
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, November 13, 2018 at 7:56 pm in the Frank J. DiMicco Board Room, Village Hall, 104 Main 

Street, Mount Kisco, New York 
 
Members Present: Doug Hertz, Chairman 

John Bainlardi, Vice Chairman 
   Michael Bonforte 

Ralph Vigliotti 
Enrico Mareschi 

   William Polese 
   John Hochstein 
 
Members Absent: Crystal Pickard (Alternate) 
 
Staff Present:  Anthony Oliveri, Village Engineer 
   Whitney Singleton, Village Attorney 
 
Staff Absent:  Jan K. Johannessen, Village Planner 

Peter J. Miley, Building Inspector 
 
Chairman Hertz stated alright, thank you all very much for coming, this is the Mount Kisco Planning Board 
for Tuesday, November 13th.  I apologize to our broadcast audience that we’re starting late, we had a long 
work session.  So this is our regular session and I’m calling it to order.  The first item on our agenda are the 
minutes from July 24, 2018, we do have a quorum for those minutes.  Are there any questions on the 
minutes?  Anyone need to make any last minute changes? Alright, then I’d like someone to make a motion 
to approve the minutes of July 24th. 
 
Mr. Bonforte stated I’ll make the motion, chairman, to approve the minutes of July 24th. 
 
Chairman Hertz sated thank you, is there a second? 
 
Mr. Polese stated I will second that. 
 
Chairman Hertz stated thank you.  Michelle… 
 
UPON ROLL CALL VOTE: 
 
Mr. Bonforte   - aye 
Mr. Polese   - aye 
Mr. Bainlardi   - aye 
Mr. Vigliotti   - aye 
Mr. Mareschi   - aye 
Mr. Hochstein  - aye 
Chairman Hertz  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Chairman Hertz stated alright, the next item on the agenda is a continuation of the public hearing for HVA 
Realty, LLC which is 271 North Bedford Road, the Volvo and Lincoln dealer. So this is a public hearing, if 
anyone wishes to speak, there’s a signup sheet at the front, please just put your name down and you will be 
heard.  I’ll you guys get setup and then I’ll let you give us a brief introduction. 
 

A. 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. Charles Utschig and Mr. Eric Kingsbury of Langan Engineering; Mr. Tom Kriz of the Premier 
Collection;  Mr. Zach Mintz of Zarin & Steinmetz were present. 
 
Mr. Utschig stated good evening Mr. Chairman and members of the Board, for the record my name is 
Charles Utschig with the firm of Langan Engineering.  As the Chairman said, this is a public hearing, I 
think we’ve been here a couple months in a row.  This is a minor expansion and renovation of an existing 
facility at 271 North Bedford Road.  We really just got a modest extension of the building, somewhere 
between four and five thousand square feet and primarily have interior renovation.  We are making 
improvements to the front of the building as it relates to North Bedford Road, at the urging of your Staff 
and this Board, we’ve added some landscaping, we’ve modified the traffic circulation and we’ve spent 
quite a bit of time working through those details.  It is kind of a congested area but I think at the end of the 
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day we’ve come up with a pretty good solution to make sure that traffic can get in and out of this facility 
pretty safely.  We’ve been working with your Staff to try and address their comments, it looks like we’re 
down to a minor few relating to some type of landscaping, the other is a note on the zoning table.  And I 
also understand there’s a concern about the parking spaces in the easement that we have to work through.  
We have been working on that, we probably have a half a dozen sketches that we’ve worked with your 
Staff and trying to get to a place where everyone is comfortable.  Our last go around, there were some 
concerns about how the drive aisle kind of looked, so we do have an idea where we can potentially flip flop 
those and make it a more straight through drive aisle that will allow for a more conventional kind of two-
way traffic.  I don’t know that it will be perfect but it will be much better than the current kind of 
configuration that we’re showing so, in short order we think we can come in and present that, hopefully as 
part of the 269 application, which is kind of, seems like it’s been attached to but doesn’t really want to be 
attached to the 271.  We’d really, we’ve got some dealerships that are very anxious for this to move 
forward, we’ve been working hard to get through this Board. We’re hoping that we can find a way that the 
Board would see clear to move 271 forward, knowing that we worked out the easement parking and let 269 
kind of catch up. After that, we’ve got a few more comments from your staff who actually saw out 
submission for the first time this month, there’s some issues with interior architectural definition of the 
space, we have a survey to get.  So there’s a longer time frame for us to do those things and again we do 
have some potential tenants in 271 that are not getting pretty anxious about trying to get into the space and 
use getting the renovations done so they do that. 
 
Chairman Hertz stated I appreciate that.  So before we address some of those comments, is there anyone 
from the public who wants to speak at this public hearing?  Alright, so seeing none, I’ll open it up to Board 
members and just before I do that let me just address your comments.  So in the work session what, while 
we appreciate that this application is virtually right to move forward, it seems counterintuitive because you 
share this easement between 269 and 271, to not memorialize what’s actually going to happen there on both 
site plans.  Because right now as it’s been pointed out, the site plans for record show conflicting uses of 
those space or that shared space and actual usage of the space matches neither of those existing site plans.  
So because of that interesting situation, we think it behooves you or would make the most sense that we get 
an approved parking or a parking plan for the easement that can be memorialized on both site plans. That 
makes sense, I think we’re very, very close and then I believe what our intent is, assuming that you can 
submit that shortly, work with staff to work something out and that this Board approves that, that we see 
that at the next meeting and then subsequent to that we can put that on for approval.  I don’t think we would 
hold up 271’s approval for 269.  We know that other things have to happen but at least for 269 and 271, if 
we could get agreement on how the easement is going to be used and then that’s going to get locked for 269 
as it moves forward, obviously. Then 269 can progress at it’s own pace dealing with it’s own issues. 
 
Mr. Utschig stated that sounds like a reasonable approach. If we could ask, if there may be some relief 
under submission requirement that kind of circulate back on to an agenda, if we can work that out quickly. 
 
Chairman Hertz stated and we did discuss that at the work session and your counsel has been apprised.  So 
we will be, we will make accommodations, just try to get them in yesterday. 
 
Mr. Utschig stated understand, thank you. 
 
Chairman Hertz stated thank you very much.  Alright, so let’s move on, that’s 271, let’s move on now to, 
actually let’s close this public hearing.  So I think I need a motion to close the public hearing. 
 
Mr. Bainlardi stated I make a motion that we close the public hearing for 271-283 North Bedford Road. 
 
Mr. Bonforte stated I’ll second that. 
 
Chairman Hertz stated thank you.  Michelle? 
 
UPON ROLL CALL VOTE: 
 
Mr. Bainlardi  - aye 
Mr. Bonforte  - aye 
Mr. Vigliotti  - aye 
Mr. Mareschi  - aye 
Mr. Hochstein - aye 
Mr. Polese  - aye 
Chairman Hertz - aye 
 
The motion carried by a vote of 7 to 0. 
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Chairman Hertz stated so we’ll close this, this public hearing is close for 271 North Bedford Road and now 
we’ll move on to a formal application for 269 North Bedford Road.  So this is the first time we’re seeing 
this application, you did not come in for conceptual, which is fine.  And I will let you present. 
 

B. 269 North Bedford Road Mr. Kisco Corp. – 269 N. Bedford Road  
PB2018-0367, SBL 69.50-1-11 
Site Plan 

 
Mr. Charles Utschig of Langan Engineering and Ms. Helen Mauch of Carin & Steinmetz were present. 
 
Mr. Utschig stated so I’m going to go back to something that you said when you were talking about the 
shared parking.  That is there’s a historical series of site plans that go along with 269 and 271, that over 
time don’t match each and don’t match the current existing conditions.  So, again we’ve been working with 
your staff to try and bring to you a site plan that represents the current development on the site that is 
reflective of your Codes to the extent that we can.  Basically, just getting it up to speed.  So this plan, if you 
were to go out there today, you’d see much of what we’re representing.  We have done a few things at the 
encouragement of your staff. We again, have looked at the area between the building and North Bedford 
Road.  If you’re familiar with the site, there’s just pavement there for all intents and purposes, its kind of an 
odd place in front of the building, so we’re taking that pavement out, we’re putting in some green space.  
We’re putting connections from the two doors out to the sidewalk on North Bedford Road and we’re 
continuing the type of landscaping that we have no only at 271 but that you approved on the adjacent car, 
it’s not Hertz… 
 
Mr. Polese stated Enterprise. 
 
Mr. Utschig stated Enterprise.  We have the same issue with the parking going in the easement.  Both plans 
kind of reflect what we were trying to do and we’ll go back to the drawing board now and get that 
straightened out.  This site has a record of a Special Use Permit for automotive uses, sales, repairs and such.  
We’ve developed this plan in accordance with that use, we’ve done the parking calculation in accordance 
with that, we have plenty of parking.  We’ve developed a lighting plan that goes along with this, that based 
on the comments from your Staff, we can tweak a little bit.  That’s really, this is, there’s not a lot of site 
improvement going here, there’s not building expansion, it’s really just trying to straighten out the site plan. 
 
Chairman Hertz stated alright, thank you very much.  So I think you have memos, I believe from and let me 
get to those memos, working on the electronic packet, which is a little bit different, so I’m getting used to 
doing this.  So we have memos from the Village Planner and you’ve received those memos? 
 
Mr. Utschig stated we have. 
 
Chairman Hertz stated okay.  So you have a number of items to work through.  One of them is just some 
information on clarifying actual square footages, which actually work out in your favor when it comes to 
parking.  There are as you identified, some issues with lighting regulations that you’re going to tweak, 
tweaking of parking calc to include the second floor office space, a little bit more clarification on that.  And 
then when we move down, Anthony, do you want to go over your memo on that? 
 
Anthony Oliveri stated sure.  Essentially its the comments on the easement and the two-way lane, which 
really doesn’t work, which we’ve spoken to Mr. Utschig about and floated a couple of ideas.  So we’ll 
work with him to you know to try to get that worked out. Just noting any work in the State right of way 
needs DOT approval.  We did just want to get verification from the Building Inspector on the handicap 
space.  I think when we met, I believe the Building Inspector was okay with the 5 foot aisle adjacent to the 
handicap space in the front, if they had a van accessible space in the rear.  So I just want to confirm that’s 
what we talked about… 
 
Chairman Hertz stated and that may end up realigning anyway. 
 
Anthony Oliveri stated I’m sorry? 
 
Chairman Hertz stated that may end up realigning. 
 
Anthony Oliveri stated right, right that may… 
 
Mr. Utschig stated we’re going to have to make it an 8 foot aisle.  When we were with the Building 
Inspector, it was kind of a quick look at code and there’s actually a supplemental code in the State of New 
York and that aisle and any handicap space has to have an 8 foot accessible aisle to it. 
 
Anthony Oliveri stated yeah, it used to be kind of allowed with the vans… 
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Mr. Utschig stated we have, I think we can incorporate that, we’re aware of it.  And we’ll deal with that in 
looking at the whole parking situation in the easement. 
 
Chairman Hertz stated and one of the comments and I don’t mean to cut you off Anthony but one of the 
comments that was made during the work session was looking at that side overhead door access.  Whether 
or not all of that is being used on the north side of the property and whether some of that area could be 
properly turned into parking or whether it’s going to be needed for vehicle access, you know to get in and 
out of the showroom space… 
 
Mr. Utschig stated for 269? 
 
Chairman Hertz stated for 269. 
 
Mr. Utschig stated okay. 
 
Chairman Hertz stated whether because of the drop off there. And also what we mentioned because you 
weren’t privy to the work session, was we’re going to encourage Board members to take individual site 
visits out there just to really walk that grade because I understand there’s a, there’s a bit of a retaining wall 
and some other things that would impede you know, full use of that full space.  So we’ll understand your 
solutions I think, a little bit better after having seen the very specific topography there. 
 
Mr. Utschig stated yeah, if you don’t understand the topography and question why we don’t have parking 
spaces in other locations… 
 
Chairman Hertz stated right. 
 
Mr. Utschig stated I think when you see the grade, I think it does become pretty clear. 
 
Chairman Hertz stated okay.  And Anthony, I didn’t meant to cut you off, is there anything else you wanted 
to continue with? 
 
Anthony Oliveri stated yeah, we noted in the rear storage area some inconsistency with the existing plan of 
record and where asphalt coverage is shown and where the cars are going to be stored.  It might need to be 
delineated in the rear area but that should really resolve.  We talked about the need for a current survey 
prior to any site work or any changes because we’re relying on an older survey on this property.  And we 
just noted on the lighting plan there’s some trespass lighting on the property line which would need to be 
resolved. 
 
Chairman Hertz stated so one of the items that came up in the work session was the area at the rear of the 
property.  Areas striped for parking your new plan, areas listed as car storage and then in an unmarked area 
around the car storage.  So, can you talk about what those, what’s currently there and what those plans 
really look like, in terms of the.  So, the proposed car storage area, the area that’s currently… 
 
Mr. Utschig stated highlighted… 
 
Chairman Hertz stated highlighted or greyed… 
 
Mr. Utschig stated on that, correct. 
 
Chairman Hertz stated yeah, is asphalt that’s just unstriped? 
 
Mr. Utschig stated correct. 
 
Chairman Hertz stated okay and… 
 
Mr. Utschig stated and it falls within your parking code requirements for that car storage area. 
 
Chairman Hertz stated and then there’s an area to the south, in the L, the very left of that and that’s 
currently dirt. 
 
Mr. Utschig stated currently dirt. 
 
Chairman Hertz stated okay and what’s the intended use for that space? 
 
Mr. Utschig stated as of right now, to leave it as it is. 
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Chairman Hertz stated and use it for…? 
 
Mr. Utschig stated nothing. 
 
Chairman Hertz stated nothing.  So if it’s going to be left as dirt and not used for car storage, it may make 
sense to put a barrier up there so that cars can’t park on it and if it’s first, we would love it improved to be 
functional dirt as in add landscaping. 
 
Mr. Utschig stated got it. 
 
Chairman Hertz stated so that it’s not just dirt that washes away.  You know and if you, there’s a section, 
you probably also need a defined snow storage area and you want to look at how you’re handling all that.  
So I don’t see that in your new site plan but we would, if it’s going to be, as was pointed out, if it’s going to 
be car storage, even it’s on dirt, it becomes development coverage, whether or not it’s developed if you 
park a car over it. 
 
Mr. Utschig stated understood. 
 
Chairman Hertz stated so to prevent it from becoming car storage, we’d like a delineating device, whether 
it’s curbing or something else. 
 
Mr. Utschig stated okay. 
 
Chairman Hertz stated and we would like to see improvements on that dirt area and we, I for one applaud 
removing the macadam at the front and greening that up, I think that will be a very nice change that will 
move across both properties and continue that look.  Comments by members? Anyone want to jump in? I 
don’t want to monopolize things here.  Alright, well I think you have a small list of items to deal with and 
answering comments, we certainly need some new zoning tabulations or rather some new parking counts, 
some real square footages to deal with.  You obviously have work to do with regards to the parking in the 
easement. A little bit of a lighting tweak and then I think we would just like to understand from a narrative 
point of view, how the property is going to be used, both in the interim, we understand that during 
construction of 271, you might be 269 or part of 269 as a temporary, maybe you can help us with that? 
 
Mr. Utschig stated that’s not, there’s nothing formalized about that potential use right now. 
 
Chairman Hertz stated okay.  Nothing formalized with the use, so there’s…? 
 
Mr. Utschig stated I think that would be, if there were to be a use proposed and associated with a temporary 
use relating to renovating the 271 side, I think they would follow the normal procedure about going through 
the Building Department and getting a permit to do that.  I mean, I think the good news is that it’s a 
permanent use. 
 
Chairman Hertz stated right. 
 
Mr. Utschig stated I think if we get the site plan kind of memorialized, the uses also memorialized, that as 
long as it’s a use of automotive type then it’s through the Building Department. 
 
Chairman Hertz stated so you’re just looking for any automotive at this point, you don’t have a specific 
[inaudible]. 
 
Mr. Utschig stated so we have very specific tenants for 271 and I represent over here and then when I stand 
up here and I talk about 269, I represent the land owner who is simply trying to get his site plan up to 
speed, so he can potentially lease the building for the automotive use. 
 
Chairman Hertz stated understood, okay.  Well if that’s the case then what we would suggest is that you 
look at where you’re loading is.  So you have loading doors, I believe for the, we’re going to call it the first 
floor space… 
 
Mr. Utschig stated yes. 
 
Chairman Hertz stated and the ground floor will be the sub [inaudible].  So I believe you have loading 
space for the first floor space on either side of the building, is that accurate?  The garage doors have loading 
from either side? 
 
Mr. Utschig stated yes, correct. 
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Mr. Kingsbury sated there’s one right here and there’s one in the back. 
 
Mr. Utschig stated we actually have three sides that have it, pull up door, they have access. 
 
Chairman Hertz stated that have access.  Then I might encourage you to really look at what you can do on 
that easement side to make better use of parking, you know, in that space.  Whether you need all of those 
access doors or whether some of them can’t be closed up possible to make better use of parking in these. 
 
Mr. Utschig stated we’d be glad to do that, we have to do all that in the context of that easement agreement 
and what it allows the non-property owner who has rights to it, to do certain things. 
 
Chairman Hertz stated right. 
 
Mr. Utschig stated so there are limitations there, so to the extent that we can do that we’ll look at them.  
That’s kind of what we’ve been trying to stay within that parameter. 
 
Chairman Hertz stated and this was mentioned to counsel in the work session, before we can approve either 
271 or 269, we’re going to have to, you’re going to have to provide sign off from the easement holder. 
 
Mr. Utschig stated understand. 
 
Chairman Hertz stated okay, any other comments on 269?  Any other thoughts, any other changes? We’re 
obviously concerned about safe car egress and ingress across that and how that’s going to be used, as well 
as how you’re going, if you do put parking there, how people are going to get into the building from those 
sides.  So we’re really going to want to understand that a little bit better.  So, where door access is, how 
that’s going to be safely, et cetera, et cetera.  So if you can provide a little bit more detail on that.  Any last 
thoughts? Alright. 
 
Mr. Utschig stated thank you very much. 
 
Mr. Mareschi stated thank you. 
 
Chairman Hertz stated thank you and we look forward to seeing these revisions. Okay, the next item on the 
agenda is Kisco Radio Circle Associates, 40 radio Circle.  They are here for Site Plan, Special Use Permit 
and Change of Use. 
 

C. Kisco Radio Circle Assoc., LLC – 40 Radio Circle 
PB 2018-0363, SBL 80.56-6-5 
Site Plan, Special Use Permit, and Change of Use 

 
Mr. Patrick Croke, Architect and Mr. Manitaras, property owner, were present. 
 
The Secretary stated that’s not the plan you brought with you, is it? 
 
Chairman Hertz stated alright, I’ll let you get set up and while you’re getting set up I will just set the stage 
here because out Planner is not here at the moment.  So, this is an application driven by Katonah Arts 
Center for 40 Radio Circle for the Change of Use there.  You’re before this Board, I don’t know when, a 
few months ago, we began a process and then the applicant without any approvals or without moving this 
process forward, occupied the building without a Certificate of Occupancy, without a safety plan… 
 
Mr. Mareschi stated no fire inspection. 
 
Chairman Hertz stated no fire inspection.  The applicant has been served violations, they’re going through 
whatever administrative procedures to clear that but just… There was discussion on whether we should be 
entertaining this application at all given the fact that you’re currently in violation and it’s discretionary of 
this Board, of whether we even hear an application when there is any flagrant violation of the their site 
plan.  So we will let you, we’ll hear you tonight but I for one find it absolutely egregious that you begin a 
process and I’m not speaking to you directly, obviously I know you’re representative of the application. 
But we find it egregious that an applicant comes before us begins a process and then knowingly violates 
every possible part of the Building Code and simply occupies a building without doing construction 
without a building permit, occupying without a fire safety plan, without an approved site plan, in violation 
of the existing site plan.  So to say we’re displeased, doesn’t even begin.  Given that we would like to make 
this application work and we would like you to have the best possible application and get this site plan to a 
point where it can work well.  And that you resolve your administrative issues and get within Code as soon 
as possible.  So let’s go to the issues at hand, as we’ve said at prior meeting, this is an existing building, it 
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is not currently site plan of record, varies tremendously from the current conditions of the site, the front of 
the building has paving where it was not on the original site plan, there doesn’t seem to be any record as to 
how that happened or how that moved forward.  The applicant came in, made changes based on input from 
this Board to the plan, to the plan we see before us and we’ve gotten somewhat down the line.  There are 
memos, let me see if I can get to them, sorry, we have memos from that I hope you’ve received, the 
November 8th memo from the Village Planner that you’ve received… 
 
Mr. Croke stated yes. 
 
Chairman Hertz stated okay. And we have a memo from the Village Engineer, Mr. Oliveri, who is also 
here.  So, there are a few things that you’re going to need to accomplish, you have to do some 
dimensioning on the site plan as it mentioned in Jan’s memo.  We need a real site specific landscape plan, 
we can’t just have a generic plan that just says it will be what it will be.  You need to meet with Village 
Staff and work, either work on your own what you’d like or meet with them and get recommendations for 
what they’d like to see in that landscaping area. 
 
Mr. Croke stated the note that we have on the landscaping plan was in a response to a request from Jan.  
That’s why it’s there. 
 
Chairman Hertz stated right but we need to see an actual plan, not just a it will work to be whatever they 
say. 
 
Mr. Croke stated because that’s what was discussed with him in a meeting and that’s why that note is on 
there.  Had I known that you needed a plan, we certainly would have provided on.  We suggested that we 
can get a landscape architect involved to do a plan and he said it was not necessary at this time.  That’s why 
it’s done that way, otherwise we would have been happy to provide a landscaping plan. 
 
Chairman Hertz stated okay, I think this Board would like to see a landscape plan.  I think you have some 
opportunities to do some real landscaping and I think there are some ways that this building can beautified 
with landscaping and which are opportunities I don’t think we want to miss. 
 
Mr. Croke stated well, I’m sorry, are we talking about a landscaping beyond the areas where the pavement 
is being taken out?  Because that’s the only areas that have been discussed so far as requiring landscaping. 
 
Chairman Hertz stated so I’ll let other Board members opine on that. 
 
Mr. Vigliotti stated well with all things being considered and not having a Certificate of Occupancy, Fire 
Safety inspection, variances that are required, et cetera, et cetera.  I think it would behoove you to share 
with your client that the front of your building which has grass and landscaping now, be landscaped beyond 
what’s here now as a way of making something a little softer in the minds of the Planning Board from what 
has happened at this point.  Now, we could make an issue out of building coverage of 82.4% that is 
required, 70% is required, you’re at 82%, now you’ll need a variance for that.  Now, I would like to see and 
a couple of members may not agree with me, I would like to see more green showing to make up for some 
of that loss of coverage.  It may soften the loss, it may hide some of the macadam and sidewalks and so on 
and I hope that there’s some agreement on the Board.  So you’re searching for a variance because you’re 
12.4% over maximum development coverage.  So again, not to be repetitive, if you’re adding more than the 
standard landscaping, not just in the required area but in the existing areas like they’re going to soften the 
look of the building, I encourage that. 
 
Mr. Croke stated okay, I understand that but the areas that are discussing landscaping on now have been 
changed from paved areas to landscaped areas… 
 
Mr. Vigliotti stated yeah. 
 
Mr. Croke stated reducing that coverage by 4% or 25% of what we were over.  The owner of the property is 
here this evening and he certainly heard your comments. 
 
Chairman Hertz stated you know, you have some opportunities to you know, enhance the landscaping, I 
don’t have my, actually I do have my pointer, I can point, excuse me. 
 
The Secretary stated do you need a pointer? 
 
Chairman Hertz stated I have one.  I think there’s come opportunities in this area which are listed currently 
as grass, to do some landscaping improvements.  I don’t exactly know what the… 
 
Mr. Croke stated those are the existing trees that are on site. 
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Chairman Hertz stated existing trees, okay.  I think you have some opportunities perhaps to enhance that 
line a little bit, you certainly have the space.  I think that would be beneficial and we’d just like to see what 
the plan really is for this. And that is from this one member.  That is the bulk of the comments. I think you 
have some work to do with the Building Inspector in terms of the internal layout, having to do with where 
the trash, I know he had some issues on trash areas inside the building. 
 
Mr. Croke stated we’ve shown and interior trash storage area, we can work out that detail with the 
Inspector. 
 
Chairman Hertz stated right, so that has to get worked out with Staff and the Building Department. 
 
Mr. Mareschi stated also an area for the snow on the plan. 
 
Mr. Croke stated this is the area for the snow storage, that’s been discussed at every meeting so far.  That’s 
one of the reason we’re not proposing larger plants there because the snow will be piled in that area, as it 
has been for 50 years. 
 
Mr. Mareschi stated okay. 
 
Chairman Hertz stated so we would like to know what is being proposed there, are you going to be doing 
ornamental grasses, are you going to be doing what?  Other than just lawn. 
 
Mr. Croke stated right, well again that’s why we provided this note in response to Jan’s comments at the 
last meeting we had with him. 
 
Chairman Hertz stated thank you.  Other comments by Board members? 
 
Mr. Croke stated if I can address the other comments that are on here.  Number 1 the dimensioning, we’ve 
added those dimensions to the site plan.  We submitted an updated plan to Michelle, it shows that those 
dimensions are curb to curb dimensions in this area, it was a misunderstand that we included dimensions 
are the entrances to the property, they’re now shown here. 
 
Chairman Hertz stated alright. 
 
Mr. Croke stated the landscaping, number 2, we’ve discussed. Item number 3, proposed future dumpster 
enclosure, we had shown the location for a possible dumpster enclosure, right here. There’s never been 
garbage pickup on the site since the current owner has owned the property.  They store their trash inside, 
they bring it out when the truck comes.  We showed a spot for it, Mr. Johannessen is now requesting a 
construction detail should that ever be required.  Is that necessary at this point?  If it is ever required, those 
rules may change at that point, I’ll be happy to provide what you need but… 
 
Chairman Hertz stated so you’re not currently, none of the tenants has outside storage for… 
 
Mr. Croke stated correct. 
 
Mr. Manitaras stated there’s been no garbage outside.  The only date that they come and pick that up is 
Tuesday.  They come on Tuesday to pick up the garbage, so no garbage before that.  So on Tuesday 
morning or Monday night, they bring that in bags, they leave it on the back and the truck comes at 7 
o’clock in the morning to pick up the garbage.  That happens all these years.  So there is no garbage 
actually laying on the parking lot at all.  Now if we have to put something to, then there’s going to be worse 
because they’re going to get all the garbage, put them outside, they’re going to start smelling in the 
summer, it might not be a good idea. 
 
Mr. Vigliotti stated will the Arts Center be serving any kind of snacks or food during the sessions? 
 
Mr. Manitaras stated not at all. 
 
Mr. Vigliotti stated not at all. 
 
Mr. Manitaras stated no food at all. 
 
Chairman Hertz stated and the school keeps food inside? Food waste all week? 
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Mr. Manitaras stated they have inside garbage pails, they have plastic bags, they close it and they put it 
right inside the garbage and then on Monday night most of the times, they bring them outside before they 
leave and Tuesday morning they come and they pick it up. 
 
Chairman Hertz stated well I’m going to defer that to the Building Inspector. 
 
Mr. Manitaras stated yes. 
 
Anthony Oliveri stated I think when we met on this, we talked about structures in the back.  I think 
previously you had some different, you had some sheds shown back there, I think the idea was if, I don’t 
know if anyone was mandating that you put a trash enclosure there, I think… 
 
Mr. Croke stated no, I know, that’s… 
 
Anthony Oliveri stated it may be advisable to do it or not and if you do put something there on the site plan, 
then you’d have to have a detail for it.  You can’t just designate a space… 
 
Mr. Croke stated correct but we’re not… 
 
Anthony Oliveri stated either you’re going to show it or not and then there’s going to be a detail or there 
isn’t going to be a detail. 
 
Mr. Croke stated we’re not proposing that one be built. 
 
Anthony Oliveri stated I don’t think it was a mandate from Staff to put that there, I don’t think that was the 
case. 
 
Chairman Hertz stated okay. 
 
Mr. Croke stated that’s why I’m wondering if we really need provide detailing of something that’s not 
going to be built. 
 
Anthony Oliveri stated I’ll Jan, Jan was involved in that well but I don’t remember that as being the 
mandate from us. 
 
Chairman Hertz stated okay, if you guys can clarify that and then… 
 
Anthony Oliveri stated as long as the interior storage area [inaudible]. 
 
Chairman Hertz stated the indoor storage area has to be adequate and I’m going to leave that to you guys 
and the Building Inspector to work out that detail. 
 
Mr. Croke stated the next item on the lighting… 
 
Mr. Bonforte stated before you go on Patrick… 
 
Mr. Croke stated yes… 
 
Mr. Bonforte stated sorry.  In the rear of the parking lot, there’s a storage trailer and the kiln, both are 
removed? 
 
Mr. Croke stated they’ve bene gone for two or three meetings now. 
 
Mr. Bonforte stated where’s the kiln been relocated to? 
 
Mr. Croke stated they’re not using a propane kiln.  They’re not using a gas fired kiln. 
 
Mr. Bonforte stated they’re not using a kiln? 
 
Mr. Vigliotti stated all electric. 
 
Mr. Croke stated if they ever decide to, they’ll need to come back to this Board. 
 
Chairman Hertz stated yeah because we didn’t see it on your interior plan, so… 
 
Mr. Croke stated it’s been removed. 
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Chairman Hertz stated very good. 
 
Mr. Croke stated the propane kiln was no constructed or fabricated to be used interior, on the inside, so 
they’re not using it at all. 
 
Chairman Hertz stated very good. 
 
Mr. Croke stated the question on the lighting on number 4, that note has been here for several iterations 
now, noting that the existing lights will be removed and replaced with the full head off lighting.  On the 
memo from Mr. Oliveri, number one, the parking spaces have been corrected. 
 
Anthony Oliveri stated those are the parallel spaces on the west property line. 
 
Mr. Croke stated yes, the parallel parking spaces here to be corrected to the proper size, instead of the same 
size as the straight in, they will be changed to the 8 ½ by 20 required by Code.  The other two, two and 
three, there’s references on drawings that have been correct. 
 
Chairman Hertz stated okay and we’ve been provided with, previously we’ve been provided with some 
information on… So, part of this Site Plan will require this Board to agree that the joint use of parking is a 
logical use at this site.  So,. I believe you’ve provided us with enough narrative information, I’m trying to 
look at that right now and make sure that we have all that right now. 
 
Mr. Bonforte stated I don’t recall seeing it here but that’s just me. Maybe in a prior submission. 
 
Chairman Hertz stated we, Anthony, do you remember if we had gone through that? We had gotten that 
information? 
 
Anthony Oliveri stated on the joint use? 
 
Chairman Hertz stated on the joint use of parking. 
 
Anthony Oliveri stated I don’t remember there being a separate submission on that, just whatever was 
noted on the plan. 
 
Mr. Croke stated there’s a parking count on the first sheet. 
 
Anthony Oliveri stated right. I apologize, it wasn’t something I reviewed the parking sizes. 
 
Chairman Hertz stated I know Jan is not here. 
 
Mr. Croke stated the parking and loading analysis on sheet one, we’ve been through that at a couple of 
meetings, it does show when cars, when parking spaces are used, it shows the fact that 40 spots for Karafin 
School are never used because all the students are there by car. And on the second sheet there is an actual 
count of the parking that was in use for two or three weeks to show what was in the parking lot. 
 
Chairman Hertz stated great.  Okay, what outstanding issues do we have here that we need to get to? 
Anthony, it seems like with some minor corrections, a landscaping plan and a couple of little tweaks that 
we’re close here. 
 
Anthony Oliveri stated I think most of the comments were relatively minor.  I would say on the shared 
parking that Peter and Jan, the Building Inspector and the Planner are on board with that shared parking.  
The number here, 53 deficit agrees with Peter’s memo but you know he just notes that unless determined 
by the Planning Board that the tenant businesses are able to determine a viable shared use parking 
arrangement.  So, as long as the Village Planner and the Building Inspector are in agreement that the shared 
use is viable, just [inaudible]… 
 
Mr. Croke stated they’re have been to date no negative comments on that, nothing has changed on this in 
the last couple meetings. 
 
Anthony Oliveri stated they’re pretty much on board with it. 
 
Chairman Hertz stated so… 
 
Whitney Singleton stated it’s not the shared use, it’s the substantially different peak operating hours. 
 



Planning Board Meeting Minutes 
November 13, 2018 Minutes Page 11 

 
Chairman Hertz stated right. 
 
Anthony Oliveri stated right. 
 
Whitney Singleton stated and that’s for your Board’s determination. 
 
Chairman Hertz stated right and I wasn’t assuming that this was, so I’m going to open this up for comments 
from Board members.  Are we comfortable that the substantially different operating hours of these business 
and the low use for some adequately justify this shortfall?  Let me put it this way, allowing this shortfall, 
this deficit of 53 spots?  Does anyone take issue with the analyzes that we’re seeing? 
 
Mr. Vigliotti stated Mr. Chair, is the building now fully occupied and in business?  Something that we 
might be able to see in action? 
 
Chairman Hertz stated could you answer that? Are all the spaces fully occupied? 
 
Mr. Manitaras stated on the building, it’s on the right side it’s empty, approximately 4,000 square feet has 
been empty for 6 years. 
 
Mr. Vigliotti stated okay. 
 
Mr. Manitaras [inaudible]. 
 
Mr. Croke stated [inaudible]. 
 
Mr. Manitaras stated the other one that we just, they just moved in, it was empty for 4 years. 
 
Chairman Hertz stated and which space was that? 
 
Mr. Manitaras stated it was physical therapy. 
 
Mr. Croke stated that’s the Karafin area. 
 
Mr. Bonforte stated in the middle, the dark area in the middle. 
 
Mr. Manitaras stated yeah, that’s where they’re moving… 
 
Mr. Croke stated the Karafin area here… 
 
Chairman Hertz stated you mean the Katonah Arts Center area. 
 
Mr. Croke stated yes, the Katonah Arts Center is the dark. 
 
Mr. Manitaras stated its red and white. 
 
Chairman Hertz stated so the area delineated as [inaudible] is vacant currently? 
 
Mr. Croke stated its vacant but there are parking calculations shown for the previous use on the chart. 
 
Mr. Vigliotti stated so what percentage would you say is fully occupied at this point? 
 
Mr. Manitaras stated the buildings is 27,000 square feet, right now it’s about 23,000… 
 
Mr. Mareschi stated somebody just moved in now, you said sir. 
 
Mr. Manitaras stated the one that’s in the middle, they moved in… 
 
Chairman Hertz stated we’re aware of that… 
 
Mr. Manitaras stated that is the problem we have. 
 
Chairman Hertz stated and those other, those hatched areas are common areas, they’re not… 
 
Mr. Croke stated correct, lobby area here. 
 
Chairman Hertz stated so you have a single vacancy is what you’re saying. 
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Mr. Croke stated single vacancy is the [inaudible]. 
 
Chairman Hertz stated and those calculations are in as… 
 
Mr. Bonforte stated page 67. 
 
Mr. Vigliotti stated so the point I was trying to make is we should be able to get a pretty good idea of the 
shared parking because it sounds like it’s about 85% occupied.  You’re only saying 4,000 feet is 
unoccupied? 
 
Anthony Oliveri stated the parking analysis was [inaudible] is 3400… 
 
Mr. Croke stated showing Best Cheese in a previous use. 
 
Anthony Oliveri stated 13.6 spaces required. 
 
Mr. Vigliotti stated it sounds like we can get a pretty idea of the shared use as we speak today, okay. 
 
Mr. Bonforte stated Chairman, to answer you myself, I’m not sure yet, I’d have to take another look at this.  
I’d like to go visit and take a look. 
 
Mr. Mareschi stated what are the school hours? 
 
Mr. Manitaras stated 5 days a week it opens 9 o’clock to 2:30. 
 
Mr. Polese stated the majority of people… 
 
Chairman Hertz stated when you say school, you mean the Karafin School or the Katonah Arts Center? 
 
Mr. Mareschi stated no, no, the Karafin School. 
 
Mr. Bonforte stated but that’s the facility that doesn’t have drivers, correct? It’s children being bussed? 
 
Mr. Manitaras stated Karafin School they do have buses… 
 
Mr. Croke stated students are 100% bussed. 
 
Mr. Bonforte stated I’m reading that, yeah. 
 
Mr. Manitaras stated the other one they don’t. 
 
Mr. Vigliotti stated and the hours of the Katonah Arts Center? 
 
Mr. Manitaras stated they open at 9:30 10 o’clock, sometimes they stay late.  Most of the times 4 o’clock 
they’re out. 
 
Mr. Vigliotti stated is that 5 days a week or 7? 
 
Mr. Manitaras stated Saturday is included, 6 days a week, not Sundays. 
 
Mr. Vigliotti stated okay. 
 
Mr. Bonforte stated so the Katonah Arts Center only has 340 gross square feet? 
 
Chairman Hertz stated 4171. 
 
Mr. Bonforte stated oh, apologies. 
 
Mr. Croke stated no, we have previous tenants and current tenants.  The previous tenant was the… 
 
Mr. Bonforte stated the physical therapy, understood. 
 
Mr. Croke stated the physical therapy and there’s a taxi dispatcher that had space in the back that was 340 
square feet. 
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Mr. Bonforte stated so it’s just not labeled. 
 
Mr. Croke stated the physical therapy is… 
 
Mr. Bonforte stated it should be, say Katonah Arts Center. 
 
Mr. Croke stated it’s right here and it’s right here, it’s split between the two previously vacant spaces. 
 
Chairman Hertz stated so 340 plus 4171. 
 
Mr. Bonforte stated thank you Patrick, thank you Chairman. 
 
Mr. Croke stated trying to show too many things in one chart. 
 
Mr. Bonforte stated one box is, everything’s fine. 
 
Chairman Hertz stated alright, so where are we with this application?  Where do we have to go to get to the 
end here?  We need to see these slight revisions that we’ve asked for.  You need to provide a real 
landscaping plan.  Either meet with staff, either put on a real dumpster enclosure or don’t make any note to 
it, keep it off but have an agreement that the internal spaces work, other wise you’re going to have to have 
something.  So either the internal storage spaces are going to work or they’re not.  And that will be for Staff 
to decide, I don’t think this Board wants to weigh in on that. And I think we’ll take this up at the next 
meeting.  I imagine you’re moving forward with your actions administratively with curing your site plan 
violations. 
 
Mr. Manitaras stated you know, if everything has been approved from the second week we started working 
at the place here. 
 
Chairman Hertz stated I’m sorry, say it again? 
 
Mr. Manitaras stated all the work has been done… 
 
Chairman Hertz stated without a building permit? 
 
Mr. Bainlardi stated there’s a building permit issued. 
 
Mr. Croke stated no, there was, there is… 
 
Mr. Manitaras stated we do have a building permit and it was two weeks, there was not a whole lot of work 
to be done and we have all these inspections, plumbing inspection, building inspector, framing inspection, 
the Fire Inspector.  Within two weeks everything was set and we came here and put that, they postponed 
the meetings, we figured the second time we come here, probably get a CO and let the tenants come in.  
They were complaining, they had to move the stuff inside, they didn’t have a place to go.  I told them like 
within a couple of months, hopefully we’re going to finish with the inspections and then you’ll be able to 
move in.  They were waiting for two months and they were getting aggravated, they didn’t know what to do 
anymore, I was about to lose them.  And as a matter of fact, I wasn’t here, they moved in, I gave them the 
key to move the stuff and then two weeks later I went there and everybody was inside.  I said what are you 
doing here, did I tell you to come in?  No but we didn’t… So they put me on the spot but on the other hand, 
I understand, I could not tell them not to because the place it was empty for four years.  I have so much 
taxes to pay there and it’s difficult, half of that building was vacant.  But I didn’t let them in because all the 
inspections was finished… 
 
Whitney Singleton stated just for point of clarification Chairman, for the record.  The Building Inspector is 
also our Fire Safety Inspector, has indicated in his memo of this week that to date no fire inspection has 
been conducted. 
 
Mr. Manitaras stated we have the fire inspector came in and they told us exactly what has to be done and all 
the fire, lights and all that in place.  We’ve done that before even starting building that because he came 
once before because he did an inspection for the whole building, all the tenants and included that spot also.  
Then he came back during construction when we remove the walls and he says no, you have to put a light 
here, light on the other side and another light here with exit and we have to change all the exit lights.  I 
bought new ones and we installed the new ones to make him happy and he was happy enough.  All the 
inspections was finished, that’s why I figured okay, we’ve done the inspections, there were no problems… 
 
Chairman Hertz stated please understand the information we get from the Building Department does not 
match your narrative. 
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Mr. Manitaras stated I’m telling you what happened. 
 
Chairman Hertz stated okay. 
 
Mr. Mareschi stated so they did the fire inspection?  The fire inspection is all completed sir? 
 
Mr. Manitaras stated they’ve done the inspections, we’ve done all that for the fire… 
 
Mr. Mareschi stated right but they came out and approved everything for the fire inspection, it’s all done? 
 
Mr. Manitaras stated they came in… 
 
Mr. Bainlardi stated who is they?  Can we clarify who do you believe preformed an inspection and told 
you… when you’re saying he, he who? Who’s he? 
 
Mr. Manitaras stated the inspector? 
 
Mr. Croke stated the Building Inspector? 
 
Mr. Bainlardi stated from the Village of Mount Kisco? 
 
Mr. Manitaras stated from the fire department. I wasn’t there, my son was there and he put all the lights and 
he says yes we have that, he spoke with the fire inspector as well. 
 
Anthony Oliveri stated when do you think that took place? What date? 
 
Mr. Manitaras stated I can’t recall that, I cannot tell you.  But not too long ago.  So they’ve done all the 
inspections is finished.  Even the Building Inspector says so, he went back three weeks ago.  He checked 
everywhere, he checked the bathrooms, that we have all the bathrooms, we retiled the bathrooms, we put 
new toilets. 
 
Chairman Hertz stated okay, this is not a court, we’re not going to get anywhere by… 
 
Mr. Manitaras stated no, I understand. 
 
Chairman Hertz stated so I appreciate your information and the information we have doesn’t match at the 
end of the day, we want to move this forward, get this done, get your site plan approved and make sure that 
everything functions properly. So if you can get those changes into the Building Department, work with 
Staff, let’s finish up these last details and we’ll move forward to put together a draft resolution and get this 
off our hands. 
 
Mr. Croke stated okay now, we also need to go to the Zoning Board. 
 
Chairman Hertz stated yes, you will. 
 
Mr. Croke stated should we wait until this Board offers their resolution or we go to the Zoning Board? 
 
Chairman Hertz stated no, I would get yourself on the, you do not have to wait for our action. 
 
Mr. Croke stated because the shared parking will eliminate the need for a parking variance. 
 
Chairman Hertz stated correct, so I would… 
 
Whitney Singleton stated wait, Patrick, will it eliminate it or will it minimize it? 
 
Mr. Croke stated you’re the attorney. 
 
Whitney Singleton stated well I’m just looking at your plans right here, you’re showing a deficit of 53 
spaces and you’re trying to double count 40 spaces, so that would still leave you with a deficit of 13. 
 
Mr. Croke stated still need a variance for a deficit of 13, after the shared parking? 
 
Anthony Oliveri stated 13. 
 
Whitney Singleton stated so I think the point is he doesn’t know to what extent he would need a variance. 
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Chairman Hertz stated I would at this point, put in an application, well… 
 
Mr. Vigliotti stated Mr. Chair, should we encourage movement to the ZBA or should we wait at least until 
we get compliance with the safety inspector before we encourage that move? 
 
Mr. Croke stated can we get a compliance with the safety inspection without having the Special Permit 
issued which can’t be done until you approve a Site Plan. 
 
Chairman Hertz stated but you can absolutely, if you had a building permit you can absolutely get a safety 
inspection. 
 
Mr. Vigliotti stated we have children and teachers in the building and I just want to make sure that it 
complies to all state and local codes as far as fire safety.  And I would like to see that stamp of approval, 
that certificate. 
 
Mr. Croke stated they’d be happy to have the Building Inspector come in and do a final walk through. 
 
Mr. Vigliotti stated I’m just encouraging you to work that out with our Building Inspector to have that 
preformed so you have that in place.  I just don’t want children and staff working in that building, if it 
doesn’t comply. 
 
Mr. Croke stated right, I think the Building Inspector was hesitant to do that without the other approvals in 
place. 
 
Mr. Vigliotti stated okay, alright, then you need to work that out. 
 
Mr. Croke stated but I think we all agree that if we can get a safety inspection, it’s in everyone’s best 
interest. 
 
Mr. Vigliotti stated absolutely. 
 
Chairman Hertz stated okay, I don’t think we can make our determination on the joint use of parking, so 
you can in your application to the Zoning Board, you can maybe go for a larger number and always 
minimize it and go for this number and have to change it when it’s been… 
 
Mr. Croke stated they’re going to want to approve the number the number that’s the minimum they can 
approve. 
 
Chairman Hertz stated but they’re going to want to do that.  So I don’t know with notice requirements and 
everything else, do you want to start that process or if you want to wait until the end and then start your 
process. 
 
Mr. Croke stated when is the next Zoning Board meeting?  I think it’s the day before this meeting. 
 
The Secretary stated next Zoning Board meeting is going to be next week which you wouldn’t have met 
that.  The Zoning Board meeting for December is going to be December 18th but the deadline is November 
27th, it’s a 3 week lead time… 
 
Mr. Croke stated no, third Tuesday.  With the lead time with the next Board meeting here, can we make 
that? 
 
The Secretary stated no, the deadline for that next meeting the 27th was actually on the 7th. 
 
Mr. Croke stated so the next meeting we would be here is…? 
 
The Secretary stated December 11th. 
 
Mr. Croke stated and when is the Zoning Board? 
 
The Secretary stated December 18th with a deadline of November 27th. 
 
Chairman Hertz stated so I would put in your application and if you have to modify it, modify it, otherwise 
you’re going to wait. 
 
Mr. Croke stated so if we go to Zoning with the higher number for parking variance… 
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The Secretary stated you’ll have to re-notice. 
 
Mr. Croke stated do we have to re-notice for a lower number? 
 
The Secretary stated no, you have to re-notice for the higher number. 
 
Mr. Croke stated right. 
 
Chairman Hertz stated so if you go in for the higher number, you can always modify lower. 
 
The Secretary stated they’ve previously applied to the Zoning Board but if your numbers have changed and 
your application has been modified, you’ll have to re-notice, re-publish, and a new posting. 
 
Mr. Croke stated so, again in trying to expedite all of the approvals, so that the use can be legitimized.  If 
we can notice for the higher number to the Zoning Board, this Board makes a resolution the week before, 
allowing for the shared parking, then we don’t need to re-notice for Zoning. 
 
The Secretary stated no. 
 
Mr. Bainlardi stated correct. 
 
Mr. Croke stated for a lower number. 
 
Mr. Bainlardi stated Patrick, did we ask you and did you or did you provide any parking counts? 
 
Mr. Croke stated yes, we did. 
 
Mr. Bainlardi stated because I really think that we went, I wished if, unfortunately Jan isn’t here but I 
thought this was asked and answered and I thought we came to the conclusion that this worked and we had 
him put it in the chart and we were done.  We can confirm that between now and the next meeting but I 
was, we have these daily parking counts where we asked him to count the different times to help us verify 
what was actually going out there. 
 
Chairman Hertz stated that was my recollection as well. 
 
Mr. Bainlardi stated so I really, unfortunately sir what happened here is what’s happened here and now 
we’re having to deal with the consequences of that.  We can’t go backwards but… 
 
Mr. Croke stated no, I just want to make sure everything is clear moving forwards. 
 
Mr. Bainlardi stated and I would like for you to get clarity because we’re going to certainly look to see 
clarity on our side as to when inspections were preformed and by whom because you know you may have 
thought it was someone from the Village and it was not someone from the Village.  I’m not sure who you 
were dealing with and we’ll figure that out but you know bottom line here is the onus is on you, to take the 
bull by the horns, get done what you need to get done with the Building Department.  And you have no 
stronger advocate on this Board, I can tell you, than me to try to move things along quickly.  We’re all 
interested in doing that but at the same time, you have understand that if you’re going to allow things to 
happen in your building, it’s your building, that there are consequences to that.  So you know, no one wants 
to be in this position, we don’t want this to become our problem, now your problems become our problems.  
So having said that, again I think this stuff, we’ve gone through, I really thought we were at a place where 
we were going to be voting on this and that we were going to be done but for the fact that we’ve got the 
situation where a tenant moved in and is operating and listen, we’re sympathetic, we’re all sympathetic to 
buildings being vacant and tenants having needs and I understand that particular tenant was between a rock 
and a hard place but that doesn’t make it right. 
 
Chairman Hertz stated alright, I think we all have something to do here.  So we will see you look for your 
next submission and try to get you approved. 
 
Mr. Croke stated thank you very much. 
 
Chairman Hertz stated thank you. 
 
Mr. Mareschi stated thank you. 
 



Planning Board Meeting Minutes 
November 13, 2018 Minutes Page 17 

 
Chairman Hertz stated alright, next item on the agenda is Karle Subdivision, 155 Croton Avenue. Michelle 
has bet me that we would be out by 9:30. 
 
The Secretary stated there was no bet. 
 

D. Karle Subdivision – 155 Croton Avenue 
PB 2018-0366, SBL 69.55-1-4.2 
Site Plan 

 
Mr. Peter Gregory of Keane Coppelman Gregory and Mr. Mark Elliot were present. 
 
Chairman Hertz stated alright, I’ll introduce this while you’re getting set up.  This is a subdivision where 
they’re here for a conceptual application.  We have not seen this before. This is a piece of property at the 
corner of Croton Avenue and Turner Lane. 
 
Mr. Gregory stated that’s correct. 
 
Chairman Hertz stated and if you’re all set up, I’ll let you do the rest. 
 
Mr. Gregory stated thank you.  Good evening Mr. Chairman and members of Board.  My name is Peter 
Gregory, I’m with the firm Keane Coppelman Gregory engineers in Mount Kisco and I’m here this evening 
with Mark Elliot, who is the representative of the owner, Eric and Karen Karle.  The application that we 
submitted is for a conceptual plan for a subdivision application.  The subject property as you mentioned is 
located at 155 Croton Avenue, it’s a corner lot at the intersection of Croton Avenue and Turner, as I 
mentioned.  Approximately 1.4 acres in size and the property is located in the RS-12, low density, one-
family residential district.  The property is currently developed, there is a single-family dwelling that fronts 
on Croton Avenue, is accessed by two curb cuts, there is a driveway coming in from the front on Croton 
Avenue, as well as a second curb cut coming in off of Turner.  Being that it is a corner lot, the property is 
subject to two front yard setbacks, one along Turner, as well as one along Croton Avenue and no rear yard.  
There are two side yard setbacks.  To the far east or to the rear of the home, there is a 10 foot wide sanitary 
sewer easement, which is for the benefit of the property to the north located at 184 Croton Avenue and that 
is for a future connection for sanitary sewer to Village utilities on Turner, just below, just on the property 
line extended on the eastern side there, we have the utility connection in this location here.  The application 
is to create a second lot, a lot one which would consist of the existing dwelling, approximately 1 acre in 
size and a new lot located to the rear of the property or to the east, which would be 17,500 square feet 
fronting on Turner.  Again, the front portion, the front parcel, lot one will continue to be a corner lot, 
subject to two fronts again on Turner and Croton.  But then with the second lot, the new lot, fronting on 
Turner, it would just subject to side yard setbacks as well as a rear yard setback.  And the plan is to 
construct a single-family residence on Turner with its own private driveway coming off Turner. It would be 
served by Village water and sewer service connections which come out to Turner to the front of the 
property and also take into consideration the future of the sanitary sewer easement that we have along the 
side of the property.  Both properties would comply with zoning setbacks, building coverage and our 
development coverage numbers.  And also, in terms of wetlands and the steep slopes, while we don’t have 
any wetlands on the property, there is a pond located to the north which we’re showing our regulated area 
to, which we will not be impacted.  And while there aren’t any steep slopes on the overall property, there 
are steep slopes associated with the shoulder area in the right of way, along Turner, which would have to be 
disturbed to create the access to come into this site.  We would consider an area on the property for 
stormwater mitigation in the front left corner which would ultimately overflow and connect into a culvert 
that crosses underneath Turner and as a result of this construction activity, I think we probably have to take 
down four or five trees that are located just along the front, right in this area here.  There are a few trees 
that are located just here that would be impacted by the driveway and the earth work that’s in that area.  
There may be some additional vegetation that would have to be cleared in order to maintain our sight 
distances in the easterly direction, we’ll have some more information on that for our next submission 
coming in.  We’ve had a chance to see the comments from the consultants, I feel pretty comfortable and 
confident that we’d be able to address those and provide that additional information. 
 
Chairman Hertz stated alright, thank you very much.  So, this being a conceptual, we need to give the 
applicant full and complete feedback on their proposed application, so that they can make a full and 
informed decision whether or not they wish to move forward with a formal.  I’ll be happy to start that.  So 
you’ve seen the comments because it’s conceptual, you want to get comments from I think our Planner, 
relatively straight forward and addressed most of them and you are, this is a zoning compliant lot. This will 
only be before us for subdivision and the only other, as you mentioned, there’s a teeny little area that I 
think does trigger a steep slopes permit. 
 
Mr. Gregory stated I agree, yes. 
 



Planning Board Meeting Minutes 
November 13, 2018 Minutes Page 18 

 
Chairman Hertz stated in the, not on property but within the right of way that you’ll have to move through.  
Small but apparently it does hit the trigger for a steep slopes permit which we would probably do 
concurrently.  This seems like a very straight forward application from my perspective, you know anything 
that requires no variances, is fully zoning compliant, you have relatively straight forward pathway with 
regards to dealing with the few issues, trees et cetera, all of which is well codified you know, in the Code 
and how you deal with that.  So, I for one have absolutely no negative comments on this, it seems like a 
perfectly straight forward subdivision application and I don’t see why you need any more feedback from 
us, as one member. 
 
Mr. Bainlardi stated I agree, if anything I would like to see these types of applications not find their way to 
us because that’s really, in my opinion, it’s not necessary, it’s a zoning compliant plan, if this were just an 
application for a single family home on that lot… 
 
Chairman Hertz stated well we do get to play subdivision… 
 
Anthony Oliveri stated subdivision requires Planning Board. 
 
Chairman Hertz stated Planning Board, we are the approving agency here, so sorry we have to give you a 
little bit of extra work. 
 
Mr. Bonforte stated and you’re proposing a two story home or something different? 
 
Mr. Gregory stated yes, there are, we do have some renderings of what’s being proposed but yes, it will be 
a two story home.  The garage will be on the, I’m assuming right now on the same level as out main floor.  
We are going to climb from the street up to the house site, its about a 10 to 12 foot change in grade.  And 
on this particular configuration, the garage will be on the main level and there will be a second story 
associated with that. 
 
Mr. Mareschi stated what’s the square footage of the house here? 
 
Mr. Elliott stated approximately 2,700. 
 
Chairman Hertz stated anyone have any other thoughts or comments with regards to…? 
 
Whitney Singleton stated what’s the resulting lot size for lot one? 
 
Mr. Gregory stated one acre, just a hair over one acre. 
 
Mr. Bonforte stated I’m sorry, I missed that. 
 
Whitney Singleton stated I asked what the resulting lot size was for the improved parcel. 
 
Mr. Bainlardi stated lot one. 
 
Mr. Bonforte stated thank you. 
 
Chairman Hertz stated yes, so lot one is 1.002 acres and .402 for the second lot.  So you’re well within 
compliance. 
 
Whitney Singleton stated Peter, I would just double check §93-33 of the Code.  Your client came in for a 
second curb cut which was very limiting in nature, just make sure there’s nothing he needs a variance for 
from the ZBA.  I just want to make sure he’s not rendering his lot noncompliant. 
 
Mr. Gregory stated it was my understanding that that front parcel would have to maintain one acre to allow 
the second curb cut… 
 
Whitney singleton stated correct. 
 
Mr. Gregory stated we configured that one lot to do that but I can check that section. 
 
Whitney Singleton stated okay, thanks. 
 
Chairman Hertz stated okay, any other comments… 
 
Mr. Mareschi stated no, Chairman. 
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Chairman Hertz stated alright, I think you get the sense the Board is you know, you’ll have no issues here if 
you decide to move forward. 
 
Mr. Elliott stated the Board is on board? 
 
Chairman Hertz stated Mark, good to see you. 
 
Mr. Gregory stated thank you very much. 
 
Chairman Hertz stated thank you very much.  The next item on the agenda under conceptual application is 
The Park which is listed as ShopRite expansion at 333 North Bedford Road.  They are here for a site plan. 
 
Mr. Gallin stated this is the easy one. 
 
Chairman Hertz stated this is the short one, there’s not much involved here. 
 
Mr. Polese stated twenty minutes. 
 
Mr. Vigliotti stated well, it’s conceptual, so… 
 
Mr. Mareschi stated it is conceptual. 
 

E. The Park (ShopRite Expansion) – 333 North Bedford Road 
PB 2018-0365, SBL 69.50-2-1 
Site Plan 

 
Mr. Michael Gallin of Gallin Beeler Design; Mr. Jim Diamond of Diamond Properties were present. 
 
Mr. Diamond stated Jim Diamond, Diamond Properties.  Before we get going on ShopRite, I just wanted to 
address, there was, I think there was a comment before about violations at our site.  So I just wanted to 
directly address Tesla which is storing vehicles at 333 North Bedford now.  Tesla has been at the site for a 
number of months this year, I forget how long but probably going back to the first quarter.  Before they 
moved to 333, we did have a meeting with the Building Inspector to confirm that the interior storage of 
vehicles was permitted, basically as a warehouse use similar to Wine Enthusiast being there previously. So 
Tesla was operating fine for most of this year, then in August or I think September actually, right toward 
the end of the third quarter, their usage basically exploded.  And as their volumes, as a car company their 
volumes kind of doubled between the second and third quarter so there’s been storage of vehicles outside 
the building and they’ve also been delivering cars to customers, selling cars over at the dealership over on 
Kisco Avenue but customers have been picking up cars at the site.  The situation was exacerbated over the 
last couple of months because we had donated space both two Northern Westchester Hospital and to the 
Village of Mount Kisco.  The trucks that are parked on our site right now are doing the Mount Kisco water 
main project upgrade, we donated that space for them.  We also donated the Wine Enthusiast space to the 
Hospital for their event.  So right before the Hospital event, Tesla, in order to facilitate the event, had to 
move all of the cars out of the Win Enthusiast warehouse which made our parking lot look pretty terrible. 
Originally, the expectation was the Tesla would be able to leave about half the cars inside but about a week 
before the event, Peter Miley, the Building Inspector asked Michael Gallin, our architect to check the Code 
to confirm whether or not the vehicles could be left inside in conjunction with a public assembly use and it 
was determined several days before the even that Tesla would have to vacate all the cars from the space.  
So it was a big disruption to them, to us, to the parking lot.  It was all somewhat unexpected and last minute 
but that made things look much worse than they are.  Since the Hospital even Tesla has moved nearly all 
the cars back inside, they continue to do so, we’ve opened up the Cosentino space so that they can store 
cars there as well.  About a month, once Tesla’s problems with exterior storage and the volume sort of went 
through the roof, we had a follow up meeting with the Building Inspector, with the Village Manager and 
with the Mayor to determine a path forward for Tesla to try to accommodate their use and it was 
determined that Tesla should submit an application to this Planning Board permitting the exterior storage of 
vehicles and potentially, for asking for permission of the exterior storage of vehicles and customer pick up.  
Tesla is in the process of preparing that application and submitting it.  I had an e-mail from them earlier 
today that one of their engineers, they said was possibly speaking with a plan examiner today but I didn’t 
get any details in terms of who that is or where in the process they are.  But they are moving expeditiously 
to get an application in to the Planning Board.  So I just wanted to make clear that it’s not as if there’s 
things happening at 333 not with, unbeknownst to people, you know we approached the Building Inspector 
before any cars moved there to confirm the interior storage was allowed.  We approached, we had a 
meeting with the Building Inspector, Village Manager and Mayor once we have received a violation that 
the use had grown beyond what was originally contemplated.  And we are working to rectify the situation.  
Thank you. 
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Chairman Hertz stated thank you very much. 
 
Mr. Gallin stated hello, my name is Michael Gallin, and I’m the architect helping Diamond Properties with 
this application.  Which is relatively complex but we think it has a lot of really exciting opportunities.  With 
me tonight is also Steve Spina from John Meyer Consultant, who is the site engineer and will be addressing 
all of the technical issues and really getting into the nitty gritty.  But I’m going to give you a brief 
introduction, as brief as I can considering the number of moving pieces involved of what we are proposing 
on the property.  And just to, because I’m sure the question is fresh in your mind.  There is nothing in this 
application regarding Tesla, there is no intention of incorporating Tesla into this application at this time 
because Tesla has not made any commitments to stay on site.  Tesla’s occupancy on the site was always a 
temporary solution to an immediate problem of theirs.  Is there any duration at all, regarding Tesla? 
 
 
Mr. Diamond stated the originally commitment was until March of this coming year. 
 
Mr. Gallin stated so there, as many of you know, I’ve been involved with this property for over 14 or 15 
years.  Our first application to the Planning Board was in 2005 but there are some, many new members on 
the Board, so I’m going to give a brief overview of the property, a little bit of the history, talk about the 
opportunities that have presented themselves, the impetus of those opportunities and really try to help the 
Board what’s being proposed, why it’s being proposed and the details.  I’m sure there will be questions 
during the process please at any point feel free to interrupt me if you want me to address something during 
the flow of this, otherwise I can address them at the end.  The site was originally Grand Union’s 
distribution center for the area, it’s a 37.5 acre site, it’s outlined in yellow here.  The red line here is 
actually the border between Bedford and Mount Kisco. So to the north, north is the right, that’s Bedford 
and to the south is Mount Kisco.  The majority if the site is in Mount Kisco, about 31 acres with 6.5 acres 
in Bedford.  The site, when it was purchased by Diamond Properties, had already been improved but had 
been abandoned.  There was a 575,000± square foot building on the site that was 100% vacant with holes in 
the roof.  A small outbuilding over here, another small building here in Bedford.  But the majority of the 
square feet the 600,000± square footage on the property was in the one large building. The vision when 
they bought the site was always to repurpose it and to turn it into an asset.  So this was the condition, it was 
fenced off and totally unfriendly.  This was the northern entrance, the southern entrance where Ice House 
Road was totally fenced off at the time too.  The property was significantly paved with no landscaped 
island and the building was decrepit and falling apart.  They have subsequently over the years made vast 
improvements to the property and really transitioned it from something that was a negative piece of Mount 
Kisco to something that is an asset to [inaudible] including adding a huge amount of landscaping and really 
transitioning the facility.  In many regards they have gone above and beyond, they installed a soccer field 
for municipal use on the southern end of the use and they’ve installed 2.4 megawatts of solar panels on the 
roof, 8,862 panels, that was beyond any of the site plan approvals, it was just something that they did 
because they felt like it was the right thing to do.  So many solar panels that it offsets the equivalent of 400 
cars per year.  
 
Mr. Bonforte stated memory is full, you’re going to have to close something else.  You have a cache 
memory issue. 
 
Mr. Polese stated eject it and stick it back in. 
 
Technical issues 
 
Mr. Gallin stated so for a period the building became stabilized and came to the point of 100% occupancy 
and the hope was that that condition would have persisted.  We wouldn’t be here today if that was a viable 
alternative, unfortunately what happened is the reality of the world changed.  And where it used to be 
highly viable to have a significant number of large warehouse tenants occupying the main portion of the 
building over time that demand has diminished. The vacancy rate has increase, Wine Enthusiast in the 
northwest corner vacated the space, subsequently we had additional tenancies vacate the space and 
Diamond Properties has essentially been trying to adapt to this new reality about trying to keep the building 
occupied, keep it an asset for the Village of Mount Kisco, while dealing with the reality that there’s no 
longer a real demand for these warehouse spaces.  And to be able to accomplish this, its critical that they 
work with the Village and with the community to do it in a way that is win-win for everybody.  So the 
Village of Mount Kisco has recognized this change they have made a Zoning Text Amendment that is 
permitting the food store in the northeast corner, along with an expansion of Grand Prix as a recreational 
use. So currently and really the impetus for this proposal is ShopRite is currently at the Bedford Green 
retail center, further to the north on Bedford Road.  They would be vacating, assuming that the Planning 
Board approves this and occupying the northeast corner of 333 North Bedford Road. 
 
Mr. Bainlardi stated Michael, how large is the existing ShopRite approximately? 35,000 square feet? 
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Mr. Diamond stated 38,000. 
 
Mr. Bainlardi stated and the new one? 
 
Mr. Gallin stated the new one is 86,000 square feet approximately.  So 333 has always had a bit of 
challenge in the fact that is lower than Bedford Road and is set back from the street, so there are two 
primary entrances, there is the southern entrance Ice House Road and the northern entrance, just north of 
the boundary in Bedford.  Both of these entrances are near existing traffic lights along Bedford Road, the 
southern entrance was actually controlled by the traffic light, the northern entrance was adjacent to the 
traffic light.  As part of the transitioning to the new reality, Diamond Properties has started to acquire 
properties to allow for some really dramatic improvements along Bedford Road.  So this is the current 
condition at the southern entrance and what is apparent to the current condition is that there’s not existing 
pedestrian crosswalks here and the alignment between Ice House Road and Park Avenue is such that you 
need an offset traffic light which hinders the ability to minimize the timing on that particular traffic light.  
This is a view looking up Ice House Road.  Additionally, at the northern entrance, the entrance is not 
actually enclosed within the traffic light itself, the result is that we do not get full vehicular movement, 
there’s a no left turn.  So, no left turn in off of Bedford Road and there’s also a no left turn out onto 
Bedford Road going north from the property.  So this is the view where you’re seeing the no left turn out.  
So anybody coming out here, has to go south, so if you’re on the northern end, you’re forced to go south.  
This is an aerial shot of the southern entrance, so this is where you can see Park Avenue here on the eastern 
side of Bedford Road and Ice House Road here and the misalignment of the two and the fact that the result 
is that you end up with a traffic light that has to have a different single sequence for each of those particular 
entrance points.  What was preventing this alignment from the very beginning was this building here and 
what Diamond Properties has been able to do is acquire this property which has opened up a huge set of 
opportunities to really transform this whole intersection into a much more functional situation.  So this is a 
diagram representing what we’re proposing which is to demolish this building, Subway is here, just for 
context, demolish this building, realign the road so that it lines up with Park Avenue, create a much more 
idealistic traffic flow with a right turn only lane out of the site.  Create a relatively large green area along 
Bedford Road to the south of this whole access aisle which will be landscaped.  This allows us to create 
pedestrian crosswalks and to bring the improved flow out of Park Avenue, out of 333 and most importantly 
along Bedford Road itself.  At the northern entrance, this is the condition where we have Foxwoods, on the 
east we have the existing northern entrance to 333 here and a similar condition.  This building was 
preventing the alignment of our entrance with the Foxwood but the traffic light is actually there.  So this is 
where you currently can’t take a left turn out of our site and can’t take a left turn into our site.  So, again in 
this case Diamond Properties hasn’t actually taken ownership of this site but they’ve come up with a long 
term lease agreement that allows them to demolish this building and reconfigure the lot. 
 
Mr. Bonforte stated Michael, all three buildings?  Sorry, you’ve answered the question, thank you. 
 
Mr. Gallin stated this front property is under one ownership, this is a separate ownership, Diamond 
Properties actually owns this piece here as part of the easement of 333 and this is a separate ownership over 
here.  So, in this scenario this building is being demolished, substantially demolished, a smaller building, 
this building is about 7800 square feet.  A smaller building is being built on the property, parking is being 
reconfigured with additional parking spaces.  And this is allowing this entry to be aligned with the traffic 
light.  Again, dramatic improvements in circulation, we have a slip lane right turn in, so southbound cars on 
Bedford Road can enter the site without necessarily having to wait for the light.  Outgoing vehicles can turn 
left here and vehicles coming up on North Bedford Road can make a left into the property.  The huge 
benefit of this that we’re accommodating all the movements here is where previously any car that wanted to 
go north, had to leave this entrance and drive on Bedford Road.  It will not be possible for cars that going to 
north to drive through the site, avoiding the traffic here and exiting at the northern entrance, which is 
removing cars from Bedford Road, thus improving the traffic flow.  Same thing with cars going south, 
before if, well you’d always be able to come in down here and exit south from that location. Let me just 
jump into the changes in the tenancy.  This is the existing or previously approved site plan for 333 North 
Bedford Road.  Grand Prix New York sort of in the knuckle here of the building, this is the vacate Wine 
Enthusiast space, and you have the health club all the way on the south side of the building, self-storage in 
here.  There have been vacancies, the Wine Enthusiast, vacancies in this corner, vacancies in [inaudible] 
here and vacancies in the corner here.  So there’s a lot of empty spaces that have been empty and out of 
there [inaudible].  The proposal is to put ShopRite in the northeast corner, at approximately 86,000 square 
feet, to expand Grand Prix New York, to expand the self-storage facility to the south to take up some of the 
space in the back and then these spaces will continue to be vacant in this location and some vacant spaces 
in this location in the back corner over here.  The other thing while I’m on this slide, we are showing on 
this application the Field House being building as part and parcel of getting this whole property completed.  
Here’s a blow up plan showing the ShopRite and the Grand Prix and just to understand a little bit about the 
expansion of Grand Prix first and then I’ll walk you briefly through ShopRite’s plan.  Grand Prix’s 
expansion is including 5 curling lanes, which will be another recreational use served within the overall 
family entertainment.  They will also have the ability to serve a curling club, it is also including an area that 
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we are labelling ninja course, this would be sort of like an American Ninja Warrior type setup, [inaudible] 
type setup, recreational use and we’re also showing area which would be for a laser tag arena.  The track 
currently you know, occupies all of this space, it’s being reconfigured, it would be about the same size of 
track, it’s just being pushed over into this interior space so that we can push Grand Prix New York further 
back into the parts of the building that have no frontage.  ShopRite on the corner here, typical large food 
store layout, a couple of things of note are they are proposing an addition on the corner of the building 
which is entirely composed of ramps and a big vestibule to deal with the grade change between the parking 
lot and the structure itself.  So they’re proposing building an enclosed addition on the building, not to house 
their store function but to house the ramps in the vestibule and that is in that 86,000 square feet of square 
footage. They’re also proposing a small addition at this location for their recycling facility and one of the 
things that is part of this application is that their loading docks would be substantially interior at both this 
location and in this location here.  The thinking there is that by getting the trucks inside or substantially 
inside, it really helps the character of the pedestrian friendly nature of the site in generally.  But all of that 
area is also impacting our 86,000 square feet and that’s really why, even though the zoning was setup for 
75,000, the initial intention that the space would 75,000 that it’s not exceeded that because the loading 
docks moved inside, the additions on the buildings to accommodate some of the grading issues and as part 
of the loading docks moving inside, they want to building a mezzanine on top of this truck to accommodate 
some of their offices and break room functions, all of which is contributing to the 86,000 square feet.  So 
there is a slight increase in area on the building in those locations. 
 
Mr. Spina stated good evening, I’m Steve Spina from JMC, we’re the site engineer.  And I’ll just start 
quickly by going over the existing conditions, some areas that we can improve throughout the property and 
looked at specifically primarily improving the truck access from North Bedford Road to some of the 
existing loading areas here and to the proposed loading areas for ShopRite.  We’ll go over some slides 
there.  We did some parking lot reconfiguration to better align spaces that would help pedestrians walk 
from their vehicles to the front of their store, along the east end here and just some cleanup in terms of 
meeting Village Codes with parking dimensions.  Meeting the Town of Bedford Code with parking 
dimensions.  We also improved ADA accessibility and pedestrian access as Michael talked about as well as 
realigning those driveways.  So just to highlight quickly the proposed overall plan, we talked a little bit, we 
talked a little bit Michael broke down the driveways here, we’ll get into that a little bit more but the 
alignment of these driveways really helped create the flow down into the site, for [inaudible] as well just 
widening the entrance throat to each one of these driveways.  Pulling this one here on the south away from 
the property line where it’s kind of a pinch point here where there’s an existing driveway just south.  As I 
mentioned a few seconds ago, we turned the existing spaces that were kind of heading north-south, we 
turned those east-west, so they’re in better configuration to face the building for access for people to walk 
into, towards the building as opposed to having to cut through parking spaces, especially with shopping 
carts, you can just kind of walk straight out to your parking space and we’ve added cart corrals, we’ve 
added ADA parking spaces, as well as some other areas throughout the site.  It was generally lacking in the 
number of required ADA parking spaces, which is a factor in the overall amount.  And down here we 
reconfigured the loading here to kind of separate it from the parking areas, there’s a fence here and the 
trucks can come down and go over that, how they enter into the loading area.  So we think we made some 
really good improvements there.  The next slide, just talking about delivery trucks, so coming southbound 
on North Bedford Road they would turn, it’s a fairly wide opening here to make that turn with the large 
tractor trailer type that are typically associated with supermarkets and we’re proposing a little porous paver 
island in the front here, so it would be a mountable curb where the larger trucks would be able to drive over 
it and then the cars would just go around it.  It’s a 4 inch high curb that’s traversable.  They would drive in 
and we have proposed here a little round about obviously more for smaller passenger cars circulating 
around this kind of large open asphalt area that it currently is.  Again, a little bit of a nice traffic circle here 
with some pavers in the middle, the trucks would just have to drive over that, just like they do today in this 
intersection, they just drive straight through which is kind of a flat asphalt area.  They would drive down, 
they would have to make kind of U-turn here and then they would back in and we showed several scenarios 
where it gets a little messy but each truck is parked there and if there are trucks parked there already, they 
can still get into an open space.  And similarly heading northbound on North Bedford Road, they would 
make left in here as they currently do, we widened this here as well and with the reconfigured alignment, it 
kind of brought them back here.  We have to do some work here to widen for the turn and then again here, 
slight modification to the curb.  So you can see some changes were made throughout to accommodate the 
larger trucks to get into ShopRite as well as smaller trucks that the site currently receives for some of the 
other loading areas.  So some striping here, some curb work in terms of widening some aisles to make sure 
that the vehicles can access the stores.  And then here is the trucks exiting, so they’ll come out of the 
loading area here, they’ll pull straight out and then they can go either left or right to access either direction 
on North Bedford Road, similarly here they would pull out and drive this way.  This northern driveway 
would be where the trucks would need to exit and the next slide, the reason why is because, maybe I’ll, we 
have to go back and zoom in.  But what’s happening here is there’s a median that the trucks could occupy 
when they make this turn and there’s no median here and there’s a left turn lane here, so trucks couldn’t 
make that turn without driving over the double yellow line to go southbound.  So we would have to put, we 
would propose signage throughout the site to direct the trucks to exit the site on the northern driveway, 
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which is very common in a lot of shopping centers where there’s specific signage to direct deliveries and 
incoming and exiting vehicles, which driveways to go and they would obviously, as they make several 
deliveries over the course of you know months, they would definitely learn the ins and outs of the site.  
And then lastly the fire truck routes, we wanted to show that the largest fire truck that would serve the area, 
could access the site and contacted all the local fire departments and we utilized the largest truck which was 
from Bedford Hills I believe, we just showed it coming in here southbound, turning in, could access all 
around the building, kind of loop back around and then find it’s way and get back out.  Similarly it could 
leave, it could drive through here and access all of these curb islands, and make its way out, back to where 
it came from or if a truck came from southbound, it would be able to get out there as well in an emergency 
situation.  So we feel like we have good fire truck access as well.  And them just some highlights of the 
grading, what we’re trying to do is with respect to the driveways, we are trying to maintain the grade as 
much as possible, we did make this driveway, the northbound driveway a little more uniform in terms of 
having the same slope going down.  We think we can get a sidewalk here that would be accessible for or 
close to being accessible for pedestrians but unfortunately once you get to this portion of the site, it just 
becomes too steep.  This southern driveway here we widened and created a nice crown there and integrated 
that in with this intersection and the biggest change we’ve made with the grading would be to add the 
parking spaces along this edge of the parking lot, which requires a retaining wall that would be, I believe at 
maximum 12 feet high, sort of in this area here and kind of tapers down to one or two feet.  And what 
we’ve done is balanced the site, so all of the cut that we would take out of the slope, we would redistribute 
it in the parking lots slightly raised the elevation in the parking lot, it’s not enough to eliminate the need for 
the ramps here into the building, but it made an improvement. 
 
Mr. Bainlardi stated before you move on to the parking table, before you move on to that, can you go back 
one more? One more, please.  So what is ShopRite telling you programmatically is going on in that 
building that requires them to split the loading docks? 
 
Mr. Gallin stated one of our first questions for ShopRite was whether or not we could put all the loading 
docks on the northern side of the building.  And they immediately came back and said that that does not 
work for their functioning on the inside of their store and we’ll have to get additional narrative from them 
to be able to speak exactly, so I can answer the question because I’m sure you want to know exactly why. It 
has to do with the way good are coming in and go and garbage is going out and being able to serve both 
sides.  If all the loading docks were on the back side like a typical free standing store where they were in 
the middle, that would be okay but because they’re on one corner and because this is the public face of the 
building, they have to be able to service their back of house stuff from both this side and this side to be able 
to operate efficiently inside the building.  We’ll get some additional information for you on the narrative 
about why but it was certainly we had thought of too and it was discussed at length.  We did work with 
them to get the majority of the loading docks on this side so that this would become the more intensive side 
and this would be the less intensive side.  While I’m here, I guess I’ll just highlight some [inaudible] 
because I didn’t mention it before, we are proposing and we think this is a vast improvement, currently 
there’s no way to walk from the residential neighborhoods on the east side of Bedford Road into the 
property in a safe and controlled manner.  By creating the crosswalks here and creating a sidewalk along 
this entire Ice House Road situation and at the north entrance situation, we are vastly improving the 
pedestrian friendliness of the site and we hope that it goes that much further to transition the site from a 
more industrial site to something that is more integrated into the community.  We do have to deal with 
grades, we are not always going to be able to achieve a 1 in 2 slopes for pure accessibility, so it will at the 
same grade as the road which is not atypical but it was still a vastly safer situation than currently exists. 
 
Mr. Bonforte stated Michael, while you’re on that, I want to interrupt you.  If you go back to that, on the 
south, on the Ice House Road, you know south and cars and/or maybe trucks, I know you said you’d put up 
signage.  Going southbound in one of your very first slides, you showed the over lay… 
 
Mr. Gallin stated yup. 
 
Mr. Bonforte stated yeah, if you don’t mind jumping back to that, it’s a good.  I just want to suggest, my 
observations on that, coming up Ice House Road, I think that’s the correct name. 
 
Mr. Gallin stated yes, correct. 
 
Mr. Bonforte stated and taking a right hand turn in a car that’s a difficult, not quite difficult but it’s not the 
easiest right hand turn as you come up there, you know, you have just so much room with that left hand 
turning lane there.  I don’t know if you can put more space into that right hand turn there but… 
 
Mr. Gallin stated this exiting lane? 
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Mr. Bonforte stated yeah, as you come up that hill there and you’re turning right and you have a car that’s 
looking to turn left, you’ve only got that amount of space and I don’t know what that number is but it’s a 
tight space. 
 
Mr. Gallin stated one thing I didn’t allude to but I’ll reference now, before we met with you and even 
before we got the final change to the zoning to allow the supermarket, we had met with the Department of 
Transportation.  And it was always our feeling and our traffic engineer’s feeling that these intersections 
would vastly improve the flow on North Bedford Road.  The DOT was, their general feedback from us was 
one of being thrilled with these potential changes.  But one of their comments because in our initial plan we 
had a separate slip lane, right turn lane that was totally isolated from this and peeled over here to allow cars 
to exit out to the right which we thought was a great idea, DOT rejected it flat out.  They said they do not 
allow outgoing slip lanes onto their main road because they’ve had cars pulling out too fast and creating an 
issue.  So they were the ones that suggested that we had to eliminate that slip lane and move the right turn 
lane to be part of the main road function.  Not sure if that totally answered your question but some of this 
configuration was driven by DOT’s feedback.  Because you know the current stop bar here, I believe is 
way back here, so you end up with all kind of problems, the cars stack up here, the cars can’t get out of this 
intersection because they’re all stacked up here.  This condition over here is also different the way cars are 
getting in and out, by us moving the stop bar over here and sort of tightening up everything to be a more 
conventional intersection, it’s going to dramatically improve that condition where you have cars stacking in 
ways that don’t allow people to maneuver.  Did I answer your question? 
 
Chairman Hertz stated you’ve also got, there’s going to three lanes from two. 
 
Mr. Bonforte stated yeah, you actually did, I misidentified where Enterprise, the current occupant of that 
building is Enterprise… 
 
Mr. Gallin stated our current exit is way over here. 
 
Mr. Bonforte stated that’s that current corner that I’m talking about… 
 
Mr. Gallin stated correct, which is a very tight radius and it’s only one lane.  So we’re going from one lane 
with a much broader radius and dedicated straight/left and a dedicated right.  So I think that’s going to 
dramatically… 
 
Mr. Bonforte stated it sounds like you just addressed it, it was just my observation. 
 
Mr. Gallin stated I’m glad you asked because it’s complicated and I want to make sure everybody 
understands. 
 
Mr. Vigliotti stated in your calculations you took into account two tractor trailers coming out at the same 
time and a third tractor trailer going in while there are two tractor trailers waiting to exit?  This is the south 
side, my eye tells me it’s pretty tight.  This would be the Ice House Road. 
 
Mr. Spina stated so what we did here was, this dealt, that was basically the reason why trucks cannot exit 
this driveway. 
 
Mr. Vigliotti stated okay. 
 
Mr. Spina stated because in order for a truck to come out, especially those large ones that ShopRite has, to 
make this turn and head south, it would really have to cut way across this and it’s get too close to this 
existing property corner and there’s the double yellow line here.  So it does have that benefit that the north 
driveway has where there is a painted median like this that it could drive into. 
 
Mr. Vigliotti stated okay, I hope they pay attention to the signage. 
 
Mr. Bonforte stated right. 
 
Mr. Vigliotti stated not like those trucks that don’t pay attention on the Saw Mill parkway. 
 
Mr. Gallin stated one thing I really want to stress here too is you know, this was originally Grand Union’s 
distribution center, it was designed as a distribution center, that’s the way we inherited.  So Ice House Road 
was an existing entry.  When we started the project 13 years ago, we knew the configuration was not ideal 
and so currently trucks, you know are exiting here and having to cross the road and we’ll be the first to 
admit, it’s not ideal.  The same at the norther entrance.  Now we’re bringing it up to modern standards with 
the biggest possible truck.  So when Steven is saying that trucks can’t turn right out of here, the reality is 
actually our proposal is dramatically better than the existing but he’s just taking the conservative tact and 
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put them at the northern end where they can do that without actually crossing the road.  Either way, it’s still 
much, much better than what the existing site allows. So parking, what’s highlighted, we are cutting into 
this existing hill, that is the majority increase in our coverage and that is accommodating additional parking 
spaces, 66 additional parking spaces. 
 
Mr. Bonforte stated how are you doing that if you already have cars parking, I believe into that… 
 
Mr. Gallin stated currently, the edge of pavement is here… 
 
Mr. Bonforte stated okay. 
 
Mr. Gallin stated our new edge of pavement is here, so it’s back about 40 feet in some of these… 
 
Mr. Bonforte stated okay, so it allows more interior parking. 
 
Mr. Gallin stated correct. 
 
Mr. Bonforte stated okay, thanks. 
 
Mr. Gallin stated and to do that, we actually are carving dirt into the hill and moving some dirt, doing some 
regrading and building a retaining wall on the back side of this parking space.  So that is what he’s referring 
to. That’s gaining us 66 parking spaces and that’s after we add additional handicap parking spaces for 
ShopRite’s use and their cart carousels and the additional circulation requirements and clearances we need 
for the trucks and so on and so forth.  We’re still gaining additional parking spaces over what the current 
site has got, okay.  And we’re improving the flow throughout the site… 
 
Mr. Bonforte stated it’s good that you have the room to do that.  Hopefully the cost isn’t too much, but you 
know. 
 
Mr. Bainlardi stated it’s good for the buck. 
 
Mr. Gallin stated so as we’ve done on this site for that last 13 years and one of the benefits of having a 
mixed use, we have analyzed and looked at when different tenants will be utilizing the parking at different 
times of the day.  We have warehousing tenants, we have office tenants, we have recreational tenants, we 
have a health club, we have now proposed a food store.  They have different peak hours, different demands 
at different times of day.  And we what we have shown in this table, similar to how we’ve analyzed in all 
the previous applications is when each of those individual tenants are peak utilizations or at percentage of 
peak utilization and incorporating it into the table to assure that in every scenario we end up with enough 
parking spaces on the property.  And what is shown is here is that the two peak times that we end up with 
are weekdays around 4:30 pm when people are going to the food store, people are starting to use some of 
the entertainment facilities but a lot of the workers are still on site.  And then the other peak time is on 
weekends at 10:30 in the morning.  Again, that is actually the highest demand for the food store and it is a 
significant demand as well for the Saw Mill Club and for the entertainment uses.  Of course the 
warehousing uses are much lighter at that time. But that offsetting non-concurrent parking utilization really 
makes the site function and historically there have always been vacant spaces on the property.  The other 
advantage we have is just a matter of scale, zoning codes and parking requirements are typically based on 
standard size buildings.  So you have to make an assumption that there’s going to be a time when 
everybody is going to be there all at the same time but when you start getting into a 37 acre site, with 
600,000 square feet, there’s never a scenario where everybody is going to be at 100% occupancy at the 
same time just because of the reality and probability. 
 
Chairman Hertz stated so what, we see the analysis, what are you with the new spaces, where do you think 
you’re going to come, what’s your space count? 
 
Mr. Gallin stated 866. 
 
Chairman Hertz stated 866, so you’ll have… 
 
Mr. Gallin stated so peaks we’re at 789, 781 and we’ve gone as far as allocating in these color coded 
diagrams we’re submitting, all of the parking spaces at different times.  So this is 4:30 on a weekday, one 
of our peak occurrences, we still have vacant spaces in the middle and we still have vacant spaces over here 
by the soccer field and scatter throughout the property.  The other thing I haven’t said is this table is 
extremely conservative in terms of its utilization, if this happened one day a year, I would be shocked but 
let’s just say worst case it does happen one day a year, we still have adequate parking spaces.  On an 
average day we would never see this kind of perfect storm of parking utilization. 
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Chairman Hertz stated so you think even at peak, you have about a 10% vacancies of spaces? 
 
Mr. Gallin stated yes, at least.  Even worst case, peak, being conservative I can agree with 10%.  Now, 
some of that you want, it’s a big site, you don’t want somebody arriving at the site and looking for the last 
space on the entire property, so it’s probably appropriate that we have some vacant spaces.  I would be 
hesitant to start eliminating spaces because we have extra, because I think you always want to have a little 
bit of a cushion room on a property of this scale but yes, we believe we have extra spaces. 
 
Mr. Bonforte stated you also need to spaces in case you fill the other vacant spaces. 
 
Mr. Gallin stated this is including a parking load for all the vacant spaces.  It also, so the vacant spaces 
which are, for example, the dark purple spaces here, we are assuming, based on the realities of today, as I 
was alluding to before that these will not become warehouse.  That demand is gone and we don’t have a lot 
of other choices for permitted uses on this site, we’re not going to put another food store here, that would 
be absurd.  The only thing, one of the other uses that we can put there would be retail sales of bulk 
household goods, so we had assumed that those spaces will become retail sales of bulk household goods, 
I’m sure your next question is well exactly who and the answer is we don’t know.  We had some people 
that we interested, a furniture store that was interested but that hasn’t gone anywhere and I think that’s not 
really important at this time but that would be the type thing that we would be moving there.  And our 
parking calculation is incorporating those uses per the requirements of your parking code. 
 
Mr. Bonforte stated okay. 
 
Mr. Gallin stated we’ve done it for all the times, I’m also showing you the condition at 10:30 am on the 
weekend.  One of the reasons why we took the time to put all the spaces on the plan is because I do think 
it’s important to show that we have a bunch of spaces on the south side, a bunch of spaces on the north side 
and it works pretty well because ShopRite is on the north side, there’s a demand there.  The health club 
which is a pretty heavy demand is on the south side, along with Grand Prix New York utilizing the spaces.  
There’s this flex zone in the middle, that as he’s expanding they can take this way, as he’s expanding to the 
north.  So it just seems to work well, it’s not like we have such a huge demand on the south side that the 
health club folks are forced to park all the way over, okay.  I think I’ll pass it back to Steven to talk about… 
 
Chairman Hertz stated Michael, before you, just ask one thing.  In all of those analyses, do you include 
spaces for the soccer field? 
 
Mr. Gallin stated we did in our analysis.  The soccer field is highlighted in peach I guess, so you can see all 
the peach spaces over here.  And we’re using the exact same counts that we’ve used for the last 13 years for 
the soccer field, which seems to be about right. 
 
Chairman Hertz stated okay, because I’m just, you know looking at the table that you guys provided on A-
003… 
 
Mr. Gallin stated this table doesn’t include the soccer fields, oh it does, outdoor athletic field. 
 
Chairman Hertz stated outdoor athletic field. 
 
Mr. Gallin stated 50 spaces.  Just an example of how it’s working, a weekday at 430, we’re allocating 20 
spaces because that’s not 100% load but at 10:30 am on a weekend, we’re at a full 100%, 50 parking 
spaces. 
 
Chairman Hertz stated okay, I’m looking at a different parking analysis page, it’s A-003… 
 
Mr. Gallin stated oh, the one with all the square footages. 
 
Chairman Hertz stated yeah. 
 
Mr. Gallin stated that’s the one where we show square footages and parking demands.  This is also in your 
submission that one because it doesn’t have a square footage didn’t show up on that that one is all about the 
building. 
 
Chairman Hertz stated understood. 
 
Mr. Gallin stated and that table is purely based on your Code requirement and it shows a requirement 
[inaudible] 1,100 spaces or 2,000 spaces.  An absurd amount of parking spaces, which I think if we built 
would 70% vacant and would be just poor planning.  We don’t want to build a parking lot that’s 
[inaudible]. 
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Mr. Diamond stated [inaudible] the new requirement for recreation spaces. 
 
Mr. Gallin stated correct, the zoning code for the recreation which is a new use in your Zoning Code, has a 
very high demand for parking, which shows up in that table.  What we have assumed in this analysis is that 
the demand would be, as we’ve made the space 40-50% bigger, we’ve increased the demand on parking by 
40 or 50% from what it has historically been which seems to be like the right number and that’s what 
[inaudible]. 
 
Chairman Hertz stated and you’re just going to have to accommodate for the Canadian cars that are going 
to be coming for curling. 
 
Mr. Gallin stated correct. 
 
Chairman Hertz stated might have a completely different configuration. 
 
Mr. Gallin stated and that one time when the Olympic training team comes here, 100,000 people coming to 
watch them practice.  Curling in Mount Kisco. 
 
Mr. Polese stated the geese. 
 
Mr. Gallin stated so I think I’ll transfer to Steven to just talk about next steps and the SEQRA process and 
where we go from here and then ask questions and I hope we gave you a pretty good overview, there’s a lot 
of details but yeah. 
 
Mr. Spina stated thank you Michael.  I guess the next steps would be, we basically will be addressing some 
of the comments or all of the comments from Kellard Session and from Anthony as well.  And we will look 
to make a formal application and we’ll work side by side, as far as coordinating with DEP for initial 
submissions to them, DOT for initial stated one highway work permit submission. And as well as once we 
receive an approval of the traffic study scope, we will do traffic counts and we will prepare a traffic study 
to justify that as well. And we’ll be back to the Board to discussion new submissions to outside agencies 
and hopefully receive your vote as Lead Agency to start the SEQRA process. 
 
Chairman Hertz stated thank you very much. 
 
Mr. Gallin stated yeah, one other thing I just want to highlight.  Obviously, there’s a lot of pieces, there’s 
the southern entrance, tearing down a building, there’s a northern entrance tearing down a building, 
building a new building, there’s ShopRite, there’s Grand Prix expansion.  There’s a reason why these are 
all in one application because and it’s taken us a long time to get to the point where we can do this all in 
one application.  But they all are sort of interdependent on each other.  We do not believe that ShopRite 
would be appropriate here without making these vast, dramatic improvements, the type that would 
normally only be possible [inaudible] or some other huge push.  We don’t think, these are absolutely 
critical, on the same hand we can’t justify tearing down existing buildings, tearing down buildings and 
replacing them with a smaller building without some sort of economic driver on the property to make it 
possible.  All of this sort of has to come together in sequence to make it economically viable, to allow real 
improvements on Ice House Road, I mean on Bedford Road to make it more pedestrian friendly.  In some 
ways I apologize that it’s so complicated but on the other hand, it’s the way it had to be.\ 
 
Chairman Hertz stated and as one member, I’ll commend you for the vision here, I know that this has been 
a very long time in coming.  I think the and I appreciate your comment there but I as one member would 
absolutely prefer to see this all together because it all functions as one piece.  And to do it piecemeal and to 
not understand how one is going to jive with the other, you know does a disservice I think to the whole 
process.  And I understand from an economic perspective that there is this driver, and therefore it allows 
you to take this grand scope and make these very significant changes.  I mean these are changes that I think 
are extraordinarily positive changes with regards to the circulation and egress and ingress to the site, that I 
know this Board has been hoping for and having it’s fingers crossed for year.  And I think it’s going to 
make a tremendous improvement to the flow, you know across, up and down North Bedford Road which 
has been a, a source, a sore stop in the Village because you know, it’s everyone’s shopping but god forbid 
you have to actually drive on it.  So and to keep your site successful, the road in and the road out has to 
function and I commend you for the realignments of the roads which I know are huge undertakings but I 
think you know, add tremendous value here.  This is a very complicated process, you basically have every 
approval that this Board has in its power to grant within this… 
 
Mr. Gallin stated and Bedford. 
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Chairman Hertz stated and Bedford.  So there’s no part of this which is going to be easy but I think this is 
going to be an extremely positive process and I think this is a great application.  I look forward to making it 
even better than it is, you know on day one and getting this to the end. I have to say I was really, really 
tickled when I saw curling inside that, I didn’t know that that was a viable thing, I didn’t even… 
 
Mr. Gallin stated there is an addition here for that and there is a risk.. 
 
Mr. Diamond stated we’ve not sure that’s economically viable but we just think it would be a lot of fun. 
 
Chairman Hertz stated I’ll be there. 
 
Mr. Polese stated what’s plan b? 
 
Mr. Gallin stated once the curling goes in, the plan b is to make it work. 
 
Mr. Polese stated the running man. 
 
Chairman Hertz stated you know there are, this is a conceptual application, it’s our job to give you 
feedback.  You know, at 10 o’clock at night I hate to do too much of it.  So I think we should all address 
our major thoughts to this.  One thing that I, I had the same question as I think John or Ralph did, about the 
spilt, the truck loading and unloading for ShopRite.  It does seem, I mean I guess I understand your 
explanation of it but I’d like to understand it better.  It does seem to cause you know more problems than it 
solves but maybe it solves a problem we don’t understand yet.  I am curious about what happens in that 
office warehouse that’s currently occupied right up on the upper corner, it doesn’t seem like you have any 
loading zones left for that, so if it’s zoning warehouse or office/warehouse, it’s just become office.  So… 
 
Mr. Gallin stated I can address that somewhat just in terms of what we did for the parking table because it 
is, this was the office portion of Wine Enthusiast… 
 
Chairman Hertz stated okay. 
 
Mr. Gallin stated so in terms of parking table, we’ve allocated that same area as office and a much smaller 
area as warehouse just because that’s what the existing use was build out for. 
 
Chairman Hertz stated okay. 
 
Mr. Gallin stated but your question is fair and unfortunately we can’t see into crystal ball but we should at 
least be able to answer question about this could be flexibly used. 
 
Chairman Hertz stated yeah, I mean you obviously don’t have a tenant for it but, you know, okay.  And I 
would want to make sure that the parking counts do work for what you envision it to be. 
 
Mr. Gallin stated right, which is why we did worst case, which was mostly office. 
 
Chairman Hertz stated got it, okay.  And I think it makes sense to add that parking on the site where you 
have it.  There will be a, there’s a piece of our Code that suggests that retaining walls should be a minimum 
of x number of feet in length no to exceed, so I think you’re probably exceeding by orders of magnitude but 
I don’t necessarily think that’s a bad thing here because of the unique situations is the largest probably site 
in the Village.  I’ll just go on record and say it’s the largest, not sure of it but someone can prove me 
wrong… 
 
Mr. Gallin stated it’s the largest commercial property. 
 
Chairman Hertz stated okay. Yeah and I think the realignments, I really like the realignments of the roads, I 
think that’s going to be an absolutely tremendous, so barring any other piece of this, that by itself is the 
single most, for us or for me, the single most important thing here and I think you’ve created a great 
solution here.  I’ll open it up to other Board members, whoever wants to jump in. 
 
Mr. Bainlardi stated I’ll jump in.  I think while there’s complication and there’s the tails, I think big picture 
it’s actually pretty simplistic, you have what’s working for you as Michael alluded to is that ShopRite is 
going in on one end of the building and all the parking that’s really not been utilized down that end is going 
to be utilized down there.  You’d have a much harder time if it was in closer proximity to say you know, 
the sports facility, they don’t, supermarkets don’t typically want to be sharing that kind of parking.  So just 
naturally the way your vacancies are working out, I think it works well. Yeah, there’s some intricacies in 
the roadways but again big picture, this is going to be vastly superior to the existing situation, it’s going to 
improve not only your property, it’s going to improve the corridor, it’s going to improve access for 
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properties across the street.  I think a lot of this is going to be, it’s engineering exercises and a lot of what’s 
already there is there and isn’t changing.  I think it’s a smart use of that location, to put that retaining wall 
in and get those additional parking spaces in, it will serve the greater good in the long term, so you know 
this to me is something that you know, I think with just some good attention you know, we can get through 
it quickly, relatively for a project speaking, relatively for something of this magnitude, there’s no reason for 
this to drag. 
 
Mr. Hochstein stated I have a few questions about the access road on the back of the building for the fire 
department… 
 
Mr. Gallin stated yes? 
 
Mr. Hochstein stated is that going to be upgraded at all or is it going to stay at the current dirt status? 
 
Mr. Gallin stated the proposal is to keep that as a gravel road, so that it is a pervious surface.  We have a 
wetlands or a creek next to the railroad tracks there, it’s not exactly pristine but it is certainly not something 
we want to make worse, so maintain it. 
 
Mr. Hochstein stated and my other question was like the roundabout, like you’re putting it in and then 
you’re allowing trucks to drive over.  Would like a smaller island work for the same function?  Because I 
know you’re trying to angle cars to kind of go with the curb and everything… 
 
Mr. Gallin stated yeah, it’s a pretty standard solution to create a mountable roundabout, obviously if we had 
another 100 feet, where it could be bigger and the trucks could actually circulate around the perimeter that 
would have allowed us to landscape it or put a sculpture or something in the middle that would have been 
the preference.  We simply don’t have enough area to do that so either you shrink it down and let it just be 
all asphalt or you try to give an opportunity for the majority of vehicles which are passenger cars, to make a 
U-turn, to circulate through here and a very expedient and functional way.  And the minority of the vehicles 
which are the trucks and they’re also coming in off hours, basically drive right over the top of it. 
 
Mr. Hochstein stated now is it going to be a gradual curb? 
 
Mr. Gallin stated it has a little lump in it… 
 
Mr. Spina stated it’s like a 45º angle curb, it’s a traversable curb.  We’ll have details on the plans for it… 
 
Mr. Hochstein stated the height was what, 4 inches? 
 
Mr. Spina stated 4 inch high and then they’ll, and then we were proposing paves on top, some sort of a 
porous paver to you know not make it completely impervious.  Especially since it would seldomly be 
driven over. 
 
Mr. Hochstein stated my only concern was the truck you used was actually a Mount Kisco truck for the fire 
department but the ladder truck has outriggers which allow it to not tip over and those are pretty low to the 
ground, just for the clearance. 
 
Mr. Gallin stated we will make sure that’s not wrong.  It’s meant to be a decorative element so you know 
we will provide details on the actual pavers and we may even go as far as putting some sort pattern in there. 
 
Chairman Hertz stated a mosaic Jim or… 
 
Mr. Gallin stated a big D or maybe a ShopRite logo, we’ll see.  Something that everybody likes. 
 
Chairman Hertz stated other comments? 
 
Mr. Vigliotti stated I’ll make a couple comments.  I said it very early on I think it’s a great proposal for that 
corner, a warehouse site.  The two driveways which will become two intersections with traffic lights, its 
been said by both Doug and John, it will make all the difference on traffic on North Bedford Road and will 
make the site truly work once and for all.  I had the bugaboo on the field house with the bathrooms and the 
bleachers, it’s been going on for over a decade now.  I hope in the formal application you’ll share with the 
entire Board the plans that have been submitted time and time again with a timeline, I don’t know if we 
have to wait to have a grand opening for the supermarket and then build the field house.  Or kind of get the 
field house going, it would be such an addition to the soccer field for the residents.  I think it’s very much 
needed down there, we greatly appreciate it.  Overall, I think it’s one of the better proposals and I agree 
with the parking and I think the parking is going to work.  What materials are you using for the retaining 
wall? 
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Mr. Gallin stated to be determined, we need to hire a structural engineer to look at the specifics and all 
characteristics to see if we can use a like a Unilock wall or its going to be a poured in place concrete wall 
with cladding.  But clearly the aesthetics and the character of it will be important, so… 
 
Mr. Vigliotti stated I think poured in place with a stone veneer is something very special.  I think it has a 
nice look off in the distance and it’s a bit of sophistication I think to the site. 
 
Mr. Gallin stated obviously the aesthetics of it will be important.  We also need to factor in the length of it 
and budget and everything else. 
 
Mr. Vigliotti stated absolutely, okay. 
 
Mr. Gallin stated just to touch a little bit on the field house in case some of the Board members aren’t 
familiar with what we are proposing.  It’s small structure here that would include bathrooms, a vending 
machine, a storage are for stuff to service and utilize the soccer field and it had some bermed land adjacent 
on the back of the bathrooms that would allow people to sit and watch the games. 
 
Mr. Mareschi stated when would you start, do you think, roughly, the field house? 
 
Mr. Gallin stated clearly not until we have site plan approval, I guess because it’s impacted our drainage 
and declarations and everything else but it will be done as part, under the same contract and contractor 
doing all of the work, I assume they’ll do this at the same time. 
 
Mr. Mareschi stated okay, thank you. 
 
Chairman Hertz stated Michael, can I ask one additional question?  There’s, at the newly aligned Ice 
House/Park Avenue intersection, you’ve created a fairly decent chunk of vacant land now, just to the south, 
right? 
 
Mr. Gallin stated right. 
 
Chairman Hertz stated what are the plans for that piece of land? 
 
Mr. Gallin stated this is going to be finally an opportunity to give 333 North Bedford Road a reasonable 
presence along Bedford Road that’s landscaped and beautiful.  The intention from the beginning in calling 
this site The Park was to great it by the park and we think this serves as a great opportunity to set the 
precedent for the rest of The Park.  What’s shown in here is simply, you’re seeing the old road through here 
but we will provide a landscaping plan of this area.  This is a sidewalk being proposed along the south side 
of Ice House Road.  And I did hear an earlier comment from Jan about incorporating more islands and 
making that feel more like a sidewalk as you head towards the [inaudible] and we’ll try to incorporate those 
comments. 
 
Mr. Mareschi stated thank you Michael. 
 
Mr. Polese stated I just add, I think this is great. There’s three lanes, was there any thought given to a 
second inbound lane? 
 
Mr. Spina stated there may be, once we do the traffic counts and get into the simulations for the 
intersections with all the trip generator, it may warrant it. 
 
Mr. Polese stated yeah. 
 
Mr. Spina stated right now, we don’t think we’ll need it but we don’t know yet. 
 
Mr. Polese stated well as someone who’s there daily or my wife is there multiple times each day, it’s a 
great improvement.  I’m curious as to the flow of things, if a second inbound lane would help but see what 
the numbers turn out. 
 
Mr. Spina stated the analysis will try to have as good a level of service as possible and if that warrants a 
second lane, then that’s what we’ll do.  We just have to make sure we keep it aligned with Park Drive 
across there, that’s the, we can’t move it too much because the double yellow line won’t match. 
 
Mr. Polese stated and will there be a retaining wall on the north side of that driveway? 
 
Mr. Spina stated no. 
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Mr. Polese stated or just slope down, graded? 
 
Mr. Spina stated it’s just sloped down, yes. 
 
Mr. Gallin stated in this zone here? 
 
Mr. Polese stated yes. 
 
Mr. Gallin stated this can be handled with grading and planting. 
 
Mr. Spina stated right. 
 
Mr. Gallin stated this will all be planted as well.  Currently, there’s no planting but the building is actually 
over here.  Currently, there’s not planting the south side. 
 
Chairman Hertz stated right, yes. 
 
Mr. Gallin stated this will be much better because we’ll actually have some room to soften it. 
 
Chairman Hertz stated and so you’re able to keep those two existing buildings and just get… 
 
Mr. Gallin stated correct, so and this is again part of making this work is we had to keep these buildings.  
We considered knocking these down too and trying to do some other development to make up the square 
footage and make it work but in the end, this was the only solution that made sense.  This is where Subway 
is, I forget who’s in here… 
 
Whitney Singleton stated nail salon. 
 
Mr. Gallin stated nail salon here and we have on the back side some auto mechanic spaces that would be 
fed off this lower level parking lot.  We did provide a parking analysis for both this new site and the other 
new site on the north.  Neither of which fully meet Code but both of which become substantially better than 
the existing conditions.  Particularly, the northern lot were able to get a lot more parking spaces in this zone 
here, so we’re much closer to meeting that Code requirements.  And on this lot we had a better percentage 
in terms of square footage in the existing condition and more importantly we have a much better of 
percentage of spaces at the upper level which is where the biggest demand is. 
 
Mr. Vigliotti stated so the lot on 117 servicing Subway… 
 
Mr. Gallin stated yes. 
 
Mr. Vigliotti stated I see a driveway off of 117, is there one off of the driveway going into The Park? 
 
Mr. Gallin stated no, not [inaudible].  So this building is served by two lots, I’ll call one the upper lot, 
which is the one that is served directly off of Bedford Road and then we have a lower lot, as you come 
down the hill, which you enter here.  This lower lot is serving these repair facility where they have loading 
dock doors in the back… 
 
Mr. Vigliotti stated so we still have that as you’re heading north on 117, you have to cross over to make the 
left to get into that parking lot… 
 
Mr. Gallin stated to Subway. 
 
Mr. Vigliotti stated to Subway and the other retail store.  And I guess as you’re coming out, if you want to 
make the right, you’re going across lane onto ongoing traffic. 
 
Mr. Gallin stated it continues to not be perfect as [inaudible]… 
 
Mr. Vigliotti stated I understand. 
 
Mr. Gallin stated although currently you’ll see, here is the proposed stop line, here is our intersection 
behind the stop line… 
 
Mr. Vigliotti stated right. 
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Mr. Gallin stated under the current set up, here’s the entrance and here’s the stop line within the entrance 
but with its own little traffic light there that screws everything up.  So what we’re doing is we’re moving 
that curb cut so that it is behind the stop line and no longer messing up the intersection that we’re really 
trying to make work perfectly.  It’s a relatively small building, small amount of square footage and yes 
there is a curb cut there that we weren’t able to eliminate.  But we proved it. 
 
Anthony Oliveri stated Michael, being that these, this lot and the northern lot are really separate parcels, 
how is that getting handled?  Do these have to separate? Or do you anticipate them coming in as a separate 
site plan, or is it going to get merged with the [inaudible] lot… 
 
Mr. Gallin stated this is part of the complication of this application.  We certainly want them all considered 
at the same time, so that everybody understands all of the implications.  There are slightly different 
conditions because the northern lot, Diamond Properties will not own this.  They are going to have a long 
term lease with the right to tear down the building and build a new building.  So that is going to have to be 
under separate ownership, so it has to be a separate site plan at the end that approved.  So we hope that the 
review is going to be a part of this… 
 
Anthony Oliveri stated yes. 
 
Whitney Singleton stated so the owner is going to consent to the application and allow the road to stay 
there in perpetuity? 
 
Mr. Gallin stated correct. 
 
Mr. Diamond stated yeah and just to clarify that, there’s actually going to be a lot line change there as well.  
Because what will happen is once the building is complete, the land that we own to the south, where those 
new parking spaces are, that land is getting transferred to that building owner and the access drive, that land 
is getting transferred to us. 
 
Whitney Singleton stated so you’re coming in with subdivision applications as well? 
 
Mr. Diamond stated yes, for that.  I guess subdivision or lot line change, technically I don’t know what it is 
but the ownership is swapping on those two pieces. 
 
Whitney Singleton stated that makes me feel much better if it’s in your ownership. 
 
Mr. Diamond stated yes. 
 
Mr. Gallin stated quick clarification, so this will be owned by Diamond Properties, this will be then owned 
by this property owner. 
 
Whitney Singleton stated and the Sleepy’s Mattress will still be able to cut through? 
 
Mr. Diamond stated yes. 
 
Mr. Gallin stated this easement would then be transferred to this new owner. 
 
Whitney Singleton stated not that one, that one. 
 
Mr. Gallin stated this property has an easement to come across here… 
 
Whitney Singleton stated I’m talking to the south. 
 
Mr. Gallin stated oh here?  I don’t know if they have an easement… 
 
Whitney Singleton stated they have access. 
 
Mr. Diamond stated they cut through… 
 
Mr. Bonforte stated there’s a road on either, there’s access. 
 
Mr. Diamond stated the connection will remain, it’s shown there. 
 
Mr. Gallin stated it’s hard to see in this picture but we are showing that cut through.  Do they actually have 
that easement?  Then on the other piece, the southern one, Diamond Properties actually owns this so we 
have a little bit more flexibility, it’s a different entity, it’s a different LLC that owns this.  And there have 
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been some discussion with the lawyers about whether or not this becomes an easement to 333, a permanent 
easement or whether or not there is a transfer of ownership and we’re still trying to figure that out.  But it 
will be resolved as part of this application and I guess unless this entire property becomes part of 333, we’ll 
probably have a separate site plan for at least this piece but we’ll get back to you on that. 
 
Chairman Hertz stated okay. 
 
Mr. Mareschi stated thank you. 
 
Mr. Bonforte stated I just have one quick question.  Will you be able to benefit from the work that was 
done by the DOT from the Mercedes application for this application?  Because I think I recalled there was a 
lot of work done on traffic studies, maybe it wasn’t with the DOT specifically but there was talk at least 
with the DOT and I’m just curious if that’s applicable or if you’re starting over? 
 
Mr. Spina stated I feel like most of it would be starting over because the use is so different from an auto 
dealership to a supermarket.  We do have the traffic study that was done for that and there are some aspects 
of it that we can and will use.  The majority of it has to be redone. 
 
Mr. Gallin stated the other thing is our intersection improvements are dramatically better.  I want to 
incorporate that. 
 
Mr. Bonforte stated there are similar improvements going back in time.  I mean this is, the concept is great 
and I’m glad it’s finally getting there whether it’s… 
 
Mr. Mareschi stated it looks good. 
 
Mr. Bonforte stated that application or this one, this is great. 
 
Whitney Singleton stated what’s your increase in development coverage? 
 
Mr. Gallin stated it’s a little over an acre. 
 
Whitney Singleton stated you’re going to increase the development coverage on the 333 site or total? 
 
Mr. Gallin stated total, excluding, you had this lot separate… 
 
Mr. Spina stated it’s just 333. 
 
Mr. Gallin stated total for 333 but including Bedford, Mount Kisco, and all the different zones.  An acre on 
333.  And if you look at, the way we had looked at this historically, was too look at the most restrictive 
zone, the impact of applying that most restrictive zone to the entire parcel.  That seems to be the most 
rational way of doing it.  And I demonstrated in the past that by applying the most restrictive zone to the 
entire parcel, we were in compliance.  With the additional coverage, I think we are .1% over the threshold, 
so that would require a variance. 
 
Chairman Hertz stated and you’re going to need a variance anyway for the supermarket.  You need an area 
variance for the super market. 
 
Mr. Gallin stated we need an area variance for the supermarket as well. 
 
Chairman Hertz stated so at minimum you’re going to the ZBA. 
 
Mr. Gallin stated what’s another board at this point? 
 
Whitney Singleton stated you’re going to need a variance for the height of the retaining wall and the length 
of the retaining wall. 
 
Mr. Gallin stated I would be anxious to get there but I don’t think we’ve fully vetted out all the variances 
that we’re going to need.  So I want to make sure we know them all… 
 
Chairman Hertz stated yeah, I mean you’re conceptual at this point, so I don’t assume you’re going to 
quantify those numbers until you get deeper in. 
 
Mr. Gallin stated right. In terms of coverage, its relatively small area.  There have been discussions about, 
just so the Board understands, because we have multiple zones. There’s a zone line across here where 
everything in the east is in one zone and then we have ML in the back and then we have Bedford in the 
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north. And if you look at individual pieces might not be in compliance but if you look at the aggregate of 
the site and you take that against the most restrictive, which historically I thought was the most appropriate 
way to handle it and the way we had handled it in the past.  I understand that the Building Inspector needs 
to review that and think about it and [inaudible].  But if that’s the direction we’re heading in, we would be 
.1% over for the aggregate of the entire site. 
 
Chairman Hertz stated okay, thank you.  Any other comments by Board members? 
 
Mr. Mareschi stated no, Chairman. 
 
Chairman Hertz stated comments by staff? 
 
Anthony Oliveri stated the only question I have is there any approval you don’t need?  It seems like you 
have everything… 
 
Chairman Hertz stated yeah, I think you’ll visit every Board that we have. 
 
Mr. Gallin stated I don’t think we need Metro North. 
 
Chairman Hertz stated just wait.  Well thank you, this is an extremely ambitious plan, I think it will be a 
vast improvement.  Hopefully it will alleviate some of the traffic issues on North Bedford Road and go a 
long way towards making 333 you know, a gem of the Town.  So I commend you and look forward to the 
process. 
 
Mr. Gallin stated okay, thanks, we won’t be able to do it without your guys help.  If we thought this was 
going to take 6 years. 
 
Whitney Singleton stated when do you anticipate coming with a formal? 
 
Mr. Gallin stated soon. 
 
Whitney Singleton stated before the New Year? 
 
Mr. Polese stated it’s a Christmas present. 
 
Mr. Spina stated yeah, I’ll have to look at when the deadlines are, talk to Jan, he had some questions on 
some of the comments. 
 
Mr. Gallin stated yeah, before the New Year. 
 
Chairman Hertz stated you know when we see a formal, I think the biggest question here for us is going to 
be traffic.  So, we will probably engage a traffic engineer for the Village to work with you. 
 
Mr. Gallin stated is it possible to start that process now, in terms of selecting one? 
 
Chairman Hertz stated we can start but I think you have to, at least tell us you’re submitting a formal… 
 
Mr. Gallin stated we’re submitting a formal. 
 
Chairman Hertz stated we’ll start the process. 
 
Mr. Gallin stated that would be great. 
 
Anthony Oliveri stated I think we can start looking at some names… 
 
Chairman Hertz stated okay, yeah, let’s… 
 
Mr. Gallin stated we’ve already provided a letter that gives you our thought on the scope for a traffic and 
we’ve love to get feedback on that letter so that we can start wrapping that up and putting that in the set of 
plans… 
 
Chairman Hertz stated yeah and as would we. 
 
Mr. Gallin stated and we can’t do it until we get a traffic engineer.  So we would love to be able to come to 
the next meeting with feedback on that letter. 
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Chairman Hertz stated and that makes sense and I did look at that and I had some quick thoughts as well.  
So you know… 
 
Whitney Singleton stated just to clarify that point though because we’ve been through this before.  The 
Village isn’t going to hire a traffic consultant… 
 
Mr. Hertz stated correct, until there’s… 
 
Whitney Singleton stated until there’s an escrow setup and there’s not going to be an escrow setup until 
there’s a formal application. 
 
The Secretary stated the escrow has already been established. 
 
Whitney Singleton stated before… 
 
The Secretary stated as part of their conceptual application, yes their escrow has been established. 
 
Whitney Singleton stated okay. 
 
Anthony Oliveri stated they set it up because there was a preliminary meeting about a month back. 
 
Chairman Hertz stated alright, then we can spend your money. I know you’re excited about that.  We just 
need a mechanism to do that. 
 
Mr. Gallin stated JMC is the traffic engineer on the project. 
 
Chairman Hertz stated so JMC will not be the Village’s traffic engineer. 
 
Mr. Gallin stated well they could be… 
 
Chairman Hertz stated anything else? 
 
Mr. Gallin stated not from us. 
 
Chairman Hertz stated thank you very much.  Okay, that being the last item on the agenda, anything else 
anyone would like to discuss? 
 
Mr. Bonforte stated I’d like to make the motion to adjourn, Chairman. 
 
Mr. Polese seconded the motion. 
 
Chairman Hertz asked for all in favor.  The motion varied by a vote of 7 to 0. 
 
The meeting adjourned at 10:32 pm. 


