
VENEZIANO & ASSOCIATES 
84 Business Park Drive 

Suite 200 
Armonk, New York  10504 

(914) 273-1300 
 
 
 
       June 26, 2023 
 
 
 
Christopher Carthy, Chairman  
North Castle Planning Board  
15 Bedford Road 
Armonk, NY 10504  
 
  Re: 23 Bedford Banksville Road 
 
Honorable Chairman and Members of the Board: 
 

Our firm represents the owner of 23 Bedford Banksville Road and has been before your 
Board, on and off, for the last year and a half. We recently submitted a letter dated April 24, 2023 
(copy attached) outlining the current status of this project. To the extent there is any conflict 
between that April 24 letter and this submission, this submission should govern. 
 

When we appeared before your Planning Board on May 8, we were advised that the project 
had changed significantly in that the remaining fill located to the rear of the site was to stay on the 
property. We had previously stated that all fill would be removed. We were advised to review the 
situation and report back to the Planning Board.  After consulting with your Planner and the Town 
Building Inspector, we received a letter from Atkins Construction Corp., dated June 8, 2023, 
confirming that Atkins will remove the fill down to 6 inches (letter attached). This process will 
commence at the end of August, 2023 and shall last approximately three months. That should 
resolve the fill situation to the rear of the property and, if required by your Board or the Building 
Inspector, we can test the fill left on site.  
 

As you know, and at your direction, we removed five tenants located in the rear portion of 
the property, removed almost all of their equipment, and have now successfully removed the fill. 
These actions have eliminated noise, fumes, and other unpleasantries from the area.  Neighbors 
are starting to stop at the building and advise my client that they notice the improvement to the 
property. 
 

Attached is a revised Site Plan prepared by DTS Provident. Peter Gregory, our engineer, 
has upgraded the site plan with a new 25,000 s.f. storage building located on the northern property 
line. This building complies with and satisfies all local zoning requirements. We have eliminated 
the stone and masonry use from the rear of the property. We are also incorporating a stormwater 
basin to the rear of the existing building.  
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As you recall, the Westchester County Department of Health limits the occupancy on this 
site to 16 persons. The storage use shall have no employees in the building and the building will 
be utilized for self-storage.  Employees requiring office space or bathroom use will rent in the front 
of the existing building. The new self-storage building elevation to address storm surge and 
flooding shall be 434.00 elevation.  The first floor of the front building is at 431.25 elevation. 
 

Together with the submission of this Site Plan, we have also amended and updated our 
Environmental Assessment Form. Kindly place this matter on the Planning Board’s July 8 meeting 
for a continued public hearing and referral to the ARB for their input.  While we understand that 
the fill has not been removed from the site today, the issuance of a building permit for the new 
self-storage building could be conditioned upon satisfactory removal of this fill.  We hope you 
appreciate the effort this has taken, and we look forward to a successful conclusion of this portion 
of the reclamation. 

 
 As you may be aware, there has been some maintenance activity conducted by my client 

at the site. Much of the exterior of the front building has been scraped and repainted consistent 
with the ARB’s approval. There has also been modest Belgian block, at grade, installed on the 
south southern portion of the building. Several fences have been removed and landscaping has 
been installed.  New fences will be installed. This activity was not condoned by the Building 
Department and we are in discussions with Mr. Melillo regarding coordination of the Site Plan 
approval and this activity on the site. 

 
We appreciate your attention to this matter.  Thank you. 

 
       Very truly yours, 
 
       Anthony F. Veneziano, Jr. 
 
       ANTHONY F. VENEZIANO, JR. 
 
AFV/kj 
Encls. 
 
cc: Robert Melillo 
 Peter Gregory 
 Adam Kaufman 
 Roland Baroni 
 John Kellard 
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PROJECT NOTES

1. PROJECT SITE ADDRESS:
23 BEDFORD-BANKSVILLE ROAD
BEDFORD, NEW YORK 10506

2.  OWNER:
BANMONK REALTY, LLC
285 MAIN STREET
WHITE PLAINS, NEW YORK 10601

3.  APPLICANT
MARK MOSELLO
23 BANKS DESIGN  GROUP, LLC
181 MEAD STREET
WACCABUC, NEW YORK 10597

4. TOWN OF NORTH CASTLE TAX MAP INFORMATION:
SECTION 102.04  BLOCK 1  LOTS 8, 9, 15, 16
TOTAL AREA OF PARCEL = 10.816 ACRES
CB-B CENTRAL BUSINESS B, AND GB GENERAL BUSINESS DISTRICTS

5. WATERSHED BASIN:
INLAND L.I.S. - MIANUS RIVER BASIN

LOCATION MAP
NTS

SITE

TOWN OF NORTH CASTLE ZONING DATA: CB-B - CENTRAL BUSINESS BANKSVILLE ZONING DISTRICT
LOT AREA (SQ. FT.) FRONTAGE (FEET) LOT DEPTH

(FEET)
FRONT YARD

(FEET) SIDE YARD (FEET) REAR YARD
(FEET)

AVERAGE HEIGHT OF
PRINCIPAL BUILDINGS

(STORIES/FEET)

AVERAGE HEIGHT OF
ACCESSORY BUILDINGS

(STORIES/FEET)

BUILDING COVERAGE
(SQUARE FEET)

REQUIRED 5,000 50 100 25 0 50 2 / 30 2 / 30 25%

EXISTING 471,142.378 201.00 1,185.46 31.54 34.67 781.70  < 2 / 30 - 3.54%

TOWN OF NORTH CASTLE ZONING DATA: GB  - GENERAL BUSINESS  ZONING DISTRICT
LOT AREA (SQ. FT.) FRONTAGE (FEET) LOT DEPTH

(FEET)
FRONT YARD

(FEET) SIDE YARD (FEET) REAR YARD
(FEET)

AVERAGE HEIGHT OF
PRINCIPAL BUILDINGS

(STORIES/FEET)

AVERAGE HEIGHT OF
ACCESSORY BUILDINGS

(STORIES/FEET)

BUILDING COVERAGE
(SQUARE FEET)

REQUIRED 10,000 100 100 25 10 25 2 / 30 2 / 30 20%

EXISTING 471,142.378 201.00 1,185.46 331.70 10.00 368.45  < 2 / 30  - 5.45%

PARKING REQUIREMENTS
SECTION 355-57 - SCHEDULE OF OFF-STREET PARKING REQUIREMENTS

PROPOSED OFFICE USE ASSOCIATED WITH PROPOSED TENANTS

1 SPACE FOR EACH 250 SF OF GROSS FLOOR AREA OF OFFICE
TOTAL OFFICE AREA = 7,635 SF
7,635 SF / 250 SF = 30.54
USE 31 SPACES

PROPOSED STORAGE USE ASSOCIATED WITH PROPOSED TENANTS

1 SPACE PER EMPLOYEE ON THE LARGEST WORK SHIFT,
BUT NOT FEWER THAN 1 PER 1,200 SF OF GROSS FLOOR AREA,
PLUS 1 FOR EACH COMMERCIAL VEHICLE GARAGED ON THE LOT.

16 EMPLOYEES = 16 SPACES

TOTAL STORAGE AREA  = 10,106 SF
10,106 SF / 1,200 SF = 8.42
NO FEWER THAN 9 SPACES

      MAIN BUILDING
TOTAL PARKING SPACES = 16 + 31 = 47 SPACES
HANDICAPPED SPACES REQUIRED = 2 HANDICAPPED SPACES
PARKING PROVIDED  = 38 SPACES, 2 HANDICAPPED SPACES

LANDSCAPING: 10% OF INTERIOR OF THE PARKING AREA SHALL BE LANDSCAPED

      SELF STORAGE FACILITY

        25,000 SF/1200 = 20.83   USE 21 SPACES
Under New York State Education Law Article 145 (Engineering), Section
7209 (2), It Is A Violation Of This Law For Any Person, Unless Acting
Under The Direction Of A Licensed Professional Engineer, To Alter This
Document

©  DTS Provident Design Engineering, LLP
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PROPOSED USES

1. OFFICE SPACE WITH ASSOCIATED STORAGE/ASSEMBLY WORK AREA - TOTAL AREA OF
OFFICE = 7,635 SF

2. TOTAL AREA OF ASSOCIATED STORAGE / ASSEMBLY WORK AREA = 9,836 SF

3. SELF STORAGE FACILITY

4. NON RETAIL NURSERY SALES

NUMBER OF EMPLOYEES

A TOTAL OF 16 EMPLOYEES IS PROPOSED TO BE INCLUSIVE OF ALL PROPOSED USES.

1 ISSUED FOR PLANNING BOARD 11/22/2021

Approved by Town of North Castle Planning Board Resolution, Dated:

Christopher Carthy, Chairman,                     Date
Town of North Castle Planning Board

Engineering Plans Reviewed for Conformance to Resolution:

Joseph M. Cermele, PE                                                                                            Date
Kellard Sessions Consulting
Consulting Town Engineers

PROPERTY LOCATED WITHIN FLOOD HAZARD AREA - ZONE A WITHOUT A BASE FLOOD ELEVATION

COMMERCIAL STRUCTURE SHALL MEET REQUIREMENTS FOR DRY FLOODPROOFING SO THAT BOTH
STRUCTURES ARE WATER TIGHT BELOW BASE FLOOD ELEVATION+2.  UTILITIES WALL IMPERMEABLE
TO PASSAGE OF WATER.  UTILITIES AS HVAC, ELECTRICAL, POTABLE WATER AND FUEL STORAGE
SHALL BE RELOCATED TO ELEVATION .

RELOCATED UTILITY SYSTEMS TO MAINTAIN MINIMUM 4' CLEARANCE ABOVE FLOOR LEVEL..
(UPSTREAM CROSS SECTION ELEVATION 434.5 RELATIVE ELEVATION AT UPSTREAM SIDE OF
BUILDING 432.0)

2 ISSUED FOR PLANNING BOARD
01/10/2022

9'-0"
WIDTH

18'-0"

3 ISSUED FOR TOWN BOARD 03/01/2022

4 MITIGATION
04/06/2022

DISTURBANCE CHART

BUFFER
63,200 SF

SITE IMPROVEMENTS
36,452 SF

BUFFER DISTURBANCE
15,615 SF

TOTAL LIMITED

MITIGATION

49,286 SF

WETLAND BUFFER MITIGATION

PLANTING SCHEDULE

SYMBOL KEY QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS

TREES

AS 6 ACER SACCHARUM SUGAR MAPLE 3.5 IN B&B

NS 6 NYSSA SLYVATICA BLACK TUPELO 3.5 IN B&B

PS
15

PINUS STROBUS WHITE PINE
6'-8' HT. B&B

5 PLANNING BOARD 10/20/2022

6 ISSUED TO PLANNING BOARD
11/28/2022
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EXPIRES 4/30/2025

INDICATES AREAS OF PORTIONS OF ASPHALT DRIVEWAY
TO BE REMOVED AND LANDSCAPED

SITE NOTES

1.  RESTORATION OF THE REAR CONTRACTOR'S YARD SHALL INCLUDE REMOVAL OF
     SOILS PLACED IN THE WETLANDS TO THE SATISFACTION OF THE TOWN ENGINEER.

2.  REMOVAL OF SOILS FROM THE EXISTING CONTRACTOR'S YARD WILL REQUIRE
     SOIL TESTING FOR CONTAMINANTS IN ORDER TO DETERMINE ITS REUSE.

3.  THE PROPOSED STORAGE AND OFFICE USE SHALL NOT PERMIT THE PARKING OF
ANY COMMERCIAL VEHICLES.

4.  ANY OUTDOOR LIGHTING SHALL COMPLY WITH REQUIREMENTS OF SECTION
     355-45.M OF THE TOWN CODE.

5.  ALL UNDEVELOPED PARKING SPACES SHALL BE USED AND MAINTAINED AS
ADDITIONAL LANDSCAPE GROUNDS UNTIL SUCH TIME ADDITIONAL PARKING IS
REQUIRED.

7 ISSUED TO PLANNING BOARD 03/13/2023

8 ISSUED TO PLANNING BOARD
04/24/2023
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AISLE

9 SELF STORAGE FACILITY - GB DISTRICT 06/26/2023
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