
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, March 9, 2021 at 7:35 pm via Zoom Teleconference 

 
Members Present: John Bainlardi, Acting Chair 
   Ralph Vigliotti 
   Michael Bonforte 
   William Polese  

Crystal Pickard 
   John Hochstein 
   Barbara Roppolo  
 
Staff Present:   Jan K. Johannessen, Village Planner 
   Peter J. Miley, Building Inspector 

Anthony Oliveri, Village Engineer  
   Whitney Singleton, Village Attorney 

Mr. Bainlardi stated good evening everyone and welcome to the Mount Kisco Planning Board regular 
meeting for Tuesday, March 9, 2021.  We just completed our work session meeting and we have a number 
of matters on the agenda this evening.  We have two public hearings, actually four public hearings, I will be 
the Acting Chair for the ARC Westchester 699 Main Street application and the 2 Morgan Drive application.  
Mike Bonforte will be the Acting Chair for the SCS Sarles Street, 180 South Bedford Road application and 
the Homeland Towers application on the same property. And then we have a formal application, The 
Crecco Companies 215/205 Lexington Avenue, this is for site plan and then two conceptual applications 
for which I will be the Acting Chairman.  We are going to start with the meeting minutes for February 23rd, 
we do have a quorum, and does anyone have any comments to the February 23rd minutes?  No?  So then, I 
will make a motion that we adopt the minutes for February 23, 2021, do I have a second? 
 
Mr. Bonforte stated I will second that Mr. Bainlardi. 
 
Mr. Bainlardi stated thank you Mr. Bonforte. Okay, Michelle, would you poll the Board? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Bonforte  - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 

A. ARC Westchester – 699 Main Street 
 PB2020-0405, SBL 80.72-4-19 
 Site Plan and Steep Slopes 
 Continued Public Hearing 
 
Mr. Bainlardi stated okay, great.  So that brings us to the public hearing portion of tonight’s agenda.  The 
first matter is a continuation of a public hearing for ARC Westchester, 699 Main Street.  There has been a 
request from the applicant to adjourn the public hearing to April 13th, the understanding is that they just 
needed some additional time to address some open items.  So I will make a motion that we do continue 
the public hearing to April 13th, do I have a second? 
 
Mr. Polese stated I’ll second. 
 
Mr. Bainlardi stated any comments or questions? No?  Okay, Michelle, please poll the Board. 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Polese  - aye 
  Mr. Bonforte  - aye 
  Ms. Vigliotti  - aye 
  Mr. Pickard  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
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The motion carried by a vote of 7 to 0. 
 

B. 2 Morgan Drive, LLC – 2 Morgan Drive 
 PB2019-0370, SBL 80.55-1-2.1/4 
 Site Plan, Steep Slopes and Subdivision 
 Continued Public Hearing 
 
Mr. Mark Millspaugh and Mr. Tyler Sweet of Sterling Environmental were present. 
 
Mr. Paul Woodell of GeoDesign and Ms. Lisa Cobb, Esq. of Wallace & Wallace were present as Village 
Consultants. 
 
Mr. Bainlardi stated okay, so that brings us to the next item on the agenda, this is a continuation of the 
public hearing for 2 Morgan Drive, site plan, steep slopes and subdivision.  Jan, if you could just very 
briefly bring us up to speed as to where we were last on this application and where we’re heading and then 
we’ll, I believe that the applicant has an updated plan to present and we’ll allow them to do that. 
 
Jan Johannessen stated sure.  The Board is currently conducting a public hearing on the subdivision, site 
plan approval, wetland permit and steep slopes permit.  The applicant has made several appearances before 
the Board, I’m sure you’re very familiar with the project.  The major changes that have come about in the 
last few weeks is the applicant’s response to the Fire Department’s memo that requested a fire apparatus 
road.  The plans have been revised to include that, the final location and kind of design of that road is yet to 
be verified but its on paper and you know we think that in some capacity it will work.  The applicant’s also 
been trying to get to a point where its provided the Board with enough information for you to make a 
SEQRA determination.  Having prepared and revised the full EAF Parts I, II, and III and some technical 
environmental reports satisfying the Board’s environmental consultant GeoDesign, as well as my office, the 
Village Engineer and Building Inspector.  I think from my perspective anyway and I’ll let the other 
consultants speak, I think they’re there and I think that the Board has the information it needs to potentially 
make a SEQRA determination, certainly the information that I’ve requested has been provided.  We can 
check in with the others to see how they feel but it’s kind of moving in the right direction, the Board had 
asked that they provide a complete set of drawings that included the updated topography survey and steeps 
slopes analysis and they were getting the wetland buffer certified by a surveyor and updated landscaping 
plan, tree removal plan, incorporating the Fire Department comments.  That’s all been completed, there’s 
some design work to be done but the nuts and bolts are there. 
 
Mr. Bainlardi stated thank you Jan.  yes, there is, just for the benefit of the public and for the Board, our 
package for this application consists of a memo from Peter Miley, Building Inspector dated March 4th, a 
memorandum from MKVFD dated March 4th, Jan’s memo dated March 4th as well and then a memo from 
GeoDesign, dated March 5th.  Why don’t we just take them in order, just let’s, let’s briefly hit the 
highlights, Peter, I’ll start with you. 
 
Mr. Miley stated okay John, I just need to pull it up.  So, one item of concern, I don’t want to call it of 
concern but of discussion that myself, Jan and Lisa Cobb who’s with us tonight representing the Village as 
Counsel.  With the future of the existing structures on Lot B, you know as proposed, they’re proposed to be 
demolished once the project, once the mitigation of the land, the remediation occurs, so one of the things 
that we discussed and we did not discuss this with the applicants but we wanted to discuss it with the 
Board, if there was an opportunity to perhaps at least take down the structures to grade to eliminate the 
attractive nuisance and the unsafe section that are made of metal, there are some glass and metal structures 
there that perhaps could be at least taken down. So that was one thing, we got into it but we didn’t speak 
with the applicants but myself and Jan did discuss, not too long ago.  That’s pretty much, with regard to 
updated Fire Department memo, I met with the Fire Chief and we discussed the road.  I mean, there were 
two concerns, one is the concern of the ability to what’s proposed to support the truck and that’s something 
that Anthony will opine one and the second was, we requested, kind of a turning template or some 
schematic to substantiate that the trucks can get around the building and egress on the other side which is 
the Village road, I forget the name of it, Pump House Road and that pretty much sums up my comments.  
Other than that, we can work on the other items and the building permit issuance when we get a complete 
set of drawings for the actual structure, we have a preliminary set, not the construction set and that’s 
something we can take care of in the Building Permit issuance. 
 
Mr. Bainlardi stated okay, great.  We have the GeoDesign memo, Paul, if you would hit the highlights 
briefly, we’d appreciate it. 
 
Mr. Woodell stated good evening, thank you.  So my March 5th memo was in response to the applicant’ 
submittal dated February 23rd, I had three relatively minor comments.  The first was with regard to a 
missing figure, these are specifically with the EAF Part III supporting narrative by the way.  The second 
comment was just questioning some apparently conflicting language with regard to institutional controls 
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under the impact of human health section and the last comment I had was very minor, it called out the fact 
that, despite the fact that the rain garden, the southern rain gardens has been eliminated from the plan, they 
still on a couple of the figures.  However, subsequent to the February 23rd submittal by the applicant and in 
fact up until this afternoon, the applicant has revised their Part III narrative and the revisions have 
addressed all of my comments in my memo.  So I don’t have any further outstanding comments with regard 
to the applicant’s submittal. 
 
Mr. Bainlardi stated okay, thank you.  Anthony, I just want to hold off with you, let’s let the applicant 
present and if we need to get into any engineering questions we can.  Just for the record, Lisa Cobb is with 
us from Wallace & Wallace, Lisa is acting as counsel as Whitney is recused from this project.  Welcome 
Lisa, thank you.  So with that, I’m going to turn it over to the applicant who is here this evening. 
 
Mr. Millspaugh stated Mark Millspaugh and Tyler Sweet.  And I think what would be most expeditious is 
if Tyler addresses the comments that were raised by Peter on the truck access and the turning analysis. 
 
Mr. Bainlardi stated I that that’s fine, I’m just going to ask you to pause for one second.  Peter or Michelle, 
would you, because this is the public hearing, would you just remind the public the ways, if there is 
anybody out there who does want to participate, how they will be able to participate. 
 
Mr. Miley stated I can go over that for you Chairman.  There are a number of ways, you can actually come 
to Village Hall, and we have a podium setup if somebody would like to speak publically.  We also have a 
call-in number and I’ll read it to you now, its 1-646-558-8656, any members or members of the public 
joining us, they can also raise their hand if they’re in Zoom.  And the last way is by commenting on 
Facebook, we are monitoring to see if there’s any comments that come by the public.  None right now.  So 
those are the four ways that they can actually and they can submit written comments. 
 
Mr. Bainlardi stated great, thank you Peter. 
 
Mr. Miley stated you’re welcome. 
 
Mr. Bainlardi stated so Mark, I’ll turn it back to you.  Mark, there was one other item that came up during 
work session and if you could just refresh us as to where we are with the tree removal plan and you know, 
it says there’s been some modifications in the addition of this fire apparatus roadway or access drive.  You 
know, what trees if there are any additional trees that are coming down, what’s staying.  If you could just 
review that briefly for us as well. 
 
Mr. Millspaugh stated in responding to the Fire Department comments, the tree removal plan will need 
some adjustment for this project team on the applicant side, there is a landscape architect involved and they 
are working on the revised tree removal plan.  The only difference will be along the side of the building, 
along the dividing line between Lots A and B, revisions have to be show there because of the need to have 
a drivable surface for the fire truck.  And then that pathway will continue all the way down Pump House 
Road and will connect to Pump House Road, so there’s the need to revise that end of the drawing.  The 
landscape architect does not work for Sterling, so we’re trying to get full resolution of the Fire Department 
comments.  Tyler, did they give you a date for when they would have that tree removal plan revised? 
 
Mr. Sweet stated no, not yet.  There’s a few things that were left outstanding that in my discussions with 
them that I wanted to review the Board tonight, to go over just a few alignment issues in regards to the 
traffic plan and I can speak to that in a little bit when I get to that.  That would influence some of the 
locations of plantings and additional trees in the buffer areas, we can address that but they are, they’re 
working on that so there will be minor changes to that, we did take a look at the previous meeting from the 
public on a specific tree in general.  Unfortunately, that tree is located pretty much in the middle of the 
access driveway and there is just no way to feasibly save that tree but with the removal of a couple of the 
rain gardens, we should be able to tweak the landscape plan to hopefully save a couple of additional 
existing trees along that northern property line. 
 
Mr. Bainlardi stated okay, so do, will you take control and maybe put up the site plan and walk us through 
it? 
 
Mr. Sweet stated yup, as Jan had mentioned, we redid the survey on the site to adjust for the accurate steep 
slopes categories, so we have a new wetland boundary along the river and the buffer zone which does 
extend into the parcel and with the addition of the fire access road that will necessitate doing some 
excavation and development within that buffer, we will not be putting any impervious surfaces in that 
buffer, it will just be minor grading, landscape planting and a section of vegetated road.  So, there’s a lot 
few steep slopes obviously on the property than we previously showed, now that we have an accurate 
survey and the corrected categories labeled.  So, this is the revised survey with the revised layout, I actually 
hit the wrong button.  Okay, now with the required fire access road, what we did was we removed the 
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planters that were the same as the southern side, we removed them from the northern side and we placed 
this is a reinforced, it’s actually a geo-cell material, so what this roadway is, it’s essentially a honeycomb 
and it will be roughly 8 inches thick and the fabric honeycomb material will be filled with a stone aggregate 
and then topped with a highly permeable sand based growth media.  So from any observable standpoint, it 
just looks like a grass yard but that 8 inch honeycomb material, even when placed on marginal soils, is 
capable of an H-20 highway loading.  We’re actually going to remove a few, a little bit more soil from 
there so we can place a washed stone aggregate base under it which will provide stormwater storage and 
infiltration for the roof drains from the north side.  Additionally, we needed to relocate some of the parking 
we had on this side to enable the truck to access that, so we extended the driveway from the north end 
down to provide three additional parking spaces on that upper driveway area. So we didn’t lose any 
parking, we just kind of moved it from one location to the other.  So, in regards the traffic plan, I prepared 
here, so this is a using turn software, I was able to basically replicate the exact ladder truck that the Fire 
Department purchased with the specifics you know, the cut sheet that Peter provided, to show that this 
truck can make this turn around and then perform a K-turn using Pump House Road.  Alternatively, they 
could drive right out Pump House Road but we did want to show that it is possible to simply just perform a 
K-turn using that and then come back out.  Alternatively, we could mirror this parking on the front and 
move it closer to the building which would allow a smoother turn to the fire truck, however, that was 
necessitate extending this reinforced road further to the west, we were hoping to be able to so some tree 
planting and landscaping in this corner area, if we have to move the road over there, we won’t be able to do 
that.  That is something we can work out with the Board and we can go over that in more detail with the 
site plan but in this configuration here, the vehicle can make the turn and access the full length of the 
building as required by the Fire Department. 
 
Mr. Bainlardi stated great. 
 
Mr. Miley stated Tyler, can I just add, John, can I ask a question? 
 
Mr. Bainlardi stated sure. 
 
Mr. Miley stated I just, with regard to the ladder truck, I didn’t see the location of the FDC connection, 
where is that going to be proposed?  Is that going to obstruct the ladder truck from being able to navigate 
around the site? 
 
Mr. Sweet stated we could theoretically, we could put a connection out in the yard where the pump truck 
could sit on the side here, and the ladder can simply drive around it.  Alternatively, we could you know, 
locate it where the pumper truck could come to the side.  Again, if we were to mirror the parking and 
extend this road, the pumper truck could pull up alongside of the retaining wall with a fire connection along 
here and then the ladder truck would simply drive alongside and pull alongside the building. 
 
Mr. Miley stated alright, if you don’t mind, I’ll just review with the Fire Chief and what their preference is. 
 
Mr. Sweet stated we want to, in this configuration, obviously the traffic plan works and there are 
alternatives to it but we did want to at least try to maintain this open area as much as possible for additional 
landscaping and trees.  There are some trees in this corner that we can now maintain that were going to 
previously be removed, that is something we want to discuss a little bit tonight before the landscaper 
completed their revised plans. And then in regards to revisions to the stormwater plan, what we’ve been 
able to do with that is we have, we still have infiltration chambers in the front that will take the stormwater, 
we’ll be putting in pretreatment structures within manholes, so there will be catch basins to collect the 
stormwater.  They will go into a cyclonic and filter system that provides the water quality volume and 
pretreatment before going into the infiltration chambers.  The infiltration chambers will be equipped with 
an overflow pipe that pipe will proceed to the north to the outfall, so everything will be one uniform outfall 
which will along the existing drainage way along Pump House Road because we eliminated the stormwater 
planters on the north side of the building, we also were able to eliminate that infiltration chamber because 
we’re utilizing the stone underneath the entire roadway for stormwater.  So these southern planters and 
chambers has remained essentially the same as they were before. 
 
Mr. Bainlardi stated I think it results in a better plan, honestly. We’re, you’re able to achieve the 
firefighting concerns, I believe, subject to Peter going through it with the Fire Department.  You’re really 
looking at some engineering exercises to and just some logistics about where you want to locate 
connections and things, it seems workable. Anthony, you have anything you want to add at the moment? 
 
Anthony Oliveri stated just that with the fire access road, we would need some kind of, you mention that it 
is rated for truck loading, so it needs some kind of PE certification on that, maybe some geo-tech backup on 
whatever subgrade exists there.  We’ll need something similar on Pump House Road just to confirm that it 
can take the loading, if there’s an improvements needed there, we’ll have to incorporate them into the plan. 
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And I see you’ve, the turning templates were not, were those in the package, I don’t remember seeing 
those. 
 
Mr. Sweet no… 
 
Anthony Oliveri stated okay, right. 
 
Mr. Sweet stated those were not included in the package that was something we indicated we would present 
to the Board tonight to give them a preview of that, to show that it is, you know… 
 
Anthony Oliveri stated right. 
 
Mr. Sweet stated we have looked at it but in the subsequent submittals, we will have a sheet that will have 
that turning radius and we will show how the delivery trucks will make their turning radiuses to be able to 
unload inside the building and that sort of thing. 
 
Anthony Oliveri stated okay, so all of that will be included in a final site plan submission with the other 
detail on the stormwater system, pipe sizes, inverts, all stuff with the SWPPP for review. 
 
Mr. Sweet stated yup, once we work out, you know make sure that DEP is on Board with the fire access 
road and the stormwater storage and all of that sort of thing, once we get all of that through, we’ll have a 
full final design submittal which will have all the pipe connection details, inverts, elevations of all the 
walls, pipes, stone, cross sections, stormwater event elevations et cetera. 
 
Anthony Oliveri stated great, great, the only other thing I would suggest is since you, it seems like you 
have that overflow pipe going under the building, under the building slab to get to the back which is fine as 
long as you, I would just suggest you have maybe some cleanout access possibly within the building, 
what’s the length of that building, it was over 300 feet… 
 
Mr. Sweet stated I can’t remember off the top of my head. 
 
Anthony Oliveri stated yeah, the way it is now, if you wanted to clean that line out, you’ve got a manhole 
at either far end which is even farther than the 300 something foot long building. 
 
Mr. Sweet stated the total distance between manholes, I believe was 460 feet, 470 feet, I did measure that to 
check that. 
 
Anthony Oliveri stated I would put, maybe you want to add another manhole just outside of the footprint of 
the building on the northeast side there or the north side, closer to the building and maybe one interior as 
well, just to make sure you can get to that line later to clean it out. 
 
Mr. Sweet stated okay. 
 
Anthony Oliveri stated that would be it. 
 
Jan Johannessen stated just from a [inaudible] standpoint, Tyler, how far away is the property line to the 
proposed sidewalk on the uphill side of the building, towards Radio Circle Associates? 
 
Mr. Sweet stated there is no proposed sidewalk on that side.  There are stormwater planters that are 
basically adjacent to the building but there is no actual sidewalk other than thresholds at the doors. 
 
Jan Johannessen stated okay, so the hatch there is not, that’s not a sidewalk? 
 
Mr. Sweet stated that is not a sidewalk, those are stormwater planters that are part of the plan, essentially 
the roof drains from the south side of the building flow into stormwater planers that have you know, 
landscaping type planters in them and a small amount of storage.  So it provides the pretreatment and some 
infiltration of the stormwater that overflows into a pipe which then goes into the infiltration chambers on 
the northeast upper level there. 
 
Jan Johannessen stated so in the wintertime if those doors needed to get accessed by the Fire Department, 
without a walkway there, it’s not going to be shoveled… 
 
Mr. Sweet stated basically the threshold would be shoveled, so people would be able to get in and out of 
the doors but there would obviously be snow along the side of the building. 
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Mr. Miley stated that’s not hardscape there?  That’s actually, it appeared as hardscape, Tyler can you 
describe that? 
 
Mr. Sweet stated there’s not hardscaping along the southern side of the building that is just simply 
stormwater and then the buffer zone and the setbacks on that south side. 
 
Anthony Oliveri stated those planters are elevated to some degree, right? 
 
Mr. Sweet stated yes, they are. 
 
Mr. Miley stated because that was one of the comments in the Fire Department memo, for a walkway to 
have access, having only one access road on one side of the building. 
 
Jan Johannessen stated yeah, I assumed that was sidewalk in response to the Fire Department memo. 
 
Mr. Sweet stated no, that was always there, I’ll take a look at that… 
 
Mr. Miley stated can there be some pervious material that can be shoveled in the winter? 
 
Mr. Sweet stated I mean, we can do something along the outside edge of those planters, we need those 
planters there obviously for stormwater.  Those are critical from that side but we can look at doing 
something to provide access around to those doors for the winter, some kind of pervious surface that can be 
worked on that side. 
 
Anthony Oliveri stated the one that’s bringing up in my mind is the, you know, the fire access drive will 
have to be plowed or kept clear in the winter, right?  I was just thinking that you could use the same 
material for a walkway on the south side, so you’d have to also keep that clear, maybe that’s not here. 
 
Mr. Sweet stated I think on the south side I would rather, we will probably look at doing more of a pervious 
paver pad like we do on the northeast end of the building because we obviously don’t need the full loading 
for a fire truck, which is why we went with the geo-cell material on the north side. 
 
Jan Johannessen stated just keep in mind, the reason I brought it up was, I thought that was a sidewalk and 
was concerned about the potential issue of being in the landscape [inaudible], so if it’s a planter than that’s 
not a big deal, if it a sidewalk or a paver product, you might be into a variance for the encroachment into 
the landscape buffer. 
 
Anthony Oliveri stated the other thing, I remember reading someone had a mention of ADA acceptability 
for sidewalks, was that an issue Peter or anyone? 
 
Mr. Sweet stated this is a private facility. 
 
Anthony Oliveri stated I thought there was a mention in one of the memos? 
 
Mr. Miley stated that was discussed very, very early on, not [inaudible]. 
 
Anthony Oliveri stated not needed in other words? 
 
Mr. Miley stated no, this is a private facility, it’s not open to the public. 
 
Anthony Oliveri stated right, okay.  So I think Tyler, just to, since we spoke about that, maybe a note needs 
to be added that they need to maintain that fire access even though it’s a grass cellular material. I’m not 
sure if there’s any you know, particular, it could be plowed maybe, maybe it’s a snow blower, I don’t know 
but it will have to be kept clear. 
 
Mr. Sweet stated yep, yeah, for fire access, this kind of material is used in fire access roads commonly, so 
it’s very durable.  So it’s just a matter of having the right winter maintenance company that doesn’t destroy 
it. 
 
Anthony Oliveri stated exactly. 
 
Mr. Bainlardi stated number of parking spaces that are provided, that’s the minimum?  Or are there excess 
parking spaces? 
 
Mr. Miley stated are you asking me, John or are you asking the applicant? 
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Mr. Bainlardi stated anybody who can answer the question. 
 
Mr. Miley stated the number of parking spaces is going to be determined by the Planning Board for uses 
not mentioned in the Code.  So they would have to determine that it is adequate for what they’re proposing, 
you’ll have to agree with it or not. 
 
Mr. Bainlardi stated and the fact that it’s a private facility, I mean I still think it makes sense to provide one 
handicap parking space if there are going to be people coming in and out of here, chances are, somebody is 
going to need that facility but I just want to throw that out to you for the moment.  Alright, I guess, big 
picture there are still some tweaks that potentially can happen to the site, you know we just talked about a 
few of them and what the reasoning would be that would necessitate those tweaks but what we discussed in 
the work session and I’ll open to the Board for the conversation now, that it seems like we’re in a good 
place, big picture for potentially being able to take some action on the environmental determination and we 
could potentially do that at the next meeting.  I believe Jan has indicated that he’s comfortable that it’s, the 
site plan evolved to a place where we’d be able to take that action.  Obviously you’re aware, you’re going 
to have to deal with, continue to deal with the DEP and the rest so there will be some time before we’ll 
want to act on the site plan approval, I think we’d like to see you get to a place where at least you have a 
notice of complete application from the DEP.  In my personal experience, once you get there, well you 
know, there still could be tweaks along the way, that’s generally a sign that the project is approvable by the 
DEP.  So, in that respect, anybody want to jump in here, anybody have any comments or concerns that 
haven’t been discussed or addressed to your satisfaction at this point?  Any Board members? 
 
Mr. Bonforte stated if no one’s going, then I’ll go.  Tyler, can you put the turning radius for the fire truck 
graphic or diagram back up on the screen please? 
 
Mr. Sweet stated yup. 
 
Mr. Bonforte stated you see at the end on Pump House Road, sort of what I might call the butterfly, where 
there is turning, where the truck would turn into the top of the page and then back in and then back out, 
right, sorry.  Turn in, back up and then that portion, that’s a different roadway then the structurally 
engineered that you’re going to build, correct? 
 
Mr. Sweet stated this out here, you mean? 
 
Mr. Bonforte stated yes. 
 
Mr. Sweet stated yeah, that’s the existing Pump House Road which is currently, it’s an asphalt, millings, 
kind of gravel, just access road. 
 
Mr. Bonforte stated yeah, my only two concerns were, knowing the road there, having been on it many 
times, it’s kind of thin and also can it take the weight of that new truck or any big truck as it rolls off the 
structurally engineered surface to that and only because there’s a stream just to the right of it, correct? 
 
Mr. Sweet stated correct, right, yeah because the [inaudible] just off the side to the north of Pump House 
Road. Part of this would necessitate having a, obviously as Anthony brought up, we’d have to make sure 
that Pump House Road is structurally sufficient to handle the fire truck apparatus to turn around on it.  And 
additionally there would need to be a maintenance agreement to maintain that section of Pump House 
Road, both for in the winter and make sure that it stays structurally sufficient for vehicle turn around for 
this facility. 
 
Mr. Bonforte stated and I’m referring specifically to the memo from the Fire Department and it just says 
road in the third sentence, where I think it should, what I asking was, does it include the structurally built 
road you’re building and the Pump House Road.  Obviously, it does but I just thought it should say that and 
not just your road, that’s all. 
 
Mr. Sweet stated we understand that we need to make sure that everywhere that we are proposing to utilize 
for the fire truck, would have to be engineered and able to handle that. 
 
Mr. Bonforte stated thank you. 
 
Mr. Sweet stated thank you. 
 
Mr. Bainlardi stated and with respect to the fact that that’s Village owned property, Lisa, there would be a 
maintenance agreement which you would need to work through with the Village Board and the applicant 
which would address insurance, indemnification, maintenance and all the particulars to allow for the 
solution… 
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Ms. Cobb stated yes. 
 
Mr. Bainlardi stated okay, anybody else? Alright, so with that, Peter, is there anybody in the public right 
now who’s here, who wants to comment? 
 
Mr. Miley stated nobody at Village Hall, I’m looking at the comments on Facebook, there are none.  There 
are no raised hands in the Zoom.  If you’d like, I can read the call in number one more time. 
 
Mr. Bainlardi stated sure. 
 
Mr. Miley stated the number is 1-646-558-8656, if you want to give it a couple minutes, there is a little 
delay on Facebook. 
 
Mr. Bainlardi stated we will not be closing the public hearing tonight, we’re going to leave it open until at 
least the next meeting but what we can do, Jan, if you can prepare a resolution for the environmental 
determination that we could consider at the next meeting and potentially act on, it would be appreciated. 
 
Jan Johannessen stated yup, not a problem. 
 
Mr. Bainlardi stated Mark, Tyler, anything else you want to talk about, discuss at this moment?  Any 
questions, any concerns? 
 
Mr. Millspaugh stated no, I think as we said at the last meeting, we could not advance the discussions any 
further with New York City DEP until the Planning Board finished SEQRA and if that happens at the next 
meeting, then we can get everything submitted to New York City DEP and once we have their input and 
ultimately their approval on the stormwater plan, that’s the last of the missing piece for wrapping up the 
site plan for final submission. 
 
Mr. Bainlardi stated okay, great and at that point we’ll see where it falls out, how it impacts the trees, 
maybe looking for some locations to pant some other trees to address that.  But I mean, I think we’re at a 
place where we’re going to be dealing with tweaks along the [inaudible], the edges, you know unless we 
get through a curve ball by one of the outside agencies, I think we’re in a reasonable place. 
 
Jan Johannessen stated sorry John, I just want to ask Mark, if he was part of the, if you were listening in on 
the work session.  Did you hear the discussion about potentially taking down the metal structures to grade 
without disturbing the property? 
 
Mr. Millspaugh stated I did and it’s not something, Lot B is not something we have control of, the ultimate 
work on Lot B is subject to review and approval and New York State DEC and New York City DEP, with 
ultimately funding for that remedial work coming from New York City.  So, you know, I think what we 
had in mind and I’m not suggesting this to you know, tell the Planning Board how to do their job.  We kind 
of had in mind that the site plan approval that’s ultimately received would have a condition in it that the 
structures on Lot B that are within the setback distance, will be demolished at a later date but it’s not 
something we have direct control over.  I don’t know what else I can do at this point a part of advancing an 
application for Lot A when we can’t dictate what happens on Lot B because it’s subject to review and 
approval by other agencies and funding from other agencies. 
 
Mr. Bainlardi stated is the funding for remediation of the environmental contamination or is it for, also 
include funding for demolition of the structures? 
 
Mr. Millspaugh stated it’s for decommissioning of the wastewater treatment plant, subject to a multi-
agency agreement that’s embodies in an administrative order and these are things that will play out, there’s 
also minor surface contamination with conventional pollutants and additional concerns with radioactivity 
on Lot B.  All of which is the subject of further investigation and determinations as to what specifically 
needs to happen.  This is why we split the lot into A and B, so the development of Lot A could proceed.  
This setback issue is coming up because of the placement of the dividing line between Lot A and B but 
we’re not creating a new, the Lot B situation, the structures that exist, both above ground and underground 
are existing.  In subdividing Lot A and Lot B, it’s the placement of the line that has some minor 
encroachment of existing structures on the Lot B side.  We fully recognize that I think for the Planning 
Board and for all the involved agencies, the goal here is to decommission that wastewater treatment plant, 
take the structures down all the way to grade, the concrete that’s supporting the foundation of the building 
and the concrete structures that compromise the wastewater treatment plan components, its intended that 
those would be demolished down to frost elevation and the tanks would be collapsed in and then the site 
would be covered.  That’s the path that this is on, I just can’t make a representation today as to exactly 
when that decommissioning is going to occur. 
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Mr. Bainlardi stated okay, so you have the comments from Peter and you know what I think we’d try to 
accomplish, I mean if you can, we don’t have to resolve this tonight.  I think that we’re not concerned about 
what’s going on underground, I think we’re, the comment is more focused on eliminating the above ground 
kind of issue of how close it is to this new property line.  I forget and I’m not seeing it on the site plan 
that’s up or that I have open here but is ultimately, is there going to be a fence between these properties 
when you, is that proposed? 
 
Mr. Millspaugh stated yes, it was recommended by the Planning Board Consultants and its also a condition 
of the status letters that we received from the New York State Department of Environmental Conservation.  
Those letters incidentally gave Lot A a clean bill of health but said that the development of Lot A should, 
that those activities should be separated from Lot B by a fence, so that is the plan. 
 
Mr. Bainlardi stated alright, so we’ll continue to think about this issue on our side… 
 
Mr. Millspaugh stated I’ll circle back with the two agencies that are primarily involved in decommissioning 
to get a sense of if an above ground activity can proceed separate from the rest, I’ll at least get a firm 
answer on that. 
 
Mr. Bainlardi stated okay. Okay, that’s better than not my problem. 
 
Mr. Millspaugh stated right. 
 
Mr. Bainlardi stated alright, so with that, that gives us a plan of attack and action here, so if you don’t have 
anything else, we’ll give one more bite at the apple, anyone?  Alright, thank you everyone and I guess we’ll 
see you at the next meeting.  Michelle, what’s the next date? 
 
The Secretary stated March 23rd. 
 
Mr. Bainlardi stated March 23rd. 
 
Ms. Cobb stated so do we need to do a motion to adjourn the public hearing to that date. 
 
Mr. Bainlardi stated I think we do, since you’re suggesting it. 
 
Ms. Cobb stated yes, please, thank you. 
 
Mr. Bainlardi stated so I’ll make the motion that we adjourn to the date certain of March 23rd. Do I 
have a second? 
 
Mr. Bonforte stated I’ll second that, John. 
 
Mr. Bainlardi stated any discussion? Alright, Michelle? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Bonforte  - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Mr. Bainlardi stated okay and thanks for the reminder Lisa and with that the next, and good evening guys, 
thank you. 
 
Mr. Millspaugh stated thank you. 
 
Ms. Cobb stated thank you all, good night everyone. 
 
Mr. Bonforte stated you’ll be back John, don’t say good evening, you’ll be back. 
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Mr. Bainlardi stated I’m going to turn it over for the moment to Acting Chairman Bonforte for the SCS 
Sarles and Homeland Towers. 
 
Whitney Singleton stated John, before you leave. 
 
Mr. Bainlardi stated yes? 
 
Whitney Singleton stated its hard sitting here in silence, not commenting on this but you know that on an 
adjoining property, you know that big mound at the end of Morgan Drive, it’s a cul-de-sac there, there’s a 
big mound.  It’s like an artificial hill, it’s got trees growing in it now, I’ve been trying for 16 years to get 
them to take down that hill that they built but the agencies won’t allow it. 
 
Mr. Bainlardi stated I was going to say, have you ever been over there with a shovel. 
 
Whitney Singleton stated I’ll stay where I’m at. 
 
Mr. Bainlardi stated okay, I’ll see you all in a bit. 
 

C. SCS Sarles Street – 180 South Bedford Road 
 PB2020-0395, SBL 80.44-1-1 
 Site Plan 
 
Mr. William Null of Cuddy & Feder and Mr. Rich Williams of Insite Engineering were present. 
 
Mr. Bonforte stated thanks John. 
 
Mr. Bainlardi stated thank you. 
 
Mr. Bonforte stated alright everybody, next on the agenda is SCS Sarles Street, it is the Solar Field at 180 
South Bedford Road.  We received some updated information from the applicant’s engineering firm, Insite 
Engineering, sound level analysis, the biodiversity or the wildlife habitat study is updated.  You know, 
we’ll let the applicant present that along with the, what I appreciate, there was a line of site, the B line of 
site for the Bouhali residence at 22 Sarles.  I thought all of that was really good and there was stormwater 
pollution that you know, Anthony and the applicant can discuss as needed.  Also, we received a couple of 
public statements, one from Mrs. Bouhali, or maybe two can’t be admitted, they came in too late.  Mr. 
Liebman, Bob Liebman sent something in, when I say something, it was one page, he mentioned noise and 
I thought the sound analysis from the applicant’s specialist was quite good to address some of Mr. 
Liebman’s and some of the rest of the Board’s questions that we raised last time. And then the overall 
memo from Insite was quite good at addressing probably 15 different remarks or inquiries that the Board 
made on this project.  So I’ll let, I believe Rich Williams is here tonight, the point person, he has some 
folks maybe, Mr. Null is here, apologies Mr. Null if you go first.  And then Simon, if you’ll speak and then 
we’ll go to the public hearing if there is anybody and then Board comments, so. 
 
Mr. Null stated thank you Acting Chairman Bonforte, for the record I’m William Null, partner with the 
firm of Cuddy & Feder on behalf of SCS Sarles Street, LLC.  And with me, as the Chair pointed out, is 
Rich Williams, we also have Jim Bates who prepared the ecological analysis. We submitted on February 
16th revised plans as well as the sound analysis that was referenced, the biodiversity study that added a 
January 15th and October 1 date analysis, as well the line of site updates showing the El Bouhali residence 
and a SWPPP analysis.  Among other things in the documents and in the revised plans, we expanded the 
open space area so that it exceeds the 35% required under the Code.  We went front 8.9 acres to 13.15 
acres.  I’m going to let Rich go through the details of those plans and the item by item responses to 
comments that have come in from your professional consultants, as well as from the public.  Our efforts 
here were to provide the Planning Board with answers to questions that have arisen during the extensive 
hearings and to further the discussion amongst us on any outstanding issues.  So we thank you for the time 
and your consideration.  Rich can go ahead, I’d appreciate it. 
 
Mr. Williams stated sure, thanks Bill.  Again, Rich Williams, Insite Engineering.  I’m going to walk the 
Board through some of the revisions to the site plan drawing set, the sound level analysis, the revised cross 
section line that was provided and just briefly touch on the SWPPP revisions and then I’m going to turn it 
over to my colleague Jim Bates, to talk about the habitat assessment. One of the things I want to start with 
though before I share my screen, is during the work session, it was mentioned that 188 trees are being 
removed from the buffer along Sarles Street… 
 
Mr. Vigliotti stated no, it was 88 trees. 
 
Mr. Williams stated correct and I just wanted to make sure that was corrected. 
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Mr. Vigliotti stated yes. 
 
Mr. Williams stated its 88 trees along the two hundred foot buffer, there are 619 trees being removed. 
Again, just to re-state the tree removal numbers, it’s estimated there’s about 3300 trees on site, 619 being 
removed, 2648 being preserved and 219 trees being replanted and when you look at the trees being 
replanted plus the trees being preserved, we have a net removal of just 12%.  And of the 88 trees along the 
buffer, one is in good condition, 82 were rated in fair and 5 were rated in poor.  So what I’ll do now, is I’ll 
share my screen and I will walk the Board through some of our responses that were provided.  The first, as 
Mr. Null mentioned was we expanded the open space area, you can see the shaded area on the plan, this 
doesn’t represent all of the forested area being preserved, it’s about 50% of the property, 53%, and 13 acres 
in that open space area.  There are additional forested areas outside of what is designated open space area, 
mainly because we’re ultimately going to have to write a meets and bounds description for the open space 
area, so we try to make it geometric and linear in order to write that description but we do have about 17 
acres of forest that’s outside of our limit of disturbance.  The next thing I want to touch on is the line of site 
drawing, this was provided there were some questions about where it came from.  This was prepared by a 
consultant of Sunrise Solar with input from out office.  Just to go through the background and the 
development of it, topographic data was used from mapping Westchester’s GIS, in order to establish the on 
and offsite topography, that happened to have been coordinated with our data onsite.  In addition, we field 
surveyed the tree canopy, so one of the things when you do line of site cross sections is you have to start to 
make some assumptions on tree heights and went the extra step, we actually flew a drone up and down 
Sarles Street, it’s a survey grade drone and survey located the top of the trees which is represented by this 
green line here, so you have a realistic understanding of what the tree canopy looks like.  From there, we 
stated our assumptions or the consultants stated their assumptions for the house elevation, which was a base 
elevation of 488, which was determined from General GIS topography.  Again, you can see when we 
coupled the aerial with some of the pictometry, we can see what the contours are right around the front of 
the house to approximate the first floor and from there, they estimated a height of eye at 513 ½ or 25 ½ feet 
above this first floor elevation, which the consultant assumed you’d have 10 feet for your first floor, 10 feet 
for your second floor and 5 ½ feet up into the second floor and that is how they established this line to pull 
this blue, that’s how they established the elevation to pull the blue line you see here which represents the 
line of site.  Again, this green line is actual surveyed canopy and what you see adjacent to the solar panels 
which only sits 7.7 feet tall, I just want to remind everybody of that, these are very low lying structures.  
We’re going to have landscaping in front of them as well as a fence that sits above them.  What’s also 
included on this cross sections is a series of photos, we did not take these photos, and these were obtained 
from the public record that was provided to the Planning Board as some of the comment letters we just 
thought it was relevant to put them on, just to tell the entire store.  This was stated to be a third, from the 
third floor of the El Bouhali Residence, facing northwest, again that would be this neighboring residence 
here, facing in this general direction.  You can see the corner of the house from the photograph, this is the 
slope that comes up the property, and the solar farm would be located back up in this area.  This is more of 
the land that leads to the access drive going up and again from the line you see here down, that’s out of our 
limit of disturbance.  The next photograph was provided was if you turn your head to the left and start 
facing south and that’s this picture here, again you can see the top of the slope along Sarles Street, this is 
Sarles Street, this is the neighbor’s driveway and the solar farm really sits up in this portion of the site here, 
again there’s nothing happening in this area down, it’s really right in here that we’re talking about and then 
again, turning to face further to the south, you can see this is the neighbor’s driveway, just to pan back to 
the aerial, right, so you’re looking down the driveway, so you’re basically looking at this piece of the solar 
farm and there is that top of slope of ridgeline, it’s evident in the photo which sits here.  So there is a pretty 
extensive tree canopy between us and our neighbor, I believe we are over 500 feet to the neighbor’s house 
and you can see that based on the height of the canopy, leaf off, there may be limited views from that third 
story window, again remember we’re looking at the third story window now.  But with leaf on, you can see 
the amount of density that’s between us and the neighboring residence.  One of the things we responded to, 
there was a comment made and I think this was addressed during the work session about the stormwater 
management practices being located in the buffer.  This was made by several commenters at the last 
meeting, mainly in the southern portion of the property here and here, as well as in this portion of the 
property here.  Previous determinations of Village Code, in interpretations not made by us but by the 
Village itself, does permit these stormwater management practices to be within the buffer, this is not a 
wetland buffer, is this not a no disturbance buffer.  The buffer really applies to structures, we are seeking a 
variance because the structures on our property which are the actual solar panels themselves, do lie within 
the 200 foot zone of Sarles Street.  But as part of our letter we provide a lot of supporting documentations 
as to why we think it is worth it or worthwhile to put the solar panels in this portion of the property as 
opposed to some of the other more environmentally sensitive areas, namely we thought it was important to 
preserve the contiguous forested area to the south and to the west and try to preserve as much of that and 
minimize steep slopes disturbance, we also recognize that there’s existing clearing that’s gone on in this 
portion of the site and in fact there’s an existing foundation right here that you can see on the aerial and we 
also recognize the topographic change from Sarles Street to our solar farm, which is going to help mask it 
particularly when you take into account the fence along this property line as well as the landscaping that’s 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 12 

 
going to go in front of it.  We just talked about the buffer encroachments, there were some comments made 
about the solar panels being treated as impervious surfaces relative to stormwater, to touch upon that, the 
DEC and DEP require use to model the solar panels as impervious surfaces, now in actuality the ground is 
not paved underneath them and the water will run off them and still have the benefit of running over the 
natural topography which will allow some initial absorption of stormwater runoff.  So the way we model 
these is conservative but it is also what is required of us, now that being said, even though we have 
modeled it as impervious and there will be some benefit to the fact that the stormwater will be rolling 
through the ground much like it is today, we have attenuated our peak flows from post development down 
to predevelopment levels at all design lines and design points, so again, we have conservative modeling 
that requires us to look at the area under the solar farm as if it was pavement, it’s not.  And that being the 
case, we still attenuate the peak flows using that conservative modeling methodology.  One of the other 
things we addressed in our letter is there were some comments about visibility from the Penwood 
Community, the Penwood Community is approximately 35 homes, the majority of those homes sit north of 
a high point here and would not have any visibility of the solar farm, there are three homes that sit on the 
south side of that high point, when you look at those three homes, they range in 1,500 feet to 2,000 feet 
away.  Also, if you look at the orientation of the homes with the front of the home here and the rear here, 
the front facing this way and the rear facing this way and the front facing this way and the rear facing this 
way, although this looking at the hillside which would shield the solar farm, we believe there is very 
limited potential, if any potential for these two to have an impacted view from their properties.  There has 
been a comment made a couple of times at the past couple public hearings about additional clearing beyond 
what is shown on the plan, we want to clear that up.  We have a tree removal plan, we have a limit of 
disturbance line shown on our drawings, those are documented, those will be adhered to in the field, there 
is not additional clearing proposed beyond what’s shown on our site plan, nor is there any additional 
clearing you know, contemplated you know being thought of that it’s needed for the benefit of the solar 
farm.  We also clarified the sources of the CO2 analysis and stated that they came from Canadian National 
Inventory of the purposes of calculating biomass and also stated that the calculations used come from EPA 
calculators and methodology, substantiating the numbers that we’ve provided to the Board and understand 
that those numbers do show a substantial benefit in carbon offset by constructing the solar farm.  We also 
highlighted the fact that the project is only proposing a 19.2% development coverage where 35% is 
permitted, that we are focusing the solar farms development on these existing portions of the site and then 
from there expanding into the forested areas but to minimize the amount of forest removal and highlighted 
the fact that again, there’s a net removal of 12% of the trees when you consider the 219 tree replacement 
and the amount of trees being preserved.  Also, we highlighted the fact that again, there’s 17 acres of forest 
out of the 25 acres on site that are proposed to remain outside of our limit of disturbance.  We also 
addressed the stormwater comments presented by the Town Engineer, there are a couple of cleanup items 
left and some things that we need to discuss with him just to finalize it but these are detailed level 
comments, I believe.  And the SWPPP at least from a SEQRA level standpoint is certainly complete and 
certainly demonstrates that we have no significant adverse environmental impacts with respect to 
stormwater.  I’m going to move into the sound analysis briefly that was submitted, so our consultant B.  
Laing Associates presented a sound level analysis, what they did was they pulled the manufacturers 
information for the inverters and the transformers proposed, we have 20 inverters proposed throughout the 
middle of the solar farm, will be generally up and down this corridor and a transformer located on the site.  
They also found a similar facility and went and took field measurements of the equipment to calibrate it 
against the manufacturer’s specifications to make sure that what’s actually out in the field measures what 
the manufacturer states and they found that it did.  They then went to the site and they went to the 
northwest property line, the southern property line, the eastern property line and the northeast property line 
and too ambient noise readings of the existing conditions, they found those noise readings to be between 39 
and 59 decibels and then they calculated what the sound would be from the inverters and the transformers 
on site and they found that they you consider the fact that the transformers and inverters are only producing 
sound when the solar panel is work, or during daylight or sunlight hours, the noise level from the inverters 
and the transformers by the time you get to the edge of the solar farm, do not even compare to the ambient 
noise levels.  So, they were able to clearly conclude that the noise from the proposed solar farm will not 
have a significant adverse impact on the surrounding properties.  And again, it is important to remember 
that these pieces of equipment don’t run 24 hours a day, they only run when the solar farm is operational.  
That being said, Jim, I’ll turn it over to you to talk about habitat. 
 
Mr. Bates stated sure, thanks Rich.  At the Board’s request and at the consultant’s request, we did the 
original study and then it was requested that we follow up with a multi-season study.  So we then went and 
added the different seasons into it, contacting the different agencies and then supply the report.  It was 
really found that other than the typical flora and fauna, deer, skunks, things like that, that there’s really no 
endangered species on or near the property, all of our site visits concluded that, so it’s very typical to that.  
We then went and looked at the wildlife corridors based on some other comments that were made, the 
wildlife corridors are over more by the Marsh Sanctuary and that way which is to remain open and not 
touched, similar to the trails that go through those areas.  And then there was other comments that were 
brought in about the fact that turtles and other small animals you know, would get stuck by the fencing.  So 
we had spoken to Insite Engineering and the solar company and basically designed it so that there’s 
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approximately a six inch gap that will be underneath the fence which is high enough for things like rabbits 
and turtles and small mammals and things to pass through, however it’s not for a human being trying to 
climb under and things like that.  So it will allow the migration, so the only thing that would be pretty much 
stopped from running through the solar panels are things like deer, coyotes, the larger mammals and but, 
like I said, they’re going to be more, they should be more over by the corridors by Marsh, by the Marsh 
swamps and things like that.  Deer will make new corridors, so the ones that were kind of going through 
will be temporarily displaced but displaced as far as they’re not going to run their old trails, they’ll very 
quickly create trails, if anybody’s noticed slopes and things like that don’t really bother them, so they’ll 
change their patterns pretty much very quickly, literally overnight.  So even after all the different time 
studies and going back through, we are pretty much coming to the same conclusion that we had on the 
initial study is being that the way the project is designed with everything we don’t feel that’s going to be 
any adverse impacts to wildlife species both threatened and endangered and you know, non-threatened or 
endangered species. I pretty much think that’s it unless there’s somebody who has specific questions or 
something like that. 
 
Mr. Null stated I think that’s our presentation at this point, subject to having an opportunity to respond if 
new issues come up and we thank you for your time. 
 
Mr. Bonforte stated I mean, Anthony, I was going to stay stormwater but Simon, why don’t you go first and 
just give us your update. 
 
Mr. Kates stated yeah, so I provided an update to the Board during the work session.  I think the applicant 
and their consultants generally covered what I discussed with the Board earlier this evening on the sound 
analysis and the outcomes there, the line of site sections and the revision there to show the third floor view 
from the neighbor across Sarles Street and the update to the wildlife habitat assessment to include the 
October and January, October 2020 and January 2021 site visits.  I’ll leave the stormwater discussion to 
Anthony but before I turn it over, I wanted to raise two items for discussion.  One question for you, Mr. 
Null, you mentioned the protected open space area in your intro, I saw that in the memo from Insite as well, 
I had a question on that to follow up on one item.  I think that a concern has been raised by members of the 
public over the last meetings about could the solar field be expanded in the future, what’s the mechanism to 
prevent that?  Is that what you’re referring, the protected open space area, would that, is that a mechanism 
to prevent an expansion in the future, if so, what would you know, is there a conservation easement or what 
is the need for that…? 
 
Mr. Null stated what we’re proposing to do is during the term of the lease, we’re committing to maintain 
that as open space.  So we can’t do a conservation easement because we don’t have a fee interest in the land 
but we can preserve that as open space during the life of the solar facility.  And that would, I think that 
addresses your question.  So we’re not looking to expand in that area, that area, part of the reason that we 
are in, proposing to be in a portion of the buffer along Sarles Street, is to avoid needing to affect some of 
the area that is going to encumbered with the open space preservation for the term of the lease.  So we’re 
not looking to go into there after asking to stay out of there and get the accommodation from the Zoning 
Board and the Planning Board to be in this area of, that’s otherwise buffer. 
 
Mr. Kates stated so I wanted to connect those two things, right, they’re… 
 
Mr. Null stated no, it’s good that you did, thank you. 
 
Mr. Kates stated there was a question about the potential to expand that that’s what this area is for.  I think 
the other item for the Board to consider as the applicant presented is the use of that buffer on the eastern 
edge of the site which is going to require a variance and is a relatively flat area of the site and has generally 
fewer trees as compared to the western portion of the site.  And I think that it’s a reasonable tradeoff for the 
Board to consider, I can’t speak for all of them but you know, I think it’s the question of which is more 
important to de-emphasize here, the preservation of the buffer which is in Code, right?  And is going to 
require action by another Board or you know the relative value of, I don’t have the number in front of me, 
it’s a hundred or so, maybe a little bit less than that additional… 
 
Mr. Null stated it was 88 trees. 
 
Mr. Kates stated 88 in the buffer compared to however many are in the, on the western portion of the site if 
you were to expand it on that side and the additional disturbance of steep slope if the applicant were to 
essentially shift the project west which I think was anticipated in an alternative site plan, I think it may 
have been last May… 
 
Mr. Null stated right. 
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Mr. Kates stated as an alternative.  You know, I think it’s a question for the Board to consider, again I can’t 
speak for all of you but I think that is something for you all to balance. 
 
Mr. Null stated if I may, one of the issues related to that is that unlike a wetland buffer setback that may be 
design to protect an environmentally sensitive area, this buffer is a zoning setback, it’s not addressing 
particular sensitivities and what we’ve analyzed and provided you with details about is that area of the site 
is actually less sensitive than the area we need to move into to get the same benefits for the solar panels.  So 
we’re trying to be in an area that’s already been developed and has less impact on the site but respect the 
fact that we would need relief to be granted in that 200 foot buffer area for this 60 some-odd feet that we’re 
encroaching into it. 
 
Mr. Bonforte stated and you know, on that note, I actually wanted the Board members to give the applicant 
a sense of what they thought about the buffer.  This was the e-mail I sent several days ago, Ralph Vigliotti 
on the Board made a valid point about granting a variance for this eastern border and buffers and having 
solar panels and a fence and some landscaping in there and of course a retention basin that’s underneath.  
So Ralph, I’d you know, just to go last if you go at all, whoever on the Board would like to go first, Crystal, 
you’re not muted, why don’t you go first, if you’d like to, you don’t have to but it would be good to give 
the applicant a sense of what you think about that variance. 
 
Ms. Pickard stated yeah, I would love to, thank you.  First off, Rich, thank you for your thorough and clear 
presentation, it was good to see that information and its clear that your team has put a lot of work into 
answering a lot of questions that have been thrown at you, in a thorough and professional manner. I, as one 
Board member, am comfortable giving us some of the Zoning buffer on the east side in exchange for more 
trees and staying out of the steep slopes on the Sanctuary side.  I think we are gaining true environmental 
space in exchange for the less buffer there.  I like that we’re doing the conservation area because that is sort 
of a trade off in my mind in that buffer that the Sanctuary side area is going to be preserved so long as your 
lease is valid of course and I, I was curious if the hiking trails that currently trespassing on the site would 
be included to be allowed to remain there as part of that sort of conservation agreement?  Just a question 
that had come up in my mind. Looking at my notes, you know I agree completely with our consultants’ 
evaluation of the tradeoff there with the buffer versus what we’re gaining on the other side, it seems fair.  
And, oh, and it was kind of said very quickly but I think it’s important to note that this is a significantly less 
intense use than is actually allowed on the site for all of the trees that are being removed, you know 
somebody else comes along there, they’re allowed to remove a lot more and do something that’s going to 
make a lot more noise and destroy a lot more habitat.  So I, again, I think this is a nice compromise of use 
for the site.  I would like to see more pollinators, a lot has been discussed about the wildlife on the site and 
the deer and the turtles but there is also a lot insect life there right now that could be preserved with no real 
change to the structure.  That’s what I would like to see a lot more of is pollinators in there, I know that is 
something that we’ve asked for and gotten in the past for these kind of solar projects. 
 
Mr. Null stated the pollinators are included in the… 
 
Ms. Pickard stated maybe I didn’t see it on the plan where was that shown? 
 
Mr. Null stated Rich, can you address that please? 
 
Ms. Pickard stated or maybe you can just explain the extent that is being replanted. 
 
Mr. Williams stated so the entire solar farm area is going to be planted with a pollinator seed mix that is 
designed to encourage butterflies and other small birds and fauna and then around the perimeter where we 
have the fencing particularly along Sarles Street we have an aggressive planting plan where it’s actually 
consisting of trees and shrubs.  But the entire solar farm area is going to be planted with a native pollinator 
mix… 
 
Ms. Pickard stated excellent. 
 
Mr. Williams stated and only the trail network, down the corridor, the main thoroughfare of the solar farm 
will be mowed seasonally. 
 
Mr. Pickard stated great, thank you. 
 
Mr. Bonforte stated who would like to go next?  Who is not muted here, who would like to go next, and 
John would you like to go? 
 
Mr. Hochstein stated yeah, I kind of have a bad signal but I think… 
 
Mr. Bonforte stated we can hear you. 
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Mr. Hochstein stated okay, I like pretty much the whole overview but I really don’t have too much 
comment.  I think they’ve been doing a great job up until this point and definitely they put out a lot of 
information I think is very thorough and I mean we can definitely, I think they can definitely look at the 
setbacks, not the setbacks, the buffers and kind of tweak those a little bit to help the neighbors but other 
than that I don’t really have too much comment on this. 
 
Mr. Bonforte stated great, thank you.  Bill, are you ready to go Bill? 
 
Mr. Polese stated thank you, no I was just looking at my notes from the 9th of February, you know I, I guess 
I have to say, Rich, you went through a lot of commentary from the noise, you know lighting, some of the 
surveys.  Look, I’m, I’m not conflicting, I just sort of evaluating, we have a ton of stuff that’s been throw at 
you by members of the community.  I think at this point, you know, it’s a thoughtful response, you know, 
in my mind, what else are we missing, I do think the encroachment in the buffer. Mr. Null, look, your 
response makes sense, it’s a zone, it’s you know, the environmental sensitivities are important to me so, 
you know your description just a few minutes ago about the buffer is a Zoning setback, it’s not measure on 
the environmental sensitivity, I think the sentiment is constantly balancing what we’re trying to achieve 
here, I think to Crystal’s point that the property could be developed in any number of ways that are 
completely legitimate, maybe or maybe not better or worse than what the applicant is doing.  Look, I don’t 
have any questions at this point, I’ll withhold it but I think a lot of the community have given their 
comments, you guys have been thoughtful in your response, so I appreciate the method.  Rich, you 
delivered and quantified things like development coverage, about what you’re doing versus what’s 
allowable, it helps me as one member to process this application, so thank you. 
 
Mr. Bonforte stated Barbara, why don’t you go next, I’ll go and then Ralph. 
 
Mr. Roppolo stated I don’t have a lot to add to what’s already been said.  I really do appreciate the 
thoroughness, Rich, of your reporting on all of this, especially as one of the newer members of the Planning 
Board.  It was very, very easy to understand what you were saying and explaining to us, I do appreciate that 
a lot.  And I agree with the sentiments about going into the buffer as opposed to the other area. That’s 
what… 
 
Mr. Bonforte stated thank you Barbara.  Mr. Null, did you or Rich address the existing hiking trails, how 
they’re going to be, they now go through the solar field, is it going to be inside the fence or outside the 
fence.  There was only one trail, was there an answer to that or a response? 
 
Mr. Null stated we had been working with Marsh Sanctuary in the early stages of the application, 
unfortunately we, something broke down apparently and now they’re on the other side of litigation with us. 
We’d be happy to sit down with them and try and work out something that would mutually beneficial and 
look forward to having that opportunity.  We’re not opposed to being able to work that our but there needs 
to be an arrangement where there’s indemnification and insurance provided and that can’t be done really by 
my giving you a comment at this meeting. 
 
Mr. Bonforte stated okay, understood and again, I’ve walked those trails, it’s, I believe it’s only one and it’s 
only a partial piece of one trail and that is a wonderful area, as anybody who’s been back there knows.  
Ralph, if you don’t mind I’m going to go ahead and then turn it over to you and I think you might have a 
different look, I mean you brought the issue with the buffers.  I was particularly sensitive, there’s really in 
my view and actually in all practically, there’s only one home and it’s the Bouhali Residence that’s at 22 
Sarles Street that has a potential view or does have a view of this solar field.  What I want to be really 
careful and examine it closely, I’ve been to the property many times and to Mrs. Bouhali’s home, like some 
of the other members have been to and I really appreciate the line of site that you added from the third 
floor, I think it’s accurate.  But I also feel for that homeowner because they have some significant 
construction going on around them in the Town of Bedford with the, just north of our property and Mrs. 
Bouhali’s property and there might be more construction north and east of her property.  But I have to see, 
there’s no noise after seeing this sound analysis that’s going to come from this field, this solar field, outside 
of this maybe 70 to 90 feet, based upon what I read.  That was my overview, yeah, when it’s operating, you 
could be at the edge of the solar field on the east side, going toward the Bouhali residence but you’ll be on 
the ridge and maybe hearing a slight sound or ambient level sound but after that you have some other 400 
feet before you get to that residence.  So, with the absence of sound and a very limited view-scape, or line 
of site and again I was very careful, the Bouhali residence has a number of trees on the property and then 
there are a number of trees on the ridge and with your landscaping and fencing and the tradeoff with 
pushing the solar field towards Town or towards Leonard Park and the medical center, I’m pretty much 
okay with the buffer.  So, and with again the other factors that were discussed about keeping it, not a 
conservation easement but keeping it, I forget the wording Mr. Null was using, open… 
 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 16 

 
Mr. Null open space, right?  And we’ll work out the language if the Board were to and the Village were to 
support this, we can work out language that provides assurance that what we’re saying tonight is in fact 
enforceable. 
 
Mr. Bonforte stated yeah and I think Crystal said it very well that that language is valid.  So I appreciate 
that comment from Crystal, of course and everybody should.  You know, I thought that the equipment 
people should, you know Mr. Liebman for example from the public was concerned about noise among 
other things.  The equipment is going to be placed in and the inverters, there are 20 of them, in the inside of 
the solar farm and let me know if I’m wrong and therefore, when you’re on the edges of the solar field, it’s 
at an ambient level sound, correct Rich?  Basically, thanks.  So, in that regard, I wanted to be really 
sensitive to Mrs. Bouhali but I can’t find a really good reason to move the field, even just that you know 12 
or 15 feet or whatever it might be towards the west, towards Mount Kisco.  Because I don’t think that will 
change that view, it’s limited, it’s very limited to begin with and again, I’m taking into account, there’s 
some topography there when you look across that line of site B, it’s not like that homeowner is going to see 
the entire field to begin with, with all the tree cover and what they do see is only going to be a small portion 
around that line which I think is very accurate, the line of site from the aerial view, the top down view.  So 
I probably said a lot more than I needed to but I wanted to be clear that I wanted to take the time to evaluate 
that for Ms. Bouhali, who is the only homeowner that really has a view. Mount Kisco Chase, I think, I’ve 
been up there too many times in leaf off and there’s no view, very negligible.  Ralph, why don’t you go 
ahead, so… 
 
Mr. Vigliotti stated well Mike, I’m sorry to say that you’re incorrect as far as Brentwood, there is a view.  
I’m sure those residents would beg to differ with you on that.  My proposal is that the project not be moved 
to the west side, that’s ridiculous and we all know that, my proposal is that the project shrink 6 or 8% and 
that the buffers then can be maintained as it was envisioned when that zone was created.  So what I’m 
saying is and we can an analogy, you want to put in a 40-story building and we’re saying show us that you 
financially need to have 40 stories to make the project work when the Board is saying 30 stories might 
work, we don’t want to lose the view of a mountain or the sky view, whatever it may be.  It’s not about 
Mrs. Bouhali, it’s about protecting the buffers, and it’s about protecting Marsh Sanctuary, yes and Rex 
Pietrobono and the folks that live in the Chase.  It’s about preserving not only the 88 trees but the 100 plus 
trees that are coming down because of the water filtration basins that are inside the buffers, causing those 
trees to come down.  I can appreciate the infiltration basins, they are allowed, the determination was made 
Peter, they are allowed those trees will come to allow them to build in the buffers on the south side and on 
the north side. The basin, the water infiltration basins exists in the buffer even on the Sarles Street side.  So 
I am asking for financials to prove to this Board that they need to encroach on our buffer, our Zone that was 
established for a reason.  Why can’t they shrink their project by, I counted up the, it’s 2,500 panels, I could 
be off a few but largely, shrink the project, protect the buffers, go to the ZBA having no need to ask for a 
variance on buffers.  We really haven’t talked about steep slopes, I can kind of live with taking down some 
of the steep slopes to accommodate this to work but we have to protect out, you know our laws and 
regulations, I was, you know what we’re giving up almost 1/3 of the trees that are coming down are 
because of the buffers. So again, not be redundant, I don’t see a financial hardship, we haven’t seen the 
financials, we haven’t seen, we make this amount of money if it stays in place and we encroach on the 
buffers by 59 feet.  We make this amount of money if we just shrink the project, do not touch the west side 
of the project by Marsh Sanctuary, we just shrink the project.  So instead of making X, we make Y. 
 
Ms. Pickard stated I have a quick question Ralph, I’m newer to the Board than you are.  This is an honest 
questions, have we ever asked another project for their financials, an applicant? 
 
Mr. Vigliotti stated yes, we have. 
 
Ms. Pickard stated a car lot, to prove how many cars they have to be able to store on site? 
 
Mr. Vigliotti stated we have, we have. 
 
Ms. Pickard stated we have asked them to verify but have we ever asked them to see their dollars and cents. 
 
Mr. Vigliotti stated oh absolutely, sometimes, yes, we have in the past, yes we have. If they, if an applicant 
is trying to prove a hardship, they haven’t yet, they haven’t said there’s a financial hardship and that’s why 
they have [inaudible]… 
 
Ms. Pickard stated they’re not saying that, they’re giving us trees in exchange for trees. 
 
Mr. Vigliotti stated excuse me? 
 
Ms. Pickard stated they’re giving us trees in exchange for trees. 
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Mr. Vigliotti stated well you know what, they can give up panels and we can still keep the trees and we can 
still keep the buffers and they have a better opportunity when they go before the ZBA that that’s all be 
finalized and they don’t need the ZBA to make a decision on those buffers.  When you travel along Sarles 
Street or if you go up to the site again, you’ll get an understanding of a 7 ½ foot fence that will straddle 
Sarles Street, you will see it as you drive by Sarles Street… 
 
Ms. Pickard stated I’ve been up there. 
 
Mr. Vigliotti stated that’s a minor point, the bigger point is this project doesn’t have to be that big where 
they’re requesting of this Board to give up the buffer so they can profit.  They can make money, that’s fine, 
they can make money, stay with inside of the buffers.  If it means shrinking your project and I don’t know, 
I’m thinking it’s about 6%, it could be 4 ½%, I don’t know, it could be 7%, I don’t know, just a quick little 
math counting up the solar panels.  There is a way that they can move forward very quickly, quicker than 
they are now and I think the public that has been weighing in on this can back off a little bit and say you 
know, they don’t need a variance.  We can’t go after them, they don’t need a variance.  I, the habitat report 
I thought was pretty fair, some of their other reporting was done very well.  Rich and Bill, particularly Rich 
laid out a nice platform today, if we can save 200 trees, I’m saying two but it’s 188 or whatever it may be 
and protect the buffers forever because understand something, in 25 years some of you will be here, 25 
years from now, those buffers that we gave up now are now in place for the next proposal that comes up.  
We need to protect it now, let a Board 25 years now decide if they want to allow the next applicant to 
infringe on the buffers.  I’m just trying to do the right thing now for this generation, trying to do the right 
thing now for this forest.  It was envisioned when this zone was created that the forest and the intent of that 
forest would be preserved but allowing, allowing a solar far, and the applicant knew what the restrictions 
going into this project as we knew what the restrictions were.  As the property owners that abut knew what 
the restrictions were and that’s all that we can say.  And I can standby and tell a or say to a resident, hey, 
we protected the buffers, back off a little bit, we believe in the, you know so, that’s what I’m asking, I’m 
going to stop.  I’m not asking at all and they should not at all, go to the west side towards Marsh Sanctuary, 
shrink the project and go from there. 
 
Mr. Bonforte stated okay… 
 
Mr. Vigliotti stated I need a drink of water, sorry. 
 
Mr. Bonforte stated well put Ralph and consistent with what your described and presented before.  Bill, did 
you, were you going to say something? 
 
Mr. Null stated I just had, I just wanted to say… 
 
Mr. Bonforte stated Mr. Null, Mr. Null, I’m sorry, Bill Polese… 
 
Mr. Null stated when you said Bill, I thought you meant me, apologies. 
 
Mr. Polese stated I’ll be brief, I was in Crystal’s line of thought, as a newer member, I don’t recall having.  
Look, Ralph, I’ll cut to the chase, your suggestion of shrinking the project by some percentage has merit on 
it’s own for the reasons of you know preserving the trees and you know, we can debate the intent of the 
setback and the projection into the future.  But you know, it’s a valid, I would leave it at 6-8%, I don’t think 
the economic interest of the applicant is something I would want to weigh into as a member but simply as a 
compromise to get this thing forward because I would say that this applicant and many applicant’s, it’s just 
putting a lot of effort, they’re escrow I’m sure is full, these things are expensive.  So I think on the merit, 
sorry, the inquiry from a lot of the residents in the Chase and the surrounding areas about the impact of this 
on their, on the aesthetic, on the environment, you know, look, I think we’re moving this thing along, I 
would hold the line though of suggesting the compromise because it’s not necessarily a bad one but I 
wouldn’t do that with a, we can demand you know what their economic interest is.  And I just wanted to 
say that and again, maybe Mike or Whitney, historically, are there limits on what we seek in terms of the 
economics. 
 
Mr. Bonforte stated no need to go there but good point, unless you want to respond Whitney.  I just saw 
you talking… 
 
Whitney Singleton stated well I would say this, it’s not, to the extent that variances are granted and you’re 
going and you’re asking for relief from the Zoning Board of Appeals, it’s not unusual for them to ask for 
the financials.  However, with your Board, you always ask for an operation and financial plan as part of 
most of the applications that come before you.  I think we do that more so from the perspective of 
understanding and getting a representation of what the applicant is seeking to do with the property than we 
do to vetting the merits of the financial investment. 
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Mr. Bonforte stated well put.  Mr. Null, did you want to respond now, please. 
 
Mr. Null stated yes, thank you.  I think, Mr. Polese made the statement about the setbacks, I’ve made a 
comment about that before.  The setbacks weren’t designed for this site, the setbacks were considered as 
something to be protective of distance for adjacent properties when a Tier 3 facility were to be located, so it 
certainly didn’t consider the grade difference that is in place here, the ridge and the tree cover.  But we’ve 
explained that through the site lines and I don’t need to go into it.  We did provide an extensive explanation 
of the complicated financial components involved in this or a Tier 3 facility and that was provided to this 
Board, I don’t think it’s so simple to be able to peel out a significant section here, what we were looking to 
do and you know this from prior comments, so I won’t dwell on it, is to pick an area that is less 
encroachment, less, I’m sorry, less disturbance in the area by using a portion of the 200 foot buffer, rather 
than using another area of the site.  And we’ve got, you know, we’re talking about 13 plus acres of open 
space that’s going to be preserved.  If we, if the open space that were to be preserved was along that 200 
foot buffer area, my guess is it wouldn’t be accessible by people from Marsh and it wouldn’t be particularly 
meaningful, it doesn’t add to the screening visually as we’ve shown in the site lines and that’s the reason 
that we’re not getting into more of the weeds so to speak on financial details here.  This is a very expensive 
venture, we’re trying to produce clean energy in a way that meets the state mandate to have clean energy 
facilities and as you know in Westchester, it’s not easy to find three plus acres or 25 acres as is required 
here to develop for this purpose. It’s an area that would otherwise be developed as, a Pickard mentioned, as 
something much more disruptive and many more trees removed.  Thank you. 
 
Mr. Vigliotti stated Bill, I would ask you to ask the applicant, I’m sure whether he can accommodate the 
buffers, the encroachment by shrinking the size of the project.  I think that needs to be asked for the 
applicant. 
 
Mr. Null stated it would have a dramatic impact on the overall feasibility of the site. 
 
Mr. Vigliotti stated well I guess that’s something that should be, I guess it should be proven.  We had an 
application before this evening where the applicant knew that the Board thought the number of units was 
too bulky for the size of the property and the applicant is laying out a smaller layout of units.  I’m sure he 
would have, the applicant would have liked to have had the number of units he proposed originally to 
financially benefit himself and his backers.  So what I am asking and I think its fair and reasonable of this 
Board, it’s fair and reasonable of this Board to ask this applicant, as we would any other applicant to look 
closely at the financials to say you know what, we can shrink at 4%, we can shrink at 2%, we can make the 
buffer another 20 feet, less encroachment by shrinking it a little bit and really fine tuning where you can put 
a half, smaller panels on the outside perimeter that go out four feet, there’s a way to work this through and 
I’ve been this on this Board for 20-someodd years, had a lot of applications come before us and we’ve 
asked applicants to work it, sharpen the pencil, make it work.  The problem that you have is you’re putting 
structures and that’s why you’re going to the ZBA inside the buffer.  So I think the applicant needs to hear 
this, I’m sure he’ll look at the video but I think we would be doing right for our community that we serve.  
We don’t just serve ourselves… 
 
Mr. Null stated can I ask, Mr. Vigliotti, are you saying that some of the encroachment would be acceptable 
but we should look to try to reduce it? 
 
Mr. Vigliotti stated I think if you make the project smaller, you will end up shrinking, the encroachment 
won’t be as large and I think you have to fine tune. 
 
Mr. Null stated we look forward to coming back to you then. 
 
Mr. Vigliotti stated okay, I… 
 
Mr. Bonforte stated Ralph, this is a good forward thinking step.  Mr. Null and Rich and you’re owners, 
please consider a compromise given Mr. Vigliotti’s statements.  Rich, Mr. Williams, did you want to add 
something? 
 
Mr. Williams stated I did, I think its important to take a look at the screen real quick and just talk about 
where the buffer disturbance is proposed, which is in this area in the site here.  I do want to remind the 
Board that this area that, here, that has been previously cleared and I also want to remind the Board that just 
to the north of where our buffer encroachment is going, you can see Mr. Pietrobono’s house here, there is 
actually an existing 12 foot knob that’s outside out of limits of disturbance, this knob here is 12 foot higher 
than the panels to the south and we’re leaving this knob and the trees on it, alone.  And you know, as we 
look at what are the impacts, you know, it’s where we started and that is you know, when we talked about 
the applicant having to shrink his application to accommodate the buffer, we’re at only 19.2% development 
coverage with a lot more permitted and we specifically selected this area based on its existing and disturbed 
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nature and minimal visibility, specifically from Sarles Street and being able to use this knob to help hide it 
from Mr. Pietrobono and we saw those tradeoffs better than other areas of the site that are available to us. 
 
Mr. Null stated we also, as you know, reduced that encroachment during the course of the year that we’ve 
been pending before you.  So we have followed what was suggested by Mr. Vigliotti in pulling back and to 
try to compromise and reduce the extent of that encroachment already. 
 
Mr. Bonforte stated okay, thank you and please consider a compromise, get back to us, think about it.  I 
want to get to public comments, I believe there is one hand raised right now.  One aspect, just to lay out 
there and it’s been said many times is if what a developer, owner, sorry, someone came in on this property 
and built however many homes, I think it used to be 16 that were previous presented to the Board years 
ago… 
 
Mr. Vigliotti stated townhouses. 
 
Mr. Bonforte stated as Crystal and other have said, you know, this is the limit of disturbance compared to… 
 
Ms. Pickard stated the buffers would be smaller for that project. 
 
Mr. Vigliotti stated not necessarily, it would be a cluster development Crystal, which would be a very tight 
development in the center, it wouldn’t be… 
 
Mr. Pickard stated but that would different because it would be a different… 
 
Mr. Vigliotti stated and we haven’t seen it, so in all fairness to everybody… 
 
Ms. Pickard stated it is very plausible that a different project could come in and have 50 foot setbacks 
instead of this 200. 
 
Mr. Vigliotti stated absolutely, absolutely, that’s plausible but that’s not before us. 
 
Mr. Bonforte stated thank you, understood.  Yeah, let’s get to the public comments, Peter, Michelle, I see 
some hands up now, I see two hands up on the chat or screen. 
 
Mr. Miley stated John Stockbridge is first.  Do you want me to keep timer?  How do you want… 
 
Mr. Bonforte stated yeah, Mr. Stockbridge, Peter might interrupt just letting you know not to go too long, 
but we’re not going to put a time on it right now.  Peter has a figure that we’ve discussed. 
 
Mrs. Stockbridge stated it’s actually Anita Stockbridge, we’re on the same call.  I wanted to speak about 
the buffers which were established by the Village Board to protect neighbors from intrusion and we do not 
accept the applicant’s interpretation of the law, we stress that not a single tree should be taken down from 
the buffer zone, nor, not for the panels or the retention basins, nor the fences.  And it’s crucial that this 
positive declaration be declared for this project.  Now I’ve got a whole lot of notes from tonight, first of all 
I’d like to clear up the fact that we have not been trespassing across this property, we have, we spoke to the 
owner when he bought the property and he gave us permission to use the trails and several times Mr. Null 
and other people have said that we’re trespassing, we are not.  So let’s clear that up right now.  There are 
also BRLA trails on this property, as well as our trails and those BRLA trails have been on there for 
generations. We’ve talked about tonight the noise level and they were talking about the ambient noise level, 
excuse me, what is the ambient noise level when you’re standing in the middle of a forest, there is no noise 
level except for some birds and bugs.  And also, how would this noise impact Marsh Sanctuary, it’s true 
there’s no noise at night but the Marsh Sanctuary is only open during daylight hours.  So the noise that’s 
created there, very near our borders and near our school, the re-wilding school and our projects and 
programs is going to be, this noise is going to be disruptive during daylight hours when we are service of 
the Mount Kisco Village population because we are open to the public dawn to dusk.  You’re talking about 
temporary displacement of animals, well temporary displacement for 25 years is not temporary.  So the 
deer which is over run on all of our properties anyway are now losing 7 acres of land and that’s not going 
to be good, there’s going to be accidents along 172 for the deer trying to find a new place to live.  And the 
property owners were not notified when this parcel was rezoned and that is one of our objections, there was 
no notice given when the property was zoned to allow for a solar farm and so that was spoke tonight, 
somebody said the property owners were aware, we were not.  We border that property on two sides and 
living along Sarles Street, I wonder why at the crest of that hill, why are trees being taken down so that 
trees can be replaced and landscaped when the trees that are there have well established root systems and 
you know, on that steep rocky slope, how are they going to live?  What is the watering processing for these 
trees that are going to be replanted as well as there was talk tonight about pollinator habitat.  Well 
pollinator habitat, to allow for pollinator habitat to be established, you have to put Round Up! On all the 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 20 

 
invasive and kill everything in the soil and then you plant the seed, the pollinator seed and then you have to 
water it.  So I don’t know how any of that feasibility is going to happen on this piece of property.  So I’ll go 
through my notes and write anything I’ve missed but I’ve probably taken up my three minutes. 
 
Mr. Bonforte stated no, that’s fine. 
 
Mr. Miley stated four minutes. 
 
Mr. Bonforte stated thank you, Peter.  You bring up a number of points, we’ve heard some of them before 
and some of them are new.  I’ll just go back to Mr. and Mrs. Stockbridge, there won’t be any noise in the 
surrounding wooded area, outside of this properties property line.  And I thought the sound analysis that 
was presented and our consultant Simon Kates from BFJ, analyzed along with myself, we think it’s a very 
good sound analysis.  So I just wanted to mention that… 
 
Mrs. Stockbridge stated so you don’t think there’s going to be nay noise at all once you’ve stepped 10 feet 
away from the solar panels? 
 
Mr. Bonforte stated you’d have to be, as they describe, it’s about 90 feet but the inverters are in the middle 
of field, the edges will be about 90 feet, 60 to say 90 feet, depending on where you are.  But the Marsh 
Sanctuary won’t be walking through the solar field, it’s private property and will be fenced off.  So and I 
don’t want to address all of your points because again, you made a number of goods one but I was 
particularly interested in the sound and I’m not concerned about sound anymore.  And again, the sound was 
based upon the size of the field, versus you know a larger field might make more sound and be more 
intrusive in the Marsh Sanctuary property but this will not happen.  But thank you Mrs. Stockbridge.  
Maryann, sorry Peter is it Maryann Tarnok is next? 
 
Mr. Miley stated Maryann Tarnok is next. 
 
Mr. Bonforte stated thank you, Peter. 
 
Ms. Tarnok stated good evening, my name is Maryann Tarnok, I live in Mount Kisco Chase on Brentwood 
Court.  I have a comment in regard to former Chairman Doug Hertz’s resignation from the Mount Kisco 
Planning Board… 
 
Mr. Bonforte stated Maryann, Maryann, Maryann, hold on… 
 
Ms. Tarnok stated yup. 
 
Mr. Bonforte stated hold on, Michelle will you mute Maryann please for a moment, I can’t do it or Peter.  
Maryann, if you can hear me, I don’t know the nature of your comments but we’re talking about the solar 
field, the disposition either past, present, or future is not part of this application.  So, I don’t know where 
you might be going with this but I don’t have any interest in hearing anything about any member of this 
Board, especially Mr. Hertz, who served for many, many years in a very highly professional capacity and 
we don’t know what took place and I don’t want it part of this session. So, if you have something else say, 
you’re welcome to be unmuted and talk about the project itself.  Michelle or Peter, if you can unmute Mrs. 
Tarnok, please. 
 
Mr. Miley stated we’re doing it now. 
 
Mr. Bonforte stated anyone of us, Maryann, any one of us could be in that same position and I’d like that 
person to be treated fairly, okay? And we don’t know the story, we don’t know all the information or 
details, so please go ahead… 
 
Ms. Tarnok stated I wasn’t going to ask you what the details were but alright, I guess I will pass on what I 
was going to say, I just, in lieu of that, I agree with a lot of what Mr. Vigliotti said and also Anita and that’s 
it. 
 
Mr. Bonforte stated and you’ve made some very good points in the past, both in writing, pictures, I 
remember you submitted pictures and okay, some of those were for the cell tower application but we 
appreciate your participation in the public forum, so please continue to do that, thank you very much.  
Peter, Michelle, is there anybody else that has their hand up or called in? 
 
Mr. Miley stated we’re looking now, there’s nobody on Facebook, no comments, there are, well Rex just 
put his hand up, if you’d like to proceed with allowing Rex to speak. 
 
Mr. Pietrobono stated I can’t hear anyone else at the moment… 
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Mr. Bonforte stated sorry, yeah Rex, please go ahead. 
 
Mr. Pietrobono stated good evening everyone, thank you for all your time on this application.  I made a 
bunch and so in no particular order just to try to make it quick.  I didn’t speak to Mr. vigliotti before this 
but he took a lot of my points and made them for me, so I have to agree.  So I think the idea of any sort of 
compromise is something that the applicant should have brought to the table, they are the ones seeking to 
encroach into an existing buffer zone.  They are the ones that should have come in and taken the initiative 
to say we are looking to compromise this in some fashion.  For example, I know nobody wants to go west, 
I’ve just always pointed out that it’s my understanding from my familiarity with this that you know, this, 
that to the west of this is an open field, so I’m not, I never talked about cutting down any trees or anything.  
I just was taking the size and scale of this project that has been persistently put forward as it has to be this 
size and it’s got to encroach into the buffer to exist, why didn’t they ever design it into this flat, level area 
just to the west, just a field that has no trees in it, you know we all walked right next to it.  So I don’t 
understand why and since its level, it wouldn’t expose any more of it to I think any of the surrounding areas 
that is already exposed.  So I know there’s a big, I’m not a big fan of it going anywhere else either, I agree 
with Mrs. Stockbridge, why not just scale it down to fit in this property, they want to come in with, they’ve 
never made any overtures towards doing that.  You know there’s buffer zone surrounding this whole 
property, on the east, not just the east but on the north and there is a proposed water retention basin on the 
north which will require the clearing of trees, so it’s not without effect.  You know, we’re going to certainly 
see that and whatever instruments or structures are necessary to make that work too, there’s also, at least 
early on I was shown by personally, the applicant on this, that they were proposing to put some sort of, one 
of these structures, a transformer of some kind and I don’t mean to be, please don’t hold me to that 
technical term but it was something that would run the electrical up through this piece of equipment, large 
piece of equipment and then from a cable to the ConEd pole.  Now there’s a long stretch of that road there, 
it doesn’t have to be within the 20 feet of our property to have this structure stuck there, that will certainly 
be within our view and maybe sound, what is the sound of this thing?  If it’s got all that power being 
generated and pumped through it, perhaps that makes noise and that’s in the northwest corner of the 
property which is very close to our home and it was pointed out to me on the first walk thru with the 
applicant, that they were going to put that there and their reasoning was, well you know, ConEd says it has 
to be, we have to connect here.  But here is that front connection stretch, that front stretch of 172, so it’s a 
whole lot more distance toward the middle of that that you know, maybe no one’s going to see but I don’t 
see why that has to be there and the cables I mentioned early on but we, there’s a lot of issue that came up, 
I just don’t.  I’m not trying to you know, hamstring anyone on this thing, it’s their property and whatever 
they’re allowed to do, I get it.  You know, you guys mentioned that the you know, an alternative could have 
been 16 homes, it’s recollection that that project was, somehow it failed, I don’t know if it was turned 
down, it just never happened, there was driveway, they had to put another driveway in, it’s not as if that 
was approved.  What was approved was a single-family on that property for a long time and that makes it a 
magnificent property when it was that idea.  So… 
 
Mr. Bonforte stated you have about a minute left… 
 
Mr. Pietrobono stated I’m on muted? 
 
Mr. Bonforte stated no, a minute left please.  We have other applicant’s tonight. 
 
Mr. Pietrobono stated oh alright, ah… 
 
Mr. Bonforte stated Rex, I’ll be quick, I want to respond to two points you made personally. 
 
Mr. Pietrobono stated yeah. 
 
Mr. Bonforte stated the transformer, Mr. Williams, right, can you throw up a graphic real quick in the 
northwest corner just to show everybody where, there’s one transformer that will be installed, not the 
inverters but the transformer and let us all know where that is on a graphic.  And again, it was part of the 
sound analysis Mr. Pietrobono, so if you haven’t seen that, I’d advise that you look at that in detail. 
 
Mr. Williams stated so, sorry Mike, sorry Mr. Chairman.  So, just to describe how the electric gets fed to 
the facility, also I do, what we do have is we have a new pole that’s being installed by the utility service 
provider from there, the electric goes underground.  I do want to point out, we do have a series of 
landscaping proposed along the driveway, these were part of our early discussions with Mr. Pietrobono and 
landscaping that he requested.  We do still have that on the plans, the electric line then continues up the 
driveway, okay and keeps going, I have to switch sheets now but you can see we have a match line here, 
I’m just going to use that as a point of reference in a minute. 
 
Mr. Bonforte stated okay. 
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Mr. Williams stated looking now, you can see again this is Mr. Pietrobono’s property line, there is that 
same match line.  The electric line then continues further up the property and now we have the transformer 
site here located on the other side of the stormwater basin.  So it is quite a distance from even his property 
line and again, it is included in the noise analysis and it was found that you know, the transformer here 
plus, now as I zoom out seeing, let me flip to the whole property.  So again, we’re talking about the 
Pietrobono residence here, we’re talking about the transformers here and we’re talking about the inverters 
in the middle of the farm.  The noise analysis does show that at the property lines there will not be a 
significant impact and in fact will be limited to none. 
 
Mr. Bonforte stated and I believe the location of the transformer is going to be over a bit of a knob also, 
there’s an elevation height that would obscure the line of site from say the edge of Mr. Pietrobono’s 
property, is say south or southeastern edge or maybe not but that’s my recollection of the property. 
 
Mr. Williams stated this is the property line and there is a substantial amount of vegetation that is 
remaining here, you can see… 
 
Mr. Bonforte stated you’re saying, okay, you’re saying vegetation but isn’t there an elevation change or 
maybe there isn’t? 
 
Mr. Williams stated there is a substantial elevation change in that this transformer is at 490, which is about 
50 feet above, actually 60 feet above the driveway elevation here and the grade does continue to rise, there 
is a slight berm… 
 
Mr. Bonforte stated right. 
 
Mr. Williams stated and I use the term berm loosely, it’s more of just a mound of ground located here and 
here but the topography just continually rises. 
 
Mr. Bonforte stated okay. 
 
Mr. Null stated and Rich, could I just ask Rich to address what the topography is of the western area of the 
site. 
 
Mr. Bonforte stated yeah, sure Mr. Null, go ahead. 
 
Mr. Null stated where it was discussed that we could potentially move some, move out a portion of the 
buffer and extend over to the west.  Because we’ve touched on that a few times tonight, I just want to.  Is 
that level?  Is that without trees? 
 
Mr. Williams stated so we did, well it is not without trees but we did have other alternatives that extended 
up into this portion of the site and to avoid the steep slope areas, we were able to stay, I believe outside of 
the 200 foot buffer and utilizing this area in here. 
 
Mr. Bonforte stated there was a boot at one time, right? In one of the original… 
 
Mr. Null stated we had an alternative plan that showed going into that area and my recollection is it had 
some steep slopes impact and some tree removal impact, that’s why I wanted to mention it. 
 
Mr. Bonforte stated let us think about it as a Board and think about Mr. Vigliotti’s comments and about… 
 
Mr. Pietrobono stated may I finished my one minute or less?  May I finish my one minute or less? 
 
Mr. Bonforte stated sure. 
 
Mr. Pietrobono stated I’m never recommending to encroach that far, I was only talking about, I thought that 
where it ends up, the end of that west side was ending up into, there’s an open field, a flat open field, I 
would never talk about removing any trees or building on steep slopes, so.  That’s not what I meant, trying 
to just illustrate the fact that they’re just encroaching so far to the east, there’s two alternatives, you move 
west or you just downscale.  I’m recommending scaling it down to fit within the buffers, which just for the 
respect of the integrity of the Code.  And just one last thing, Mr. Null indicated not, we can’t bind the 
property, I guess they can’t bind the property, but just what happens is this, if the lease is sold to somebody 
else?  How are they going to be bound by this and expand out west as we were just discussing... 
 
Mr. Bonforte stated please. 
 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 23 

 
Mr. Null stated so what I was saying we couldn’t impose a conservation easement on the property because 
we are not fee owners, I didn’t say we can’t restrict the property and I’ve said we will work with the Town, 
the Village, to coordinate a restriction that would be binding on a success or interest in a lease as long as it 
is a solar field.  And that is what I committed to. 
 
Mr. Pietrobono stated thank you very much for your time. 
 
Mr. Null stated if we’re, I don’t know if there are more members of the public, I’m just looking to make 
sure that if there are other issues that the Board wants us to address for next time when we return, we would 
appreciate being advised of that and otherwise we would ask you to consider please an environmental 
determination being reached at some point soon. 
 
Mr. Bonforte stated thank you, Simon, do you want to comment on that in terms of what the protocol and 
procedure is for an environmental determination, please?  Where are we at? 
 
Mr. Kates stated you know, as the Board knows we’ve been proceeding under the assumption that we 
would consider the SEQRA, or impacts of this application along with the cell tower application.  So, that 
application of course is not on the agenda tonight.  Mr. Null, I understand your position on that, you know I 
think that we have you know apart from what we’ve discussed tonight about the buffer, questions along 
those lines and maybe seeing what the applicant comes up with at the next meeting, they’ve provided what 
we’ve asked for, particularly tonight the questions about noise, the site lines and the wildlife assessment.  
I’ll set aside the issues about the other application that is something I want to discuss with Whitney, so we 
can sort that out but… 
 
Whitney Singleton stated and let’s be clear, we have been discussing that.  The fact that its not being 
discussed at this meeting is not, does not meant that it’s not an ongoing discussion.  Simon and I spoke 
early about proceeding with SEQRA with regard to these two applications and it is something that is likely 
to come to fruition in the relatively near future.  I personally think one of the big issues is going to be the 
fire access because that’s going to change, if that’s going to change the access, I presume that’s also going 
to change the location of all the utilities that are being proposed and I think that that may have some 
impact.  But other than that, I believe that we are proceeding towards making a recommendation on 
SEQRA. 
 
Mr. Bonforte stated thank you, Whitney.  Simon, did you want to add anything?  Hopefully Mr. Null, you 
know that we are working towards that end goal. 
 
Mr. Null stated certainly and… 
 
Mr. Bonforte stated an intermediate goal. 
 
Mr. Null stated we understand the need and requirement to have cumulative impact analysis, we just want 
to make sure we have any open issues addressed.  As indicated previously, we think we have addressed 
open issues and we appreciate you’re considering how to reach a SEQRA Determination on this matter. 
Thank you. 
 
Mr. Bonforte stated good and that’s a good segue for Mr. Rhodes, who I believe wants to speak, I see his 
hand up.  Although, Mr. Rhodes, please don’t speak about a positive or negative declaration, you just 
received your answer but please talk about the sound analysis, the wildlife habitat or the, anything else 
that’s been new, newly presented.  Please, go ahead John. I don’t hear him yet, did he drop off? 
 
Mr. Polese stated he’s still muted. 
 
Mr. Bonforte stated yeah, well Michelle or Peter will get to that.  There you go… 
 
Mr. Rhodes stated I just joined on, do whatever else I can here.  Can you hear me Michael? 
 
Mr. Bonforte stated you have some background feedback… 
 
Mr. Rhodes stated that should clean it up.  I’d just like to say very briefly, two brief points, one is that the 
CAC has been going over the responses from the applicant, they’ve submitted some very extensive written 
responses to the dozens of concerns that were expressed by members of the public, members of the 
Planning Board and also members of the Zoning Board of Appeals, over the past I guess 6 months, I don’t 
know how long.  And we’re working on detailed response to that, you know to those responses and should 
have that ready well before the next Planning Board meeting for your consideration.  Just to say what the 
tenure of that looks like at this point, it’s basically there were a number of responses that we felt were not 
complete, some of them were blank, some of them were not responsive and some of them were not entirely 
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credible, specifically when Sunrise Solar who is basically the applicant, quotes themselves as an expert in 
terms of the value of trees comparing the value of solar in a way that is contrary to what most Federal and 
State environmental and nonprofit environmental groups have said that it is just not a matter equating the 
current short term carbon sequestration, that is just one of the many things but they gave that as their entire, 
20 pages or 30 pages, their answer to the concern about trees and solar.  So there are many points that we’re 
going to be addressing in the written one, I would just, and so hopefully that will be useful to you and to 
Simon.  I would like to just say one thing that’s about the buffers because you know, like I think the 
applicant hasn’t been spin free, I guess in the responses to that.  The applicant, members of the applicant’s 
company and representatives of the applicant were heavily involved in the legal process of, you know both 
the Village Board meetings, the hearings, everything else that established those buffers and they were well 
aware of the reasons for those and so this really amounts to a self-imposed hardship.  So certainly if there’s 
really, if there’s really a basic reason why a solar facility can’t be viable, can’t be a viable business 
opposition on this property while adhering to the buffers and the steep slope regulations, you know we’d 
want to hear about it.  But as long ago as 6 months ago, I think one of the members of the Zoning Board of 
Appeals said, we’d like to see, show us the money, show us the numbers, show us the reason why this 
would not be viable.  This same applicant created another solar installation on Oakwood Cemetery which is 
much smaller and apparently that’s been quite financially rewarding.  So you know, I don’t think it’s 
unreasonable and I remember Mr. Hertz on many occasions asking applicants for copies of their business 
plan, copies of their numbers and so on, to show that the application warranted whatever considerations 
they were looking for.  So I don’t think it’s unreasonable to ask for that and I don’t think it’s unreasonable 
to this that the applicant who knew very well, more than a year before that this specific property because 
there are only two properties in the CD Zoning that meet the qualification of the Solar zoning Law, this is 
one and Oakwood is the other.  So to say that they weren’t aware that it wouldn’t apply to this property, is 
pretty disingenuous.  Anyway, we’ll have our written comments about this later but I would like to support 
what Mr. Vigliotti said about the buffers and also what two members, two of the Village Trustees have said 
about the buffers also, in their presentations.  So thank you. 
 
Mr. Bonforte stated yeah, John, just realize the next submission deadline is March 23rd which is for the 
April 13th meeting.  But if you can get your comments in really quickly, like tomorrow, I think... try to get 
them in quickly, I don’t want to go there but… 
 
Mr. Rhodes stated what we’re trying to do, as we also do with the CAC recommendations, is we try to 
make sure that they represent the consensus of things in the CAC, we do have a meeting next week but I’ll 
try to get everybody’s final input and approvals on these recommendations and send them into you. 
 
Mr. Bonforte stated great, thank you, John. 
 
Mr. Rhodes stated thank you, Michael. 
 
Mr. Bonforte stated we’ll try to move it along, it’s getting late, we’ve got… 
 
Mr. Polese stated Mike, I’m sorry, I should have asked this earlier.  Just entertaining shrinkage, Mr. Null, 
maybe just because you threw it out there, I have a question, if you entertained a right sizing or shrinking of 
the field array, you’d lose yield, right?  Is there a commercially available, is there hardware that you can 
install that would capture or come close to increasing, sorry, to replicating the yield? So for arguments 
sake, you take 6-8% of the arrays down, if you swapped out sun power versus LG versus Panasonic, do 
they have a sufficiently higher yield for you to get the same power out of the field? 
 
Mr. Null stated I do not believe so, what I can do is to get the answer for you and come back.  I think that 
what’s being used among, if not the most efficient but let me get back to you. 
 
Mr. Polese stated thank you. 
 
Mr. Bonforte stated Peter, Michelle, is there anyone else that’s in the waiting room in any manner, any 
channel. 
 
Mr. Miley stated nobody at Village Hall, nobody on Facebook, no other hands raised and nobody has called 
in. 
 
Mr. Null stated thank you for your time tonight. 
 
Mr. Bonforte stated thanks, thank you Mr. Null and Rich, Mr. Williams, and Mr. Bates, sorry, Jim.  I’m 
going to make the motion to continue to hold open the public hearing to our next meeting, the date being 
March 23rd for SCS Sarles.  Do I have a second? 
 
Mr. Polese stated I second. 
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Mr. Bonforte stated thank you, Mr. Polese. Michelle, I think you need to poll the Board. 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bonforte  - aye 
  Mr. Polese  - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 6 to 0. 
 
The Secretary stated all aye. 
 
Mr. Miley stated you’re muted.  Mr. Bonforte, you’re muted. 
 
Mr. Bonforte stated thank you, Peter and Michelle.  Does anyone on the Board want to make any last brief 
comments and again, something new, not what we’ve already talked about?  Barbara, I don’t know if you 
were looking to say something but, okay.  I thought that was good tonight, I thought we got out a lot to the 
applicant and I think there’s going to be more to talk about especially the buffer issue.  Thank you, again.  
I’ll turn it over to John, to Mr. Bainlardi for the rest of the evening, thank you very much. 
 
Mr. Miley stated you still have Homeland postponement. 
 

D. Homeland Towers – Mount Kisco Wireless Telecommunications Facility –  180 South Bedford 
Road 
PB2020-299, SBL 80.44-1-1 
Site Plan and Special Use Permit 
Continued Public Hearing 

 
Mr. Bonforte stated Homeland Towers has basically not paid their escrow.  We removed them, the 
applicant from the, from tonight’s agenda again, they’ve been submitting information and we’ve been 
analyzing it.  HDR is not on the phone tonight but they issued a memo internally which will be part of the 
public record, Simon Kates who is on the line tonight, also issued a memo in regards to their, to the 
applicant’s submission and that will be part of the public record next meeting.  And also Anthony, our staff 
engineer and Peter Miley, in regards to respectively drainage, stormwater and fire department access by 
Peter, he has had extensive conversations on the access drive for the cell tower applicant and there’s a lot to 
go over still and they’ve detailed that in e-mails and I should say memos, formal memos to the Board and 
we are waiting for the applicant to come before us to discuss those items and what’s missing from their 
analyzes.  Okay, do I need to do anything?  Whitney, do I need to continue, adjourn the public hearing to a 
date certain for Homeland?  Sorry, you’re muted… 
 
Whitney Singleton stated you adjourn to a date certain. 
 
Mr. Bonforte stated I’ll make the motion to adjourn Homeland Towers to March 23rd.  Do I have a second 
please? 
 
Mr. Hochstein stated I’ll second that. 
 
Mr. Bonforte stated thank you, John.  Michelle, poll the Board please. 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bonforte  - aye 
  Mr. Hochstein - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 6 to 0. 
 
Mr. Bonforte stated thanks Peter and Michelle for bearing with us and let’s go to our next applicant with 
Mr. Bainlardi. 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 26 

 
E. The Crecco Companies (Bagnato) – 215 (205) Lexington Avenue  

 PB2016-0328, SBL 80-32-4-6  
 Site Plan 
 
Vice Chair Bainlardi stated that concludes the public hearing component of tonight’s agenda.  On to the 
formal application, The Crecco Companies, 215/205 Lexington Avenue, Site Plan, we’re going to be 
looking at a draft resolution and a draft SEQRA negative declaration.  Is Jan back with us? 
 
Jan Johannessen stated I’m back. 
 
Vice Chair Bainlardi stated he’s back.  Alright, Jan, if you would just give us a quick overview and run us 
through the documents. 
 
Jan Johannessen stated sure, at the Board’s request we put together a SEQRA negative declaration of 
significance and a draft resolution for a site plan approval and change of use permit for 215 Lexington 
Avenue, The Crecco Companies.  Parcel is in the CN Zoning District, .26 acres of land, its developed with 
a dimensionally noncomplying three-story building, apartment building containing four apartment units 
over 1,200 square feet of commercial retail space on the ground floor and a one story commercial building 
attached to it south.  There is a noncomplying parking area that provides 6 parking spaces off Lexington 
Avenue in a perpendicular fashion and requires vehicles to back out onto Lexington.  There was a residence 
and a garage on the property that were, have since been demolished as a result of a fire some years ago.  
The proposal is the exterior renovation of the four-family apartment building, the construction of three new 
townhomes to be located along Lexington Avenue with the parking to the rear of the building, 10 parking 
spaces.  The buildings will, the existing building and the proposed townhomes will be connected via a 
covered walkway.  He is also proposing landscaping, a lighting package, accessible parking spaces, 
greenspace along Maplewood Drive, the installation of street trees and the ability to provide, if it’s agreed 
upon with the County and the Village, three new on-street parking spaces on Lexington.  It is an unlisted 
action under SEQRA, you did not conduct a coordinated review, the resolution is pretty straight forward, 
item number one on page three, identifies the different agency approvals that are required and there’s, it 
includes the ZBA for some area variances, the ARB, County DPW because Lexington Avenue is a County 
Road, New York City DEP approval because the parcel is in the Designated Main Street Area and the 
SPDES general permit from the DEC.  I don’t know that there’s a lot of conditions that aren’t in all of your 
resolutions, so I think unless you have a specific comment, I won’t go through them all. 
 
Vice Chair Bainlardi stated just from a procedural standpoint, if we were to act on this, this is one 
resolution which would grant, would reach the environmental determination of the neg. dec and would 
grant site plan approval, change of use permit. 
 
Jan Johannessen stated there’s a standalone neg. dec. but it’s adoption is imbedded into the resolution, so 
it’s one action. 
 
Vice Chair Bainlardi stated okay, who’s here for the applicant? 
 
Mr. Crecco stated I’m here, I’m the applicant. 
 
Mr. Alfonzetti stated I’m here also. 
 
Mr. Crecco stated Anthony Crecco and Ralph Alfonzetti, our engineer. 
 
Vice Chair Bainlardi stated okay, great.  I don’t know if either one of you were listening to the work 
session.  Essentially we’re prepared to vote on these resolutions tonight, however, I just wanted to, before 
we do that, want to be clear about what we talked about at the last meeting.  You have a choice here, you 
could allow this Board to act, in which case then your conditions of the site plan and change of use permit 
would be subject to the conditions that were enumerated therein, including your obligation to go in and 
secure any third party agency approvals including your variances.  Or you could not have the Board act at 
this time, go get your, go to your other Boards, see where you’re falling out and then come back to this 
Board.  So I guess the first question I would ask is have you reviewed the proposed resolution and the neg. 
dec. 
 
Mr. Crecco stated yes, I have. 
 
Vice Chair Bainlardi stated do you have any comments or concerns? 
 
Mr. Crecco stated I do not, either option, I have to abide by those conditions, so it doesn’t matter so I’m 
going to say have the Board vote because I get those conditionals, conditions to get a permit, so… 
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Vice Chair Bainlardi stated so just to be clear, I’m sorry Mr. Crecco, you were breaking up.  So I think 
what you just told us is that you’d like us to act? 
 
Mr. Crecco stated yeah, correct, I think the last meeting is kind of what you guys had proposed and said 
hey, let’s give you a condition of approval, you know so yes, correct. 
 
Vice Chair Bainlardi stated okay, so with that being the case, Board members, we did discuss to the extent 
we had comments or what our individual thoughts were here, does anyone want to speak to this application 
before we consider taking action? 
 
Mr. Vigliotti stated John, at some point I’ll speak but I’ll other speaks first. 
 
Vice Chair Bainlardi stated okay, Mike, Barbara, anyone? No? 
 
Mr. Bonforte stated no, no, I’ll bring up mine since I don’t hear anyone else.  Mr. Crecco, in the work 
session, were you present? 
 
Mr. Crecco stated I was not. 
 
Mr. Bonforte stated okay, so maybe Mr. Alfonzetti was but I just, my one concern is knowing the side road, 
I think it’s Maple Avenue, I forget the name… 
 
Jan Johannessen stated Maplewood. 
 
Mr. Bonforte stated I’m really concerned about the egress from your parking area, from your lot onto 
Maple, to you know get to Lexington Avenue.  It just seemed that there’s some cars that park there, on the 
lower side of the street on a regular basis, I know there are children on that street and I just and it may not 
be anything that you can do directly or related directly to this resolution but I’m really concerned that.  So I 
want to make it known on the record that there is a situation on that street that needs to be rectified and I 
don’t want to see your project add to the tightness of that roadway and the potential risk to anybody living 
on that street, walking on that street or walking down Lexington.  That’s all I have to say. 
 
Mr. Crecco stated thank you. 
 
Vice Chair Bainlardi stated anybody else? 
 
Mr. Vigliotti stated yeah, I shared in the work session some of my concerns, I’ll just take two minutes.  The 
size of the property and the amount of, 7 apartments and one store, I don’t think there’s enough parking.  
Maplewood is certainly not an overflow street if there isn’t enough parking in their parking lot.  The on-
street parking is tenuous, basically the County could come in this year, three years down the road and say, 
no parking on this County road, all cars must come off.  Then we’re placed in a situation where are these 
tenants going to park, I think there’s 9 spaces or 10, we know that one will probably stay vacant most of the 
time and I don’t know that but the handicap parking space could very well, it’s in the count, it could very 
well be unoccupied leaving the net number of parking spaces to be shorter than we think.  I don’t and I 
can’t move forward on voting on this project, I think it’s too bulky for the site, I think if there were two 
apartment buildings, we could do the, the applicant could do so much more for that site.  We’re at the very 
end, concerns I had along the way but I just share that with you, that’s my two cents. 
 
Vice Chair Bainlardi stated anyone else?  Okay, I’ll repeat what I said during the work session, I think that 
on the whole, as we went through the review of this application, we made suggestions along the way as to 
how the site plan could be improved, I think the applicant heard those suggestions, responded accordingly, 
took direction that we provided.  I think that on the up side, through this application we’ve achieved a 
couple of things, one is we’ve eliminated a very large curb cut on Lexington Avenue which will not prevent 
cars from having to back in and out, pull in and out of that large curb cut.  That allowed us to create some 
greenspace, there were tweaks made to the application and to the site plan as we went along in response to 
those concerns about there being adequate greenspace and the parking lot was configured on more than one 
occasion to make the parking lot more accessible and to be able to circulate throughout it.  I think on the 
whole the, while not application is perfect, particularly when we’re dealing with sites that have existing 
buildings, you know in a Village that has a lot of these types of properties.  And one of the upsides here is 
we’re going to get investment, we’re going to get renewal of the site, money invested, helps the tax base, 
helps to address some of the issues that I just mentioned and on the whole when balanced, I think we end 
up in a reasonable place.  Is it possible that you know it may not be perfectly adequate for parking, yes, it’s 
possible but we have lots of properties throughout the Village that have no parking or little parking and I 
think the balance here has been struck in a way that the applicant was responsive to many of the issues that 
we raised along the way, both staff and from consultants.  And with that, I think all there is to do is to get to 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 28 

 
it.  So I will make a motion that we adopt the resolution and neg. dec. for this application, The Crecco 
Companies, Bagnato 215/210 Lexington Avenue, section, block and lot 80.32-4-6.  Do I have a second? 
 
Ms. Pickard stated I’ll second. 
 
Vice Chair Bainlardi stated any further conversation?  Okay, Michelle? 
 
UPON ROLL CALL VOTE: 
 
 Vice Chair Bainlardi  - aye 
 Ms. Pickard   - aye 
 Mr. Bonforte   - aye 
 Mr. Vigliotti   - nay 
 Mr. Polese   - aye 
 Mr. Hochstein  - aye 
 Ms. Roppolo   - aye 
 
The motion carried by a vote of 6 to 1. 
 
Vice Chair Bainlardi stated okay. 
 
Mr. Bonforte stated Vice Chairman? 
 
Vice Chair Bainlardi stated yes? 
 
Mr. Bonforte stated is that automatically, as you said, the negative declaration of significance is embedded 
in this resolution but I just wanted to make sure that’s covered. 
 
Vice Chair Bainlardi stated yes. 
 
Mr. Bonforte stated it is? 
 
Vice Chair Bainlardi stated yes. 
 
Mr. Bonforte stated okay, alright, it doesn’t require a separate, whatever… 
 
Vice Chair Bainlardi stated alright gentlemen, thank you, good luck, you have some work to do yet.  
Anything that changes materially the site plan, you will need to come back and just pay attention to your 
time frames, you have a certain period of time in which to achieve your outside agencies, so if you’re 
running late on those, please calendar that now so that you make the request and you don’t let your 
application lapse, your approval lapse. 
 
Mr. Alfonzetti stated okay, absolutely. 
 
Vice Chair Bainlardi stated okay. 
 
Mr. Crecco stated I understand, thank you Mr. Chairman, thank you guys, appreciate it. 
 
Mr. Alfonzetti stated goodnight. 
 
Vice Chair Bainlardi stated you’re welcome, good night, good luck.  Alright, the next application, 
conceptual application CJ Developers, 461 Lexington Avenue, site plan.  This has been before us at least 
once and I believe some changes have been made to the plans, so Jan, just quick update and then we’ll turn 
it over to the applicant to present. 
 

F. CJ Developers - 461 Lexington Avenue 
 PB2020-0407, SBL 80.64-2-15 
 Site Plan 
 
Mr. Rich Williams of Insite Engineering, Mr. Phil Ceradini, Architect and Mr. Jamie Scoli, applicant were 
present. 
 
Jan Johannessen stated sure, I believe this is the second appearance or it’s the second appearance under the 
conceptual application.  There has been some modifications to the plan to address comments of the Board 
and Staff, since the last submission the reduced the project by one unit, so we have townhomes.  They 
realigned the front façade of the building to run parallel with the street, as opposed to the side property 
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lines, they eliminated the individual sidewalks leading out to the sidewalk onto Lex, there is a common side 
walk along the building.  They reduced the width of the driveway from 20 to 18 feet, increasing the buffer 
between their building and La Tulipe, they modified the rear parking area.  So all, in my opinion positive 
changes and responsive to the comments of the Board. 
 
Vice Chair Bainlardi stated okay, thank you.  Who’s here representing for the applicant this evening? 
 
Mr. Williams stated good evening Mr. Vice Chairman, Rich Williams with Insite. 
 
Vice Chair Bainlardi stated hi Rich. 
 
Mr. Williams stated and I have with me this evening, the owner Mr. James Scoli, as well as our architect, 
Phil Ceradini. 
 
Vice Chair Bainlardi stated welcome, welcome. I do want to acknowledge the request to move the 
application to the start of the meeting, we do know you have an obligation in another town but 
unfortunately because of the number of public hearings we had this evening, we couldn’t accommodate it.  
I just want to let you know that we did consider your request. But here we are, go ahead and if you want to 
take over and put up the plan and take us through the changes please. 
 
Mr. Williams stated and Jan did a great job summarizing just about all of them.  So just to refresh the 
Board, .491 acre property in the CL-1, we’ve been before you previously under the Polaner application in 
2017, which we did receive a site plan approval for a commercial and storage facility.  The last time we 
were before you, we had a six unit townhome plan, we have reduced it by one unit to five, which you can 
see here.  We’ve adjusted the buildings so that they’re parallel with Lexington Avenue and not necessarily 
the property line.  We had shifted the buildings so that we meet the 20 foot front yard setback, the 10 foot 
side yard setback, and the 30 foot rear yard setback with the buildings. We have provided a Zoning table 
looking at the CL-1 Zoning requirements with the townhouse standards which was something that 
discussed with Jan and Peter.  As Jan mentioned, we reduced this entrance driveway down to 18 feet, which 
is compliant with Code. We did shift the dumpster location which was here previously, farther into the site 
so it sits behind the line of the building otherwise we would have needed a variance for the location of the 
dumpster.  This is that common sidewalk that Jan had mentioned, we previously had individual sidewalk 
connections out to the side walk on Lexington.  And as part of our Zoning analysis, we did identify two 
variances that will still be necessary for the application, one is for the aisle width in our parking area, so 
how parking is envisioned to work on the site, we will have one parking space in each of the garages in the 
townhomes, the second parking space in each of the driveways, the shortest driveway length is 20 feet and 
then we will have 6 parking spaces to be used for visitors and residents on the eastern side of the property 
and we have 22 foot access aisle which is three feet short of the required 25 feet.  Just to remind the Board 
what you see in red and green, has to do with a land swap which we’re going to be seeking from the 
Village.  We have talked to the Village Manager and it’s our understanding that the land swap is looked at 
favorably and is something the Village is willing to entertain but basically our current property line follows 
the hand on my screen and what we’re going to be doing is swapping the red area here with the green area 
and what that is going to allow us to do is to put more sensitive land into protection.  The Village of Mount 
Kisco is our neighbor to the east, you will see that the wetland buffer around the Kisco River, that line sits 
here, the 100 foot buffer does extend onto what will be our property but some of this more encumbered 
area or located deeper within that buffer will now go to the Village.  The other thing that this land swap 
allows us to do is actually going to allow us to provide access to the Village owned property where there 
currently isn’t any.  We will have an easement which is going to allow for the discharge of the stormwater 
from our property, this is something that was consistent with the previous application, we had an easement 
to go on the previous Village property here and that’s strictly just because the elevations of the site don’t 
allow us to treat stormwater and then deal with discharging.  We envision a stormwater for this site being 
porous pavement, although we’re still working out those details and I did hear at the work session, just to 
describe the architecture, I just want to remind the Board that we did put our initial elevation up last time, 
this is still that six townhome unit plan, we haven’t re-done the elevations yet.  But if the Board would like, 
I can have Phil just walk you through general types of materials, characteristics. 
 
Vice Chair Bainlardi stated sure but before you do that, could you put back up the prior site plan and just, 
the building to the north, I guess it is, La Tulipe that’s next door.  Can you give us some sense, I think 
that’s the building is there on the left side of the screen, right, the partial? 
 
Mr. Williams stated this is La Tulipe, yes. 
 
Vice Chair Bainlardi stated so one of the questions that was asked during the work session and I think this 
is a lot more approximate to setback from the street of this building to what’s currently with La Tulipe, how 
much further, because it’s hard to tell from this, you’ve got a partial, you only have a partial building for La 
Tulipe.  How much further forward is the building that’s proposed to La Tulipe. 
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Mr. Williams stated let me, bear with me one second and I can straight to an aerial and that will give you a 
good sense because we can look at the building relationships. 
 
Mr. Bonforte stated Rich, Mr. Williams, Michael Bonforte speaking.  I raised that issue, maybe some 
others did, I’m concerned that this structure will overpower La Tulipe, if it’s too far forward, basically. 
 
Mr. Williams stated so you can see the La Tulipe line here, just to get a better looking view of it, here we 
go, see this line of the building right here?  Which is not their front face, their front face projects slightly 
farther but just to compare that to our site plan, you can see that line and that jog. 
 
Mr. Bonforte stated can you go back to that Rich, you went a little bit quick for me. 
 
Mr. Williams stated so again, you have the jog with our front… 
 
Mr. Bonforte stated okay. 
 
Mr. Williams stated compared to the jog right here. 
 
Mr. Scoli stated Rich, those staircases are additional, bumped forward to the street, aren’t they? 
 
Mr. Williams stated yes. 
 
Mr. Scoli stated with the awning. 
 
Vice Chair Bainlardi stated and then the building on the other side of La Tulipe, is approximately at the 
same setback as La Tulipe and then you’ve got the little commercial building on the other side that’s 
clearly much further forward.  Then as you continue down the street, most of those buildings are, you know 
pretty much in line from my recollection at least for the, as you’re heading towards town, as you’re heading 
north for at least the next several hundred feet, several hundred yards, I should say. 
 
Mr. Williams stated what I do want to point out is we’ve actually stepped our building into our site to 
comply with the Code.  The closest point which is here, we’re 10 feet away from the property line and then 
we continue to grow, I don’t know the exactly dimension here but I’m going to guess that at it’s about 12 
feet.  Unfortunately, La Tulipe is built right to the property and actually has improvements located on our 
property. 
 
Vice Chair Bainlardi stated yes. 
 
Mr. Williams stated so while I understand, you know the concern of us, you know, overpowering them, 
they also somewhat created that hardship because they built so close to the property line. 
 
Vice Chair Bainlardi stated I mean, what was one opinion, I think the setback is fine, I like what you did, as 
we suggested was to really shift the building in a way that relates to the street and the front property line 
better and you know I think creates a nice front yard and puts all the stuff we want in the back and I 
appreciate that you reduced from six to five because it does work better for the site, in my opinion. 
 
Jan Johannessen stated Rich, is the front yard a maximum in this case or is it in a minimum? 
 
Mr. Williams stated we have to be within 20, between the 20 and the 30 foot… 
 
Mr. Miley stated they can go back 10 feet, if they want. 
 
Mr. Williams stated yes. 
 
Jan Johannessen stated okay. 
 
Mr. Williams stated we can go back 10 feet but we actually, we start to limit the amount of property we 
have at that point. 
 
Jan Johannessen stated yeah. 
 
Mr. Bonforte stated I missed what Peter said, could you repeat that Peter? 
 
Mr. Miley stated the setback is no less than 20, no more than 30. 
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Mr. Williams stated so we do have flexibility to slide the building 10 feet back per that section of the Code, 
however, vertically, we’re at 20 feet, all of these dimensions were fairly, are at the bare minimums even to 
the point where we’re going to ask for a variance on the access aisle width. 
 
Vice Chair Bainlardi stated right. 
 
Jan Johannessen stated yup. 
 
Mr. Williams stated and what happens is if we try and continue to push to the east, we have to take back 
more land that we’d get from the Village that makes this property line creep in which tightens this up on 
this corner. 
 
Mr. Miley stated yeah, Rich, I think originally you were further back and the Board asked you to bring it 
more forward. 
 
Mr. Scoli stated correct. 
 
Vice Chair Bainlardi stated yes. 
 
Mr. Bonforte stated was that when parking was in front? I forget… 
 
Mr. Miley stated yeah. 
 
Mr. Bonforte stated I mean, you know where I’m coming from, I just, I’m fine. Relatively fine. 
 
Vice Chair Bainlardi stated I definitely prefer the combined sidewalk, I think that that’s clean and it creates 
a reasonable area for greenery and then some, you know, some areas where you can have some planting 
beds in and around the front doors which will give some interest from a green and color and standpoint.  
And then you also, you know also it continues the green up to the sidewalk up to the front of the building 
and in the right of way as well. 
 
Ms. Pickard stated I agree. 
 
Mr. Vigliotti stated go ahead Crystal. 
 
Ms. Pickard stated thanks Ralph.  I agree with John, I think this strikes a nice balance between what the 
Code is sort of leaning towards like row houses that are close but that area isn’t quite ready for that and I 
think this strikes a nice balance towards the two, I think it’s a good stepping stone where it’s going and it’s 
not extremely disrespectful to what’s already there. 
 
Mr. Vigliotti stated I agree with Crystal, Crystal, I agree with you on this. 
 
Ms. Pickard stated okay. 
 
Mr. Vigliotti stated I think John said it during the work session.  This is a significant modification from 
your last submission, so and it looks right for some reason and appreciate the work that you’ve put into this, 
working with Jan, so I’m happier. 
 
Mr. Scoli stated I’m glad to hear that Ralph, thank you. 
 
Ms. Pickard stated I am too. 
 
Vice Chair Bainlardi stated alright, so, anybody else? Alright, so I think then that, you’ve got some positive 
feedback, I hope this is something you’re prepared to try to move forward with.  You do have to come in 
now and submit a formal application, so that’s going to require some [inaudible] engineering and spending 
some money and some effort but I think you have the feedback you need to be able to go forward with a 
clear head on that and you do obviously have some things to work out with the Village.  I think that this 
should allow you to be able to attack that as well.  Any questions or comments or any concerns? 
 
Mr. Williams stated so I’m glad you brought up the Village Board and you know, we wanted to be candid 
with this Board, our project attorney, Mr. Charles Martabano, is going to be reaching out to the Village 
Board to start that land swap process, we just want to make this Board is okay with that.  And then the 
other question is do you want us to submit our formal site plan application and then go to the Zoning Board 
or do you see any objection with us also filing an application with the Zoning Board for the variances at the 
same time we do our formal to you? 
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Vice Chair Bainlardi stated I think that’s a question for Whitney or Jan. What are they permitted to do? 
 
Whitney Singleton stated they’re not going to be able to go to the Zoning Board and get relief because it is 
not going to be a one, two, or three-family house, which is the only action that the Zoning Board can act on 
as an exempt action. This is going to be an unlisted action and until your Board complies with SEQRA, 
there’s nothing that the Zoning Board is going to be able to do which is in large part why we have several 
applications which are just constantly being held in abeyance with Zoning Board because they can’t act. 
 
Vice Chair Bainlardi stated so we will have to make an environmental determination before the Zoning 
Board can act? 
 
Whitney Singleton stated correct. 
 
Vice Chair Bainlardi stated but they would be permitted to go to the Zoning Board but the Zoning Board 
just can’t act until we act. 
 
Whitney Singleton stated right and one of things and I appreciate the fact that Rich is trying to lay all the 
cards on the table but one of things that we have consistently talked about in staff meetings with the 
applicant’s representatives, is that we will need a title report for these two properties and their ability to be 
disposed.  There’s a, I don’t want to say, there’s a lot of properties that were required by Mount Kisco and 
New York City years ago and they have varying degrees of restrictions of them.  So before we get into a 
position where we’re talking about a land swap, I want to make sure that there’s no restrictions on the 
ability of the Village to swap land that might otherwise be deed restricted. 
 
Vice Chair Bainlardi stated I think that’s very prudent and you know, I think the applicant should take that 
advice. 
 
Mr. Scoli stated Whitney, you have received anything from John Svoka, my attorney?  I know he sent all 
that information over to Charlie, I thought he CC’d you on that well. 
 
Whitney Singleton stated I don’t have anything and if I did, it may have gone into my spam but one of the 
wonderful things about these zoom meetings is having access to everything. 
 
Vice Chair Bainlardi stated you don’t have to answer the question tonight, tomorrow morning you guys can 
figure it out.  If he doesn’t have it, send it again and I would, that’s one certainly don’t put the cart before 
the horse.  You’re free to take whatever action you want but… 
 
Whitney Singleton stated and there might be something else and I know that during the work session Peter 
had mentioned something about this, there’s some work that needs to be done to the Village’s zoning and 
the setback over on the norther side of this property, while I think everyone on staff deems it to be within 
the realm of appropriate and the applicant has worked constructively with staff to come up with the best 
building plan possible, there’s really, there’s some inconsistencies in Code that need to be addressed.  And 
going back to your question about going to the Zoning Board or not going to the Zoning Board, some of 
those variances may be obviated by potential zoning changes in this district.  Basically what we’re talking 
about is the setback, the side yard setback between the proposed building and the property line of La Tulipe 
and I think that’s entirely appropriate, particularly if you look at the density of this versus the last 
application, this is much less dense, however there is an argument that can be made that that setback there 
should be 30 feet, not 10.  We don’t believe that that was the intent of the Board of Trustees, however, 
through some inconsistencies in the Code, they can addressed either through a variance or through 
correction of the Zoning. So I don’t know ultimately how that’s going to be handled, is that an accurate 
assessment, Jan, Peter and Rich? 
 
Jan Johannessen stated yeah, I mean from my perspective, I think that I’d like to take a deeper look at the 
townhouse standards and the timing of that is unknown, you know when the Village Board is going to be 
ready to act on potential amendments.  I’d prefer them to potentially, these two things do look 
independently and if they have any noncompliance with the current regs, that they seek variances just 
because I don’t want to be pressured in trying to move forward a Zoning amendment without taking a real 
close look at it. 
 
Whitney Singleton stated okay, that’s a fair assessment. 
 
Vice Chair Bainlardi stated what its sounding like is that there may be two ways to address the problem, 
either a ZBA solution or a Village Board zoning amendment solution. 
 
Whitney Singleton stated correct. 
 



Planning Board Meeting Minutes 
March 9, 2021 Minutes Page 33 

 
Jan Johannessen stated the other action of the Village Board is re-mapping, right?  That green portion of the 
property is in the PD Zoning and that’s going to have to go to CL-1, so I think you’re SEQRA action 
should be inclusive, right?  You’ll have the lot line realignment or the swap, the Zoning map change, the 
site plan, the ZBA, we should do a coordinated review, seek to have the Planning Board be lead agency and 
you know your EAF should account for all those times. 
 
Vice Chair Bainlardi stated so it sounds like there should be some work done with staff and counsel and the 
applicant and their consultants’ offline, to figure out the path that makes the most sense and then come 
back. 
 
Whitney Singleton stated yeah but to fair to the applicant, the applicant has already done a lot of that.  
We’ve had several meetings and we’ve had several meetings, it’s just a little bit of a quandary but I’m fine 
with what Jan’s proposing as far as a variance.  He’s also correct, we’re going to have three involved local 
agencies. 
 
Vice Chair Bainlardi stated okay. 
 
Whitney Singleton stated and I agree with Jan that that the Planning Board would be the likely lead agency. 
 
Vice Chair Bainlardi stated so we don’t have a problem with this applicant coming in with a formal 
application to this Board.  At this point, this is all we really need to concern ourselves with, the applicant 
will choose what’s the best path in their estimation, considering all the factors but we’re ready for you guys 
to come in when you’re ready. 
 
Mr. Williams stated sounds good, we’ll be ready shortly. 
 
Mr. Miley stated before things change, get it in quick. 
 
Laughter. 
 
Mr. Scoli stated how’s tomorrow, Peter? 
 
Vice Chair Bainlardi stated before the weather starts getting better and people get inoculated and start 
jumping on planes. 
 
Mr. Miley stated I’m good with it. 
 
Vice Chair Bainlardi stated anything, anybody have anything else before we move on to the last 
application?  No, okay, alright, good luck and we look forward to seeing you back in with this project. 
 
Mr. Williams stated thank you, good night. 
 
Mr. Scoli stated thank you. 
 

G. Coast to Coast Industries - 134 Main Street  
 PB2021-0410, SBL 80.25-2-5 & 6 
 Site Plan 
 
Vice Chair Bainlardi stated good night, you’re welcome.  Okay, last item on the agenda, Coast to Coast 
Industries, 134 Main Street, site plan.  Again, a conceptual application, this is the first time this applicant is 
appearing before the Board.  Our package consists of a memorandum from Jan, dated March 4th, a 
memorandum from Envirospace Architecture for the applicant, dated January 18th, a memorandum from Isi 
Albanese, conceptual application, the Planning Board submission checklist and short EAF, the conceptual 
site plan also prepared by Envriospace Architecture and some site photo renderings.  Welcome, I don’t, I 
think we’re going to just let you get right into it since this is the first time you’re going to be presenting the 
application and who wants to start off? 
 
Mr. Albanese stated I think I’ll start.  Thanks for all the work you guys do, you have a tough job. 
 
Vice Chair Bainlardi stated thank you. 
 
Mr. Albanese stated so I’d like to share my screen, I’m on a Mac right now, sometimes it’s a little bit 
harder for me, I feel like I’m working with my left hand.  So for those of you that know me, you know that 
everything I do is to create great experiences and to always make our community better.  A good example 
of that is back in 2006, I bought this beautiful property, it was a gas station and a truck rental and we were 
going to move Belizzi here but the Zoning back then would not allow it.  So basically we tore this down 
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and just to give you a little bit of the history, we built this building here which houses AT&T and basically 
in 2011 we were able to bring the experiences of Franny’s and also build this little pocket park on the left 
hand side that exists today.  So the building sits in between, I don’t know if everybody can see the right 
side and the left side between Winston and the movie theater and the parking lot in the middle has about 19 
spaces.  We want to place this building on top of this parking lot, one, in order to not interfere with the 
business of AT&T and also Franny’s and I think they should be able to stay open all this time.  On the right 
hand side, if you can see my mouse, is the path way that leads from Main Street into Moger Avenue and I 
think we talked about this in the Comprehensive Plan that this is the, kind of the gateway that connects 
Moger and Main Street and I think in between this with the height of Winston on the right and the movie 
theater on the left, this gap is a perfect place for us to put up this building and it kind of fits perfectly in 
between.  So the building is a three-story with the parking underneath, it has a total of 12 one-bedroom 
apartments, two two-bedroom and two studios with a gym on the first floor. The building is designed, 
myself, for a younger generation, millennials and people who are transit oriented that would travel either to 
New York or White Plains or work in our Town and call me a little bit selfish but I would love to see my 
kids and I think your kids live in our downtown as a starter and then maybe buy something where we can 
see our grandkids kind of grow up.  If you notice on top, we created a rooftop with, which I can show you 
here which is going to be used by the tenants and has areas which is going to be communal for everybody 
to use together, the back area is more for private when relatives come to visit, they want to have a party and 
on the left hand side, that private area is part of the third floor, two-bedroom unit that has their own private 
area and I would probably love to live there but I think I’m a little too old.  So the position of the building 
is behind this and I think all the talks that we’ve had in the past through the Comprehensive Plan, the 
overlay zone is to bring people downtown where the businesses are and one of the things was to step back 
the building in order to not be able to see it and to look so big, so this kind of does that and I think it sits 
perfectly between Winston and the movie theater here.  And if you’re walking next to Franny’s, you hardly 
ever see the building until you get to the end and across the street, this is what you see.  I know we’re 
talking a little bit about understanding this overlay zone and if we put the building or if I had the insight 
back in 2008 in order to make that foundation strong enough in order to put this building on top of it, while 
I was waiting before, I kind of went into Photoshop and I took the back building and I put it on top of it, it 
doesn’t look perfect but I think if we created something like this, the first thing by the Board, anybody else 
would say, whoa, whoa, can you step this back and not make it look so big and I think that’s what that does 
in order to move the building back.  So in order to connect this building, what we did was we built a patio 
on the right hand side which connects it on top of the Franny’s and AT&T and also doing it on the second 
level, it allows for the signage and also the store fronts for both stores not to lose the view or the look of 
what their stores look like.  And on the, if you’re looking at overhead on top, basically it gives that third, 
that second level apartments, those three apartments, it gives them their own private patios where it 
enhances their experience.  Right now, if you look at the pocket park in the summer time, of course it looks 
so much better with all the flowers that we plant, so it is nice but if you look at the sidewalks, the step up 
going to the back on this side and the amount of work that’s going to be done especially now that we’re 
going to be working on the streetscape that’s going to be starting, I think in the spring, hopefully, I know it 
got postponed and is going to start over first by the Town Hall and the elements in some of the stones that 
we’re using there, I kind of brought here, so these are the exact pavers that are going to be used there.  It 
kind of gives you a glimpse that its really going to look beautiful and then to the right and left, we changed 
the paver to pervious pavers that will actually look a lot better and work better than being impervious. So 
this area becomes a civic space and it’s going to be used by tenants, people going to the movie theater, 
hopefully if it opens, by Franny’s, people at the deli being able to come and kind of hang out here and it’s a 
meeting place for people to gather and I know these days we don’t even want to hear that word gather but 
hopefully in a year from now, people will really want to meet again and meet and people that live up on 
Grove Street can walk down to make it a walkable community.  If we go to the back, the same way, of 
course it looks a little bit better in the summer but right now, looking to the right it does need a lot of work 
and we would love to work with the Martabanos to make the space, you know, look something like this.  
This would be the entrance to the building, at the same time creating some bike racks so people that are 
riding their bikes have a place to put them.  Some of these giant planters that we’re going to put here, we’re 
going to have them blank and maybe have local artists paint them and to the right, these are called art 
boards and we’d like to work with the Arts Council in order for them to use these and bring some of the 
local artists to display their work and I can see what we’re missing here, is probably a Bob Dylan or 
somebody playing guitar or a jazz band on Saturday nights.  But a great community space for gathering, so 
these are some of the elements that we took in order to take these visions and make them into a reality and 
if you’re probably looking at the Xenial, it’s a word that I’ve known for a long time and never knew what 
to do with it and when I thought of this project, that would make a perfect name.  And basically the 
meaning in the dictionary is hospitable, inviting for local and for visitors, so it kind of fits really well, so 
these are some of the elements we brought in and the same thing here, the giant planters, putting in some 
chess tables for people to play, the lighted trees along the way and most of those trees are going to be 
preserved and not much of the landscaping is going to be touched.  So this is my vision, I hope you like it, 
it's something that comes in the mind and let me go drop it back, again working left here, I’m on a Mac.  At 
the end, I think we’re remembered by the people that we help, the people that we inspire and the things that 
we build and leave behind.  So I’m hoping that we can navigate through the overlay zone because the 
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intention was to create this, create placed like this.  So I look forward to working with you and finding a 
solution in order to bring this to a reality, so I’d love to hear your comments. 
 
Vice Chair Bainlardi stated thank you, thank you. So, I guess I’ll open it up to the Board for initial 
feedback, anybody want to volunteer to go first?  No? 
 
Mr. Hochstein stated I’ll go. 
 
Vice Chair Bainlardi stated who was that? 
 
Mr. Hochstein stated I’ll start it off, John. 
 
Vice chair Bainlardi stated good, good. 
 
Mr. Hochstein stated I mean I really like the idea, I think it’s a great use of the space, I like putting the 
actual new building further back, it doesn’t kind of hit you in the face when you’re walking on Main Street.  
But I think it’s a great idea and I especially like the rooftop idea, I think that’s great, you know normally 
just empty space where you put a HVAC but it’s really good use on the rooftop.  I think the only fear I 
would I have is in some of the conceptual, that little alleyway sidewalk portion that goes between the movie 
theater and Franny’s, it looks like a lot of that is being, it looks like a lot of greenery is being taken away.  I 
like the idea of having seating there and everything but I think adding a little bit a green would also help 
out as well.  But I really like the idea. 
 
Vice Chair Bainlardi stated thank you. John.  Who’s next? 
 
Mr. Vigliotti stated I’ve got a thought. 
 
Vice Chair Bainlardi stated go ahead Ralph. 
 
Mr. Vigliotti stated I think the concept is interesting, nice presentation there, Isi.  The rooftop terrace, I 
think it’s, I like the idea of a rooftop terrace, I’m not sure or I’m not a fan of, I am a fan of rooftop solar 
panels, the way its setup and this is conceptual, it’s a long way to go, it looks like a fifth story with the 
panels the way they’re positioned.  I like the shrubs that are coming out of pots, it sort of accepts it but it 
doesn’t show like a fifth story. I think the tenants would love a rooftop terrace, I just have, just kind of a 
thought about the panels.  And this is early on, that’s all I have to say. 
 
Vice Chair Bainlardi stated Crystal? 
 
Ms. Pickard stated yeah, it’s great. 
 
Vice Chair Bainlardi stated okay, straight and to the point. 
 
Mr. Albanese stated I like that. 
 
Mr. Bonforte stated hi Isadoro, good evening, the trees?  You’re going to keep those along the pocket park, 
the trees are going to stay right, you’re just going to dress them up? 
 
Mr. Albanese stated yeah, they’re going to stay there and you guys know that I’m on the Beautification and 
Adopted Area Committee, so this area is going to be adopted by me, so the amount of flowers and planters 
and everything else, even the wall is actually a live wall that is around the building. 
 
Mr. Bonforte stated alright and you’ll be able to save them during construction, great.  And I have one 
other question about parking, did you show an entrance to the parking lot?  I didn’t see that, but from the 
back, from the Blackeby, is it Blackeby lot there? 
 
Mr. Gaspar stated yes, it is Blackeby. 
 
Mr. Albanese stated yeah, the entrance would stay exactly where it is and the building actually starts to the 
right of that, so basically that’s all open going to the parking lot.  The parking isn’t going to change besides 
losing some parking spaces. 
 
Mr. Bonforte stated you don’t have a rendering or picture of that? 
 
Mr. Albanese stated yeah, I think the first one that I did, let me go to… 
 
Mr. Bonforte stated I’m looking and see drawings… 
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Mr. Albanese stated so this is the entrance here where it is now, so that’s not going to change at all. 
 
Mr. Bonforte stated right. 
 
Mr. Albanese stated and basically the building is going to be here, so you’ll go in and then into the parking 
lot which is underneath the building. 
 
Mr. Polese stated and Isi, the rear entrances to AT&T goes away? 
 
Mr. Albanese stated no, that stays there because the building is separated and the decking comes over, the 
patio comes over on top of the building, so there’s a 20 foot space and the building starts right here at the 
end of the… 
 
Mr. Polese stated got it, got it. 
 
Mr. Albanese stated that walkway will still be remaining there. 
 
Mr. Polese stated what do you think the appeal is for the second floor tenants overlooking your roof on the 
commercial space? 
 
Mr. Albanese stated I think they’re going to love that because one, we’re going to make the fence about 6 
feet and basically they get their own private patio out there that they can sit out there at night and have a 
glass of wine and look at the stars. 
 
Mr. Polese stated yeah, I like it. 
 
Vice Chair Bainlardi stated Barbara? 
 
Ms. Roppolo stated I was going to ask, Bill took my question, I was going to ask about the walkway behind 
the building.  But I love the idea overall, I think it’s, it could be a great edition to downtown.  Would it be 
kind of level with Winston’s rooftop, the [inaudible] rooftop? 
 
Mr. Albanese stated no, they’re a little bit lower.  You know, the Zoning allows us to go about 50 feet, I 
think we’re at about 40 feet, to the top of the building. 
 
Ms. Roppolo stated okay. 
 
Mr. Polese stated and I can’t recall, there is a deficit on parking or you’ve got more? 
 
Mr. Albanese stated there’s going to be deficit of probably about 5 parking spaces that we might have to 
purchase.  Presently, we have 19, I think on the parking calculations we’re going to need close to 22 spaces. 
So if we lose three spaces between the stairs going up and maybe we’re going to create an area downstairs 
for the mailroom, so we’re looking at purchasing probably about 5 spaces. 
 
Vice Chair Bainlardi stated okay, I guess I’ll go.  First off, I want to commend you and your team, George, 
it’s nice to see you again, it’s been a little while, glad to see you’re doing well. 
 
Mr. Gaspar stated it’s great to see you too. 
 
Vice Chair Bainlardi stated when I first opened the package, I mean honestly, I was very impressed with 
the level of detail and the energy and the thought and the investment that you made for a conceptual 
application and I love the fact that its creative, it’s thinking about how the building would relate to the 
parking lot, to the street, to the neighbors, thinking about how to make creative use of this area between the 
cinema and your building in a way would, that really has the potential to really draw people in, have people 
want to be there.  There’s great sense of place, you know having said all that, you know clearly there’s a 
long road between here and there, you know, you’ve got details to work through but I think that it’s a great 
start, it’s aspirational, it’s creative and I’m happy that you’re trying to undertake this, I really am and I 
commend you for it. 
 
Mr. Gaspar stated as a team, we all tried, we know what downtown is, you know me from past experience 
and being involved with Winston and what we did there and how successful that was and we just want to 
move it down the street a little bit more. 
 
Vice Chair Bainlardi stated you know and sometimes we get caught up, you know we’ve got rules and 
sometimes we get painted into a box that we can’t move in, no matter which was turn, there’s an 
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obstruction, there’s something that’s telling us no.  This to me just says possibilities, creative possibilities 
and really creates something great and I think we’ve got a good start here, I think there’s going to be work 
to go through and to think through the problems and address the Zoning and figure out you know, you 
know all the practical problems that you know, this type of undertaking you know, is going to face.  But I 
think you’ve got a good team and I think we’re up for the challenge and I hope it’s something that you’re 
able to pursue and make a reality. 
 
Mr. Gaspar stated so do we and we do have a great team.  Greg DeAngelis is an associate of mine and 
we’ve worked together in the past and we’ve been very involved in multiple communities and we think this 
a good approach and Isi has been great.  He’s been pushing us to think a little bit outside the box and we 
have and that’s what you saw tonight. 
 
Vice Chair Bainlardi stated one of the things that I think about when, of the small towns that I enjoy 
visiting and going to are those that you’re walking along and you find that little alleyway or that little 
corridor that’s got some surprise or something that you didn’t expect and this is something for me, is 
appealing.  Now, listen, everybody’s going to have they’re opinion about you know, what they like or don’t 
like as far as the architecture or the aesthetic, you know, you can’t please everyone but you know I think 
we’re off to a good start. 
 
Mr. DeAngelis stated if I could add, one of the things that I’ve always enjoyed about Mount Kisco are these 
alleyways between the buildings and this is just kind of building on it and it really checks the boxes all way 
down of the objectives of the overlay district too, so. 
 
Vice Chair Bainlardi stated and so I mean, with that being said, it’s late, I would like just for the 
consultants just to weigh in a little bit because there’s going to be some reality here and some, to figure out 
how you get from here to there, there will be challenges for sure but nothing worth doing is without 
challenges.  Jan, what do you think, what are your thoughts big picture? 
 
Jan Johannessen stated big picture, I think that they need to develop a downtown overlay compliance plan 
with all the different parameters so we can kind of see what issues that might be that we have to deal with 
in one way or the other.  You know, there was a lot information was provided and you mentioned that the 
presentation was fantastic but I have to get a site plan together that starts folding in all the different, you 
know build-to lines and things that come with the overlay zone and just see kind of where it falls out and 
that zoning analysis hasn’t taken place yet. 
 
Vice Chair Bainlardi stated okay. 
 
Jan Johannessen stated so you know, Peter and I were talking a couple times this week about maybe just 
getting a round table with Staff and their design team and start working through the Code but I would like 
them to take the first crack at kind of where they think they are with all these different, the parameters of 
the downtown overlay regs. 
 
Vice Chair Bainlardi stated I think that makes practical sense and my personal hope would be that as you 
guys go through that exercise that if you see things that you know, the first few applications that come to 
this Board, as we work through them, we’re going to, I think we’re going to recognize that there may be 
some limitations that are in the zoning that maybe you know don’t need to be there or maybe can be 
considered to be adjusted.  We shouldn’t start there, we should try to start to see if we can come up with 
something that complies.  I’m hoping that as we these projects come in and we go through these processes 
that we look at each individual parcel as being unique because each one is and you know, there may be 
solutions that maybe don’t fit into the box so readily but maybe the right solution for the property, so keep 
that in mind as the property, as the process progresses, let’s start with what Jan’s suggesting here and let’s 
try to see if he can figure out how to comply and try to identify where you think that, where the issues are 
so that we’re trying to put our heads together early on in the process to problem solve where you need to.  
Peter, what are your thoughts? 
 
Mr. Miley stated I’m in agreement with Jan, with respect to, given the first crack at, delving into this 
downtown overlay, I got 14 notes just on Isi project with respect to the downtown overlay district.  I 
understand the applicant did take a crack at it but we may have some differences of opinion with regards to 
zoning, so rather than spend a lot of time trying to figure it out, I have no problem if you, if we can speak 
maybe the beginning of next week and I can kind of give you some direction as I see where the Code is, 
this way you’re not spinning your wheels trying to identify certain sections of the Code to apply.  
Thereafter, after we have that conversation, then myself, Jan and the applicant should get together to and 
look at another site plan identifying those overlay district items as Jan indicated.  You have build-to line, 
build-to zone, you have A streets, B streets, I mean there’s a lot, it requires a comprehensive zoning review 
and we’ll get there, I think that’s the process though. 
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Vice Chair Bainlardi stated yeah. 
 
Mr. Miley stated that we should start because it may shift the design of the building a little bit as well. 
 
Vice Chair Bainlardi stated yes, let’s please identify as many of those things up front as we can because it’s 
in everybody’s best interest, I just don’t want to be in this place where we get, you know, we get three, 
four, five, six months down the road, we’re going through the process and then all the oh you didn’t 
address this and we didn’t address that.  Let’s get this, it’s worth the effort upfront to avoid that on the back 
end if there is an issue, we can try to figure out how to solve it. 
 
Mr. Miley stated I don’t usually comment but I thought it was a beautiful design, I think the building is 
very nice. 
 
Mr. Albanese stated so we’ll get together and we’ll talk about it and we’re all going to learn together on 
this to see the best way to move Mount Kisco forward because there are going to be other projects that are 
going to be coming up and hopefully they do.   
 
Vice Chair Bainlardi stated I’m sure Anthony’s got some thoughts, we can save for the next time or you 
guys can get together.  Anthony, anything you want to say Anthony… 
 
Anthony Oliveri stated no, just the only thing that I was thinking of, there are some stormwater features 
under that parking lot, so that’s a consideration and access to them and how, going forward but that’s 
secondary to just figuring the Zoning and the overlay district out, I’ll leave that to Peter and to Jan. 
 
Vice Chair Bainlardi stated okay, I think… 
 
Mr. Miley stated John, just to reiterate, I’ll contact you Greg, if not the end of the week, maybe early next 
week and start, [inaudible] John, to interrupt you. 
 
Vice Chair Bainlardi stated thank you, thank you.  Anybody else? No? Okay, alright, thank you everyone, 
it’s another late night but not too bad, it’s 11, it’s not 12. 
 
Mr. Gaspar stated we just want to thank you for your time and your patience in our presentation.  We’ve 
dealt greatly with Jan and with Peter and past experience with Anthony.  So we know what the problems 
are on the site, we just need to address those. 
 
Vice Chair Bainlardi stated okay, great, thank you, good luck, look forward to seeing you back. 
 
Mr. DeAngelis stated thank you very much. 
 
Mr. Gaspar stated great, thank you. 
 
Mr. Vigliotti stated good luck George. 
 
Mr. Gaspar stated good night, Ralph. 
 
Vice Chair Bainlardi stated so that’s the, that’s it.  I move to close the meeting, do I have a second. 
 
Mr. Polese stated second. 
 
Vice Chair Bainlardi stated excellent, alright everyone, good job tonight, thank you. 
 
The meeting adjourned at 11:10 pm. 


