
 

November 21, 2019 
 
 
 
Chairman Douglas Hertz and Members of the Planning Board 
Village of Mount Kisco 
104 Main Street 
Mount Kisco, NY 10549 
 
Subject: Review of the Responses to Comments by JMC for the Park 333 at 333 
North Bedford Road 
 
 
Dear Chairman Hertz and Members of the Planning Board: 
 
The purpose of this letter is to summarize our review of the October 22 document 
prepared by JMC, the Applicant’s engineer, responding to the comments that were 
submitted by BFJ and Kimley-Horn. BFJ is satisfied with the responses submitted by 
JMC and will not address each of the responses, however, we would like to make a 
few additional points: 
 
Comment # 3: Inclusion of Mt Kisco TOD development traffic. BFJ had missed the fact 
that JMC did include the Mt. Kisco TOD development traffic in the traffic impact study 
for Park 333. It should be noted that this inclusion means that there is a certain 
double counting of traffic additions, since some of the traffic added by the TOD 
development on North Bedford Road is the same as the traffic added onto North 
Bedford Road by the new ShopRite. This represents another worst-case assumption 
for the impact analysis. 
 
Comment #4:  Reserve Capacity Analysis. JMC was asked to quantify the additional 
traffic generation that could be added to the site up to an unacceptable LOS 
condition. JMC concluded that the additional threshold traffic generation would be 
205 vehicle trips on a weekday PM peak hour (an increase of 30% over the future 
projected generation) or an additional 366 vehicle trips on the Saturday peak hour (a 
47% increase). This analysis does not assume any phasing changes to the two traffic 
signals at the project driveways and therefore maintains fairly good conditions along 
Route 117 (LOS A to C), but the conditions for the site access roads deteriorate to 
levels D or E. In theory, more trips could be generated on the project site, if one were 
to shift a small amount of green time form Route 117 to the side street.  
 
Comment #6: Green Lane Sensitivity Analysis. Kimley-Horn, BFJ and JMC agreed that 
the impact analysis was undertaken with a certain number of worst-case traffic 
assumptions related to traffic generation rates and pass-by traffic percentage. At a 
meeting on October 3, 2019 BFJ and Kimley-Horn did agree to use a series of more 
reasonable assumptions (but still worst-case) for the analysis. The new “sensitivity” 
analysis concluded that all traffic movements for both the weekday and Saturday 
peak hours would continue to operate at the same levels of service in the future with 
the proposed project compared to the future without the project, except for the 
northbound left-turn movement turning onto Green Lane. For both peak hours this 
movement would changes from a LOS C to D, a generally acceptable condition for 
peak hour.  
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Comment #7: Interconnection to the site to the North. It would be good to obtain a 
commitment from the applicant that he will provide the easement to the Kohl site, if 
and when the Kohl site is willing to make that connection. 
 
BFJ also reviewed the transportation and parking sections of the Expanded 
Environmental Assessment darted October 22, 2019 and prepared by JMC. The 
following addresses the main points of that assessment: 
 
Traffic Impacts: Section 6 of the Expanded Environmental Assessment summarizes 
the detailed Traffic Study discussed and reviewed above. The summary is appropriate 
and correct. 
 
Parking Impacts: Today the main site (333 North Bedford Road) has 802 spaces, and 
is proposed to be increased to 873 spaces. JMC undertook two parking occupancy 
surveys in March 2019 at the site and concluded that today the peak parking 
demand on a Friday is for 329 spaces (41% occupancy) and on a Saturday for 420 
spaces (52% occupancy). JMC prepared a table for Friday parking projections that 
shows today’s occupancies by half-hour increments, then calculates the reductions in 
these occupancies based on the reductions of floor areas, primarily the elimination of 
80,984 SF of office/warehouse space, and then added the parking demand 
generated by the new supermarket. In doing so JMC used the 85th percentile ratios 
given by ITE for supermarkets as opposed to using the average peak ratios. In other 
words JMC used the peak parking ratios that are exceeded by only 15% of the site 
surveys included in the ITE data.  This is a conservative assumption given that this site 
will be one of 2, if not 3, supermarkets in the 0.7-mile stretch along Route 117. The 
analysis by JMC concludes that on a Friday afternoon the future site with the 
supermarket would reach parking occupancies in the range of 84% to 88% on a 
Friday afternoon, and in the range of 81% to 88% on a Saturday midday from 11 am 
to 4 pm.  
 
BFJ undertook an independent shared parking analysis for Fridays and Saturdays 
calibrated on the occupancy surveys undertaken by JMC and expanded for the future 
uses. BFJ’s projections showed a peak occupancy of 78% on Fridays and 84% on 
Saturdays.  
 
Parking occupancies of 84 to 88% in parking lots such as the one at 333 North 
Bedford Road are considered close to practical capacity, often determined as 90% of 
maximum capacity.  When occupancies exceed 90%, it becomes difficult for drivers to 
find the last open parking spaces. It is recommended that the applicant monitors 
future parking occupancies and possibly resort to staff guiding drivers to the open 
spaces during peak hours.  
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In order to upgrade the two intersections providing access to the project site, the 
applicant also proposes changes to the two smaller lots adjacent to Route 117, 309 
North Bedford Road and 383 North Bedford Road.  At 309 North Bedford Road some 
of the existing uses are either eliminated or significantly reduced in size thus reducing 
the parking requirement as per zoning from 57 to 29 spaces, a reduction of 28 
spaces. At the same time the parking supply will decrease from 33 spaces today to 
19 spaces in the future, a reduction of 14 spaces. To conclude, the parking condition 
on this lot will improve by 14 parking spaces in comparison to the zoning requirement. 
The specific use at this address that has an unusually high parking requirement is the 
auto service business that has a total requirement of 30 spaces today and 15 spaces 
in the future.  
 
The changes proposed at 383 North Bedford Road would reduce the parking 
requirement from 38 spaces today to 28 spaces in the future. The parking supply on 
this lot will increase from 18 to 30 spaces, exceeding the zoning requirement by 2 
spaces.  
 
 Please let us know if you have any questions or comments 
 
Sincerely, 

 
 
 
 
 
 

Georges Jacquemart, P.E., AICP 
Principal 
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 PLANNING BOARD RESOLUTION 
 

VILLAGE OF MOUNT KISCO 
SITE PLAN APPROVAL 

 
PL PROPERTY MANAGEMENT 

46 MAPLE AVENUE 
 

Section 69.80, Block 4, Lot 16 
Application No: PB2019-0378 

 
November 26, 2019 

 

WHEREAS, the subject property consists of 5,040 s.f. of land and is located at 46 Maple Avenue within 
the RT-6 Zoning District (“the subject property”); and  
 
WHEREAS, the subject property is currently developed with an unauthorized 3-family residence with 
apartments on the 1st floor, 2nd floor and attic floor; and 
 
WHEREAS, the applicant, PL Property Management, is proposing to combine the 2nd floor and attic 
floor apartments in order to convert the building into a legal 2-family residence; and  
 
WHEREAS, no off-street parking is provided and the applicant obtained a parking variance from the 
Zoning Board of Appeals; and 
 
WHEREAS, reference is made to a survey entitled “Survey of Property Prepared for 46 Maple Avenue 
Mt. Kisco Corp”, prepared by Robert S. Johnson, P.L.S., dated February 1, 2017; and 
 
WHEREAS, with the exception of landscaping, no site related construction or development is 
proposed or required; and 
 
WHEREAS, reference is made to review memoranda from Village staff of various dates; and   
 
WHEREAS, the proposed action has been identified as a Type II Action and is therefore exempt from 
the State Environmental Quality Review Act (SEQRA). 
 
NOW THEREFORE BE IT RESOLVED THAT, the Planning Board of the Village of Mount Kisco hereby 
grants Site Plan Approval and approves the following plans, hereafter referred to as “the approved 
plans”, subject to the conditions enumerated below:  
 
Plans, Prepared by Leonard H. Brandes Architect, Dated July 18, 2019:  
 
 General Notes & Plot Plans (SY-001)  
 Proposed Floor Plans (A-102)  



Page 2 of 3 
 

 Existing/Proposed Elevation (A-200)  
 
BE IT FURTHER RESOLVED THAT, unless extended by the Planning Board, construction shall 
commence within six (6) months of the date of this Resolution and shall be completed within one (1) 
year of commencement of construction.  
 
Conditions to be Satisfied Prior to the Signing of the Approved Plans:  
 
1. It is the applicant’s responsibility to identify and secure any and all necessary 

permits/approvals from outside agencies having jurisdiction over the proposed action.  
Copies of outside agency permits/approvals shall be submitted to the Planning Board and the 
Building Department. In the event that such permit(s) require modification to the plans 
approved herein, a determination shall be made by the Building Inspector and Village 
Engineer as to whether the modification(s) is substantive and should be returned to the 
Planning Board for review.  

 
2. The applicant shall satisfy all outstanding comments provided by the Building Inspector, 

Village Engineer, Village Planner, and Village Attorney.  
 
3. All applicable application fees and fees associated with professional legal, engineering and 

planning consultation shall be paid for by the applicant.  
 

4. The applicant shall submit a “check set” (4 copies) of the approved plans prepared in final 
form and in accordance with the conditions of this Resolution, for review by Village staff.  

 
5. The approved plans shall be revised to conform to the above conditions and to the satisfaction 

of Village staff. The applicant shall submit four (4) original copies of the approved plans, 
signed and sealed by the design professional, for final review by Village staff and for signature 
by Village staff and the Planning Board Chairman. All plans shall have a common revision date.  

 
Conditions to be Satisfied Prior to the Issuance of a Building Permit:  
 
6. The applicant shall satisfy the above conditions and the approved plans shall be signed by 

Village staff and the Planning Board Chairman.   
 
Conditions to be Satisfied Prior to the Commencement of Work and During Construction:  

 
7. The Village Engineer and Village Planner shall have the right to inspect the property during 

construction. 
 

8. All construction activities shall be performed during the times permitted under the Village 
Code. The Village Engineer and Village Planner shall have the right to inspect the property 
during construction, the cost of which shall be paid for by the applicant.  
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Conditions to be Satisfied Prior to the Issuance of a Certificate of Occupancy:  
 
9. There shall be no Certificate of Occupancy issued until there is full compliance with the plans 

approved herein and all conditions of this Resolution.  
 

10. A final site inspection shall be completed by the Building Inspector, Village Engineer and 
Village Planner.  

 
11. All applicable application fees and fees associated with professional legal, engineering and 

planning consultation shall be paid for by the applicant.  
 
Other Conditions:  
 
12. All WHEREAS clauses contained within the body of this Resolution shall be deemed 

incorporated as conditions of approval, as if fully set forth herein.  
 

13. The Planning Board is to retain original jurisdiction.  
 

14. Failure to comply with any of the aforesaid conditions shall constitute a violation of site plan 
and any other permits or approvals authorized herein and shall subject the applicant to 
prosecution, penalties and/or permit revocations pursuant to applicable law. Deviation from 
any such approvals may render this site plan, change of use permit and/or special use permit 
or certificates of occupancy issued in conjunction therewith, null and void.  

 
ADOPTION OF RESOLUTION 

 
WHEREUPON, the Resolution herein was declared adopted by the Planning Board of the Village of 
Mount Kisco as follows:  
 
The motion was moved by: __________  
The motion was seconded by: __________  
 
The vote was as follows:  
 
DOUGLAS HERTZ ___  
JOHN BAINLARDI ___  
RALPH VIGLIOTTI ___  
MICHAEL BONFORTE ___  
WILLIAM POLESE ___  
CRYSTAL PICKARD ___  
JOHN HOCHSTEIN ___  
 
__________________________________  

Douglas Hertz            November 26, 2019 













570 Taxter Road, Suite 300 
Elmsford, NY 10523 
(914) 631-8600 phone 
(914) 631-5769 fax 
www.drepc.com 
www.aiengineers.com 

 
 

Improving Life. By Design. 

Dolph Rotfeld Engineering 
 

 
MEMORANDUM 
 
 
To:  Douglas Hertz, Planning Board Chairman 
 
 
C:  Planning Board Members 
  Edward W. Brancati, Village Manager 

Peter Miley, Building Inspector  
Whitney Singleton Esq., Village Attorney, 
Jan K. Johannessen AICP, Village Planner 
   

From:  Anthony Oliveri, P.E. 
 
Date:  November 21, 2019 
 
Re:  Amended Site Plan 
  Michael's Garden Gate Nursery 
  128 & 146-152 N. Bedford Road 

Village/Town of Mount Kisco 
 
With regard to the above mentioned project, this office has reviewed the following plans and submittals: 
 

 Proposed Site Plan Drawing, Sheet: “SP”, prepared by Wasp Engineering Group, PLLC, last 
dated November 2, 2019; 

 Truck Maneuvering Analysis, Sheet: “TM-1”, prepared by Wasp Engineering Group, PLLC, last 
dated November 3, 2019; 

 

Our preliminary comments are as follows: 
 

1. A stormwater management plan must be provided, any increases in impervious coverage will 
require stormwater detention; in addition, any runoff directed to storm drains in NY Rte. 117 
must be reviewed by the NYSDOT. 

2. As noted by the applicant’s engineer, the site is located in the NYCDEP Designated Main Street 
Area and thus any expansion of impervious areas may require approval by the NYCDEP. 

3. Any work proposed within NYSDOT Rte. 117 will require NYSDOT approval. 
4. The truck maneuvering analysis demonstrates less than ideal conditions for tractor trailer access 

to this site. Backing in from NYSDOT Rte. 117 should be avoided, however front - in entry 
will have a significant impact on parking. Discussion should be undertaken regarding time 
and/or truck size restrictions for deliveries to this site. 

5. The truck unloading space restricts aisle width within the parking lot. 
 
 

Thank you 



 WASP  
ENGINEERING GROUP, PLLC 

 

44 Flagler Road 
Poughquag, New York 12570 

Phone: 914 384 9655 
E-Mail:  RPWASP@gmail.com 

 
November 4, 2019 
 
Village of Mount Kisco Planning Board 
Village Hall 
104 Main Street 
Mount Kisco, NY 10549 
 
Re: Michael’s Garden Gate Nursery 

Formal Amended Site Plan Application  
128-152 N. Bedford Road (Section Block Lot: 69.66–03–19 & 24.2) 
Mount Kisco, NY 10549 

 

Dear Chairman Hertz and Members of the Board: 
 
It is our pleasure to submit the following documents that have been prepared in support of the formal amended site plan 
application: 

 14 Copies – Village of Mount Kisco Planning Board Application, dated April 16, 2019. 

 14 Copies –Site Plan Drawing, Sheet: “SP”, prepared by Wasp Engineering Group, PLLC, dated March 30, 
2019, revised November 3, 2019. 

 14 Copies – Truck Maneuvering Analysis, Sheet” TM-1”, prepared by Wasp Engineering Group, PLLC, dated 
November 3, 2019. 

 14 Copies – NYSDEC SEQR Short Environmental Assessment Form, Parts I & II, prepared by Wasp 
Engineering Group, PLLC, dated November 5, 2019. 

 1 Copy – Email Transmittal (All Application Documents) 
 
The enclosed application documents are intended to provide supplemental detail related to development of the proposed 
site plan.  As summarized on Wasp Engineering Group letter dated April 15, 2019, all proposed retaining wall improvements 
approved by your Board through resolution PB2018-0357 were successfully permitted and constructed during spring 2019. 
Certificate of completion (“C.O.”) based upon final Village inspection of permitted work was received in May 2019.  

Wasp Engineering Group, PLLC has been retained by Michael’s Garden Gate Nursery for continued development of the site 
plan. Based upon comments received from the Board and Village consultants during review of the informal site application, 
work has been focused incorporating necessary site improvements to address Village code requirements. The Nursery 
parcels remain constrained by limiting factors related to placement of the existing greenhouse and retail structure. Although 
variances may remain required to legalize existing conditions, the proposed site plan addresses numerous documented 
issues.  Key modifications incorporated on the submitted site plan drawing area include: 

Storage Shed Structure 

The existing enclosed storage shed is shown to be removed eliminating the existing encroachment onto the neighboring 
property. The provided site plan shows the placement of a new 40’x50’ pre-engineered single story shed structure that 
conforms with required zoning setbacks. Overall shed footprint has reduced from 3,000 to 2,000 sq. ft (-50%) 
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E-Mail:  RPWASP@gmail.com 

 
Removal of Dwelling / New Parking Area 

Contractor for removal of the existing fire damaged dwelling has been retained by the Nursery. Demolition permit application 
remains ready for Village submittal pending receipt of gas service disconnect letter from ConEdison. Updated information on 
application status will be provided at the time of upcoming Planning Board meeting appearance.  

The proposed site plan shows the construction of new parking area within the footprint of the former dwelling. New parking 
area maintains required side yard setback and increases the available count of dimensionally compliant parking spaces 
closer to the quantity required by zoning. Washed gravel surface is proposed to be utilized in the majority of parking area to 
reduce site impervious cover and resulting stormwater runoff. 

Truck Unloading Space  

The provided site plan includes the placement of designated truck unloading area along the north side of Greenhouse 
structure. Existing site layout significantly limits available space to locate necessary truck unloading area without obstructing 
driveway traffic.  Analysis completed by Wasp Engineering Group has studied the truck maneuvering for large interstate 
tractor trailer “WB-67” through the site. At total length of 73 feet, the WB-67 trailer reflects the largest tractor trailer used in 
commercial transport and results in conservative study of site impacts.  

Enclosed truck maneuvering sheet “TM-1” shows the required wheelpath footprint for both forward and reverse truck entry 
to the property. Forward movement through the southern driveway curb cut results in the greatest impact to the layout of 
existing parking and curbs. Significantly enlarged curb cut and elimination of numerous parking spaces would be required to 
support feasibility of this route.  Reverse entry to the designated unloading area remains feasible without loss of parking 
spaces but does require use momentary stoppage of two way traffic on NY-117. Current presentations are made for 
discussion purposes with the intent to obtain feedback from the Board and its consultants that will allow detailed design to 
continue.  

Pergola Structure 

Existing pergola structure on the southern parcel was previously decreased in size to increase setback to the adjacent 
property line. The proposed site plan removes additional footprint of the structure as necessary to maintain minimum 
setback.  Based upon structural needs to permit the structure, the application proposes to remove all overhead members in 
the pergola.  Remaining “structure” will be composed only as freestanding shelves for display of sale plant inventory.   

__________________________________________________________________________________________________ 

Comments provided by the Village Planning Consultant have been reviewed during the preparation of the enclosed site plan 
submittal. Annotated responses to comments enumerated in Villager Planner letter dated May 9, 2019 are provided as 
follows: 

1. The applicant shall submit the Short EAF (Parts 1 and 2), revised to address our previous comments and to reflect 
the site plan application only. Addressed. Revised Short EAF Part I and II have been provided with submittal.  

2. While we defer to the Building Inspector regarding zoning compliance, the following comments regarding the bulk 
zoning table shall be addressed: 
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a. As previously identified, the side yard setback requirement in the CL Zone is 10 feet, not 5 feet as 

identified. Addressed. 10’ side yard setback has been revised. 

b. As previously requested, the “proposed” column shall be completed. Addressed. Refer to table on Site 
Plan drawing.  

c. The applicant shall submit coverage calculation worksheets for the existing and proposed condition. Not 
Yet Addressed. Calculation worksheets to be included in future submittal. 

3. Zoning and landscape buffer setback lines shall be illustrated on the site plan. Addressed. Required setback and 
buffer lines are shown on site plan drawing.  

4. We note that several building, structures and parking area are shown within regulated zoning setbacks and 
landscape buffers. The site plan should identify any proposed work relating to the elimination of encroachments, 
variances, or as required to comply with the Building Code or the requirements of the Building Department. 
Partially Addressed.  Proposed work areas are called out on the site plan. Wasp Engineering Group will 
continue to incorporate greater detail and identification of potential variances based upon Planning Board 
feedback.  

5. We note that the site plan of record for the southerly parcel (Lot 24.2) illustrates a different parking layout than 
which presently exists.  Most notably, the site plan of record includes a 20-foot wide planted landscape buffer along 
the front property line which is currently asphalt parking. Comment Acknowledged. Modification of parking area 
appears to have been completed been 2000 and 2004 based upon review of aerial imagery. Variance will be 
pursued as necessary to address required parking count.  

6. As previously requested, the applicant shall provide a delivery truck maneuvering plan illustrating the largest 
delivery truck entering and existing the site. Addressed. Please refer to enclosed Truck Maneuvering drawing 
TM-1 

7. If the property owner to the south of the subject property was amendable, it may be worth considering a shared 
driveway using the existing curb cut to the south. This would allow for the elimination of the southerly curb cut on 
the subject parcel and potentially four (4) new parking spaces in its place; it may also improve delivery truck access 
into the site. Comment Acknowledged. Discussion of feasibility with neighboring property owner to be 
pursued. It can be noted that use of designated unloading area still appears to dictate movements at the 
northern driveway curb cut.  

8. We note that several of the existing parking spaces and driveway aisles do not meet current code; the Building 
Inspector should determine if this is an existing legal nonconforming condition or if a variance is required. 
Comment Acknowledged. Dimensionally deficient parking bays and aisle are shown on the site plans of 
record.  

9. A landscaping plan shall be provided (illustrate any existing and proposed landscaping).  Further, and existing or 
proposed exterior lighting shall be identified. Comment Not Yet Addressed. Landscape and Lighting Plans to 
be incorporated in future submittal.  
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10. We note that the subject property is located within the New York City Department of Environmental Protection 

(NYCDEP) Designated Main Street Area and any new impervious area will trigger NYCDEP approval. A portion of 
the subject parcel is also located within the New York State Department of Environmental Conservation (NYSDEC) 
and Village 100-foot wetland buffer and the FEMA floodplain. Depending on the extent of improvements within 
these areas, additional permitting may be required. Comment Acknowledged.  Request for informal meeting 
with NYC DEP to be made following review of proposed site plan concepts with Village Planning Board. 

11. It is recommended that an existing conditions and removals plan be incorporated into the plan set. Further, 
construction details for all proposed improvements shall be provided. Comment Acknowledged. Full 
construction plans to be included in future submittal based upon further development of design.  

12. Accessible parking related signage shall be located and dimensioned on the plan. Addressed. Proposed ADA 
designated parking area and aisle shown on site plan. Signage construction detail to be included with 
future construction plan submittal.  

We respectively request that the application be placed on your next available agenda for review of updated progress on the 
amended site plan. We look forward to receiving your feedback.  Should you have any questions please feel free to contact 
me. 

Sincerely, 
 

 

 

Robert P. Wasp, P.E. 



Short Environmental Assessment Form 
Part 1 - Project Information

Instructions for Completing              

Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.  
Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information.   

Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item. 

Part 1 - Project and Sponsor Information 

Name of Action or Project:  

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone:  

E-Mail: 

Address: 

City/PO: State:  Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval: 

NO   YES 

3.a. Total acreage of the site of the proposed action?   ___________ acres 
b. Total acreage to be physically disturbed?  ___________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?  ___________acres  

4. Check all land uses that occur on, adjoining and near the proposed action.
  9 Urban    9 Rural (non-agriculture)      9 Industrial      9 Commercial     9 Residential (suburban)   
  9 Forest 9 Agriculture   9 Aquatic 9 Other (specify): _________________________ 

  9 Parkland 
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http://www.dec.ny.gov/permits/90390.html
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5. Is the proposed action,
a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO   YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape? 

NO   YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

8.   a. Will the proposed action result in a substantial increase in traffic above present levels? 

b. Are public transportation service(s) available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

NO   YES 

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies: 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

10. Will the proposed action connect to an existing public/private water supply?

         If  No, describe method for providing potable water: ______________________________________ 
_______________________________________________________________________________________ 

NO   YES 

11. Will the proposed action connect to existing wastewater utilities?

If  No, describe method for providing wastewater treatment: ________________________________ 
_______________________________________________________________________________________ 

NO   YES 

12.  a. Does the site contain a structure that is listed on either the State or National Register of Historic 
Places?   

b. Is the proposed action located in an archeological sensitive area?

NO   YES 

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain 
wetlands or other waterbodies regulated by a federal, state or local agency? 

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

14. Identify the typical habitat types that occur on, or are likely to be found on the project site.  Check all that apply:
  Shoreline   Forest   Agricultural/grasslands   Early mid-successional

  Wetland    Urban   Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
 by the State or Federal government as threatened or endangered? 

NO   YES 

16. Is the project site located in the 100 year flood plain? NO   YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes, 

a. Will storm water discharges flow to adjacent properties?    NO       YES 

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:                                                                                               NO       YES 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90454.html
http://www.dec.ny.gov/permits/90470.html
http://www.dec.ny.gov/permits/90492.html
http://www.dec.ny.gov/permits/90497.html
http://www.dec.ny.gov/permits/90507.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90194.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90565.html
http://www.dec.ny.gov/permits/90575.html


18. Does the proposed action include construction or other activities that result in the impoundment of
  water or other liquids (e.g. retention pond, waste lagoon, dam)? 

If Yes, explain purpose and size: ____________________________________________________________ 
_______________________________________________________________________________________ 
 _______________________________________________________________________________________ 

NO   YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility? 

If Yes, describe: _________________________________________________________________________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?

If Yes, describe: __________________________________________________________________________ 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY 
KNOWLEDGE 

Applicant/sponsor name: ___________________________________________ Date: ___________________________ 
Signature: _______________________________________________________ 
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EAF Mapper Summary Report Sunday, April 15, 2018 3:05 PM

Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks.  Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources in order 
to obtain data not provided by the Mapper. Digital data is not a 
substitute for agency determinations.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National Register of 
Historic Places]

No

Part 1 / Question 12b  [Archeological Sites] No

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

Yes - Digital mapping information on local and federal wetlands and 
waterbodies is known to be incomplete. Refer to EAF Workbook.

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] Yes

Part 1 / Question 20 [Remediation Site] No

1Short Environmental Assessment Form - EAF Mapper Summary Report
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            Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form 
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by 
the project sponsor or otherwise available to the reviewer.  When answering the questions the reviewer should be guided by 
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”    

No, or  

small 

impact 

may 

occur   

Moderate 

to large 

impact 

may 

occur 

1.  Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

3. Will the proposed action impair the character or quality of the existing community?

4. Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

5. Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

6. Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

b. public / private wastewater treatment utilities?

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

9. Will the proposed action  result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10. Will the proposed action  result in an  increase in the potential for erosion, flooding or drainage
problems?

11. Will the proposed action create a hazard to environmental resources or human health?

SEAF 2019
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 
particular element of the proposed action may or will not result in a significant adverse environmental impact, please 
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 
have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 
probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-
term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 
environmental impact statement is required. 
Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 

_________________________________________________ _______________________________________________ 
Name of Lead Agency Date 

_________________________________________________ _______________________________________________ 
 Print or Type Name of Responsible Officer in Lead Agency Title of Responsible Officer 

_________________________________________________ _______________________________________________ 
Signature of Responsible Officer in Lead Agency Signature of Preparer (if different from Responsible Officer) 

Short Environmental Assessment Form 
Part 3 Determination of Significance

        Agency Use Only [If applicable]
Project:

Date:
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570 Taxter Road, Suite 300 
Elmsford, NY 10523 
(914) 631-8600 phone 
(914) 631-5769 fax 
www.drepc.com 
www.aiengineers.com 

 
 

Improving Life. By Design. 

Dolph Rotfeld Engineering 
 

 
MEMORANDUM 
 
 
To:  Douglas Hertz, Planning Board Chairman 
 
C:  Planning Board Members 
  Edward W. Brancati, Village Manager 

Peter Miley, Building Inspector  
Whitney Singleton Esq., Village Attorney, 
Jan K. Johannessen AICP, Village Planner 
   

From:  Anthony Oliveri, P.E. 
 
Date:  November 21, 2019 
 
Re:  Wetland and Steep Slopes Permit 
  Dandelion Energy for Kirstin Cole 

12 Greeley Ct. 
Village/Town of Mount Kisco 

 
 
With regard to the above mentioned project, this office has reviewed the following plans and 
submittals: 
 

 Site Plan Drawing, prepared by Ryan J. Carda, P.E., last dated November 2, 2019; 
 

 
Our comments are as follows: 
 

1. It should be noted that “Dandelion Energy Inc.” does not appear to be registered as a 
professional business entity licensed to provide engineering services in N.Y.S.. Unless 
otherwise demonstrated, the site plan submissions should only be made under the sole-
practitioner, professional engineer of record. Contact information for the engineer of 
record as well as original signature and seals must be on future submissions. 

2. The Site Plan is not drawn to scale and it appears that the geothermal wells will be 
located in the wetland buffer as indicated by the provided survey and application, 
however the notes indicate drilling to take place outside of the buffer. 

3. Sediment and erosion control details and notes must be added. More detail regarding 
“silt traps” must be provided if proposed. 

4. Notes indicate excavation site to be “brought to rough grade”, this should be revised to 
indicate no permanent change to grading and to specify restoration/stabilization of 
disturbed areas within reasonable time frames. 
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5. The site plan has no indication as to topography and steep slope areas to verify steep 
slope categories or disturbance areas. However due to the limited disturbance, and the 
lack of any permanent site features other than the geothermal components, many of the 
criteria found under §110.33.1 may not be applicable to this application. Proper 
installation and maintenance of sediment and erosion controls are the prime concern. 
The noted 250 SF of soil disturbance must be indicated on the plan as “limit of 
disturbance”. This area must be delineated and maintained throughout the construction 
process. 

 
 

Thank you 



















CONTRACTOR NAME:

DANDELION ENERGY INC.

PROJECT NAME:

COLE, KIRSTIN

PROJECT ADDRESS:

12 GREELEY CT
MT KISCO, NY 10549

DESCRIPTION:

SITE PLAN

PAGE:

1 OF 1
VERSION V2019.09 PROJECT ID: 19-077-0008 DATE: 2019-11-05 SCALE: SEE NTS SIZE: ISO_B_11X17

NOTES:                        
1.  PRIOR TO DRILLING OR EXCAVATION, PROVIDE UTILITY SURVEY AND MARK LOCATIONS OF ALL WATER, SEWER, ELECTRICITY, GAS, COMMUNICATIONS, SPRINKLER SYSTEMS, AND ALL 
OTHER UTILITIES.
2.  LOOPS, CIRCUIT PIPING, HEADERS, GROUND LOOP MANIFOLD, ETC. SHALL BE INSTALLED BY A CONTRACTOR CERTIFIED IN SUCH WORK BY IGSHPA AND IN ACCORDANCE WITH LOCAL 
CODES REGULATING SUCH INSTALLATION.
3. UPON COMPLETION OF GROUND LOOP, CONTRACTOR SHALL SUBMIT AN AS-BUILT PLAN VIEW OF THE FIELD COMPLETE WITH ACCURATE DIMENSIONS FOR EACH BORE IN ADDITION TO 
THE LOCATION OF THE GROUND LOOP PIPING BUILDING ENTRY POINT.
4. DRILLING CONTRACTOR SHALL TAKE ALL REASONABLE MEASURES TO MAINTAIN THE WORKING PLATFORM AND MITIGATE RISK OF DAMAGES TO THE SURROUNDING PROPERTY. 
PROTECTIVE MEASURES MAY INCLUDE, BUT NOT BE LIMITED TO HOARDINGS, SAFETY BARRIERS, SPLASH BARRIERS, STATUTORY WARNINGS, SILT TRAPS, TREAD MATS, OUTRIGGER PADS 
AND THE LIKE, AS NECESSARY TO PROTECT THE WORKS, PLANT, MATERIALS, PERSONNEL, THIRD PARTY PROPERTY AND THE GENERAL PUBLIC. THE EXTENT AND METHOD OF PLATFORM 
STABILIZATION SHALL BE A FUNCTION OF THE PLANT AND EQUIPMENT ALLOCATED TO THE PROJECT, AND THE SAFE BEARING CAPACITY OF THE DRILLING PLATFORM.
5. BORE LOCATIONS APPROXIMATE AS SHOWN.
6. IN ACCORDANCE WITH ARTICLE 145, PROFESSIONAL ENGINEERING AND LAND SURVEYING 7209 (2), IT IS A VIOLATION FOR ANY PERSON, UNLESS ACTING UNDER THE DIRECTION OF A 
LICENSED PROFESSIONAL ENGINEER OR LAND SURVEYOR, TO ALTER THIS DRAWING IN ANY WAY.
7. DRILLING TO TAKE PLACE A MINIMUM OF 100 FT. FROM THE WETLAND BUFFER AREA, AND NO MORE THAN 35 FT FROM THE BUILDING FOOTPRINT.
8. TOTAL AMOUNT OF SOIL DISTURBANCE WILL BE APPROX. 250 SQ. FT. TREE REMOVAL IS NOT REQUIRED AS PART OF THE GROUND LOOP INSTALLATION.
9. AFTER GROUND LOOP INSTALLATION HAS BEEN COMPLETED,  THE EXCAVATION SITE WILL BE BROUGHT TO ROUGH GRADE. 
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VIA E-MAIL 
 
November 14, 2019 
 
Chairman Douglas Hertz 
Village of Mount Kisco Planning Board 
104 Main Street 
Mount Kisco, NY 10549 
 
RE: TCO/Site Plan Extension 
 Mount Kisco Square 

360 North Bedford Road 
Town/Village of Mount Kisco, NY 

 
Honorable Chairman Hertz and Members of the Planning Board, 
 
Two of our tenants at Mount Kisco Square (Five Guys and Paulo’s Hair Salon) are currently open and 
operating under a Temporary Certificate of Occupancy.  In an earlier email from Peter Miley we were 
informed that these TCO’s are set to expire today, November 14th.   
 
In a resolution dated June 11, 2019, in order to obtain a permanent C of O for these two tenants, we are 
required to commence certain work by December 11, 2019 (6 months from the date of the resolution) 
and complete that work by June 11, 2020 (one year from the date of the resolution).  As of the date of 
this letter, we believe we are in full compliance with the terms of the resolution, as all work referenced 
therein has either commenced or been completed. The following is the current status of each project: 
 

- Building Additions and Façade Work/Mounted Signage: The ARB did not approve the façade 
work and signage until the end of July.  It took another month to finalize the scope of work and 
pricing.  We received the building permit from the Village on September 30th, 2019.  Based upon 
the lead-time for fabrication and mobilization of the contractor, we were not confident we could 
complete the entire façade component before the weather became too cold and required us to 
stop.  As such, while no physical work is being conducted at the shopping center, the steel 
framing is currently being fabricated off-site and will be ready for installation in the Spring.  As 
a practical matter, the building-mounted signage cannot be completed until the façade work has 
reached a point where it is ready to accept the signage.  
 

- Ground Mounted Signage: We are scheduled to appear in front of the ARB on November 20th to 
get final approval for our sign design, which has been slightly modified since our July 2019 
approval.   We have signed a contract with the signage company and have paid a deposit.  The 
signage company is on call to commence fabrication once we receive final approval from the 
ARB.   Assuming approval is received at the November 20th meeting, we expect the signage 
work to be completed by the end of December 2019. 



 
- Landscaping and Lighting: This work was completed at the end of October 2019.  Jan 

Johannessen visited the center on two occasions to inspect the work and confirmed same as 
satisfactory via an e-mail sent on November 5th.  

 
- Dumpster Enclosures/Fencing/Parking Lot Striping:  This work has been completed.  We 

believed that the site plan approval constituted the permit and go-ahead to commence and 
complete the work. However, while the work was being completed, Peter Miley told us that a 
permit was required.   As of the date of this letter, we have filed for the retroactive building 
permit and await its issuance.  

 
As we believe that we have exhibited good-faith compliance with the requirements of the June 11, 2019 
resolution, we are writing to request that the current site plan approval be revised or re-issued so that 
Five Guys and Paulo’s are not operating without a C of O or TCO.  As we are unable to obtain 
permanent C of O’s until the conditions of the June 11th resolution are met, we believe that it is logical 
for the TCO’s to have an expiration date that is no earlier than the date the resolution requires us to have 
all of the work completed (June 11, 2020).  By re-issuing the site plan approval with identical terms, 
other than date of approval, we believe that it will re-start the clock.  This will enable Mr. Miley to issue 
temporary C of O’s to existing operating businesses, allow the business to continue in a compliant 
manner and still afford the Village and Mr. Miley reasonable control over the project before issuing a 
final C of O.  We would greatly appreciate such consideration. 
 
Finally, the Village is currently holding $40,000 in escrow according to the terms of an Escrow 
Agreement signed by Village Manager, Edward Brancati.  The terms of this agreement call for the return 
of the escrow funds upon completion of the landscaping and lighting work.  As previously mentioned, 
this work has been completed and approved, and we are thus eligible to request the funds be returned.  
As a sign of good faith, and as an indication of our confidence that all work will be substantially 
completed by the date required in the resolution, should the Village grant our request to re-issue or 
revise the current site plan approval, we are willing to postpone the return of the $40,000 until all work 
required to be completed in the resolution has been completed and signed off. 
 
If you have any questions regarding the above or any other matter relating to the TCO’s or the work to 
be completed at the center, please let us know. 
 

Sincerely, 
Townsend Street Associates Limited Partnership 
By: Mosbacher Properties Group LLC, as Agent 

 
 

____________________________ 
Seth Feingold 
Managing Director Operations 

 
 
 
CC:  Whitney Singleton - Singleton, Davis, & Singleton 
 Peter Miley - Village of Mount Kisco 
 James A. Ryan - JMC Planning 
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