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TOWN BOARD:  TOWN OF NORTH CASTLE 

COUNTY OF WESTCHESTER:  STATE OF NEW YORK 

-------------------------------------------------------------------------x 

In the Application of 

 

45 BEDFORD ROAD LLC 

 

For an Amendment to the Zoning Ordinance of the Town of   

North Castle pursuant to Section 355-80 of the Town of    PETITION 

North Castle Zoning Ordinance associated with the 

establishment of a new zoning district to be entitled 

Residential – Multifamily – Downtown Armonk (R-MF-DA) 

and the mapping of said district to the property 

shown on the Tax Assessment Map of the Town of North 

Castle as Parcel ID 108.03-1-65, commonly known as 

45 Bedford Road, Armonk, New York. 

--------------------------------------------------------------------------x 

 

TO THE TOWN BOARD OF THE TOWN OF NORTH CASTLE: 

 

 The Petitioner, 45 BEDFORD ROAD LLC, by its attorney, Anthony F. Veneziano, Jr., 

Esq. of Veneziano & Associates, 84 Business Park Drive, Suite 200, Armonk, New York, 10504, 

as and for its Petition, alleges and states as follows: 

A.  DESCRIPTION OF PARTIES AND SUBJECT PROPERTY 

1. 45 Bedford Road LLC (“Petitioner”) is a limited liability company organized 

under the laws of the State of New York, having offices at 45 Bedford Road, Armonk, NY 

10504. 

2. Petitioner is the owner of a parcel of property in the Town of North Castle, with 

Tax Map ID 108.03-1-65, commonly known as 45 Bedford Road, and the site of the Mariani 

Gardens nursery (the “Subject Property”).  The parcel is approximately 4.213 acres in size. 

3. Attached as Exhibit A is a Location Map and attached as Exhibit B is an aerial 

photograph of the Subject Property.  
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4. The Subject Property is located within the NB (Nursery Business) Zoning 

District.  Attached as Exhibit C is a copy of the relevant portion of the Zoning Map delineating 

the zoning of the Subject Property and the surrounding area.  This is the only parcel in the Town 

with this zoning designation. 

B.  CURRENT ZONING AND DEVELOPMENT 

5. The Subject Property is approximately 4.213 acres in size and is located on the 

south side of Bedford Road.  As stated above, it is located in the NB Zoning District. 

6. The Subject Property is currently developed with the Mariani Gardens nursery.  

That development consists of approximately 11,360 s.f. of greenhouse space, 6,600 s.f. of office 

space, 5,000 s.f. of storage space, 3,500 s.f. of wine bar/café space, and 6,077 s.f. of market 

space, a total of approximately 32,537 s.f.  An Existing Conditions Plan is attached as Exhibit D. 

7. Access to the Subject Property is provided by a driveway on Bedford Road. 

8. Over time, Mark Mariani has petitioned the Town for relief in the nature of 

alternative uses on the site. 

C.  SURROUNDING ZONING AND DEVELOPMENT 

9. The Subject Property is located on the south side of Bedford Road.  To the east of 

the Subject Property is Maple Avenue, and on the east side of Maple Avenue is a Town park. 

10. To the north of the Subject property is Bedford Road, and on the north side of 

Bedford Road are several properties comprising the Bedford Road Historic District, including 

several office/residences and St. Stephen’s Episcopal Church.  The residences/offices are in the 

RO (Residence Office) district and the church is in the R-10 one-family residence district.  

Located between the church and the other buildings is a driveway for Armonk Square. 
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11. To the west of the Subject Property are the American Legion property and Town 

Hall, both of which are in the R-10 one-family residence district. 

12. To the south of the Subject Property is Route 22.  The IBM property and the 

community park are located on the south side of Route 22. 

D. PROPOSED DEVELOPMENT AND USE 

13. An underpinning for this Petition is the change in circumstances with respect to 

both the Armonk Hamlet and the nursery use.  Current market conditions indicate that the 

highest and best use of the Subject Property is residential.  There is pressure on nurseries, which 

are often located in residential areas, to convert to residential use.  The need for a nursery can be 

met elsewhere, as can the office. 

14. The residential market in Armonk is strong and, as discussed below, a residential 

use on the Subject Property provides many benefits to both the Town as a whole as well as the 

residents of the project.  The Town benefits from additional taxes and support for the businesses 

in the Hamlet, and the residents enjoy the easy walkability to the retail and other facilities in the 

Hamlet. 

15. Petitioner is proposing to demolish the existing structures on the Subject Property 

and redevelop the site for residential use with the following components: 

a. Five 4-bedroom townhouse units of approximately 3,920 s.f. each, located 

in 2 buildings at the northern end of the site, closest to Bedford Road (the 

“A” buildings); 

b. Sixteen 3-bedroom townhouse units of approximately 3,000 s.f. each, 

located in 3 buildings in the eastern portion of the site and 3 buildings in 

the western portion of the site (the “B” buildings); 
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c. A multi-family building at the southern portion of the site closest to Route 

22, containing six 2-bedroom apartments with an average size of 

approximately 1,430 s.f. and sixteen 1-bedroom units with an average size 

of approximately 890 s.f. (the “C” building) 

d. Ten (10%) percent of the units will be AFFH units and will be located on-

site. 

16. The proposed site plan delineating the various components, their location on the 

site, and their relationship to each other, is attached as Exhibit E.  Floor plans and elevations are 

attached as Exhibit F. 

17. The project will maintain the significant 100 foot building setback along Bedford 

Road that currently exists with the existing NB Zone.  The buffer area along the Bedford Road 

frontage is almost 2/3 of an acre, ample area for enhanced landscaping if necessary. The buffer 

area along Maple Avenue, including both the Subject property and the adjacent right-of-way, is 

just over an acre in size.  The “B” unit closest to Maple Avenue is approximately 85 feet from 

the road.  The existing 30 foot rear yard building setback required in the NB district will be 

maintained and the 0 foot side yard building setback will be increased to 25 feet. 

18. The “A” units are approximately 28’ 10” in height as measured in accordance 

with the Zoning Ordinance.  The “B” units are approximately 27’ 4” in height and the “C” 

building is approximately 40’ in height.  The height of the “C” building is mitigated by locating 

it farthest from Bedford Road and closest to Route 22, where a significant change in grade limits 

the visibility of the building from the road. 

19. This Petition is requesting the creation of a new zoning district and the mapping 

of that district to the Subject Property.  The proposed district is entitled R-MF-DA (Residential – 
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Multifamily – Downtown Armonk) to reflect both the proposed use and the location.  A copy of 

the draft local law to accomplish this is attached as Exhibit G. 

20. There will be 132 parking spaces on the property.  38 spaces will be in garages, an 

additional 38 spaces will be in front of the garages, and 23 spaces will be located under the “C” 

building.  The remainder of the parking spaces will be surface parking. 

21. While the building coverage on the site will increase from 13.7% to 23.1%, the 

total impervious surface will be reduced from 63.8% to 56.5%. 

E.  COMPREHENSIVE PLAN 

22. The Town of North Castle has just completed the process of updating and revising 

its 1996 Comprehensive Plan.  The new Comprehensive Plan was adopted on April 25, 2018.  As 

part of that process, the Town considered, among numerous other matters, current market 

conditions with respect to business and office parks, including the Subject Property.  In fact, the 

Subject Property is specifically referenced in several places in the Comprehensive Plan with 

respect to the need to expand its development potential. 

23. For example, in Section 8 at page 100, the Plan states as follows: 

 

“Explore options to rezone business and office parks in order to 

create opportunities for infill mixed use residential development 

where office uses have become, or could become, obsolete.  These 

locations could include the business park, the former MBIA site, Old 

Route 22 and Mariani Gardens, areas where affordable housing for 

smaller households will minimize traffic and parking impacts.  

Additional residential uses in these areas can also help to support 

Armonk businesses.” 

 

24. Similarly, in Section 12 at page 155 of the Comprehensive Plan, the  following is 

stated: 

“To preserve the character of the Bedford Road Historic District and 

surrounding area, the current Nursery Business (NB) zoning should 

be maintained on the south side of Bedford Road, and any change of 
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use at that location should be consistent with the intent of the zone.  

However, the Town may consider modifying the NB zoning to allow 

for limited professional office uses as well as limited residential.” 

 

25. We recognize that the Comprehensive Plan does not anticipate a wholly 

residential project for the Subject Property.  Nevertheless, we respectfully submit that the 

proposed project accomplishes the goals set forth above.  First, the location of the property lends 

itself to walking to the hamlet as opposed to driving, thereby minimizing both traffic and parking 

impacts.  A full range of shopping, commercial, and other amenities are but a short walk away.  

We note that eliminating retail uses on the Subject Property strengthens the existing retail core in 

the Hamlet. 

26. In addition, the introduction of residential uses will provide an influx of shoppers 

and income for the Armonk businesses, with minimal, if any, impact on the Bedford Road 

Historic District.  Also, by allowing a residential project of this density, both the Town and the 

property owner can resolve the need for changes to this site to address economics. 

27. While the nursery business has been on the site and profitable for approximately 

10 years, that business has been subsidized by other businesses of the owner, including home 

building and landscaping.  Various plans have been put forth to expand the uses on the site.  One 

such plan was for a wine bar/café.  That plan was approved but was not successful.  Other 

proposals included a venue for events such as weddings and parties and, most recently, a Soul 

Cycle facility, none of which have gone forward. 

28. We appreciate and understand the time and effort put into the recently adopted 

Comprehensive Plan.  The decision to proceed with a wholly residential plan was not made until 

recently and, accordingly, the Town did not have input from the Petitioner during that process.  

Nevertheless, for the reasons set forth above, we believe that the proposal is consistent with the 
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Comprehensive Plan.  However, if the Town Board would prefer to modify the Plan to confirm 

the consistency of the project, we would support such an amendment. 

F.  APPROVALS REQUESTED 

29. The proposed redevelopment of the Subject Property will require a number of 

approvals from both the Town Board and the Planning Board.  Those approvals include the 

following: 

      (a) Zone text amendments establish the new R-MF-DA (Residential – 

Multifamily – Downtown Armonk) zoning district (Town Board); 

(b) Mapping of the R-MF-DA district to the Subject Property (Town Board); 

(c) Comprehensive Plan amendment, if necessary (Town Board); 

(d) Site plan approval (Planning Board); and, 

(e) Subdivision approval, if necessary (Planning Board). 

(f) Wetland Permit (Planning Board) 

(g) Flood Plain Development Permit (Planning Board) 

G.  ENVIRONMENTAL REVIEW 

30. While the proposed project does not meet any of the usual thresholds for 

classification as a Type 1 action, the Subject Property is “… substantially contiguous to…[a] 

historic…district…that is listed on the National Register of Historic Places….”  Accordingly, the 

proposed action, including the items set forth above in paragraph 29, is a Type 1 action under the 

State Environmental Quality Review Act (SEQRA) and its associated regulations.  Nevertheless, 

given that none of the other thresholds are met by the proposed project, we respectfully submit 

that it would be appropriate, following a review of the materials we will submit, for the Town to 

issue a negative declaration. 
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31. A Full Environmental Assessment Form is attached hereto as Exhibit H.  We 

respectfully request that the Town Board commence the environmental review process. 

WHEREFORE, it is respectfully requested that this matter be placed on the June 27, 2018 

agenda of the Town Board and referred to the Planning Board, and any other board, agency, or 

official which the Town Board deems appropriate, for formal recommendation and that the relief 

sought herein be, in all respects, granted. 

Dated: June 19, 2018 

 Armonk, New York   

       Respectfully submitted, 

  

       Anthony F. Veneziano, Jr., Esq. 

       Attorney for Petitioner 

       84 Business Park Drive, Suite 200 

       Armonk, New York 10504 

       Tel:   (914) 273-1300  

       Fax:  (914) 273-1303 
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FIGURE: SL-2

DATE: 06/18/2018
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EXHIBIT C 



SITE

FIGURE: SL-3

DATE: 06/18/2018
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EXHIBIT D 





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT E 





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT F 























 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT G 



 

 

TOWN OF NORTH CASTLE 

 

Local Law No. ___ For the Year 2018 

 

 

A Local Law to amend Chapter 355 of the Town of North Castle Town Code to add the R-MF-

DA (Residential – Multifamily – Downtown Armonk) Zoning District and to map said district. 

 

Section 1.  In accordance with Section 355-80, Chapter 355 of the Town of North Castle Code is 

amended by amending § 355-5, “Enumeration of Districts,” by adding, in appropriate 

alphabetical order, a new district to be designated “R-MF-DA, Multifamily-DA Residence 

District.” 

 

Section 2.  Chapter 355 is further amended by adding thereto a new section to be known as § 

355-25.1 entitled “Additional R-MF-DA Residence District Regulations” to read as follows: 

 

In an R-MF-DA Multifamily District, all such uses shall be subject to site plan approval in 

accordance with Article VIII of this chapter. 

 

A. Intent.  This district is established for the purpose of furthering the goals of the 2018 Town of 

North Castle Comprehensive Plan by increasing housing opportunities that respond to North 

Castle’s changing population, including young adults, through infill development in strategic 

locations with accessible infrastructure in the Downtown Armonk Hamlet area. 

 

B. Allowable density.  The maximum permitted amount of development shall be a floor area 

ratio of 0.6. The lot area used in the calculation of floor area ratio in the R-MF-DA District 

shall be “net lot area” as defined in this chapter. 

 

C. AFFH Units.  AFFH units shall be provided as set forth in §355-24I of this chapter. 

 

D. Water and sewage facilities.  All dwelling units shall be served by public water and sewage 

treatment facilities only, and no certificate of occupancy shall be issued until all dwelling 

units are connected to approved and functioning public water and sewage treatment systems. 

 

E. Required parking.  Parking spaces shall be provided in number and design according to the 

provisions of Article IX of this chapter. 

 

Section 3.  Chapter 355 is further amended by amending §355-21 “Schedule of Residence 

District Regulations” by adding thereto, in appropriate order, the following: 

 

 Permitted Principal Uses   Attached, semidetached, detached, or 

multifamily dwellings, subject to the 

requirements of §355-25.1. 

 Permitted Accessory Uses   Same as R-MF 

 Minimum Lot Size    4 acres 

 Minimum Lot Frontage   200 ft. 



 

 

 Minimum Lot Width    200 ft. 

 Minimum Lot Depth    200 ft. 

 Minimum Yards 

o Front     100 ft. 

o Side     25 ft. 

o Rear     30 ft. 

 Maximum Building Height 

o Feet     40 ft.  

 Maximum Building Coverage   30% 

 Minimum Dwelling Unit Size   As required by § 355-24 

 

Section 4.  Chapter 355 is further amended by amending §355-6 to apply the Residential 

Multifamily – Downtown Armonk (R-MF-DA) district to lot 108.03-1-65 as shown on the Tax 

Assessment Map of the Town of North Castle. 

 

Section 5.  Conflicting Standards.    

 

Where the requirements of this Local Law impose a different restriction or requirement than 

imposed by other sections of the Code of the Town of North Castle, the Town Law of the State 

of New York, or other applicable rules or regulations, the requirements of this Local Law shall 

prevail. 

 

Section 6.  Severability.    

 

The invalidity of any word, section, clause, paragraph, sentence, part or provision of this Local 

Law shall not affect the validity of any other part of this Local Law that can be given effect 

without such invalid part or parts. 

 

Section 7.  Effective Date. 

 

This Local Law shall take effect immediately upon its adoption and filing with the Secretary of 

State. 

 

 

Dated:  ____________, 2018 
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