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Christopher Carthy, Chairman
Town of North Castle
Planning Board

17 Bedford Road

Armonk, NY 10504

Re:  BASIS Industrial Acquisitions, LLC
Amended Site Plan Application — BaySpace Armonk
100 Business Park Drive (108.03-1-51)
Honorable Chairman and Members of the Planning Board:

I. INTRODUCTION

This firm, in collaboration with IMC and SGW Architecture & Design, represents BASIS
Industrial Acquisitions LLC (“Applicant”), owner of the property located at 100 Business Park
Drive, (“Property”), in connection with this amended site plan application. We have previously
appeared before your Board on September 29, 2022, November 14, 2022, and December 12, 2022.
Since our last appearance, the proposed site plan has undergone several significant revisions.

The Applicant originally proposed to construct a 146,792 s.f. self-storage/warehouse
building with associated off-street parking and landscaping improvements. The proposed footprint
of that building was approximately 74,850 s.f. and contained a three-story, 92,700 s.f. self-storage
facility and a one-story, approximately 54,000 s.f. warehouse facility, which included a 10,000 s.f.
mezzanine. That proposed building was compliant with all of the bulk and area regulations except
for the minimum number of required parking spaces? and the maximum floor area ration (“FAR”)2.

As you will recall, in December 2022, your Board referred this application to the ZBA for
the necessary variances. We made our initial appearance before the ZBA on January 5, 2023.
During that meeting a few of our neighbors provided comments to the ZBA, voicing their concerns
over the project. Since that time, we have met numerous times with our neighbors and have revised
our plans in order to address their concerns.

! Based on the original application, 277 parking spaces were required and 220 were being provided, a deficiency of
57 spaces.

2 The maximum FAR in the PLI zone is 0.3. The then proposed project had an FAR of 0.43, requiring a variance of
0.13.
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1. CURRENT PROPOSAL

The current plans propose a new 116,108 s.f. building, with a 59,372 s.f. footprint, which
IS just over 15,478 s.f. smaller than the previously approved warehouse building. The new building
includes: (i) 8,038 s.f. of warehouse space, with an 8,038 s.f. footprint; (ii) 26,461 s.f. of
recreational space, with a footprint of 24,131 s.f. and includes a 2,330 s.f. mezzanine; and (iii) a
three-story, 81,609 s.f. self-storage facility, with a 27,203 s.f. footprint.

In support of this application, enclosed herewith please find:

1. “Sheet Z-1, ZBA Area Variance Plan,” prepared by JMC, dated December 13, 2022,
last revised May 8, 2023;

2. 100 Business Park Drive Ground Floor Tenants Sq. Ft., prepared by Group Designs
LLC, dated May 8, 2023; and

3. 100 Business Park Drive Second Floor Sqg. Ft., prepared by Group Designs LLC, dated
May 8, 2023.

In addition to the reduced building size, the building layout has been modified. Most
significantly, the proposed loading docks, which had previously been proposed in the front of the
building have been relocated to the rear of the building, significantly reducing their visual impact.
Further, the limited outdoor storage that is being proposed in the rear of the existing building has
been reduced to 3,840 s.f. In order to further reduce the visual impacts associated with the outdoor
storage, the applicant is proposing a vinyl coated chain link fence with privacy slats at the
maximum height permitted by the zoning code and additional evergreen tree plantings to further
screen the outdoor storage area from Route 684. Furthermore, additional evergreen plantings are
proposed to help screen the existing building’s loading dock. Efforts were made to relocate the
driveway adjacent to the existing loading dock, however it would result in a less functional traffic
flow situation therefore reducing the efficiency of the current facility.

In connection with these revised plans, the Applicant will need to obtain special permit
approval from the Town Board for the proposed recreational use, variances from the minimum
parking requirement and maximum permitted FAR from the ZBA, and ARB approval.

I11. REQUIRED VARIANCES

As noted in the zoning compliance chart on the plans prepared by JMC, similar to the
original submission, the proposed project is compliant with all of the bulk and area regulations,
except the minimum number of required parking places and the maximum FAR. Based upon the
total square footage of the project and the current mix of uses, the required number of parking
spaces in 316. The Applicant is proposing 233 spaces, therefore a variance of 83 parking spaces
is required. Based upon the current and proposed uses of the Property, the Applicant and its
development team believe that the 233 spaces being provided are more than adequate to meet the
project’s parking needs.
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Additionally, the maximum FAR in the PLI zoning district is 0.3. The proposed project’s
FAR is 0.37. Accordingly, a variance of 0.07 from the maximum permitted FAR is required.
While the overall footprint of the building has been reduced from what was previously approved,
the need for the FAR variance is driven by the fact that there are multiple stories in the self-storage
facility and the mezzanine in the recreational facility. Notwithstanding the need for a variance
from the FAR requirement, the proposed building will be fully compliant with all height and
setback requirements.

Based on the foregoing, the Applicant respectfully requests that your Board refer this
application to the ZBA for the required variances.

V. CONCLUSION

We look forward to continuing our discussion of this application with your Board and, if

your Board deems appropriate, receiving a positive referral to the ZBA. Please place this matter
on the Planning Board’s May 22" agenda.

Very truly yours,

Rory Salemene
Kory/alomone

cc: Anthony Scavo
Paul R. Sysak, RLA, ASLA
Paul Dumont, P.E.
Chris Michalek
Marino Velarde
Roland Baroni, Esq.
Adam Kaufman, AICP
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