
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, December 14, 2021 at 7:32 pm in the Frank J. DiMicco Board Room and via Zoom 

Teleconference 
 

Members Present: Michael Bonforte, Chair 
    William Polese, Vice Chair 
    Crystal Pickard 
    Barbara Roppolo 
    Michael McGuirk 
     
Staff Present:   Jan K. Johannessen, Village Planner (via Zoom) 
    Peter J. Miley, Building Inspector 

Anthony Oliveri, Village Engineer (via Zoom) 
   Whitney Singleton, Village Attorney (via Zoom) 
   Lisa Cobb, Special Counsel (via Zoom) 
 
Chairman Bonforte stated welcome everybody, this is the Mount Kisco Planning Board and tonight’s 
agenda, Tuesday, for December 14th, we just finished our work session and this is the regular board 
meeting beginning at 7:30 pm.  Tonight we have two formal applications to vote one, one is Rivera Auto 
group 325 north Bedford Road and 2 Morgan drive, LLC.  I believe the applicants are here for both 
resolutions.  Whitney, would you like to just go over that voting, sorry, you’re just taking a bite.  Mr. 
Millspaugh, I saw Mr. Millspaugh on by Zoom and your gentlemen are with, which application? 
 
Mr. Patrick stated Rivera Toyota. 
 
Chairman Bonforte stated did you hear the part about the vote, we have a 5 person Board, so you kind of 
can… 
 
Mr. Patrick stated we’d appreciate straw poll vote. 
 
Chairman Bonforte stated absolutely and I think that’s wise, even though we’ve gone this far, I think you’re 
going to be just fine but that’s me speaking.  Good, you see a lot of heads shaking, so.  Whitney, I’ll just 
ask you when you’re ready… 
 
Whitney Singleton stated ready. 
 
Chairman Bonforte stated just to make sure 2 Morgan Drive hears that or maybe it has to be Lisa. 
 
The Secretary stated he’s actually joining you. 
 
Whitney Singleton stated for any actions that are being taken tonight, whether its voting on a resolution of 
approval, whether it’s making the determination of significance, opening or closing a public hearing, it’s 
going to require the majority vote of the full Board.  Since you’re currently a 7 member Board, it would 
require the affirmative vote of 4 people on your Board to vote in favor of a particular action.  So the 
applicant should be advised that even though there’s only 5 members present tonight, they do need four 
votes in order to pass whatever measure that’s put before.  An applicant is also entitled to defer action on 
their application until there is a full complement of the Board, but as mentioned previously, there is some 
consideration currently being given to reducing the size of the Board from 7 members to 5, which would 
mean 3 would pass.  However, that is not currently the case and it’s not unusual in situations like this, 
subject to your Board’s predisposition on this, if an applicant would like to have an informal feedback from 
the Board as to what their thinking before its put to a formal vote because once you vote, it’s a final action.  
So if your Board is comfortable with giving some feedback to applicants before putting it to a formal vote 
or if they request it, that’s within the discretion of your Board.  And as relates to 2 Morgan Drive, I 
certainly will defer to Lisa to provide any additional input. 
 
Chairman Bonforte stated thank you Whitney.  Okay, moving along, I’ll just go really quickly down the 
agenda so folks know that there have been some, not last minute but last sort of half a day adjournments or 
cancellations.  We have a conceptual application from EBS, Inc., for 63 Moore Avenue, we’ll let them 
present.  We have a public hearing on Rivera Auto group, 353 North Bedford Road, that’s in conjunction of 
course, even though they’re separate applications, in conjunction with the 325 North Bedford Road and 
we’ll have to do some procedure there, closing the public hearing but we’ll take care of that when we get 
there.  I think we have to open it and close, and I’ll elt Whitney again, brief us when we get there.  The 
Burgler Subdivision, that’s on the agenda has been adjourned, apologies for anybody that’s tuning in late, 
please continue to check the website, that’s really important, it is updated and we can’t control that process, 
if an applicant is not going to make it, all we can do is post it to the website, so please keep checking the 
website on the evenings of our meetings.  Homeland Towers, the wireless telecommunications at 180 South 
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Bedford, that is again a continued public hearing but that is adjourned to our next, what next will that be, 
Michelle?  January 11th? 
 
The Secretary stated January 11, 2022 is your next meeting. 
 
Chairman Bonforte stated okay and we’ll do that formally when we get there and then the SCS Sarles 
Street, 180 South Bedford Road is also adjourned, continued public hearing is adjourned to January 11th 
and we’ll do that formally when we get there.  And so, and then we’ll, Michelle, do we have to vote in or 
Whitney, do we have to vote in the 2022 submission deadline and meeting schedule?  Is that a vote? 
 
The Secretary stated you usually do, usually. 
 
Chairman Bonforte stated yeah, okay, we’ll do it, it can’t hurt, we’re all going to say not aye.  So why don’t 
we start off with Rivera Auto Group, 325 North Bedford Road and Jan, if you’re ready to speak, please 
update us where we’re at and what we need to do tonight. 
 
Jan Johannessen stated sure. 
 
Chairman Bonforte stated and then we’ll have the applicant speak if need be, you know. 
 

1. Rivera Auto Group, Inc. – 325 North Bedford Road 
PB2020-0406, SBL 69.51-1-2  
Site Plan and Special Use Permit 

 
Mr. Dan Patrick of Cuddy & Feder, Mr. Ralph Peragine and Mr. Bryan Zelnick were present. 
 
Jan Johannessen stated great.  So the application before you tonight is Rivera Toyota, 325 North Bedford 
Road, the Board had requested at the last meeting that my office prepare a negative declaration of 
significance, a special use permit and site plan approving resolution, this application had undergone a 
public hearing which has been closed.  It’s an unlisted action under SEQRA, the applicant had prepared an 
environmental assessment form so accompanying this resolution is a negative declaration of significance, 
although the resolution includes both the negative declaration and the special use and site plan approvals, 
so you’re just making really one action to cover all three.  The resolution discusses or describes the 
property, so 1.23 acre piece of property at 325 North Bedford Road in the CL Zoning District, it is 
developed with a 2-story just over 22,000 square foot building that supports motor vehicle sales and service 
operations for Toyota, along with the driveways off North Bedford Road and parking areas.  Rivera Auto 
Group is the applicant and they’re proposing to renovate the existing building to allow continued motor 
vehicles sales out of that building but also to create 12 vehicle service bays along with customer service 
accommodations and administrative space.  That’s the proposed action, this an allowable use in the 
underlying zone subject to a the issuance of a special use permit by the Planning Board and the renovation 
of this building together with the redevelopment of 353 is going to replace Toyota’s existing facility at 255 
Kisco Avenue.  The resolution makes reference to the site plan of record for this property, prepared by the 
Helmes Group in 1995.  The applicant submitted an updated survey of the property, prepared by Johnson 
Land Surveyors, dated December 2020.  The public hearing was opened and closed on November 9, 2021 
and the Planning Board made the requisite referral to Westchester County Planning Board under 239-M of 
the general municipal law.  As mentioned, this is an unlisted action under SEQRA, the Planning Board did 
not conducted a coordinated review, the only outstanding outside agency approval is the ARB and that’s 
been made a condition, condition number one of the resolution to be satisfied prior to the signing of the site 
plan is to obtain ARB approval.  Condition number two is the preparation of a landscape plan prepared by a 
landscape architect, I can say that I have actually already received a preliminary drawing for review, so that 
is underway.  Three is some minor adjustments to the lighting plan, really nothing to substance, just visual.  
Four, is addressing any outstanding comments of Staff that gets you to, those are the conditions to be 
satisfied prior to the signing of the plan.  The conditions under the categories prior to the issuance of a 
building permit and prior to commencement of work and conditions to be satisfied during construction are 
really pro forma, I won’t go over them, they’re typically of any resolution of the Planning Board.  
Conditions to be satisfied prior to the CO, same thing, its really inspections, as-built surveys, certifications, 
et cetera.  Other conditions, these are really kind of operational condition and most of them are pro forma, 
I’ll mention the couple that are unique to the project.  Condition number 29, as proposed by the applicant, 
there is to be no loading or unloading of vehicles or trucks on the subject property or within any public 
street.  Typically we prohibit the unloading and loading of vehicles you know, in the right of way but in 
this case, they don’t have the ability to bring a car carrier onto the subject property and turn it around, so 
it’s outright prohibited and the applicant is going to seek an off-site location to conduct those activities and 
bring the cars individually into the site.  That leads to condition number 30, I’ll just read it out loud, the 
loading and unloading of vehicles shall occur at a compliant off-site location, off-site location is 
undetermined at this time.  The off-site location shall be secured by the applicant and disclosed to the 
Planning Board and Building Inspector, the off-site location shall be fully approved by, shall be fully 
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approved by an applicable agencies having jurisdiction, if any, and shall be operational prior to the issuance 
of a CO for the subject facility.  The applicant shall demonstrate ownership or its lease to utilize the off-site 
location and shall be responsible for notifying the Planning Board should the off-site location change in the 
future.  The remainder of the conditions are pro forma. 
 
Mr. Bonforte stated there was one comment from the Board on the business plan being updated to reflect, 
was it the date that it was prepared or the date submitted or both… 
 
Mr. McGuirk stated to reflect… 
 
Jan Johannessen stated I think it and Mike can correct me if I’m wrong but I think it had to do with the 
transport of vehicles between the two sites, is that right Mike? 
 
Mr. McGuirk stated yeah, just to clearly describe in I guess for this and 353, the way that all the customer 
vehicles will come through 353 and then some will be transferred to 325 on North Bedford Road and then 
they’ll come back to 353.  Just to clarify the way they intend to use both sites in conjunction.  And your 
colleague who was here last time seemed to be okay with that. 
 
Mr. Patrick stated yes, we’re okay with that condition. 
 
Jan Johannessen stated so that would be a condition to be added in the category prior to the issuance, prior 
to the signing of the site plan, we’ll just get an updated business plan that articulates what was just 
described. 
 
Chairman Bonforte stated thank you Mike, for making that point.  And who is here for, who is speaking for 
the applicant tonight? 
 
Mr. Patrick stated good evening, this is Daniel Patrick from the law firm Cuddy & Feder, attorney for the 
applicant. Better? 
 
Chairman Bonforte stated before we give Patrick, say a straw poll or an indication of where we stand, 
anybody else on the Board want to make any comments or statements on this application?  On 325?  No? 
Why don’t we do this by a show of hands, who is in favor of this resolution, voting yes? Alright, Patrick, I 
mean Daniel, you’re good? 
 
Mr. Patrick stated yes. 
 
Chairman Bonforte stated okay, and just that number 30, that condition 30, the unloading and loading et 
cetera, you know just going through those steps and providing that documentation for where that’s going to 
be.  That would be really key, so.  Anything else?  Are we missing anything Jan and/or Whitney, or should 
I say Lisa.  Oh, I forget, Lisa is with Morgan…  Anything else or can we go right into… 
 
Whitney Singleton stated I have no comments. 
 
Jan Johannessen stated me either. 
 
Chairman Bonforte stated okay, someone the Board want to make a motion to adopt this Rivera Auto 
Group, it’s a negative declaration of significance, it’s a, let me get to the top page, it’s a site plan approval 
and a special use permit.  Do I have anybody making that motion please? 
 
Mr. Polese stated Mr. Chairman, I’ll second the motion. 
 
Chairman Bonforte stated so what I should do is, I’d like to make the motion Bill to adopt the Rivera 
Toyota, 325 North Bedford Road site plan approval, special use permit, negative declaration of 
significance, section 69.51, block 1, lot 2, cal, that’s a new, cal number PB2020-0406, what’s cal? 
 
The Secretary stated I have no idea. 
 
Chairman Bonforte stated okay, just strike it from the record. On this day, December 14, 2021.  Mr. Polese 
do I have a second? 
 
Mr. Polese stated I’ll second the motion Mr. Chairman. 
 
Chairman Bonforte stated wonderful, so you’re good? 
 
Mr. Miley stated you just have to vote. 
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Chairman Bonforte stated oh, do we all say aye? The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated no nays, okay.  Let’s move it forward.  You only have half a facility, you have to 
hang around for the other half.  Let’s go to 2 Morgan Drive, it’s a site plan, steep slopes and subdivision 
and I think Lisa is representing us on this application and Jan is still with us. Mr. Millspaugh, you heard the 
voting portion of the formal meeting tonight. 
 
Mr. Millspaugh stated I did. 
 
Chairman Bonforte stated I did.  Okay, you’re comfortable with us, if we undertake a vote? 
 
Mr. Millspaugh stated well I’d be interested in knowing where we stand informally, since we’ve been at 
this for such a long time. 
 
Chairman Bonforte stated yeah, sure we’ll do that but let’s go through our procedure first.  Jan, you’re here, 
would you take us through where we’re at with this resolution, please and I’ll need to bring it up on my 
screen. 
 

2. 2 Morgan Drive, LLC – 2 Morgan Drive 
PB2019-0370, SBL 80.55-1-2.1/4 
Site Plan, Steep Slopes and Subdivision 

 
Mr. Mark Millspaugh was present to represent the application. 
 
Jan Johannessen stated this application involves subdivision approval, steep slopes permit, wetland permit 
and site plan approval at 2 Morgan Drive.  You have already completed the SEQRA process by adopting a 
negative declaration of significance some months ago and the public hearing, I believe is, the public 
hearing is closed, is that correct? 
 
Ms. Cobb stated yes, it’s closed. 
 
Jan Johannessen stated and the public hearing is close.  You’re really just entertaining the resolution 
tonight, I can walk you through it.  The resolution describes the subject property, 5.7 acres of land located 
at 2 Morgan Drive, within the RDX Zoning District.  The applicant is proposing a subdivision of the 
subject property into two lots, lot A would consist of approximately 2.6 acres and would be developed with 
a 325 by 112 foot or 70,400 square foot building to be used indoor storage of a private automobile 
collection which is a permitted use in the underlying RDX Zone.  The subdivision line is very intentional 
and that it ensures that lot A is free of any contamination that exists on lot B.  So we really written 
confirmation from the DEC that lot A is unrestricted and it is believed that it has no contamination resulting 
from the prior use and the subdivision line between those two lots is very carefully created or crafted to 
ensure that the facility on lot A will not be open to the public and will contain 10 off-street parking spaces, 
a paved terrace at the rear of the building, a fire access road and stormwater management facilities will be 
connected to Village municipal water and sewer services.  Lot B which will just be over three acres, is not 
to be developed at this time, the Board has made no SEQRA determination on that, the future development 
of that lot and that lot cannot be developed until such time as it is remediated of contamination. As 
mentioned, the facility on lot A will be used for the storage of private automobiles, a collection of vehicles, 
there will be no sales, service or repair of vehicles on the premises.  As alluded to before, the DEC has 
determined by a letter sent to the applicant on September 23, 2021, that no remediation is required on 
proposed lot A, that the DEC has no objections to the development of lot A and is releasing lot A from the 
existing order of consent between the DEC and the DEP.  The property or the development of lot A, will 
result in some steep slopes disturbance, those disturbances are quantified in the resolution and on the plans.  
The applicant submitted a supporting narrative and is consistent with what’s required in our steep slopes 
ordinance.  The proposal includes the removal of 178 trees and the applicant has prepared a tree 
preservation/reforestation plan or landscaping plan and the resolution goes, there’s a couple of paragraphs 
about how the number of replacement trees was quantified.  The applicant, the resolution makes reference 
to the stormwater pollution prevention plan and that was prepared by the applicant and is currently under 
review by the DEP and as mentioned earlier, the Planning Board had conducted a SEQRA evaluation and 
issued a neg dec on March 23, 2021.  The resolution makes reference to the submitted survey prepared by 
Stanley Johnson, dated May 5, 2020.  And the architectural plan, floor plans and elevations are also 
referenced in the resolution.  The public hearing was opened on January 12, 2021, it was adjourned to 
numerous meetings and was ultimately closed on November 23, 2021.  And the resolution approves a final 
subdivision plat, it really combines preliminary subdivision and final subdivision into one resolution, the 
plat has been prepared by Johnson Land Surveying and then there is a 13 sheet plan set, civil drawings 
prepared by Sterling Environmental and landscaping plans and tree removal plans by Rob Sherwood.  So 
those three sets of drawings are the plans that you’re potentially approving. The resolution discusses or 
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approves a minor encroachment into the required landscape buffer, resulting from a walkway that provides 
access to the building along its length.  The conditions to be satisfied prior to the signing of the plans are a 
number of outside agency approvals, ARB, the DEP approval of the SWPPP, the Zoning Board area 
variance and the fourth is the SPDES General Permit for stormwater discharges but that does not need to be 
obtained until prior to the commencement of work.  The other conditions are really pro forma, the 
operational conditions that are unqiue to the project, I’ll mention and as mentioned during the work session.  
Condition number 24, the owner is responsible for maintenance including snow removal of on-site 
driveways, the fire access road, walkways and the emergency access gate.  And probably doesn’t need to be 
stated but just for clarity, the owner is not responsible for the maintenance of Pump House Road, which is 
owned and maintained by the Village.  The emergency access gate at Pump House Road is detailed on the 
plan but we’re requiring as part of condition number 25, the installation of a Knox Box which is really just 
a secure way to keep the key for the fire department to access the key and gain entry into the site.  27 is 
indicating that there’s no outside storage, repair or service to vehicles.  28, referencing that the proposed 
building is for the exclusive use of the applicant or owner for his or her private car collection.  No business 
activities proposed or permitted, so sale or rental of vehicles shall be permitted and not portion of the 
building shall be subleased to a different entity.  And condition 30, vehicles delivered to the subject 
property, shall be unloaded indoors, that’s what the applicant had proposed.  There shall be no outdoor 
unloading of vehicles, including the unloading of vehicles within in any public right of way.  The rest of the 
conditions are standard. 
 
Chairman Bonforte stated thank you Jan.  Anyone…excuse me, Lisa, were you speaking? Anyone on the 
Board have any questions, comments before we give an indication with a straw poll?  No?  That’s good. 
 
Jan Johannessen stated Chairman, I hadn’t heard from the applicant today or, do we want to just ask if they 
obtained a copy of the resolution, if they have any comments. 
 
Mr. Millspaugh stated we did, thank you Jan.  We carefully reviewed the resolution and we feel it does a 
good job capturing the review and all the incremental steps that were taken to get where we are.  We did 
have one question which is more a clarification and that is one condition number 28, this is a private 
automobile collection, the owner does buy and sell cars within his own collection and I just wanted to 
clarify that the no business.  There is no intent to run a business on the property but I do expect that the 
owner of the car collection may occasionally buy or sell a car that’s in the collection.  Am I correct that 
that’s not the intent of the prohibition? 
 
Jan Johannessen stated that’s certainly not the intent, I would be open to suggestions about it could be 
modified to alleviate any concerns but as, mainly that it was going to be a sales facility. 
 
Mr. Millspaugh stated I would suggest that the sentence that reads no sale or rental of vehicles shall be 
permitted, just be prefaced with except for the cars that in the collection or the cars comprising the 
collection.  It’s certainly not the intent to have the used car lot and have people coming and going and 
conducting automobile auctions and things of that nature. 
 
Ms. Cobb stated I think we should keep it to no rental of vehicles shall be permitted but it’s hard, unless 
you’re giving us an inventory of what’s in the collection now and so whether we would know whether cars 
being sold are in the collection or not.  I think it would be better to say there shall be, something like no 
business sale or rental.  Since homeowners occasionally sell a car from their property and that’s not 
considered a business activity and it wouldn’t be violative of this provision, so if that’s sort of what we’re 
talking about here where they may be occasional sales of cars from the collection that are permitted, maybe 
we want to say something like that, occasional or intermittent sales from the collection on the premises are 
permitted but leaving it that no business, no business sale or rental of vehicles shall be permitted. 
 
Mr. Millspaugh stated we’d be fine with that? 
 
Chairman Bonforte stated can I ask how, I’m going to step in there, I think we all have this point, how do 
we control a scenario whereby the owner wants to sell a particular piece in inventory and 100 people 
should up to bid on it or 100 people show up because its been posted as such in an advertisement, it could 
be private, it could be Facebook, I don’t care.  So, Lisa, is there a way to control that to maintain this sort 
of, you know use that we’d like to approve? 
 
Ms. Cobb stated well I think we have a condition in here which says that no, the public is not, this is for a 
private collection, we can talk about how the sales would be, you know I would hope that, Mr. Millpsaugh, 
an advertisement for you know the car on the site that would draw 100 people to this location.  Typically 
when these are done, they’re online and the only thing that happens at the site would be the final closing 
document or an inspection of the car by a potential buy, not sort of a group buyer. 
 
Mr. Millspaugh stated that’s correct, it would be by appointment only with a serious purchaser. 
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Chairman Bonforte stated do you want to step in? 
 
Ms. Roppolo stated I thought that maybe the word commercial could be added there to distinguish instead 
of just saying business, sale maybe commercial sale or something along those lines. 
 
Ms. Cobb stated the New York State DMV actually has requirements for how many cars an individual can 
sell within a given year before they become, they trigger being a business.  Since title to these vehicles 
would need to be transferred, there is that sort of check and balance that’s already in place that the Village 
would not need to be involved with.  So I’m fine with using commercial instead of business. 
 
Mr. Miley stated and Chairman, the definition includes display, prohibiting display, as well as sale and 
lease of… 
 
Chairman Bonforte stated the definition of what, Peter? 
 
Mr. Miley stated automobile sales.  So if you look at the definition… 
 
Chairman Bonforte stated right. 
 
Mr. Miley stated the use of any building, land area, or other premises for display, sale or lease of new or 
used automobiles. 
 
Chairman Bonforte stated I, go ahead… 
 
Mr. Miley stated that’s pretty much it, so I’m trying to see how we can skirt around… 
 
Chairman Bonforte stated I’m just concerned its changing the use entirely and it could all of a sudden 
become a commercial sales… 
 
Ms. Cobb stated it couldn’t become, I mean any homeowner is allowed to sell something that you know, I 
could sell from a U-Haul storage space or I could sell from my house my personal vehicle.  And these 
vehicles, I’m assuming Mr. Millspaugh, are titled to an individual or entity but not being sold as a business 
per se and I think if we say something about intermittent sales and I can find what the regulation is, how 
many sales you’re allowed for New York State before you become a commercial sales entity and we could 
add that into the, with the Board’s permission as a friendly amendment we’ll call it, we could add that into 
the resolution, come up with language that would be acceptable. 
 
Chairman Bonforte stated anyone else on the Board?  Because I’m not really loving this change in language 
but I’d like to hear from anyone else. 
 
Mr. McGuirk stated Lisa, were you suggesting that that would be, we would approve contingent upon you 
and the applicant working that language out? 
 
Ms. Cobb stated yes, well I would say that Jan, me and Mr. Chair, if you would like to do that, have you 
know acceptable to the Village as a group, with all of us reviewing it and I think there would be language 
that we could come up with that would satisfy everyone.  Make sure that it is not a business, I don’t think 
it’s anyone’s intent to have this be a business on the site but I think it’s a fair concern of Mr. Millspaugh to 
say the way this is drafted now, he doesn’t even have the right that I have as a property owner technically 
to sell a car from my yard, if I wanted to.  So I think we are capable of it, unfortunately as I sit here right 
now I’m not coming up with the perfect language but I think we can certainly come up with something that 
would make, satisfy the intent of everyone for this project. 
 
Mr. Millspaugh stated I think the first sentence of the condition really speaks to the essence of the use of 
the building for a private car collection and if it were, and it’s a permitted use in the zone to house a private 
car collection.  We had just assumed that in the essence of a collection, you know whether its baseball cards 
or coins or cars, the collectors buy and sell, that’s how they put their collections together and how they 
change over time.  We just didn’t want to have the sale of a vehicle prohibited. 
 
Ms. Cobb stated it may be something, you know language sort of where specifically say that intermittent 
sales are permitted but no routine sale or rental of vehicles shall be permitted. 
 
Mr. Millspaugh stated and we’d be fine with that… 
 
Jan Johannessen stated no advertise… 
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Ms. Cobb stated I’m sure that we can come up with something.  Jan, are you…? 
 
Jan Johannessen stated yeah, I agree.  I think it would be important to specify no advertisement or public 
advertisement, something to that effect. 
 
Ms. Cobb stated right and no like on-site, no public viewings, no on-site auctions, that sort of thing. 
 
Jan Johannessen stated yeah, I think we all agree on the intent, it’s just hard to come up with, on the fly, the 
perfect language. 
 
Ms. Cobb stated so the Board tonight has two options, you can either vote on the resolution with an 
amendment to be drafted and approved among Jan, Mr. Millspaugh, and the Chair or a member of the 
Board or if you needed to, you could defer this approval, I’m sure Mr. Millspaugh doesn’t want to do that 
but he does have his ZBA variance to get that he can’t, will not be had until this month and there are a few 
other approvals that are needed but that’s at the Board’s pleasure. 
 
Chairman Bonforte stated we’ll do the former, Lisa and Mr. Millspaugh.  We’ll look to receive something 
in writing that crafted, drafted, that’s sufficient to address what you just heard from the Board, intermittent 
and so forth, limited in scope, limited in volume, et cetera.  So, just by a show of sort of nodding heads, 
that’s where we stand.  So, okay, we want to move forward with this.  Thank you Barbara and everybody. 
 
Mr. Miley stated I think Chairman, I just looked up with the New York State Motor Vehicles online, to be 
considered an auto dealer indicates that they sell more than five vehicles but there’s one other provision but 
there has to be at least three vehicles on display at all times.  So by eliminating the display, I mean, does 
that not make it a dealer.  I don’t know, it’s a legal question but I was just doing some searching. 
 
Jan Johannessen stated you walk into the building, there’s going to be a hundred cars on display, right? 
 
Ms. Cobb stated well it’s a question whether they’re on display to the public or whether they’re just, I 
would argue that these are not technically on display, they’re just there and the owner/applicant, can bring 
you know, friends to look at them but in terms of being on display, I think that means on display to the 
public. 
 
Jan Johannessen stated okay. 
 
Chairman Bonforte stated we’ve thoroughly talked about, let’s work out some language Lisa, with the 
grouping you just mentioned, Jan, please.  And then share with the group, the whole Board please, Jan, 
however you do that.  Condition precedent of course.  And there was one other, this was the one where the 
date of the business plan… 
 
Mr. McGuirk stated that was the Rivera… 
 
Chairman Bonforte stated that was, I wrote it in the wrong section, okay.  And change in the business plan 
or update. 
 
Jan Johannessen stated I think this one might have been the date of the business plan and the other, Rivera 
was the change to the business plan. 
 
Mr. McGuirk stated that wasn’t my question… 
 
Chairman Bonforte stated it seemed it wasn’t dated, Mr. Millspaugh. 
 
Jan Johannessen stated that’s already included in the condition, to date the business plan. 
 
Chairman Bonforte stated okay, okay.  So let’s do this, by a show of hands.  There’s no more questions, 
Mr. Millspaugh, there was just that one item? 
 
Mr. Millspaugh stated just that one clarification. 
 
Chairman Bonforte stated by a show of hands on the Board, who’s in favor of voting to adopt this 
resolution?  Okay, by a show of hands, Mr. Millspaugh, you can then decide, we’ll go ahead and make the 
motion to adopt. 
 
Mr. Millspaugh stated that would be good. 
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Chairman Bonforte stated alright, anything else we need to do Jan, before we, Lisa, before we make that 
motion? 
 
Ms. Cobb stated no, not in my mind. 
 
Jan Johannessen stated nope. 
 
Chairman Bonforte stated alright, I’ll, so I’ll make the motion for the 2 Morgan Drive, LLC, 
subdivision approval, steep slopes permit, wetland permit, site plan approval, section 87.55 block 1, 
lot 2 and a quarter.  Number PB2019-0370, on this day December 14, 2021, subject to the revision in 
the number, I forget the number, 24… 
 
Mr. Polese stated 28. 
 
Jan Johannessen stated 28, 28. 
 
Chairman Bonforte stated subject to number 28. Do I have a second? 
 
Ms. Pickard stated I’ll second that. 
 
Chairman Bonforte stated thank you, Crystal. All say aye. 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated Michelle, no nays.  Let me just, okay, Mr. Millspaugh, yes, it’s been a long time, 
this was significant.  It’s quite an interesting plan and application and God Bless you. 
 
Mr. Millspaugh stated we appreciate everyone’s efforts. 
 
Ms. Cobb stated I’ll tell you, my husband would like a site visit. 
 
Mr. Polese stated a site visit. 
 
Chairman Bonforte stated yes. 
 
Ms. Cobb stated thank you everyone. 
 
Chairman Bonforte stated Lisa, thanks for your help. 
 
Jan Johannessen stated thanks Lisa. 
 

5. EBS Inc. – 63 Moore Avenue  
PB2021-0420, SBL 80.41-3-21  
Site Plan 

 
Chairman Bonforte stated okay, is anyone here for the conceptual application from EBS, 63 Moore 
Avenue… 
 
Mr. Miley stated we didn’t notice anyone, Chairman. 
 
Chairman Bonforte stated well, they may show up, otherwise we don’t have much else to go, so why don’t’ 
we move forward. Mr. Patrick again, Daniel Patrick… 
 

6. Rivera Auto Group, Inc. – 353 North Bedford Road 
PB2010-0414, SBL 69.43-2-3 
Site Plan, Special Use Permit and Steep Slopes Permit 

 
Mr. Dan Patrick of Cuddy & Feder, Mr. Ralph Peragine and Mr. Bryan Zelnick were present. 
 
Mr. Patrick stated correct. 
 
Chairman Bonforte stated Jan, why don’t you start off and we’ll, you know, maybe chime in, we’ll let Mr. 
Patrick go and then the Board will comment and then we’ll move from there, if you don’t mind. 
 
Jan Johannessen stated sure, the application before the Board is steep slopes permit, a special use permit 
and site plan approval for Rivera Toyota.  Resolution also includes a negative declaration of significance 
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under SEQRA, the Planning Board had conducted coordinated review given the number of involved 
agencies, so its your responsibility to make the SEQRA determination.  In this case, the public hearing 
remains open, so you’ll have to deal with the public hearing before you potentially take action on the 
resolution.  Would you like me to go through the resolution as I did with the others? Or do you want to hear 
from Mr. Patrick first? 
 
Chairman Bonforte stated I’ll just say this when you do, you don’t need to and this is nothing against you 
Jan, just, you can really just bullet point it, quickly.  We’re been through this, just hit the high notes, I know 
you’re very thorough, we’re just looking to economize on our time.  Mr. Patrick, do you want to go ahead, 
is there anything you’d like to comment on the draft resolution for 353 [North Bedford Road]. 
 
Mr. Patrick stated no, we provided a presentation at last months meeting, the public hearing remains open, 
so I can provide additional information if you’d like, otherwise I can turn it back over to the Board for any 
questions on anything that was submitted.  But we do not have any comments or concerns with the draft 
resolution that’s been prepared. 
 
Chairman Bonforte stated before I ask the Board, Jan… Whitney, Whitney, I’m sorry.  In terms of this 353, 
Rivera, what do we need to do, close the public hearing and then we can make the motion? 
 
Whitney Singleton stated before taking action, you obviously need to close the public hearing, so you need 
to take a vote on closing the public hearing and if, and I’m less specific, I’m less familiar with the specifics 
than Jan is but there’s no prohibition against your Board taking action this evening. 
 
Chairman Bonforte stated on the resolution, correct? 
 
Whitney Singleton stated yeah, is that correct, Jan? 
 
Jan Johannessen stated yeah, absolutely, there’s a resolution and neg. dec. prepared for this evening. 
 
Chairman Bonforte stated is there anyone here from the public?  Michelle, anyone on Facebook, Zoom?  
Thank you, right on it, thanks. 
 
The Secretary stated there are no raised hands in the Zoom. And there are no comments in the Facebook… 
 
Mr. Miley stated Chairman, I’ll just read the number if anyone would like to call in. 
 
Chairman Bonforte stated yeah, please, go ahead. 
 
Mr. Miley stated just so we get all three accomplished.  So the number is 646-558-8656, that is the call in 
number if you’d like to comment on this application. 
 
Chairman Bonforte stated yeah, because we usually leave it open for written comment after we close the 
public portion of the public hearing or the in-person but we can’t do that tonight, so it’s just going to be a 
vote. 
 
Mr. Miley stated [inaudible] resolution. 
 
Chairman Bonforte stated you know, I’m all for adopting this resolution.  Jan, do you want to hit the high 
points on this first please, before we go forward, please. 
 
Jan Johannessen stated I’ll go as quickly as I can. 
 
Chairman Bonforte stated thank you. 
 
Jan Johannessen stated neg. dec, steep slopes permit, special use permit, site plan approval, you’re all very 
aware of the proposed action that the resolution goes into detail about the proposed action.  And the outside 
agency approvals and the DOT approval, the DEP approval, the referral to the County, all the procedural 
items are identified in the resolution, it includes references to the Zoning Board variance that was granted 
on October 25th and it identifies in the conditions, the remaining approvals from the outside agencies, ARB, 
DEP, DOT.  That’s really, there’s nothing of, no conditions that are really unique to the project until you 
get to the operation conditions and they’re very similar, if not identical to 325 [North Bedford Road].  So I 
won’t go over them again.  How’s that, nice and short?  Good? 
 
Chairman Bonforte stated at the work session, we were commenting that yourself, Anthony, Whitney and 
Lisa are very thorough and you’re cognizant of the all codes, Peter is part of that process and Michelle, so 
really.  While it’s good to put it in the public record, it’s in writing, meaning verbally, so we’re good. 
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Jan Johannessen stated okay. 
 
Chairman Bonforte stated so Jan, no offence hopefully taken… 
 
Jan Johannessen stated no, none taken, I don’t… 
 
Chairman Bonforte stated you know, we tested you and you did great on the first two. 
 
Jan Johannessen stated good. 
 
Chairman Bonforte stated great, I know you wrote this, so with that, I want to make the motion to close 
the public hearing for Rivera Auto Group, 353 North Bedford Road. Do I have a second? 
 
Mr. Polese seconded the motion. 
 
Chairman Bonforte stated all say aye? Michelle, no nays… 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated and one last time Mr. Patrick, anything before we vote?  
 
Mr. Patrick stated nope. 
 
Chairman Bonforte stated I think by matter of what you’re hearing, you don’t need to have a straw poll.  
We like this, everybody, we don’t have to talk to you, great cars, great product, great ownership, what the 
heck… 
 
Mr. McGuirk stated Michael, just to verify, the same update with the business plan is going to happen for 
this site? 
 
Chairman Bonforte stated Jan? 
 
Mr. McGuirk stated good, great. 
 
Jan Johannessen stated absolutely, I already noted. 
 
Chairman Bonforte stated good point, Mike.  Any last minute comments on you know why we like, from 
the Board? 
 
Ms. Pickard stated we’re good… 
 
Mr. Miley stated hurry up before Whitney unmutes. 
 
Laughter. 
 
Chairman Bonforte stated alright, I’ll make the… 
 
Whitney Singleton stated Chairman, Chairman? 
 
Mr. McGuirk stated Whitney has a question. 
 
Chairman Bonforte stated yes, Whitney? 
 
Whitney Singleton stated I just want to make sure the similar condition is going to be put in here.  There 
will be no commercial sales of automobiles. 
 
Chairman Bonforte stated Michelle, strike that from the record.  Thank you.  Alright, look, I’ll make the 
motion to move this along, to adopt a, just make sure, does somebody have it up?  I closed it by accident. 
 
Mr. Polese stated make a motion to adopt the negative declaration of significance, steep slopes 
permit, special use permit, site plan approval for Rivera Toyota, 353 North Bedford Road. Section 
69.43 Block 2 lot 3, PB2020-0414, dated today, December 14, 2021. 
 
Mr. McGuirk seconded the motion. 
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Chairman Bonforte stated do we all say aye? 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated way to go Daniel.  Thanks for putting up with us, thanks for your patience. 
 
Ms. Roppolo stated congratulations. 
 
Mr. Patrick stated thank you and Happy Holidays. 
 

7. Burgler Subdivision – 2 ½ Leonard Street 
PB2021-0409, SBL 80.26-1-18 & 80.26-2-14.1 
Subdivision 
Continued Public Hearing 

 
Chairman Bonforte stated so, as we said earlier, Burgler Subdivision is adjourned.  It’s a continued public 
hearing… 
 
Whitney Singleton stated Chairman, could you be kind enough with regard to each of those to take a vote 
of the Board to make sure that you’re adjourning it to a date specific because it is a public hearing, as you 
pointed out. 
 
Chairman Bonforte stated yes, on each one of these, yes, thank you Whitney.  So on Burgler Subdivision, 
we’re going to adjourn to a date certain which is January 11th, correct Michelle? 
 
The Secretary stated yes. 
 
Chairman Bonforte stated do I have a second? 
 
Ms. Pickard seconded the motion. 
 
Chairman Bonforte asked for all say aye.  The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated therefore, that is passed. 
 

8. Homeland Towers – Mount Kisco Wireless Telecommunications Facility –  180 South Bedford 
Road 
PB2020-0299, SBL 80.44-1-1 
Site Plan and Special Use Permit 
Continued Public Hearing 

 
Chairman Bonforte stated next public hearing, continued public hearing is Homeland Towers, Mount Kisco 
Wireless Facility at 180 South Bedford Road.  The tolling letter expires December 17th, which is later this 
week.  Whitney, anything you want to mention or just the fact that we’re extending it again, is that correct 
or…? 
 
Whitney Singleton stated yes, to the next meeting date of your Board. 
 
Chairman Bonforte stated well that’s the public hearing, the tolling… 
 
Whitney Singleton stated and for the public’s edification, it is not likely that it’s going to be, it’s not likely 
that it’s going to be extended again unless there’s serious consideration of an alternate site. 
 
Chairman Bonforte stated being extended, the shot clock/tolling letter to the next meeting which is January 
11th, correct. 
 
Whitney Singleton stated correct, correct, yes, correct. 
 
Chairman Bonforte stated okay, good.  Okay, so I make the motion to adjourn Homeland Towers to 
January 11th. Do I have a second please? 
 
Mr. Polese seconded the motion to adjourn to January 11th. 
 
Chairman Bonforte stated thank you, Bill.  All say aye. 
 
The motion carried by a vote of 5 to 0. 
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Chairman Bonforte stated and that’s passed.  Thank you Whitney for that. 
 

9. SCS Sarles St, LLC II – 180 South Bedford Road 
PB2021-0395, SBL 80.44-1-1 
Site Plan, Special Use Permit and Steep Slopes 
Continued Public Hearing 

 
Chairman Bonforte stated and lastly, we have SCS Sarles Street, it’s a solar field at 180 South Bedford 
Road and site plan, special use permit and steep slopes.  They also have requested to adjourn to January 
11th, the public hearing portion.  I’ll make that motion to adjourn to January 11th.  Do I have a second? 
 
Mr. McGuirk seconded the motion to adjourn to January 11th. 
 
Chairman Bonforte ask for all aye.  The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated and Michelle, no nays.  And tonight you have all yes’s on all votes and you don’t 
have to, thank you.  Do we need to look at the schedule?  Because maybe we should look at it for summer 
and winter, isn’t there a… 
 
The Secretary stated if you want to review it before you act on it, that’s fine, I’ll put it on the agenda again 
for January.  Your January meeting was part of your 2021 schedule, so that just carries over.  So it’s really 
up to you if you want to spend some time and review it, and then we can put it back, I’ll put it back on the 
agenda for January 11th. 
 
Chairman Bonforte stated I think that’s advisable, if someone has certain plans in the summer especially 
vacation or something, they should just make a note and then we can adjust it accordingly, so be it.  Try to 
work that out, it’s not always easy.  Any other questions or comments?  Beautiful.  Alright.  Guys, let’s 
adjourn, that’s a wrap… 
 
Mr. Polese stated Merry Christmas, Happy Holidays, Happy New Year. 
 
The meeting adjourned at 8:22 pm. 


