
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Thursday, September 13, 2018 at 7:32 pm in the Frank J. DiMicco Board Room, Village Hall, and 104 

Main Street, Mount Kisco, New York. 
 
Members Present: John Bainlardi, Vice Chairman 

Michael Bonforte 
William Polese 
Crystal Pickard (Alternate) 

 
Members Absent: Doug Hertz, Chairman 

Ralph Vigliotti 
Enrico Mareschi 

   John Hochstein  
 
Staff Present:  Jan K. Johannessen, Village Planner 
   Anthony Oliveri, Village Engineer 
   Whitney Singleton, Village Attorney 

Peter J. Miley, Building Inspector 
 
Vice Chair Bainlardi stated this is the September 13th Planning Board meeting. Chairman Hertz is on 
vacation, my name is John Bainlardi and I will be chairing the meeting this evening the Chairman’s 
absence.  We have some minutes, May 8th and June 12th, unfortunately we don’t have a quorum.  But we do 
have a quorum for the May 22nd meeting minutes.  Has everyone had a chance to comment and review 
them? 
 
Mr. Bonforte stated yes, Chairman. 
 
Vice Chair Bainlardi stated so I think we can go ahead and we need a motion to… 
 
Mr. Bonforte stated motion to adopt the May 22nd minutes by the Board. 
 
Mr. Polese stated I’ll second that motion. 
 
UPON ROLL CALL VOTE: 
 
Mr. Bonforte   - aye 
Mr. Polese   - aye 
Ms. Pickard   - aye 
Vice Chair Bainlardi  - aye 
 
The motion carried by a vote of 4 to 0. 
 
Vice Chair Bainlardi stated the first matter is a public hearing, or a continuation for the public for HVA 
Realty, LLC, 271 North Bedford Road, Volvo/Lincoln. 
 

1. HVA Realty, LLC – 271 North Bedford Road (Volvo/Lincoln) 
PB2018-0358, SBL 69.50-2-4, 5, 6, 7, 8, 9, & 10 
Site Plan 

 
Mr. Chuck Utschig of Langan Engineering 
 
Mr. Utschig stated for the record my name is Chuck Utschig with the firm of Langan Engineering 
representing the Premier Group relative to the application for 271-283 North Bedford Road.  We’ve 
submitted a set of revised documents in response to comments from your staff, hopefully we’ve gotten 
close or all the way to addressing those comments.  There really haven’t been any substantial changes to 
the drawings, I would say there kind of cleanup items.  We’ve done some things with sidewalks and 
pedestrian ways, we’ve made some clarifications on the EAF and the drawings.  But really the package 
looks very similar to what we’ve submitted previously to the Board so unless there’s, I can go through it 
but it would probably be better if there were questions and I can answer them. 
 
Vice Chairman Bainlardi stated I think what I’d like to do is, Jan, if you would just take us briefly through 
what was submitted under current status and we can bring the public up to speed.  If there’s anyone in room 
who does want to speak on this matter, there’s a public hearing, there’s a signup sheet in the front. 
 
Jan Johannessen stated as you mentioned, this is a continuation of the public hearing.  The last submission 
made by the applicant responded to two prior memos from my office and a memo from the Building 
Inspector and Village Engineer.  There was substantial progress, the applicant responded to nearly all of the 
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comments.  The plans are very good shape.  We have a couple of odds and ends to clean up.  I have a 
question about the development coverage which I’m going to defer to the Building Inspector.  Some open 
items on parking and landscaping but other than that it’s just kind of dotting the I’s and crossing the T’s at 
this point.  We had a site visit with Mr. Utschig, myself, Peter Miley, Anthony Oliveri that resulted in some 
minor modifications to the site plan as Chuck indicated to approve pedestrian circulation within the site.  
So, you know, I think we’re in a good place.  The applicant still requires a variance I think from the ZBA, 
if those variances have been obtained, just to clarify, in terms of SEQRA, each, the Planning Board is not 
conducting a coordinated review, it’s an unlisted action, each agency is going to be responsible for 
collecting their own SEQRA determination.  There’s a approvals that are required from the DOT and DEP, 
those agencies are also responsible for their own SQERA, so.  But moving along we received some new 
material in the last few days that requires some examination by Staff. We’ll do that expeditiously and we’ll 
move forward. 
 
Vice Chair Bainlardi stated Anthony, anything to add? 
 
Anthony Oliveri stated the engineering comments were responded to and we were okay with the responses. 
 
Vice Chair Bainlardi stated alright so there was some brief conversation during the work session, I 
understand there’s some things to that may be adjusted with respect to some parking and then some 
additional response to comments.  Is there anyone here from the public who wants to be heard this evening? 
No?  Okay, so I think then the next step here is to continue the public hearing into the next meeting when 
you’ve made an additional submission and hopefully if you advance what you need to advance, we’ll be in 
a position to close the public hearing at that time or we can consider closing the public hearing.  And I 
believe you’re going to be before the Zoning Board… 
 
Mr. Utschig stated next week, we’re scheduled to be before the Zoning Board next week.  So if that goes 
well, then we can deal with any remaining staff comments.  We hope to be back as soon as we can to wrap 
this up. 
 
Vice Chair Bainlardi stated great. 
 
Mr. Utschig stated great, thank you. 
 
Vice Chair Bainlardi stated thank you. Okay, the next two matters that are on the agenda have been 
adjourned at the request of the applicant.  One is Kisco radio Circle at 40 Radio Circle and then Timber 
Ridge Condominium, Armonk Road.  So that brings us to mount Kisco Square, 360 North Bedford Road, 
formal application, change of use, and shared parking waiver. 
 

2. Mount Kisco Square – 360 North Bedford Road 
PB2017-0347, 69.51-2-1.2 
Change of Use and Shared Parking Waiver 

 
Mr. Jim Ryan of JMC was present. 
 
Mr. Ryan stated good evening Mr. Chairman and members of the Planning Board.  My name is Jim Ryan, 
I’m a principal with JMC, we’re the engineers and planners for the applicant on this matter.  First of all, I 
want to thank the Board for their assistance in getting 5 Guys in because it actually helps to activate the rest 
of the center and we have 3 new uses for that, two of which are before your Board. And I’m going to talk a 
little bit those applications, let you know what we’re doing but I think that will, I think put it down to about 
one more space to go on that too.  Before I do that, just to let you know, there are some changes, I did have 
a meeting with Jan and Peter about it.  There are still some improvements that have to be done at the plaza, 
I talked to the owner, I thought maybe she’d be here tonight but in her absence, what she said to me is that 
they’re looking to complete those changes by the end of this year, maybe with some possibility of doing 
some things in the spring but we’ll keep everybody in the Town/Village advised.  So the intent is to 
complete all the rest of those items.  In the meantime, we have an application which really involves, it’s a 
pizza place Nonna’s Pizza, that is going to occupy space, we show that space.  So we are received, one of 
the changes that came about and was noted in Mr. Johannessen’s correspondence to your Board is that 
when made the original application there was retail/restaurant and I think Mr. Miley has taken the position 
that it’s a restaurant which is actually fine with us.  To establish that it does require an increase in the 
waiver that we were requesting originally but I think what I’ll just reemphasize to the Board and James can 
put that up, is that we had come back at, the application for 5 Guys and showed the Board the significant 
amount of vacant space or available space for parking at this site.  I know the ability to keep this is that 
waiver and so what we did after I had a meeting with Mr. Johannessen and Mr. Miley, is we went back and 
looked again at the parking with 5 Guys actually in operation.  And what you see on the lowest line there 
represents the number of cars. James, can you kind of blow that up a little bit?  So essentially what you’re 
seeing the in the grey space above is the amount of unoccupied space that we had originally projected as a 
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result of 5 Guys coming in.  There would be a significant number of spaces, I think almost 100 spaces or so 
of additional parking was available.  The lowest line was the line that we represented the occupancy based 
on our actual counts and then we added Saturday counts and we had a weekday count.  And those counts 
were essentially showing, this is the Saturday count but it shows where we were 5 Guys and essentially 
that’s at the 40 space mark, it goes up to a high of I think 46 spaces.  So the second count we did is the 
count that you see in blue and you see there is an increase too which is good for us, we wanted to see some 
activation of that space resulting in some additional, obviously patrons coming into the center.  But it is 
shown in [inaudible] there and this is again, the Saturday.  So we did the same on a week day but you can 
still it’s really the gap between that blue line and the [inaudible] which is the 189 spaces that we have out 
there.  I think whether you look at it on Thursday, so this is a peak hour on Thursday or you look at it on 
Saturday, there still is a substantial, in most cases well over 100 additional spaces.  And one of the things 
about this center is all the space are substantially out front of this too, so there is a lot of room on this too.  I 
guess I could tell you that with 1,000 square feet left to go, I think that there’s still going to be plenty of 
room up here, hopefully these other uses that are coming in are wildly successful but I think even if they’re 
wildly successfully, I don’t think that it’s going to [inaudible] on the, anywhere near what the maximum 
capacity of this lot is. 
 
Mr. Bonforte stated Jim? 
 
Mr. Ryan stated yes? 
 
Mr. Bonforte stated can you just raise it a little bit, I just want to see the time element on the bottom.  I 
know from the paperwork it’s the afternoon. 
 
Mr. Ryan stated go to the bottom… 
 
Mr. Bonforte stated yeah, you’re looking from 4 to 8. 
 
Mr. Ryan stated so on a week day 4 o’clock to 8 o’clock. 
 
Mr. Bonforte stated 4 pm to 8 pm. 
 
Mr. Ryan stated 4 pm to 8pm and then on the Saturday, James, can you just scroll down, it’s 12 o’clock to 
2 o’clock which is what we traditionally see at the peak hour. 
 
Mr. Bonforte stated alright. 
 
Mr. Ryan stated and again, it’s been varying out to a certain degree, what we do about the burger place, 5 
Guys, is that, yes they do a good business but it’s not people lined up at this particular location.  So I think 
it supports our request, I believe as one that we provided for 5 Guys for this additional use. So again we did 
receive Mr. Johannessen’s comments too and we are prepared to walk you through the response, I think a 
lot of them are more administrative. By way of example one of the comments related to the part two of the 
EAF, which is the impacts.  So we actually have submissions for this Board to see and we can give that to 
Mr. Johannessen and Mr. Miley as well.  But, the impacts are minimal, if negligible too, so all of that 
[inaudible] impact on that too.  We did do the, we were also requested.  We did prepare the business plans 
for each of the uses, I think that it’s probably a good thing to and I know you’ve been requesting that on 
other applications too.  For not only Nonna’s but we have the information for Nonna’s, their hours of 
operation, maximum number of employees, what they’ll be doing but we also took the time to prepare that 
for the other two uses that are coming in which is the Pop’s Bakery, occupying the additional space and the 
Paulo’s Atelier, the hair salon that’s coming in as well.  So we were able to work with the owners, we just 
received the comments but we were able to work with the owners to get that information on each one of 
these, similar to what we did on 5 Guys.  So we completed those two aspects and then by way of and 
dealing with parking again, the additional demands that I think Mr. Johannessen was looking for was some 
of the backup as to how we prepared the basis for shared parking.  So we’ve restated in our response to that 
but it’s really the standard [inaudible] for shared parking, what with a second addition, we use that for 5 
Guys and we used that as a general resource for parking.  That’s actually in the report but I think it was 
kind of subtly put in there as a reference to that too but we’ll add that as well.  Again, the demand on the 
parking too, we’ve kind of clarified on a couple of the charts, he was looking for more details and hours of 
operation.  The one thing that I think would be difficult to do, I think if I’m understanding Mr. 
Johannessen’s comment, is to understand the peaks for all of these individual uses and the difficulty in 
doing that is that when you’re in a center like this with multiple uses, you’d basically have to stand at the 
door at each one of these to watch the people come in and out.  I think generally when look at centers like 
this, it’s really, hugs the peak look during those peak periods and it really relates more to parking, so 
hopefully the Board is okay with how we handled that because I don’t know that that additional detail will 
give you the information that we think is probably more important as to what’s the occupancy at least in 
peak time as a group and how much additional parking or surplus parking will be added on to that.  I think 
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those were the primary items, again, I think that they’re minor in nature, if I could characterize them and 
we’re hoping to move forward with these applications, we’d like to get these tenants in.  I think really the 
one, the key one is the Change of Use for Nonna’s Pizza and as I understand the hairdresser and the bakery 
both those, one requires a Change of Use and the other one doesn’t require anything other than a building 
permit, that has been issued on that. 
 
Mr. Miley stated that’s correct.  I’m not sure that you’re aware that Chairman Hertz already sighed the 
Administrative Change of Use for the hair salon. 
 
Mr. Ryan stated for the hair salon. So… 
 
Mr. Miley stated for this application it’s just going to be incorporated as part of your parking study. 
 
Mr. Ryan stated okay, so I guess in summary, we’re hoping that this Board sees fit to take action so we can 
take care of this.  And again, a lot of the changes in the center itself, they’re kind of waiting for some of 
these other things to come in, so not to disrupt the center multiple times with a lot of construction.  
Unrelated, they have the tenants in, they really have just the one tenant I think that allows them to move 
forward with all the other improvements that were proposed and agreed to by this Board. 
 
Vice Chair Bainlardi stated well that’s great news that you’ve got some positive activity here.  It’s good for 
the applicant and it’s good for the Village.  Before we take questions or comments I think from the Board 
members, Jan just take use through procedure, any overview here, how you see this moving forward and 
anything you want to add with respect to your review. 
 
Jan Johannessen stated yeah, we had some fairly minor comments.  Procedurally, [inaudible] variances 
needed, it’s an unlisted action under SEQRA, an uncoordinated review provided the applicant responds to 
the few comments that we have, I think that the Board, if they are so inclined, would be inclined to render a 
decision at the next meeting.  My comment about the peak demand is really a provision in the Zoning 
Ordinance regarding the joint use of parking spaces, really the Board is supposed to make findings that you 
comply to the joint use of parking space provision because of varying hours of operations, the various 
different uses.  There are some varying hours of operation but they’re not completely dissimilar, they 
provided all that.  So I would looking just for a little bit ammunition, if you will, if you could identify and it 
doesn’t need to be the exact hour but these handful of uses generally have a higher demand of use during 
the afternoon, and these restaurants have a higher demand in the evening.  Even though they’re still open at 
the same time, try to find a little bit more… 
 
Mr. Ryan stated for instance the bakery, tends to be more in the morning. 
 
Jan Johannessen stated right, so that was all, I think that the information that was provided certainly 
supports that there’s excess parking. 
 
Mr. Ryan stated again, some of that information was actually included in the business plan that you haven’t 
seen.  We have those we have the annotated responses that Mr. Johannessen had asked for too.  We can 
provide that to the Board tonight or submit it tomorrow morning, whatever the Board would like. 
 
Vice Chair Bainlardi stated Whitney, anything? 
 
Whitney Singleton stated yeah, just one thing to kind of expedite.  As Jan pointed out, he can have a 
resolution ready by the next meeting.  I just want to point out that he’s looking for additional information, if 
you want to have it on your next agenda, you have to waive the submission deadlines.  They’ve already got 
the material, I just want to make sure that everybody is clear on that. 
 
Vice Chair Bainlardi stated does anybody have any issue with that? 
 
Mr. Polese stated I don’t have issue with that. 
 
Vice Chair Bainlardi stated this seems pretty straight forward.  I thought the presentation was pretty 
complete.  Just a little bit of additional information and I think you’ll be ready for the next meeting.  Did 
we touch, we talked briefly during the work session about some of the site work, I believe that 5 Guys is 
currently in there on a Temporary C.O…. 
 
Mr. Miley stated correct. 
 
Vice Chair Bainlardi stated okay so that Temporary C of O will not become a permanent C.O. until the site 
work is completed? 
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Mr. Miley stated it’s not only site work, it’s also improvements to the entire complex, the towers, they had 
some signage.  If you’ll recall they extended the parapet with some of this creative aluminum cladding, if 
you will and some signage that would be attached to it in addition to the opposite tower, Jim, the center 
tower, right. 
 
Mr. Ryan stated right. 
 
Mr. Miley stated the center tower to match the 5 Guys tower.  So those are some of the improvements that 
still have not been completed. 
 
Mr. Ryan stated the trash enclosure doors, I’ve gone through that with Mindy Schmidt, the owners rep, so 
we’ve go through it in detail with her.  The word from her is that they’re still moving forward with that too 
and hope to get a lot of that stuff done before the end of the year. 
 
Vice Chair Bainlardi stated so something would in the resolution with an outside date. 
 
Jan Johannessen stated how would you like to tie that into the resolution? Do you want it to be completed 
prior to the issuance of any Certificate of Occupancy, final Certificate of Occupancy? 
 
Vice Chair Bainlardi stated I think the final Certificate of Occupancy.  I guess what we’re looking to just 
protect against is the situation where all the tenants get in there and then the work just languishes. 
 
Mr. Ryan stated as Mr. Miley said, we’re working with 5 Guys on the TCO because we can’t keep it that 
way. 
 
Mr. Miley sated at some point you’ll have to come back to the Board to request additional time. 
 
Mr. Ryan stated additional time or if ownership decides to change, then we have to come back to the 
Board. 
 
Whitney Singleton stated I have a suggestion. 
 
Vice Chairman Bainlardi stated sure. 
 
Whitney Singleton stated Jim had mentioned the fact that it’s possible that they will not be coming back 
with some items until next spring.  If those items are identified, the Building Inspector is only allowed to 
issue 2 Temporary CO’s, and they’re going to run out of time.  So if there’s going to be something that’s 
not going to be done before the years end, that should be identified to Jan, so that it can be specifically 
incorporated into a new resolution so that we don’t have a situation where 5 Guys or anyone else needs to 
be shut down. 
 
Vice Chair Bainlardi stated it won’t be too much longer, only the outside planting season, so if you have 
planting, it will have to wait. 
 
Mr. Ryan sated and I think that’s the only one that we’re wavering on might be the planting in the spring.  
But it depends on the materials available, what kind of material [inaudible] being able to maintain that, how 
the season goes, it’s been a really kind of an odd season weather wise.  So we’re hoping to get everything 
in, that’s the preferred situation but that’s the only one that we talked about, maybe that’s for the spring… 
 
Jan Johannessen stated that includes the building signage [inaudible]. 
 
Vice Chair Bainlardi stated okay, any other questions? Comments? 
 
Mr. Ryan stated so I’ll provide the information to Michelle tonight, if that’s okay. 
 
Vice Chair Bainlardi stated sure. 
 
Mr. Ryan stated we have it ready.  We appreciate the Board’s time. 
 
Vice Chair Bainlardi stated thank you.  Alright, we have one more matter on the agenda, it’s conceptual 
application 70 Woodland Street. 
 

3. Patrick Croke – 70 Woodland Street 
PB 2018-0364, SBL 80.49-1-14 
Site Plan 
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Mr. Patrick Croke of Patrick Croke Architect was present. 
 
Vice Chair Bainlardi stated good evening. 
 
Mr. Croke stated good evening. 
 
Vice Chair Bainlardi stated just please identify yourself for the record. 
 
Mr. Croke stated Patrick Croke, I’m the architect on the project. 
 
Vice Chair Bainlardi stated good to see you. 
 
Mr. Croke stated we’re here this evening to present a proposed addition and renovation of an existing two-
family house at 70 Woodland Road.  The existing house is a one story structure with two apartments in it, 
one in the front and one in the back.  What’s being proposed is to add a second story, still maintaining front 
and back apartments but each apartment will be two-stories.  The lot is nonconforming, there are some 
minor variances required for the building.  The existing building is beyond the setback in this corner and 
with the additions there will, we’ll be slightly over coverage and we also need a variance for expanding a 
noncomplying building. The main item which I think we’re here this evening to look at is the proposed 
parking area, which we are showing the in the front of the building.  The current building does not have any 
parking onsite, all parking is off-site, on the street. 
 
Mr. Bonforte stated Patrick, could you magnify that image please or whatever image you’re going to put 
up, that would help. 
 
Mr. Croke stated what we are proposing is a 4 car parking area in front of the house.  We’ve looked at 
multiple options or every option for other places to put the parking, let me just get this other… 
 
Mr. Bonforte stated if you could identify the front of the house please?  I mean, I see it but… 
 
Mr. Croke stated this is the house here, Woodland Street.  We’ve looked at options for parking, there’s 
barely enough room to get a car down the side of the house on the right side.  If you were to get to the back, 
there’s only one spot for a car here.  There’s an existing utility pole in this location.  So parking 
opportunities would be to stack cars along this edge which would require backing into the road.  Putting 4 
abreast on this edge, along the front yard here, which would reduce the development coverage required for 
4 cars but each would need to back onto the road, again not a safe option.  That’s why we’ve presented this 
option, where you come in a central driveway, 2 cars park on each side, there’s a 25 foot space between 
then where they can back out into and enter the road front first, rather than backing into the road.  I know 
there, this also puts us much further over on our coverage, it brings us to about 50% where 40% is allowed.  
We’re looking for an option to provide some off-street parking where nothing exists now.  It’s certainly not 
the perfect situation, the perfect solution but it is the only solution that seems to address most of the Code 
issues.  So we’re looking for some feedback. 
 
Mr. Bonforte stated where are the cars parking now? 
 
Mr. Croke stated on the street, there is no on-site parking. 
 
Mr. Bonforte stated oh, right in front of the home. 
 
Mr. Croke stated yes. And they can continue to do that if the Board feels that this option is not feasible. 
 
Jan Johannessen stated I’m not sure if Patrick pointed it out, another variance would be parking in the front 
yard.  Parking in this Zoning District is prohibited in the front yard. 
 
Mr. Croke stated yes. 
 
Jan Johannessen stated between the building and the street, so this itself requires a variances, in addition to 
the development coverage. 
 
Vice Chair Bainlardi stated can you talk, just going backwards for a second. Can you talk a little bit about, 
so the expansion up to the second floor, what will that, is that going to be additional bedrooms proposed? 
 
Mr. Croke stated yes. 
 
Vice Chair Bainlardi stated so take us through the details of that. 
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Mr. Croke stated so the existing layout, there’s a kitchen and one bedroom for the front apartment, the rear 
apartment has a kitchen, dining area, living room area and a bedroom in the rear.  What’s being proposed is 
maintain the kitchen and living room for the front apartment, keep a bedroom, keep the back part the way it 
is now and then on the second floor, there would be, the front apartment would become two bedrooms and 
the back apartment would have three bedrooms on the second floor. 
 
Mr. Bonforte stated on the prior graphic, Patrick, the front apartment has a kitchen. 
 
Mr. Croke stated yes. 
 
Mr. Bonforte stated can you just blow that diagram up, please. Okay.  
 
Mr. Croke stated we’re adding this stairwell here to get to the second floor for the front apartment and 
reconfiguring the stairwell in the back apartment to get to the second floor. 
 
Mr. Bonforte stated thank you. 
 
Jan Johannessen stated Patrick, what’s the net increase in bedrooms. 
 
Mr. Croke stated three.  We’re going to 2 bedrooms in the front and we’re going to 4 in the back.  So 3 
increase in the back, 1 increase in the front. 
 
Vice Chair Bainlardi stated now the parking requirement is based upon the number of families, it’s not 
based on…? 
 
Mr. Miley stated three family and more is based on that. 
 
Vice Chair Bainlardi stated alright, so then going back, if you could put up the parking again.  During the 
work session we talked briefly about the whole concept of just having parking in the front yard, the 
desirability or the lack of desirability of that.  And then weighing that or balancing that against the desire 
and the need of trying to get some parking off the street and providing some onsite parking.  Normally, if 
this were being built new, we would be requiring it under the Code.  As one member, I don’t have an issue 
with the idea of expanding the structure, if you can get the variances.  Currently,  you have a two-family 
house and it’s being served by parking in the street and you can continue to do that although you are adding 
bedrooms which may equate to additional cars, maybe not, depends on the makeup of the occupants.  My 
kneejerk reaction or not so much kneejerk reaction to this is, it’s not I think where we necessarily want to 
go.  There was some conversation during the work session about the makeup of the street generally, about 
some recent history about those who want parking in the street, those who don’t want the parking in the 
street and some back and forth, so I’m not sure exactly how the neighborhood will respond to all this.  Will 
this require a public hearing? 
 
Jan Johannessen stated only if, it’s not required… 
 
Whitney Singleton stated for the variance. 
 
Jan Johannessen stated for the variance, yes. 
 
Vice Chair Bainlardi stated for the variance. 
 
Jan Johannessen stated site plan. 
 
Mr. Bonforte stated could you just adjust diagram a little bit, Patrick?  Because as one Board member, I’ll 
say, I don’t particularly care for parking in the front, right in the front of the home, the four spaces or the 
two by two.  So on the side you stated that there really isn’t enough room on the side yard and then it will 
be a stacking issue, correct? 
 
Mr. Croke stated correct. 
 
Mr. Bonforte stated I know I’m going over… 
 
Mr. Croke stated it’s… 
 
Mr. Bonforte stated yeah, 18, I see 14… 
 
Mr. Croke stated 14 to the step on the side. 
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Mr. Bonforte stated yeah, so, let’s see. Typical garage is like 11, so typical car is 8… 
 
Mr. Croke stated a typical car is 7, a little less than 7 but still you need about 8 feet to comfortably move in 
and out. 
 
Ms. Pickard stated 12 is a standard drive. 
 
Vice Chair Bainlardi stated a standard driveway, how many feet Peter, would you say is the width of a 
standard driveway? 10-12 feet? 
 
Mr. Miley stated 10 foot to 12… 
 
Vice Chair Bainlardi stated I mean if this were, if this had a front loaded garage and a driveway going into 
that garage, which you’d need, then parking would be permitted in the driveway, and you’d have, you’d at 
least get one car or more, is that something that’s been considered? 
 
Mr. Croke stated there are some of those on the street, maybe down at the other end but most of the garage 
go to the back. 
 
Ms. Pickard stated I’m not that familiar with this neighborhood but elsewhere in the Village, you know 
having just a drive on the north side with stacked parking would be pretty common.  I’m a little, the pole is 
obviously problematic but I’m a little curious about your qualms of backing out into the street? 
 
Mr. Croke stated well of course Mr. Miley, is that allowed? 
 
Mr. Miley stated no, it’s not permitted. 
 
Ms. Pickard stated in that neighborhood? 
 
Mr. Croke stated for any driveway? 
 
Mr. Miley stated well if it’s existing its legally nonconforming or noncomplying rather.  But our design 
criteria today, today’s Code requires that you have a turn around on site. 
 
Vice Chair Bainlardi stated that turn around could be a simple hammerhead? 
 
Mr. Miley stated it could be a simple hammerhead, yeah.  They would just have to illustrate that it’s 
adequate to make that change in direction. 
 
Jan Johannessen stated you also can’t tandem park under the Code.  So while it happens all over the place, 
you couldn’t demonstrate four off-street parking spaces that are tandem parked. 
 
Mr. Miley stated right. 
 
Mr. Croke stated so if we look at this option plan, you can’t even come in and create a hammerhead on the 
back, barely, but you wouldn’t be able to park any other cars. Going all the way to the back for one car. 
 
Ms. Pickard stated I’d rather see [inaudible] to the back but the front yard parking… 
 
Vice Chair Bainlardi stated or if you put the driveway all the way to right, let’s say you did it as a gravel 
driveway and you did the hammerhead a little out towards the front of the property and landscaped in front 
of it. Then someone could pull in and they could back into the hammerhead and come back out the other 
way, that’s a possibility.  And I’d rather see something like that than what you’re showing across the entire 
front of the property. 
 
Mr. Croke stated that means we would still only have one car. 
 
Vice Chair Bainlardi stated well I guess one is better than none. 
 
Mr. Bonforte stated right. 
 
Vice Chair Bainlardi stated this is really a question of again balance… 
 
Mr. Croke stated no, understood. 
 
Vice Chair Bainlardi stated and you know what can be accomplished in a way that’s reasonable. 
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Ms. Pickard stated I mean, as one Board member, I am disinclined to have a hammerhead in the front back 
because just practically speaking is people tend to start parking there and then you’re going to start getting 
cars stacked in front of the house. 
 
Mr. Croke stated with tenants, they’ll park wherever they can. 
 
Ms. Pickard stated yeah. 
 
Mr. Polese stated has the applicant thought about going to a single instead of two apartments, going to one?  
Have they thought about the economics on that one? 
 
Mr. Croke stated that’s not [inaudible]. 
 
Mr. Polese stated okay. 
 
Mr. Bonforte stated so one other idea would be the driveway on the right hand side, with two allowed 
vehicles on property and then two in front.  To reduce the coverage in the front but if it’s… 
 
Mr. Croke stated I think any reduction of the development coverage in the front would be overwhelmed by 
additional coverage or development coverage going to the back. 
 
Mr. Bonforte stated yeah, yeah. 
 
Mr. Croke stated I mean ultimately, we’d end up with more coverage but the cars might be more hidden. 
 
Mr. Bonforte stated is there any other off-street parking alternative?  So for example, maybe there’s, I’m 
just thinking out loud, an open lot next door or two doors down or something… 
 
Mr. Croke stated there aren’t any open lots there but I haven’t looked but I don’t recall seeing any. 
 
Mr. Bonforte stated yeah because while we don’t want to prevent the applicant from not being able to make 
economic use of the property, at the same time… 
 
Mr. Croke stated I don’t think not having parking eliminates the opportunity to expand the building.  We’re 
looking to try to solve the problem and unfortunately, the solution is not a great one.  But is it better than 
parking on the street? 
 
Mr. Bonforte stated can you put up the picture please?  The actual photo, I know they were black and 
white. 
 
Mr. Croke stated I’ve got other photos. 
 
Mr. Bonforte stated that would be helpful.  
 
Mr. Croke stated I was hoping to scroll through. 
 
Mr. Bonforte stated that’s helpful, thank you. 
 
Mr. Croke stated that’s the neighbor. 
 
Mr. Bonforte stated yeah. 
 
Mr. Croke stated that’s one across the street. Down the side yard. It’s a tight lot, I think the original house 
was built in the ‘20’s in the front and then added on to in the ‘50’s. 
 
Mr. Miley stated Patrick, I’m not a Board member but did you consider and I’m just going to throw this out 
there, setting back a garage and maybe eliminating the front porch and creating two spaces.  Create a one 
car garage setback and one parking space in front. 
 
Mr. Croke stated well that’s the side porch, that’s how you get into the rear apartment. 
 
Mr. Miley stated that’s only entrance into the rear? 
 
Mr. Croke stated yes. 
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Mr. Miley stated it couldn’t be modified? 
 
Mr. Croke stated I guess I can modify it… 
 
Mr. Bonforte stated was that going to be a staircase in the future? 
 
Mr. Croke stated yes, that’s where we’re doing the staircase as well. 
 
Mr. Bonforte stated so, that’s… 
 
Mr. Miley stated yeah, he doesn’t want to modify. 
 
Mr. Croke stated that’s the setback line on the opposite side, so we could not move the staircase to this side. 
 
Mr. Bonforte stated well I’ll just state my opinion.  I’d like to go take a look, you know physically, I mean 
the pictures are great but I’m inclined not to vote in favor of spaces in the front and hopefully the on-street 
parking will be sufficient or continue to serve the property. 
 
Mr. Croke stated well we’re on the agenda for the Zoning Board next Thursday, I’m glad we were able to 
get in front of your Board this evening to get a little feedback.  I’m not sure how they will feel but probably 
not much different. 
 
Ms. Pickard stated if this were a commercial space, we would be asking for parking counts and all of this.  
I’m curious if it would be possible to get maybe photos throughout the day or the week of that street and 
how congested the street parking is, just to give us an idea. 
 
Mr. Croke stated the many times I’ve been on the street, I don’t think there’s been more than 4 cars on the 
entire street during the day.  I have not been there are night, so I don’t know if it’s more populated at 
night… 
 
Ms. Pickard stated I would assume it would be. 
 
Mr. Croke stated after work. 
 
Jan Johannessen stated the spots are taken at night but during the day it’s [inaudible]. 
 
Mr. Bonforte stated in the winter, what does the applicant do or the tenants do, you know when a snow 
condition cars have to be off the street.  So they just park them somewhere, right? 
 
Mr. Croke stated I’m not sure. 
 
Mr. Bonforte stated yeah, I mean… 
 
Vice Chair Bainlardi stated Peter, if no parking onsite were proposed and with the expansion of the 
nonconforming, that would not trigger the need for a variance for, because it’s a preexisting 
nonconforming…? 
 
Mr. Miley stated it’s a preexisting… 
 
Whitney Singleton stated say that again. 
 
Vice Chair Bainlardi stated I’m sorry, so if they don’t propose but they want to expand.  It’s a two family 
house but they’re just making it bigger. 
 
Whitney Singleton stated I know your question and I’m going to cut you off.  It’s required for any 
enlargement of the facility which requires them to be compliance with the parking regulations. 
 
Vice Chair Bainlardi stated so they would have to get a variance to eliminate… 
 
Whitney Singleton stated even though as Peter properly pointed out, it’s preexisting noncomplying with 
regard to that.  They’re enlarging and altering the building. 
 
Mr. Miley stated yeah. 
 
Vice Chair Bainlardi stated okay, so I guess… 
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Whitney Singleton stated and one of the things that we haven’t discussed is with regard to the dimensions, 
there’s a whole other chapter that covers driveways.  That parking, that driveway would be too wide for the 
regulations as well.  Residential driveways are to be no less than 10, no more than 20 feet long.  
 
Mr. Croke stated I believe we have 60. 
 
Jan Johannessen stated if they proposed no parking, that would I think eliminate the development coverage 
variance.  Right now it’s complaint. 
 
Vice Chair Bainlardi stated can you get a variance from the need from having to apply for a turn around on 
the… 
 
Whitney Singleton stated does it say 25 feet? 
 
Vice Chair Bainlardi stated to provide a turnaround. 
 
Mr. Miley stated they can seek a variance for anything under our Zoning Code, including parking. 
 
Mr. Croke stated that’s the space between the parking spaces is 25, the actual curb cut would be 16. 
 
Vice Chair Bainlardi stated okay. 
 
Whitney Singleton stated no, not the curb cut, the curb cut has a whole other measurement.  The area 
between the parking spaces is 25 feet, which would be your driveway. 
 
Mr. Croke stated oh okay, I’m sorry, I thought you were referring to the curb cut. 
 
Whitney Singleton stated that would require another variance, in addition to it’s location. 
 
Ms. Pickard stated if, and I think this is a question for Peter.  If that corner wasn’t in the setbacks and 
parking were not an issue, would there be an issues with this issue? 
 
Mr. Miley stated I’m sorry, with what condition? 
 
Ms. Pickard stated with adding the second floor and the stairs. 
 
Mr. Miley stated well they’re enlarging a noncomplying structure, noncomplying with respect to lot size 
and setback requirements for the front yard. 
 
Ms. Pickard stated yeah, that corner a little bit and then the lot size. 
 
Mr. Miley stated but the house lies in that area so just the enlargement alone requires a variance because it 
is noncomplying. 
 
Ms. Pickard stated I understand. 
 
Vice Chair Bainlardi stated at least based upon the house that we saw the picture of, directly across the 
street, there was the pull in garage… 
 
Mr. Miley stated there’s a tuck under, yeah. 
 
Vice Chair Bainlardi stated right, which no one is turning around in that driveway, so they’re either backing 
or backing out. 
 
Mr. Miley stated yeah, like anything the Code addresses… 
 
Jan Johannessen stated 90% of the houses on that street, there’s no turn around, whether there’s a garage 
there or not.  People are parked in the driveways and they back out onto the street. 
 
Mr. Bonforte stated there it is, yeah. 
 
Vice Chair Bainlardi stated and that’s in most neighborhoods throughout the entire Village. 
 
Whitney Singleton stated and Chairman, that’s also an option to get a variance less than what they’re 
asking for is to make provisions for backing out of the driveway variance. 
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Anthony Oliveri stated it says variances are being sought, maybe you know Peter’s idea of the garage on 
the right side, maybe if the stairs could be moved to the left side and you seek variances on setbacks for the 
sides, that might be a better option. 
 
Mr. Miley stated yeah. 
 
Anthony Oliveri stated try to squeeze a two car garage in on the right side, you get two cars in front with a 
back out driveway, that would be a better situation. 
 
Mr. Miley stated even a one car with a one car parked in the front. 
 
Mr. Croke stated just to clarify, there was no intention of building a garage.  If we can get a couple parking 
spaces on there, that’s… 
 
Anthony Oliveri stated there may not be an intention do that but it might be the only option, I don’t know. 
 
Mr. Croke stated well I’m not sure why a garage would… 
 
Anthony Oliveri stated you get two parking spaces with a garage. 
 
Mr. Miley stated one in front of the other. 
 
Anthony Oliveri stated and you get two in front, right. 
 
Vice Chair Bainlardi stated but even if they did it preferable to what I think they’re showing here, in my 
mind, is I’d rather see a driveway on one side of the house or the other, get the cars into the back of the 
driveway.  If they can get them side by side great, if not they’ve got to move them in and out.  At lease you 
have an opportunity for people to get a couple of cars off the street and they’re not in the front yard. 
 
Anthony Oliveri stated right. 
 
Vice Chair Bainlardi stated but you know, again this is, I’m sure there’s going to be a public hearing on 
whatever variances you need to go to, there’s going to be a fair share of opinion on this matter. 
 
Mr. Bonforte stated but that scenario at least gets it to let’s say, status quo with the neighborhood. 
 
Vice Chair Bainlardi stated yeah, I agree. 
 
Mr. Bonforte stated so it’s better than me saying, well my initial feeling is no parking in the front but that’s, 
so I kind of like that as somewhat of remedy, yeah that would be… 
 
Vice Chair Bainlardi stated I’m not sure that there’s a big difference between seeing the car parked right 
there in the street or seeing the car parked in the front yard.  But having said that, you’re not, you can keep 
the front yard landscaped and it’s not asphalt or whatever you’re going to put down there and you don’t 
have the cars sitting.  I think that’s something if at all, couldn’t be avoided, you’re trying to avoid. 
 
Jan Johannessen stated unfortunately, it looks like the utility pole is exactly where you’d want to put that 
driveway. 
 
Ms. Pickard stated yeah, there’s have to be a jog in it but… 
 
Vice Chair Bainlardi stated what’s the entrance on the left hand side there? On the left hand side of the 
building. 
 
Mr. Bonforte stated concrete walk. 
 
Mr. Croke stated it’s just a second entrance into the first apartment. 
 
Mr. Bonforte stated oh. 
 
Vice Chair Bainlardi stated and then so what’s the distance between the property line and the building, not 
the entrance but the building on that side. 
 
Mr. Miley stated it’s like 8 ½ feet, it’s right. 
 
Vice Chair Bainlardi stated what’s the 8 ½ feet to? 
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Mr. Bonforte stated well beyond, further out yeah, I see. Do you see what we’re saying? 
 
Mr. Croke stated 8 ½, so it might be 12, 11… 
 
Vice Chair Bainlardi stated can you get a driveway on that side? 
 
Mr. Miley stated but it narrows as you go towards the back. 
 
Mr. Croke stated yeah, it merges quickly. 
 
Mr. Bonforte stated but now you bring up the opportunity to maybe get 2 cars stacked or tandem on the left 
and maybe one on the right… 
 
Vice Chair Bainlardi stated no, because then you’re going to need multiple [inaudible]. 
 
Mr. Bonforte stated two driveway cuts, two cuts, yeah. 
 
Vice Chair Bainlardi stated I think you have to pick. 
 
Whitney Singleton stated they’re only allowed one. 
 
Vice Chair Bainlardi stated pick a side and you know… 
 
Mr. Bonforte stated at least try to get a couple cars off the street. 
 
Vice Chair Bainlardi stated what’s on that pole in the front there? 
 
Mr. Miley stated it looks like overhead wires. 
 
Mr. Croke stated all the utilities. 
 
Ms. Pickard stated electrical because there’s overhead wires there. 
 
Vice Chair Bainlardi stated but is it just the overhead for the… 
 
Ms. Pickard stated the two houses. 
 
Mr. Croke stated the two houses and it runs left and right down the street and it feeds the two houses. 
 
Vice Chair Bainlardi stated oh it’s got the… Can you go back to the photo? Where is that pole? 
 
Mr. Bonforte stated there was another photo that was better Patrick, of the lines coming off the pole. 
 
Mr. Croke stated it’s not there, that’s a tree. 
 
Mr. Bonforte stated there, that’s there. 
 
Whitney Singleton stated Patrick, do you have the power lines in a tree? 
 
Mr. Croke stated yeah. 
 
Mr. Bonforte stated that, there you go.  You can kind of see the property line there on the right, left side. 
 
Ms. Pickard stated I mean it’s only maybe 8 feet from the property line, you could squirrel around it. 
 
Mr. Bonforte stated it’s 4 feet 4 inches and another at least 2 or 3 feet. 
 
Mr. Croke stated I guess there’s, probably maybe get a driveway here and then stack a couple of cars and 
then the hammerhead.  But the hammerhead is still going to come out to this area to come back out. 
 
Vice Chair Bainlardi stated I think what we were thinking what if you can get a straight run into the 
driveway and then just do away with the hammerhead and get the variance to just be able to, you back into 
your driveway, you back out.  With the pole there, that’s going to make that maneuver a lot more difficult.  
I hate to have to move a pole 10 feet just but you might want to look at that, I mean it’s… 
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Mr. Croke stated right, it will either be here, I guess it could go down this end and straight in. 
 
Vice Chair Bainlardi stated alright, is there anything else you want us to look at, to consider? 
 
Mr. Croke stated I think this is the major thing that this Board in considering.  Zoning Board will consider 
the other options on this unless you’ve got any comments on those. 
 
Vice Chair Bainlardi stated so I mean, this is a conceptual application.  Do you want to take into 
consideration what you’ve heard here? 
 
Mr. Croke stated based on the conversation here, we can certainly come up with some options to bring to 
the Zoning Board next week and see how they feel. 
 
Vice Chair Bainlardi stated I think that’s the way to go… 
 
Mr. Bonforte stated I just have one more question on the construction of the second floor.  Is that going to 
require like a clearing out the first floor and re, you know total re-do of the… 
 
Mr. Croke stated no, it’s 2 x 6 joists that we will be sistering new joists to the existing and building up from 
there. 
 
Mr. Bonforte stated okay, thanks. 
 
Vice Chair Bainlardi stated anybody have anything else that…? 
 
Mr. Polese stated I do not. 
 
Vice Chair Bainlardi stated nope. 
 
Mr. Miley stated Chairman, if they’re already appearing before the Zoning Board, I don’t think they can 
present new options until they do so in an application.  I think the application before the Zoning Board is 
what you see today.  So Patrick, if you listen to comments and they want to modify, it’s going to modify 
your request for relief from the Zoning Board.  It may be less, it may be more, we don’t know. 
 
Whitney Singleton stated and just, if we’re trying to expedite and facilitate this and Patrick, I could 50% 
chance I could be wrong but my guess is that the Zoning Board is going to be reticent to render a 
determination without input from this Board.  So, you know as far as appearing before the Zoning Board, I 
would think they’re going to want to know what other options were presented to this Board and want to 
hear back from this Board as to its recommendations.  I just don’t know, Peter, Michelle and I are going to 
be at the meeting a week from tonight and they’re going to want to know what was presented to the 
Planning Board and where’s the recommendation from the Board and I don’t think they’re going to act 
without that. 
 
Mr. Croke stated understood, makes sense. 
 
Jan Johannessen stated you attend the ZBA meeting and have the same kind of discussions as Patrick said 
with us tonight and then come back to the Planning Board with a formal application, [inaudible] comments 
you heard tonight. 
 
Mr. Croke stated if the Zoning Board feels strongly against the parking in the front, I’m saying I could have 
those options… 
 
Mr. Miley stated oh okay, yeah. 
 
Mr. Croke stated which would be open for discussion obviously but they couldn’t vote on anything because 
it wasn’t formally presented to them but it may help the discussion move forward. 
 
Vice Chair Bainlardi stated obviously the applicant is free to choose what direction want to take but I think 
the feedback here, this is not going to happen, at best. 
 
Mr. Croke stated okay.  As I said in the beginning, we’re trying to answer as many of the Code issues as 
possible, it lead to a not that desirable solution.  If we can get away with answering less of the Code 
requirements we may be able to come up with a better solution. 
 
Vice Chair Bainlardi stated and Peter, just to confirm for myself, this is before the Planning Board because 
it’s a two-family house. 
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Mr. Miley stated correct, it’s required in the zone to do a site plan. 
 
Vice Chair Bainlardi stated okay, thank you. 
 
Mr. Croke stated thank you. 
 
Vice Chair Bainlardi stated okay, that was last item on the agenda.  We did receive some correspondence 
today that Board members have not had an opportunity to review.  It’s a letter, referral from the Village 
Board regarding the Zoning Text changes to accommodate Solar Legislation and it’s a letter dated 
September 10th, it was also sent at the same time to Westchester County Planning Commission.  We are not 
prepared, having just received this, not prepared to discuss it.  We just want to acknowledge that we 
received the letter, our understanding is that this matter is going to be heard at the Village Board next week. 
 
Whitney Singleton stated correct. 
 
Vice Chair Bainlardi stated so I think maybe we should wait for that to take place and then see if there’s 
going to be any changes to proposal and then have an opportunity to review it.  Alright, I think that’s it. 
 
Mr. Bonforte stated I’ll make a motion to adjourn. 
 
Ms. Pickard second the motion. 
 
Vice Chair Bainlardi asked for all in favor.  The motion carried by a vote of 4 to 0. 
 
The meeting adjourned at 8:30 p.m. 


