
January 08, 2024

Mr. Christopher Carthy, Chairman
and Members of the Planning Board
Town of North Castle
17 Bedford Road
Armonk, NY 10504

RE: JMC Project 20101
The Summit Club at Armonk-Residential Phase
568 & 570 Bedford Road (Route 22) 
Town of North Castle, NY

Site Plan Resolution Amendment, Temporary Signage and Subdivision Extension Request

Dear Chairman Carthy and Members of the Planning Board: 

On behalf of the owner and applicant, Summit Club Partners LLC, we are pleased to submit the
following documents associated with The Summit Club at Armonk residential phase: 

1. “ Site Plan Resolution Amendment Request Letter”, prepared by DelBello Donnellan
Weingarten Wise & Wiederkehr, LLP, dated 01/08/2024. 

2. JMC Drawing TS-1 “Temporary Signage Plan”, dated 01/08/2024. 

3. “ Town of North Castle Planning Board: Request for Extension of Time”, dated 01/08/2024. 

4. JMC, PLLC Check #4199, in the amount of $200.00, dated 01/04/2024 (Extension Fee). 

5. Town of North Castle Site Plan, Steep Slopes and Tree Removal Permit Approvals Resolution”, 
dated 08/07/2023. 

6. “ Town of North Castle Preliminary Subdivision Plat Approval Resolution”, dated 08/07/2023. 

7. “ Town of North Castle Final Subdivision Plat Approval Resolution”, dated 08/07/2023. 

The documents are associated with a site plan resolution amendment request, temporary signage
during construction of the residential phase) and an extension of time request for the preliminary

and final subdivision plat approvals.  
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We trust the attached documents and above responses are sufficient for your review and we
respectfully request placement on the January 22nd, 2024, Planning Board agenda.  Thank you for
your consideration. 

If you have any questions or require additional information, please do not hesitate to contact our
office at (914) 273-5225. 

Sincerely, 

JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC

Paul R. Sysak, RLA
Senior Project Manager

cc: Adam R. Kaufman, AICP
John Kellard, PE
Joseph M. Cermele, PE, CFM
Roland Baroni, Esq. 
Jeffrey B. Mendell
Mark P. Weingarten, Esq. 
Peter J. Wise, Esq. 
Rich S. Granoff, AIA, LEED AP
Kenneth S. Andersen, AIA

p:\2020\20101\admin\ltcarthy_2024-01-08.docx



DELBELLO DONNELLAN WEINGARTEN
WISE & WIEDERKEHR, LLP

Mark P. Weingarten
Partner
mpw@ddw-law.com

COUNSELLORS AT LAW

THE GATEWAY BUILDING
ONE NORTH LEXINGTON AVENUE
WHITE PLAINS, NEW YORK 10601

914) 681-0200
FACSIMILE (914) 684-0288

Connecticut Office
1111 SUMMER STREET
STAMFORD, CT 06905

203) 298-0000

1669225
0156340-004

January 8, 2024

By Email and Hand Delivery

Honorable Christopher Carthy, Chairman
and Members of the Planning Board

Town of North Castle
15 Bedford Road
Armonk, New York 10504

Re: Summit Club. 

Dear Chairman Carthy and Members of the Planning Board: 

As you know, this firm represents Summit Club Partners LLC ( the “ Applicant”) in
connection with its property located at 568 and 570 Bedford Road, Armonk, which is designated
on the tax assessment map of the Town of North Castle as Section 101.02, Block 1, Lots 28.1 and
28.2 (the “ Property”). As you may remember, the Applicant received subdivision approval ( the
Subdivision Approval”), site plan approval, steep slopes and tree removal permit approvals (the
Site Plan Approvals”) from the Planning Board on August 7, 2023 to permit the development of

the Property with a golf course community consisting of 72 dwelling units in six (6) buildings, a
residential amenities complex and pool, six (6) tennis courts and two (2) pickleball courts, a guard
house, a new private sewage treatment plant servicing the Property, and on-site water supply wells
and related improvements ultimately to be dedicated to the Town, for use by Town of North Castle
Water District No. 2B as public facilities. 

As you also may remember, the residential portion of the golf course community will be
condominium units and the Applicant is currently in the process of obtaining approval from the
Office of the New York State Attorney General of the condominium offering plan for those
residential units ( the “ AG Approval”). In connection with the AG Approval, we are seeking
modifications to the Resolutions of the Subdivision Approval and the Site Plan Approvals to allow
the Planning Board to sign the subdivision plat and the site plan before receipt of Westchester
County Department of Health approvals, including but not limited to the approvals in connection
with the private sewage treatment plant, water supply wells and realty subdivision approval, so
that the Town Building Inspector is authorized to issue a conditional building permit conditioned
upon the County approvals and take such other actions as may be reasonably required for the
Applicant to obtain the AG Approval. 
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Accordingly, and on behalf of the Applicant, we are writing to respectfully request that the
Resolution of the Subdivision Approval be amended to modify Condition Nos. 18, 19, 20 and 21
to add a sentence to the end of the conditions that reads, “ Notwithstanding the foregoing, the
Planning Board Chairman and the Town Engineer may endorse the Plat, as required for the
Applicant to secure approval from the Office of the New York State Attorney General for a
condominium offering plan, provided that all other conditions contained in this Resolution are
satisfied, unless indicated otherwise.” 

We respectfully request that the Resolution of the Site Plan Approvals be amended as follows: 

1. Move Condition Nos. 13 and 14, which requires that the Applicant obtain NYSDEC
approvals for the proposed wastewater treatment plant and the proposed water supply to
the satisfaction of the Town Engineer from “Prior to Signing of the Site Plan” to a condition
under “ Prior to the Issuance of a Building Permit” and add the following language, 
Notwithstanding the foregoing, the Town Building Inspector may take such actions, 

including endorsing the building plans or applications, as are required for the Applicant to
secure approval from the Office of the New York State Attorney General for a
condominium offering plan, provided that no building permit shall be issued until such
NYSDEC approvals are received.” 

2. Move Condition No. 18, which requires that “ the Applicant shall prepare documentation
for the formation of a sewer works corporation pursuant to Transportation Corporations
Law, including a stock escrow agreement between the corporation and the Town” from
Prior to Signing of the Site Plan” to a condition under “Prior to the Issuance of a Building

Permit.” 

3. Move Condition No. 19, which requires that “ the Applicant will need to obtain Town Board
Special Use Permit Approval (associated with the golf club) for the proposed location of
all sewer and water infrastructure not located on the site to the satisfaction of the Town
Engineer” from “ Prior to Signing of the Site Plan” to a condition under “ Prior to the
Issuance of a Building Permit.” 

4. Move Condition No. 28, which requires that “ the Applicant shall obtain WCDH approval
of all proposed sewer collection and sewer treatment facilities and water supply distribution
facilities to the satisfaction of the Town Engineer” from “Prior to Signing of the Site Plan” 
to a condition under “ Prior to the Issuance of a Building Permit” and add the following
language, “ Notwithstanding the foregoing, the Town Building Inspector may take such
actions, including endorsing the building plans or applications, as are required for the
Applicant to secure approval from the Office of the New York State Attorney General for
a condominium offering plan, provided that no building permit shall be issued until such
WCDH approvals are received.” 

5. Move Condition No. 29, which requires that “ the Applicant shall obtain WCDH realty
subdivision approval to the satisfaction of the Town Engineer” from “Prior to Signing of
the Site Plan” to a condition under “Prior to the Issuance of a Building Permit” and add the
following language, “ Notwithstanding the foregoing, the Town Building Inspector may
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TOWNN OFF NORTH CASTLE
PLANNING BOARD

REQUEST FOR EXTENSION OF TIME

INSTRUCTIONS: Complete this form and submit it to the Planning Department with the required fee. The Board reserves
the right to request additional information if necessary to properly evaluate this request. A $200.00 application fee, payable
to the Town of North Castle, is required for the first extension from the date of expiration with an additional $100.00 increase
for each additional term, maximum of $1,000.00 per year.

Note: It is expected that conditions be satisfied in an expeditious manner. The granting of a time extension by the Planning
Board is discretionary. Fees are non-refundable.

TYPE OF APPLICATION:

Site Plan Subdivision Special Permit

APPROVAL INFORMATION:

Project Name: _______________________________Parcel ID _____________________  Project #  ________________

Original Approval Date:  ________________________ Last Expiration Date: _________________________________

Street Address: _____________________________________________________________________________________

Current Owner of Record: _____________________________________________________________________________

CONDITION(S) OF APPROVAL NOT MET:

Signing of Plans Obtain Building Permit

EXPLANATION FOR FAILURE TO MEET CONDITION(S) OF APPROVAL WITHIN SPECIFIED PERIOD
OF TIME.  DETAIL PROGRESS TOWARD COMPLETION OF CONDITIONS:

ANTICIPATED DATE OF COMPLETION:__________________________________________________________

AUTHORIZATION

I, the owner, hereby authorize the Planning Department and the Planning Board to enter the subject parcel to review the
pending extension of time request. Town employees are also authorized to enter the premises to ascertain compliance with
zoning and other building laws, regulations and ordinances.

Signed:

Telephone (914) 273-3000
Fax (914) 273-3554

On-going preparation of the Final Subdivision Plat for processing of the Westchester County Department of Health
Realty Subdivision Application.

101.02-1-28.1 & 28.2 2020-051

08/07/2023 02/07/2024

568 & 570 Bedford Road (NY 22), Armonk, NY 10504

Summit Club Partners LLC

Summer 2024

01/08/2024PaulR. Sysak, JMC (Owner's Agent)

The Summit Club at Armonk-Residential



R E S O L U T I O N

Action:   Site Plan, Steep Slopes and Tree Removal Permit Approvals

Application Name:  Summit Club Residential Project [2020-051] 

Owner/Applicant:  SUMMIT CLUB PARTNERS LLC

Designation:   101.02-1-28.2

Zone:    R-2A & GCCFO Zoning Districts

Acreage:   26.34 acres

Location:   570 Bedford Rd

Date of Approval:  August 7, 2023

Expiration Date:  August 7, 2024 (1 year) 

WHEREAS, an application for site plan approval was submitted to the Planning Board and the

requisite fee was paid; and

WHEREAS, the application consists of the following drawings: 

Plan labeled “LC,” entitled “Cover-Landscape,” dated January 30, 2023, last revised July 24, 

2023, prepared by Granoff Architects. 

Plan labeled “ LS 100.0,” entitled “Overall Site Plan – Phase 1,” dated January 30, 2023, last

revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 100.1A,” entitled “Overall SitePlan – Southern Development,” dated January

30, 2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 100.1B,” entitled “Overall Site Plan – NorthernDevelopment,” dated January

30, 2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 100.2,” entitled “Site Details,” dated January 30, 2023, last revised July 24, 

2023, prepared by Granoff Architects. 

Plan labeled “LS 101.0,” entitled “Amenities Building – MasonryLayout Plan,” dated January

30, 2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “ LS 101.1,” entitled “ Amenities Building – Planting Plan,” dated January 30, 

2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 101.2,” entitled “Amenities Building – Pool FencingPlan,” dated January30, 

2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 101.3,” entitled “Amenities Building – Details,” dated January30, 2023, last

revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 101.4,” entitled “Amenities Building – Pool Deck Elevations,” dated January

30, 2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “ LS 102,” entitled “Main Entry – Planting Plan,” dated January 30, 2023, last

revised July 24, 2023, prepared by Granoff Architects. 

TOWN OF NORTH CASTLE

WESTCHESTER COUNTY

17 Bedford Road

Armonk, New York 10504 -1898

Telephone: (914) 273-3542

Fax: (914) 273-3554

www.northcastleny.com

PLANNING BOARD

Christopher Carthy, Chair

DocuSign Envelope ID: FF265BE6-0271-4B6A-84DB-49B773B1E4F0

http://www.northca

stleny.com/



Site Plan, Steep Slopes and Tree Removal Permit Approvals for

Summit Club Residential Project [2020-051] 

August 7, 2023

Page 2 of 18

Plan labeled “LS 103.1,” entitled “Residential Building – TypicalPlanting Plan,” dated January

30, 2023, last revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “LS 104,” entitled “Detention Basin Planting Plan,” dated January30, 2023, last

revised July 24, 2023, prepared by Granoff Architects. 

Plan labeled “C-000” dated November 23, 2020, last revised July 24, 2023, prepared byJMC

Planning, Engineering, Landscape Architecture & Land Surveying, PLLC. 

Plan labeled “C-010,” entitled “OverallExisting Conditions Map,” dated November 23, 2020, 

last revised July24, 2023, preparedbyJMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “C-011,” entitled “Existing Conditions Map (South),” dated November 23, 2020, 

last revised July24, 2023, prepared byJMCPlanning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “C-012,” entitled “Existing Conditions Map (North),” dated November 23, 2020, 

last revised July24, 2023, preparedbyJMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ C-020,” entitled “ Site Demolition & Tree Removal Plan ( South),” dated

November 23, 2020, last revised July 24, 2023, prepared by JMC Planning, Engineering, 

Landscape Architecture & Land Surveying, PLLC. 

Plan labeled “ C-021,” entitled “ Site Demolition & Tree Removal Plan ( North),” dated

November 23, 2020, last revised July 24, 2023, prepared by JMC Planning, Engineering, 

Landscape Architecture & Land Surveying, PLLC. 

Plan labeled “ C-022,” entitled “ Site Tree Removal Table,” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “C-100A,” entitled “Overall Site Layout and Phasing Plan,” dated November 23, 

2020, last revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape

Architecture & Land Surveying, PLLC. 

Plan labeled “ C-100,” entitled “ Site Layout Plan (South),” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ C-101,” entitled “ Site Layout Plan (North),” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ C-102,” entitled “ Fire Truck Access Plan,” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “C-103,” entitled “UtilityComplex Plans,” datedMarch 28, 2022, last revised July

24, 2023, prepared byJMC Planning, Engineering, Landscape Architecture & LandSurveying, 

PLLC. 

DocuSign Envelope ID: FF265BE6-0271-4B6A-84DB-49B773B1E4F0



Site Plan, Steep Slopes and Tree Removal Permit Approvals for

Summit Club Residential Project [2020-051] 

August 7, 2023
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Plan labeled “ C-200,” entitled “Site Grading Plan (South),” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ C-201,” entitled “Site Grading Plan (North),” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ C-202,” entitled “Road Profiles Plan,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “ C-300,” entitled “Site Utilities Plan (South),” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ C-301,” entitled “Site Utilities Plan (North),” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “C-302,” entitled “SanitarySewerProfile,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “ C-303,” entitled “Water Main Profile,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “C-304,” entitled “Storm Sewer Profiles,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “C-305,” entitled “Storm Sewer Profiles,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “ C-400,” entitled “ Site Erosion & Sediment Control Plan ( South),” dated

November 23, 2020, last revised July 24, 2023, prepared by JMC Planning, Engineering, 

Landscape Architecture & Land Surveying, PLLC. 

Plan labeled “ C-401,” entitled “ Site Erosion & Sediment Control Plan ( North),” dated

November 23, 2020, last revised July 24, 2023, prepared by JMC Planning, Engineering, 

Landscape Architecture & Land Surveying, PLLC. 

Plan labeled “C-402,” entitled “Erosion & SedimentControl/Phasing Notes,” datedNovember

23, 2020, last revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape

Architecture & Land Surveying, PLLC. 

Plan labeled “C-900,” entitled “Construction Details,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

DocuSign Envelope ID: FF265BE6-0271-4B6A-84DB-49B773B1E4F0



Site Plan, Steep Slopes and Tree Removal Permit Approvals for

Summit Club Residential Project [2020-051] 

August 7, 2023
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Plan labeled “C-901,” entitled “Construction Details,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “C-902,” entitled “Construction Details,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “C-903,” entitled “Construction Details,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “C-904,” entitled “Construction Details,” datedJanuary10, 2022, last revised July

24, 2023, prepared byJMC Planning, Engineering, Landscape Architecture & Land Surveying, 

PLLC. 

Plan labeled “C-905,” entitled “Construction Details,” dated May9, 2022, last revised July24, 

2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land Surveying, 

PLLC. 

Plan labeled “PSP-1,” entitled “Preliminary Subdivision Plat,” dated November 23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ IPP-1,” entitled “Integrated Plot Plan,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

Plan labeled “ SL-1A,” entitled “ Exterior Lighting Photometric Calculation Phase I,” dated

October 19, 2022, prepared by Apex Lighting Solutions. 

Razar Series Lighting Cut Sheets prepared by US Architectural Lighting. 

Summit Club Blasting Plan dated October 21, 2022, prepared by Lasberg Construction

Associates, Inc. 

Summit Club Preliminary Rock Crushing Plan dated October 21, 2022, prepared by Lasberg

Construction Associates, Inc. 

Plan labeled “ LS102.1,” entitled “Entry Signage,” dated March 28, 2022, last revised May 9, 

2022, prepared by Granoff Architects. 

Plan labeled “ A-100,” entitled “ Parking Level,” dated July 24, 2023, prepared by Granoff

Architects. 

Plan labeled “A-101,” entitled “First Floor Plan,” dated July 24, 2023, prepared by Granoff

Architects. 

Plan labeled “A-102,” entitled “Second Floor Plan,” dated July24, 2023, prepared byGranoff

Architects. 

Plan labeled “A-103,” entitled “Third Floor Plan,” dated July 24, 2023, prepared by Granoff

Architects. 
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Summit Club Residential Project [2020-051] 

August 7, 2023
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Plan labeled “A-400,” entitled “Building Elevations,” datedJuly24, 2023, preparedbyGranoff

Architects. 

Plan labeled “A-401,” entitled “BuildingElevations,” dated July24, 2023, preparedbyGranoff

Architects. 

Plan labeled “ A-100,” entitled “ Pool Deck Level Plan,” dated July 24, 2023, prepared by

Granoff Architects. 

Plan labeled “ A-101,” entitled “Gym Level Plan,” dated July 24, 2023, prepared by Granoff

Architects. 

Plan labeled “A400,” entitled “BuildingElevations,” dated July24, 2023, prepared byGranoff

Architects. 

Plan labeled “A401,” entitled “Building Elevations,” dated July24, 2023, prepared byGranoff

Architects. 

Plan labeled “A402,” entitled “Pool Bar Plans & Elevations,” dated July24, 2023, prepared by

Granoff Architects. 

WHEREAS, the site plan applicationcontemplates the construction of 72 residential units containing

180 bedrooms in six buildings; and

WHEREAS, seven of the units will be will be AFFH units; and

WHEREAS, in June of 2015 the Town Board adopted a new Golf Course Community Floating

Overlay District ("GCCFO District") and mapped it to the Brynwood Country Club property (the

Property”) which permits the Property to be developed with a residential community having up to

seventy three dwelling units; and

WHEREAS, page 30 of the Comprehensive Plan states that the Golf Course Community Floating

Overlay District (GCCFO) has been placed on the Property and permits the development of a

residential community designed for active adults with affiliated membership to a club with a golf

course and recreational facilities. The intent of this floating zone is to maintain open space resources

through the preservation of golf courses; and

WHEREAS, page 126 of the Comprehensive Plan states that several privatelyowned areas inNorth

Castle provide recreational or open space benefits either to members or the surrounding

neighborhoods. The largest of these are country clubs: the 175-acre Whippoorwill Club along

Whippoorwill Road and the 155-acre Brynwood Golf and Country Club between Route 22 and I-

684. The Golf Course CommunityFloating OverlayDistrict (GCCFO) was established at the site of

the Property as part of an approved project to develop a portion of the Property as a residential

community of active adults. The floating zone provides for preservation of most of the Property as a

gold course or open space; and

DocuSign Envelope ID: FF265BE6-0271-4B6A-84DB-49B773B1E4F0
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Page 6 of 18

WHEREAS, the development site is a 26.43 acre portion of the Property located in the R-2A and

GCCFO Zoning Districts and is designated on the Tax Maps of the Town of North Castle as lot

101.02-1-28.2 (the “site”); and

WHEREAS, the Applicant received Architectural Review Board approval on January 18, 2023; and

WHEREAS, the proposed 10 foot tall tennis court fence exceeds the maximum fence height of six

Feet; and

WHEREAS, any fence exceeding six feet in height requires a variance from the Zoning Board

of Appeals; and

WHEREAS, the Applicant obtained the required variance on August 4, 2022; and

WHEREAS, the SEQRA review of this project concluded with theadoption ofaFindings Statement

by the Planning Board (and Town Board) in March of 2016; and

WHEREAS, the site plan depicts proposed water well 1 located within the Town-regulated wetland

buffer within the golf course; and

WHERAS, in addition, a water main connection is also located within the Town-regulated wetland

buffer; and

WHEREAS, a total of 25 square feet of buffer impact is proposed; and

WHEREAS, given the de minimis impact at the edge of the buffer associated with the proposed

disturbance, pursuant to Section 340-5(D) of the Town Code, the Planning Board determined that the

requested wetland permit is minor in nature and directed that the permit be processed administratively

by the Town Engineer; and

WHEREAS, the site plan depicts 65,300 square feet of Town-regulated steep slope disturbance; and

WHEREAS, the site plan depicts the removal of 266 Town-regulated trees; and

WHEREAS, pursuant to Chapter 225 of the Town Code, the Planning Board determined that a fully

suitable recreation area cannot be properly located on the property; and

WHEREAS, the Planning Board may require a payment to the Town to be placed in a trust fund to be

used by the Town Board exclusively for neighborhood park, playground or recreation purposes, 

including the acquisition of property; and

DocuSign Envelope ID: FF265BE6-0271-4B6A-84DB-49B773B1E4F0
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WHEREAS, the Planning Board finds that a recreation fee of $1,000/unit would be an appropriate

recreation fee to be collected given the amount of proposed open space and on-site recreational

amenities; and

WHEREAS, the Town Board adopted an affordable housing local law on May 14, 2014; and

WHEREAS, 10% of the market rate units within the project must be AFFH units; and

WHEREAS, the application was referred to the Westchester County Planning Board ( WCPB) 

pursuant to the requirements of the General Municipal law and Westchester CountyAdministrative

Codes; and

WHEREAS, the Countyprovided comments in an July19, 2021 letter to the Town where the County

stated that AFFH units should not be relocated off-site, that additional pedestrian connectivity should

be provided, that the site plan should be revised to reduce the proposed number of off-street parking

spaces, that the site should contain adequate space for recycling, that the Applicant consider using

green building technology, that bicycle and electric vehicle charging be provided and that the

Applicant utilize universal design; and

WHEREAS, the site plan has been forwarded to the Chief of Police, Building Inspector and the

Armonk Fire Chief so that they may make any pertinent recommendations to the Planning Board

including, but not limited to, the designation of no-parking zones, emergency vehicle access or any

other issued deemed important to providing emergency services; and

WHEREAS, the project was referred on June 22, 2021. The Fire Department noted that they have

coordinated with the Applicant with respect to fire hydrants, turning radius, stand pipes and

sprinklers; and

WHEREAS, the plans were forwarded to the Sewer and Water department so that they may make

any pertinent recommendations to the Planning Board including, but not limited to, the capacity of

the sewer and water infrastructure to handle the proposed amount of effluent and water demand; and

WHEREAS, the Sewer and Water Department has provided significant input upon the design of the

water and sewer infrastructure; and

WHEREAS, the issues raised by the Sewer and Water Department will be satisfactorily addressed

during the Westchester County Health Department review; and

WHEREAS, a dulyadvertised public hearing regarding the site plan was opened on saidapplication

on August 1, 2022 and closed on July 10, 2023 at which time all those wishing to be heard were

given the opportunity to be heard; and

DocuSign Envelope ID: FF265BE6-0271-4B6A-84DB-49B773B1E4F0
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WHEREAS, the Planning Board has requested, received and considered comments from the Town

Attorney, the Consulting Town Engineer and Town Planner regarding the proposed development; 

and

WHEREAS, the Planning Board has inspected the site and is familiar with the nature of the site, the

surrounding area and the proposed development; and

WHEREAS, the requirements of the Zoning Ordinance and the Town of North Castle

Comprehensive Plan Update have been met; 

NOW THEREFORE BE IT RESOLVED, pursuant to Section 225-5.A of the Town Code, the

Planning Board finds that a recreation fee of $1,000/unit would be an appropriate recreation fee to be

collected; and

BE IT FURTHER RESOLVED, that the application for site plan, steep slopes and tree removal

permit approvals, as described herein, be and is herebyconditionally approved, subject to the following

conditions and modifications; and

BE IT FURTHER RESOLVED, that this approval shall expire one (1) year after the date of this

resolution unless all of the conditions and modifications identified below have been substantially

completed or an extension of time has been requested by the Applicant or granted by the North

Castle Planning Board. 

Prior to the Signing of the Site Plan: 

The Planning Board Secretary's initials and date shall be placed in the space belowto indicate that

the condition has been satisfied.) 

1. Pursuant to Section 355-34.I(5)(b) of the Town Code, within multifamily

developments, the affordable AFFH units shall be physically integrated into the

design of the development and shall be distributed among various sizes (efficiency, 

one-, two-, three and four-bedroom units) in the same proportion as all other units in

the development.  Plan A-101 shall be revised to modify the number of AFFH 3 and

2 bedroom units to match the distribution of market rate units to the satisfaction of

the Planning Department.  Based upon the market rate units the plan shall depict 4 3-

bedroom AFFH units and 3 2-bedroom AFFH units. 
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2. The rock crushing plan shall be revised to include the following to the satisfaction of

the Town Engineer:  Specify the equipment used for rock crushing.  Equipment shall

have an integrated dust control system.  Rock crushing plan shall be limited to the

hours of 9 am to 4 pm on weekdays.  Rock crushing shall not be permitted on

weekends and holidays. The Town Engineer shall determine that the proposed

methodology and work plan is acceptable.    

3. The Applicant should submit floor plans and elevations for each building.  The

submitted floor plans and elevations should match those approved by theARBto the

satisfaction of the Planning Department. 

4. The Zoning Compliance Chart on Plan C-000 shall be revised to indicate the total lot

area (as defined in § 355-4 of the Town Code) (not approximate) of the entire project

residential + golf course) to the satisfaction of the Planning Department. 

5. The Zoning Compliance Chart on Plan C-000 and Plan A-102 shall be revised to

include a breakdown of each unit type ( number of bedrooms) and indicate the

number of Density Units associated with each unit to the satisfaction of the Planning

Department. 

6. The Zoning Compliance Chart on Plan C-000 and Plan A-102 shall be revised to

demonstrate that the maximum permitted densitydoes not exceed one densityunit, as

defined in § 355-4 of the Town Code, per 133,000 square feet of the aggregate total

lot area (as defined in § 355-4 of the Town Code) in the GCCFO District and one

dwelling unit, as defined in § 355-4 of this chapter, per 1.8 acres of the aggregate

total lot area (as defined in § 355-4 of the Town Code) in the GCCFO District to the

satisfaction of the Planning Department. 

7. The Zoning Compliance Chart on Plan C-000 shall be revised, to the satisfaction of

the Planning Department, to demonstrate that all units meet the minimum floor area

required in Section 355-32.D(4) of the Town Code. 

8. The Applicant shall provide written comments from the Armonk Fire Department

confirming that the proposed fire hydrant layout is acceptable to the Armonk Fire

Department. 

9. Individual domestic and fire service mains servicing the amenities building should

include proposed size and type of the service main on the site plans to the satisfaction

of the Town Engineer. 
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10. The Applicant shall address the runoff from the amenity building pool deck and

driveway to the satisfaction of the Town Engineer. 

11. The 100-year proposed peak runoff for DP-1C-2 differs from Table 1 and Table 4. 

Please clarify between the two to the satisfaction of the Town Engineer. 

12. The Applicant shall revise the drainage map to break down existing/proposed

impervious areas within the limits of disturbance, as well as the phased work to the

satisfaction of the Town Engineer. 

13. The Applicant shall obtain a NYSDEC SPDES permit approval for the proposed

wastewater treatment plant to the satisfaction of the Town Engineer. 

14. The Applicant shall obtain NYSDEC approval for the proposed water supply to the

satisfaction of the Town Engineer. 

15. The Applicant shall secure an administrative wetland permit fromthe Town Engineer

for the proposed work located with the Town-regulated wetland buffer.   

16. The Applicant has indicated that chipping would be required during construction. 

The Town Engineer shall determine that the proposed methodology and work plan is

acceptable. 

17. The Town charges a fee in lieu of providing recreation facilities. The Town Board

has indicated that given the proposed amount of on-site recreational amenities that a

1,000/unit recreation fee is appropriate.  Therefore, the Applicant shall submit a

72,000 recreation fee as stated in Chapter 225 of the Town Code. 

18. The Applicant shall prepare documentation for the formation of a sewer works

corporation pursuant to Transportation Corporations Law, including a stock escrow

agreement between the corporation and the Town. 

19. The Applicant will need to obtain Town Board Special Use Permit Approval

associated with the golf club) for the proposed location of all sewer and water

infrastructure not located on the site to the satisfaction of the Town Engineer. 
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20. The Phasing Note on Plan C-000 shall be revised to state the following to the

satisfaction of the Planning Department: 

Phase 1 shall consist of 36 units and Phase 2 shall consist of 36 units. The plans shall

note that Phase 2 shall be age restricted to 55 and older unless the aggregate average

of the gross sales prices of Phase 1 market rate units is $700/sq. ft. or more in which

event the age restriction can be released at the Applicant's option. 

If the AFFH units are on site, no more than 32 market rate CO's can be issued in

Phase 1 until CO's have been issued for 4 AFFH units and the Town will not issue

more than 33 market rate CO's for Phase 2 market units until CO's have been issued

for the remaining 3 AFFH units. If the AFFH units are located offsite, no more than

32 CO's can be issued for Phase 1 market rate units until 4 CO's have been issued for

AFFH units and in Phase 2, no more than 33 CO's can be issued for market rate units

until 3 CO's have been issued for the remaining AFFH units. 

21. The Applicant will need to obtain ARB approval for any proposed entrance signage

attached to proposed walls. 

22. The project will result in disturbances greater than one acre. As such, the applicant

shall prepare a Stormwater Pollution Prevention Plan (SWPPP) in accordance with

Chapter 267, Stormwater Management of the Town Code to the satisfaction of the

Town Engineer.  In addition, the project is required to obtain coverage under theNew

York State Department of Environmental Conservation (NYSDEC) SPDES General

Permit, GP-0-20-001 for Stormwater Discharge from Construction Activity. The

applicant shall file a Notice of Intent (NOI) with the NYSDEC. A draft copy shall be

provided for review to the satisfaction of the Town Engineer. The SWPPP and NOI

shall reflect the requirements and conditions of the latest General Permit to the

satisfaction of the Town Engineer. 

23. The Applicant shall prepare a stormwater management plan that addresses the

construction, maintenance and inspection of the features of the stormwater

management plan to the satisfaction of the Town Engineer.  In addition, the

Applicant shall prepare an agreement, in recordable form, to the satisfaction of the

Town Attorney, specifying that the property owner shall be responsible in perpetuity

for maintenance of the stormwater basins and that the Town of North Castle shall be

permitted access, if necessary, to perform maintenance of the features of the

stormwater management system. 
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24.   Submission to thePlanning Board ofa suitable legal agreement, in form satisfactory to

the Town Attorney, assuring the Town that the Applicant will deposit cash or file a

surety bond or other security acceptable to the Town Board (such as a Letter of Credit) 

for the construction of the sanitary sewer and water main infrastructure, the amount of

said bond or other security to be determined by the Town Board. Such bond shall be

released after completion of the above to the satisfaction of the Town. 

In the event that the issuer of the bond or other security furnished to the Town

hereunder becomes insolvent or, foranyreason, disaffirmsthevalidityof such security, 

theApplicant shall notify theTown Board immediatelyand replace the invalidsecurity

with anew bond orothersecurityacceptable to theTown Board within thirty (30) days

thereafter.  The existence of a valid bond, letter of credit or other security shall be a

condition precedent to the validity of any permits issued or to be issued in connection

with this plan. 

25. All plans shall contain the seal and signature of the preparer to the satisfaction of the

Planning Department. 

26.   The Applicant shall submit, as necessary and appropriate, final details to the

satisfaction of the Town Engineer of site, final grading and storm drainage, utility

connections, sight lines and curbing, parking, driveway and pavement specifications. 

27. Pursuant to Section 127-17 of the Town Code, the Applicant shall submit a detailed

quantity cost estimate for all site improvements proposed, with the quantities

certified to by the Applicant’ s engineer, to the satisfaction of the Town Engineer. 

28. The Applicant shall obtain WCDH approval of all proposed sewer collection and

sewer treatment facilities and water supplydistribution facilities to the satisfaction of

the Town Engineer. 

29. The Applicant shall obtain WCDH realty subdivision approval to the satisfaction of

the Town Engineer. 

30.     Payment of all applicable fees, including any outstanding consulting fees.  

31. The Applicant shall submit to the Planning Board Secretary one (1) set ofplans (with

required signature block) incorporating all required amendments to the plans as

identified in this resolution of approval to the satisfaction of the Town Planner, Town

Engineer and Town Attorney. 
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Prior to the Issuance of a Building Permit:   

The Planning Board Secretary's initials and date shall be placed in the space below to indicate that

the condition has been satisfied.) 

1. As a condition of site development plan approval of a golf course community, the

affiliated membership club shall record in the Westchester County Clerk's office a

permanent conservation easement agreement between the Applicant and the Town

pursuant to which the membership club agrees that the property on which the golf

course is located shall be used solely as a golf course or as open space. The

conservation easement shall be in form and substance reasonably acceptable to the

Town Board and Town Attorney. 

2. The Applicant shall file the previously discussed conservation easement prior to the

issuance of the first building permit.  

3. The Applicant will need to obtain a chipping or blasting permit pursuant to Chapter

122 from the Building Department. 

4. The Applicant and the Town Board previously agreed to a $1,050,000 Community

Benefits Agreement. At this point, $190,000 has been provided to the Town for the

reconstruction of the Windmill wall project. $390,000 is required to be paid to the

Town prior to the issuance of the first Building Permit. The remaining $470,000 is

due upon the closing of title to the 36th market rate Phase 1 unit. 

5. Pursuant to Section 355-24.I.4 of the Town Code, a property containing any

affordable AFFH units shall be restricted using a mechanism such as declaration of

restrictive covenants in recordable form acceptable to the Town which shall ensure

that the affordable AFFH unit shall remain subject to affordable regulations for the

minimum 50 year period of affordability. The covenants shall require that theunitbe

the primary residence of the resident household selected to occupy the unit upon

approval such declaration shall be recorded against the property containing the

affordable AFFH unit prior to the issuance of a Certificate of Occupancy for the

development. 

6. The Applicant shall submit documentation demonstrating that the New York State

Department of Transportation has issued a Highway Work Permit and Driveway

Access Permit for the proposed work along Bedford Road. 
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7.     Provide proof of coverage under the NYSDEC General Permit, GP-0-20-001, for

Stormwater Discharge from Construction Activity, to the satisfaction of the Town

Engineer. 

8. The approved site plan and shall be signed by both the Planning Board Chair and

Town Engineer. 

9. The submission of a complete set of building plans for review and approval by the

Town Building Inspector prior to the issuance of a building permit. 

10. The Applicant shall submit an engineering inspection fee equal to 3% of the

estimated cost of construction. If site work proceeds Building Permits, Inspection

fee shall be paid to the town prior to the start of any structural site work.   

11. Payment of all outstanding fees, including professional review fees.   

Prior to the Issuance of a Certificate of Occupancy: 

The Planning Board Secretary's initials and date shall be placed in the space below to indicate that

the condition has been satisfied.) 

1.      The Applicant shall submit documentation demonstrating that the water

infrastructure has been dedicated to the Water District and accepted by the Town

Board to the satisfaction of the Town Engineer. 

2. Prior to issuance of a Certificate of Occupancy for a building, the Applicant shall

submit documentation confirming that the AFFH units or units in such building is

available for sale/rental and comply with the AFFHrequirements ofSection 355-24.I

of the Town Code to the satisfaction of the Town Planner. 

3. The proper construction type stickers shall be affixed to the building to the

satisfaction of the Building Department.   

4. The submission to the Town Building Inspector of an "As Built" site plan. 

5. The Applicant shall install Knox Boxes to the satisfaction of the Fire Inspector. 

6. The Applicant shall submit documentation demonstrating thatNoticeof Termination

NOT) filing for the NYSDEC General Permit has been completed to the satisfaction

of the Town Engineer. 
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7. The applicant shall submit documentation demonstrating that all conditions of the

New York State Department of Transportation Highway Work Permit and Driveway

Access Permit have been satisfied to the satisfaction of the Town Engineer. 

8. Prior to obtaining a Certificate of Occupancy, the site shall have an all weather

asphalt roadway completed to the asphalt binder course to the satisfaction of the

Town Engineer. 

9. In the event the applicant is granted the right to locate the AFFH units off-site, those

units shall meet the minimum gross floor area standards identified in Column 2

Section 355.24.I(6)(a) of the Town Code. 

10. Payment of all outstanding fees, including professional review fees.   

Other Conditions: 

1. All affordable AFFH units, whether for purchase or for rent, shall be marketed in accordance

with the Westchester County Fair & Affordable Housing Affirmative Marketing Plan. 

2. All AFFH units shall complywith Town Code Section 355-24.I.2. Maximum Rent and Sales

Price . 

3. Pursuant to Section 355-24.I.3 of the Town Code, Units designated as affordable AFFH units

shall remain affordable for a minimum of 50 years from date of initial certificate of

occupancy for rental properties and from date of original sale for ownership units. 

4. Prior to the start of construction and throughout the construction period, area of disturbance

lines shall be clearly delineated in the field with snow fence or another demarcation

acceptable to the Town Engineer, which shall be placed around the entire proposed

construction area.  Except as necessary to provide mitigation plantings, no encroachment

beyond these limits by workers or machinery shall be permitted. 

5. Grading and clearing and other construction-related activities shall take place only within

the delineated area of disturbance lines.  These area of disturbance lines represent the

maximum limits of construction activities.  Every attempt shall be made to further reduce

grading and clearing activities within the area of disturbance lines by maintaining natural

vegetation and topography wherever practicable. 
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6. Prior to the commencement of any site work, the Applicant shall stake the location of the

proposed construction for inspection and approval by the Building Department and/or the

Town Engineer. 

7. All soil erosion and sedimentation control measures shown on this plan shall be in place

prior to the start of anysite work.  The Town Engineer shall have inspected the installationof

all required soil erosion and sedimentation control measures prior to the authorization to

proceed with any phase of the site work. 

8. Throughout the construction period, a qualified professional retained by the Applicant shall, 

on at least a weekly basis, prior to any predicted rain event and after any runoff-producing

rain event, inspect the soil erosion and sedimentation control measures toensure theirproper

functioning.  Soil shall be removed from the silt fence when bulges develop in the fence. 

9. If the Applicant, during the course of construction, encounters such conditions as flood areas, 

underground water, soft or siltyareas, improper drainage, or anyother unusual circumstances

or conditions that were not foreseen in the original planning, he shall report such conditions

immediately to the Building Department and/or the Town Engineer.  The Applicant may

submit, if he so desires, his recommendations as to the special treatment to be given such

areas to secure adequate, permanent and satisfactoryconstruction.  The Building Department

and/or the Town Engineer, without unnecessary delay, shall investigate the condition or

conditions, and shall either approve the Applicant's recommendations to correct the

conditions, order a modification thereof, or issue his own specifications for the correctionof

the conditions.  In the event of the Applicant's disagreement with the decisionof theBuilding

Department and/or the Town Engineer, or in the event of a significant change resulting to the

site plan or anychange that involves the wetlands regulated areas, the matter shall be decided

by the Planning Board.  Any such conditions observed by the Planning Board or its agents

shall be similarly treated. 

10. Compliance with all applicable local laws and ordinances of the Town of North Castle and

any conditions attached to permits issued thereunder. 

11. The Applicant shall provide sedimentation and erosioncontrol measures to the satisfaction of

the Town Engineer and in accordance with the measures set forth in the Westchester County

Best Management Practices for Construction and Related Activities. 

12. All landscaping shown on this plan shall be maintained in a vigorous growing condition

throughout the duration of the use.  All plants not so maintained shall be replaced with new

plants of comparable size and quality at the beginning of the next immediately following

growing season. 
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13. Notwithstanding any provision of this resolution, separate building permits and temporary

and final Certificates of Occupancy may be issued for each separate project building. 

14. Notwithstanding any provision of this resolution, a site work permit may be issued by the

Building Department prior to issuance of a building permit, subject to approval by the Town

Engineer. 
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Applicant, agreed and understood as to contents and conditions, including

expiration, contained herein

Date SUMMIT CLUB PARTNERS LLC

NORTH CASTLE PLANNING OFFICE, as to approval by the North

Castle Planning Board

Date Joseline Huerta, Planning Board Secretary

Certified as Approved by the North Castle Planning Board

KELLARD SESSIONS CONSULTING

As to Drainage and Engineering Matters

Date Joseph M. Cermele, P.E. 

Consulting Town Engineer

STEPHENS BARONI REILLY & LEWIS LLP

As to Form and Sufficiency

Date Roland A. Baroni, Jr. Esq., Town Counsel

NORTH CASTLE PLANNING BOARD

Date Christopher Carthy, Chairman

F:\PLAN6.0\Resolutions\Reso 2023\Summit.siteplan.Residential.doc
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R E S O L U T I O N

Action: Preliminary Subdivision Plat Approval

Application Name:  Summit Club Subdivision [2020-051] 

Owner/Applicant:  SUMMIT CLUB PARTNERS LLC

Designation:   101.02-1-28.2

Zone:    R-2A & GCCFO Zoning Districts

Acreage:   156.3 acres

Location:   570 Bedford Rd

Date of Approval:  August 7, 2023

Expiration Date:  February 7, 2024 (6 Months) 

WHEREAS, application for preliminary subdivision plat approval was submitted to the Planning

Board and the application fees were paid; and

WHEREAS, applications for preliminary subdivision plat approval were submitted to the Planning

Board and the application fees were paid; and

WHEREAS, the application consists of the following drawings: 

Plan labeled “PSP-1,” entitled “PreliminarySubdivision Plat,” dated November23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ IPP-1,” entitled “Integrated Plot Plan,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

WHEREAS, a contemporaneous site plan application for the construction of 72 residential units

containing 180 bedrooms in six buildings is being reviewed by the Planning Board; and

WHEREAS, the purpose of the requested subdivision is to create separate lots for the water

infrastructure (facilities, mains, pumps, tank) to be owned by the Water District; and

WHEREAS, proposed Lot 1 contains a golf course; and

WHEREAS, proposed Lot 2 contains a multi-family residential project.; and

WHEREAS, proposed Lot 2.1 contains the jointmulti-familyand golf course amenity building/club

house; and

WHEREAS, proposed Lot 3 contains a wastewater treatment plant; and

WHEREAS, proposed Lot 4 contains a water facilitybuilding and water tank that will be dedicated

to Water District 2B; and

TOWN OF NORTH CASTLE

WESTCHESTER COUNTY

17 Bedford Road

Armonk, New York 10504 -1898

Telephone: (914) 273-3542

Fax: (914) 273-3554

www.northcastleny.com
PLANNING BOARD

Christopher Carthy, Chair
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WHEREAS, proposed Lot 5 contains two wells that will be dedicated to Water District 2B; and

WHEREAS, proposed Lot 6 contains a well that will be dedicated to Water District 2B; and

WHEREAS, the subdivision will not create any additional residential building lots; and

WHEREAS, the SEQRA review of thisproject concluded with theadoption of aFindings Statement

by the Planning Board (and Town Board) in March of 2016; and

WHEREAS, a duly advertised public hearing on said application was conducted on August 7, 

2023, at which time all those wishing to be heard were given the opportunity to be heard; and

WHEREAS, the Planning Board has inspected the site and is familiar with the nature of the site and

the surrounding area; and

WHEREAS, the Planning Board has received and considered comments from the public, Town

Attorney, Town Engineer and Town Planner; and

WHEREAS, the requirements of the Land Subdivision Regulations, the Zoning Ordinance and the

1996 Town of North Castle Comprehensive Update have been met by the application; and

WHEREAS, under the Town Law the approval of said preliminary subdivision plat by this Planning

Board does not affect the power of the Town to change zoning regulations, nor act as an assurance of

the granting of any building permits; 

NOW THEREFORE BE IT RESOLVED, that thepreliminarysubdivision platapproval, as described

herein, be and is herebyconditionallyapproved, subject to the followingconditionsand modifications; 

and

BE IT FURTHER RESOLVED, that this preliminary subdivision plat approval shall expire six

months from the date of this resolution unless an application for final subdivision plat approval is

submitted to the Planning Board prior to the end of such time period or unless a written request for

an extension of preliminary subdivision plat is granted by the Planning Board. 
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Conditions to be Completed Before theFinal Plat is Submitted/Signing of the Preliminary Plat

The Planning Board Secretary's initial and date shall be placed in the space below to indicate that

the condition has been satisfied.) 

1. The subdivision plat shall contain the name and address of the propertyowner to the

satisfaction of the Planning Department. 

2. All plans shall contain the seal and signature of the preparer to the satisfaction of the

Planning Department. 

3. The plat shall be revised to include all dimensions of property lines (meets and

bounds) to the satisfaction of the Planning Department. 

4. The plat shall be revised include the total acreage of the property to the satisfaction

of the Planning Department. 

5. The plat shall be revised to eliminate all approximate acreage and dimensions to the

satisfaction of the Planning Department.  

6. The plat map shall be revised to remove all proposed building and structures to the

satisfaction of the Planning Department. 

7. The plat map shall be revised to depict the proposed section , block and lot numbers

as assigned by the Tax Assessor to the satisfaction of the Tax Assessor. 

8. The plat map shall be revised to depict an access easement over the property for

Water District personnel to the satisfaction of the Town Engineer and Sewer and

Water Department. 

9. The plat map shall be revised to remove Note 3 and Note 4 (parking), Note 7 and

Note 8.  This information should be placed on another site plan (not plat). 

10. The plat map shall be revised to remove the Proposed Building Minimum Yards

from the Zoning Compliance Chart, Proposed Building Coverage, Proposed

Building Height, Parking Spaces to the satisfaction of the Planning Department.  

This information should be placed on another site plan (not plat). 

11. Submission to the Planning Board of a suitable legal agreement, in form satisfactory

to the Town Attorney, providing an access easement over the property for Water

District personnel. 

12. Submission to the Planning Board of a suitable legal agreement, in formsatisfactory

to the Town Attorney, relating to the proposed water maineasement over thesubject

property. 
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13. The plans shall be revised to modify the future water main easement as depicted

below: 

14. The Applicant shall submit a preliminary plat meeting the requirements of Section

275-30 of the Town Code to the satisfaction of the Planning Department. 

15. Payment of all applicable fees, including any outstanding consulting fees. 

16. The applicant shall furnish the necessary documentation confirming that all taxes

assessed against the property have been paid. 

17. The plat shall be referred to the Tax Assessor for review and for the assignment of

the new tax lot numbers.  The plat shall be revised per the Assessor as required and

all new tax lot numbers shall be placed on the subdivision plat. 

Conditions to be Completed Before the Final Plat is Signed

The Planning Board Secretary's initial and date shall be placed in the space below to indicate that

the condition has been satisfied.) 

1. The Applicant shall secure approval and endorsement of the plat by the Westchester County

Department of Health.  All plans submitted to the Westchester County Department of Health

for review and approval shall reflect the identification of all wetland boundaries and their

respective surrounding regulated areas.  A copy of the integrated plot plan containing the

endorsement of the Westchester CountyDepartment of Health shall be submitted to theTown

Engineer prior to the signing of the final linen. 

2. The applicant shall provide approvals from the WCHD for the subdivision, proposed on-

site wastewater treatment systems and on-site wells to the satisfaction of the Town

Engineer. 
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3. The applicant shall produce a Final Subdivision Plat in accordance with the provisions of

Section 275-33 of the North Castle Land Subdivision Regulations, and Final Construction

Plans in accordance with 275-16 of the Town Land Subdivision Regulations. 

4. The Applicant shall furnish the necessary documentation confirming that the plat can be

filed immediately, that there are not liens on the plat whatsoever, or anyother impediments

to the filing of the Plat with the County Clerk. 

Other Conditions: 

1. All references to "the Applicant" shall include the Applicant's successors and assigns. 
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Applicant, agreed and understood as to contents and conditions, including

expiration, contained herein

Date SUMMIT CLUB PARTNERS LLC

NORTH CASTLE PLANNING OFFICE, as to approval by the North

Castle Planning Board

Date Joseline Huerta, Planning Board Secretary

Certified as Approved by the North Castle Planning Board

KELLARD SESSIONS CONSULTING P.C. 

As to Drainage and Engineering Matters

Date Joseph M. Cermele, P.E. 

Consulting Town Engineer

STEPHENS BARONI REILLY & LEWIS LLP

As to Form and Sufficiency

Date Roland A. Baroni, Jr. Esq., Town Counsel

NORTH CASTLE PLANNING BOARD

Date Christopher Carthy, Chair

F:\PLAN6.0\RESOLUTIONS\RESO 2023\SUMMIT.PRESUB.APPROVAL..DOC

DocuSign Envelope ID: 30E9E283-C23A-441A-81E3-C6C5B30F8DFF

9/ 22/ 2023

9/ 29/ 2023

9/ 15/ 2023

9/ 20/ 2023

9/ 15/ 2023



R E S O L U T I O N

Action: Final Subdivision Plat Approval

Application Name:  Summit Club Subdivision [2020-051] 

Owner/Applicant:  SUMMIT CLUB PARTNERS LLC

Designation:   101.02-1-28.2

Zone:    R-2A & GCCFO Zoning Districts

Acreage:   156.3 acres

Location:   570 Bedford Rd

Date of Approval:  August 7, 2023

Expiration Date:  February 3, 2024 (180 Days) 

WHEREAS, application for subdivision plat approval was submitted to the Planning Board and the

application fees were paid; and

WHEREAS, applications for preliminary subdivision plat approval were submitted to thePlanning

Board and the application fees were paid; and

WHEREAS, the application consists of the following drawings: 

Plan labeled “PSP-1,” entitled “PreliminarySubdivision Plat,” dated November23, 2020, last

revised July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & 

Land Surveying, PLLC. 

Plan labeled “ IPP-1,” entitled “Integrated Plot Plan,” dated November 23, 2020, last revised

July 24, 2023, prepared by JMC Planning, Engineering, Landscape Architecture & Land

Surveying, PLLC. 

WHEREAS, a contemporaneous site plan application for the construction of 72 residential units

containing 180 bedrooms in six buildings is being reviewed by the Planning Board; and

WHEREAS, the purpose of the requested subdivision is to create separate lots for the water

infrastructure (facilities, mains, pumps, tank) to be owned by the Water District; and

WHEREAS, proposed Lot 1 contains a golf course; and

WHEREAS, proposed Lot 2 contains a multi-family residential project.; and

WHEREAS, proposed Lot 2.1 contains the joint multi-familyand golf course amenity building/club

house; and

WHEREAS, proposed Lot 3 contains a wastewater treatment plant; and

WHEREAS, proposed Lot 4 contains a water facilitybuilding and water tank that will be dedicated

to Water District 2B; and

TOWN OF NORTH CASTLE

WESTCHESTER COUNTY

17 Bedford Road

Armonk, New York 10504 -1898

Telephone: (914) 273-3542

Fax: (914) 273-3554

www.northcastleny.com

PLANNING BOARD

ChristopherCarthy, Chair
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WHEREAS, proposed Lot 5 contains two wells that will be dedicated to Water District 2B; and

WHEREAS, proposed Lot 6 contains a well that will be dedicated to Water District 2B; and

WHEREAS, the subdivision will not create any additional residential building lots; and

WHEREAS, the SEQRA review of thisproject concluded with theadoption of aFindings Statement

by the Planning Board (and Town Board) in March of 2016; and

WHEREAS, a duly advertised public hearing on the preliminary subdivision plat application was

conducted on August 7, 2023 at which time all those wishing to be heard were given the

opportunity to be heard; and

WHEREAS, pursuant to Section 275-15.E of the Town Code, when the Planning Board deems the

final plat to be in substantial agreement with a preliminary plat approved under the provisions of the

Town Code and modified in accordance with the requirements of such approval if applicable, the

Planning Board may waive the requirement for such a public hearing; and

WHEREAS, the Planning Board has evaluated the proposed total site disturbance; and

WHEREAS, the Planning Board has inspected the site and is familiarwith the nature of thesiteand

the surrounding area; and

WHEREAS, the Planning Board has determined that the proposed addition of one (1) new single-

family lot will contribute to the existing unmet need foradditionalpark and recreational facilities in

the Town, which need cannot be met on the subject property in accordance with the provisions of

Section 275-27.A(4) of the Town of North Castle Town Code given its size andcharacteristics, and

on that basis, has determined that the best interests of the Town and future residents of the

proposed subdivision will be better served by requiring a cash payment to be earmarked for park, 

playground and/or other recreational purposes; and

WHEREAS, the Planning Board has received and considered comments from the public, Town

Attorney, Town Engineer and Town Planner; and

WHEREAS, the requirements of the Land Subdivision Regulations, the Zoning Ordinance and the

1996 Town of North Castle Comprehensive Update have been met by the application; and

WHEREAS, under the Town Law the approval of said subdivision plat by this Planning Board does

not affect the power of the Town to change zoning regulations, nor act as an assurance of the granting

of any building permits; and

WHEREAS, the Applicant received preliminary subdivision plat approval on August 7, 2023; 
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NOW THEREFORE BE IT RESOLVED, that pursuant to theauthority granted bySection 275-15.E

of the Town of North Castle Town Code, the Planning Board hereby waives the public hearing on

the final plat; and

BE IT FURTHER RESOLVED, that the final subdivision plat approval, as described herein is

conditionally approved, subject to compliance with the following conditions and modifications; and

BE IT FURTHER RESOLVED, that this final subdivision plat approval shall expire 180 days from

the date of this resolution unless a written request for an extension of final subdivision plat is granted

by the Planning Board; and

BE IT FURTHER RESOLVED, that if all conditions of approval are not fullycomplied withwithin

the above time limits, said plat shall be disapproved. 

Conditions to be Completed Before the Final Plat is Signed

The Planning Board Secretary's initial and date shall be placed in the space below to indicate that

the condition has been satisfied.) 

1. The subdivision plat shall contain the name and address of the propertyowner to the

satisfaction of the Planning Department. 

2. All plans shall contain the seal and signature of the preparer to the satisfaction of the

Planning Department. 

3. The plat shall be revised to include all dimensions of property lines (meets and

bounds) to the satisfaction of the Planning Department. 

4. The plat shall be revised include the total acreage of the property to the satisfaction

of the Planning Department. 

5. The plat shall be revised to eliminate all approximate acreage and dimensions to the

satisfaction of the Planning Department.  

6. The plat map shall be revised to remove all proposed building and structures to the

satisfaction of the Planning Department. 

7. The plat map shall be revised to depict the proposed section , block and lot numbers

as assigned by the Tax Assessor to the satisfaction of the Tax Assessor. 

8. The plat map shall be revised to depict an access easement over the property for

Water District personnel to the satisfaction of the Town Engineer and Sewer and

Water Department. 

9. The plat map shall be revised to remove Note 3 and Note 4 (parking), Note 7 and

Note 8.  This information should be placed on another site plan (not plat). 
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10. The plat map shall be revised to remove the Proposed Building Minimum Yards

from the Zoning Compliance Chart, Proposed Building Coverage, Proposed

Building Height, Parking Spaces to the satisfaction of the Planning Department.  

This information should be placed on another site plan (not plat). 

11. Submission to the Planning Board of a suitable legal agreement, in form satisfactory

to the Town Attorney, providing an access easement over the property for Water

District personnel. 

12. Submission to the Planning Board of a suitable legal agreement, in form satisfactory

to the Town Attorney, relating to the proposed water maineasement over the subject

property. 

13. The plans shall be revised to modify the future water main easement as depicted

below: 

14. The Applicant shall submit a preliminary plat meeting the requirements of Section

275-30 of the Town Code to the satisfaction of the Planning Department. 

15. Payment of all applicable fees, including any outstanding consulting fees. 

16. The applicant shall furnish the necessary documentation confirming that all taxes

assessed against the property have been paid. 

17. The plat shall be referred to the Tax Assessor for review and for the assignment of

the new tax lot numbers.  The plat shall be revised per the Assessor as required and

all new tax lot numbers shall be placed on the subdivision plat. 

18. The Applicant shall secure approval and endorsement of the plat by the Westchester

County Department of Health.  All plans submitted to the Westchester County
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Department of Health for review and approval shall reflect the identification of all

wetland boundaries and their respective surrounding regulated areas.  A copy of the

integrated plot plan containing the endorsement of the Westchester County

Department of Health shall be submitted to the Town Engineer prior to the signing of

the final linen. 

19. The applicant shall provide approvals from the WCHD for the subdivision, 

proposed on-site wastewater treatment facility and on-site wells to the

satisfaction of the Town Engineer. 

18. The applicant shall produce a Final Subdivision Plat in accordance with the

provisions of Section 275-33 of the North Castle Land Subdivision Regulations, 

and Final Construction Plans in accordance with 275-16 of the Town Land

Subdivision Regulations. 

19.   The Applicant shall furnish the necessary documentation confirming that the plat

can be filed immediately, that there are not liens on the plat whatsoever, or anyother

impediments to the filing of the Plat with the County Clerk. 

Other Conditions: 

1. All references to "the Applicant" shall include the Applicant's successors and assigns. 
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Applicant, agreed and understood as to contents and conditions, including

expiration, contained herein

Date SUMMIT CLUB PARTNERS LLC

NORTH CASTLE PLANNING OFFICE, as to approval by the North

Castle Planning Board

Date Joseline Huerta, Planning Board Secretary

Certified as Approved by the North Castle Planning Board

KELLARD SESSIONS CONSULTING P.C. 

As to Drainage and Engineering Matters

Date Joseph M. Cermele, P.E. 

Consulting Town Engineer

STEPHENS BARONI REILLY & LEWIS LLP

As to Form and Sufficiency

Date Roland A. Baroni, Jr. Esq., Town Counsel

NORTH CASTLE PLANNING BOARD

Date Christopher Carthy, Chair
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