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September 6, 2023

Via Email

Supervisor Michael Schiliro and the

Honorable Members of the North Castle Town Board
15 Bedford Road

Armonk, NY 10504

Re:  Basis Industrial Acquisitions LLC
125 Business Park Drive (108.03-1-55)
Petition for Zoning Text Amendment

Honorable Supervisor Schiliro and Members of the Town Board:

This firm, in collaboration with JIMC and SGW Architecture & Design, represents Basis
Industrial Acquisitions LLC (“Petitioner’”), contract vendee of the property located at 125 Business
Park Drive in the PLI (Planned Light Industry) Zoning District (“Property”). The Petitioner, a
highly experienced commercial and industrial real estate developer, seeks to construct a single-
lane car wash, along with an accessory retail/office area and related site improvements, on the
approximately 3.72-acre vacant Property (“Project”).

The Petitioner is pleased to submit a Petition for a Zoning Text Amendment to allow car
washes as a principal permitted use in the PLI District. We respectfully refer the Town Board to
the enclosed Petition and supporting materials for a full description of the Project and Zoning Text
Amendment, including its consistency with the Town’s Comprehensive Plan and land use goals.

In sum, the proposed Zoning Text Amendment would amend the Schedule of Office and
Industrial District Regulations (Part 2) (Zoning Ordinance § 355-23) by establishing “car washes”
as a principal permitted use in the PLI District. The Zoning Ordinance currently does not permit
car washes as a principal permitted use in any zoning district. Accordingly, this Zoning Text
Amendment is required to facilitate the Project.

Enclosed for your review please find: (i) Petition for a Zoning Text Amendment (with
Exhibits); (if) Owner’s Affidavit; (iii) Preliminary Site Plan prepared by JMC; and (iv) Long
Environmental Assessment Form, Part I, prepared by JMC.

Phone: (914) 682-7800 81 Main Street, Suite 415 White Plains, New York 10601
Direct: (914) 220-9804 Www.zarin-steinmetz.com
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We respectfully request placement on the Town Board’s September 13" meeting agenda

for an initial presentation and discussion of the proposed Project and Zoning Text Amendment, as
well as referral to the Planning Board.

Thank you for your attention to this matter. Should you require any additional information,
please do not hesitate to contact us.

Respectfully submitted,

ZARIN & STEINMETZ LLP

Kory Salomone
Kasey Brenner

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



TOWN OF NORTH CASTLE: TOWN BOARD
WESTCHESTER COUNTY: STATE OF NEW YORK

_________________________________________ X
In the Application of :
PETITION
BASIS INDUSTRIAL ACQUISITIONS LLC : FOR ZONING
TEXT AMENDMENT

For an Amendment to the Zoning Ordinance

of the Town of North Castle. :
_________________________________________ X

Petitioner BASIS INDUSTRIAL ACQUISITIONS LLC (“Petitioner”), by its
attorneys Zarin & Steinmetz LLP, respectfully petitions the Town Board of the Town of North
Castle (“Town”) as follows:

Summary Of Zoning Petition

1. Petitioner submits this Petition pursuant to Section 355-80 of the Town Zoning
Ordinance for a text amendment to the Schedule of Office and Industrial District Regulations
(Part 2) to allow car washes as a principal permitted use in the PLI (Planned Light Industry)
District.

2. Petitioner proposes to construct a single lane car wash, along with an accessory
retail/office area, on the vacant property known as 125 Business Park Drive (“Property”).

3. The Planning Board previously approved an approximately 9,390 s.f. office and
warehouse building on the Property.

4. Petitioner submits that the Property is well suited for the proposed car wash, and
Petitioner is confident that the project will successfully meet growing market demands for this
use.

5. For the reasons set forth in this Petition and accompanying materials, Petitioner

respectfully requests that the Town Board accept this Petition, and commence the requisite



environmental, planning, and legislative review procedures in connection with the Town Board’s
consideration and ultimate adoption of this Zoning Text Amendment, and the Planning Board’s
review and approval of an amended Site Plan, Wetland Permit, and any other approvals as needed.

Description of Petitioner and Property

6. Petitioner Basis Industrial Acquisitions LLC is the contract vendee of the Property.

7. Petitioner is a limited liability company organized under the laws of the State of
Florida and has its principal office at 4800 North Federal Highway, Suite B-200-34, Boca Raton,
Florida 33431.

8. Petitioner is highly experienced in commercial and industrial real estate
development, management, and acquisition, with a focus on niche real estate asset classes such
as self-storage and multi-tenant industrial warehousing throughout the United States.

0. The Property is currently owned by Maddd Madonna Armonk LLC (“Seller”).
Seller has duly authorized this Petition. See attached Owner’s Affidavit.

10. The Property is approximately 3.72 acres and is designated on the North Castle Tax
Assessment Map as Section 108.03, Block 1, Lot 55. A Location Map is attached as Exhibit A
and an aerial photograph of the Property is attached as Exhibit B.

11. The Property is located in the PLI zoning district. The relevant portion of the

Zoning Map delineating the Property is attached as Exhibit C.

Proposed Zoning Text Amendment

12.  The proposed Zoning Text Amendment would amend the Schedule of Office and
Industrial District Regulations (Part 2) (Zoning Ordinance 8 355-23) by establishing “car washes”

as a principal permitted use in the PLI District.



13. The Zoning Ordinance currently does not permit car washes as principal permitted
uses in any zoning district.*

14.  Accordingly, Petitioner is seeking a Zoning Text Amendment to establish car
washes as a principal permitted use in the PLI District.

Proposed Project

15. Petitioner proposes to construct a single lane car wash building (approximately 35’
x 1307), along with an accessory retail/office area (approximately 30’ x 807), with a total building
footprint of approximately 6,950 s.f.

16.  As shown on the enclosed drawings, the proposed building will be located in
approximately the same location as the previously approved office/warehouse building on the
Property, which had a building footprint of approximately 6,320 s.f.

17. Other proposed site improvements include, but are not limited to, associated off-
street parking, two curb cuts onto Business Park Drive, queuing for eleven passenger vehicles via
two one-way access lanes merging to one one-way access lane before entering the car wash
building, and four vacuum/drying stations located at the side of the proposed building.

18. The proposed car wash is compatible with the light industrial, commercial, and
mixed-use properties in the PLI District along Business Park Drive.

Consistency with Comprehensive Plan

19. Petitioner’s proposal would be in furtherance of several planning and land use
objectives identified in the Town of North Castle Comprehensive Plan, adopted April 25, 2018

(“Comprehensive Plan”).

! Currently, the washing of motor vehicles is only contemplated in the Zoning Ordinance as

accessory to gasoline filling stations. See definition of “gasoline filling station,” Zoning Ordinance § 355-
4.



20.  The Comprehensive Plan acknowledges the “shifts in commercial and office uses
that have affected demand for both downtown retail and large auto-oriented office parks.
Armonk’s business park provides an opportunity to explore forward-thinking ways to adapt to the
evolving market. Retail is fragile in Armonk’s downtown, and any use introduced in the business
park should be complementary and avoid excessive competition with downtown.” See,
Comprehensive Plan at 154. Here, allowing a car wash as a principal use with a limited accessory
retail area that is customarily incidental to the car wash use in the PLI District would not directly
or indirectly compete with any of the downtown retail uses.

21. Further, the Business Park is an ideal location for a car wash in view of its close
proximity to downtown Armonk. Given the size of the building and, more significantly, the area
needed to provide queuing for cars waiting to enter the facility, there is no way that the proposed
use could be accommodated in the downtown area.

22. Finally, there is strong market demand in Armonk for a car wash. Currently, there
are no express or full-service car washes within at least a 3-mile radius of 125 Business Park
Drive.

SEQORA

23. Pursuant to the New York State Environmental Quality Review Act (“SEQRA”),
Petitioner is submitting a Full Environmental Impact Form (“EAF”) (Part 1) in connection with
the proposed Zoning Text Amendment and the proposed project.

Requested Relief

24. Petitioner respectfully requests that the Town Board take the following
administrative and legislative steps: (a) accept this Petition; (b) place Petitioner on an upcoming

Town Board agenda for an initial presentation and discussion; (c) determine the appropriate



agency to serve as Lead Agency under SEQRA,; (d) refer the Zoning Text Amendment to the
Town Planning Board for its review and report; (e) refer the Zoning Text Amendment to the
Westchester County Department of Planning for its recommendations; (f) schedule, notice, and
conduct a public hearing on the Zoning Text Amendment at the earliest possible date; (g) adopt
the Zoning Text Amendment; and (h) permit the Planning Board and Zoning Board to
simultaneously review applications for all other applicable approvals.

WHEREFORE, it is respectfully requested that the instant matter be placed on the next
available agenda of the Town Board, and be, in all respects, granted.
Dated: September 6, 2023

White Plains, New York

ZARIN & STEINMETZ LLP

By:

Kory Salomone

Kasey Brenner

Attorneys for Petitioner
81 Main Street, Suite 415
White Plains, NY 10601
(914) 682-7800
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PROPOSED CAR WASH 120 BEDFORD RD
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PROPOSED CAR WASH 120 BEDFORD RD
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OWNER'’S AFFIDAVIT

STATE OF NEW YORK

N Na”

S.8.:
COUNTY OF WESTCHESTER )

Jorge Madruga, hereby deposes and says that he is the Managing Member of Maddd
Madonna Armonk LLC, the owner of certain real property located at 125 Business Park Drive in
the Town of North Castle (“Property”), and that Maddd Madonna Armonk LLC has granted Basis
Industrial Acquisitions LLC, the Petitioner in this proceeding, the authority to prepare, submit and
process all necessary and appropriate land use applications, including, but not limited to, the instant

Petition, in connection with its proposal to develop the Property with a car wash.

‘g\; 7//,@/.

Name: Jorge Kadruga
Title: Managing Member

Sworn to before me this
< day of September 2023

otary Public

Maya Hatcher
NOTARY PUBLIC, STATE OF NEW YORK
Registration No. 01HA6439638
Qualified in Suffolk County
Commission Expires 08/29/2026




	Zoning Petition - PLI Zone (00047329xF7664).PDF
	ZARIN & STEINMETZ LLP
	By: _________________________


