
 

 
 
 
 

 
March 25, 2024 
 
Honorable Chairman Carthy and 
Members of the Planning Board  
Town of North Castle 
15 Bedford Road 
Armonk, New York 10504 
 
RE: JMC Project 20044 
 4 Tripp Lane Zoning Compliance 
 4 Tripp Lane 
 Town of North Castle, New York 
 
Response to KSCJ Comments Outlined in a Memorandum Issued to the 
Conservation Board & Planning Board, dated February 15, 2024. 
 
Chairman Carthy and Members of the Planning Board: 
 
This letter has been prepared to address comments from KSCJ, dated February 15, 2024, the Town’s 
Planning Department staff. 
 
To assist in your review of the revised documents, we are pleased to provide the following, which 
restates the comments from the above referenced memorandums, followed by our responses: 
 
Comment No. 1 

 
On February 8, 2024, this office met with the homeowner and the Design Engineer for a site visit. 
The intermittent watercourse previously shown bisecting the property has been determined not to 
exist; therefore, the only regulated on-site area is the 100’ buffer associated with an off-site wetland 
located on 2 Tripp Lane.  A markup of the submitted plan has been provided showing the on-site 
100’ wetland buffer.  Please note that associated disturbance numbers should be outlined. 
 
Response No. 1 

 
JMC has updated the Site Plans and mitigation requirements based on KSCJ’s findings and the 
Conservation Board’s subsequent approval. The applicant looks forward to coordinating the 
approval of these updated plans with the Planning Board. 

 
Comment No. 2 
 
A Wetland Mitigation Cost Estimate shall be submitted.  The Conservation Board may wish to 
consider requesting a long-term wetland mitigation maintenance and monitoring plan (typically 5 



years) to ensure that plantings associated with any required wetland mitigation plan will continue to 
thrive. 
 
Response No. 2 

 
A wetland mitigation estimate will be submitted as soon as this plan has been finalized with the 
Planning Board. The applicant requests that this be an item included in the Site Plan Resolution 
letter. 
 
Comment No. 3 
 
As previously noted, the plan has been revised as requested to illustrate and dimension all minimum 
required yard setbacks and includes a Bulk Zoning Table. It appears that area variances and/or 
waivers will be required for the location of the driveway gate, curb cut width and gate pier height. 
The plan should be referred to the Building Inspector for confirmation. 
 
Response No. 3 
 
The applicant awaits referral to the Building Inspector to finalize the requested waiver and variance. 
 
Comment No. 4 

 
As previously noted, the applicant has cleared a significant number of trees on the property. The 
quantity, size and species are not known. As required by Chapter 308, Trees of the Town Code, 
Section 308-25, the applicant will be required to provide a tree restoration plan to mitigate the 
unapproved removal of existing vegetation. The Planning Board will need to determine whether the 
restoration plan is ultimately appropriate for the level of disturbance and removals.  
 
Because the actual level of Town-regulated tree removal is unknown, the applicant has used the 
adjacent property to establish a tree sample area to establish a baseline for the tree mitigation 
calculations.  This office is amenable to this approach.  The applicant has identified all trees greater 
than eight (8) inches in diameter and all trees greater than 24 inches in diameter from the 5,000 sf 
tree sample area.  A total of 17 trees were sampled; 13 @ 8 inch dbh or greater and 4 @ 24 inch 
dbh or greater, which equates to 76% and 24% of the sample area, respectively.  Applying this 
sample area over the ±1.15 acres of tree removal results in a total of 171 trees removed; 130 @ 8 
inch dbh or greater and 41 @ 24 inch dbh or greater (not 139 and 32 as presented in the 
calculations).  This results in a minimum total tree caliper of 2,024 inches to mitigate.  The applicant 
is proposing a total of ±146 caliper inches of plantings.  The applicant shall update the mitigation 
requirements, proposed tree planting notes and planting plan accordingly.  It appears additional 
mitigation will be required.  The planting notes were also cut off on the plan and should be 
corrected. 

 
Response No. 4 
 
JMC submitted and presented Drawing C-130, titled “Tree & Wetland Mitigation Plan” to the 
Conservation Board following two separate site walks, one including a representative from the 
Conservation Board the other including a representative from KSCJ, that now shows the updated 
wetland location and subsequent tree and wetland mitigation plan as determined following these site 



walks and additional soil testing. JMC received a positive recommendation from the Conservation 
Board on this plan to the Planning Board on February 20, 2024, as detailed in a letter from the 
Conservation Board to the Planning Board, dated March 7, 2024. 
 
It seems the applicant, the Planning Board, and the Conservation Board are in agreement that a total 
of 2,024 DBH inches were removed during the construction detailed on these Site Plans and would 
require the planting of 2,024 DBH inches to mitigate the removal. The mitigation, as shown on JMC 
Drawing C-130, is detailed below: 
 

• 8-18” DBH trees were saved.   (144 inches) 
• 238-2” DBH trees were planted.  (476 inches) 
• 9-8” DBH trees were also planted.  (72 inches) 
• 29-3.5” trees are proposed to be planted. (101 inches) 
• 23-1” trees are proposed to be planted. (23 inches) 

 
For a total of 816 inches of tree mitigation. This was the amount that was described to the 
Conservation Board, and it was the applicant’s understanding that their approval, detailed in the 
March, 7th letter, included this mitigation amount. It should be noted that the applicant proposes to 
dedicate 31,200 sf as a “no mow” meadow area. 

 
Comment No. 5 
 
As previously requested, the cut and fill plan should overlay the surveyed topography onto the pre-
developed GIS topography to illustrate the cut and fill volumes established between pre-existing 
conditions and existing conditions. The fill sampling and testing was reviewed by the Town’s 
Environmental Consultant. It was agreed that the fill remain in place with a 24 inch soil cap and a 
demarcation layer (orange fence or geotextile membrane) placed above the existing fill section. The 
soil cap shall include a minimum six (6) inch layer of top soil. This has been noted and detailed on 
the plan. However, the applicant shall prepare a proposed grading plan to illustrate how the add fill 
will be accommodated on the site and what, if any, added modifications to walls, walks, drives, etc., 
may be needed as a result. The applicant must also prepare an erosion and sediment control plan to 
illustrate and detail temporary access to the site and protection of the septic field for the import of 
clean fill, as well as all temporary sediment and erosion control measures that will be required.  
 
The applicant has revised the scope of the project to propose the removal of approximately 704 c.y. 
of imported fill, which appears after extensive testing on the site, concentrated in an area located 
along the western property boundary. The applicant has stated, during a meeting on August 6, 
2023 held at Town Hall, between the Applicant, The Planning Department, and our office, that 
test pits have revealed that the imported fill did not extend to the rest of the site as originally 
assumed. We defer to the Board on the acceptance and limits of the new imported fill removals. 
. 
Response No. 5 
 
As was requested at the last Planning Board meeting on March 11th, the applicant has prepared a fill 
removal plan, titled “Fill Removal Plan” that would detail how the Site would look in the interim 
while the fill was removed before the excavated area could be backfilled.  
 



Comment No. 6 
 
The stormwater treatment system’s overflow pipe should not be installed discharging towards the 
neighboring property. We recommend proposing pop-up emitters on the system or relocating the 
overflow to an area that will not affect the neighbors. 

 
Response No. 6 
 
The outlet structure has been removed and a grate is now being proposed on the 18” Nyloplast 
cleanout. The system will now act as bubbler system, meaning water will slowly bubble out of the 
inlet when the underground system becomes inundated with water during heavy rainfall events. 
Detail #7 has been added to JMC Drawing C-901. 
 
 
We trust that the above, along with the enclosed documents and drawings, address comments from 
KSCJ, dated February 15, 2024, the Town’s Planning Department staff. We look forward to your 
continued review throughout the Site Plan approval process and discussing this matter with you 
further. Should you have any questions or require additional information regarding the information 
provided above, please do not hesitate to contact our office at 914-273-5225. 
 
Sincerely,  
 
JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC  
 
Rick Bohlander 
 
Rick Bohlander, PE 
Project Manager 
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