
 

 
 
 
 
 
December 22, 2023 
 
Mr. Adam Kaufman, AICP 
Town of North Castle 
Town Hall 
17 Bedford Road 
Armonk, NY  10504 
 
RE: JMC Project 23050 
 Majidi Subdivision 
 21 Whippoorwill Road 
 Town of North Castle, NY 
 Tax Lot 107.04-1-11 
 
 Response to Comment Memoranda Received from the Planning Department 

and KSCJ Consulting 
 
Dear Adam: 
 
On behalf of the owner and applicant, Mr Amin Majidi, we are pleased to submit 
electronically the following documents, which have been revised/included per the 
comments from the Town Planning Department Memorandum dated 11/29/2023 and KSCJ 
Consulting Memorandum, dated December 11, 2023: 
 
1. JMC, PLLC Drawings: 

 
Dwg. No.   Title      Rev. #/Date 
 
C-000   “Cover Sheet”    2 12/22/2023 
C-010   “Existing Conditions Plan”   2 12/22/2023 
C-020   “Zoning Compliance Plan”   1 12/22/2023 
C-100   “Integrated Plot Plan”   2 12/22/2023 
C-110   “Site Subdivision Plan”   2 12/22/2023 
C-120    “Gross Land Coverage Calculation Plan 1 12/22/2023 
C-200    “Conceptual Grading and Utilities Plan” 1 12/22/2023 
C-300    “Conceptual Sediment & Erosion  

 Control Plan”    1 12/22/2023 
 
For ease of review, we have included each comment below in italic text, followed by our 
responses in bold standard text.  
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A. Town of North Castle Planning Department Memorandum, dated December 11, 

2023 
 
General Comments 
 
Comment No. 1 
 
The plat should be revised to demonstrate the average Lot Width and Lot Depth for all  
proposed lots utilizing an exhibit depicting how Lot Width and Lot Depth were calculated.   
Typically, this exhibit depicts measurements every 20-30 feet and the average  
calculated based upon the measurements.  
 
Response No. 1 
 
The requested dimensions have been added to the Drawing C-020 “Zoning 
Compliance Plan.”  
 
Comment No. 2 
 
Pursuant to Section 275-25.E(6) of the Town Code, the Planning Board may require that  
the subdivider reserve, clear, grade, pave and otherwise improve an area of such size  
and location as will provide a safe and suitable place for the use of children awaiting  
school buses.  
 
Response No. 2 
 
Since this application is for the creation of only two lots, it would seem to not be as 
applicable as with larger number of lots subdivisions, because children from the two 
single family homes can wait for their bus at the end of their respective driveways. 
 
Comment No. 3 
 
The applicant will need to submit payment of the recreation fee in the amount of 10,000-
thousand dollars ($10,000) for each new building lot, for a total of $10,000 as stated in  
Section 275-27 of the Town Code. 
 
Response No. 3 
 
So noted. 
 
 
B. KSCJ Consulting Memorandum, dated December 11, 2023 
 
Comment No. 3 
 
There appears to be an off-site, locally regulated wetland which borders the east side of 
Whippoorwill Road. The applicant will need to illustrate the limits of the wetland and 
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associated 100-foot buffer. The wetland boundary shall be delineated by the applicant and 
verification by the Town Wetland Consultant. If the wetland boundary is within 100 feet of 
the proposed site access, a Wetland Permit Application should be submitted, and 
application referred to the Town Conservation Board for their review and recommendation. 
 
The applicant has delineated the wetland boundary, which has been verified by the Town 
Wetland Consultant. The proposed driveway construction, electric service and sight line 
clearing will be located within the wetland buffer. The applicant should submit an 
Application for Wetland Permit, which is accompanied by a Wetland Buffer Mitigation Plan. 
The application should be referred to the Town Conservation Board for their review and 
recommendation. 
 
Response No. 3 
 
As discussed, and agreed to at the Planning Board meeting on December 11, 2023, 
an appearance before the Conservation Board shall be deferred until there is an 
application submitted to develop the property. 
 
Comment No. 4 
 
The applicant shall prepare preliminary subdivision construction plans that demonstrate the 
feasibility of the proposed lot. The plot plans shall include all requirements outlined in 
Chapter 275-34 of the Town Code. The plan shall include a driveway profile to demonstrate 
compliance with Section 355-59B(1) of the Town Code and grading for the driveway, 
residence and septic system. 
 
The applicant has submitted a driveway profile and site grading. The driveway profile 
should be revised to reflect a maximum entrance platform grade of 4%. 
 
Response No. 4 
 
The driveway grading has been revised and a maximum platform grade of 4% has 
been provided, as illustrated on Drawing C-200 “Conceptual Grading and Utilities 
Plan”. 
 
Comment No. 5 
 
Prior to Final Subdivision Approval, the applicant will be required to prepare a Stormwater 
Pollution Prevention Plan (SWPPP) in accordance with Chapter 173 – Stormwater 
Management of the Town Code. Soil testing shall be performed by the applicant and 
witnessed by this office. 
 
The applicant has requested postponement of preparing a SWPPP, until the time of 
Application for Site Plan Approval. A preliminary analysis of the stormwater system has 
been prepared by the applicant in an effort to confirm that adequate area is available to 
accommodate a stormwater mitigation system in the future. The system includes the use of 
a Cultec infiltration system within the rear yard. Our comments with regard to stormwater 
mitigation follow: 
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• The stormwater analysis evaluated a 25-year storm event. The applicant should 
revise the analysis to address a 100-year storm event. 

• The proposed drainage area is stated as 0.21 acres in area, while the existing 
drainage area is 0.11 acres. The applicant should explain this difference. 

• The proposed stormwater treatment system will be installed at a depth of eight (8) 
feet below grade. Such conditions will require soils with no bedrock or groundwater 
down to a depth eleven (11) feet below existing grade. The applicant should perform 
soil testing within the area of the proposed stormwater treatment system to verify 
that adequate soil conditions exist to mitigate the stormwater. 

• Stormwater discharge from the treatment system is directed towards the neighboring 
residence to the west. Stormwater discharge should be dispersed in a direction 
which will not impact neighboring homes. 

 
Response No. 5 
 
The stormwater calculations have been revised to accommodate a 100 year storm 
event. 
 
The drainage area calculations have been reviewed and updated accordingly. 
 
The stormwater treatment system has been raised to an elevation of 572, a depth of 
only 2 to 5 feet below existing grade.  Previous testing in the area has typically 
observed bedrock at a depth in excess of 8 feet below ground with no groundwater 
encountered.  Additional testing will be required when there is an application 
submitted to develop the property, when a detailed site plan is provided. 
 
The drainage towards neighboring residences decreases from existing to proposed 
conditions.  
 
Comment No. 7 
 
The applicant will be required to obtain approval from the Westchester County Department 
of Health (WCHD) for the subdivision, as well as for the proposed on-site wastewater 
treatment system (OWTS). 
 
Response No. 7 
 
Upon the approval of the preliminary subdivision by the Board, the applicant will 
submit to WCDOH for their approval. 
 
Comment No. 8 
 
The applicant shall provide sight distance profiles for the proposed driveway demonstrating 
adequate sight lines for a minimum distance of 200 feet in each direction, as required by 
the Town Code. The plans shall illustrate any proposed site improvements required to 
achieve the sight distance. 
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Sight lines to the south viewing oncoming traffic from the south, from the proposed 
driveway and sight lines for vehicles traveling from the south viewing vehicles turning into 
the proposed driveway from the south is restricted by vegetation and grades along the 
property frontage. The applicant is using a driver’s eye elevation of 580 feet; however, the 
actual elevation appears closer to 578.5 feet. The applicant should prepare a detailed plan 
of how safe sight lines of 200 feet can be obtained. 
The applicant should examine relocating the driveway curb cut further to the north in the 
vicinity of the proposed northern property line, where sight lines could likely be obtained 
with much less clearing and grading to the south. 
 
Response No. 8 
 
The driveway has been shifted to the north as recommended and adjusted to 
minimize any required clearing and grading to achieve the required stopping sight 
distance. 
 
Drawing C-100, "Integrated Plot Plan", illustrates in plan view the required 200 foot 
sight distance in both directions from the site driveway per Town Code Section 355-
59.D.  Per Section 3.2.6.1 of the American Association of State Highway and 
Transportation Officials (AASHTO) publication, "A Policy on Geometric Design of 
Highways and Streets", latest edition, “for all sight distance calculations for 
passenger vehicles, the height of the driver's eye is considered to be 3.50 ft [1.50 m] 
above the road surface.” 
 
A “Sight Distance Profile” view is also provided on Drawing C-100, utilizing a driver's 
eye height of 3.5 feet for both the vehicle traveling along Whippoorwill Road and the 
vehicle at the proposed site driveway.  The profile view illustrates that the existing 
and proposed grades do not interfere with the sight lines to/from the proposed 
driveway at the required 200 foot sight distance, and the drivers of the vehicles on 
either side of the sight line will be able to have a similar view.  AASHTO additionally 
describes the average vehicle height to be 4.25 feet, meaning that the vehicle in the 
proposed site driveway and the vehicle traveling along Whippoorwill Road will be 
visible at a height of 0.75 feet at the sight line distance, as illustrated in the “Sight 
Distance Profile”. 
 
Comment No. 9 
 
Water service to the proposed residence will require an easement across Lot #1 and an 
adjacent parcel at the corner of Whippoorwill Road and Whippoorwill Lane. The applicant 
should prepare the easements, which shall be illustrated by metes and bounds on the 
Subdivision Plat. Prior to Final Approval, the applicant should provide proof that the 
easements have been executed and filed within the Westchester County Clerk’s Office 
Division of Land Records. 
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Response No. 9 
 
So noted.  The easements will be filed after the approval of the subdivision by the 
Board and the Westchester County Department of Health. 
 
We trust our responses are sufficient to satisfy the comments that have been raised by the 
Town Planner and Engineer.  We look forward to speaking with the Board at the January 
8th, 2024 public hearing. 
 
Thank you. 
 
Sincerely, 
 
JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC  
 
 

Richard Cordone 

 
Richard Cordone 
Design Manager 
 
 
cc: Mr. Amin Majidi 
 
P:\2023\23050\ADMIN\ltKaufman response to comments--2023-12-19.doc 



LOT 2
(2.00 NET ACRES)

88,096 S.F.
2.02 ACRES

LOT 1
(4.00 NET ACRES)

179,317 S.F.
4.12 ACRES

No. Revision Date

Previous Editions Obsolete
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Applicant:
MR. AMIN MAJIDI
21 WHIPPOORWILL ROAD
ARMONK, NY 10504

Surveyor:
TC MERRITTS LAND SURVEYORS
394 BEDFORD ROAD
PLEASANTVILLE , NY 10570
914-769-8003

PRELIMINARY SUBDIVISION APPROVAL DRAWINGS

MAJIDI SUBDIVISION
TAX MAP SECTION 107.04| BLOCK 1 | LOT 11

WESTCHESTER COUNTY
21 WHIPPOORWILL ROAD

TOWN OF NORTH CASTLE, NEW YORK

ZONING MAP
SCALE: 1" = 1,000'

SOURCE: NORTH CASTLE ZONING MAP 2023

VICINITY MAP
SCALE: 1" = 1,800'

SOURCE: GOOGLE  MAPS

AREA MAP
SCALE: 1" = 80'

SUBSURFACE UTILITY LOCATIONS ARE BASED ON
A COMPILATION OF FIELD EVIDENCE, AVAILABLE
RECORD PLANS AND/OR UTILITY MARK-OUTS.
THE LOCATION OR COMPLETENESS OF
UNDERGROUND INFORMATION CANNOT BE
GUARANTEED.  VERIFY THE ACTUAL LOCATION
OF ALL UTILITIES PRIOR TO EXCAVATION
OR CONSTRUCTION.
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JMC Drawing List:
C-000 COVER SHEET
C-010 EXISTING CONDITIONS MAP
C-020 ZONING COMPLIANCE PLAN
C-100 INTEGRATED PLOT PLAN
C-110 SUBDIVISION PLAT
C-120 GROSS LAND COVERAGE CALCULATION PLAN
C-200 GRADING AND DRAINAGE PLAN
C-300 SEDIMENT & EROSION CONTROL PLAN

ANY ALTERATION OF PLANS,
SPECIFICATIONS, PLATS AND
REPORTS BEARING THE SEAL

OF A LICENSED PROFESSIONAL
ENGINEER OR LICENSED LAND
SURVEYOR IS A VIOLATION OF

ARTICLE 145 OF THE NEW
YORK STATE EDUCATION LAW,
EXCEPT AS PROVIDED FOR BY
SECTION 7209, SUBSECTION 2.

TABLE OF LAND USE

DESCRIPTION
R-2A DISTRICT
REQUIREMENT LOT 1 LOT 2

GROSS LOT AREA (ACRES) N/A 2.024.12

MINIMUM LOT AREA (NET ACRES) 2.0 2.004.00

MINIMUM LOT STREET FRONTAGE (FEET) 150 505253

MINIMUM LOT WIDTH (FEET) 150 277348

MINIMUM LOT DEPTH (FEET) 150 286430

PRINCIPAL BUILDING MINIMUM YARDS (FEET)

      FRONT 50 111188

      SIDE 30 3471

      REAR 50 129165

ACCESSORY BUILDING MINIMUM YARDS (FEET)

      FRONT 50 N/A450

      SIDE 15 N/A59

      REAR 25 N/A98

MAXIMUM BUILDING COVERAGE (%) 8 4.82.8

MAXIMUM BUILDING HEIGHT (FEET) 30 < 30

MINIMUM DWELLING UNIT SIZE (S.F.) 1,400 4,1964,415

STEEP SLOPES (%) 25% OR GREATER 2.25.5

MAXIMUM DRIVEWAY GRADIENT (%) 14 6.7810.8

MINIMUM CONTIGUOUS BUILDABLE AREA (S.F.) 30,000 86,148169,516

TABLE OF LAND USE NOTES:

(1) IF DISTURBANCE ON STEEP SLOPES IS PROPOSED, A SLOPE DISTURBANCE PERMIT IS REQUIRED.

(2) WITH ON-SITE WASTEWATER TREATMENT SYSTEM (OWTS) AND CENTRAL WATER SERVICE, 30,000 SQUARE FEET IS THE
MINIMUM CONTIGUOUS BUILDABLE AREA IN THE R-2A DISTRICT, AND EXCLUDES WETLANDS, WATER BODIES,
WATERCOURSES AND ADJOINING AREAS, FLOODPLAINS AND STEEP SLOPES (25% OR GREATER OVER A HORIZONTAL AREA
MEASURING AT LEAST 25 FEET IN ALL DIRECTIONS), AND HAVING NOT LESS THAN 1/2 THE MINIMUM LOT WIDTH REQUIRED
IN THE R-2A ZONING DISTRICT, WHICH IS 75 FEET.

(3) FOR ANY NEW BUILDING LOT CREATED BY SUBDIVISION, THE "LOT AREA" USED FOR MEASUREMENT PURPOSES IS TO BE
"NET LOT AREA,"  WHICH IS DEFINED AS FOLLOWS: "NET LOT AREA" IS THE LOT AREA MINUS 75% OF THE AREA OF ANY
WETLANDS, WATERBODIES AND WATERCOURSES BUT EXCLUDING ANY ADJACENT AREAS, AND THE AREA OF ANY STEEP
SLOPES, WHICH ARE DEFINED AS A NATURAL GEOGRAPHICAL AREA WHICH HAS A RATIO OF HORIZONTAL TO VERTICAL
DISTANCE OF 25% OR GREATER OVER A HORIZONTAL AREA MEASURING AT LEAST 25 FEET IN ALL DIRECTIONS, EXCEPT
THAT IN THE CASE OF ONE-FAMILY LOTS, DEDUCTION FOR STEEP SLOPES IS TO BE ONLY 50%.

(4) LOT 1 CONTAINS EXISTING STRUCTURES TO REMAIN.

FIRE DISTRICT: ARMONK
SCHOOL DISTRICT: BYRAM HILLS

(4)

(3)

(1)

(2)

< 30

EXIST

6.14

6.00

758

474

258

188

71

165

450

59

98

1.8

4,415

10.3

10.8

N/A

< 30

Site Planner, Civil & Traffic Engineer,
Surveyor and Landscape Architect:

JMC PLANNING ENGINEERING 
LANDSCAPE ARCHITECTURE & LAND
SURVEYING PLLC
120 BEDFORD ROAD
ARMONK, NY 10504
(914) 273-5225

GROSS FLOOR AREA (S.F.) N/A <10,12210,316N/A
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SURVEYOR IS A VIOLATION OF

ARTICLE 145 OF THE NEW
YORK STATE EDUCATION LAW,
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PERCOLATION TEST
DATA

HOLE NUMBER SOIL RATE (MIN. / IN.)

PT 1 49

PT 2 15

PT 3 15

PT 4 15

PT 5 15

PT 6 15
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REPORTS BEARING THE SEAL

OF A LICENSED PROFESSIONAL
ENGINEER OR LICENSED LAND
SURVEYOR IS A VIOLATION OF

ARTICLE 145 OF THE NEW
YORK STATE EDUCATION LAW,
EXCEPT AS PROVIDED FOR BY
SECTION 7209, SUBSECTION 2.

VICINITY MAP
SCALE: 1" = 1,800'

SOURCE: GOOGLE  MAPS

TABLE OF LAND USE

DESCRIPTION
R-2A DISTRICT
REQUIREMENT LOT 1 LOT 2

GROSS LOT AREA (ACRES) N/A 2.024.12

MINIMUM LOT AREA (NET ACRES) 2.0 2.004.00

MINIMUM LOT STREET FRONTAGE (FEET) 150 505253

MINIMUM LOT WIDTH (FEET) 150 198240

MINIMUM LOT DEPTH (FEET) 150 249322

PRINCIPAL BUILDING MINIMUM YARDS (FEET)

      FRONT 50 111188

      SIDE 30 3471

      REAR 50 129165

ACCESSORY BUILDING MINIMUM YARDS (FEET)

      FRONT 50 N/A450

      SIDE 15 N/A59

      REAR 25 N/A98

MAXIMUM BUILDING COVERAGE (%) 8 4.82.8

MAXIMUM BUILDING HEIGHT (FEET) 30 < 30

MINIMUM DWELLING UNIT SIZE (S.F.) 1,400 4,1964,415

STEEP SLOPES (%) 25% OR GREATER 2.25.5

MAXIMUM DRIVEWAY GRADIENT (%) 14 6.7810.8

MINIMUM CONTIGUOUS BUILDABLE AREA (S.F.) 30,000 86,148169,516

TABLE OF LAND USE NOTES:

(1) IF DISTURBANCE ON STEEP SLOPES IS PROPOSED, A SLOPE DISTURBANCE PERMIT IS REQUIRED.

(2) WITH ON-SITE WASTEWATER TREATMENT SYSTEM (OWTS) AND CENTRAL WATER SERVICE, 30,000 SQUARE FEET IS THE
MINIMUM CONTIGUOUS BUILDABLE AREA IN THE R-2A DISTRICT, AND EXCLUDES WETLANDS, WATER BODIES,
WATERCOURSES AND ADJOINING AREAS, FLOODPLAINS AND STEEP SLOPES (25% OR GREATER OVER A HORIZONTAL AREA
MEASURING AT LEAST 25 FEET IN ALL DIRECTIONS), AND HAVING NOT LESS THAN 1/2 THE MINIMUM LOT WIDTH REQUIRED
IN THE R-2A ZONING DISTRICT, WHICH IS 75 FEET.

(3) FOR ANY NEW BUILDING LOT CREATED BY SUBDIVISION, THE "LOT AREA" USED FOR MEASUREMENT PURPOSES IS TO BE
"NET LOT AREA,"  WHICH IS DEFINED AS FOLLOWS: "NET LOT AREA" IS THE LOT AREA MINUS 75% OF THE AREA OF ANY
WETLANDS, WATERBODIES AND WATERCOURSES BUT EXCLUDING ANY ADJACENT AREAS, AND THE AREA OF ANY STEEP
SLOPES, WHICH ARE DEFINED AS A NATURAL GEOGRAPHICAL AREA WHICH HAS A RATIO OF HORIZONTAL TO VERTICAL
DISTANCE OF 25% OR GREATER OVER A HORIZONTAL AREA MEASURING AT LEAST 25 FEET IN ALL DIRECTIONS, EXCEPT
THAT IN THE CASE OF ONE-FAMILY LOTS, DEDUCTION FOR STEEP SLOPES IS TO BE ONLY 50%.

(4) LOT 1 CONTAINS EXISTING STRUCTURES TO REMAIN.

FIRE DISTRICT: ARMONK
SCHOOL DISTRICT: BYRAM HILLS

(4)

(3)

(1)

(2)

< 30

EXIST
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6.00

758

474

258

188

71

165

450

59

98

1.8

4,415

10.3

10.8

N/A

< 30

GROSS FLOOR AREA (S.F.) N/A <10,12210,316N/A
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LOT 2
(2.00 NET ACRES)

88,096 S.F.
2.02 ACRES

LOT 1
(4.00 NET ACRES)

179,317 S.F.
4.12 ACRES
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PERCOLATION TEST
DATA

HOLE NUMBER SOIL RATE (MIN. / IN.)

PT 1 49

PT 2 15

PT 3 15

PT 4 15

PT 5 15

PT 6 15
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