
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, May 24, 2022 at 7:30 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) 
   Peter J. Miley, Building Inspector 

Anthony Oliveri, Village Engineer (via Zoom) 
   Whitney Singleton, Village Attorney (via Zoom) 
 
Chairman Bonforte stated welcome everybody this is the Mount Kisco Planning Board.  Today is, tonight, 
Tuesday, May 24, 2022.  We just completed our work session that started at 7 pm and we’re rolling into the 
regular Planning Board meeting, 7:30, although we’re a bit late at 7:35.  A couple of admin items, Mr. 
Polese is with us tonight, so we have a Board of 5 individuals, a quorum has been achieved.  Mr. Polese is 
at home on Zoom tonight.  We have March 8, 2022 minutes, so we need to adopt those.  Are there any 
comments, questions or concerns that were presented to Admin for minutes of March 8th?  No?  Someone 
like to make a motion to adopt those minutes to the record, please. 
 
Ms. Pickard stated I will move that we adopt the minutes from March 8, 2022 
 
Ms. Roppolo second the motion. 
 
Chairman Bonforte stated Barbara second, Michelle.  All say aye, aye, we’re good. Again I voted even 
though I was not present that night at the meeting. I did read the minutes and they’re fine.  Bill, I didn’t, 
can you hear us okay? 
 
Mr. Polese stated yeah, I can hear you.  Can you hear me? 
 
Ms. Roppolo stated yes. 
 
Chairman Bonforte stated yeah, just getting used to it. 
 
Mr. Polese stated yeah, I raised my hand too. 
 
Chairman Bonforte stated we talked in the work session about Mary Downey joining the Board.  She’s not 
officially given her oath, so she’s not with us tonight.  In terms of voting on any resolutions or extensions, 
we do have a quorum with your arrival Bill, so we’re all good.  And then one other note we covered in the 
work session is that our Consultants not reviewing certain application because the Village of Mount Kisco 
hasn’t been paid to either place more escrow on deposit or to maintain just the regular billings that are 
coming out after the initial escrow. So we’re not seeing some applications and more than a few because of 
lack of payment. 
 
Random side conversation. 
 

A. Timber Ridge Condominiums – Armonk Road 
PB2020-0400, SBL 80.73-1-8 
Amended Site Plan and Steep Slopes 

 
Chairman Bonforte stated Timber Ridge Condominiums, Armonk Road, for amended site plan and steep 
slopes, they are requesting a 12 month extension, there is a letter in the file, in the Drop Box for a 12 month 
extension.  The Board talked in the work session let’s just given them a 6 month extension and urge them 
Peter, if you’re talking to them, given their record, they havne’t kept their word, they need to demonstrate 
that they can bring that site into compliance, okay.  And we all know some of the details.  So I would like 
to make the motion that extend the existing approval for 6 months, to July 13th, oh, over July 13, 2022 
when it expires for 6 months to January 13, 2023.  Do I have a second? 
 
Mr. McGuirk seconded the motion. 
 
Chairman Bonforte stated great, Michael seconded that Michelle.  Can we all vote aye? 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated we’re all good, no nays.  That is extended, Michelle, you’re good? 
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Mr. Miley stated you said all aye. 
 
Chairman Bonforte stated all aye… 
 
Mr. Miley stated no nays. 
 

B. The Park (ShopRite Expansion) – 333 North Bedford Road 
PB2018-0365, SBL 69.50-2-1 
Site Plan, Special Use Permit, Change of Use, Subdivision, Steep Slopes 

 
Chairman Bonforte stated thank you Peter.  We have next on the agenda is The Park, the 333 North 
Bedford Road project.  That has been delayed, we received a letter and the applicant is asking for a 12 
month extension.  Is this the one Peter, you were going to get the date? No, that was the other one, the 12 
month extension, when does it expire? 
 
Mr. Miley stated excuse me, this also expires July 13, 2022. 
 
Chairman Bonforte stated I’d like to make the motion to give, to provide the applicant with a 12 month 
extension over July 13, 2022 to July 13, 2023 for their site plan, special use permit, change of use and steep 
slopes.  And I’m omitting the subdivision.  Do I have a second? 
 
Ms. Pickard seconded the motion. 
 
Chairman Bonforte stated okay Mr. Polese and Crystal both seconded.  Can we all vote aye? 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated no nays, Michelle, that passed unanimously, 12 months to next, to July next year.  
We have CPD New York Energy Corp., Whitney in the work session discussed his relationship with a 
element of relationship that is not necessary for him to recuse himself, so he will be sitting on in this.  
Whereas myself, I am going to recuse myself and Peter, if you’ll take over for the Board and Scott Parker is 
here for the applicant. 
 

C. CPD NY Energy Corp. – 192 North Bedford Road 
PB2022-0433, 69.58-4-2 
Amended Site Plan 

 
Mr. Miley stated so Chairman, who is going to be acting as chair? 
 
Mr. Polese stated I will, Bill Polese, I’ll act. 
 
Mr. Miley stated I would love to because I’ll say meeting adjourned. 
 
Chairman Bonforte stated Bill, you have been forewarned. 
 
Mr. Polese stated Peter, can you bring us through your memorandum? 
 
Mr. Miley stated I don’t have a memo in front of me but I’ll give you a snapshot of what this application 
entails.  So if you remember in 2018, site plan approval was granted for a larger retail kiosk and second 
accessory use or actually a second independent use for a full food retail establishment, located on the 
southeast side of the parking area.  It incorporated six new parking pumps, approximately 1200 square foot 
retail establishment and realigning of some parking spaces, the addition of an ADA space, restriping the 
rear, finishing off the dumpster enclosure and a number of other improvements including landscaping and 
lighting.  So before your Board this evening, well actually I’m going to take you back a little bit, during a 
field inspection it was determined that it was an improvement to have the ADA space relocated to the 
southern side of the parking area, to the south side of the kiosk because of pitch and the lack of being able 
to achieve a 2% grade and some other obstacles, so that was a field adjustment.  So before your Board 
today is a request for a minor site plan change which includes the removal, hence the reason they’re before 
your Board of one parking space, however since 2018, in 2019 the Zoning Code was changed and the 
parking calculation requirement has changed, so there is the removal of one parking space, so it will 
essentially be use for some new items including propane cage transfer station, not filling, just to exchange 
tanks.  An ice container or refrigerator and an air filling machine for tires.  They’re eliminating one space, 
they realigning the curbing and now the space has already been relocated which is Code compliant and 
based on the new parking calculations that too is Code complaint.  There was a request by the Planner to 
have some of the bollards match as a condition and consideration by your Board, to have them match the 
others, which I agree.  And in addition to that, just to restore the site plan to the approval of record which 
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include some of the planters in front of the retail station, excuse me, the food retail.  And that’s pretty much 
it, that’s in a nutshell that’s the application.  It’s a minor site plan change, the reason they’re before your 
Board is because its reduction of one space but we’ve determined that it still remains Code compliant 
because of the Code change. 
 
Mr. Polese stated thank you. 
 
Mr. Miley stated you’re welcome. 
 
Mr. Polese stated in terms of next steps what, we have the application in the packet, its here for formal 
application.  So what’s the recommendation in terms of next steps, I’m sorry I missed the work session. 
 
Jan Johannessen stated next steps could, there’s not a public hearing that’s required for a site plan.  If the 
Board was satisfied with the application, you can request that we prepare a resolution and I can have that 
for you at an upcoming meeting. 
 
Mr. Polese stated great, I turn it back to the other members, it seems pretty straight forward.  Any other 
members of the Board have any comments about this application? 
 
Ms. Pickard stated I would wonder what the applicant has to say about it. 
 
Mr. Parker stated I’m prepared if, can you guys hear me okay? 
 
Ms. Pickard stated yes. 
 
Mr. Parker stated okay, if you me to just run through this visually, real fast… 
 
Mr. Polese stated yes. 
 
Mr. Parker stated a 30 second thing, I can do that for you.  If I, I’m going to share my screen, let me 
know… 
 
Mr. Polese stated you can take more than… 
 
Ms. Roppolo stated yes. 
 
Mr. Parker stated let me know if you’re seeing it. 
 
Ms. Pickard stated yes. 
 
Ms. Roppolo stated got it. 
 
Mr. Parker stated okay, so the reference that was made to moving the ADA spot originally on the site plan 
it was shown over here in this location and we had, as was stated, in a field change, we had moved it over 
here during construction.  So that is as it exists right now.  What we’re looking to do is take this spot that’s 
referenced here as 7 and convert that this is from your application package right here, so existing right now 
there’s a parking spot here and there’s an air machine.  What we’re looking to do is take that parking spot 
and turn it into, you know we’re not changing anything with coverage or impermeable surface or anything 
that asphalt right now, we would just extend the curb, make this concrete, this is an ice merchandiser, you 
know that holds the bags of ice outside and these are propane cages and then we’ve got the air machine 
being relocated right here.  So then we’re showing these bollards, the only thing that I would like and let 
me know if this changes and if you can see this picture now… 
 
Ms. Pickard stated yup. 
 
Mr. Parker stated the only thing I would like to request is there was some discussion on the color of the 
bollard covers, with our Chestnut Market brand, we are actually converting all our bollards to high 
visibility green, which matches our green colors on the branding and I would just like the Board to consider 
that we would do that throughout all the bollards on the site to make them uniform but if we can do this 
high visibility green, rather than a black. 
 
Jan Johannessen stated I think the black was brought up during the Planning Board process as a, I think this 
was considered during the original application, just to, if the Board recollects that the green was something 
that at the time wasn’t viewed favorably but that can certainly be revised if the Board feels otherwise.  
They did get converted from green to black… 
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Mr. Parker stated the reason I’m bringing it up, black, we’re looking for something with visibility for 
obviously the bollards for protection and visual, you know sticking out visually is a lot of protection also. 
So I’m just asking the Board to consider it. 
 
Mr. McGuirk stated [inaudible] the original site plan. 
 
Mr. Miley stated it did originally, they received Architectural Review Board [approval].  Then as Jan 
indicated black, the original proposal was green at the, in 2018 and the Board which was different at the 
time requested that it be changed to black. 
 
Jan Johannessen stated there are so many bollards throughout the site, it does become almost too much with 
the green, from my point of view anyway.  There’s bollards everywhere. 
 
Ms. Pickard stated yeah, the green is a lot, a lot going on.  As one member I prefer the black. 
 
Mr. Parker stated would we consider white?  I’m just asking because the black really at night, especially is 
not a… 
 
Jan Johannessen stated they do have a reflective strip… 
 
Mr. Parker stated they do, yeah, they do.  Okay. Alright, with that, if there are any questions, I think we 
covered the fact that we still need the parking requirements after removing the space and if there are any 
questions, I’d be happy to answer them. 
 
Ms. Pickard stated sorry, was the bollard color reviewed by the ARB? 
 
Mr. Miley stated it was part of the complete package, yes. 
 
Ms. Pickard stated so I would say we should probably defer to whatever they said.  I mean, we have 
opinions on it but it’s not really our purview. 
 
Mr. McGuirk stated I agree. 
 
Ms. Roppolo stated yes. 
 
Mr. Miley stated it’s actually, I believe part of the resolution from the Planning Board. 
 
Ms. Pickard stated did you hear that, Scott?  We just, you need to go back to whatever the ARB side, 
they’re the ones that pick the [inaudible]. 
 
Mr. Parker stated that’s fine, it’s understood. Understood. 
 
Mr. Polese stated yeah, I don’t have anything to add there.  Sorry, I feel disconnected not being in the 
room. It seems like a simple application in terms of what you’re looking to do, I don’t have any issues with 
the color.  I guess, Crystal, that was you, I defer to the ARB as well, that’s… Mike, any other comments 
from you or, Mike McGuirk. 
 
Mr. McGuirk stated no, I agree with what Crystal said about the ARB. 
 
Mr. Polese stated yup.  So, I guess I go back to, I was jumping the gun before.  In terms of, Mr. Parker, you 
got feedback from the Board.  I think in terms of next steps, Jan, Peter, just would be to make an 
appointment, get on the steps of the ARB, is that how this moves along? 
 
Mr. Miley stated I don’t think there’s an ARB requirement, there’s not a change of façade of the building, it 
doesn’t meet the requirements of ARB, this is simply a field change adjustment of, if they were 
considering, if your Board was considering changing colors, color patterns, then it would trigger ARB but 
if they continue with the black as permitted as ARB or approved by ARB.  This is again, a minor site plan 
change and the reason they’re before your Board because of the curbing and space elimination and you 
know, the concern that I had and I was going back and forth with the applicant with regard to the propane 
tanks.  They’ve reduced it to a code complaint size, so there’s, and they don’t need any variances from the 
State, they’re fire code compliant, they’re removing some outlets that were too close and they’re making 
the necessary changes to accommodate the propane exchange and some of the other items just really 
[inaudible] but it is mechanical and machinery like the air machine and as far as the refrigeration, the ice 
machine was located in a different location on your original approved site plan, so they’re just relocating 
and restoring the planters.  So no ARB, this is just your Board and a building permit. 
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Mr. Polese stated okay, yeah, I guess the bollards going from black to white would be the only thing 
driving him, driving the applicant some place. 
 
Mr. Parker stated yeah, I don’t think we’d go down that road, I think we can accept the black bollards.  
 
Mr. Polese stated okay. 
 
Mr. Parker stated I think just one question I have is we talked about an updated site plan or a as-built, I 
guess I just need to know to which way you want to go on that.  Whether we need to submit an updated site 
plan beforehand or whether we do an as-built after. 
 
Mr. Miley stated well certainly an updated site plan as indicated in the memo, the reason being is because 
the initial field adjustment, we don’t have an updated site plan.  Second, the zoning table has changed and 
by removing a space, you want to show that its code compliant and third, you know adding those two or 
three additional, you know accessory items, like the propane, having it on the site plan is probably to your 
benefit, if one of us leaves. 
 
Mr. Parker stated understood, then we will get that all put together and submit it to you. 
 
Mr. Polese stated great, thank you. 
 
Ms. Pickard stated are we ready to go ahead and have the consultants draft a resolution, perhaps.  If they 
get that site plan in, we can get it through next meeting. 
 
Jan Johannessen stated yeah, I can prepare a resolution upon resubmission. 
 
Ms. Roppolo stated sounds good. 
 
Ms. Pickard stated did we lose Bill? 
 
Mr. Miley stated he froze a little bit. 
 
Ms. Pickard stated I think Bill froze. 
 
Mr. Polese stated can you hear me now? 
 
Ms. Pickard stated yes. 
 
Mr. Polese stated sorry, issues.  Okay, so we’re going to plan a draft resolution. 
 
Jan Johannessen stated yeah, after the site plan is submitted, I’ll prepare a resolution. 
 
Ms. Roppolo stated sounds good. 
 
Mr. Polese stated alright, thank you very much Mr. Parker. 
 
Mr. Parker stated thank you for your time. 
 
Mr. Polese stated goodnight. Is the recused Chairman coming back or should I… 
 
Mr. McGuirk stated Mike’s coming. 
 

D. Homeland Towers – Mount Kisco Wireless Telecommunications Facility –  
180 South Bedford Road 
PB2020-0299, SBL 80.44-1-1 
Continued Public Hearing 

 
Chairman Bonforte stated its going to be a short one tonight, we have a couple of adjournments and then 
we will adjourn the meeting itself.  Okay, public hearings, we have Homeland Towers, Mount Kisco’s 
wireless telecommunications facility project at 180 South Bedford Road.  That public hearing, they’ve 
requested an adjournment to June 14, 2022.  I make the motion, do I have a second please. 
 
Ms. Pickard seconded the motion. 
 
Chairman Bonforte stated great, Crystal, thank you.  Let’s all vote, all say aye. 
 
Motion carried by a vote of 5 to 0. 
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Chairman Bonforte asked for any no’s.  So Michelle, we’re going to adjourn to June 14, 2022.  Whitney, 
just as a matter of fact or fact, the tolling letter was extended, is that correct. 
 
Whitney Singleton stated May 27th which is Friday.  I have requested that it be extended again.  It has put 
your Board in an awkward situation because they’re willing to consent to extensions of the tolling letter is a 
function of what actions the Village Board is taking or not taking.  So it’s a little bit of, its an awkward 
situation for me but I’m not too concerned with it right now.  I’ll make sure that we get an adjournment or 
another tolling of it or the Board will take a timely action. 
 

E. Burgler Subdivision – 2 ½ Leonard Street 
PB2021-0409, SBL 80.26-1-18 & 80.26-2-14.1 
Continued Public Hearing 

 
Chairman Bonforte stated okay, thanks for that timely info, feedback.  Alright, let’s move on. We have the 
Burgler Subdivision at 2 ½ Leonard Street, it is also a continued public hearing but I will make the motion 
to request an adjournment to July 12, 2022.  Do I have a second please? 
 
Mr. McGuirk seconded the motion. 
 
Chairman Bonforte stated Mike McGuirk, Michelle, seconded.  And let’s all vote.  All say aye. 
 
The motion carried by a vote of 5 to 0. 
 
Chairman Bonforte stated you have a unanimous vote, thank you Bill, Michelle, no nays, no no’s.  And 
before we close the meeting, is there anything that anybody has to bring up, anybody on the Board, Staff? 
 
Whitney Singleton stated what was the date that The Park was extended to? 
 
Jan Johannessen stated July 2023. 
 
Chairman Bonforte stated July 13, 2023, Whitney. 
 
Whitney Singleton stated okay, and so that motion was made by your Board and it was passed and it will 
exhibited through some sort of letter or resolution evidencing same, that will be put in the file, correct. 
 
Chairman Bonforte stated is that you, Peter, is that how you, yourself or Jan, you just… 
 
Jan Johannessen stated we’ve never done a resolution for an extension.  I think it’s typically done in the 
minutes. 
 
Mr. Miley stated just a letter. 
 
Whitney Singleton stated that’s fine. 
 
Jan Johannessen stated on 2 ½ Leonard Street, this is an application that owes escrow.  I’m wondering if 
the Board or Whitney can write a letter just indicating that perhaps it won’t be closed or heard until the 
account is satisfied, as a way to get some action of the applicant. 
 
Mr. McGuirk stated sounds good to me. 
 
Whitney Singleton stated just organizationally, I’m fine with doing that but if we’re going to do that, we’re 
going to do it for all applicants.  If I could just get a statement from the Planning Board Secretary, it doesn’t 
need to lengthy, that they’re in arrears of X amount of money as of such and such a date and then I can 
send out a correspondence indicating to them that they’re outstanding balance and that they will not be 
placed on an agenda until such time as it come current.  And additionally, you know, it would be helpful 
Michelle, and I’m not trying to put the work on you but if somebody is, let’s just say $5,000 in arrears, the 
amount should not only be the $5,000 but the replenishment amount under the Code. 
 
The Secretary stated that’s correct. 
 
Mr. Miley stated yeah, we have sent out, so everybody knows, including Burgler, I think it’s over 23 
accounts that are either in arrears, owe us money, everybody has been notified, so if they’re not sending us 
any money, we have clear direction from our Village Manager to simply take them off the agenda. 
 
The Secretary stated and I have been able to collect a fair amount of money in the last few weeks, so 
hopefully that will continue to be a positive thing. 
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Chairman Bonforte stated or you’re not issuing building permits if… 
 
Mr. Miley stated oh no, they’re off the, they’re not even close to getting a building permit. 
 
Chairman Bonforte stated no, okay so we mean between resolutions and a permit. 
 
Mr. Miley stated yeah, we don’t issue, even if they passed and they received approval by your Board, if 
they’re in arrears they don’t even get a permit. 
 
Chairman Bonforte stated good. 
 
Whitney Singleton stated I believe we have something in the Code, I don’t know where it is or whether it’s 
just in Planning Board procedure or where it is… 
 
The Secretary stated it’s in 110-45. 
 
Mr. Miley stated yeah, it’s in there, Whitney. 
 
Whitney Singleton stated but we used to have something that said if any application remained dormant for 
X period of time, it was deemed to be withdrawn. 
 
Mr. Miley stated and let ask you a question Whitney, that’s a good point.  What’s considered dormant, if 
we continue to adjourn them, is that dormant or is that considered… 
 
Whitney Singleton stated yeah, there’s not review of the application. 
 
Mr. Miley stated okay, but there’s still action.  If we, if they owe us a certain amount of money, should we 
not just take them off the agenda. 
 
Whitney Singleton stated I think that they should be taken off the agenda. 
 
Mr. Miley stated I mean not even go on an adjournment I mean, its not our responsibility to follow up 
constantly and to adjourn on their behalf. 
 
Whitney Singleton stated you know what Peter, before I say something I’ll regret saying, I want to go back 
and look at the Code section. 
 
Mr. Miley stated okay, I appreciate that. It’s being brought up. 
 
Mr. Polese stated it’s a housekeeping for matter for a bunch of volunteers on the Board.  It’s a [inaudible] 
discussion.  So there’s 23 applicants with accounts, escrow accounts in arrears, does that get published 
anywhere? 
 
Mr. Miley stated it’s not publicly published.  It started as 23 but Michelle has been diligent and she has 
achieved quite a bank roll in the last couple weeks.  A number of people have paid and are no longer in 
arrears but they’re still outstanding.  What I do in the Building Department, if after 6 months if you have an 
application and there’s not correspondence, no updates and we did a review memo, I mail them back the 
entire application, it’s done.  We don’t manage their paperwork if they don’t continue with the process, I’m 
not sure where this is with the Planning Board but there’s a number of applications that we just keep 
adjourning without any input from the applicant. 
 
Mr. Polese stated thanks, that’s very helpful and then with Homeland Towers as an example.  We have a 
tolling letter and we have arrears, is that like a grey area, by virtue of the tolling letter they stay on the 
agenda even though they haven’t… 
 
Mr. Miley stated I think that’s a legal question because I think our inaction may create other problems but 
I’ll Whitney answer that. 
 
Mr. Polese stated that… 
 
Whitney Singleton stated let’s just talk about that for a second, they, the applicant challenged the validity of 
the escrow charges, and rather than litigate that issue, the Village thought it was appropriate to continue 
entertaining the application and authorizing staff to work on it to the point in time that there was a 
determination. 
 
Mr. Polese stated okay, so… 
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Whitney Singleton stated that’s been authorized by the Village Board. 
 
Mr. Polese stated so we put an asterisk next to Homeland Towers but most applicants if there’s no, if 
they’re in arrears with their escrow and there is like a period of dormancy or inactivity, then what Peter just 
described and what his office does, is pretty clear.  If we’re not doing, as one member, I would be in 
support of just sort of active management in handing stuff back to applicants for yeah, wasting our time, 
wasting everyone’s time. 
 
Mr. Miley stated yeah, Bill, we’re not playing gatekeeper here but you know we do reach out, it’s not like 
we just send their application back.  Michelle, multiple tries to contact them, give them ample opportunity 
to replenish escrow, we send then e-mails, we send them official letters.  It’s not like alright 6 months in 
and you’re done, we’ve made numerous attempts to get them back on the Planning Board agenda. 
 
Mr. Polese stated no, I get it, thank you. 
 
Mr. Miley stated thank you. That’s it, Chairman. 
 
Chairman Bonforte stated I was just reading the Code in this regard but it doesn’t directly address, it’s not 
something to bring up now anyway but it was good to talk about it.  I make the motion to adjourn.  We all 
say aye? 
The motion carried by a vote of 5 to 0. 
 
The meeting adjourned at 7:58 pm. 


