
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, April 26, 2022 at 7:35 pm in the Frank J. DiMicco Board Room and via Zoom Teleconference 

 
Members Present: Michael Bonforte, Chair 

William Polese, Vice Chair 
    Crystal Pickard 
    Barbara Roppolo 
    Michael McGuirk 
     
Staff Present:   Jan K. Johannessen, Village Planner (via Zoom) 
    William Seegmuller, Assistant Building Inspector 

Anthony Oliveri, Village Engineer (via Zoom) 
   Whitney Singleton, Village Attorney (via Zoom) 
 
Staff Absent:  Peter Miley, Building Inspector 
 
Chairman Bonforte stated welcome everybody this is the Mount Kisco Planning Board, the agenda tonight 
for Tuesday, April 26, 2022.  We had our work session at 7 pm, normally it’s 6:30, watch the website again 
every time before meeting nights and this is the regular Planning Board meeting session, starting at 7:30, 
running a little late.  We have no minutes to look at or approve.  We have a formal application from 100 
South Bedford, LLC, also 100 South Bedford Road, what I call CareMount Medical Group, I think that’s 
the current name.  Site plan, change of use permit and being that Peter Miley, he wrote a memo but he’s not 
here tonight.  I think the best step, next step is to allow the applicant to speak to this, if you’re ready. 
 
A. 100 South Bedford LLC – 100 South Bedford Road 

PB2022-0431, SBL80.53-3-3 
Site Plan, Change of Use Permit 

 
Mr. Jim Diamond was present to represent the application. 
 
Mr. Diamond stated yes. 
 
Chairman Bonforte stated yeah, Mr. Diamond that would be great.  Please go ahead, you just need to state 
your name, the usual. 
 
Mr. Diamond stated Jim Diamond, Diamond Properties. So this is an application for, I think as everybody 
knows there are three buildings there that share a parking lot and those buildings are 90, 100 and 110.  This 
application is for building 100 which is the on that’s in the middle.  Originally Mount Kisco Medical Group 
occupied buildings 90 and 110 all the way back in the late 1990’s and building 100 was only professional 
office, medical office was prohibited in that building at that time because Mount Kisco Medical Group was 
taking the other two buildings.  We came in here about 4 ½ years ago I guess, late 2017 seeking to, for a 
change of use permit to permit 16,000 square feet of 100 South Bedford to be converted to medical office 
which after a variance granted by the ZBA for 48 parking spaces was approved and CareMount is now 
occupying that square footage.  So that the current application is to increase the amount of medical space 
from 16,000 up a maximum for 35,000 square feet of the building.  The math at the time, a lot of things 
have changed since that was approved in 2019, I mean two things have changed at least in terms of parking 
ratio.  At the time the professional office, the regular office ratio was 1 space per 275 square feet in excess 
of 10,000 square feet and the medical ratio was one space per 150 square feet.  So the math there to get to 
the 48 space parking variance was 16,000 square feet with basically that difference between 275 square feet 
and 150 square feet.  Since then the medical ratio was changed to 1 per 200, which is ironically what it was 
back in the 1990’s when CareMount originally moved in and the office has been changed to 1 per 250.  
When I submitted the application to the Planning Board, I did the math wrong because I hadn’t, Peter and I 
hadn’t coordinated yet and I made the calculation based on the change for the medical but didn’t change the 
number for the professional office.  So, my math originally showed a zero additional spaces required for a 
parking variance that it would have netted out the same because 1 space per 150 went to 1 space 200 on all 
that square footage.  Using the new numbers of 1 per 250 square feet for professional office and 1 per 200 
for medical, we actually require a 16 space parking variance.  To put the, you know, the overall parking lot 
into context, there’s approved, its an approved 911 space parking lot with only 877 spaces existing, there 
were originally 34 spaces that were land banked along the main entryway as you’re driving into the park, I 
think on both sides of the road.  The Planning Board at that time determined that the spaces were not 
needed to be built and when we reviewed it again in 2018 and 2019, everybody was in agreement again that 
its not the best area to add additional parking.  So there’s actually 877 parking spaces that exist within the 
lot.  We did parking counts back in 2017, which I’ve included in the memo and earlier this year, January 
2022.  In both cases, it was actually three different days, once in 2017, twice in, January 25th and January 
27th this year.  We did the counts at 9 am, 2 pm, 4 pm.  What we found in 2017 is that there are an average 
of 181 empty spaces, if you average those three time periods out.  Coincidentally, it’s the exact same 
number January 25th that the ratio was a little bit different, more spaces early in the morning, less spaces in 
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the mid-afternoon.  January 27th this year, there were 214 empty spaces.  Just last Friday, I then to 
document it better, I had an aerial drone photographer go out and take photographs the lot and I didn’t 
submit those before because I literally just got it done today but I can leave these here, pass them around 
but this shows the parking on Friday at 9:45 am and for context this is 100 South Bedford Road and this is 
the east side of the property.  And you can see there is a substantial number of parking spaces empty on our 
side and even on the, this is building 110, even on the building 110 side there’s actually even more spaces 
up there but it’s a larger area.  So 155 spaces empty on the east side of parking lot and then on the west side 
of the parking lot there are another 65 spaces, primarily on the building 100 side with a lot fewer on the 
building 90 side.  There were actually a few more vacant beyond this that we didn’t count because there 
were a number of people, who in order to protect their cars from dings, managed to take up multiple 
parking spaces, at least another five parking spaces with people parked in the middle but we didn’t count 
those because I assume they do it on a daily basis.  So that is about 25% of the parking lot that was empty 
last Friday at 9:45 am. 
 
Chairman Bonforte stated that was, sorry to interrupt Jim but that was sort of a vacation weekend or a 
school weekend, is that right?  What date was that, just to get organized here, last Friday you say… 
 
Mr. Polese stated Passover/Easter, the week after, correct? 
 
Chairman Bonforte stated it’s the week after but it was a Friday.  I guess I’m just thinking that on Friday’s 
there’s more remote workers, less folks at CareMount but anyway, I’ll talk later. 
 
Mr. Diamond stated yeah no and I thought of that as well.  We only picked Friday because it was sort of 
last minute.  I was trying to get it done for this meeting.  The counts in January were done on a Tuesday 
and on a Thursday.  The January count on Thursday showed an average of 214, the 9 am had 211 on 
January 27th, Thursday and Friday’s count last week had 220.  So it’s actually very similar between January 
27th and April 22nd. 
 
Ms. Pickard stated I’m sorry, what year?  What year was that? 
 
Mr. Diamond stated oh that was this year, 2022.  We were planning to file, yeah, sorry there’s a lot of 
numbers and dates there.  I do have it, its in the chart in the package, the only thing that’s not there, I 
updated the chart to add April 22nd but you guys don’t have that because I just did that today.  So that’s the 
only change but we were planning to file this application earlier in the year so we did the counts in January. 
 
Chairman Bonforte stated okay. 
 
Mr. Diamond stated there’s no physical changes proposed anywhere to the property, none of the parking lot 
drive aisles, sidewalks anything like that with our previous application there had been some minor parking 
lot changes and then one material change was we opened up that exit in the northeast corner as a right turn 
in, right turn out, sorry, exit from the parking lot which I think has functioned well.  It wasn’t clear why 
that was ever closed, it seemed to, it really wasn’t, it had been closed for 20 years and it was supposed to be 
closed for 20 years and the logic of why it had been closed sort of disappeared over the decades and 
opening it up I think has worked well in terms of just making it easier for people to get out that are heading 
east.  So that’s most of it.  The, what I think is interesting is that from when we came in last time and 
converted 16,000 square feet from professional office to medical office, we essentially have this same 
number of empty parking spaces in the parking lot today which I think is logical and I said that in my cover 
letter because I really don’t think that in today’s world there’s a substantial difference or any difference 
arguably between medical office and professional office.  Obviously, I think it depends on what specific 
medical office and what specific medical but what’s happened over time is offices got smaller, individual 
offices and cubicles have gotten smaller.  Medical space has expanded, equipment has gotten larger and 
room areas have gotten larger to accommodate that. The growth in the space, much of the grown just came 
from you know, in other words the uses in building 100 now came from expanding uses that just grew 
larger in building 90.  So, and one of the proposed uses now is just CareMount continuing to expand, they 
have an ophthalmology in building 100 which is just growing, so it’s just the same type of medical use. 
 
Chairman Bonforte stated okay.  Anybody want to weigh-in, Barbara, you want to start and we’ll go 
across… 
 
Ms. Roppolo stated what else is currently in the building? Is there empty space that CareMount will go into 
or professionals offices that are going out that they are growing into?  
 
Mr. Diamond stated so there are, there’s 7500 square feet of the building that’s currently vacant which 
CareMount will be moving into and there’s another tenant as well, by the name of Life Stance which is a 
psychiatry/psychology type practice which will also have a very low parking count because of the way that 
type of business operates where there’s not a lot of people waiting for appointments.  There’s, in addition to 
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the 7500 square feet that’s vacant, there’s another 5200 square feet that’s occupied that I would say is 
under, not that dense, in other words, the Chabad is using it while theirs is under construction.  So they are 
occupying it, it’s just not a heavy load occupancy.  So there’s about 12,600 feet of space that’s either 
vacant or lightly used and using and then the balance of the building is occupied and using the 5 per 
thousand parking ratio, that would use 63 of our 220 empty parking spaces per that last count. 
 
Chairman Bonforte stated Crystal, do you want to weigh-in? 
 
Ms. Pickard stated I think I have the same thoughts and concerns that we all kind of voiced in the work 
session.  I mean back to what Barbara was asking about, I mean it sounds like this new medical office is 
going to add additional cars to the lot, I mean, it’s new, it’s empty right now, just talking practically at the 
site today, not counts and legalese.  So that’s a bit of a concern, so I see your numbers and your photos and 
it’s extremely helpful, thank you and we’ve all be there and it’s a pain.  And along those lines those 
compact spaces are really problematic, I mean cars, you know they were approved back when cars were a 
lot smaller, you know whe I started using that lot, I drove a 1996 civic and I could just get into one of those 
compact spaces, I’ve since upgraded to a 2015 civic and it does not fit in one of those compact spaces.  So I 
don’t, if the rest of the Board is on the same page, I think it may be time to start to look at practical that 
striping is for today, now that we are going to adding that much more to the site. 
 
Chairman Bonforte stated that was talked about at the work session.  Okay, Bill, do you want to…? 
 
Mr. Polese stated my recollection from 2019 was that, to your point, that the CareMount expansion was a 
large, how do we say, it was a lot of big stuff going in there, I can’t remember what the, if it was imaging 
or whatever but the density of people would be effectively less paradoxically it’s like a smaller, less people 
there but more space.  What is the business plan for CareMount for the space they, I presume it’s 
CareMount that’s going to take the medical space, I think it is, yeah. 
 
Mr. Diamond stated well and there’s also Life Stance is not affiliated with CareMount. 
 
Mr. Polese stated yeah but is it more of the same of what we did in 2019 in terms of the density?  Or TBD, 
do you just want to convert because you have tenants for the space? 
 
Mr. Diamond stated some of it is TBD, what we know is, as I mentioned, the retinal suite is on the ground 
floor in back on the left side and they’ve told us that they’re looking to expand that practice, so same 
practice, more square footage.  And then the Life Stance is totally unrelated and that would be going into 
some third floor space.  Beyond that, that’s all we have right now but what we’re, the 35,000 is really about 
making it possible for us to lease additional square footage.  It’s obviously very difficult for us to lease 
square footage when piece by piece and continuing to go through a process.  So those two things will bring 
it up to about 26 of the 35 and then there would be some room for additional square footage. 
 
Mr. Polese stated and then what’s the expected, so my other question is, is there an idea when the school 
moves out permanently, so the 7500 of vacant space plus the 5000 and change, 12,000 and change.  When 
that space becomes, or does that space become an additional request in the future for the conversion to 
medical? 
 
Mr. Diamond stated that’s within the 35,000 square foot, I included that in our expectations of what would 
eventually become medical space.  It’s not one of the spaces that would be used not by the retinal practice 
or by Life Stance. 
 
Chairman Bonforte stated well if you’re done, Mike, yeah, if Bill is done, yeah. 
 
Mr. Polese stated sorry. 
 
Mr. McGuirk stated I think everybody else covered a lot of ground.  Do you know how many ADA 
accessible spots you have at the site? 
 
Mr. Diamond stated oh, that’s a question.  I do not.  I think 2019, I can get that though, I think we looked at 
it in 2019 and I just don’t recall what the numbers were though. 
 
Mr. McGuirk stated it would be good to know if you’re compliant with the current standards.  I know as 
you’re not restriping maybe and but kind of the parking requirement is going up, so theoretically the ADA 
requirement could go up depending on how many, if you’re right at that line of, its whatever per hundred I 
guess or per thousand, I don’t know, what the rate is but just to verify that you’re… 
 
Mr. Diamond stated I can verify that. 
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Mr. McGuirk stated okay. 
 
Mr. Diamond stated I feel like we verified in 2019 but I just don’t recall for sure what the… 
 
Mr. McGuirk stated that was the main thing for me. 
 
Jan Johannessen stated I believe there was additional handicap or accessible parking adding 2019. 
 
Mr. McGuirk stated oh yeah, okay. 
 
Jan Johannessen stated we can check on that. 
 
Mr. McGuirk stated great. 
 
Chairman Bonforte stated you good, Mike? 
 
Mr. McGuirk stated yeah. 
 
Chairman Bonforte stated I just wanted to say or ask Jim, to just go over this exhibit A that you submitted. 
Do you need to change one or two numbers, was that part of your narrative, your introduction?  Exhibit A 
being your chart with the parking… 
 
Mr. Diamond stated yes.  I’ve changed that and will need to resubmit it showing the 16, the requirement 
for, a shortfall of 16 spaces based upon the math of 1 per 250.  What I was hoping is since this is going to 
require a variance of course, is to go to the ZBA next and then to I guess come back to the Planning Board 
and go through the numbers again and I can confirm the handicap spaces as well. 
 
Chairman Bonforte stated I, as I mentioned earlier, I think you were here, yes.  On Peter’s memo, I had a 
different, for the 10,172 square feet of daycare.  I had a different ratio than he used, just using his memo 
and then you have something different on a ratio.  So we just need to work that out in between meetings. 
And then, Jan, what is the protocol for Mr. Diamond and this?  Does the Planning Board, we can just meet 
again at the applicant’s desire on the revised numbers, right?  Both Peter’s and the applicant.  And then 
where does the ZBA, how does that all work? 
 
Jan Johannessen stated I believe the Change of Use would be a type II action under SEQRA, I want to 
confer with Whitney on that but I believe the new regs allow Change of Uses without expansions to be a 
Type II, that would mean you would have no SEQRA obligation, the Zoning Board may have a SEQRA 
obligation.  That variance may be subject to SEQRA, is that correct Whitney? 
 
Whitney Singleton stated that is correct. 
 
Jan Johannessen stated yeah, so you could potentially have them go to the ZBA but the ZBA is going to 
have to do their own SEQRA.  If you’re thinking about eliminating some of the previously approved 
compact car spaces and that would reduce the number of available parking.  The parking number may 
change which would change the variance, I don’t know if you want to have that discussion now, obviously 
when they go to the ZBA, you should be comfortable with the number of parking spaces available because 
once they get that variance, if they get that variance, then they’re code compliant and you kind of lose your 
kind of ability to change that.  I think that you should be very comfortable with the plan before you refer it 
to the ZBA, would be my suggestion. 
 
Whitney Singleton stated I’ll just, let me just tack on to what Jan said.  Not only does the applicant need to 
go to the ZBA with a very specific number which may change by virtue of the compact spaces being 
converted, if it does but on top of that, I doubt very much that the ZBA is going to want to make a 
determination regarding something, as to something pertaining to parking without input and 
recommendation from your Board. 
 
Chairman Bonforte stated which is what we’ve always seen in the past and you’ve had that happen too 
where we will support your application to the ZBA. Yeah, thank you Whitney.  Okay, so let me, I wanted 
to ask you one other question.  What’s your opinion on the land banked spaces being put into use? 
 
Mr. Diamond stated I don’t think we should for a couple of reasons.  One is they are in the main drive aisle, 
so it would create additional congestion in that area, two is, I know the lot is not spacious.  In other words, 
its always been, parking has always been tight there but we do have over 200 empty parking spaces, about 
25% of the lot empty and it’s functional.  So in a perfect world we’d have more spaces but it’s not perfect 
and we’re fully built out and we’re really not that far.  One of the things that I think is interesting is just 
looking at our existing parking spaces, not the land banked one, we have one parking space for every 237 
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square feet of the overall park, not just 100 South Bedford but one per 237 of the overall parking.  The 
medical ratio is 1 per 200, the office ratio 1 per 250.  So we are in the mix, so in other words its not like we 
have 1 space per 500 and we’re just way outside what’s feasible, we’re kind of right there in the mix 
between those two parking ratios.  So I think its functional, it works, I don’t think it’s going to get any 
worse and I know this is probably silly to say but it could be decades from now but I’m sort of a believer 
that at some point there’s going to be fewer cars on the road and more automated shared cars, so that’s just 
one of the reasons why we’ve, haven’t looked at trying to build additional parking spaces. 
 
Ms. Roppolo stated I think telemedicine too is perhaps going to increase, especially what we saw over 
Covid, we saw that it could work and so maybe there might be a trend toward too. 
 
Mr. Diamond stated absolutely, I think that’s a good point, we’re using that in our company and I think that 
will just probably continue to grow same as Zoom calls and Zoom meetings in general are growing. 
 
Chairman Bonforte stated because I wanted to just get your opinion because I think, my opinion would be 
that it would look awful just seeing the way you drive into it, it’s beautiful. There’s that grass, I guess the 
land banked spaces would be the grassy area, you’d take those out and put them in… 
 
Mr. Diamond stated yes. 
 
Chairman Bonforte stated I think I’ve seen a picture, they’d be diagonal.  Yeah, I think it would be awful, 
so I would never want to go there but I wanted to ask nonetheless.  And there was one other comment 
during the work session which you missed Mr. Diamond, that the presentation really didn’t cover the entire 
site, you know the, it talked about the, Whitney, do you just want to repeat that please? 
 
Whitney Singleton stated the submission requirements for your Board are that the site plan for the entire 
site be submitted and it is one site plan, so that’s what’s required.  However, they have looked at the 
parking spaces and the development coverage and the building coverage and they have provided that for 
the entirety of the site.  So the question becomes, so we’re not in an awkward space later on, is your Board 
and staff comfortable with the site plan that was submitted that only shows the 100 building, even though it 
addresses the building and development parking requirements for the entirety of the site.  And your Board 
is allowed to make modifications, if you so require but they are effecting the entire site.  And just one other 
thing while I have the microphone.  As Jim has done in the past, he is required to provide the consent of all 
the affected property owners here and I presume since he is seeking to lease to CareMount, that they would 
not object to them signing the application but in the past we have required that they sign the application and 
Jim has provided that.  So if he’s going to make a revised submission, even if it’s just consent of the 
property owner, it doesn’t need to be that they sign on the exact application. 
 
Mr. Diamond stated not a problem. 
 
Chairman Bonforte stated and it’s good that we’re still working on the data, you have to go back and get 
another signature. 
 
Jan Johannessen stated Jim, you had provided a site plan of the entire site with the 2019 application, so I 
think you have that available, maybe it makes sense to include it in your submission package and if we end 
up eliminating some of those compact spaces, they’ll have to be shown anyway. 
 
Mr. Diamond stated well I think what we did in 2019, I think I did the same thing that we did in 2019, I 
have, I do have the site plan that the Village has on record which shows the entire site and then I also have 
the and then that one is an older survey or site plan.  And then I also have our cleaner, modern one.  I think 
we had this discussion previously about we don’t have a new survey of the entire property and last time we 
were able to avoid having to do that because it would be like $25,000 or something to get the whole 
property re-surveyed.  So but I, we can go through that and if what we have is adequate. 
 
Chairman Bonforte stated yeah, I don’t think we need a survey, it’s flat and the measurements are there, the 
site plan has it, okay, just trying to cover all the bases.  I’ll ask one last thing for the Board, I think. 
 
Ms. Pickard stated I have a question, when you’re done. 
 
Chairman Bonforte stated oh, go ahead before I wrap it up. 
 
Ms. Pickard stated okay well, I’m going to take a step back because we were talking about 2019 and it 
dislodged a discussion that we had at that time, I recall because you made similar, you pointed out similarly 
the empty spots in the lot that tend to be towards the edges of the spot of the site.  And this being a medical 
facility and those spots are not always really, truly accessible to someone with you know, a broken leg or 
pregnant person trying to walk 500 feet to their car, it’s not really realistic.  And we talked about the valet 
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that was happening which was [inaudible] that issue, that is no longer at this site as far as I’m aware, at 
least the last few times.  I don’t know if that went away because of Covid, do you know, is that coming 
back? 
 
Ms. Roppolo stated I meant to ask about that, I thought I saw a valet. 
 
Ms. Pickard stated is it back? 
 
Mr. Diamond stated htat’s a good question, I’m not sure. 
 
Mr. Roppolo stated I think over by… 
 
Ms. Pickard stated I think its very useful to know that. 
 
Ms. Roppolo stated because my daughter, we go to 110 and I think there’s a valet area. 
 
Ms. Pickard staetd because I know on the pediatric side, it hasn’t been there, I think that’s 90.  And that 
said, as one Board member, I would very much like to see a site plan drawn up with currently legal size 
spots.  I want to see what that does to the count, I think that would give us a more realistic idea of what 
you’re truly asking for today.  So that we can, you can go to the Zoning Board with a real number because 
like you said, people are parking in between spots, people get back there and get confused about what to 
do. I’ll just throw that out there. 
 
Chairman Bonforte stated and that dovetails with what I was about to ask the entire Board, Crystal has 
already spoken.  I have a similar experience of when I got there, I have a little dread, just a little of oh, let 
me take, not my wife’s car or you know, take my old car or whatever and I park in the back, I leave extra 
time, so I adjust but I’d really like to see, for example, we have some other lots in Town that are just great, 
little shopping areas where there’s so much space in between cars and the lines aren’t one line, they’re 
those, whatever, I don’t know what it’s called technically, maybe Bill knows… 
 
Mr. Diamond stated the double lines. 
 
Chairman Bonforte stated they leave some space, so I am in full support of what and I want to support what 
Crystal is saying as a Board member, that if we could achieve something like that, I’m even more 
encouraged to support whatever variance comes out of that to the ZBA.  Because I think it will make the 
business side of this even better because I think you have probably heard this before.  You have to go to, if 
I have an appointment at 90, I’m not happy, if I’m at 110, I know I can park in the back and it’s okay, it’s 
better, it’s not great and you get the rest of that.  So I’d like to, so before you go Jim, maybe have 
everybody speak.  Barbara, do you want to talk to that too?  It’s kind of a big ask for you to go and do this 
type of re-striping and it may involve a surveyor. 
 
Mr. Diamond stated it would be a pretty big project, certainly.  And, I can’t speak intelligently off the top 
of my head because I don’t know how the drive aisles layout but we would start to run into a lot of issues 
where drive aisles aren’t where ideally you’d want them to be and things like that.  I don’t know what the 
depth of the spaces is and how that ties out to our current islands and all that.  Not that it couldn’t be looked 
at though.  But I think the important thing that I would just keep going back to is where this is not a 
situation where we have a parking lot we’re looking to build a building and create new nonexistent 
demand.  We have a site of 207,960 square feet and its just a question of whether or not that 19,000 square 
feet is used for professional office or medical office.  It’s going to be one of those two presumably, and so 
the difference is really just whether it’s a parking ratio of 1 per 200 or 1 per 250.  You can argue that one 
may be slightly more dense than the other, depending on who the tenant is, you know again, I think the 
psychology office is going to be very light because they don’t have a lot of patience, a lot of doctors there, 
it’s just, it’s as dense as compared to a dense shared office environment or a call center, whatever.  So you 
know, I think that’s key, we’re not looking to create additional square footage, it’s just whether its office or 
medical office. 
 
Chairman Bonforte stated and your point is well taken about what you presented but when it becomes a site 
plan application, now your subject to site plan review and that’s what you’re hearing from at least two 
members.  Barbara, would you like to weigh-in on that very specific issue where the parking spaces are 
irregular to me, I don’t even know where there’s compact there, whether they’re marked or not, you know 
that whole scenario. 
 
Ms. Roppolo stated yeah, I’m not that familiar, I’m not there often enough and I don’t have a compact car, 
so I’m not looking for that.  But I, I think we should definitely look into it a little bit further as you both 
suggested. 
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Mr. Polese stated I don’t know, I, it’s a tight fit, I do, your pictures, I mean I was there the other day but 
Mike, I think it is open for consideration now that we’re looking at everything in total.  My question was if 
you look at restriping, how does that work with 90 and 110 because it is… 
 
Chairman Bonforte stated well like it would be, an entire re-lining or re-striping in some manner. 
 
Mr. Polese stated that sounds like hundreds of thousands of dollars and I don’t know if it’s just going to 
create a nonstarter for the project if the analysis comes back that, if you do double lining… 
 
Ms. Pickard stated I think double lining makes sense, like code compliant lining. 
 
Jan Johannessen stated the double lining, it’s the exact same parking space, it’s just you’re measuring from, 
the double lining, you’re measuring from the center line of the two lines anyway, so the double lining 
doesn’t really change anything.  It gives it an appearance of a bigger spot. 
 
Chairman Bonforte stated yeah, I think we’re just talking about if you take our one or two spots on a row 
and then make everything more comfortable for the guests and customers I should say.  And Mike, why 
don’t you go ahead because again, we’re just providing feedback here right now. 
 
Mr. McGuirk stated sure, I guess, I don’t know if there’s a way to just generally convey how many 
compact spots you have and where they’re located and maybe we can look at that and consider way that 
that condition could be improved, I mean, I understand it’s a bigger job to layout a new parking lot, so I 
don’t know if you can speak to that, just off the cuff about generally where the compact spots are, I don’t 
know. 
 
Mr. Diamond stated I should know and it’s embarrassing if I’m totally wrong.  But do we, I didn’t think we 
had any spots actually labelled compact, do we actually have signs there saying compact? 
 
Ms. Pickard stated no, there aren’t. 
 
Mr. Diamond stated we don’t right, they’re just small.  I think that’s what you meant, is they’re just on the 
smaller side, yeah I… 
 
Jan Johannessen stated Jim, I think they might be shown on the site plan of record as compact spaces but 
they’re not signed that way. 
 
Mr. Diamond stated okay. 
 
Mr. McGuirk stated [inaudible] them but I couldn’t say like if they are spread throughout the site. 
 
Mr. Polese stated they’re code compliant, though. 
 
Mr. McGuirk stated well they probably were at the time. 
 
Jan Johannessen stated there was never a provision for compact cars. 
 
Chairman Bonforte stated that’s the whole point coming up. 
 
Mr. Polese stated yeah. 
 
Chairman Bonforte stated so look just to wrap it, we’ve got to sort of move along. Mr. Diamond, if you 
could think about this, I think we should do the same.  We’ll relay or Michelle or Bill or both to Peter 
Miley because again and I’ll relay to Peter Miley my little calculation difference.  But think about this 
because I think you’re hearing from a fairly, not unanimous but close to a majority of the Board saying 
yeah, it would be great to have, I’ll use a site as an example, I don’t know the address offhand, it’s where 
Petco is and the other CareMount urgent care, I mean that’s nice to park in, you’ve probably been there to 
urgent care, yeah and they have the double spaces.  Can it be achieved at a feasible you know cost, I don’t 
know and our guys will have an idea too.  Okay, so if you don’t mind, would you think about that and in 
between, let’s not do it at the next meeting, let’s do it in between with the staff. 
 
Anthony Oliveri stated Mr. Chairman, by the way, just for information, the Code actually calls out double 
lines to be painted unless otherwise specified, I knew it was in there somewhere. 
 
Chairman Bonforte stated meaning it could have, it wasn’t approved then, right, meaning it was 
approved… 
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Anthony Oliveri stated right, if it’s approved with single lines, that’s fine but kind of basic is double lines 
in the Code. 
 
Mr. Diamond stated so just to, so you guys understand what’s involved because it’s not like I can just snap 
my fingers and do it.  We’ll have to, in order to really do this intelligently, we’d have to get a CAD survey 
done of the entire site and then recreate a parking plan.  So it’s a, not that it can’t be done but we’re 
probably looking at $30,000, $35,000 when we’re done. I’m always surprised at how much surveys but on 
bigger properties with 900 parking spaces, somehow it costs more than it seems like it should.  On a small 
property it may only be three, or four, or five thousand, on a big one, it adds up quick when there’s three 
buildings and all the sidewalks and everything else we have.  So, we could do it but it’s a pretty 
substantial… 
 
Chairman Bonforte stated the only thing I’ll offer there is if you already have a survey within the last 10 
years or even 15, or 20 years, it will be on CAD, CAD format… 
 
Mr. Diamond stated we don’t. 
 
Chairman Bonforte stated or it should be… 
 
Mr. Diamond stated we don’t have a modern one.  What we have is just, we have a partial of again, it’s a 
little strange site because there’s four tax lots including, there’s 90, 100 and 110.  And then the driveway is 
actually a fourth tax lot. 
 
Chairman Bonforte stated okay, but you’re okay, well we’d like you again to speak to staff and you know 
between whatever meeting you come back at and we’ll deal with the ZBA because I’d like to see you get 
the support from the Board for the variance with the ZBA. 
 
Mr. Diamond stated okay. 
 
Chairman Bonforte stated I mean, of course, you guys are important, meaning you know as business, an 
anchor business in Town. Anybody else last, Anthony, Jan, or Whitney, anything last before we move on? 
 
Whitney Singleton stated no. 
 
Mr. Seegmuller stated [inaudible] the most current memo for this project, Peter amended it on the 25th of 
the month. 
 
Ms. Roppolo stated it’s the one in the Drop Box? 
 
Ms. Pickard stated it’s the V2, one right? 
 
The Secretary stated it was e-mailed to you yesterday. 
 
Ms. Pickard stated is it 4/25 revised V2, okay.  It took me a minute but I did find it with the 16 instead of 
whatever the other number. 
 
The Secretary stated that is the correct one. 
 
Chairman Bonforte stated again, we just have to tie out some numbers and so does the applicant but you 
know, the bigger issue is that the majority of the Board would like to see a more functional and now we’re 
hearing compliant parking stripes or lines, so let’s try to figure that out okay. 
 
Mr. Diamond stated okay, thank you. 
 
B. Dr. Gary Heitzler – 111 Main Street 

PB2022-0429, SBL 80.25-3-36 
Change of Use 

 
Mr. Frederick Wells of KG&D was present. 
 
Mr. Bonforte stated okay, next on the schedule, what are we doing at 8:21, is Dr. Gary Heitzler, 111 Main 
Street, this is a change of use, we know this is the building across the street from Village Hall, it’s a three 
story building and we have draft resolution of approval as the Board asked for last meeting, the business 
plan was updated to include a couple of items the Board mentioned, thank you. And then you added a, a 
couple of measurements on your property survey, right?  You were able to get those and it wasn’t too hard, 
I hope, okay, you’re smiling but you can let us know.  We were trying to make it easy… 
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Mr. Wells stated appreciate it. 
 
Chairman Bonforte stated so why don’t you introduce yourself again and just give us that update, the 
specifics. 
 
Mr. Wells stated sure, I’m Frederick Wells from KG&D Architects and our submission includes, as the 
Chairman indicated a revised survey, updated survey with dimensions as requested, so it shows us a general 
layout of the curbs and the walls and the buildings on the property. And we addressed other concerns, 
turning movement of cars, there’s some details on the plan that show that we believe it’s feasible to 
maneuver cars and that resulted in us losing a space that we were originally hoping to get, so that is added 
to the off-site parking requirement and we moved the dumpster to a more, I think a better location, it’s 
where they are now but its hidden and easier access for a truck, early in the morning when there’s no cars 
in the lot.  And I think those are the main things that were discussed at the last meeting. 
 
Chairman Bonforte stated oh I’m sorry.  So I actually like what you’ve changed but I would like to get 
feedback from the Board.  Barbara, would you like to speak if you have anything. 
 
Ms. Roppolo stated I do not at the moment, Mr. Chairman. 
 
Ms. Pickard stated I think it looks great.  You clearly took everything we said into account and its much 
improved, a much more functional site despite it being a pretty wonky little site, I think you’ve done a great 
job, it is appreciated. 
 
Mr. Polese stated same, that’s all. 
 
Mr. McGuirk stated yeah, I appreciate you showing those maneuvers, the turning maneuvers and sorry you 
had to lose the space but it looks like its going to work fairly well for those difficult spots. 
 
Mr. Wells stated we aim to please. 
 
Chairman Bonforte stated and I think you were for the work session, we mentioned a couple other items, at 
least one I remember, just that with the small on-site parking availability that you have room across the 
street, it’s a beautiful lot, employees are intended to park there as you know. We were concerned if 
customers come in and have to, I think it will work but you know we don’t want them backing out into the 
main street, some of the cars I mentioned specifically can go pretty fast there.  You know, it shouldn’t it be 
that way but I think most people, customer-wise will be okay, there’s children, we had staff commented 
that this will be, children will be there, I think it’s a great building and just to be careful. And I think some 
of the comments we go back last week show your thought process is pretty thorough having quarters at the 
desk, I know other businesses that have that, then they forget but whatever, if you keep reinforcing that and 
letting people know to be careful, that would be great.  I assume they’ll be able to turn around if need be 
instead of backing out, in one of the sort of nooks and crannies or the handicapped, something like that in 
that littler area and maybe they have to do a three point or four point or I don’t know, five point turn.  But I 
tried it myself, by the way, in the back, in the way back, what we’re talking about is when you get in and 
you see you can’t get back there, now what do you do and hopefully everyone on the Board agrees it will 
work, I think I heard a couple already. 
 
Ms. Roppolo stated I drove in there too. 
 
Chairman Bonforte stated yeah, good, good.  So again, beautiful building, great use.  If any Staff, does 
anyone on Staff, any questions, concerns, comments?  
 
Jan Johannessen stated nothing from me. 
 
Whitney Singleton stated nothing from me. 
 
Chairman Bonforte stated well if everybody’s ready, I would like to have somebody propose the adoption 
of this resolution for the site plan approval and change of use.  Does anybody want to make that motion? 
 
Mr. Polese stated I’d like to make a motion to approve the amended site plan approval, change of use 
permit approval, Dentistry for Children, Dr. Heitzler, 111 Main Street, 80.25-3-36, PB2022-0429, 
dated April 26, 2022. 
 
Mr. McGuirk seconded the motion. 
 
Chairman Bonforte stated all say aye. Motion carries by a vote of 5 to 0. 
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Chairman Bonforte stated no nays, nobody says no, no abstain.  Okay, so that’s unanimous.  Great.  Thanks 
for bearing with us, alright, wonderful. 
 
Mr. Wells stated thank you. We’ll proceed with the ARB. 
 
Chairman Bonforte stated so you still have another step to do. 
 
Mr. Wells stated yes. 
 
Chairman Bonforte stated may I ask, what’s the ARB going, the focus of? 
 
Mr. Wells stated it’s really just touch up of the building, painting of the frame work to you know to freshen 
it up… 
 
Chairman Bonforte stated exterior. 
 
Mr. Wells stated and the roof replacement. 
 
Mr. Polese stated and the gargoyles, just kidding. 
 
Chairman Bonforte stated I will mention, I actually asked Staff about this, the fire house next door is going 
to be undergoing some renovations.  That is scheduled now for mid-summer to late-summer, July/August, 
somewhere in there, so if you’re doing any work just be aware or speak to someone in the Village Hall will 
know but you know just be aware that they’re going to be having some work done there.  Now they’re not 
extending the back but there will probably be some work in and around the building, they’re building out 
towards that furniture, whatever that warehouse is, they’re building out that way but that sites going to be 
busy, so just FYI. 
 
Mr. Wells stated our building work is relatively minor, so. 
 
Chairman Bonforte stated yeah FYI, let your client know. 
 
Mr. Wells stated yup, appreciate it, thank you. 
 
Chairman Bonforte stated you’re welcome. Michelle, can we stay a little longer. 
 
The Secretary [inaudible]. 
 
Chairman Bonforte stated I’m just kidding, it’s nice to have you back. Patti was great, not to but you’re 
back.  We have a public hearing… 
 
C. Homeland Towers – Mount Kisco Wireless Telecommunications Facility –  

180 South Bedford Road 
PB2020-0299, SBL 80.44-1-1 
Continued Public Hearing 

 
Chairman Bonforte stated Homeland Towers, mount Kisco Wireless Telecommunications facility, 180 
South Bedford Road, it’s a continued public hearing, we need to adjourn that to May 10th.  I’d like to make 
the motion that we adjourn Homeland to May 10th. Do I have a second? 
 
Mr. Polese seconded the motion. 
 
Chairman Bonforte stated that’s Mr. Polese and all say aye. 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated okay, Michelle unanimous.  And we also, there’s a letter from Whitney 
Singleton, I’m sorry, Whitney, can you just, I know we just passed the motion, but what’s the letter about, I 
actually didn’t look. 
 
Whitney Singleton stated the letter is about tolling the shot clock for making a determination for Homeland 
Towers at 180 South Bedford Road.  As they continue to proceed with potential negotiations to go into 
Leonard Park, we’re continuing to adjourn the shot clock for the 180 South Bedford Road site.  The Village 
Board will be entertaining an application or further discussion of a potential lease on May 2nd and if it 
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doesn’t proceed, there is a good chance that 180 will be back before you for which you will need to make a 
determination at the first meeting in May. 
 
Chairman Bonforte stated what is the purpose of the May 2nd meeting? 
 
Whitney Singleton stated the first meeting in May, whatever that Tuesday is. 
 
Chairman Bonforte stated the Village Board meeting on May 2nd, what was the purpose of, what is the 
purpose of that? 
 
Whitney Singleton stated to see whether or not they wish to proceed with a lease for Leonard Park.  If they 
do not proceed with a lease for Leonard Park, the shot clock will not likely be extended. In which case, 
your Board will need to make a determination on the cellular application by the first meeting in May.  Two 
weeks from now. 
 
Chairman Bonforte stated so its really the applicant coming into Village Hall at the Village Board meeting 
saying yes, I would like to negotiate a lease and then they go about doing that? 
 
Whitney Singleton stated no, we’ve been negotiating a lease.  The question is whether or not the Village 
Board is willing to move forward with it. 
 
Chairman Bonforte stated okay, thank you, so they actually have to formally adopt.  Will those be, that will 
be a private document, right? 
 
Whitney Singleton stated no, it will be a public document, everything is public. 
 
Chairman Bonforte stated okay, interesting. Okay, thanks, that’s good to know, May 2nd.  Next on the 
agenda is Burgler Subdivision, 2 ½ Leonard Street, it’s continued public hearing, adjourned to May 24th. 
 
D. Burgler Subdivision – 2 ½ Leonard Street 

PB2021-0409, SBL 80.26-1-18 & 80.26-2-14.1 
Continued Public Hearing 

 
Chairman Bonforte stated I’ll make the motion to adjourn Bugler Subdivision to May 24th. 
 
Mr. Polese seconded the motion. 
 
Chairman Bonforte stated that’s Mr. Polese again, Michelle.  All say aye. 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated thank you.  No nays Michelle, that’s all good and that’s May 24th.  And with that, 
there’s no correspondence or discussions, I think we can close the meeting, thank you.  I’ll hit this thing 
here, thank you. 
 
The meeting adjourned at 8:31 pm. 


