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TOWN BOARD:  TOWN OF NORTH CASTLE 

COUNTY OF WESTCHESTER:  STATE OF NEW YORK 

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

In the Application of 

 

AIRPORT CAMPUS I LLC, AIRPORT CAMPUS II LLC, 

AIRPORT CAMPUS III LLC, AIRPORT CAMPUS IV LLC, 

AND AIRPORT CAMPUS V 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 special permit use in the DOB-20A 

Zoning District permitting additional uses in the District and 

approving such special permit with respect to the properties 

shown on the Tax Assessment Map of the Town of North 

Castle as Parcel IDs 118.02-1-1, 113.04-1-13, and  

113.04-1-14, commonly known as 113 King Street, Armonk, 

New York. 

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

 

TO THE TOWN BOARD OF THE TOWN OF NORTH CASTLE: 

 

 The Petitioners, AIRPORT CAMPUS I LLC, AIRPORT CAMPUS II LLC, AIRPORT 

CAMPUS III LLC, AIRPORT CAMPUS IV LLC, AND AIRPORT CAMPUS V LLC, by their 

attorney, Anthony F. Veneziano, Jr., Esq. of Veneziano & Associates, 84 Business Park Drive, 

Suite 200, Armonk, New York, 10504, as and for their Petition, allege and state as follows: 

A.  DESCRIPTION OF PARTIES AND SUBJECT PROPERTY 

1. Airport Campus I LLC, Airport Campus II LLC, Airport Campus III LLC, 

Airport Campus IV LLC, and Airport Campus V LLC (collectively “Petitioner” or “Airport 

Campus”) are limited liability companies organized under the laws of the State of New York, 

having offices c/o Pan Am Equities Inc., 18 East 50th Street, 10th Floor, New York, New York, 

10022. 

2. Petitioner is the owner of three contiguous parcels of property in the Town of 

North Castle.  The first parcel is Tax Map ID 118.02-1-1, commonly known as 113 King Street, 
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and the former location of MBIA’s corporate headquarters.  This parcel is approximately 35.91 

acres in size. 

3. The second parcel is identified as Tax Map ID 113.04-1-13 and shown on the Tax 

Assessment Roll as 3 Weber Place.  This parcel is approximately 1.01 acres in size.  The third 

parcel is identified as Tax Map ID 113.04-1-14 and shown on the Tax Assessment Roll as 1 

Weber Place.  This parcel is approximately 1 acre in size.  These two lots were part of the 

Cooney Hill assemblage accomplished by MBIA.  Although they are shown on the Tax Map as 

separate parcels from the main campus property, they are part of the overall assemblage owned 

by Petitioner and the three parcels are considered a single property for both practical and zoning 

purposes. 

4. For purposes of this Petition, the three properties will collectively be referred to as 

the “Subject Property” or “113 King Street.” 

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

photograph of the Subject Property.  

6. The total lot area of the Subject Property is approximately 37.92 acres and is 

located within the DOB-20A 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. 

B.  CURRENT ZONING AND DEVELOPMENT 

7. The Subject Property is approximately 37.92 acres in size and is located on the 

west side of King Street (Route 120).  As stated above, it is located in the DOB-20A Zoning 

District.  The primary intent of that district is to provide for “low-density, high-quality, non-

residential development….”  As will be discussed in more detail below in Section F, 
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“Comprehensive Plan,” changing market conditions, as reflected in the recently adopted updated 

Comprehensive Plan, have put significant pressure on large office campus parcels.  The purpose 

of this Petition is to provide a solution to those problems with respect to the Subject Property. 

8. Several examples of other office campus parcels that are being redeveloped with 

residential and other uses are as follows: 

a. 900 King Street in Rye Brook has a 210,000 s.f. office building that is 

before the Village Board for rezoning for an assisted living building, 160 independent 

rental units, and 24 townhouses; 

b. On Westchester Avenue in Harrison, two sites have been sold and are in 

various phases of development; one for a 125,000 s.f. Wegman’s supermarket and the 

other being developed by Toll Brothers at a significant density; 

c. In White Plains, an office building on North Broadway was converted to 

residential use and recently there was an announcement by Ginsburg that 50 Main 

Street and 11 Martine Avenue, both significant office buildings, were being 

repositioned for residential use, with some office remaining; 

9. The Subject Property is currently developed with what was previously MBIA’s 

corporate headquarters.  That development, which is located generally in the southern half of the 

Subject Property, consists of approximately 235,000 s.f. of office space and 26,000 s.f. of 

amenity space.  In addition, there is a parking structure at the southeastern end of the Subject 

Property that contains 316 parking spaces.  There is at-grade surface parking that contains 328 

parking spaces and 94 additional at-grade parking spaces have been approved but not yet 

constructed. 
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10. Access to the Subject Property is provided at a signalized intersection on King 

Street (Route 120). 

C.  APPROVAL HISTORY 

11. MBIA originally acquired a 93,000± s.f. office building developed in the early 

1980’s.  As part of that acquisition, MBIA secured and transferred 60,000 s.f. of additional 

development rights from what is now the Swiss Re parcel and constructed a 60,000 s.f. 

expansion.  After approvals were issued by the Town, construction of the expansion commenced 

in 1991 and occupancy commenced in 1993. 

12. Following a period of rapid corporate growth, MBIA recognized the need to 

expand its headquarters.  Toward that end, and following a complete environmental review, 

MBIA received approval to construct an additional 100,000 s.f. of space in 1996, including 

approximately 75,000 s.f. of additional office space and 26,000 s.f. of amenity space.  This 

brought the total development to approximately 235,000 s.f. of office space and 26,000 s.f. of 

amenity space, which is the current development on the site.  An Existing Conditions Plan is 

attached as Exhibit D. 

13. In 2002, MBIA determined that it needed additional space to accommodate its 

growing business.  Accordingly, a Petition was submitted to the Town Board seeking certain 

zoning amendments which would permit a further expansion of MBIA’s corporate headquarters. 

14. Following a complete environmental review, on October 8, 2003 the Town Board 

adopted an Environmental Findings Statement and approved the necessary zoning amendments, 

including an amended Preliminary Development Concept Plan (“PDCP”) to permit the additional 

expansion. 
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15. Subsequently, the Town Board granted special permit approval and the Planning 

Board granted amended site plan approval to permit MBIA to develop an additional 165,000 s.f. 

of office space, together with 53,000 s.f. of additional amenity space, and a 20,000 s.f. meeting 

house.   

16. These approvals would increase the size of the MBIA corporate headquarters 

from approximately 235,000 s.f. of office space and 26,000 s.f. of amenity space to 

approximately 400,000 s.f. of office space and 99,000 s.f. of amenity space, including the 

proposed meeting house.  This approval also provided for the construction of a parking structure 

containing approximately 1,000 parking spaces.  A site plan delineating the fully approved 

project is attached as Exhibit E.  While the most recent approvals for the additional expansion 

have been extended and remain in full force and effect, the additional development contemplated 

by those approvals has not occurred. 

17. It should be noted that the environmental review with respect to the most recent 

office expansion addressed all of the impacts associated with the fully expanded project, 

including traffic, water, sewer, and visual impacts. 

D.  SURROUNDING ZONING AND DEVELOPMENT 

 

18. To the north of the Subject Property, and across Cooney Hill Road, is the 

southerly portion of the property owned by Swiss Re America, and utilized as its North 

American headquarters.  The Swiss Re property comprises approximately 127 acres and is also 

located in the DOB-20A zoning district.  That property has zoning approval for 720,000 s.f. of 

office space.  Site plan approval was granted for 360,000 s.f. of office space, together with a 

parking structure, and those improvements are what is on the site today. 
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19. Located east and across King Street from the Subject Property is property owned 

by CitiGroup.  The CitiGroup property is also located in the DOB-20A zoning district and is the 

site of the CitiGroup Executive Conference Center. 

20. Also located to the northeast of the Subject Property, and across King Street, is 

the IBM World Headquarters property.   

21. Located immediately to the south of the Subject Property is property owned by 

the New York City Department of Environmental Protection (“DEP”).  This property is zoned R-

2A, single-family residential.  However, this property is vacant and unoccupied watershed land 

and is being utilized as an effective buffer for the Kensico Reservoir. 

22. Located to the west of the Subject Property is additional land also owned by DEP 

and zoned R-2A.  Similarly, this property is vacant, undeveloped, and unoccupied.  

E. PROPOSED DEVELOPMENT AND USES 

23. As described above, the downturn in the economy precluded MBIA from 

undertaking any of the approved additional expansion.  Ultimately, MBIA moved out of its 

corporate headquarters and sold the property to Airport Campus.  Since its acquisition of the 

property in 2015, Airport Campus has been marketing the property to potential tenants, to date 

without success. 

24. Given the fact that efforts to rent out the existing office building have thus far 

been unsuccessful, Airport Campus is seeking to expand the potential uses for this unique 

property.  As will be described in detail below in Section F, “Comprehensive Plan,” the recently 

adopted Plan recognizes in a number of places both the importance of the Subject Property and 

the need to expand its development potential. 
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25. The current primary development proposal for the property calls for a mix of uses, 

as described below.  The development proposal is shown on the following plans, attached hereto 

as Exhibit F: 

 Preliminary Development Concept Plan, PDCP-2, dated June 5, 2018 and 

prepared by JMC; 

 Proposed Development Plan dated May 24, 2018 and prepared by Perkins 

Eastman; and 

 Proposed Development Plan with overlay of previously approved building 

footprint dated May 24, 2018 and prepared by Perkins Eastman. 

26. This Petition is requesting the incorporation of a new special permit use in the 

DOB-20A zone.  In addition to office space, the Petition requests the incorporation of hotel use, 

medical office use, as well as multi-family residential development including fee simple 

townhouse development. 

27. The site has a 100,000 s.f. office building at the southwestern corner, to the left as 

one drives in, together with a 161,000 s.f. office building in the center of the site, i.e., the 

northern building, to the right as one drives in.  The Petitioner is requesting that the following be 

permitted on the site:   

a. The southwestern building of 100,000 s.f. remains as office space.  

Parking will be accommodated in the existing structure located in the southeastern corner 

of the Subject Property and at-grade parking; 

b. The “northern” office building can be repurposed as a 125 room hotel, 

together with typical accessory uses such as a spa, fitness facility, and restaurant, with 

parking to be accommodated in the existing parking garage as well as at-grade parking 
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available on the site.  The existing “northern” parking area with 277 spaces will be 

eliminated; 

c. To the north of the hotel, and in the area where a 165,000 s.f. office 

building, together with 53,000 s.f. of amenity space and a parking garage of 

approximately 1,000 spaces was approved, will be a 151 unit multi-family building, 

together with 330 parking spaces.  That building would have a maximum height above 

grade of 85 feet1; and, 

d. The Cooney Hill area would be developed in an environmentally sensitive 

manner with 22 townhouses of approximately 3,000 s.f. each. 

28. The townhouses would be accessed from Cooney Hill Road, with a secondary 

access tied into the balance of the site. 

29. AFFH units will be provided on site in accordance with the provisions of §355-

24(I) of the Town of North Castle Zoning Ordinance. 

30. As you may recall, during the approval process for the MBIA expansion, MBIA 

entered into an agreement with the Natural Resources Defense Council (NRDC) and The 

Riverkeeper, pursuant to which a conservation easement was imposed on a portion of the 

Cooney Hill Area, precluding development in the “easement area.”  That conservation easement 

area included a 50’ deep component (totaling 1.95 acres) around the western and southern 

boundary of the Cooney Hill Area that is irrevocable.  It also included a larger area (totaling 6.00 

acres), to the east and north of the irrevocable area, that was revocable in the event MBIA did not 

build the office expansion and the parking structure and sold the property to a third party for 

development.  Those conditions have been met.  A copy of the conservation easement area map 

                                                 
1 The approved office building had a maximum height of 45 feet and the approved parking structure had a maximum 

height of 55 feet. 
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is attached as Exhibit G and delineates both the irrevocable and the revocable portions of the 

conservation easement area.  Please note that the lot cross-hatched in green, which was not 

owned by MBIA at the time the easement agreement was executed, was subsequently acquired 

by MBIA and, according to the terms of the easement agreement, became subject to the 

agreement. 

31. As part of this petition, in the event the proposed development is approved, 

Airport Campus would consider increasing the irrevocable conservation easement area to include 

the currently revocable portion.  This would increase the irrevocable conservation easement area 

from 1.95 acres to a total of 7.95 acres. 

32. One of the benefits of locating the multi-family building in the location shown on 

the plans is that it utilizes the footprint of the previously approved office expansion and parking 

garage, which were the subject of a thorough environmental review by the Town.  As a result, 

many of the environmental impacts that would otherwise be associated with the proposed multi-

family building have already been studied, addressed, and approved by the Town.  While other 

aspects of the proposed development, e.g. stormwater, traffic, sewer, water, school impacts, and 

visual impacts, will have to be studied, the scope of the environmental review can be limited to 

issues and impacts that were not previously addressed. 

33. Another benefit of the location of the prior approved office expansion and, 

accordingly, the proposed multi-family building, is that construction was to take place largely in 

the area of the existing substantial surface parking lot.  This location limits the amount of new 

impervious surface on the Subject Property, which was a central issue during the prior review.  

As proposed, the total lot coverage, including buildings, parking, and all other impervious 

surfaces, will not exceed 30%. 
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F.  COMPREHENSIVE PLAN 

34. 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 office campuses such as the Subject Property.  In fact, the Subject 

Property is specifically referenced in several places in the Comprehensive Plan with respect to 

both its importance and the need to expand its development potential. 

35. For example, in Section 4 at page 34, the Plan states as follows: 

 

“For the PLI, OB-H and DOB-20A zones, in particular (business 

park, portion of IBM property, Swiss Re and former MBIA campus), 

the Town should explore allowing for an introduction of residential 

uses, at a scale comparable to surrounding land-use patterns.  In the 

PLI and DOB-20A zones, retail, hotel, personal-service, 

entertainment and ancillary education uses may also be permitted for 

these districts, but any retail should be limited to accessory uses to 

avoid competition with established shopping areas, especially 

downtown Armonk.” 

 

36. Similarly, in Section 8 at page 100 of the Comprehensive Plan, the Town 

proposes to: 

“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.” 

 

37. Another reference to the former MBIA campus can be found in Section 9 at page 

111 as follows: 

“With several vacancies at Business Park Drive and the former 

MBIA headquarters, the Town’s supply of office space may exceed 
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demand given structural changes in the local economy, worker 

preferences toward urban environments near public transit and trends 

in open floor layouts.  If long-term vacancies persist, property 

owners should consider renovations or conversions to meet current 

demand.” 

 

38. With respect to hotels, the Comprehensive Plan notes that North Castle, compared 

to other communities, is under-served by hotels.  In Section 9 of the Plan, at page 119, it is noted 

that the addition of 300 hotel rooms in North Castle would increase the ratio of rooms per worker 

to that of White Plains.  Given the proximity of the Airport Campus property to the Westchester 

County Airport, we respectfully submit that a hotel use would not only be very successful, but 

would generate additional income to the Town in the form of the recently adopted hotel tax. 

G.  APPROVALS REQUESTED 

39. 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 to permit medical offices, hotels, and multi-family 

residential uses in the DOB-20A zoning district (Town Board); 

(b) Zone text amendments to create a special permit use in the DOB-20A 

zoning district to allow simultaneous multiple uses and establish 

appropriate bulk and area requirements for those uses (Town Board); 

(c) Special permit approval (Town Board); 

(d) Approval of amended Preliminary Development Concept Plan (Town 

Board); 

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

(f) Subdivision approval, if necessary (Planning Board). 
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40. A draft local law to address the necessary zoning amendments referenced above is 

attached hereto as Exhibit H. 

H.  ENVIRONMENTAL REVIEW 

41. If approved, the proposal would include a change in the allowable uses within the 

DOB-20A zoning district, affecting 25 or more acres of the district.  Accordingly, the proposed 

action, including the items set forth above in paragraph 38, is a Type 1 action under the State 

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

42. It is anticipated that the Planning Board will act as Lead Agency for the 

environmental review of the proposal and, in that capacity, will issue a positive declaration and 

require the preparation of a draft environmental impact statement (DEIS).  Given the prior 

extensive reviews undertaken by the Town in connection with the prior approvals for the site, we 

respectfully submit that the environmental review of the current proposal should be limited to 

addressing new impacts over and above those that were already studied and approved.  The 

impacts to be studied could include stormwater, traffic, school children, taxes, visual, water, and 

sewer. 

43. A Full Environmental Assessment Form is attached hereto as Exhibit I.  It is 

respectfully requested that the Town Board refer this matter to the Planning Board for its review 

and recommendation as well as to declare its intent to act as lead agency for environmental 

review of this action and circulate a notice of such intent to all involved and interested agencies. 

WHEREFORE, it is respectfully requested that this matter be placed on the June 13, 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. 
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Dated: June 5, 2018 

 Armonk, New York   

       Respectfully submitted, 

  

       Anthony F. Veneziano, Jr., Esq. 

       Attorney for Petitioner Airport Campus 

       84 Business Park Drive, Suite 200 

       Armonk, New York 10504 

       Tel:   (914) 273-1300  

       Fax:  (914) 273-1303 
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SUCH RESTRICTION ON DEVELOPMENT SHALL BE MEMORIALIZED, EITHER PRIOR TO SITE PLAN APPROVAL OR AS A CONDITION

THEREOF IN A CONSERVATION EASEMENT TO AN ENTITY MUTUALLY AGREED UPON BY OWNER, THE TOWN , NRDC, AND THE

RIVERKEEPER, WHICH ENTITY IS COMMITTED TO THE PRESERVATION OF OPEN IN PERPETUITY FOR THE PURPOSE OF

PROTECTING THE KENSICO RESERVOIR;

THE ESTABLISHMENT OF THE CONSERVATION EASEMENT AREA SHALL BE IRREVOCABLE WITH RESPECT TO A 5O FOOT WIDE

STRIP ON THE AFORESAID PROPERTIES, WHICH STRIP IS IMMEDIATELY ADJACENT TO THE DEP PROPERTY. THE BALANCE OF

THE CONSERVATION EASEMENT AREA SHALL BE REVOCABLE. THE EASEMENT AS TO THE REVOCABLE AREA MAY ONLY BE

REVOKED IF THE FOLLOWING TWO CONDITIONS ARE MET:

OWNER HAS NOT CONSTRUCTED BOTH THE PROPOSED OFFICE BUILDING AND THE ASSOCIATED PARKING STRUCTURE; AND

OWNER SELLS THE COONEY HILL LOTS TO A THIRD PARTY FOR A STANDALONE DEVELOPMENT.

NOTWITHSTANDING SAID LIMITATIONS ON DEVELOPMENT, ANY SUCH LIMITATION OR RESTRICTION WOULD NOT PROHIBIT

IMPROVED PERVIOUS ACCESS SUCH AS PEDESTRIAN WALKING PATHS, WATER WELLS, UTILITY LINES, OR STORMWATER

MANAGEMENT OUTFALLS AND OTHER STORMWATER MITIGATION REQUIRED BY NYCDEP IN CONNECTION WITH ITS

APPROVAL OF THE STORMWATER POLLUTION PREVENTION PLAN TO THE EXTENT THAT SUCH MITIGATION CANNOT

OTHERWISE REASONABLY BE PLACED OUTSIDE OF THE CONSERVATION EASEMENT AREA, RELATED TO THE DULY

APPROVED REDEVELOPMENT OF THE PROJECT SITE, OR NECESSARY TO IMPLEMENT THE MITIGATION FEATURES OF THE

DEVELOPMENT, AND ANY SETBACK REQUIREMENTS SHALL NOT BE AFFECTED BY THE CONSERVATION EASEMENT OR

RESTRICTIVE COVENANTS, NOR SHALL ANY LIMITATION SO IMPOSED REDUCE THE LOTS AREA(S) FOR PURPOSES OF BULK

AND DENSITY REQUIREMENTS.

EXISTING STONE WALLS ON THE SITE SHALL BE RETAINED IN ALL AREAS NOT PROPOSED FOR REGRADING OR DEVELOPMENT,

INCLUDING ALL THE STONE WALLS ALONG KING STREET AND COONEY HILL ROAD. EXISTING STONE WALLS SHALL BE

REPAIRED AND A NEW STONE WALL SHALL BE CONSTRUCTED AS NECESSARY IN ORDER TO PROVIDE A CONTINUOUS STONE

WALL ALONG THE ENTIRE KING STREET AND COONEY HILL ROAD RIGHTS-OF-WAY WITH THE EXCEPTION OF THE TAKEDA

ALL CONSTRUCTION EQUIPMENT SHALL BE INSPECTED PERIODICALLY FOR FUEL, OIL AND GREASE LEAKS. FUEL CONTAINERS

ARE TO BE LOCATED AS FAR FROM WETLANDS AND SURFACE WATER AS POSSIBLE AND ARE TO BE PLACED IN FUEL TRAPS

CONSISTING OF SAND OVER IMPERMEABLE MATERIALS SUCH AS PLASTIC LINING. THESE MEASURES SHALL BE ENUMERATED

IN THE CONTRACTOR'S CONTRACT.
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MULTI-FAMILY
UNITS: 151 (average 1,200 sf)
• AMENITY: 14,500 sf
• MAX. HEIGHT ABOVE GRADE: LESS THAN 85 ft

HOTEL

OFFICE

SERVICE
AREA

RESERVOIR – WEBERS COVE

KING ST

PARKING GARAGE: 
3 LEVELS
(2 ABOVE GRADE, 1 BELOW GRADE)
330 SPACES

113 KING ST – NORTH CASTLE, NY

5/24/18

AMENITY

5 LEVELS OF 
RESIDENTIAL

PROPOSED RESIDENTIAL 
DRIVEWAY

PROPOSED DEVELOPMENT

TOWNHOUSES
TOTAL: 22



RESERVOIR – WEBERS COVE

HOTEL

OFFICE

113 KING ST – NORTH CASTLE, NY

5/24/18

PROPOSED DEVELOPMENT

PARKING GARAGE: 
3 LEVELS
(2 ABOVE GRADE, 1 BELOW GRADE)
330 SPACES

PREVIOUSLY APPROVED
BUILDING FOOTPRINT

MULTI-FAMILY
UNITS: 151 (average 1,200 sf)
• AMENITY: 14,500 sf
• MAX. HEIGHT ABOVE GRADE: 

LESS THAN 85 ft

TOWNHOUSES
TOTAL: 22
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EXHIBIT H 



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 with respect to the 

DOB-20A Zoning District. 

 

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

amended by amending § 355-14(A)(1), entitled “Lot for every building,” to read as follows: 

 

“Every building hereafter erected shall be located on a lot as herein defined, and except as herein 

provided, there shall be no more than one main building and its accessory buildings on one lot, 

except for multifamily, townhouse, hotel,  and nonresidential buildings in districts where such 

uses are permitted.” 

 

Section 2.  Chapter 355 is further amended by amending § 355-30(J)(1)(a) entitled “Designed 

Office Business 20A (DOB-20A) - Policy” to read as follows: 

 

“It is the purpose of this subsection to provide for the implementation of the recommendation, as 

contained in the Town Development Plan 2018 Comprehensive Plan of the Town of North 

Castle, for the establishment of additional areas for office business mixed use as shown on the 

Town Development Plan Map North Castle Future Land Use Plan, and subject to the other 

limitations and conditions as recommended in the Town Development Plan 2018 Comprehensive 

Plan.  Specifically, this zone is designed to provide for low-density, high-quality nonresidential 

development including office, medical office, and hotel uses, as well as multifamily and 

townhouse residential uses, provided that requisite highway access and proximity to the 

interstate highway system is available.” 

 

Section 3.  Chapter 355 is further amended by amending § 355-30(J)(2)(c) entitled “Criteria for 

Designed Office Business District establishment - Access” to read as follows: 

 

“Each DOB-20A site shall have frontage on the access to an arterial major road as shown on the 

Town Development Plan Map Roadway Classification plan in the 2018 Comprehensive Plan.  

Traffic from within the DOB-20A shall not be permitted to enter directly upon any local 

residential roads.  Access and service drives shall be laid out in such manner that connections 

with the street or streets on which the lot has frontage are located and designed in such manner as 

to avoid unsafe conditions or traffic congestion. 

 

Section 4.  Chapter 355 is further amended by amending §355-40 “Specific use standards and 

regulations” by adding thereto a new subsection (X), “Mixed Use Developments in the DOB-

20A Zone,” to read as follows: 

 

(1) Purpose and Intent.  It is the purpose and intent of this subsection to implement the 

recommendations of the 2018 Comprehensive Plan by allowing additional uses and 



permitting a mix of uses in the DOB-20A zoning district, including office, medical office, 

hotel, multifamily residential development, and townhouse residential development. 

 

(2) Hotel conversion.  The conversion of existing office and related amenity space to hotel 

use, including typical accessory uses such as a spa, fitness facility, and restaurant, shall 

be permitted, subject to Town Board approval and subject to the following special 

conditions and requirements: 

 

a. No more than 2/3 of existing office and amenity space may be converted to hotel 

use. 

 

b. Hotel use shall be permitted on a single site in addition to office, medical office, 

multifamily residential, and townhouse residential uses. 

 

c. Parking requirements for hotel use shall be determined by the Planning Board in 

connection with site plan approval. 

 

(3) Residential conversion.  The conversion of approved but unbuilt expansion space to 

multifamily and/or townhouse residential space shall be permitted, subject to Town 

Board approval and subject to the following special conditions and requirements: 

 

a. Residential conversion shall only be permitted for office and related space that 

has received all necessary approvals from the Town of North Castle, including 

zoning, subdivision, special permit, and/or site plan approvals, but not including 

building permit approval. 

 

b. Each square foot of approved but unbuilt office and related space may be 

converted into one and one-quarter (1.25) square feet of residential space. 

 

c. Notwithstanding any other provisions of this chapter, the Town Board, by special 

permit, may modify certain physical dimensional requirements, as follows: 

 

i. Minimum front yard setback for multifamily buildings: 65 feet. 

ii. Minimum front yard setback for townhouses: 200 feet. 

iii. Minimum side yard setback for townhouses: 60 feet. 

iv. Minimum rear yard setback for multifamily buildings: 80 feet. 

v. Maximum building coverage: 15%. 

vi. Maximum building height for multifamily buildings: 85 feet. 

vii. Maximum building height for townhouses: 35 feet. 

viii. FAR: not applicable within the limitations set forth above. 

ix. Parking requirements for multifamily and townhouse uses shall be 

determined by the Planning Board in connection with site plan approval. 

 

d. Residential uses shall be permitted on a single site in addition to office, medical 

office, and hotel uses. 

 



Section 5.  Chapter 355 is further amended by amending §355-23 (Schedule of Office and 

Industrial District Regulations (Part 1)) by adding the following permitted principal uses in the 

DOB-20A district: 

 

  “4.  Medical offices 

  *5.  Hotels 

  *6.  Multifamily and/or townhouse residential” 

 

Section 6.  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 7.  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 8.  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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