
 
ZONING BOARD OF APPEALS MEETING AGENDA 

October 29, 2025 at 7:30 PM 
432 Route 306, Wesley Hills, NY 10952 

Phone: 845-354-0400 | Fax: 845-354-4097
   

ROLL CALL 

CALL TO ORDER 

PUBLIC HEARING 

 1. The Application submitted by Alan and Debra Rosenstock Legacy Trust for 
variances from the provisions of Section 230-17 Attachment I of the Code of the 
Village of Wesley Hills, to permit the construction, maintenance and use of an 
addition to a single family residence having building coverage of .138 instead of 
the maximum permitted of .1256 and total side yard of 53.8 feet instead of the 
minimum required of 60 feet. 

The subject premises are situated on the west side of Laura Lane north of 
Charlotte Drive known as 3 Laura Lane, designated on the Tax Map as Section 
41.08 Block 2 Lot 25, in an R-35 Zoning District. 
 

 2. The Application submitted by Nancy Rubin on behalf of Abraham Spira for 
variances from the provisions of Section 230-17 Attachment I of the Code of the 
Village of Wesley Hills, to permit the construction, maintenance and use of a 
single family residence, inground swimming pool and cabana having a building 
coverage of .1228 instead of the maximum permitted of .10 and the variance 
previously granted of .113, impervious surface ratio of .29 instead of the 
maximum permitted of .25, side yard of 22 feet for the cabana instead of the 
minimum required of 25 feet, total side yard of 46.6 feet instead on the minimum 
required 60 feet and rear yard of 7.0 feet for the inground swimming pool instead 
of the minimum required of 15 feet. 

The subject premises are situated on the east side of Charlotte Drive, 
approximately 1,200 feet west of Deerwood Road, known as 4 Charlotte Drive, 
designated on the Tax Map as Section 41.08 Block 1 Lot 35, in an R-35 Zoning 
District. 
 

 3. The Application submitted by Sam Yurowitz for variances from the provisions of 
Section 230-17 Attachment I and Section 230-34D(2) and (4) of the Code of the 
Village of Wesley Hills, to permit the construction, maintenance and use of a 
single family residence and driveway having building coverage of .135 instead of 
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the maximum permitted of .10 and the variance previously granted of .127, front 
yard impervious surface ratio of .26 instead of the maximum permitted of .20, 
driveway width of 25 feet instead of the maximum permitted of 12 feet and 
driveway gradient of 4.23% in the first 20 feet from the curb instead of the 
maximum permitted of 3%. 

The subject premises are situated on the north side of Glenbrook Road 
approximately 100 feet east of Moccasin Place, known as 21 Glenbrook Road, 
designated on the Tax Map as Section 41.11 Block 1 Lot 64, in an R-35 Zoning 
District. 
 

CONTINUED PUBLIC HEARING 

 4. The Application submitted by Eliyahu Feig for variances from the provisions of 
Section 230-17 Attachment I and Section 230-14L(3) and (4) of the Code of the 
Village of  Wesley  Hills, to permit the construction, maintenance and use of a 
single family residence, inground swimming pool and cabana having impervious 
surface ratio of .273 instead of the maximum permitted of .20, front yard 
impervious surface ratio of .167 instead of the maximum permitted of  .15, 
 building coverage of .111 instead of the maximum permitted of .106, rear yard for 
the cabana of 23.5 feet instead of the minimum required of 50 feet and side yard 
of 1.5 feet for the wall instead of the minimum required of 7.9 feet. 
  
The subject premises are situated on the north side of Maurice Lane 
approximately 251 feet west of Steinway Court, known as 5 Maurice Lane, 
designated on the Tax Map as Section 32.18 Block 1 Lot 5, in an R-50 Zoning 
District.  

 5. The Application submitted by Maier Arm for variances from the provisions of 
Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit 
the construction, maintenance and use of a single-family residence, inground 
swimming pool and pickleball court having front yard of 48.5 feet for the 
residence instead of the minimum required of 50 feet, front yard of 16.4 feet for 
the pickleball court instead of the minimum required of 50 feet, impervious 
surface ratio of .28 instead of the maximum permitted of .25, front yard 
impervious surface ratio of .29 instead of the maximum permitted of .20 and. 
building coverage of .103 instead of the maximum permitted of .10. 
  
The subject premises are situated on the north side of Rockwood Lane 
approximately 1100 feet west of Cains Road, known. as 37 Rockwood Lane, 
designated on the Tax Map as Section 32.19 block 2 lot 4.10 in an R-50 Zoning 
District.  

 6. The Application submitted by IJJ, LLC-John Wickes for a variance from the -
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley 
Hills to permit the maintenance and use of an arborist facility having impervious 
surface ratio of .46 instead of the maximum permitted of .25. 
  
The subject premises are situated on the south side of McNamara Road 0 feet 
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west of Union Road, known as 11 McNamara Road, designated on the Tax Map as 
Section 42.13 Block 1 Lot 22, in an R-35 Zoning District.  

 7. Application submitted by Ahuva Katz Cherns for an interpretation of Section 230-
14O(5) of the Code of the Village of Wesley Hills, and if appropriate, for a variance 
from the provisions of Section 230-14O(5) of the Code of Wesley Hills, to permit 
the maintenance and use of a cabana that is 2,337 square feet instead of the 
maximum permitted of 900 square feet. To be adjourned. 
 
The subject premises are situated on the north side of Willow Tree Road 
approximately 700 feet west of State Route 306, known as 38 Willow Tree Road, 
designated on the Tax Map as Section 41.07 Block 2 Lot 33, in an R-50 Zoning 
District. 

DISCUSSIONS 

APPROVAL OF MINUTES 

 8. September 17, 2025 

ADJOURNMENT 
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9.9.25 
 

 

 

Email: mimi@thebluview.com Phone: 845-533-4473 Address: POB 141, Tallman, NY 10982 

 

3 Laura Ln, Spring Valley, NY 10977 

41.08-2-25 

PROJECT DESCRIPTION 

The applicant proposes the construction of an approximately 1,250 sq. ft. addition 

to the existing single-family home at 3 Laura Ln. The addition includes an 

extended bedroom, extended dining room, remodeled kitchen and new family 

room. 

The purpose of this addition is to provide the homeowner with additional living 

space to accommodate the functional needs of their family. 

 

The applicant is requesting the following variances: 

 

1. Building Coverage: 

▪ Maximum:   12.56% 

▪ Proposed:   13.8% 

 

2. Total Side Yard: 

▪ Required:   60’ 

▪ Existing:    58.1’ 

▪ Proposed:   57.1’ 

 

These variances are small and represent minimal deviations from the zoning 

requirements. 
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PART I 
 
 

Name of Municipality   VILLAGE OF WESLEY HILLS Date      
 

Please check all that apply: 
 
    Planning Board     Architectural Board 
                   __X_  Zoning Board of Appeals     Historical Board 
    Municipal Board   
 
    Subdivision            Pre-preliminary/Sketch 
     Number of Lots            Preliminary 
    Site Plan            Final 
    
     Special Permit            Conditional Use 
    Zoning Code Amendment            Zone Change 
__X___  Variance * (Fill out Part II of this form.) 
 
 
Project Name:  
 
Applicant: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Property Owner: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Engineer/Architect/Surveyor: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Attorney: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Contact Person: Phone #  
Address    
 Street Name & Number (Post Office) State Zip code 
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9.10.25

3 Laura Ln

ALAN AND DEBRA ROSENSTOCK LEGACY TRUST

3 Laura Ln, Spring Valley, NY 10977

Applicant

Paul Gdanski 917-418-0999

3512 Whittier Court, Mahwah, NJ 07430

Mimi - The Bluview Approvals 845.533.4473 #104

Po Box 141, Tallman, NY 10982 mimi@thebluview.com, Mendy@thebluview.com
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Tax Map Designation: 
 Section    Block     Lot(s)     
 Section    Block     Lot(s)     
 
Location:  On the    side of      , 
  feet    of     . 
 
Acreage of Parcel    Zoning District  
School District    Postal District  
 
Project Description: (If additional space required, please attach a narrative summary.) 
  
  
  
  
  
  
 
If subdivision: 
 1) Is any variance from the subdivision regulations required?    
 2) Is any open space being offered?         If so, what amount?    
 
 
Project History:  Has this project ever been reviewed before?  
 If so, list case number, name, date, and the board you appeared before. 
   
   
 
List tax map section, block & lot numbers for all other abutting properties in the same 
ownership as this project. 
  
  
 
 
“Permission is hereby granted to the Village of Wesley Hills, its agents, servants and 
employees to enter upon the above described property solely for the purposes incidental 
to the within application at reasonable times upon reasonable notice to the owner or 
tenant in possession.” 
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41.08 2 25

West Laura Ln
230 North Charlotte Dr

.69 R-35
East Ramapo USPS

Proposed approx 1,250 sf addition to existing single family home. The addition includes an 

extended bedroom, extended dining room, remodeled kitchen and new family room.
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Affidavit Pursuant to Section 809 of the General Municipal Law 

State of New York) 
County of Rockland)  SS.: 
Town/Village of  ) 

I,   , being duly sworn, hereby depose 
and say that all the following statements and the statements contained in the papers submitted 
herewith are true and that the nature and extent of any interests set forth are disclosed to the 
extent that they are known to the applicant. 

1. Print or type full name and post office address

 
 

certifies that he is owner or agent of all that certain lot, piece or parcel of land and/or building 
described in this application and if not the owner that he has been duly and properly 
authorized to make this application and to assume responsibility for the owner in 
connection with this application for the relief below set forth: 

2. To the   of the Town/Village of 
(Board, Commission or Agency) 

 , Rockland County, New York: 

Application, petition or request is hereby submitted for: 

(  ) Variance or modification from the requirement of Section  ; 
(  ) Special permit per the requirements of Section  ; 
(  ) Review and approval of proposed subdivision plat; 
(  ) Exemption from a plat or official map; 
(  ) An order to issue a certificate, permit or license; 
(  ) An amendment to the Zoning Ordinance or Official Map or change thereof; 
(  ) Other (explain)  ; 

To permit construction, maintenance and use of  

3. Premises affected are in a zone and from the town of 
 tax map, the property is know as Section  , 

Block,  , Lot(s)  . 
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Yehuda Andrew Rosenstock 
Trustee of Alan and Debra Rosenstock Legacy Trust

 ALAN AND DEBRA ROSENSTOCK LEGACY TRUST
3 Laura Ln
Spring Valley, NY 10977

Zoning

Wesley Hills

R-35
Ramapo 41.08

2 25

Wesley Hills

230-17

Proposed approx 1,250 sf addition to existing single family home. The addition includes an 
extended bedroom, extended dining room, remodeled kitchen and new family room.
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DISCLAIMER 
 
 

APPLICANT TAKES FULL RESPONSIBILITY FOR RESEARCHING THE 
TAX MAP FOR THE LIST OF NAMES OF PROPERTY OWNERS ON THE ENCLOSED 
AFFIDAVIT OF MAILING LIST, AND SUPPLYING THE NECESSARY AMOUNT OF SELF-
ADDRESSED STAMPED ENVELOPES. 
 
THE APPLICANT’S ENVELOPES MUST COINCIDE WITH THE LIST. THE CLERK’S 
RESPONSIBILITY IS LIMITED TO CHECKING NAMES ON THE ENVELOPES AGAINST THE 
AFOREMENTIONED AFFIDAVIT BEFORE MAILING THEM. 
 
 
 
 
RECEIPT OF THIS DISCLAIMER IS ACKNOWLEDGED 
 
 
_____________________________________ 
APPLICANT 
 
 
_____________________________________ 
DATED 
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PART II 

Application before the Zoning Board of Appeals 

Application, petition or request is hereby submitted for: 

(  ) Variance from the requirement of Section  ; 
(  ) Special permit per the requirements of Section  ; 
(  ) Review of an administrative decision of the Building Inspector; 
(  ) An order to issue a Certificate of Occupancy; 
(  ) An order to issue a Building Permit; 
(  ) An interpretation of the Zoning Ordinance or Map; 
(  ) Certification of an existing non-conforming structure or use; 
(  ) Other (explain)  ; 

To permit construction, maintenance and use of  

230-17

Proposed approx 1,250 sf addition to existing single family home. The addition includes an 
extended bedroom, extended dining room, remodeled kitchen and new family room.
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CONSTRUCTION SPECIFICATIONS:

1. STONE SIZE - USE 1-4 INCH STONE, OR RECLAIMED OR RECYCLED CONCRETE EQUIVALENT.
2. LENGTH - NOT LESS THAN 50 FEET.
3. THICKNESS - NOT LESS THAN SIX (6) INCHES.
4. WIDTH - TWELVE (12) FOOT MINIMUM, BUT NOT LESS THAN THE FULL WIDTH AT POINTS WHERE

INGRESS OR EGRESS OCCURS. TWENTY-FOUR (24) FOOT IF SINGLE ENTRANCE TO SITE.
5. GEOTEXTILE - WILL BE PLACED OVER THE ENTIRE AREA PRIOR TO PLACING OF STONE.
6. SURFACE WATER - ALL SURFACE WATER FLOWING OR DIVERTED TOWARD CONSTRUCTION ENTRANCES

SHALL BE PIPED ACROSS THE ENTRANCE. IF PIPING IS IMPRACTICAL, A MOUNTABLE BERM WITH 5:1
SLOPES WILL BE PERMITTED.

7. MAINTENANCE - THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION WHICH WILL PREVENT
TRACKING OR FLOWING OF SEDIMENT ONTO PUBLIC RIGHTS-OF-WAY. ALL SEDIMENT SPILLED,
DROPPED, WASHED OR TRACKED ONTO PUBLIC RIGHTS-OF-WAY MUST BE REMOVED IMMEDIATELY.

8. WHEN WASHING IS REQUIRED, IT SHALL BE DONE ON AN AREA STABILIZED WITH STONE AND WHICH
DRAINS INTO AN APPROVED SEDIMENT TRAPPING DEVICE.

9. PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN.
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ZONING BOARD OF APPEALS MEETING MINUTES 

September 17, 2025, at 7:30 PM 
432 Route 306, Wesley Hills, NY 10952 

Phone: 845-354-0400 | Fax: 845-354-4097 

 
MEMBERS PRESENT:   Jonathan Gewirtz, Chairman 

Stefanie Collantes, Member 
Barry Rozenberg, Ad Hoc 
Anita Hajioff, Ad Hoc 
 

MEMBERS ABSENT:   Stuart Zelmanovitz, Member 
Richard Weinberger, Member 
Randi Marlin, Member 

    
OTHERS PRESENT:   Doris Ulman, Assistant Village Attorney 
      Alicia Schultz, Deputy Village Clerk 
      Camille Guido-Downey, Village Clerk 
      Stephanie Caputo, Secretary to the Planning & Zoning  
 
Chairman Gewirtz opened the meeting at 7:30 pm. 
 
Howard Richman introduces himself as the Village Attorney for Wesley Hills starting October 1, 2025, 
and welcomed anyone to contact him should they need to. 
 
ITEM #1- PUBLIC HEARING – 5 MAURICE LANE 
 
Chairman Gewirtz read the following public hearing notice into the record: 
 
Application submitted by Eliyahu Feig for variances from the provisions of Section 230-17 Attachment I 
and Section 230-14L(3) and (4) of the Code of the Village of  Wesley  Hills,  to  permit  the construction, 
maintenance and use of a single family residence, inground swimming pool and cabana having 
impervious surface ratio of .273 instead of the maximum  permitted  of .20, front yard impervious surface 
ratio of .167 instead  of the maximum  permitted  of  .15,  building coverage of .111 instead of the 
maximum permitted of .106, rear yard for the cabana of 23.5 feet instead of the minimum required of 50 
feet and side yard of 1.5 feet for the wall instead of the minimum required of 7.9 feet. 
 
The subject premises are situated on the north side of Maurice Lane approximately 251 feet west of 
Steinway Court, known as 5 Maurice Lane, designated on the Tax Map as Section 32.18 Block 1 Lot 5, in 
an R-50 Zoning District. 
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David Mayerfeld Sr., Architect was present and affirmed to tell the truth. Mr. Mayerfeld stated that the 
Applicant is requesting variances for the construction of a home, pool, and cabana. The following 
variances are being requested: 
 
Total impervious surface ratio of .273 instead of the maximum permitted of .20,  
Front yard impervious surface ratio of .167 instead of the maximum permitted of .15,  
Building coverage of .111 instead of the maximum permitted of .106,  
Rear yard for the cabana of 23.5 feet instead of the minimum required of 50 feet.  
Side yard of 1.5 feet for the wall instead of the minimum required of 7.9 feet. 
 
Chairman Gewirtz read three letters of support from the following addresses: 

1. 1 Steinway Court  
2. 3 Steinway Court 
3. 6 Maurice Ln 

 
Doris Ulman asked about the height of the walls and the size of the cabana.  
 
David Mayerfeld answered that the cabana is 10.8 x 16, and the proposed pergola has been removed from 
the plan. 
  
Chairman Gewirtz stated that the Board will visit the site and asked what structures are on the site and if 
any of the projects have been started.  
 
David Mayerfeld answered the pool and cabana are proposed.  
 
Chairman Gerwitz questioned if anyone from the public would like to speak. 
 
Ilan Schoenberger, 1 Belmar Court, was present and affirmed to tell the truth. Mr. Schoenberger stated he 
was never contacted by the homeowner and described his concerns. He is present to oppose the project 
stating that the cabana is too close to his property. He feels that the lot is too small for all of the structures 
and suggested that the pool be turned parallel to the house to reduce the variances. Mr. Schoenberger 
provided the Board with pictures from his backyard facing 5 Maurice. The pictures show what looks like 
fresh dirt that was placed on the slope and why were not dry wells installed? Mr. Schoenberger further 
requested landscape screening to be installed to create a buffer. Mr. Schoenberger questioned why this 
property should have less stringent setbacks and no proposed buffers? Mr. Schoenberger requested the 
Board to perform a more detailed EAF. Mr. Schoenberger reminded the Board of the zoning law and the 
showing that the Applicant is required to make for the Board’s consideration.  
 
No one else from the public chose to speak. 
 
Chairman Gewirtz made a motion to adjourn this application to the October 29, 2025 meeting and 
schedule a site visit for October 19, 2025, seconded by Stefanie Collantes. Upon vote, this motion carried 
unanimously.  
 
ITEM #2- PUBLIC HEARING – 37 ROCKWOOD LANE 
 
Chairman Gewirtz read the following public hearing notice into the record: 
 
The application submitted by Maier Arm for variances from the provisions of Section 230-17 Attachment 
I of the Code of the Village of Wesley Hills, to permit the construction, maintenance and use of a single-
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family residence, inground swimming pool and pickleball court having front yard of 48.5 feet for the 
residence instead of the minimum required of 50 feet, front yard of 16.4 feet for the pickleball court 
instead of the minimum required of 50 feet, impervious surface ratio of .28 instead of the maximum 
permitted of .25, front yard impervious surface ratio of .29 instead of the maximum permitted of .20 and. 
building coverage of .103 instead of the maximum permitted of .10. 
 
The subject premises are situated on the north side of Rockwood Lane approximately 1100 feet west of 
Cains Road, known. as 37 Rockwood Lane, designated on the Tax Map as Section 32.19 block 2 lot 4.10 
in an R-50 Zoning District. 
 
David Mayerfeld, Architect for the Applicant, was present and affirmed to tell the truth. Mr. Mayerfeld is 
asking for variances for a single-family residence, in ground swimming pool and pickleball court.  
 
Chairman Gewirtz questioned why are there no lot lines shown on the vicinity map and why is everything 
pushed up to the front of property? 
 
Doris Ulman asked why the pickleball court is pushed forward. Doris Ulman requested that the Applicant 
submit a letter from their Engineer explaining why the project was designed as it is. 
 
Benny Silber, Silber Construction, Applicant’s Builder were present and affirmed to tell the truth. Mr. 
Silber described the property to the Board and stated that this is a new home in the recently approved 
subdivision. There are 13 other lots that will be constructed.  
 
Stefanie Collantes asked if the pickleball court could be moved? 
 
Benny Silber answered that the Applicant’s Engineer had reviewed the site and had tried to relocate the 
pickleball court and this was the only location that was acceptable.  
 
Barry Rozenberg stated that he is aware of water issues on the site. 
 
Chairman Gewirtz questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak. 
 
Stefanie Collantes made a motion to adjourn this application to the October 29, 2025 meeting and 
schedule a site visit for October 19, 2025, seconded by Barry Rozenberg. Upon vote, this motion carried 
unanimously. 
 
ITEM #3- PUBLIC HEARING – 11 MCNAMARA RD 
 
Chairman Gewirtz read the following public hearing notice into the record: 

 
Application submitted by IJJ, LLC-John Wickes for a variance from the -provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills to permit the maintenance and use of an arborist 
facility having impervious surface ratio of .46 instead of the maximum permitted of .25. 
 
The subject premises are situated on the south side of McNamara Road 0 feet west of Union Road, known 
as 11 McNamara Road, designated on the Tax Map as Section 42.13 Block 1 Lot 22, in an R-35 Zoning 
District. 
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Ira Emanuel, the Applicant’s Attorney, was present and stated that this site has been operating in the same 
location since 1972 and the Applicant is seeking a variance for impervious surface. The impervious 
surface is packed gravel. This Application is currently before the Village Planning Board and has been 
reviewed by the County as part of the GML. The Village’s Planning Board did a review of the 
environmental impact and declared a neg dec in February 2025. 
 
Ronda Smith, Applicant’s Engineer, was present and affirmed to tell the truth. Ms. Smith presented the 
proposed plan described the area where the Applicant is proposed to remove fill. Ms. Smith also showed 
the rain garden which was added for water quality. 
 
Doris Ulman questioned if the Planning Board did a coordinated review? 
 
Ira Emanual answered yes.  
 
Chairman Gewirtz questioned if there has been increase in the operation of the business? 
 
Ira Emmanual stated that there has been an increase in the intensity of the use.  
 
Chairman Gewirtz questioned if anyone from the public would like to speak. 
 
Neil Marcus, 46 John Street New City, was present and affirmed to tell the truth. Mr. Marcus gave the 
Board a quick history of the site and stated that this property has been under litigation for the past 25 
years. Mr. Marcus reminded the Board of open violations on the property that have not been addressed 
and feels that this Board should not hear the Application while there are open violations. Mr. Marcus 
provided copies of his emails to the Clerk and Board and described each page of his handout. Mr. Marcus 
stated that over the years the use has expanded, for example in 2007 the impervious surface ratio was .48 
without the residence. Mr. Marcus also stated that the wetlands on the property were changed without a 
Village permit.  
 
Mario Pensa, 299 Grandview Ave, was present and affirmed to tell the truth. Mr. Pensa stated that he is in 
favor of this Application.  
 
John Ruel, 46 Schoolhouse Road, was present and affirmed to tell the truth. Mr. Ruel stated that he 
supports the Application.  
 
Gary Greenstein, 8 Roven Road was present and affirmed to tell the truth. Mr. Greenstein stated that he 
supports the Application.  
 
Stefanie Collantes made a motion to adjourn this application to the October 29, 2025 meeting and 
schedule a site visit for October 19, 2025, seconded by Anita Hajioff. Upon vote, this motion carried 
unanimously. 
 
ITEM #4- CONTINUED PUBLIC HEARING – 20 POWDERHORN DR 
 
Chairman Gewirtz read the following public hearing notice into the record: 
 
Application submitted by Brett & Eva Kotch for a variance from the provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills, to permit the construction, maintenance and use 
of a front porch having a front yard of 46 feet instead of the minimum required of 50 feet. 
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The subject premises are situated on the west side of Powder Horn Drive approximately 450 feet north of 
Ari Drive, known as 20 Powder Horn Drive, designated on the Tax Map as Section 32.19 Block 2 Lot 40, 
in an R-50 Zoning District. 
 
Chairman Gewirtz stated that a site visit occurred on Sunday, September 14, 2025, at this location. The 
following Board Members attended the visit: Chairman Gewirtz, Deputy Chairwoman Collantes, Barry 
Rozenberg, Stuart Zelmanovitz and Village Attorney Doris Ulman. 
 
Kim Sipple, Architect for the Applicant was present and affirmed to tell the truth. Mr. Sipple described 
the property, and the addition was recently completed. Mr. Sipple stated that the property owner wanted 
to have a covered roof over the front porch for weather protection. By adding that roof overhang it created 
an encroachment into the front yard, and a variance is being requested.  
 
Chairman Gewirtz read the following letters of support into the record: 

1. 24 Powderhorn Dr  
2. 31 Powderhorn Dr. 

 
Barry Rozenbeg stated that he understands the need for the covered porch, however he is concerned that 
pushing structures closer to the road takes away from the look of the neighborhood. 
 
Stefanie Collantes stated that she understands the need for a covered front porch to protect from the 
weather. 
 
Chairman Gewirtz summarized that the proposed variance is not a substantial variance as it is only for the 
covered porch. Chairman Gewirtz questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak. 
 
Chairman Gewirtz made a motion to close the public hearing, seconded by Stefani Collantes. Upon vote, 
this motion carried unanimously. 
 
Anita Hajioff made a motion to approve the application of Brett & Eva Kotch for a variance from the 
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit the 
construction, maintenance and use of a front porch having a front yard of 46 feet instead of the minimum 
required of 50 feet, seconded by Stefanie Collantes.  
 
In the Matter of the Application of 
Brett and Eva Kotch 
Premises situated on the west side of Powder Horn 
Drive approximately 450 feet north of Ari Drive, 
known as 20 Powder Horn Drive, designated on the 
Tax Map as Section 32.19 Block 2 Lot 40, in an 
R-50 Zoning District 
 

WHEREAS, application has been made to the Zoning Board of Appeals of the Village of Wesley 
Hills by Brett and Eva Kotch for a variance from the provisions of Section 230-17 Attachment I of the 
Code of the Village of Wesley Hills, to permit the construction, maintenance and use of a front porch 
having a front yard of 46 feet instead of the minimum required feet of 50 feet, and 
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WHEREAS, after due notice, a public hearing on said application was held on August 13,2025 
which was continued on September 17, 2025, and 
 

WHEREAS the architect for the applicant appeared and testified as follows: 
 
That the house was designed without a front porch and is currently under construction. 
 
That the owners now realize that a front porch is necessary to protect deliveries and people from 

the rain; 
 
The front porch will only cover the opening at the front door, will extend over the existing front 

steps, and will not extend the full length of the front of the residence; and 
 
WHEREAS members of the Zoning Board of Appeals visited the site and viewed the area of the 

placement of the proposed front porch; and 
 
WHEREAS, no one appeared in opposition to the application and letters were submitted in 

support, 
 
NOW, THEREFORE, IT IS HEREBY DETERMINED that the proposed action is a Type II 

action and that no SEQRA determination is required, and be it further 
 
RESOLVED, that the application submitted by Brett and Eva Kotch for a variance from the 

provisions of Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit the 
construction, maintenance and use of a front porch having a front yard of 46 feet instead of the minimum 
required of 50 feet is here by approved, and be it further 

 
RESOLVED, that the Zoning Board of Appeals hereby makes the following FINDINGS OF 

FACT: 
 
1. That the variance is not substantial in relation to the requirement in that it is less than 10% of 

the requirement. 
 

2. That no environmental or ecological detriment has been identified as a result of the granting of 
the variance; 

 
3. That the front porch will increase the aesthetics of the residence; 
 
4. That the benefit to the applicants by having a place to shield persons and packages from the 

rain is substantial whereas no detriment to neighboring properties or to the community has 
been identified. 

 
Upon vote, this motion carried unanimously. 

 
ITEM # 5- CONTINUED PUBLIC HEARING – 106 EAST WILLOW TREE RD 
 
Chairman Gewirtz read the following public hearing notice into the record: 
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Application submitted by Pomona Enterprises Corp on behalf of Jay Court Holdings,  LLC on appeal of a 
determination of the Building Inspector or, in  the alternative,  for variances from the provisions 
of  Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit a two lot 
subdivision, proposed Lot No. 1 having lot frontage of 35 feet on East Willow Tree Road and 86 feet on 
Charlotte Drive instead of the minimum required of 100 feet on each of said roads. 
 
The subject premises are situated on the north side of East Willow Tree Road approximately 305 feet west 
of Deerwood Road, known as 106 East Willow Tree Road/ 2 Charlotte Drive, designated on the Tax Map 
as Section 41.08 Block 1 Lot 35, in an R-35 Zoning District. 
 
Chairman Gewirtz stated that a site visit occurred on Sunday, September 14, 2025, at this location. The 
following Board Members attended the visit: Chairman Gewirtz, Deputy Chairwoman Collantes, Barry 
Rozenberg, Stuart Zelmanovitz and Village Attorney Doris Ulman. 
 
Ira Emanuel Attorney for Applicant was present. Mr. Emanual stated that the Village Planning Board has 
approved this subdivision. During the check print review, the Village’s Building Inspector stated that a 
variance was needed for street frontage. The Applicant has requested an interpretation from the ZBA and 
in the interest of saving time also applied for the requested variances. Mr. Emanuel stated that the 
Applicant and himself feel that the requested variance is not needed, this was an approved three-lot 
subdivision that has been resub divided into two-lots. 
 
Doris Ulman stated that she has reviewed the Code and agrees with the Building Inspector that the 
requested variance is needed because the resub division created two new lots, replacing the prior three lot 
subdivision.  
 
Chairman Gewirtz questioned if anyone from the public would like to speak.  
 
No one from the public wished to speak. 
 
Chairman Gewirtz questioned if there will be traffic from this property exiting onto Willow Tree Road. 
 
Rhonda Smith, Applicant’s Engineer, answered that there is a proposed gate on the Willow Tree entrance 
that is only used for emergency access.  
 
Chairman Gewirtz stated that during the site visit, the builder was present and stated that the entrance on 
East Willow Tree is going to be gated and used for emergencies only.  
 
Chairman Gewirtz made a motion to approve the Application of Pomona Enterprises Corp on behalf of 
Jay Court Holdings,  LLC for variances from the provisions of  Section 230-17 Attachment I of the Code 
of the Village of Wesley Hills, to permit a two lot subdivision, proposed Lot No. 1 having lot frontage of 
35 feet on East Willow Tree Road and 86 feet on Charlotte Drive instead of the minimum required of 100 
feet on each of said roads, seconded by Stefanie Collantes.  
 
In the Matter of the Application of 
Pomona Enterprises Corp. on behalf of 
Jay Court Holdings LLC 
Premises situated on the north side of East Willow Tree Road 
Approximately 305 feet west of Deerwood Road, 
Known as 106 East Willow Tree Road/2 Charlotte Drive 
designated on the Tax Map as Section 41.08 Block 1 Lot 35, in an R-35 Zoning District 
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WHEREAS, application has been made to the Zoning Board of Appeals of the Village of Wesley 
Hills by Pomona Enterprises Corp. on behalf of Jay Court Holdings LLC for variances from the 
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit a two-lot 
subdivision, Lot No. 1 having frontage of 35 feet on Willow Tree Road and 86 feet on Charolette Drive 
instead of the minimum requirement of 100 feet on each of said roads, and 
 

WHEREAS after due notice, a public hearing on said application was held by the Zoning Board 
of Appeals on August 13, 2025, which hearing was continued on September 17, 2025, and 
 

WHEREAS the applicant appeared by its attorney, who testified as follows: 
 

That the entire property of this subdivision was originally a three-lot subdivision but the current 
owner resub divided the property into two lots; 
 

That after the two-lot subdivision was approved by the Wesley Hills Planning Board the Building 
Inspector determined the Lot No. 1 had less road frontage than required in that the frontage on East 
Willow Tree Road is 35 feet and the frontage on Charlotte Drive is 86 feet; 
 

That the frontage on East Willow Tree Road is larger than what was previously approved in the 
three-lot subdivision and the frontage on Charlotte Drive was substantially the same; 
 

That the property is on the bulb of the cul de sac on Charlotte Drive and the Village Zoning Law 
permits reduced frontages on the bulb; 
 

That the frontage on East Willow Tree Road will not be used on a regular basis, is for emergency 
access only and will have a gate to restrict access; and 
 

WHEREAS members of the Zoning Board of Appeals visited the site and viewed the proposed 
frontages, and 
 

WHEREAS no one appeared in opposition to the application, 
 

NOW, THEREFORE, IT IS HEREBY DETERMINED that the proposed action is a Type II 
action and that no SEQRA determination is required, and be it further 
 

RESOLVED, that the application submitted by Pomona Enterprisers Corp. on behalf of Jay Court 
Holdings LLC on appeal of a determination of the Building Inspector or, in the alternative, for variances 
from the provisions of Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit 
a two lot subdivision, Lot No 1 having a lot frontage of 35 feet on East Willow Tree Road and 86 feet on 
Charlotte Drive instead of the minimum required of 100 feet on each of the said Roads is hereby 
approved, and be it further 
 

RESOLVED, that the Zoning Board of Appeals hereby makes the following FINDINGS OF 
FACT: 
 

1. That the Building Inspector’s denial was correct (although not timely) because the two lots 
fronting on East Willow Tree Road have different road frontages in the new two lot 
subdivisions than they had in the prior 3-lot subdivision and because the frontage on Charlotte 
Drive has changed slightly; 

2. That the new frontages are an improvement over the prior three-lot subdivision; 
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3. That no detriment to the ecology or to neighboring properties has been identified; 
4. That although the variances are substantial they are an improvement over the preexisting 

frontages for the two lots; 
5. That the benefit to the applicant by granting the variances is substantial whereas no detriment 

to the neighborhood or to the community has been identified. 
 
Upon vote, this motion carried unanimously. 
 
ITEM #6- APPROVAL OF MINUTES – JULY 16, 2025 
 
Barry Rozenberg made a motion to approve the Zoning Board of Appeals Minutes of July 16, 2025, 
seconded by Stefanie Collantes. Upon vote, this motion carried unanimously.  
 
Camille Guido-Downey thanked Alicia Schultz for being the secretary for the Planning and Zoning Board 
for the past 2 years and introduced Stephanie Caputo as the new part time employee for the Village of 
Wesley Hills. 
 
ADJOURNMENT 
 
Chairman Gewirtz made a motion to adjourn the meeting, seconded by Barry Rozenberg. Upon vote, this 
motion carried unanimously. 
 
Respectfully submitted, 
Stephanie Caputo 
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