscape architecture services in NJ only h2m.com 

April 14, 2023 
 
Janet Andersen, Chairperson 
Town of Lewisboro Planning Board 
79 Bouton Road 
South Salem, NY 10590 
 
Re: Liberty Utilities 
 Arbor Hills Water System Improvements 

Sheet 0013, Block 11152, Lot 011 
Site Plan Extension Request 

 
Dear Chairperson Andersen, 
 
As you may recall, your Board granted conditional approval for the Arbor Hills Water System Improvements at your 
May 17, 2022 meeting. The subject project proposes a new water treatment building (public utility) on the existing 
site of a water treatment and supply facility on a 4.635-acre parcel (32.1-2-1) in the R-2A (One Family Residence, 
2-acre min. lot area) having frontage on Brundige Road and Waccabuc Road (County Route 138). 
 
As noted on Page 3 of the Resolution, Conditions #1-8 must be completed within six (6) months from the date of 
the resolution. While our office has progressed design, certain items cannot be finalized the project receives 
approval from the Westchester County Health Department (WCHD). Our office made submissions to the WCHD on 
November 30, 2021, and August 25, 2022. On January 31, 2023, we received comments from the WCHD and 
scheduled a meeting to review these with the WCHD on February 14, 2023 which then required rework of treatment 
equipment with the manufacturer. Our office is currently working on revising plans to address these comments and 
anticipates a resubmission shortly. 
 
At your November 15, 2022 meeting, your Board granted a six (6) month extension with a new expiration date of 
May 17, 2023; we would request placement on your upcoming May 16, 2023 Agenda for consideration of an 
additional six (6) month extension until November 22, 2023. 
 
Very truly yours, 

 
H2M architects + engineers 

 
 

Sean F. Peters 
Project Engineer 
 
Enclosures 
 
cc: Jason Tse, Liberty Utilities (w/ enclosures) 
 John Kilpatrick, Liberty Utilities (w/ enclosures) 
 Christopher Wright, Project Manager (w/ enclosures) 
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April 14, 2023 
 
Janet Andersen, Chairperson 
Town of Lewisboro Planning Board 
79 Bouton Road 
South Salem, NY 10590 
 
Re: Liberty Utilities 
 Indian Hills Water System Improvements 

Sheet 0010, Block 11152, Lot 189 
Site Plan Extension Request 

 
Dear Chairperson Andersen, 
 
As you may recall, your Board granted conditional approval for the Indian Hills Water System Improvements at your 
June 21, 2022 meeting. The subject project proposes a new water treatment building (public utility) on the existing 
site of a water treatment and supply facility on an 8.2134-acre parcel (31.4-3-3) in the R-2A (One Family Residence, 
2-acre min. lot area) having frontage on Apache Circle Road and Waccabuc Road (County Route 138). 
 
As noted on Page 4 of the Resolution, Conditions #1-6 must be completed within six (6) months from the date of 
the resolution. While our office has progressed design, certain items cannot be finalized the project receives 
approval from the Westchester County Health Department (WCHD). Our office made submissions to the WCHD on 
September 1, 2021, and July 28, 2022. On April 12, 2023, we received comments from the WCHD. Our office is 
currently working on revising plans to address these comments and anticipates a resubmission shortly.  
 
At your November 15, 2022 meeting, your Board granted a six (6) month extension with a new expiration date of 
June 21, 2023; we would request placement on your upcoming May 16, 2023 Agenda for consideration of an 
additional six (6) month extension until December 20, 2023. 
 
Very truly yours, 

 
H2M architects + engineers 

 
 

Sean F. Peters 
Project Engineer 
 
Enclosures 
 
cc: Jason Tse, Liberty Utilities (w/ enclosures) 
 John Kilpatrick, Liberty Utilities (w/ enclosures) 
 Christopher Wright, Project Manager (w/ enclosures) 
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April 25, 2023 
 
 
 
Town of Lewisboro Planning Board 
Janet Andersen, Planning Board Chair 
79 Bouton Road 
South Salem, NY 10590 
 
RE: Beach Club Improvements Project 

Waccabuc Country Club  
Perch Bay Road 
Waccabuc, NY 

 TM# Block 11155, Lot 148, Sheet 25 and Block 10813, Lot 01, Sheet 25A 
 

Chair Anderson and Members of the Board: 

Please find enclosed the following plans provided in support of an application for site development 
plan, wetland permit and stormwater permit approvals for the above referenced project: 

• Site Plan Set (10 Sheets Total), last revised April 25, 2023. 

When we met with the Board on April 18, 2023 we provided an update on project progress.  Items 
discussed include the following: 

• The project has received the necessary Variance from NYC Department of Environmental 
Protection (NYCDEP) for proposed impervious surfaces within the limiting distance of Waccabuc 
Lake, a NYCDEP watercourse / waterbody.   

• The site plans have been updated to include proposed improvements and information relative to 
fire department access to the site and fire protection.  These items had been previously submitted 
to the Town Building Inspector and/or Planning Board and had been discussed or reviewed with 
the Fire Chief.  Elements incorporated include: 

o Existing grade driveway profile. 

o Fire Access Plan has been added to the plan set.  This diagram depicts fire protection 
access and  fire department setup at the site based on discussion with the Fire 
Department. 

o Underground fire tank location – to provide a source of water for fire department use for 
fire protection and water supply for sprinklers for new buildings. 

o The location of a generator and main shutoff / transfer switch have been added to the 
plan.  The generator will provide backup power to the proposed fire pump for the 
sprinklers and fire tank and for the Snackbar.   

o Driveway widening for select portions of the existing driveway to 20 feet wide for fire 
access.  Widening to be accomplished using “Turfgrass Pavers” – detail for turfgrass 
pavers has been added to the detail sheet. 
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o As noted at the meeting, these changes will require the removal of 3 additional trees for 
the driveway widening for fire department access.  Additional plantings have been 
provided in the area and the tables have been updated on the site plan. 

• Additional updates to the site plans as follows: 

o The pedestrian connection to the beach area has been revised and will be provided with 
a chair lift on the railing to provide handicap access to the beach. 

o The septic system design has been refined and the OWTS fields have been further 
reduced in size based on review with the WCDH.   

o Existing drainage culverts near the OWTS fields have been removed due to proximity to 
new OWTS area and the drainage has been relocated to the west side of the driveway.  
Additional benefit of this change to site drainage eliminates an existing discharge to steep 
slopes. 

Based on comments from the Jan Johannessen, AICP from Kellard Sessions memorandum 
dated February 24, 2023, we offer the following: 

SEQRA 

The Planning Board adopted a negative declaration determination of significance at their October 
18, 2022 meeting. 

Required Approvals/Referrals 

1. It is understood that Site Development Plan Approval, a Town Stormwater Permit, and a 
Wetland Activity Permit is required from the Planning Board and a public hearing is required to 
be held.   

2. The applicant has received approval and variances from the Zoning Board of Appeals. 

3. The project received approval from the Architecture and Community Appearance Review 
Council (ACARC). 

4. The applicant will defer to the Building Inspector for whether a Floodplain Development Permit 
will be required. 

5. The applicant is proposing new impervious surfaces within the 100-foot limiting distance and a 
Variance has been approved by NYCDEP.  

6. As discussed at the Planning Board meeting our office has been working with the WCDOH on 
the onsite wastewater treatment system.  The most recent submission to address comments 
was resubmitted to WCDOH on April 18, 2023.  

7. It is noted that the project is located within the NYC East of Hudson Watershed and will consist 
of land disturbance greater than 1 acre. NYSDEC SPDES General Permit GP-0-20-001 
coverage will be required for the subject project.  

8. Westchester County Planning Board Section 239-m referral has been made on behalf of the 
project.  A letter was received May 20, 2022.  As noted in the letter, the county had no objection 



Town of Lewisboro Planning Board Page 3 of 4 
RE: Beach Club Improvements Project, Waccabuc Country Club,  
Perch Bay Road, Waccabuc, NY April 25, 2023 

 

_________________________________________________________________________________________________________ 

042523pb.doc Insite Engineering, Surveying & Landscape Architecture, P.C. 

to the Lewisboro Planning Board assuming Lead Agency status and noted that the project may 
be subject to compliance with the NYCDEP Rules and Regulations. 

Comments 

1. The applicant has had several meetings with the Fire Department.  The “Fire Access Plan,” 
dated March 24, 2023, has been reviewed by the Fire Department and incorporated into the 
latest site plan set. 

2. Approval of the project SWPPP and the Variance has been granted by the NYCDEP dated 
April 14, 2023. 

3. We are awaiting approval from the WCDOH for approval of the septic system. 

Based on comments from Kevin J. Kelly, Town of Lewisboro Building Inspector, dated April 
17, 2023, we offer the following: 

1. Handicap accessibility will be provided to the beach area by a chair lift. The lower stairs leading 
to the beach from the pavilion deck will be reconstructed to allow for the chair lift to be installed. 
Drawing SP-1 has been updated to show the new layout of the stairs. 

2. Knox boxes will be provided at the entrance gate, in the lower gravel parking area at the top of 
the wooden stairs and near the buildings in the waterfront area in locations to be determined 
during construction to the satisfaction of the fire department and the Building Inspector. 

3. The boathouse and snack bar will be provided with sprinklers. 

• The sprinklers will utilize an on-site water supply consisting of underground water storage 
tanks(s) sized in accordance with the NYS Building and Fire Codes. 

• The on-site water storage will be sized and available for use by the Fire Department for 
fire protection at the site and will include a connection for the Fire Department use. 

• The tank will be located under the gravel parking area. The site plan set has been updated 
to show the location of the tank. 

• A dedicated fire pump will be provided for the sprinkler system with a backup generator, to 
the satisfaction of the Building Inspector. 

4. Fire apparatus access to the site was reviewed by the Building Inspector and Fire Chief during 
a recent field inspection. We have included the Fire Access Plan into the current sheet plan set. 

• The main north-south driveway will be utilized for fire department access to the waterfront 
area. 

• Based on discussions with the Fire Chief: 

o Select portions of the existing driveway will be widened to 20 feet. Turfstone pavers 
have been specified in the site plan set and a detail has been provided. 

o The fire access lane will be plowed in the winter. 
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• A NYS Fire Code-conforming turnaround has been provided at the lower parking lot and is 
indicated on Sheet SP-1. 

It is acknowledged that final construction drawings will be submitted to the Building Department 
prior to issuance of Building Permits. 

We look forward to meeting with the Board at the May 16, 2023 meeting.  At that time, we will 
respectfully request that the Board consider closing the public hearing and voting on conditional site plan 
approval for the project.  

Should you have any questions or comments regarding this information, please feel free to contact 
our office. 

Very truly yours, 

INSITE ENGINEERING, SURVEYING & LANDSCAPE ARCHITECTURE, P.C. 
 
 
 

By:  ______________________________  
Zachary M. Pearson, PE 
Principal Engineer 

ZMP/dlm 

Enclosures 

cc:  Mr. Peter Hall, via email  
 Mr. John Assumma, via email 
 Mr. Michael Sirignano, Esq., via email 
 Mr. John M. Doyle, AIA, Doyle Coffin Architecture LLC, via email 
 Mr. Jan Johannessen, via email 
  
 
Insite File No. 20228.100 
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David Sessions, RLA, AICP 

Joseph M. Cermele, P.E., CFM
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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: May 12, 2023 

RE: Wendy & Joshua Green 
114 Willow Court 
Sheet 17B, Block 10533, Lot 314 

PROJECT DESCRIPTION 

The application involves the demolition of an existing 125 s.f. deck and constructing a new 231 s.f. deck in 
the same location within the R-MF Zoning District.  

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/REFERRALS 

1. Site Development Plan Approval is required from the Planning Board; it appears that the
application qualifies for Waiver of Site Development Plan Procedures, as provided under Section
220-47 of the Zoning Code.

2. The application must be referred to the Westchester County Planning Board in accordance with
Section 239-m of the General Municipal Law; the application qualifies for a “notification only”
referral.  The Planning Board Administrator will coordinate this referral.



 
Chairperson Janet Andersen 
May 12, 2023 
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COMMENTS 

 
1. On the submitted Site Development Plan/Subdivision Plat Application, the applicant answered 

“No” in relation to the site being within the New York City Watershed.  This should be checked 
“Yes”, as the site is located within the Croton River Basin.  
 

2. The Building Inspector should review the application for zoning compliance.  Provide a Bulk 
Zoning Table on the Site Plan and illustrate applicable zoning setbacks; dimension the closest part 
of the deck to the closest property line. 
 

3. The Site Plan illustrates a drainage swale in close proximity to the proposed deck; please 
demonstrate that the deck will have no impact on existing drainage features. 

 
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 VAIL ARCHITECT, DATED DECEMBER 8, 2022: 
 
 Title Sheet & Plans (A1) 
 Elevations (A2) 
 Sections (A3) 

 
PLAN REVIEWED, PREPARED BY BRUCE P. HELMES AIA: 
 
 Grading, Drainage & Utilities Phase II 
 
DOCUMENTS REVIEWED: 
 
 Site Development Application 
 The Meadows at Cross River Condominiums Deck Approval, dated December 21, 2022 
 Site Plan Sketch 

 
JKJ/dc 
 
https://kellardsessionsconsulti.sharepoint.com/sites/Kellard/Shared/Jan/PENDING/01 Lewisboro/2023-05-12_LWPB_Green - 114 Willow Court_Review Memo.docx 



TO:     The Town of Lewisboro Planning Board 

FROM:  Lewisboro Conservation Advisory Council  

SUBJECT: Green deck, 114 Willow Court, Cross River, NY 10518 

DATE:  May 10, 2023 

 

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

for the enlargement of an existing deck. 

The submitted drawing was insufficient to determine the layout of the new deck and its relation 

to any wetland.  The CAC would like to see plans submitted with sufficient detail including the 

wetland and wetland boundary lines.   
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