
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, August 8, 2017 at 8:16 pm in the Frank J. DiMicco Board Room, Village Hall, and 104 Main 

Street, Mount Kisco, New York. 

Members Present: Chairman Doug Hertz 
   Michael Bonforte 

William Polese  
John Hochstein (Alternate) 

 
Members Absent: Ralph Vigliotti 
   Enrico Mareschi 
   John Bainlardi 

Frank Viteritti (Alternate) 
 
Staff Present:  Anthony Oliveri, Village Engineer 
   Jan K. Johannessen, Village Planner 
   Peter J. Miley, Building Inspector 
 
Staff Absent:  Whitney Singleton, Village Attorney 
 
Chairman Hertz stated alright, this is the Mount Kisco Planning Board meeting of August 8th, this is the 
regular session, we’re supposed to start at 7:30, thank you for our forbearance everyone, we’re starting a 
little late so we can have a quorum.  Alright, first on the agenda are the minutes of July 11th, we do have a 
quorum for those minutes.  So, can I have a motion to approve and then we’ll have comments. 
 
Mr. Bonforte stated I’ll make the motion Chairman, to approve the minutes of July 11, 2017. 
 
Chairman Hertz stated do I have a second? 
 
Mr. Polese seconded the motion. 
 
Chairman Hertz stated alright, on the question, has everyone given their comments to Michelle?  Or 
does anyone have comments currently on those, on the minutes? 
 
Mr. Bonforte stated no comments, Chairman. 
 
Chairman Hertz stated in that case… 
 
UPON ROLL CALL VOTE: 
 
Mr. Bonforte  - aye 
Mr. Polese  - aye 
Mr. Hochstein - aye 
Chairman Hertz - aye 
 
The motion carried by a vote of 4 to 0. 
 
Chairman Hertz stated very good, moving on to the next matter at hand, we have a conceptual application, 
Mount Kisco Retirement Residence, 2 Morgan Drive, Planning Board number 2017-0344. Welcome and 
thank you for waiting. 
 

a. Mount Kisco Retirement Residence – 2 Morgan Drive 
PB2017-0344, 80.55-1-2.1/4 (SBL) 
Site Plan and Wetland Permit 

 
Mr. Mark Lowen of Hawthorn Development Group was present. 
 
Mr. Lowen stated I appreciate everyone sticking around so I don’t have to make the second trip out, 
although now that the 4th member has arrived, I feel a little underdressed but we’ll have to deal with that.  
My name is Mark Lowen, I am here on behalf of Hawthorn Development, Hawthorn Retirement, we’re 
looking at the site at 2 Morgan for a potential what you would call enriched senior use. If I can get that up 
on the screen, I’ll walk you through a power point and we can discuss it a little bit and then I can answer 
any questions, we will see where we can go from there.  I am assuming with the microphone to need me to 
stay put because I tend to be a wanderer. 
 
Chairman Hertz stated we would like you to… 
 
Mr. Lowen stated I’ll try to behave over here. 
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Chairman Hertz stated I think there’s a little bit of room on that mic, if you want to walk a little bit, just 
grab the mic out of its holder. We would like to capture your words. So while they’re working on the 
screen, is the computer timed out, is it live there. 
 
Mr. Lowen stated I’m good. Alright, what we’re proposing is, the best way to, first of all, let me give you a 
little background, Hawthorn Development is a family owned company, it has been for the last 30 years, its 
original iteration was Holiday Retirement, Holiday Development and now its Hawthorn, dad passed away 
about 6 or 8 years and the sons have moved forward under Hawthorn.  Hawthorn and Holiday have built 
about 400 independent living or what you call senior enriched facilities in the last 30 years throughout 
North America and the best way to talk about our proposed project is to talk about who our seniors are. Our 
average senior is in their early 80’s, they’re in good health, the important thing to highlight is that this is 
not a medical facility, this is a senior housing project, our residents aren’t received assisted living care.  We 
find that about 90% of our residents live within 10 miles of the site, most are single, probably one of the 
key points is that a majority of our residents do not drive, the tipping point since they’re not moving out of 
a medical need, is that they’re moving into it out of a lifestyle choice and we find that about 80% of our 
residents don’t bring cars with them.  They’re interested in new friends, and living with their 
contemporaries, and they seek this, like I said, out of a lifestyle choice rather than some sort of medical 
need.  The lifestyle we provide is three meals a day, seven days a week served restraint style in the central 
dining room, housekeeping, linen services, social, physical activities, volunteer opportunities, onsite 
management 24/7, so in the event one of our seniors has an issue, any time day or night, there are pull cords 
in their suites and I’ll talk about suites here in just a minute, in the bathroom as well as near the bed, a 
buzzer goes off and management can check on this and see if they’re okay, so it’s not an instant call to 9-1-
1.  If you compare our emergency 9-1-1 calls with like assisted living, we are substantially less.  We have a 
transportation van and this is part of the tipping point, a lot of our residents are moving in because it’s time 
to give up the car keys, speaking from personal experience, my mom is turning 90 at the end of the month 
and it’s about time to have that conversation.  So we provide a transportation van, they can schedule to go 
to doctor’s appointments, church, volunteer activities, shopping, wherever they want to go, we’ll get them 
there and that’s all part of their monthly rent, within the building, we’ll show you some pictures here, we 
have a Chapel, beauty salon, exercise room, game room, library, coffee lounge, movie theater, other rooms 
for gatherings, all kinds of amenities within the facility and all of this is and all utilizes, except their phone 
bill is part of their monthly payment. We’ve got a preliminary site plan, and actually this has been slightly 
revised, in fact we’ve got a new one I brought with me because instead of 101 or 104 parking spaces, we’ve 
got it up to 114 now.  This gives you a general idea, so our access would be off of Morgan Drive, we would 
front the building Morgan Drive and as close to Radio Circle as we could and there is that small leg that run 
back there that would be, at this point, pedestrian access out to the main drive here.  I’ve got this at the end 
of the power point, do you want to ask any specific questions, let me make sure I haven’t missed anything 
substantial.  It is a four story building, we’re looking at 142 suites in this case, I believe in this case and 
we’ll talk about suites a little bit, after we talk about the site plan.  What we try to do is we try to be near 
the heart of Town, so we can allow the seniors to stay active within the local community, we look for 
excellent access to services with no significant impact on traffic.  What we find especially during peak 
hours, our traffic numbers compared to anything else of similar density is substantially less because peak 
hour for us is breakfast and dinner time and trust me our residents don’t miss a meal.  So you’ll find we 
have very little peak hour, overall traffic impact is substantially less, we open our site to the surrounding 
community so far as we have it landscaped, open space, walking paths, seating areas, for the gardens for 
the residents in the local community, one of the things we’ll have to address is parking, I know your 
standards are higher than what we need, I have data to back it up, a lot of data to back it up, we look 
typically at .7 or .8 parking spaces per suite which is more than adequate for staff, residents, and guests.  
Here are some views, proposed views of the site, just to give you an idea of what we look like, let me back 
up just one for a second.  To give you an idea, the main entrance is this area right here and the main 
entrance is where the main core of the building is, I’ll show you some pictures of that in just a minute, the 
main entrance is in that area, this is an access point, what you’ll see when you come around the corner on 
Radio Circle, what you’ll see off of Morgan Drive, probably down towards the far end of the Post Office 
there, this would be the back of the building.  So what we do as far as building design, this is very 
residential in nature, we try to complement the surrounding neighborhood, the majority of our suites have 
balconies and patios, about 90 plus percent.  So we have a central hall/corridor where they access their 
individual suites and then they have outside patios, obviously on the first floor and then the upper floors 
have balconies.  About 30 percent of our interior space is open space activity area, amenities, we provide 
studio, one-bedroom, and two-bedroom versions and the reason we call them suites is because they do not 
have kitchens.  We provide them with what you call wet bar or half kitchens, so they get a counter top, a 
bar sink and a three-quarter refrigerator but there are no cooking facilities because again, all of the meals 
are included as part of the rent.  Here are some actual pictures of buildings that we’ve done, four-story 
versions just to give you a feeling of what we’re looking at. 
 
Chairman Hertz stated can you just, do you know where these are? 
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Mr. Lowen stated I believe this one is in North Carolina and this one is also North Carolina and then we’re 
looking at one in Beverly, Massachusetts. This is the inside, we’re talking about suites and amenities, and 
this is one of our big gathering areas on the main floor just off the main lobby.  We talked about suites, here 
are some pictures and some examples of suites, I’ve also got some layouts that identified where the half 
kitchen and sleeping areas are, we’ve got a studio and one bedroom here, again with patio or deck area 
typically our, that’s a sleeping area, then we move on to the two-bedroom and typically our corner units, 
sometimes they actually have two patios or decks based off of that with that half kitchen area and sleeping 
areas.  Here’s a central dining room and we also have a small dining room off the side if they want to have 
a family gathering.  Here’s the library, coffee lounge, which is something we’ve added to our design in the 
last four or five years, it’s extremely popular, big a hangout area.  Here’s the movie theater, the other major 
addition, we have facilities now that are running a matinee and an evening feature seven days a week, plus 
Super Bowl parties and on and on and on, very popular amenity that we have.  Key points, low impact on 
city services, low traffic generation, I want to say no negative impact on schools because the seniors get to 
remain in the area, so they can stay involved volunteering.  We do create jobs, we create about the 
equivalent, for all our staff, manager, we have a manager and co-manager that live onsite and then we have 
additional support staff for housekeeping, food service, probably the equivalent of about 24 full time 
positions, based on 7 days a week.  We create a park like setting, the big thing is and one of the terms used 
in the senior industry is “age in place”, we allow your seniors to stay in Mount Kisco, they don’t have to 
move somewhere else to this type of housing, this type of service.  Quiet, no wild parties, in fact it gets 
pretty quiet after about 8:30 at night and if you can find a better neighborhood watch, I don’t know where 
you’re going to find it.  Long term neighbor, Hawthorn and Holiday have building these last 30 years, 
every one of them is still operating as an independent living facility today, they don’t get converted into 
something else.  They’re built by Hawthorn, they are owned and operated by Hawthorn.  That’s what I’ve 
got for you this evening, I’d love any input, comments and you can just give me a unanimous endorsement 
and send me up to the Board of Trustees is fine with me, what can I tell you? 
 
Mr. Bonforte stated Mark, I’ll start it off with just a couple of factual questions and then I have one 
curiosity question. 
 
Mr. Lowen stated sure, okay. 
 
Mr. Bonforte stated you mentioned you’re 142 suites and you’re providing 101 parking spaces, you 
mentioned you’re upping that to 114? 
 
Mr. Lowen stated right. 
 
Mr. Bonforte stated is that a function of the number of suites and that could vary over time? 
 
Mr. Lowen stated we’re pretty well dialed in, we’re looking to fit 140 to 150 suites, a lot of it is based on 
how the property lays out, what the parking is like, that sort of thing, so I would say we’re within less than 
10, or a five variation on either side of that, parking is about the same, I mean one of the things that we 
found parking and I’ve got a lot of data to support about .6 to .7 ratio for parking for a type of use, if we 
over park it, then we end up with a lot more pervious area that we really don’t need and we’d much rather 
dedicate that space to open space, walking path, recreational area. 
 
Mr. Bonforte stated okay. 
 
Chairman Hertz stated I’ll let you… 
 
Mr. Bonforte stated and one curiosity question, do you find while there’s not cooking facilities in the suites, 
do you find that you get microwaves and those sort of independent stoves? 
 
Mr. Lowen stated a few we do but one of the things that Hawthorn learned a long time ago, they’ve been 
doing this for like I said, about 30 years not.  They’ve found that one of the best advertising they have is 
good food cooked on site, they actually have their own test kitchen, that I helped them with the design and 
permitting of up in Vancouver, Washington where their headquarters is.  So they make good food, from 
scratch, they don’t encourage any cooking, yes, you’ll get a few people with microwaves, that’s clearly the 
exception, not the rule.  A lot of them have coffee pots, they get up and make their own coffee in the 
morning, they’ll have some cool drinks and some snacks in the fridge but since they’re paying for their 
breakfast lunch and dinner, they’re down there eating their three squares a day. 
 
Mr. Bonforte stated thank you. 
 
Chairman Hertz stated other questions?  One question that I have, in terms of size and scale, does, is there a 
specific size that you look for to make cost effective? 
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Mr. Lowen stated we’re looking at typically 5 to 6 acres and like I said about 140 to 150 suites, either in a 
three story or a four-story version.  That’s the basic layout that they’ve developed over the last 30 years, 
they don’t want to go any bigger than that because they find that, and we can build beautiful buildings all 
day long and if it’s not managed properly, they’ve refined the management program where they have, like I 
said, two couples living on site, manager and co-manager that covers and takes care of that, they get much 
bigger than that, they really can’t handle it and if it gets too small it’s really not feasible.  So that number is 
ideal for them, one of the things that they are very, they emphasize very strongly within the management is 
part of what they do every day is one of those managers makes contact with every resident.  Now, typically 
the most successful way to do that is one of the managers is out there pouring coffee breakfast lunch and 
dinner, so that covers the majority of them and in the even someone doesn’t show up for a meal or two, 
they’re knocking on the door, checking on them.  And so one of the big issues is we can build it nice but 
the management is what’s critically important and Hawthorn does a beautiful job of that. 
 
Chairman Hertz stated let me go through a couple things here that we have in regards to this.  There’s a 
memorandum that I believe you probably received from Peter Miley, Building Inspector, very straight 
forward, basically it just identifies that the property is located within the Research and Development, which 
is the RD zoning district and the proposed use is not a permitted use in the RD zoning district.  So that is 
the primary reason you’re before us tonight is a referral from the Village Board and I want to share, so 
we’ve entertained a number of applications for this site and for the adjoining site, I believe Maplewood 
Senior Living was either the applicant prior or two applicant’s prior on this site and they had gone through 
a very similar thing, so I’d like to read, so we were asked by the Village Board in 2014 to make a 
recommendation on a somewhat similar application, so I’d like to read that into the record or the pertinent 
parts of that.  August 26, 2014 meeting, this was addressed to the Village Board by the way, “The Planning 
Board reviewed the above referenced proposed zoning changes pursuant to Village Code and please let this 
letter serve as the Planning Board’s official report on the proposed amendment to permit senior housing 
within the RD district for sites with a minimum gross lot area 5 acres”, so that would cover this site we’re 
talking about.  “The Planning Board uniformly concurred that the proposed modifications are generally 
positive, consistent with the aims and principals embodied in the Village Code and Master Plan and would 
have a positive net result for the residents and occupants of the Village.  Over the past few years the 
Planning Board has witnessed a significant down turn…” and again this is 2014, “in the demand for office 
and manufacturing uses, sites are either remaining undeveloped or office space is unrented, applications 
within the RD district and office districts have generally have been nominal.  Conversely there exists a 
growing demand for medical office space, housing opportunities that are not met by traditional single-
family, condominium, or cooperative housing units.  From a fiscal perspective, the proposed change would 
allow for an increased tax base without necessarily draining municipal and school services.  Of equal 
importance, the uses would provide employment opportunities, patronage to the local businesses and 
professional services that would be a nice complement to the community.  Located centrally managed 
senior hours and we also reference assisted living, within an office park seems to be a compatible use in 
that traffic will be less impactful and certainly off peak with a balance of the uses within the RD district.  
This is precisely what has been proposed within some of our surrounding communities, including most 
recently the new assisted living facility in Armonk’s business park.  The Planning Board believes that 
between the implementation of appropriate development regulations, a substantial minimum lot size and a 
requirement for a special use permit, the Planning Board would be equipped with the necessary planning 
tools to ensure that any resulting development will be appropriately scaled, compatible with the 
surroundings and well planned.  Despite its generally positive comments regarding the concept of assisted 
living within the RD, the Planning Board did wish to share some constructive comments regarding the 
proposed development regulations”, again these are development regulations that were proposed in 2014 
but may be considered currently, “noted that with limited exception, the petition seeks to impose more 
restrictive requirements than the existing RD zoning provisions, building coverage, development coverage, 
minimum lot size, minimum lot width and depth.  There is no reason that the building setbacks and buffer 
should be anything less than what is otherwise required by the underlying RD regulations, this aspect 
should be amended.” And again, this is on the proposed regulations that were being proposed back in 2014, 
“addition the Board should have the applicant’s address their proposed scope of specially permitted senior 
uses, the Planning Board understands that the petition seeks to permit assisted living or senior enriched 
housing.  The applicant should fully apprise the Village of the complete scope of that use”, et cetera, et 
cetera, et cetera, finally with regards to parking, “the proposed off-street parking requirement of .75 spaces 
per unit may seem ample for most senior uses, however the Board may wish consider allowing this 
determination to be made by the Planning Board on a case by case basis as the spectrum of senior uses can 
generate significantly different parking demands.” So this is the letter that forwarded to the Village Board, 
its dated September 30, 2014, when they were considering a comparable senior living facility and I believe 
the same site, but certainly within the RD district.  From this member’s perspective, many of the comments 
in this memo from three years ago, seem to echo true today in terms of use within the Village, vacancies, 
the generally complementary nature of the traffic flows, how they would impact locally so I for one 
generally, about really wanting, getting into this anything more than we have already, generally consider 
this type of use to be one that I believe would be very beneficial to have any text change, you’re going to 
need a zoning amendment or zoning change, that we should make a recommendation to the Village Board, 
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generally in a positive nature for this and I don’t know if, I don’t believe, Mike you might have been here at 
this time, I don’t know if you were or were not on the Board at that time it was being considered but I just 
wanted to share with our newer members what we had considered back then.  If I remember correctly, at 
this site, we’ve considered sports facility, an office building, a senior facility, and now another senior 
facility and none of them built, obviously.  One of the things that I’m sure you’re aware of but I need to 
mention is the past nature of the soils on this so, you’ve done your due diligence. 
 
Mr. Lowen stated we have seen what has been done and we’re doing our own due diligence even as we 
speak, we are painfully aware. 
 
Chairman Hertz stated so there has been more than one study done on what the contamination is on the site 
and we’ve had numerous engineers present multiple recommendations as to whether to encapsulate or 
whether to remove.  Do you know off hand based on your preliminary work, what your plan would be? 
 
Mr. Lowen stated we are still in the process of looking at it, this is not the first time we’ve dealt with a site 
that has challenging soil.  What we’re probably looking at is a combination of both, so far as encapsulating 
certain areas and removing some, I understand there’s still some pools or holding tanks, whatever there is 
still on-site, our initial thought is to remove those entirely and beyond that we still need to work very 
closely with our environmental consultants and engineers.  We understand that that is going to be, in fact 
we’ve actually budgeted additional time and obviously addition funds to deal with that as part of this 
overall project.  The next time I come to a meeting, I’ll be glad to bring my civil engineer and he can talk 
for a long time on it, I’m on the edge on that but are fully aware of that and we are clearly looking at the 
best options on how to handle that, obviously for the protection of our staff and for our residents, as well as 
the entire community.  We are painfully aware of the situation and are prepared to moved forward 
cautiously on that. 
 
Chairman Hertz stated so and from this Board’s perspective the one thing that’s going to be critical to any 
use there that’s, where people are going to be spending significant amounts of time is to make sure that the 
site is safe. 
 
Mr. Lowen stated absolutely, obviously if we don’t have it properly dealt with and safe, it’s a liability for 
us.  Can I just make a quick comment based on what you read? 
 
Chairman Hertz stated yes. 
 
Mr. Lowen stated and I think you’re talking about the proposed Maplewood text amendment, is that 
correct? 
 
Chairman Hertz stated this is, yeah the Maplewood test amendment, 2014. 
 
Mr. Lowen stated I’ve seen a copy and reviewed it and compared it with our site and since it does include 
the senior enriched as one of the potential uses and it does address the parking at what, about .75, right now 
our ratio is about .8, really the only thing that we would be tweaking with is we’re proposing about a 48 
foot building height versus a 45, so that would be the only real change above and beyond Maplewood that 
we’re going to have to do, {inaudible], as far as looking at assuming that that sort of amendment, text 
amendment were adopted that we could work with.  We tried to do our homework on that, we recently can 
at this point in time, obviously we want to get past comp plan review before we get into anything deep but 
we want to get this in front of you guys and get feedback. 
 
Chairman Hertz stated I appreciate that.  So one of the challenges as you’re probably aware is the Village is 
at the very beginning of entering into a Comprehensive Plan review cycle which will be a, I don’t believe 
that they’ve chosen, I know that they’ve gone out to big, they’ve been reviewing applicants but I don’t 
think they’ve chosen their, I don’t know but its soon to start.  But as you’re aware, those cycles are long… 
 
Mr. Lowen stated they take some time. 
 
Chairman Hertz stated they take some time, and likely a year and half to two years would not surprise any 
of us.  While generally speaking, I would not you know, the Planning Board would be loath to make any 
recommendations as to zoning changes, while that process is happening, this is something that we have 
looked at over, more than once in the past and this is a recommendation from three years ago already, so 
given that perspective, I think it’s more favorable to your current situation in that we have already reviewed 
this generically, not your application but the idea of a very similar style application and made a positive 
recommendation and I for one don’t see that the circumstances have changed in any significant way to 
really make, to change that recommendation, certainly nothing within the economic spectrum, nothing 
about current rentals and vacancies throughout the Village and then in that the radio circle RD District 
would suggest that those findings from 2014 are no longer valid. 
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Jan Johannessen stated Mr. Chairman, I just wanted to clarify that the applicant has not petitioned the 
Village Board yet for a zoning text amendment.  I don’t believe you’ve been before the Village Board at 
all, I think this their first step, a conceptual application. 
 
Chairman Hertz stated but I understand there was a discussion with the Village Board and the applicant was 
asked to come here first. 
 
Mr. Lowen stated there was inquiry but there was no.. 
 
Chairman Hertz stated there was an inquiry. 
 
Jan Johannessen stated there was not a meeting with the Village Board. 
 
Mr. Lowen stated no meetings at all. 
 
Jan Johannessen stated so I don’t believe the Village Board has entertained this or requested 
recommendations on this particular application. 
 
Chairman hertz stated understood, so, but nevertheless they are before us and to be able to move forward I 
don’t believe that they’re going to be able to put in a formal application until we have some suggestion that 
the Village Board, that the Village Board will entertain at least their application of the zoning text change. 
 
Mr. Lowen stated one of the things that’s floating out there at this time, we had some brief contacts with 
attorneys, [inaudible] Charlie… 
 
Chairman Hertz stated Martabano. 
 
Mr. Lowen stated Martabano, I have too many people in my head right now and one of the things that we 
have asked him to look at is doing a substitution of us for Maplewood, on the current pending and basically 
the minor change of the building height from 45 to 48 and see if that would be acceptable and move 
forward with that.  I don’t know all the process, I am not a land use attorney, you guys have the expertise in 
that, that’s one of the options that we’re investigating even as we speak. 
 
Chairman Hertz stated and I understand that that application before the Village Board was never acted on, 
so it’s an open application… 
 
Mr. Lowen stated right, it’s still pending at this point. 
 
Chairman Hertz stated it’s a pending application before the Village Board. 
 
Mr. Lowen stated correct. 
 
Chairman Hertz stated okay, understood. 
 
Mr. Lowen stated and that’s the first avenue that we’re going to explore. 
 
Chairman Hertz stated let’s just walk backwards a moment and talk about specifics.  So normally, on a 
conceptual application we would dig into the specifics of the application and right now what we’re 
focusing on is sort of the conceptual, should this type of use, is that appropriate for the site?  I’ll give you 
some brief and I don’t want to get in too deep because here’s a lot that has to happen between now and 
then.  I’ll make, I’ll give you some comments that we made to prior applicants, regarding this site.  Would 
you mind putting up the site plan? 
 
Mr. Lowen stated as a matter of fact, I always put one at the end because there’s always questions. There 
we go. 
 
Chairman Hertz stated so just to orient everyone, right at the bottom where we see Radio Circle Road that 
comes down, that heads down right to the intersection of Lexington.  The building that’s just ghosted out 
right above Kisco Retirement, right about the title area, is that long, I think it’s a white building, it’s a one 
story or one and a half story, housing multiple offices and various uses.  The, what had been identified in 
the past is that there’s some nice and fairly significant stands of pine and other trees that exist right along 
that border between the two properties, the lower border, we’re not oriented north south there.  So one of 
the things that we had asked some of the prior applicants was to see what they could do in terms of 
maintaining some of that buffer space, some of those mature trees, there is a nice pine stand in there, so 
that’s certainly something we’d like you to look at.  For the rest of the Board, so if you look at the areas on 
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the upper part of the site plan, there are three areas that are listed as either detention basins, other things, 
those are roughly in the position, this used to be a New York City… 
 
Mr. Lowen stated water treatment plant. 
 
Chairman Hertz stated water treatment plant, so it has detention basins, it has all sorts of stuff and there are 
contaminates both on this site and the site directly to the north on Morgan Drive because it crosses both 
borders.  So there are contaminates on site, based on that.  What we’ve seen in prior applications and this 
application is somewhat similar, is an attempt not to disturb some of those areas, to keep those in use, so 
you know if the building seems a little bit pushed toward that border that I assume that that’s… 
 
Mr. Lowen stated exactly, that’s very intentional. 
 
Chairman Hertz stated that’s what we’ve seen in the past as well, so this area existing bio-swales and 
wetland area, that’s kind of nice but yes, so there’s also, you have a fire lane behind and again with, I just 
ask you look at that area to see if because I know if it’s a fire lane you’re going to want to keep that 
relatively clear, we probably want to see as much vegetation from behind because there’s not much on the 
property below that. 
 
Mr. Lowen stated we call that westerly lot line, on the top of that map? 
 
Chairman Hertz stated it’s on the bottom of the map. 
 
Mr. Lowen stated okay, so we’re talking about heavy vegetation between us and the one story that’s kind of 
just above us. 
 
Chairman Hertz stated and that exists now, so we would ask you, I for one and I know Mr. Vigliotti, who is 
not here tonight, would probably echo that sentiment. 
 
Mr. Lowen stated understood, keep in mind that this preliminary. 
 
Chairman Hertz stated absolutely. 
 
Mr. Lowen stated that’s what I’m looking for, so. 
 
Chairman Hertz stated and those will also, trees and other things in that area will buffer the affect as you 
drive into the area because I think you want your presentation largely from the front and not so much from 
the side or from the back as you approach.  Other than that, you know I think at least you know, for this 
member, I think the use is a good one, you know we’ve seen senior enriched housing or applications and 
implementations around the Village, certainly this site would seem to be a logical one and my guess is you 
know, come the Comprehensive Plan review, we will probably you know, get much more data and much 
more input from the public but I doubt you want to wait two years or two plus years until that’s concluded, 
so again I think you know we did review this in 2014, come up with a  set of recommendations, so I see no 
reason why, at least from my perspective that we have any reason to change those general 
recommendations.  Questions from staff with regards to, there is currently, it’s not allowed by the zoning… 
 
Anthony Oliveri stated the only thing I would just point out just so they’re aware that you would need New 
York City DEP permitting as well, there’s a stream along the northern property line which would really 
require that wetland buffer you’re indicating for, but I don’t think there’s an actual wetland.  Something 
that you should look into is the DEP requirements as well. 
 
Mr. Lowen stated I believe our civil engineer is but I will double check on that. 
 
Chairman Hertz stated and you may also want to, certainly if you are looking into the Maplewood 
application, I know that there was a fair amount of work that was done, everything from the contamination 
engineering… 
 
Mr. Lowen stated we have that information. 
 
Chairman Hertz stated okay, you have all that information.  I don’t remember if there were parking or 
traffic studies done at that time, I don’t believe we got into that. 
 
Mr. Lowen stated I would have to check with my team. 
 
Chairman Hertz stated but certainly you’re probably in a very good position, having a great deal of other 
facilities to provide actual data. 
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Mr. Lowen stated we have a ton of parking data and I can, so far as traffic study, we’re glad to provide a 
new traffic study or letter of support, what is necessary.  That’s part of the process, we totally understand. 
 
Chairman Hertz stated so questions or comments?  Anything that we can add to this?  My guess is and I’ll 
have to ask, defer to Jan… 
 
Jan Johannessen stated process wise, I would recommend holding on issuing your formal recommendations 
until there is a formal petition or amended petition made by the applicant and the Village Board requests 
your recommendations but I think it’s, obviously the Board has reread the prior recommendations, I think 
the applicant has a sense of where you’re at with it but hold off on sending anything formal until the 
Village Board entertain it. 
 
Chairman Hertz stated okay.  Any concerns or any thoughts as they further develop their site plan and plans 
for the, anything about scale or scope or, I’ll make a general comment which is height will be something 
that’s going to be looked at, overall scale of the building… 
 
Mr. Lowen stated I appreciate that. 
 
Chairman Hertz stated it will be you know, it will be visible as, my guess is at that height, as you enter, as 
you turn the corner from Lexington onto Radio Circle, it will be seen above… 
 
Mr. Lowen stated you’ll probably see the roof line, yeah, I have to check the topography on it.  We are set 
down in there some but you’ll probably see the roof, correct. 
 
Chairman Hertz stated so I would look at that, it looks like it’s broken up on the back, some of the other 
applications that we’ve seen, the one that Mr. Veneziano represented or is representing, certainly had, were 
able to break up there some of the long expanses by having… 
 
Mr. Lowen stated agreed, so we don’t want to build monoliths, we want to break things up, so far as the 
actual roof lines and the face of the building as well as changing materials and extras and that sort of stuff. 
 
Chairman Hertz stated but I think overall this excellent, I would pay some particular attention to how its 
going to be as you approach from the rest of the Village which will be, you know the corner of Lexington 
and Radio Circle, as you enter from there.  You know, what the sight lines are going to look at and how any 
of the massing can be broken up or mitigated by maintain some of those tall stands of trees.  But I have no 
other substantive comments for you at this time.  Members of the Board, this would be, this is it… 
 
Jan Johannessen stated what is the overall building length? 
 
Mr. Lowen stated I do not have an answer for you, I’m not the architect. 
 
Mr. Bonforte stated I saw this here, 400 feet. 
 
Mr. Lowen stated I can get that back to you. 
 
Chairman Hertz stated and so are you attempting to fit your overall development coverage, all the various 
zoning computations into the Maplewood site plan, building height… 
 
Mr. Lowen stated like I said with the exception of three more feet of building height, we fit. 
 
Chairman Hertz stated you fit, you comply with all that, okay. 
 
Mr. Lowen stated I had our design team take a look at the proposed amendment and they came back with 
that response.  As long as, the things we had to look at carefully was building height and the parking that 
they provide and now that we’re up to 114, we’re actually at .7 or .8 parking ratio, so that works very well 
for us that way we’re not over parked but we’re adequately parked.  And obviously the amendment that 
allows for the enriched senior housing, [inaudible] makes this fit, it’s not a long checklist for a change. 
 
Chairman Hertz stated very well, so I will take the Village Planner’s advice that we not make a formal 
recommendation tonight.  It sounds like your next step is to make an application to the Village Board. 
 
Mr. Lowen stated we shall. 
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Chairman Hertz stated they will make a, I assume they will make a formal referral to us, at which point we 
can reaffirm our 2014 recommendations with any changes we want to include present day.  Thank you very 
much. 
 
Mr. Lowen stated thank you for sticking it out tonight guys, I really appreciate it. 
 
Chairman Hertz stated I’m glad we got here and you didn’t have to return another night.  What else is on 
our, we have a letter, we have nothing else on discussion, on correspondence, we have a letter from a 
neighbor, dated July 31st.  With comment on the 205 Lexington Avenue application, voicing concerns 
specifically about the ability to use Maplewood Drive and various correspondence with the Village 
Highway department, so Jan, where do we sit with that application? We’re waiting, they came in 
conceptually, we’re waiting for them to come back with…? 
 
Jan Johannessen stated they came into the Planning Board conceptually, they, I think the next week, met 
with myself and Peter, I think they took the Planning Board’s comments to heart and were revamping their 
plan and also looking at option of potentially, including the redevelopment of the site. 
 
Mr. Miley stated new [inaudible] users, utilizing some of the old stuff. 
 
Jan Johannessen stated it sounded like the recommendation from the Board was to use more of the 
Maplewood [Drive] and he was going to go that route. 
 
Chairman Hertz stated so Michelle, when, assuming that 205 Lexington comes back as a formal 
application, let’s make sure that this letter from Joanne Pasquale Fichtel and Patricia Pasquale is, goes back 
on that agenda when it comes in formally, let’s make sure that those comments stay with that. 
 
The Secretary stated okay. 
 
Chairman Hertz stated and hopefully we can, and even if that doesn’t come by, they have some issues with 
the current visibility of Maplewood, so what I’d like to do is forward this letter to the Village Manager just 
to make him aware of their current concerns regarding winter access, plowing, parking, some missing 
signage, et cetera. 
 
The Secretary stated yes, sir. 
 
Chairman Hertz stated thank you very much.  Alright, that is the end of our agenda.  Anyone on the Board 
have anything… 
 
Mr. Bonforte stated Chairman, there was one more, Michelle, wasn’t there one additional letter regarding 
the same property that you sent us by email. 
 
The Secretary stated no, I received two emails one from a Board member and one for 195 North Bedford 
Road. 
 
Mr. Bonforte stated thank you for clarifying, so Chairman, it has nothing to do with this particular 
application. 
 
Chairman Hertz stated and we did have comment also regarding a letter, an e-mail that was sent to the 
Village Board subsequently referred to us regarding Starbucks and the comment on drive-thru’s, when and 
if that gets referred back to this Board.  We’d certainly like to make sure that that comment is also placed 
on, copied on the agenda. Alright, if there’s nothing else… 
 
Mr. Bonforte stated motion to close, Chairman, the meeting for the night. 
 
Chairman Hertz asked for all in favor.  The motion carried by a vote of 4 to 0. 
 
The meeting adjourned at 9:06 p.m. 


