
 
Kory Salomone 
ksalomone@zarin-steinmetz.com 
Also admitted in CT  

  
  

 
Phone: (914) 682-7800 
Direct: (914) 220-9804   

81 Main Street, Suite 415 White Plains, New York 10601 
www.zarin-steinmetz.com 

 

February 26, 2024
 
Sent Via Email 
Christopher Carthy, Chairman 
North Castle Planning Board 
17 Bedford Road 
Armonk, NY  10504 
 
 
  Re: 111 Round Hill Realty LLC 
   Application for Subdivision, Site Plan, 

Accessory Apartment Special Permit,  
and Tree Removal Permit 
10 and 20 Round Hill Way (109.01-1-49.4 and 49.5) 

    
Honorable Chair and Members of the Board: 
    

I.  INTRODUCTION 
 
  This firm, in collaboration with Lennon Architects, and Insite Engineering, Surveying & 
Landscape Architecture, P.C., represents 111 Round Hill Realty LLC (“Owner” or “Applicant”), 
owner of the property located at 10 and 20 Round Hill Way (“Property”). The Applicant is proposing 
to: (i) relocate the lot line between 10 Round Hill Way and 20 Round Hill Way; (ii) construct a 
single-family home on 10 Round Hill Way; and (iii) construct a single-family home, barn with 
accessory apartment and attached greenhouse, swimming pool, and tennis court on 20 Round Hill 
Way. 
 

In order to achieve the foregoing, the Applicant requires subdivision approval for the lot 
line realignment, site plan/tree removal permit approvals for the proposed site improvements, and 
special permit approval for an accessory structure in excess of 800s.f. and the accessory apartment1.  
The purpose of this letter is to transmit these applications and to request placement on your February 
26th agenda for an initial presentation and, if your Board deems appropriate, referral to the Zoning 
Board of Appeals and the scheduling of the required public hearing. 

 
II.  DESCRIPTION OF SITE AND ZONING: 

 
  The Property is located at 10 and 20 Round Hill Way and is identified on the Tax 
Assessment map of the Town of North Castle as parcels 109.01-1-49.4 (“Lot 4”) and 109.01-1-49.5 

 
1 Note that the Applicant will also require approval from the ZBA with respect to the size of the accessory structure, 
having an accessory apartment in an accessory structure, and relief from the required waiting period to have an 
accessory apartment. 
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(“Lot 5”). The Property is located in the R-2A single family residence district and is approximately 
20.7 acres2. Both lots are currently vacant, unimproved land.  
 

III.  SITE HISTORY 
 

 The Property was created as part of the Rolling Hills Subdivision, which was approved by 
the Planning Board in 2006. The Rolling Hills Subdivision Pat was recorded with the Westchester 
County Clerk as Map # 27849 on December 15, 2006.  It should be mentioned that note 2 on Map 
27849 provides that “[f]urther subdivision of Lots 1 through 5 is to be prohibited by deed 
restriction.”  To that end, a Declaration of Covenants, Restrictions, and Easements was recorded 
with the Westchester County Clerk on February 28, 2007 in Control No. 470380020.  The 
Declaration contains a “Prohibition Against Re-subdivision (Lots 3, 4, and 5)” that provides 
 

Notwithstanding the fact that Lots 3, 4, and 5 presently or may continue in the future 
to each have a lot area of more than twice the minimum lot size permitted in the 
zoning district in which said Lots are located, Lots 3, 4, and 5 shall not be further 
subdivided or resubdivided so as to create any new building lots.  The foregoing 
shall not preclude a lot line adjustment or change or a subdivision or resubdivision 
the object of which is not to create a new building lot. (emphasis added) 

 
Accordingly, while there is a deed restriction which prohibits further subdivision or 
resubdivison, the Applicant’s proposal to realign the lot lines between Lot 4 and Lot 5 is 
clearly permitted so long as no new building lot is created. 
 
 In addition to the declaration discussed above, approximately 9.6 acres of the 
Property are burdened by a Conservation Easement. As shown on the enclosed plans, no 
work is being proposed in the Conservation Easement area.   
 

IV.  CURRENT PROPOSAL 
 
 As noted above, the Applicant is proposing to (i) relocate the lot line between Lot 4 and 
Lot 5; (ii) construct a single-family home on Lot 4; and (iii) construct a single-family home, barn 
with accessory apartment and greenhouse, swimming pool, and tennis court on Lot 5. 
 
Lot Line Realignment: Currently, Lot 4 is 10.011 acres and Lot 5 is 10.673 acres.  The Applicant 
is proposing to relocate the lot lines so that Lot 4 will end up being approximately 4.7 acres and 
Lot 5 will be approximately 16.0 acres.  As shown on the Zoning Conformance Table enclosed 
herewith, both lots will remain fully compliant with the R-2A zoning district standards. 
 
Lot 4 Development: The Owner is proposing an approximately 7,169 s.f., 5-bedroom home, 
swimming pool, and associated site improvements.  Access to Lot 4 will be provided via a shared 
driveway with Lot 5 directly from Round Hill Road. 
 

 
2 Currently, Lot 4 is approximately 10.011 acres and Lot 5 is approximately 10.673 acres. 
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Lot 5 Development: The Owner is proposing to develop Lot 5 with an approximately 11,277 s.f., 
5-bedroom house with pool and tennis court.  Additionally, a 2,779 s.f. accessory structure, which 
contains: (i) a 1,344 s.f. first floor barn; (ii) a 1,302 s.f., 2-bedroom accessory apartment above, a 
132 s.f. covered porched, and a 216 s.f. attached greenhouse. 
 
  In support of this application, the following plans and documents are submitted 
herewith: 
 

1. Site Development Plan Application and Checklist; 
2. Special Use Permit Application and Checklist; 
3. Preliminary Subdivision Approval Application and Checklist; 
4. Gross Land Coverage Calculations Worksheet; 
5. Gross Floor Area Calculations Worksheet; 
6. Tree Removal Permit Application; 
7. Site Plan Drawing Set, 12 sheets, dated February 12, 2024; 
8. Lot 4 Residence Architectural Drawing Set, 14 Sheets; 
9. Lot 5 Residence Architectural Drawing Set, 12 Sheets; and 
10. Lot 5 Barn with Accessory Apartment Architectural Drawing Set, 11 Sheets. 

 
 

V.  CONSIDERATION FOR SPECIAL PERMIT APPROVAL 
 

A. Necessity for Special Permit Approval: As set forth above, the Property is located in 
the R-2A zoning district.  Pursuant to § 355-21 – Attachment 1, permitted accessory uses in the 
R-2A district include: 
 
1. Private Barn/Greenhouse3:   “Private gardenhouses, toolhouses, greenhouses, 

gatehouses, garages or similar private accessory uses not over 1 story and 15 feet in 
height and limited to 800 square feet in area, except that the Planning Board may, by 
special permit, authorize the construction of accessory buildings not over 2 stories or 
22 feet in height, provided that any such individual accessory building does not exceed 
25% of the floor area of the main building, and further provided that all such accessory 
buildings meet all required setbacks for main buildings in the district in which they are 
located and are not located within any front yard. (emphasis added) 

 
In this case, the proposed Barn/Greenhouse will be in excess of 800 s.f. and 1 story, 
accordingly a special permit from your Board is required.   The proposed residence on 
the Property is approximately 11,277s.f., therefore, the proposed approximately 
2,779s.f. barn/greenhouse is roughly 24.6% of the floor area of the main building, 
which complies with maximum permitted by the zoning code.  Additionally, the 
proposed barn meets all required setbacks and is not located within the front yard. 

 
 

3 The Applicant is also proposing to include a 1-bedroom accessory apartment on the second floor of the 
barn/greenhouse, which is discussed separately in section V(A)(2) of this letter. 
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2.  Accessory Apartment:  “Accessory apartments, in single-family residence districts, 
subject to the requirements of § 355-40(K).” 

 
Pursuant to § 355-40(K)(1),  
 

“[i]t is the specific purpose and intent in allowing accessory apartments in single-
family residence districts to provide opportunity and encouragement for the 
development of small rental housing units designed to meet the special housing 
needs of persons of low- and moderate-income especially the young and old, and 
of relatives of families living in North Castle.  It is also the purpose and intent of 
this subsection to allow the more efficient use of the Town’s existing housing stock 
of dwellings and accessory buildings, to provide economic support for present 
families of limited income and thereby promote the protection and preservation of 
property values.  Further, it is the purpose and intent of these regulations to assure 
the maintenance of the single-family character and property values of 
neighborhoods through resident-owner occupancy of lots and dwelling where an 
accessor apartment might be located.  To help achieve these goals and to promote 
other objectives of this subsection, the following specific standards are set forth for 
such accessory apartment uses.” 
 

Despite the fact that the Applicant will need variances from the ZBA: (i) so that the accessory 
apartment can be located in an accessory building and (ii) so that the accessory apartment be 
permitted prior to the required 4 year waiting period, it is respectfully submitted that this special 
permit application for an accessory apartment meets the specific purpose and intent of these 
regulations by utilizing a portion of the proposed accessory building as a small housing unit.  The 
Owner does not intend to rent the accessory apartment.  Instead, it’s intended use to provide 
temporary housing for family and friends when they come to visit or to provide housing for a 
caretaker in the future. 
 
B. North Castle Specific Conditions and Standards Applicable to Accessory 
Apartments:  As provided for in § 355-40(K)(1), there are certain specific standards that must be 
met prior to the granting of a special permit for an accessory apartment.  Those standards are 
contained in §355-40(K)(3)-(11) and are listed below, followed by an explanation of how each is 
met. 
 

1. Occupancy.  The owner of the lot on which the accessory apartment is located shall 
occupy either of the dwelling units on the premises.  Owner occupancy of one of the 
dwelling units shall continue for the duration of the special permit. 
 
Upon completion of the single-family home and issuance of a Certificate of Occupancy, 
the Owner will occupy the single-family residence on the Property and will continue 
living there for the duration of the special permit. 
 

2. Accessory apartments are only permitted in any of the single-family residence districts.  
Accessory apartments may be located in a principal residence or accessory building, 
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provided that such building existed prior to October 11, 1984, and conforms to the 
other requirements of this chapter, unless a variance therefor shall have been granted 
by the Zoning Board of Appeals. 

 
In this case, the Property is located in the R-2A single-family residence district and the 
accessory apartment is being proposed in an accessory building.  Because the accessory 
building that is being proposed as part of this application was not in existence prior to 
1984 a variance will be required from the ZBA in order to locate an accessory 
apartment in the accessory building. 

 
3. No accessory apartment shall be permitted until four years after the issuance of a 

certificate of occupancy for the principal dwelling, and no accessory apartment shall 
be permitted in a structure until at least two years after the current owner has acquired 
title to the property, whichever comes later. 

 
As provided above, the Property is currently vacant land, so no certificates of 
occupancy have been issued.  Further, the Owner took title to the Property in August 
of 2023.  Therefore, the required two years of ownership has not yet been met. 
 
Notwithstanding the foregoing, it is respectfully submitted that the proposed accessory 
apartment meets the stated intent and goals of § 355-40(K)(1) in that it will provide a 
small housing unit for relatives and could be used as a small rental unit in the future.  
Further, there is no negative impact associated with allowing the Owner to utilize an 
accessory apartment on the Property prior to meeting these seemingly arbitrary time 
limits. Accordingly, it is requested that the Planning Board refer this application to the 
ZBA for the required variance from these time limits. 

 
4. There shall be no more than one accessory apartment per lot. 

 
There will only be one accessory apartment on the Property. 

 
5. No accessory apartment shall be permitted in any dwelling unit utilized as a boarding 

house previously established under the provisions of Chapter 355. 
 

The accessory structure will be brand new and, accordingly, was never utilized as a 
boarding house. 

 
6. No accessory apartment shall be permitted on any lot currently utilized as an office of 

a professional person or home occupation, as defined in § 355-4 and regulated in § 
355-21. 

 
The Property is not currently utilized as an office of a professional person or home 
occupation. 
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7. Any principal or accessory building in which an accessory apartment is proposed shall 
meet all applicable setback requirements and other standards for the district in which 
it is located. 

 
Both the principal and accessory building in which the accessory apartment is proposed 
meet all applicable setback requirements and most other standards for the R-2A district.  

 
8. Off-street parking for accessory apartments in residence districts shall be provided in 

accordance with the requirements of Article IX.  Where practicable, the Planning 
Board shall require that off-street parking for accessory apartments be located in the 
side or rear yard of the lot and in no case less than 20 feet from the front property line. 

 
Pursuant to Article IX, accessory apartments require 1 parking space per bedroom or 2 
per dwelling unit.  In this case two parking spaces are provided.  The parking for the 
accessory apartment is located in the side yard and is not less than 20 feet from the 
property line. 

 
9. If an accessory apartment is located in a principal dwelling, the entry to the unit and 

its design shall be such that the appearance of the dwelling shall remain as a single-
family residence. 

 
In this case, the accessory apartment is not located in the principal dwelling unit. 

 
10. The minimum size of an accessory apartment within a principal dwelling shall be 300 

square feet.  Where the gross floor area of the dwelling is less than or equal to 2,000 
square feet, the accessory apartment shall in no case exceed 33% of such area.  Where 
the gross floor area of the dwelling is greater than 2,000 square feet, the permitted 
maximum size of the accessory apartment may be increased by 25% of the gross floor 
area in excess of 2,000 square feet.  In cases of accessory apartments established prior 
to October 11, 1984, upon recommendation of the Building Inspector, the Planning 
Board may, at its option, increase these percentages to no more than 35% and 27%, 
respectively.  The minimum size of an accessory apartment located in an accessory 
building shall be at least 300 gross square feet.  There shall be no more than two 
bedrooms per accessory apartment. (Emphasis added) 

 
In this case, the accessory apartment is located in an accessory building and is 
approximately 1,300 square feet, thereby meeting and exceeding the minimum required 
size of 300 square feet.  Additionally, there is only 1 bedroom in the accessory 
apartment. 

 
C. North Castle General Conditions and Standards: Article VII of the Zoning Code of the 

Town of North Castle establishes the general procedures for Planning Board review of an 
application for special use permits.  Specifically, § 355-37 requires that before granting a 
special use permit, six “conditions and standards” must be met.  Additionally, § 355-38 
permits the Planning Board to “attach such conditions and safeguards to any proposed use 
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and development plan as are, in [the Board’s] opinion, necessary to ensure initial and 
continual conformance to all applicable standards and requirements.”  The six “conditions 
and standards” are set forth below, followed by an explanation of how each standard is 
met. 

 
1. The location and size of the use, the nature and intensity of the operations involved in 

it or conducted in connection with it, the size of the site in relation to it and the location 
of the site with respect to the streets giving access to it are such that it will be in 
harmony with the appropriate and orderly development of the district in which it is 
located and that it complies with all special requirements for such uses established in 
[Chapter 355 of the North Castle Zoning Code]. 
 
The accessory structure, including the accessory apartment, that is proposed in 
connection with the single-family home will be located on the northern portion of the 
Property.  The building will be fully compliant with all required setbacks.  Additionally, 
the proposed location for the accessory building is located at an elevation of 234.5 and 
is approximately 200 feet from the nearest single-family home.  The 20 foot +/- existing 
hill separating the structures, existing mature trees between the accessory structure and 
neighboring properties and the proposed additional plantings provides appropriate 
screening. Moreover, the addition of an approximately 2,779s.f. barn/greenhouse with 
accessory apartment on a property that is over 15 acres, with the vast majority of the 
site being maintained in its present wooded state precisely how the Property was 
anticipated to be developed and will be in harmony with the appropriate and orderly 
development of the R-2A district. 
 

2. The location, nature and height of buildings, walls, fences and the nature and extent of 
existing or proposed plantings on the site are such that the use will not hinder or 
discourage the appropriate development and use of adjacent land and buildings. 

 
The Property is approximately 15 acres and heavily wooded.  The location of the 
accessory structure with accessory apartment, coupled with the existing trees, 
topography, and proposed plantings, will provide adequate screening from adjoining 
properties.  It is respectfully submitted that the location, nature and height of the 
existing structures will not hinder or discourage the appropriate development and use 
of adjacent land and buildings.  The properties located to the north, east, and west are 
already improved with single-family homes.  Further, the property to the south (Lot 4) 
is owned by the Applicant and is similarly proposed to be developed with a single-
family home. 

 
3. Operations in connection with any special use will not be more objectionable to nearby 

properties by reason of noise, fumes, vibration or other characteristics than would be 
the operations of any permitted uses not requiring a special permit. 
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The accessory building and apartment will not be more objectionable to nearby 
properties by reason of noise, fumes, vibration or other characteristics than would the 
operations of any permitted uses not requiring a special permit. 

 
4. Parking areas will be of adequate size for the particular use, properly located and 

suitably screened from adjoining residential uses, and the entrance and exit drives shall 
be laid out so as to achieve maximum convenience and safety. 

 
The parking area proposed for the accessory building and apartment is of adequate size, 
is properly located, and is suitably screened from adjoining residential uses.  Further, 
the entrance and exit drive is convenient and safe. 

 
5. Where required, the provisions of Chapter 177 [of the North Castle Code], Flood 

Damage Prevention. 
 

The Town Flood Hazard Ordinance is not applicable to the Applicant’s proposal, as no 
changes are proposed to the site. 
 

6. The [Planning] Board finds that the proposed special permit use will not have a 
significant adverse effect on the environment. 

 
It is respectfully submitted that the approval of an accessory apartment located in an 
accessory structure will not have an adverse effect on the environment.  

 
VI.  CONCLUSION 

 
Enclosed herewith please find the subdivision, site plan, and special permit application 

forms and Short Environmental Assessment Form respectively, together with the application fee 
of $1,025.00.   

 
Kindly place this matter on the Planning Board’s Marh 11, 2024 agenda for an initial 

presentation and, if your Board deems appropriate, referral to the ZBA for the required variances 
and the scheduling of the required public hearing.   

 
Please don’t hesitate to contact me if you have questions. 

             
        Very truly yours, 
 
 
          Kory Salomone 
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