
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, April 28, 2020 at 7:31 pm via Zoom Teleconference 

 
Members Present: John Bainlardi, Vice Chair 
   Ralph Vigliotti 
   Crystal Pickard 
   William Polese 
   Michael Bonforte 
   John Hochstein 
 
Members Absent: Douglas Hertz, Chairman 
 
Staff Present:  Jan K. Johannessen, Village Planner 
   Anthony Oliveri, Village Engineer 
   Peter J. Miley, Building Inspector 
   Whitney Singleton, Village Attorney 
 
Vice Chair Bainlardi stated good evening, this is the Tuesday April 28th Planning Board meeting for Mount 
Kisco.  We just came out of work session and we have three matters on the agenda this evening.  So 
welcome. The two formal, we have three formal applications, the first matter is 7 West Street which has 
been before the Board many times before, and it is up for consideration of a draft resolution of approval.  
The second matter is 314 Spring Street which is a subdivision and steep slopes application and this is a new 
matter before the Board, this is the first time a presentation will be made on this application.  And the third 
matter is 151-155 Lexington Avenue, the Cambareri property which is the site plan application which has 
been before the Board on several occasions there’s been a site visit and we’ll be going through the details 
of that application as well.  So we do have some minutes from December 10th which are ready for 
consideration of approval, anybody have any comments they haven’t gotten into Michelle on the meeting 
minutes for December 10th? 
 
Mr. Bonforte stated no. 
 
Vice Chair Bainlardi stated no?  Alright, so then I’ll make a motion that we approve the December 10, 
2019 minutes, can I have a second? 
 
Mr. Vigliotti stated I’ll second that. 
 
Vice Chair Bainlardi stated Michelle, poll the board. 
 
UPON ROLL CALL VOTE: 
 
  Vice Chair Bainlardi  - aye 
  Mr. Vigliotti   - aye 
  Mr. Bonforte   - aye 
  Mr. Polese   - abstain 
  Mr. Hochstein  - aye 
  Ms. Pickard   - aye 
 
The motion carried by a vote of 5 to 0. 
 
Vice Chair Bainlardi stated is that everyone, Michelle? 
 
Mr. Vigliotti stated I think so. 
 
Vice Chair Bainlardi stated okay, alright so on to the first item on the agenda 7 West Street.  Do we have 
anyone here with us for the applicant? 
 
Jan Johannessen stated I think I see Mr. Gemmola. 
 
A.  JSN of NY, LLC – 7 West Street 
 PB2018-0353, SBL 80.40-4-11 
 Site Plan 
 
Anthony Congello of Gemmola & Associates was present. 
 
Mr. Congello stated that’s me, Anthony. 
 
Jan Johannessen stated Anthony, how are you? 
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Vice Chair Bainlardi stated hi Anthony.  Okay, so I’m going to let Jan take us through the draft resolution 
that’s before but before that is there anything that you want to bring up this evening Anthony? 
 
Mr. Congello stated no, everything’s okay. 
 
Vice Chair Bainlardi stated alright, so Jan, why don’t you take us through the highlights. 
 
Jan Johannessen stated sure.  It’s a change of use permit and site plan approval resolution for 7 West Street.  
The applicant is proposing to convert a single family residence to a two family residence which requires 
site plan approval.  The applicant is proposing to remove an garage and deck and install a 4 surface parking 
spaces to serve the two apartments.  There is an overall reduction in imperious coverage and development 
coverage, however their development coverage remains cover than the maximum allowed and a variance is 
required from the ZBA.  It’s a type II action under SEQRA, there’s been memorandum provided by Village 
Staff which parking has been addressed.  There is going to be a requirement for an easement or license 
agreement for an existing wall that is in the Village right of way.  Other than that, it’s kind of a pro forma 
resolution, all the significant comments have been addressed. 
 
Vice Chair Bainlardi stated okay, great.  Any comments from any other members of Staff? Anthony or 
Bill? 
 
Anthony Oliveri stated we had a couple of comments last time just regarding the existing wall in the back 
and just for a structural engineer to verify it’s integrity.  So that can all be conditional and it is. 
 
Vice Chair Bainlardi stated okay, members of the Board, any additional comments at this time?  Questions?  
We did during the work session, we did acknowledge that this application has been before the Board for 
several meetings, that the applicant has responded to the concerns and the comments of the Board with 
respect to locating the parking in the rear, setting up the site in a way in which parking will be discouraged, 
prevented in the front yard.  I think as Jan indicated, we have been successful in reducing the impervious 
coverage and some buildings that were not in the greatest will be removed, if they haven’t already been 
removed.  I think the application is in a good place… 
 
Mr. Congello stated can I also say something as well? 
 
Vice Chair Bainlardi stated sure. 
 
Mr. Congello stated the license agreement for the retaining actually was already and approved, the Mayor 
did sign it.  So that is already all done and we just did, actually, finished submitting for the Zoning Board of 
Appeals for the coverage overage of 725 square feet. 
 
Vice Chair Bainlardi stated great.  Alright, so that variance will be a condition of the approval, you 
understand that if we act on this this evening and there’s any issue with the variance that you’ll need to 
come back to this Board. 
 
Mr. Congello stated yes. 
 
Vice Chair Bainlardi stated okay.  Whitney, do you have anything to add? 
 
Whitney Singleton stated no, I don’t have anything to add. 
 
Vice Chair Bainlardi stated okay, so with that I’ll entertain a motion to approve the resolution.  Anyone like 
to make that motion? 
 
Mr. Vigliotti stated yeah, I’ll make the motion that we move the accept the resolution, change of use, 
site plan approval, JSN of NY LLC, 7 West Street 80.48-4-11, application number PB2018-0353, 
April 28, 2020. 
 
Vice Chair Bainlardi stated thank you Ralph.  Do we have a second? 
 
Mr. Hochstein stated I’ll second. 
 
Vice Chair Bainlardi stated thanks John.  Michelle, can you poll the Board? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Vigliotti   - aye 
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  Mr. Hochstein  - aye 
  Mr. Bonforte   - aye 
  Mr. Polese   - aye 
  Ms. Pickard   - aye 
  Vice Chair Bainlardi  - aye 
 
The motion carried by a vote of 6 to 0. 
 
Vice Chair Bainlardi stated okay, great.  So good luck to you and good luck with the variance and thank 
you. 
 
Mr. Congello stated alright, thank you, have a good night all. 
 
Vice Chair Bainlardi stated have a good evening. 
 
Mr. Vigliotti stated good luck. 
 
Mr. Congello stated thank you, goodbye. 
 
Vice Chair Bainlardi stated okay, next matter, 314 Spring Street.  Who do we have for the applicant here 
this evening? 
 
 
B.  Anthony J. & Catherine R. Pieragostini – 314 Spring Street 
 PB2020-0397, SBL 80.56-3-15 
 Subdivision and Steep Slopes 
 
Mr. Viktor Solarik of VKS Architects and Mr. Anthony Pieragostini were present. 
 
Mr. Solarik stated good evening, this is Viktor Solarik, VKS Architects, can you hear me? 
 
Vice Chair Bainlardi stated no, barely. 
 
Mr. Solarik stated barely. 
 
Mr. Polese stated get closer to the microphone. 
 
Vice Chair Bainlardi stated is that Viktor speaking? 
 
Mr. Solarik stated it’s Viktor speaking, yeah. 
 
Mr. Polese stated I think so. 
 
Mr. Solarik stated how it now, not too good? 
 
Vice Chair Bainlardi stated no. 
 
Mr. Solarik stated how about now? 
 
Vice Chair Bainlardi stated I think that’s as good as it’s going to get.  You’ll need to speak a little louder 
Viktor.  Viktor, do you have, are you going to be able to put up some of your drawings this evening? 
 
Mr. Solarik stated let me start with the… 
 
Mr. Bonforte stated much better. 
 
Vice Chair Bainlardi stated much better. 
 
Mr. Solarik stated let me first share the screen with you and I should be able to show you the, you have the 
survey by Johnson that shows the existing lot 67 at 314 Spring Street on the right hand side you see the 
existing two-story residence and on the left side you see the proposed, let me move you up a little bit, see 
the proposed new lot that will be created by this subdivision.  So right now it’s lot 67, lots 1 and 2.  They 
would be created by Mr. Pieragostini purchasing a portion of the West Street paper road and there is a table 
that describes the areas that will be created.  Currently, there is 21 or there will be 20,145 square feet of the 
two combined lots and each one, lot one would 8773 square feet and the proposed lot two which has the 
existing residence would be 11,372 square feet.  The new lot, lot 1 would be developed to house a, to 
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accommodate a one-family dwelling which you see in the combined view here where there’s an existing 
residence and the proposed, and a more detailed plan, you see it here with the topo.  So we had fit the 
building tight within the setbacks, just a little bit away from the front yard setback on the left and right side, 
we would have about 11 feet on each side.  So the development of the lot 1, does meeting the Zoning 
regulations on the page on the upper left hand corner, you see the lot one calculation which shows the lot 
area, 8773, the building coverage which is calculated as 1940 plus 21% over 8000 square feet which comes 
up to about 2102 square feet.  We’re proposing to have a building that has 1648 and the development 
coverage which is maximum at 40% or 3509 square feet.  We’re proposing to have combined development 
coverage with the house, the driveway and the walkway of 2412 square feet.  And the required front yard, 
rear yard and side yard all meet the zoning regulations.  If I may go to the, some of the comments that we 
received, let’s see.  One of Jan’s comments was there’s a discrepancy between the, bear with me just a 
second, between our calculation and the one shown on the plan, I think there’s just a little confusion.  What 
I show on the S-1 drawing originally was a calculation only for lot 1, I’ve since revised it but the lot 1 is 
what we had shown on our site plan and lots two what I think Jan was referring to when, which shows the 
same development coverage and building coverage, as shown on the plat. So lot 1 would have the building 
coverage as 1648, while the lot 2 would have the existing building, as the existing house which is 1985 and 
the development coverage is proposed to be 2412 square feet whereas the existing house and the existing 
development which would be remaining on lots two, is 3481 square feet, that’s just a clarification.  We 
realize that we have some homework to do regarding the submittal for the Westchester County Department 
of Health subdivision and filing with the DPW for the water and sewer connections. One questions I 
wanted to ask is there is a comment that the ARB has to approve this subdivision and I’m just curious how, 
the house, the property is planned to be subdivided but there’s no immediate plan for the house 
construction? 
 
Jan Johannessen stated Viktor, they don’t have to approve the subdivision but at time of building permit, 
for lot 2, the vacant lot, you’ll obviously need to go to the ARB but they don’t need to review the 
subdivision at all. 
 
Mr. Solarik stated okay, so does that mean that we don’t have to go to develop the architectural plans for 
the house at this point. 
 
Jan Johannessen stated no, that would be at time of building permit.  I assumed you had a footprint and 
that’s what you were planning on building… 
 
Mr. Solarik stated I have a schematic plan developed but it’s not to the point where you know it would have 
the elevations and all the details.  I mean I worked out the elevations of the first floor, the second floor, the 
entrance, all that is sort of worked out… 
 
Jan Johannessen stated okay. 
 
Mr. Solarik stated but it’s a lot more work to develop architectural plans that would be ready for submittal 
to the ARB. 
 
Jan Johannessen stated that would be at time of building permit, as far as I’m concerned. 
 
Mr. Solarik stated okay. 
 
Vice Chair Bainlardi stated alright Viktor, do you have anything else you want to say for the moment or do 
you want to turn it over to Jan… 
 
Mr. Solarik stated I’ve gone through comments, obviously there is some corrections to be done on the EAF 
and a couple other housekeeping things, landscaping plan et cetera but I think that’s it for now.  Of course, 
also Anthony’s comments regarding the driveway, the turn around, the cut and fill calculations, the 
driveway profile, we’ll be submitting those. 
 
Jan Johannessen stated okay. 
 
Anthony Oliveri stated and Viktor, on my comments for example with the stormwater, since you don’t 
have a final plan, you’re just showing feasibility, that you could you know detain the stormwater per the 
requirements of the Code. 
 
Mr. Solarik stated right, right. The 25 year storm. 
 
Anthony Oliveri stated right. 
 
Mr. Solarik stated okay.  Would we have to go do the percolation tests as far as the feasibility? 
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Anthony Oliveri stated well if you’re going to rely infiltration, you probably should.  You could use soil 
maps.  The other thing is that you’ve got a drain line in the back of the property and a catch basin right out 
front, you could maybe even just do a chamber, just a sealed chamber as well because you have an outlet 
basically. 
 
Mr. Solarik stated right. 
 
Anthony Oliveri stated so that’s up to but at this time, I would accept that if you use soil maps just to 
determine the soil type at this point. 
 
Mr. Solarik stated right.  The grading, the grade is I guess a little bit of a question because the street is a 
little higher than, well, it just barely makes it to the catch basin. 
 
Anthony Oliveri stated right, right. 
 
Mr. Solarik stated the catch basin is a little deeper so we could get directly get there, you know not the 
street level.  So I think… 
 
Anthony Oliveri stated it seems to me if you include stormwater provisions here, your disturbance area is 
going to get bigger and you’re probably not going to want to be in the slope in the back, you might want to 
be in the front… 
 
Mr. Solarik stated right. 
 
Anthony Oliveri stated maybe you can make it to that catch basin but maybe you route it through the back.  
But you do have to look at your disturbance line because even I’m just noticing now, you don’t even 
include your sewer and water hookup in that disturbance area.  So you have to be a little more realistic with 
that, I would think when you’re building this house the whole front of the property is going to get 
disturbed.  So you know you have to take that into account, you may trip the 5,000 square foot area, it’s not 
a big deal, it just means filing with DEC for coverage when the time comes.  
 
Mr. Solarik stated right. 
 
Anthony Oliveri stated but those are all things to look at. 
 
Mr. Solarik stated okay. 
 
Vice Chair Bainlardi stated okay, thank you.  Jan, if you could just big picture supplement on top of what 
the applicant has just presented for this proposal and what the next steps are. 
 
Jan Johannessen stated I won’t go through all the comments, there weren’t many and they weren’t 
significant.  But big picture requires a public hearing for both the steep slopes permit and the subdivision, 
it’s an unlisted action under SEQRA, the applicant submitted a Short EAF, we had a couple of minor 
comments on that.  I would think that we would do an uncoordinated review, since there’s limited agencies 
involved and as we discussed in our work session, we have the quirky provision in the subdivision regs that 
require the applicant to obtain realty subdivision approval from the Health Department prior to the 
scheduling of a public hearing, so you know while the applicant is working through the comments it does 
have from Staff, I think their next step is really the Health Department to get the ball rolling on the plat. 
 
Vice Chair Bainlardi stated okay.  Any comments or questions at this time from any members of the 
Board?  No? Okay, alright, so I guess the next step is for the applicant to continue to advance the plans, 
start to move the process forward with the Department of Health and when you’re ready make your next 
submission and come back to the Board.  Does that sound about right? 
 
Mr. Solarik stated that sounds about right, we’ll be submitting to the Health Department.  One question I 
wanted to ask about the steep slopes and that because that’s also going to require a public hearing so will it 
be part of the same approval process? 
 
Jan Johannessen stated and hearing, yup, same approval process. 
 
Mr. Solarik stated okay. 
 
Vice Chair Bainlardi stated so I think then if you can advance the plans, provide the information that’s been 
requested and we get the plans maybe in the next submission or two, maybe you can get it done in the next 
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submission, we’re at a place where there is enough where we can start the notice for the public hearing and 
set a date, I think that would be the process. 
 
Mr. Solarik stated okay, great. 
 
Vice Chair Bainlardi stated okay, alright if nothing else, then thank you for coming in and we’ll look to see 
you again in the future on this.  Thanks Viktor. 
 
Mr. Solarik stated thank you. 
 
Vice Chair Bainlardi stated okay, so that brings us up to the last item on the agenda which is 151-155 
Lexington Avenue, Cambareri. 
 
C.  VKS Architects for Fortunato Cambareri – 151-155 (147) Lexington Avenue 
 PB2019-0387, SBL 80.32-2-10 
 Site Plan 
 
Mr. Viktor Solarik of VKS Architects was present. 
 
Mr. Solarik stated yeah, that’s me again, sorry guys. 
 
Vice Chair Bainlardi stated alright Viktor. 
 
Mr. Solarik stated I’m not showing my face because I’m unshaved and haven’t cut my hair for the last 
month and a half. 
 
Vice Chair Bainlardi stated we’re all in the same boat. 
 
Mr. Solarik stated you guys all look great. 
 
Vice Chair Bainlardi stated thank you. 
 
Mr. Solarik stated so if I may just get into this one.  As you know, we have obtained an updated survey, 
again by Johnson, it shows the current conditions and then from there we have gone to, nope that’s the 
wrong one. We have gone through the site plan and provided some updated layout with, as discussed with 
the Board, trying to maximize or minimize rather development coverage where we were originally 91.5% 
development coverage.  We pushed and pushed and got it down to about 77.5% and it’s a challenge but it 
looks like it’s almost workable, since some of the comments that came in from the Building Inspector and 
everybody else.  We have further looked at the layout, I think we can accommodate the 9 ½ foot wide 
parking spaces, they’ll mostly be the ones in the front, so I think space 1 through 5 are sort of the obvious 
candidates because they’re closest the restaurant and the backspaces will be then located for the most part 
to the tenants.  I think there’s going to be some, there’s going to have to be some overlap and I have asked 
Fortunato Cambareri to give us some description of how the site work currently.  Of course this is a unique 
situation currently with most of the restaurants closed so we really don’t have any current immediate data 
but there’s a history of this restaurant being there for a long time, so I think we can get to understanding 
how the parking spaces are used and what other options we have if we cannot meet the requirements. 
 
Anthony Oliveri stated Viktor, by the way, with the handicap spot in front, typically it’s acceptable to go 8 
foot wide since you have an 8 foot aisle.  
 
Mr. Solarik stated yeah, and… 
 
Anthony Oliveri stated just so that you don’t need to expand that one but the others for the restaurant 
should probably be 9 ½ feet. 
 
Mr. Solarik stated and I have, after reading the comments, I was able to look at this layout and I hope you 
can see it now, the parking spot too would be made 9 ½ feet by shifting it up a little bit, that gives us 8 and 
8 ½ or 8 each for the handicap spot.  These could be made 9 ½ feet, so if we had basically three 9 ½ feet by 
18 ½ conforming to the short term parking, the number 5 is kind of an oddball because it’s along the 
property line but it’s sort of.  It’s open, its parallel parking, it’s open on one side, so one could argue that 
there is enough room and I made it a little longer, so I figured if it was 22 feet long, there would be an easy 
way to get in and out arguably, you know the difficulty is with the back area if we start going, the lots 12 is 
actually not a full rectangle, the building is slightly angled, that’s why it’s 9 ½ feet at the end but I think its 
9 feet all the way up against the retaining wall but if we start making all these 9 ½, we’ll end up sort of 
closer to the northern property line and I think that infringes the parking lot 6, less usable.  I can try to see 
what I can get out of it but it’s going to be a tight squeeze. 
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Vice Chair Bainlardi stated okay.  Jan, you want to add anything here? 
 
Jan Johannessen stated as discussed during the work session, I thought the applicant did a great job 
responding to the comments, it’s a far more superior plan than previous versions and the existing condition, 
other than tightening up the landscaping and lighting plan, I really don’t have much. 
 
Mr. Solarik stated and we are working on that. 
 
Vice Chair Bainlardi stated okay.  Viktor, I’ll just, I’ll point out I mean, some of the things that we talked 
about during the review of this applicant was in this area where the existing garbage enclosure or bins had 
been operating from, we really wanted to see this area back in here become green, you’ve achieved that, 
you’ve cleaned this area up, moved the garbage enclosure to the other side of the property which I think 
will be easily accessible there and allowed for what we wanted to achieve in that area A, you’ve been able 
to incorporate a handful of I think significant planting areas that didn’t exist before and then around the 
buildings, a number of the Board members had asked for you guys to achieve that and you have.  Yes, 
we’ve given up maybe a few more parking spaces but honestly, if you look at the site plan, I don’t see 
where any other parking spaces could conceivably go and work well.  So I think it’s a good balance here of 
providing the parking on-site that’s workable and meets the Code to the greatest extent we can and while 
reducing that coverage and creating, and greening up the site.  So with that, does anybody have any other 
comments, concerns that they want to raise here from a site plan layout or use? 
 
Jan Johannessen stated we have a few variances including the parking variance to discuss and potentially 
refer to the ZBA. 
 
Vice Chair Bainlardi stated so I think that where we had arrived at during the work session was that this 
application is probably ready to move forward toward an approval resolution, so I’d like to have Jan go 
ahead and draft that.  The approval would be subject to the condition of the variances be obtained and in 
this case, Viktor, you’re going to have your parking variances and some other dimensional variances that 
are necessary.  You should probably then prepare your application and review what those variances are 
with the Building Department before you send out the notices. 
 
Mr. Solarik stated okay. 
 
Vice Chair Bainlardi stated and to the extent that you can address any of the other open comments, please 
do so for the next meeting otherwise, you know the engineering details can be a condition of the approval.  
Anyone have anything to add? 
 
Mr. Solarik stated I know we’ll be working on the landscaping plan and the lighting plan, we’ll provide 
details for the dumpster enclosure and a bunch of other things that Anthony pointed out so the next 
submission is going to be again, you know more, have more information, more details and hopefully that 
will get us closer to… 
 
Vice Chair Bainlardi stated so please make those submissions in a timely fashion that will allow for a 
review before you appear before the Board.  This way we could be in a position to act on the resolution. 
 
Mr. Solarik stated yup, will do. 
 
Vice Chair Bainlardi stated okay. 
 
Jan Johannessen stated so say prepare the resolution subject to resubmission. 
 
Vice Chair Bainlardi stated yes, and add the conditions in for the other, for the variances and any other 
approvals that are outstanding. 
 
Jan Johannessen stated okay. 
 
Vice Chair Bainlardi stated I think Jan, if Viktor makes his submission timely and you can, you guys, 
Anthony and Peter can make their reviews then we should be able to have limited conditions on those items 
in the approval resolution, which is where we’d like to end up. 
 
Jan Johannessen stated sounds good. 
 
Vice Chair Bainlardi stated okay, alright, thank you Viktor. 
 
Mr. Solarik stated thank you very much. 
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Vice Chair Bainlardi stated stay safe, have a good night. 
 
Mr. Solarik stated you too. 
 
Vice Chair Bainlardi stated alright, with that, that brings us to the end of our meeting.  Can I have a motion 
to close the meeting? 
 
Mr. Polese stated aye. 
 
Mr. Bonforte stated I’ll second that. 
 
Vice Chair Bainlardi stated alright, be safe everyone, be well. 
 
The meeting adjourned at 8:05 pm. 
 


