
 

ZONING BOARD OF APPEALS MEETING AGENDA 
April 24, 2025 at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 

CALL TO ORDER 

ROLL CALL 

PUBLIC HEARING 

1. Application submitted by Ilana Rosen 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 detached garage having a front yard of 8.1 feet instead of the 

minimum required of 50 feet on Hillcrest Road, a front yard of 14.4 feet instead of the 

minimum required of 50 feet on East Lane and front yard impervious surface ratio of .263 

instead of the maximum permitted of .20 on Hillcrest Road. 

The subject premises are situated on the west side of East Lane approximately 400 feet south of 

Pomona Road, known as 29 East Lane, designated on the Tax Map as Section 42.05 Block 1 

Lot 4, in an R-35 Zoning District. 

CONTINUED PUBLIC HEARING 

2. Application submitted by Ahuva Katz Chems 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, garage, inground pool and 

cabana having a side yard of 22.8 feet instead of the minimum required of 30 feet and total side 

yard of 52.8 feet instead of the minimum required of 75 feet. 

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. 

3. Application submitted by Shoshana Kohn 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 a  front yard of 

41.5feet instead of the minimum required of 50 feet, side yard of 9.6 feet instead of the 

minimum required of 30 feet, total side yard of 35 feet instead of the minimum required of  75 

feet,  building coverage of  .175 instead of the maximum permitted of  .108, impervious surface 

ratio of  .255 instead of the maximum permitted of  .20 and front yard impervious surface ratio 

of .265 instead of the maximum permitted of  .15. 

The subject premises are situated on the south side of Buena Vista Road approximately 500 

feet west of Cains Road, known as 22 Buena Vista Road, designated on the Tax Map as Section 

32.19 Block 1 Lot 45, in an R-50 Zoning District. 
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4. Application submitted by Pablo Umansky for variances from the provisions of Section 230-17 

Attachment I and Section 230-14O(a)(4) and (5) of the Code of the Village of Wesley Hills to 

permit the construction, maintenance and use of a two story addition and  terraces  to  a 

single  family  residence  having  a side yard of 11.5 feet instead of the minimum required of 25 

feet, building coverage of .12 instead of the maximum permitted of .10, impervious surface 

ratio of .35 instead of the maximum permitted of .25 and an accessory building (garage) that is 

1340 square feet instead of the maximum permitted of 900 square feet. 

The subject premises are situated on the south side of East Willow Tree Road approximately 

175 feet west of Arcadian Drive, known as 57 East Willow Tree Road, designated on the Tax 

Map as Section 41.12 Block 2 Lot 4, in an R-35 Zoning District. 

5. Application submitted by Elana Motechin for variances from the provisions of Sections 230-17 

Attachment I and 230- 

140(4)(a) to permit the construction, maintenance and use of a single family residence and 

inground swimming pool having a rear setback of 30 feet instead of the minimum required of 

35 feet, building coverage of .34 instead of the maximum permitted of .10, building height of 

28.9 feet instead of the maximum permitted of 25 feet, impervious surface ratio of .43 instead 

of the maximum permitted of .25, swimming pool side setback of 7.4 feet instead of the 

minimum required of 15 feet and swimming pool rear setback of 8.3 feet instead of the 

minimum required of 15 feet. 

The subject premises are situated on the north side of Roven Road O feet from the intersection 

with Carefree Lane, known as 18 Roven Road, designated on the Tax Map as Section 41.06 

Block 1 Lot 38, in an R-50 Zoning District. 

APPROVAL OF MINUTES 

6. February 19, 2025 

7. March 19, 2025 

ADJOURNMENT 

2



File Attachments for Item:

1. Application submitted by Ilana Rosen 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 

detached garage having a front yard of 8.1 feet instead of the minimum required of 50 feet on Hillcrest 

Road, a front yard of 14.4 feet instead of the minimum required of 50 feet on East Lane and front yard 

impervious surface ratio of .263 instead of the maximum permitted of .20 on Hillcrest Road.

The subject premises are situated on the west side of East Lane approximately 400 feet south of 

Pomona Road, known as 29 East Lane, designated on the Tax Map as Section 42.05 Block 1 Lot 4, in an 

R-35 Zoning District.
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ROCKLAND COUNTY DEPARTMENT OF PLANNING 

REFERRAL FORM FOR GENERAL MUNICIPAL LAW REVIEWS 

 

Municipality: Village of Wesley Hills    Date Sent: 3/4/2025 

 

Board:  ____ Planning   __X __ ZBA   ______ Town/Village       Meeting Date: 4/16/2025 

 

File Name    Ilana Rosen  

Contact Person   Alicia Schultz, Deputy Village Clerk 

Address    432 Route 306 

Wesley Hills, NY 10952 

 

Referral Agencies 

(Please indicate the agencies that have also received copies of this application) 

    X     RC Highway Department 

_____  RC Division of Environmental Resources 

            RC Drainage Agency 

    X RC Department of Environmental Health (Sewers, Water, Mosquito Code, Underground Tanks) 

    X RC Sewer District #1 

_____  NYS Department of Environmental Conservation 

__    __NYS Department of Transportation 

_____  NYS Thruway Authority 

_____  NY-NJ Trail Conference (Long Path) 

_____  Palisades Interstate Park Commission 

_____  US Army Corps of Engineers 

_____  Cornell Cooperative Extension of Rockland County 

    X     Adjacent Municipality-_Village of New Hempstead______  

______Other-______________________  

 

Pursuant to the General Municipal Law Article 12-B, Section 

239 (n):  ___ Subdivision 

239 (l) & (m):   ___    Site Plan   _X _ Variance  _ 

  __      Special Permit  ___ Zone Change/Amendment 

    Other-   ________________     

 

Location of Parcel(s):    29 East Lane   ______ 

 

Acreage of Parcel (s):     1.579    

 

Existing Sq. Footage              Proposed Sq. Footage      

  

The Property in Question Lies Within 500 Feet of: 

  X  County Road          State Road, Thruway, or Parkway 

_     County Stream          State Park 

___ County Park     X  Village, Town, or County Boundary   

___ County or State Facility                               (Town of Ramapo)                                              

 

Map _42.05   Block  1_ Lot(s)  4    Map Date: February 3, 2025  

Current Zoning: R-35  

 

Brief Project Description: Moving/replacing garage on property in need of (3) variances. 
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Variances Needed (if applicable)  Required  Proposed  

 
Minimum front yard- Hillcrest Rd               50'                           14.4'   
Minimum front yard- East Lane                   50'                            8.1'   
Max. FY imp surface ratio- Hillcrest Rd      0.20                         0.263 
 
 

 

Rockland County Department of Planning 9/13 {G:\All\GML\GML Referral Form] 
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File Attachments for Item:

2. Application submitted by Ahuva Katz Chems 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, garage, inground pool and cabana having a side yard of 22.8 

feet instead of the minimum required of 30 feet and total side yard of 52.8 feet instead of the minimum 

required of 75 feet.

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.
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CULTEC Stormwater Design Calculator

Date: February 23, 2025

Project Information: Calculations Performed By:

Height
Width
Length

Contactor 100HD
Chamber Specifications

12.5

Installed Length
Bare Chamber Volume

Installed Chamber Volume

36.0
8.00
7.50

14.11
32.96

Breakdown of Storage Provided by
Contactor 100HD Stormwater System

inches
inches
feet
feet
cu. feet
cu. feet

Materials List

Contactor 100HD
Total Number of Chambers Required

Starter Chambers
End Chambers
HVLV SFCx2 Feed Connectors
CULTEC No. 410 Non-Woven Geotextile
CULTEC No. 4800 Woven Geotextile
Stone

60

6
54
0

596
0

115

Bed Detail

pieces

pieces
pieces

sq. yards
pieces

cu. yards
feet

Based on External Pipe Manifold

Within Chambers
Within Feed Connectors

Within Stone
Total Storage Provided

Total Storage Required

852.09 cu. feet
cu. feet-

1,241.45 cu. feet
2,093.5 cu. feet

2011.00 cu. feet

Number of Rows Wide

Chamber Row Length
Bed Width
Bed Length

Length of Separator Row
Bed Area Required

Bed detail for reference only. Not project specific. Not to scale.

Bed Layout Information

6
Number of Chambers Long

Chamber Row Width
10

23.00
75.50
25.00
77.50

1937.50
N/A

pieces
pieces
feet
feet
feet
feet
sq. feet
feet

Conceptual graphic only. Not job specific.

Cross Section Table Reference

A
B
C
D
E
F
G
H
I

Depth of Stone Base
Chamber Height

Depth of Stone Above Units
Depth of 95% Compacted Fill

Max. Depth Allowed Above the Chamber
Chamber Width

Center to Center Spacing
Effective Depth

Bed Depth

6.0
12.5
6.0
8.0

12.00
36.0
4.00
2.04
2.71

inches
inches
inches
inches
feet

inches
feet
feet
feet

CULTEC, Inc.
P.O. Box 280
Brookfield, CT 06804 USA

Phone: 203-775-4416
www.cultec.com
tech@cultec.com Created on : 2/23/2025
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432 Route 306 

Wesley Hills, N.Y. 10952-1221 

Phone: 845-354-0400   Fax: 845-354-4097   www.wesleyhills.org 

Email: BuildingDept@wesleyhills.org 

 

________________________________________________________________________ 
Mayor: Marshall Katz   Deputy Mayor: Milton Schwartz 

Trustees: Yisroel Cherns, Tova Krull, Joseph Mause 

Village Clerk: Camille Guido-Downey Village Attorneys: Benjamin Selig, Bruce Minsky 

 
PUBLIC HEARING NOTICE 

 

PLEASE TAKE NOTICE that a public hearing will be held by the Zoning 

Board of Appeals of the Village of Wesley Hills on the 19th day of March, 2025 at 

7:30 P.M. at the Village Hall, 432 Route 306, Wesley Hills, New York 10952 to 

consider the application submitted by Ahuva Katz Chems 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, garage, inground pool and cabana having a side yard of 

22.8 feet instead of the minimum required of 30 feet and total side yard of 52.8 

feet instead of the minimum required of 75 feet. 

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. 

Copies of the aforesaid application are available for public review at the 

office of the Village Clerk/Treasurer, Village of Wesley Hills, 432 Route 306, Wesley 

Hills, New York 10952 between the hours of 9 A.M. and 4 P.M. Mondays through 

Fridays, exclusive of    holidays. 

Dated: Wesley Hills, New York 
March 3, 2025 

Camille Guido-Downey  
Village Clerk/Treasurer  
Village of Wesley Hills 
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VILLAGE OF WESLEY 
HILLS

PUBLIC HEARING NOTICE

PLEASE TAKE NOTICE that 
a public hearing will be held 
by the Zoning Board of Ap-
peals of the Village of Wes-
ley Hills on the 19th day of 
March, 2025 at 7:30 P.M. at 
the Village Hall, 432 Route 
306, Wesley Hills, New York 
10952 to consider the ap-
plication submitted by Ahuva 
Katz Chems for variances 
from the provisions of Section 
230-17 Attachment I of the 
Code of the Village of Wesley 
Hills to permit the construc-
tion, maintenance and use of 
an addition to a single family 
residence, garage, inground 
pool and cabana having a 
side yard of 22.8 feet instead 
of the minimum required of 
30 feet and total side yard of 
52.8 feet instead of the mini-
mum required of 75 feet.

The subject premises are sit-
uated on the north side of Wil-
low 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.

Copies of the aforesaid appli-
cation are available for public 
UHYLHZ�DW�WKH�RIÀFH�RI�WKH�9LO-
lage Clerk/Treasurer, Village 
of Wesley Hills, 432 Route 
306, Wesley Hills, New York 
10952 between the hours of 
9 A.M. and 4 P.M. Mondays 
through Fridays, exclusive of 
holidays.

Dated: Wesley Hills, New 
York
March 3, 2025

Camille Guido-Downey 
Village Clerk/Treasurer 
Village of Wesley Hills

1x3-6/27858

ACTUAL SIZE
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File Attachments for Item:

3. Application submitted by Shoshana Kohn 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 a  front yard of 41.5feet instead of the minimum 

required of 50 feet, side yard of 9.6 feet instead of the minimum required of 30 feet, total side yard of 

35 feet instead of the minimum required of  75 feet,  building coverage of  .175 instead of the maximum 

permitted of  .108, impervious surface ratio of  .255 instead of the maximum permitted of  .20 and front 

yard impervious surface ratio of .265 instead of the maximum permitted of  .15.

The subject premises are situated on the south side of Buena Vista Road approximately 500 feet west of 

Cains Road, known as 22 Buena Vista Road, designated on the Tax Map as Section 32.19 Block 1 Lot 45, 

in an R-50 Zoning District.
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432 Route 306 

Wesley Hills, N.Y. 10952-1221 

Phone: 845-354-0400   Fax: 845-354-4097   www.wesleyhills.org 

Email: BuildingDept@wesleyhills.org 

 

________________________________________________________________________ 
Mayor: Marshall Katz   Deputy Mayor: Milton Schwartz 

Trustees: Yisroel Cherns, Tova Krull, Joseph Mause 

Village Clerk: Camille Guido-Downey Village Attorneys: Benjamin Selig, Bruce Minsky 

PUBLIC HEARING NOTICE 

 

PLEASE TAKE NOTICE that a public hearing will be held by the Zoning 
Board of Appeals of the Village of Wesley Hills on the 19th day of March, 2025 at 
7:30 P.M. at the Village Hall, 432 Route 306, Wesley Hills, New York 10952 to 
consider the application submitted by Shoshana Kohn 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 a  front yard of 41.5 feet instead of the minimum required 

of 50 feet, side yard of 9.6 feet instead of the minimum required of 30 feet, total 
side yard of 35 feet instead of the minimum required of  75 feet,  building coverage 
of  .175 instead of the maximum permitted of  .108, impervious surface ratio of  .255 
instead of the maximum permitted of  .20 and front yard impervious surface ratio 
of .265 instead of the maximum permitted of  .15. 

The subject premises are situated on the south side of  Buena Vista Road 
approximately 500 feet west of  Cains Road, known as 22 Buena Vista Road, 
designated on the Tax Map as Section 32.19 Block 1 Lot 45, in an R-50 Zoning 
District. 

Copies of the aforesaid application are available for public review at the 

office of the Village Clerk/Treasurer, Village of Wesley Hills, 432 Route 306, 

Wesley Hills, New York 10952 between the hours of 9 A.M. and 4 P.M. Mondays 

through Fridays, exclusive of holidays. 

Dated: Wesley Hills, New York 
 March 3, 2025 

Camille Guido-Downey  
Village Clerk/Treasurer  
Village of   Wesley Hills 

 

75

Item 3.

http://www.wesleyhills.org/
mailto:BuildingDept@wesleyhills.org


76

Item 3.



ACTUAL SIZE
VILLAGE OF WESLEY 

HILLS
PUBLIC HEARING NOTICE

PLEASE TAKE NOTICE that 
a public hearing will be held 
by the Zoning Board of Ap-
peals of the Village of Wes-
ley Hills on the 19th day of 
March, 2025 at 7:30 P.M. at 
the Village Hall, 432 Route 
306, Wesley Hills, New York 
10952 to consider the appli-
cation submitted by Shosha-
na Kohn for variances from 
the provisions of Section 
230-17 Attachment I of the 
Code of the Village of Wesley 
Hills, to permit the construc-
tion, maintenance and use of 
an addition to a single family 
residence having a front yard 
of 41.5 feet instead of the 
minimum required of 50 feet, 
side yard of 9.6 feet instead 
of the minimum required of 
30 feet, total side yard of 35 
feet instead of the minimum 
required of 75 feet, building 
coverage of .175 instead of 
the maximum permitted of 
.108, impervious surface ratio 
of .255 instead of the maxi-
mum permitted of .20 and 
front yard impervious surface 
ratio of .265 instead of the 
maximum permitted of .15.

The subject premises are 
situated on the south side of 
Buena Vista Road approxi-
mately 500 feet west of Cains 
Road, known as 22 Buena 
Vista Road, designated on 
the Tax Map as Section 32.19 
Block 1 Lot 45, in an R-50 
Zoning District.

Copies of the aforesaid appli-
cation are available for public 
UHYLHZ�DW�WKH�RIÀFH�RI�WKH�9LO-
lage Clerk/Treasurer, Village 
of Wesley Hills, 432 Route 
306, Wesley Hills, New York 
10952 between the hours of 
9 A.M. and 4 P.M. Mondays 
through Fridays, exclusive of 
holidays.

Dated: Wesley Hills, New 
York
March 3, 2025

Camille Guido-Downey 
Village Clerk/Treasurer 
Village of Wesley Hills

1x3-6/27859

77

Item 3.



File Attachments for Item:

4. Application submitted by Pablo Umansky for variances from the provisions of Section 230-17 

Attachment I and Section 230-14O(a)(4) and (5) of the Code of the Village of Wesley Hills to permit the 

construction, maintenance and use of a two story addition and  terraces  to  a single  family  residence  

having  a side yard of 11.5 feet instead of the minimum required of 25 feet, building coverage of .12 

instead of the maximum permitted of .10, impervious surface ratio of .35 instead of the maximum 

permitted of .25 and an accessory building (garage) that is 1340 square feet instead of the maximum 

permitted of 900 square feet.

The subject premises are situated on the south side of East Willow Tree Road approximately 175 feet 

west of Arcadian Drive, known as 57 East Willow Tree Road, designated on the Tax Map as Section 41.12

Block 2 Lot 4, in an R-35 Zoning District.

78



GML Report

Adjacent Town Boundarry: NO

ROW-Palisades Interstate Parkway: NO

ROW-NYS Highway: NO

Long Path Hiking Trail: NO

State Park: NO

NYS Facility: NO

Orange County Bundary: NO

Y Coordinate: 41.15666743

Requires GML Review: NO

GML Criteria:

Parcel ID:  41.12-2-4

OLD ID: 10-10A4 Address: 57 E WILLOW TREE RD

State: NY

Municipality: WESLEY HILLS

Deed Date: 1/6/2021 12:00:00 AM

GIS Calculated Acres: 0.998

Date Parcel: February 2024

Deed Acres: 0

Instrument: 2021-00000219

Book Page: N/AZip: 10977

City: SPRING VALLEY

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: NO

County Regulated Streams: NO

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: -74.05962405

Source: Rockland County GIS Portal
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File Attachments for Item:

5. Application submitted by Elana Motechin for variances from the provisions of Sections 230-17 

Attachment I and 230-

140(4)(a) to permit the construction, maintenance and use of a single family residence and inground 

swimming pool having a rear setback of 30 feet instead of the minimum required of 35 feet, building 

coverage of .34 instead of the maximum permitted of .10, building height of 28.9 feet instead of the 

maximum permitted of 25 feet, impervious surface ratio of .43 instead of the maximum permitted of 

.25, swimming pool side setback of 7.4 feet instead of the minimum required of 15 feet and swimming 

pool rear setback of 8.3 feet instead of the minimum required of 15 feet.

The subject premises are situated on the north side of Roven Road O feet from the intersection with 

Carefree Lane, known as 18 Roven Road, designated on the Tax Map as Section 41.06 Block 1 Lot 38, in 

an R-50 Zoning District.
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GML Report

Adjacent Town Boundarry: NO

ROW-Palisades Interstate Parkway: NO

ROW-NYS Highway: NO

Long Path Hiking Trail: NO

State Park: NO

NYS Facility: NO

Orange County Bundary: NO

Y Coordinate: 41.15836164

Requires GML Review: NO

GML Criteria:

Parcel ID:  41.06-1-38

OLD ID: 9-32A1 Address: 18 ROVEN RD

State: NY

Municipality: WESLEY HILLS

Deed Date: 10/11/2023 12:00:00 AM

GIS Calculated Acres: 0.595

Date Parcel: February 2024

Deed Acres: 0

Instrument: 2023-00030596

Book Page: N/AZip: 10952

City: MONSEY

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: NO

County Regulated Streams: NO

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: -74.07906670

Source: Rockland County GIS Portal
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INSTRUCTIONS

The following must be completed before the application is reviewed and 
scheduled for the Zoning Board of Appeals meeting: 

1. Filing fee of $150.00 for an existing residence, $150.00 for actions 
involving new           one-family residences plus $100.00 per variance 
sought or $350.00 plus $100.00 per variance sought for all other 
applications plus actual publication sought.

2. Twelve copies of the application, twelve plot plans drawn to scale 
(showing setbacks and other dimensions) or twelve surveys that has 
been sworn or attested to as being true and accurate. 

3. Twelve copies of a narrative describing why the applicant is appearing 
before the board. 

4. Twelve copies of reference to the Zoning Board of Appeals (Building 
Inspector’s determination, Code Inspector’s determination, referral 
from the Planning Board or for an interpretation of the Zoning Code). 
No application can come for a variance without first being denied by 
the Building Inspector or Code Inspector or referred from the 
Planning Board. 

5. List of names and addresses, along with stamped self-addressed 
envelopes, of all property owners within a 750 foot radius of the 
property covered in the application. 

6. Twelve copies of a vicinity map. 

        The application must be received at least four weeks prior to be 
scheduled for a     Zoning Board of Appeals meeting and is subject to the 
review by the Zoning Board of Appeals attorney. You will be notified as the 
date of the meeting. You will be provided with posters giving notice of the 
hearing which shall be posted in a conspicuous place visible from every 
street along the frontage of the property referred to in the application. Theses 
notices must be posted 10 days prior to the scheduled meeting.

Page 1 
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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

Page 2 
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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.” 

Page 3 
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This property is within 500 feet of: 
(Check all that apply) 

IF ANY ITEM IS CHECKED, A REVIEW MUST BE DONE BY THE ROCKLAND COUNTY COMMISSIONER OF 

PLANNING UNDER THE STATE GENERAL MUNICIPAL LAW, SECTIONS 239 K, L, M, AND N.

   State or County Road    State or County Park 

   Long Path    County Stream 

   Municipal Boundary    County Facility 

List name(s) of facility checked above.       

           ______

Applicant's Signature and Certification 

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

I, , hereby depose and say that all the 

above statements contained in the papers submitted herewith are true. 

 Mailing Address

SWORN to before this 

day of , 20 

   

 Notary Public

Page 4 
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Page 4 

Affidavit of Ownership/Owner's Consent

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

I,  being duly sworn, hereby 

depose and say that I reside at: 

in the county of in the state of .

I am the *      owner in fee simple of premises located at: 

described in a certain deed of said premises recorded in the Rockland County Clerk's 

Office in Liber    of conveyances, page    . 

Said premises have been in my/its possession since 19  .  Said premises are 

also known and designated on the Town of        Tax Map as: 

  section    block     lot(s)      

.

I hereby authorize the within application on my behalf, and that the statements of fact 
contained in said application are true, and agree to be bound by the determination of the 
oard.b

 Owner 

 Mailing Address

SWORN to before this  

day of , 20 

   

 Notary Public

* If owner is a corporation, fill in the office held by deponent and name of corporation, 
and provide a list of all directors, officers and stockholders owning more than 5% of 
any class of stock.
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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) .

Page 5 
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4. There is no state officer, Rockland County Officer or employee or town/village officer or 
employee nor his or her spouse, brother, sister, parent, child or grandchild, or a spouse of any of 
these relatives who is the applicant or who has an interest in the person, partnership or 
association making this application, petition or request, or is an officer, director, partner or 
employee of the applicant, or that such officer or employee, if this applicant is a corporation, 
legally or beneficially owns or controls any stock of the applicant in excess of 5% of the total of 
the corporation if its stock is listed on the New York or American Stock Exchanges; or is a 
member or partner of the applicant, if the applicant is an association or a partnership; nor that 
such town/village officer or employee nor any member of his family in any of the foregoing 
classes is a party to an agreement with the applicant, express or implied, whereby such officer or 
employee may receive any payment or other benefit, whether or not for service rendered, which 
is dependent or contingent upon the favorable approval of this application, petition or request. 

5. That to the extent that the same is known to your applicant, and to the owner of the 
subject premises there is disclosed herewith the interest of the following officer or employee of 
the State of New York or the County of Rockland or of the Town/Village of 
___________________ in the petition, request or application or in the property or subject matter 
to which it relates: 

(if none, so state)

 a. Name and address of officer or employee  

   

 b. Nature of interest  

 c. If stockholder, number of shares  

 d. If officer or partner, nature of office and name of partnership  

 e. If a spouse or brother, sister, parent, child, grandchild or the spouse of any of these blood 
relatives of such state, county or town/village officer or employee, state name and address of 
such relative and nature of relationship to officer and employee and nature and extent of office, 
interest or participation or association having an interest in such ownership or in any business 
entity sharing in such ownership.  

 f. In the event of corporate ownership:  A list of all directors, officers and stockholders of 
each corporation owning more than five (5%) percent of any class of stock, must be attached, if 
any of these are officers or employees of the State of New York, or of the County of Rockland, 
or of the Town/Village of  .
I, , do hereby depose and say that all the above 
statements and statements contained in the papers submitted herewith are true, knowing that a 
person who knowingly and intentionally violates this section is guilty of a misdemeanor. 

 Mailing Address

SWORN to before this 

day of , 20 

   
 Notary Public
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Page 7 

VILLAGE OF WESLEY HILLS 
432 Route 306 

Wesley Hills, New York 10952 
(845) 354-0400   Fax: (845) 354-4097 

AFFIDAVIT OF OWNERSHIP 

STATE OF NEW YORK  } 
COUNTY OF ROCKLAND   } SS: 
VILLAGE OF WESLEY HILLS   } 

____________________________________being duly sworn, deposes and  

says that he/she resides at_____________________________________ 

___________________________________________________________ 

in the County of Rockland, State of New York; that he/she is the owner in 

fee of all that certain lot, piece or parcel of land situated, lying and being  

in the Village of Wesley Hills, and designated on the Town of Ramapo  

Map as Section No.______Lot No._________and that he/she hereby 

authorizes the attached application to be submitted in his/her behalf and  

that the statements of fact contained in said application are true.   

The applicant is the (owner) (contract vendee) of the said property. 

Owner:_______________________ 
                                                            
Address:______________________ 

_____________________________ 

Sworn to before me this 

_______day of _________20____ 

_________________________
Notary Public

147

Item 5.



Page 8 

AFFIDAVIT

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

I,  being duly sworn deposes and says 
that he is the applicant, agent or attorney for applicant, in the matter of the petition before 
the (board) in the town/village  
of  affecting property located at 

, Rockland County, New York. 

 That the following are all of the owners of property        750 feet (distance)
from the premises as to which this application is being taken. 

SECTION/BLOCK/LOT NAME ADDRESS 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

SWORN to before this 

day of , 20 

   
 Notary Public
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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

Page 10 
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Page 11 

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  
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AS APPLICABLE, COMPLETE THE FOLLOWING:

1) SHORT ENVIRONMENTAL ASSESSMENT FORM 

2) FULL ENVIRONMENTAL ASSESSMENT FORM 

For access to the above State Environmental Quality Review forms: 

http://www.dec.ny.gov/public/6191.html

      INSTRUCTIONS

The following must be completed before the application is reviewed and scheduled for the Zoning 
Board of Appeals meeting: 

7. Filing fee of $150.00 for an existing residence, $150.00 for actions involving new one-
family residences plus $100.00 per variance sought or $350.00 plus $100.00 per variance 
sought for all other applications plus actual publication sought.  

8. Twelve copies of the application, twelve plot plans drawn to scale (showing setbacks and 
other dimensions) or twelve surveys that have been sworn or attested to as being true and 
accurate.

9. Twelve copies of a narrative describing why the applicant is appearing before the Board. 
10. Twelve copies of reference to the Zoning Board of Appeals (Building Inspector’s 

determination, Code Inspector’s determination, referral from the Planning Board or for an 
interpretation of the Zoning Code). No application can come for a variance without first 
being denied by the Building Inspector or Code Inspector or referred from the Planning 
Board.

11. List of names and addresses, along with stamped self-addressed envelopes, of all property 
owners within a 750 foot radius of the property covered in the application. 

12. Twelve copies of a vicinity map. 

        The application must be received at least four weeks prior to be scheduled for a Zoning 
Board of Appeals meeting and is subject to the review by the Zoning Board of Appeals attorney. 
You will be notified as the date of the meeting. You will be provided with posters giving notice 
of the hearing which shall be posted in a conspicuous place visible from every street along the 
frontage of the property referred to in the application. Theses notices must be posted 10 days 
prior to the scheduled meeting. 
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PROJECT:

DRAWING TITLE:

NO. REVISION DATE BY

DATE

SHEET NO.

SCALE

CHECKED BYPROJECT NO. DRAWN BY

OF

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING HEREIN CONSTITUTE ORIGINAL
AND UNPUBLISHED WORK OF THE ENGINEER AND MAY NOT BE DUPLICATED, USED OR

DISCLOSED WITHOUT WRITTEN CONSENT OF THE ENGINEER.

LOCATION:

SINGLE-FAMILY RESIDENCE
18 ROVEN ROAD

SECTION 41.06, BLOCK 1, LOT 38
VILLAGE OF WESLEY HILLS

ROCKLAND COUNTY
NEW YORK

23168 01/01/2024 SP YP

AS NOTED

3

YOSEF PORTNOY PE
10 GILA PLACE

LAKEWOOD, NJ, 08701

YOSEF PORTNOY
LICENSED PROFESSIONAL ENGINEER

NY LICENSE NO: 101151

1. ADJUST HOUSE LOCATION 07/09/24 ZF

2. REVISED GRADING 08/02/24 ZF

3. REVISED PER TOWNSHIP 10/08/24 ZFREVIEW LETTER

4. REVISED PER TOWNSHIP 12/24/24 ZFREVIEW LETTER

ZONING
1. PROPERTY ADDRESS: 18 ROVEN ROAD, VILLAGE OF WESLEY HILLS, ROCKLAND COUNTY, NEW YORK
2. BEING SECTION 41.06, BLOCK 1, LOT 38 OF THE VILLAGE OF WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING. LOT

DESCRIBED BY DEED IN INSTRUMENT NO. 2002 AT PAGE 43993 AT THE ROCKLAND COUNTY CLERK'S OFFICE. BEING LOT 1 ON
A MAP ENTITLED "SUBDIVISION OF PROPERTY FOR J.C. BERD, INC", FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE ON
DECEMBER 21, 1973 IN BOOK 86 ON PAGE 57 AS MAP NUMBER 4479. THE LOT WAS CREATED AS PART OF AN AVERAGE
DENSITY SUBDIVISION AS SHOWN ON MAP 4479.

3. APPLICANT/OWNER: ELANA MOTECHIN
          18 ROVEN RD
          WESTLEY HILLS, NY 10952
4. EXISTING USE:  SINGLE FAMILY HOUSE
5.        PROPOSED USE: SINGLE FAMILY HOUSE
6.        EXISTING CONDITIONS BASED ON A SURVEY PREPARED BY: CIVIL TEC ENGINEERING & SURVEYING PC
           TITLED "OUTBOUND & TOPOGRAPHIC SURVEY PREPARED FOR 18 ROVEN ROAD, VILLAGE OF WESLEY HILLS,- SECTION 41.06

BLOCK 1 LOT 38           DATED: 10-05-2022
7.        3/4 " CORNER IRON PIPES TO BE SET BEFORE C.O. IS ISSUED
8.        ALL NEW UTILITIES TO BE UNDERGROUND.
9.        FIRE DISTRICT - MONSEY
10.       SCHOOL DISTRICT - EAST RAMAPO
13.       WATER DISTRICT- RAMAPO CONSOLIDATED WATER DISTRICT. WATER SUPPLY BY SUEZ WATER .
14.       NO OPEN BURNING DURING CONSTRUCTION WITHOUT EXPLICIT PERMISSION FROM THE NEW YORK STATE DEPARTMENT OF

ENVIRONMENTAL CONSERVATION.
15.       SEWER AND WATER SERVICE LINES ARE TO BE LAID IN SEPARATE TRENCHES, WITH A MINIMUM HORIZONTAL SEPARATION OF

10 FEET.
16.       SANITARY SEWER INFILTRATION AND EXFILTRATION TESTING OF CONSTRUCTION STANDARDS FOR ROCKLAND COUNTY

SEWER DISTRICT NO. 1 SPECIFIED THAT " THE INFILTRATION RATE SHALL NOT EXCEED 25 GALLONS PER 24 HOURS PER MILE
PER NOMINAL DIAMETER IN INCHES." CERTIFICATION OF OCCUPANCY MAY NOT BE ISSUED , NOR ANY OCCUPANCY
PERMITTED, UNTIL A CERTIFICATE OF COMPLIANCE  CERTIFIED BY A LICENSED NYS  ROCKLAND COUNTY HEALTH
DEPARTMENT AND TO THE ROCKLAND SEWER DISTRICT NO.1.

17.      DURING THE COURSE OF CONSTRUCTION, THE BUILDER SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID THE CREATION
OF DRAINAGE, EROSION AND SILTING PROBLEMS (IN CONSULTATION WITH APPROPRIATE AGENCIES)TO THE TOWN
ENGINEERS SATISFACTION

18.      ALL ELEVATIONS SHOWN ARE ON U.C.S. & G.S. DATUM.
19.      ALL UTILITIES UNDERGROUND. ELECTRIC SERVICE CONNECTIONS TO INDIVIDUAL HOUSES SHALL BE IN CONDUIT OF NOT

LESS THAN 2 INCH DIAMETER.
20.      ANY EXISTING HOUSE CONNECTION PROPOSED TO BE ABANDONED MUST BE PLUGGED BETWEEN THE EDGE OF THE RIGHT OF

WAY AND THE CURB.
21.      THE LOCATION OF EXISTING UTILITIES MUST BE VERIFIED.
22.      ALL RETAINING WALLS GREATER THAN FOUR FEET IN HEIGHT MUST BE CERTIFIED AND INSPECTED BY A PROFESSIONAL

ENGINEER.
23. DISTURBED AREA FOR THE REMOVAL OF THE EXISTING DRIVEWAY TO BE RESTORED WITH TOPSOIL AND SEED.
24. PERCOLATION AND DEEP HOLE TESTS ARE REQUIRED TO BE PERFORMED FOR THE PROPOSED DRYWELL FACILITY. THE TESTS

SHALL BE WITNESSED/APPROVED BY VILLAGE ENGINEER REPRESENTATIVE. PERCOLATION TESTS ARE TO BE PERFORMED AT
THE LOCATION AND ELEVATION OF THE BOTTOM OF THE PROPOSED SYSTEM. DEEP HOLE TESTS SHALL EXTEND AT LEAST (3)
FEET BELOW THE PROPOSED SYSTEM.

25. VILLAGE ENGINEER TO BE NOTIFIED 48 HOURS PRIOR TO DRAINAGE INSTILLATION AND WITNESS/APPROVED.

R-50 (RESIDENTIAL AVERAGE DENSITY
SUBDIVISION) REQUIRED PROPOSED

MINIMUM LOT AREA (SQUARE FEET) 25,000 SF * 25,884 SF

MINIMUM LOT FRONTAGE (SQUARE FEET) 90 FT 348 FT

MINIMUM LOT WIDTH (FEET) 125 FT * 190 FT

MINIMUM EFFECTIVE SQUARE, SIDE (FEET) 125 FT 129 FT

 FRONT YARD 35 FT * 37.3 FT
 REAR YARD 35 FT * 40.1 FT

 SIDE YARD (ONE) 20 FT * 20.0 FT

TOTAL SIDE YARDS 50 FT * 50.0 FT

MAXIMUM IMPERVIOUS SURFACE RATIO 0.25 0.43 (V)

MAXIMUM FRONT YARD IMPERVIOUS
SURFACE RATIO 0.20 0.19

MAXIMUM BUILDING COVERAGE 0.10 0.34 (V)

MAXIMUM BUILDING HEIGHT (STORIES) 2 12 2 12

MAXIMUM BUILDING HEIGHT (FEET) 25 FT 28.9 FT (V)

MAXIMUM EXPOSED BUILDING HEIGHT 40 FT 39 FT

ACCESSORY SWIMMING POOL
REQUIREMENTS

SIDE YARD 15 FT
7.4 FT TO POOL,

(1.7 FT TO RAISED
REAR YARD) (V)

REAR YARD 15 FT
23.4 FT TO POOL,
(0.0 FT TO RAISED

REAR YARD)

PARKING USE REQUIRED PROPOSED
PARKING

DWELLING UNITS
(ONE-FAMILY) 2 SPACES >2 SPACES

PLOT PLAN

1
00 20' 40'

* IN ACCORDANCE WITH PLAN TITLED "SUBDIVISION OF
PROPERTY FOR J.C. BERD, INC", PREPARED BY ADLER,
CARUSO AND YOUNG ENGINEERS/PLANNERS/LANDSCAPE
ARCH'TS.

· §230-14(O) - A VARIANCE IS REQUIRED WHERE AN
ACCESSORY POOL MAY NOT BE LOCATED CLOSER THEN
15' TO A SIDE OR REAR LOT LINE AND THE PROPOSED
POOL IS 7.4' FROM THE SIDE LOT LINE, (THE RAISED REAR
YARD IS 1.7' FROM THE SIDE LOT LINE, AND THE RAISED
REAR YARD IS 0.0 FROM THE REAR LOT LINE).

· §230-17 -  A VARIANCE IS REQUIRED WHERE THE
MAXIMUM IMPERVIOUS SURFACE RATIO IS 0.25 AND 0.43
IS PROPOSED.

· §230-17 - A VARIANCE IS REQUIRED WHERE THE
MAXIMUM BUILDING COVERAGE IS 0.10 AND 0.34 IS
PROPOSED.

· §230-17 - A VARIANCE IS REQUIRED WHERE THE
MAXIMUM BUILDING HEIGHT IS 2 12 STORIES OR 25 FEET
AND 2 12 STORIES AND 28.9' IS PROPOSED.

BUILDING COVERAGE CALCULATIONS PROPOSED

LOT AREA 25,884 SF

 BUILDING AREA 5,005 SF

REAR PATIO 3,253 SF

POOL 579 SF

 BUILDING COVERAGE INCLUDING
PATIO AND POOL 0.34

 BUILDING COVERAGE EXCLUDING
PATIO AND POOL 0.19

IMPERVIOUS SURFACE RATIO
CALCULATIONS PROPOSED

LOT AREA 25,884 SF

BUILDING AREA 5,005 SF

DRIVEWAY AREA 1,429 SF

REAR PATIO AND POOL AREA 3,832 SF

TERRACE AREAS 375 SF

WALKWAY AREAS 489 SF

TOTAL IMPERVIOUS AREA 11,130 SF

IMPERVIOUS SURFACE RATIO 0.43

FRONT YARD IMPERVIOUS
SURFACE RATIO CALCULATIONS PROPOSED

FRONT YARD LOT AREA * 9,451 SF

FRONT YARD IMPERVIOUS AREA 1,798 SF

FRONT YARD IMPERVIOUS
SURFACE RATIO 0.19

*  THE AREA FROM THE NEAREST BUILDING CORNER TO THE
FRONT LOT LINE.

(V) - VARIANCE

BUILDING HEIGHT CALCULATIONS PROPOSED

AVERAGE EXISTING GRADE * 546.75 FT

 HEIGHT TO EAVE OF THE
LARGEST ROOF ** 574.9 FT

BUILDING HEIGHT 28.9 FT

* IN ACCORDANCE WITH THE DEFINITION IN §230-5 IF THE GRADE
ADJACENT TO THE PROPOSED BUILDING IS RAISED THE GRADE AT THE
STREET LINE SHALL BE USED AS THE EXISTING GRADE. THE AVERAGE
EXISTING GRADE IS BASED ON THE GRADE AT THE STREET LINE.
TAKING THE AVERAGE OF 547' AND 546.5' TO OBTAIN AN AVERAGE
EXISTING GARDE OF 546.75'.

** THE HEIGHT TO THE EAVE OF THE LARGEST ROOF IS BASED ON THE
ARCHITECTURAL PLANS. THE HEIGHT FROM THE FIRST FLOOR TO THE
EAVE IS 21'. THE FIRST FLOOR ELEVATION IS 553.9' + 21' = 574.9'.
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3

NOTES
1. SEEPAGE PIT SHALL BE BY PEERLESS CONCRETE PRODUCTS OR APPROVED EQUAL.
2. SEEPAGE PIT INSTALLATION IS SUBJECT TO SOIL PERCOLATION TEST AND GROUNDWATER ELEVATION DETERMINATION IN THE FIELD.

PLAN VIEW

1' MIN.

10'

3
4" TO 11

2"
CRUSHED
STONE

24"

6'

539.60

539.5

533.60

531.60

10'

24"

6'

2'

2.5'2' 2'
LID
(BURIED)

SECTION VIEW

DRYWELL
N.T.S

8"

6" PVC
INLET
PIPE
(TYP)

6" PVC
OUTLET
PIPE
(TYP)

Digitally signed by Yosef 
Portnoy
Date: 2024.12.27 
09:30:17-05'00'

154

Item 5.



PROJECT:

DRAWING TITLE:

NO. REVISION DATE BY

DATE

SHEET NO.

SCALE

CHECKED BYPROJECT NO. DRAWN BY

OF

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING HEREIN CONSTITUTE ORIGINAL
AND UNPUBLISHED WORK OF THE ENGINEER AND MAY NOT BE DUPLICATED, USED OR

DISCLOSED WITHOUT WRITTEN CONSENT OF THE ENGINEER.

LOCATION:

SINGLE-FAMILY RESIDENCE
18 ROVEN ROAD

SECTION 41.06, BLOCK 1, LOT 38
VILLAGE OF WESLEY HILLS

ROCKLAND COUNTY
NEW YORK

23168 01/01/2024 SP YP

AS NOTED

3

YOSEF PORTNOY PE
10 GILA PLACE

LAKEWOOD, NJ, 08701

YOSEF PORTNOY
LICENSED PROFESSIONAL ENGINEER

NY LICENSE NO: 101151

1. ADJUST HOUSE LOCATION 07/09/24 ZF

2. REVISED GRADING 08/02/24 ZF

3. REVISED PER TOWNSHIP 10/08/24 ZFREVIEW LETTER

4. REVISED PER TOWNSHIP 12/24/24 ZFREVIEW LETTER

TREE REMOVAL PLAN

1
00 10' 20'

1

S 77°27'50" E

257.55'

S 
12

°3
2'

10
" W

18
3.

86
'

N 77°27'50" W36.35'

R
=

10 0 .0 0 '  L = 13 8 . 6 9 '''''''''''''''''''''''''''''''''''''''''

R = 12 5 . 0 0 '  L = 17 3 .3 6 '''''''''''''''''''''''''''''''''''''''''

41.06 - 1 - 38
25,884 Sq. Feet

0.594 Acres

ROVEN ROAD

41.11 - 1 - 1N/F  ISAACSCG_SETTINGS
2

20' WIDE DRAINAGE

EASEMENT PER FILED

MAP #4479

5' W
ID

E SH
AD

E
TR

EE EASEM
EN

T

E
EB

CO

CO

E

EM

G

GV
G

GV

I.P.

MB

SIGN

C TELE

546546

54
6

544

542

540

538

538

53
6

536

SMH

CBCP
RIM 544.3
INV 541.4

CBCP
RIM 544.1
INV S 541.0
INV N 540.9

15
" R

CP

18
" R

CP

CURB

CURB

SMH
RIM 546.1
INV 539.6

DRAINAGE DITCH

COVERED

PATIOX

542.75

X

546.5

G
G

SINGLE
FAMILY HOUSE
BFE: 541.90
GFE: 550.65
FFE: 553.90

550

547

548

549

547

TREE FENCE
(TYP.)

E
E

E
E

E

E

T
T

T

T

T

REMOVE EXISTING TREE
(TYP.)

Digitally signed by Yosef 
Portnoy
Date: 2024.12.27 
09:30:19-05'00'

155

Item 5.



PROJECT:

DRAWING TITLE:

NO. REVISION DATE BY

DATE

SHEET NO.

SCALE

CHECKED BYPROJECT NO. DRAWN BY

OF

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING HEREIN CONSTITUTE ORIGINAL
AND UNPUBLISHED WORK OF THE ENGINEER AND MAY NOT BE DUPLICATED, USED OR

DISCLOSED WITHOUT WRITTEN CONSENT OF THE ENGINEER.

LOCATION:
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18 ROVEN ROAD

SECTION 41.06, BLOCK 1, LOT 38
VILLAGE OF WESLEY HILLS

ROCKLAND COUNTY
NEW YORK

23168 01/01/2024 SP YP
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3

YOSEF PORTNOY PE
10 GILA PLACE

LAKEWOOD, NJ, 08701

YOSEF PORTNOY
LICENSED PROFESSIONAL ENGINEER

NY LICENSE NO: 101151

1. ADJUST HOUSE LOCATION 07/09/24 ZF

2. REVISED GRADING 08/02/24 ZF

3. REVISED PER TOWNSHIP 10/08/24 ZFREVIEW LETTER

4. REVISED PER TOWNSHIP 12/24/24 ZFREVIEW LETTER

5. REVISED REAR LOT LINE 12/24/24 ZFDIMENSIONS

ZONING
1. PROPERTY ADDRESS: 18 ROVEN ROAD, VILLAGE OF WESLEY HILLS, ROCKLAND COUNTY, NEW YORK
2. BEING SECTION 41.06, BLOCK 1, LOT 38 OF THE VILLAGE OF WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING. LOT

DESCRIBED BY DEED IN INSTRUMENT NO. 2002 AT PAGE 43993 AT THE ROCKLAND COUNTY CLERK'S OFFICE. BEING LOT 1 ON
A MAP ENTITLED "SUBDIVISION OF PROPERTY FOR J.C. BERD, INC", FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE ON
DECEMBER 21, 1973 IN BOOK 86 ON PAGE 57 AS MAP NUMBER 4479. THE LOT WAS CREATED AS PART OF AN AVERAGE
DENSITY SUBDIVISION AS SHOWN ON MAP 4479.

3. APPLICANT/OWNER: ELANA MOTECHIN
          18 ROVEN RD
          WESTLEY HILLS, NY 10952
4. EXISTING USE:  SINGLE FAMILY HOUSE
5.        PROPOSED USE: SINGLE FAMILY HOUSE
6.        EXISTING CONDITIONS BASED ON A SURVEY PREPARED BY: CIVIL TEC ENGINEERING & SURVEYING PC
           TITLED "OUTBOUND & TOPOGRAPHIC SURVEY PREPARED FOR 18 ROVEN ROAD, VILLAGE OF WESLEY HILLS,- SECTION 41.06

BLOCK 1 LOT 38           DATED: 10-05-2022
7.        3/4 " CORNER IRON PIPES TO BE SET BEFORE C.O. IS ISSUED
8.        ALL NEW UTILITIES TO BE UNDERGROUND.
9.        FIRE DISTRICT - MONSEY
10.       SCHOOL DISTRICT - EAST RAMAPO
13.       WATER DISTRICT- RAMAPO CONSOLIDATED WATER DISTRICT. WATER SUPPLY BY SUEZ WATER .
14.       NO OPEN BURNING DURING CONSTRUCTION WITHOUT EXPLICIT PERMISSION FROM THE NEW YORK STATE DEPARTMENT OF

ENVIRONMENTAL CONSERVATION.
15.       SEWER AND WATER SERVICE LINES ARE TO BE LAID IN SEPARATE TRENCHES, WITH A MINIMUM HORIZONTAL SEPARATION OF

10 FEET.
16.       SANITARY SEWER INFILTRATION AND EXFILTRATION TESTING OF CONSTRUCTION STANDARDS FOR ROCKLAND COUNTY

SEWER DISTRICT NO. 1 SPECIFIED THAT " THE INFILTRATION RATE SHALL NOT EXCEED 25 GALLONS PER 24 HOURS PER MILE
PER NOMINAL DIAMETER IN INCHES." CERTIFICATION OF OCCUPANCY MAY NOT BE ISSUED , NOR ANY OCCUPANCY
PERMITTED, UNTIL A CERTIFICATE OF COMPLIANCE  CERTIFIED BY A LICENSED NYS  ROCKLAND COUNTY HEALTH
DEPARTMENT AND TO THE ROCKLAND SEWER DISTRICT NO.1.

17.      DURING THE COURSE OF CONSTRUCTION, THE BUILDER SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID THE CREATION
OF DRAINAGE, EROSION AND SILTING PROBLEMS (IN CONSULTATION WITH APPROPRIATE AGENCIES)TO THE TOWN
ENGINEERS SATISFACTION

18.      ALL ELEVATIONS SHOWN ARE ON U.C.S. & G.S. DATUM.
19.      ALL UTILITIES UNDERGROUND. ELECTRIC SERVICE CONNECTIONS TO INDIVIDUAL HOUSES SHALL BE IN CONDUIT OF NOT

LESS THAN 2 INCH DIAMETER.
20.      ANY EXISTING HOUSE CONNECTION PROPOSED TO BE ABANDONED MUST BE PLUGGED BETWEEN THE EDGE OF THE RIGHT OF

WAY AND THE CURB.
21.      THE LOCATION OF EXISTING UTILITIES MUST BE VERIFIED.
22.      ALL RETAINING WALLS GREATER THAN FOUR FEET IN HEIGHT MUST BE CERTIFIED AND INSPECTED BY A PROFESSIONAL

ENGINEER.
23. DISTURBED AREA FOR THE REMOVAL OF THE EXISTING DRIVEWAY TO BE RESTORED WITH TOPSOIL AND SEED.
24. PERCOLATION AND DEEP HOLE TESTS ARE REQUIRED TO BE PERFORMED FOR THE PROPOSED DRYWELL FACILITY. THE TESTS

SHALL BE WITNESSED/APPROVED BY VILLAGE ENGINEER REPRESENTATIVE. PERCOLATION TESTS ARE TO BE PERFORMED AT
THE LOCATION AND ELEVATION OF THE BOTTOM OF THE PROPOSED SYSTEM. DEEP HOLE TESTS SHALL EXTEND AT LEAST (3)
FEET BELOW THE PROPOSED SYSTEM.

25. VILLAGE ENGINEER TO BE NOTIFIED 48 HOURS PRIOR TO DRAINAGE INSTILLATION AND WITNESS/APPROVED.

R-50 (RESIDENTIAL AVERAGE DENSITY
SUBDIVISION) REQUIRED PROPOSED

MINIMUM LOT AREA (SQUARE FEET) 25,000 SF * 25,884 SF

MINIMUM LOT FRONTAGE (SQUARE FEET) 90 FT 348 FT

MINIMUM LOT WIDTH (FEET) 125 FT * 190 FT

MINIMUM EFFECTIVE SQUARE, SIDE (FEET) 125 FT 129 FT

 FRONT YARD 35 FT * 37.3 FT
 REAR YARD 35 FT * 57.8 FT

 SIDE YARD (ONE) 20 FT * 20.0 FT

TOTAL SIDE YARDS 50 FT * 50.0 FT

MAXIMUM IMPERVIOUS SURFACE RATIO 0.25 0.43 (V)

MAXIMUM FRONT YARD IMPERVIOUS
SURFACE RATIO 0.20 0.19

MAXIMUM BUILDING COVERAGE 0.10 0.34 (V)

MAXIMUM BUILDING HEIGHT (STORIES) 2 12 2 12

MAXIMUM BUILDING HEIGHT (FEET) 25 FT 28.9 FT (V)

MAXIMUM EXPOSED BUILDING HEIGHT 40 FT 39 FT

ACCESSORY SWIMMING POOL
REQUIREMENTS

SIDE YARD 15 FT
7.4 FT TO POOL,

(1.7 FT TO RAISED
REAR YARD) (V)

REAR YARD 15 FT
23.4 FT TO POOL,
(0.0 FT TO RAISED

REAR YARD)

PARKING USE REQUIRED PROPOSED
PARKING

DWELLING UNITS
(ONE-FAMILY) 2 SPACES >2 SPACES

PLOT PLAN

1
00 20' 40'

* IN ACCORDANCE WITH PLAN TITLED "SUBDIVISION OF
PROPERTY FOR J.C. BERD, INC", PREPARED BY ADLER,
CARUSO AND YOUNG ENGINEERS/PLANNERS/LANDSCAPE
ARCH'TS.

· §230-14(O) - A VARIANCE IS REQUIRED WHERE AN
ACCESSORY POOL MAY NOT BE LOCATED CLOSER THEN
15' TO A SIDE OR REAR LOT LINE AND THE PROPOSED
POOL IS 7.4' FROM THE EAST SIDE LOT LINE AND 8.3'
FROM THE NORTH SIDE LOT LINE, (THE RAISED REAR
YARD IS 1.7' FROM THE SIDE LOT LINE, AND THE RAISED
REAR YARD IS 0.0 FROM THE REAR LOT LINE).

· §230-17 -  A VARIANCE IS REQUIRED WHERE THE
MAXIMUM IMPERVIOUS SURFACE RATIO IS 0.25 AND 0.43
IS PROPOSED.

· §230-17 - A VARIANCE IS REQUIRED WHERE THE
MAXIMUM BUILDING COVERAGE IS 0.10 AND 0.34 IS
PROPOSED.

· §230-17 - A VARIANCE IS REQUIRED WHERE THE
MAXIMUM BUILDING HEIGHT IS 2 12 STORIES OR 25 FEET
AND 2 12 STORIES AND 28.9' IS PROPOSED.

BUILDING COVERAGE CALCULATIONS PROPOSED

LOT AREA 25,884 SF

 BUILDING AREA 5,005 SF

REAR PATIO 3,253 SF

POOL 579 SF

 BUILDING COVERAGE INCLUDING
PATIO AND POOL 0.34

 BUILDING COVERAGE EXCLUDING
PATIO AND POOL 0.19

IMPERVIOUS SURFACE RATIO
CALCULATIONS PROPOSED

LOT AREA 25,884 SF

BUILDING AREA 5,005 SF

DRIVEWAY AREA 1,429 SF

REAR PATIO AND POOL AREA 3,832 SF

TERRACE AREAS 375 SF

WALKWAY AREAS 489 SF

TOTAL IMPERVIOUS AREA 11,130 SF

IMPERVIOUS SURFACE RATIO 0.43

FRONT YARD IMPERVIOUS
SURFACE RATIO CALCULATIONS PROPOSED

FRONT YARD LOT AREA * 9,451 SF

FRONT YARD IMPERVIOUS AREA 1,798 SF

FRONT YARD IMPERVIOUS
SURFACE RATIO 0.19

*  THE AREA FROM THE NEAREST BUILDING CORNER TO THE
FRONT LOT LINE.

(V) - VARIANCE

BUILDING HEIGHT CALCULATIONS PROPOSED

AVERAGE EXISTING GRADE * 546.75 FT

 HEIGHT TO EAVE OF THE
LARGEST ROOF ** 574.9 FT

BUILDING HEIGHT 28.9 FT

* IN ACCORDANCE WITH THE DEFINITION IN §230-5 IF THE GRADE
ADJACENT TO THE PROPOSED BUILDING IS RAISED THE GRADE AT THE
STREET LINE SHALL BE USED AS THE EXISTING GRADE. THE AVERAGE
EXISTING GRADE IS BASED ON THE GRADE AT THE STREET LINE.
TAKING THE AVERAGE OF 547' AND 546.5' TO OBTAIN AN AVERAGE
EXISTING GARDE OF 546.75'.

** THE HEIGHT TO THE EAVE OF THE LARGEST ROOF IS BASED ON THE
ARCHITECTURAL PLANS. THE HEIGHT FROM THE FIRST FLOOR TO THE
EAVE IS 21'. THE FIRST FLOOR ELEVATION IS 553.9' + 21' = 574.9'.
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ZONING BOARD OF APPEALS 
VILLAGE OF WESLEY HILLS 

NARRATIVE SUMMARY 

18 ROVEN ROAD 
Tax Lot 41.06-1-38 

Prepared by: Barnett Brodie  

This is an application for the demolition and replacement of an existing house at 18 Roven Road 
(“plot”), which is one of the nine lots of the J.C. Berd Realty Cluster Subdivision (“Berd Cluster 
Subdivision”). The applicants (Mrs. Elana Motechin) wish to demolish the existing building and 
build a new two and a half story home for them and their six children. The applicants also wish 
to add hardscape and a swimming pool. Because of the undersized nature of the lot (it has a 
deviated set of density requirements, as explained below), its pie/wedge shape, the depth of the 
Village of Wesley Hills (“Village”) sanitary sewer main within Roven Road, and the plot 
topography relative to the street, 4 variances will be required: (1) impervious surface ratio; (2) 
building coverage; (3) building height (feet); and (4) the accessory structure distance to the side 
yard.  

The precise dimensions of the new home are shown on the plot plan submitted herewith. The 
original plot plan was submitted to the Village Engineer for review. The application for variances 
is based on the Village Engineer’s review and comment.   1

The plot was created as part of an average density cluster subdivision, the Berd Cluster 
Subdivision that was approved on July 6, 1973 and filed on the Town of Ramapo land records on 
December 21, 1973. (The Village was not incorporated until 1982. The entire Berd Cluster 
Subdivision is now located in the Village in the R-50 District.) It is therefore a legal non-
complying bulk. The subdivision was approved and developed as a cluster subdivision because 
40% of the land was donated to the Village in 1973. Upon information and belief, that donated 
and preserved land is known as 91 Willow Tree Road. 

The plot is a pie/wedge-shaped lot on the North side of Roven Road, which ends at a cul-de-sac 
to the Southeast of the plot. The plot has an area of 25,884 sq. ft. It is improved by a two-story 
dwelling. The site is in an R-50 zone, which generally requires a minimum lot size of 50,000 sq. 

 The applicants’ position is that they are not required to obtain a variance for the above listed building requirements 1

because the plot is part of the Berd Cluster Subdivision and there have not been any zoning changes to the 
subdivision, which is the only manner in which the density requirements could be changed. However, applicants 
understand the Village’s position and wish to obtain the necessary approvals in the most expeditious manner so they 
may construct their future residence. Accordingly, applicants submit this narrative in support of their application for 
variances. 
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ft. or 40,000 sq. ft. for average density subdivisions. At only 25,884 sq. ft., the plot is well-
undersized for that zone.  

By virtue of the plot being part of the Berd Cluster Subdivision, it was developed in connection 
with the donation of common open space that benefits the residents and community at large. See 
Kamhi v. Plan. Bd. of Town of Yorktown, 454 N.Y.S.2d 875, 887 (N.Y. App. Div. 2d Dept. 1982), 
rev'd, 452 N.E.2d 1193 (N.Y. 1983) (internal citations omitted). The donated land has been 
preserved for its natural and scenic qualities for everyone in the Village to enjoy. The very 
essence of the plot’s existence has been to provide a benefit to other properties and their 
homeowners.  

[T]he essence and concept of cluster development under section 281 is that 
common open space must be set aside “to preserve the natural and scenic qualities 
of open lands.” By clustering the dwellings, the remaining portion of the tract is 
available for such purposes without altering existing density requirements of the 
zoning ordinance. Unlike subdivision approval under sections 277 and 278, the 
tract itself must provide such common open space as a condition of clustering 
approval . . . . By drafting the statute to mandate conditions “on . . . ownership, 
use, and maintenance”, the Legislature was careful to insert precise terminology 
designed primarily to address the problems which have arisen in cluster 
developments. Section 281, therefore, reflects a legislative judgment that such 
conditions will benefit both the residents thereof, and the community at large, 
leaving to the planning board the responsibility of balancing the public and 
private interests involved in the preservation of the common open space. 

Kamhi v. Plan. Bd. Of Town of Yorktown, 454 N.Y.S.2d 875, 886 (N.Y. App. Div. 2d Dept. 1982), 
rev’d, 452 N.E.2d 1193 (N.Y. 1983).   

In exchange for J.C. Berd Realty’s donation of 4.468 acres of land (approximately 40% of the 
subdivision) to the Town of Ramapo in 1973 for use as a local park, each parcel of property 
within the Berd Cluster Subdivision, including the plot, was assigned the following density 
requirements:  

Minimum Lot Area:	 	 25,000 sq. ft. 
Minimum Lot Width: 		 125 feet 
Minimum Front Yard:		 35 feet 
Minimum Side Yard:	 	 20 feet, Total 50 feet 
Minimum Rear Yard:	 	 35 feet	 

No other zoning requirements were assigned to the plot. In accordance with the above deviated 
density requirements, the plot’s lot area is 25,302 sq. ft. As stated above, the plot is 
approximately 15,000 sq. ft. smaller than other average density subdivision lots in the R-50 zone 
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and one half of all other lots in the R-50 zone, making current zoning specifications nearly 
impossible to meet. Accordingly, variances are required.  
 
Criteria for Variance 

In deciding to grant an area variance, a board of appeals “shall take into consideration the benefit 
to the applicant if the variance is granted, as weighed against the detriment to the health, safety 
and welfare of the neighborhood or community by such grant.” Town L. § 267-b (3)(b); Village 
L. § 7-712-b.3(b). The board must also consider the following:  

(1) whether an undesirable change will be produced in the character of the 
neighborhood or a detriment to nearby properties will be created by the granting 
of the area variance; (2) whether the benefit sought by the applicant can be 
achieved by some method, feasible for the applicant to pursue, other than an area 
variance; (3) whether the requested area variance is substantial; (4) whether the 
proposed variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district; and (5) whether the 
alleged difficulty was self-created, which consideration shall be relevant to the 
decision of the board of appeals, but shall not necessarily preclude the granting of 
the area variance. 

N.Y. Town Law § 267-b (McKinney). 

Reasons why each variance should be granted are set forth in detail below. Each of the above 
criteria will be discussed for each variance.  

Variance Nos. 1 and 2– Impervious Surface Ratio and Maximum Building Coverage 

A variance should be granted for the impervious surface ratio and maximum building coverage 
because, as explained above, the plot is part of the Berd Cluster Subdivision, in which 40% of 
the subdivision was donated to the Village to be preserved as a park. This directly impacted the 
size of the plot. It is substantially smaller than other plots in the R-50 zone. The R-50 average 
density subdivision zone requirements are based on lots that are at least 40,000 sq. ft.  

The impervious surfaces of the proposed plans consist of a modest driveway leading to a two-car 
garage, a small front entrance terrace and walkway, a sunken side property terrace, a backyard 
terrace, House and a pool. The impervious surface ratio of the proposed plan is .43 of the 25,884 
sq. ft. lot and the maximum impervious surface ratio for homes in average density subdivisions 
in the R-50 zone is 0.25 for 40,000 sq. ft. lots.  

The building coverage for the proposed home is .34 of the 25,884 sq. ft. lot and the maximum 
building coverage for 40,000 sq. ft. lots the R-50 zone (in average density subdivisions) is .10. 
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Allowing the variance to the impervious surface area and maximum building coverage will not 
create an undesirable change in the character of the neighborhood. Instead, it will permit the plot 
to resemble other nearby plots in the same subdivision and zone. As with other areas of the 
Village, the Roven Road area is undergoing a change. Houses built in the 1970s and 1980s are 
being replaced with much larger homes. Many of these new homes also have swimming pools, 
terraces, and other outdoor amenities. A portion of the proposed impervious surface area of the 
plot is for a swimming pool and terraces. As such, the variance for impervious surface ratio will 
permit the plot to resemble other nearby plots. 

No undesirable change will be created, and it will not be a detriment to other properties. 
Permitting applicants to include all desired impervious surfaces will increase the value of nearby 
properties. Also, this plot is significantly smaller in size than all other Zone R-50 properties 
(which have minimum lot areas of 40,000 and 50,000 sq. ft.) because 40% of the entire 
subdivision was donated to the Village to be permanently preserved and undeveloped. Had the 
land not been donated, the plot could have been at least 50,000 sq. ft. and the proposed home 
would sufficiently comply with the .10 maximum building coverage.   

The benefit of an increased impervious surface and building coverage ratios cannot be achieved 
by some method, feasible for applicants to pursue, other than an area variances. To build a home 
comparable in size to other nearby homes, while also permitting applicants to construct a 
beautiful outdoor space for their family to enjoy, applicants require these variances. The 
applicants are limited by the number of stories they may build. Accordingly, the only way to 
achieve a home that is comparable to other nearby homes is to cover more ground, both with the 
building and other outdoor amenities.  

The requested area variances are not substantial considering the amount of land donated to the 
Town of Ramapo to be permanently preserved and the size of the plot, which was a direct result 
of the land donation. If the impervious surfaces were being built on 40,000 sq. ft., it would result 
in an impervious surface ratio of .22, which is only .12 greater than the minimum. If they were 
built on a 50,000 sq. ft. lot (which are also in the R-50 zone), it would result in an impervious 
surface ratio of .17. Also, the actual building coverage is only .19. However, because the rear 
patio will be elevated, it is included in the building coverage calculation. 

This Board of Appeals regularly grants variances for impervious surface ratios above the 
allowable ratios. See Exhibit 1 (on May 15, 2024, applicant was permitted an impervious surface 
ratio of .30); see Exhibit 2 (on February 15, 2023, applicant, owner of a 15,000 sq. ft. lot, was 
permitted an impervious surface ratio of .28); see Exhibit 3 (on February 17, 2021, applicant was 
permitted an impervious surface ratio of .316 and another applicant was permitted a ratio of .24); 
see Exhibit 4 (on November 18, 2020, applicant was permitted an impervious surface ratio of 
.335 and another applicant was permitted a ratio of .251); see Exhibit 5 (on September 16, 2020, 
applicant was permitted an impervious surface ratio of .32 and other applicants were permitted 
ratios of .28 and .26 respectively); see Exhibit 6 (on April 18, 2018, applicant was permitted an 
impervious surface ratio of .36 and another applicant was permitted a ratio of .282). 
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The Board of Appeals also regularly grants variances for maximum building coverage ratios 
above the allowable ratios. See Exhibit 1 (on May 15, 2024, applicant, owner of undersized 
24,914 sq. ft. lot, was permitted a building coverage ratio of .125 and another applicant was 
permitted a building coverage ratio of .122); see Exhibit 7 (on September 20, 2023, applicant was 
permitted a building coverage ratio of .13 and another applicant was permitted a ratio of .132); 
see Exhibit 2 (on February 15, 2023, applicant, owner of 15,000 sq. ft. lot, was permitted a 
building coverage ratio of .21); see Exhibit 3 (on February 17, 2021, applicant was permitted a 
building coverage ratio of .15 and another was permitted a ratio of .1293); see Exhibt 4 (on 
November 18, 2020, applicant was permitted a building coverage ratio of .231); see Exhibit 5 (on 
September 16, 2020, applicant was permitted a building coverage ratio of .135); see Exhibit 6 (on 
April 18, 2018, applicant was permitted a building coverage ratio of .18). 

The proposed variances will not have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district. As explained above, the proposed 
variance is requested to improve the property, increase nearby home values, and maintain the 
desirability of the neighborhood. Moreover, 40% of the entire subdivision land was previously 
donated to the Village to be preserved as a park and used by the community. It remains preserved 
and has had a positive impact on the environmental conditions of the neighborhood. 

The alleged difficulty in complying with the current impervious surface and building coverage 
ratios was not self-created but was the result of a significant donation to the Town of Ramapo by 
J.C. Berd in 1973.  

Variance No. 3– Building Height (Feet) 

The applicants seek to build a home that is 28.9 feet high, a mere 3.9 feet taller than the R-50 
maximum building height of 25 feet. A variance should be granted for the building height in feet 
because the property is sunken in - the existing grade at the front right (East) building corner is 
about 5 feet below the road elevation and the left corner is about 3 feet below the road at that 
location.. The variance is needed so that the applicants can construct their home with gravity 
sewer connections – ensuring that the sewer and sewage travels down to the street to avoid the 
installation of a sewage pipe pump and to avoid a potential pump issue and backup into the 
home. The proposed home will be elevated to ensure that the sewage pipe runs downstream to 
the street. Moreover, in the Roven Road area of the Village of Wesley Hills, 11-foot ceilings are 
typical. To construct a home with two and a half stories, 11-foot ceilings, and leaving sufficient 
room for the HVAC equipment in the ceiling, the variance is necessary. The Village sewage pipe 
is not deep enough to account for the two and a half stories, 11-foot ceilings, and sufficient room 
in the ceiling for the HVAC equipment. It would be a hardship not to permit this variance.  

No undesirable change will be produced in the character of the neighborhood, and it will not be a 
detriment to neighboring properties because the properties across the street from the applicant’s 
plot (4, 6 and 8 Roven Road) are presently significantly higher than applicants’ property because 

 5
5074858 163

Item 5.



of the topography. The proposed plans for 18 Roven Road would result in a home that would still 
be significantly lower than the home at 8 Roven Road.  

The benefit sought by applicants cannot be achieved by some method feasible for applicants 
other than the variance because applicants cannot change the location of the Village sewer pipe. 
And, to permit applicants to have plumbing in their basement and ensure gravity sewer 
connection, the house basement must be raised slightly above the sewer main, which dictates the 
overall height of the building.  

The requested variance is not substantial – it is a mere 3.9 feet greater than the maximum. And, 
as explained above, when constructed, the home will still be shorter than at least one of the 
homes across the street (8 Roven Road), which sits on a hill. The other home that is visible 
online (4 Roven Road) appears to be a one-story home and is not an appropriate comparison to 
the proposed 2.5 story home.  

The proposed variance will not have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district. Applicants are not aware of any 
physical or environmental conditions in the neighborhood or district that will be impacted by 
permitting the additional 3.9 feet to the home height. 

Finally, the alleged difficulty was not self-created but is a result of the current location of the 
Village sewage pipe and natural topography of the plot. 

Variance No. 4 – Accessory Structure (Pool) Distance to the Side Yard 

A variance should also be granted for the accessory structure, the pool’s, distance to the East Side 
Yard because, as explained above, the plot is part of the Berd Cluster Subdivision, making it 
substantially smaller than other plots in the R-50 zone. Also, as depicted below, the plot plan is 
the shape of a pie. Because of the pie shape, applicants are at a disadvantage in installing a pool 
in the backyard that is not within 15 yards from the side yard.  
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Allowing this variance will not create an undesirable change in the character of the 
neighborhood. Instead, it will permit the plot to resemble other nearby plots in the same 
subdivision and zone. As with other areas of the Village, the Roven Road area is undergoing a 
change. Many of these new homes on and near Roven Road have swimming pools, terraces, and 
other outdoor amenities. As such, the variance for the pool’s distance to the side yard will permit 
the plot to resemble other nearby plots. 

The benefit sought by applicants cannot be achieved by some other method. To permit applicants 
to have a usable backyard patio before the pool area, applicants need the pool to be set back 
closer to the rear and side yard. Moreover, the requested area variance is not substantial 
considering the shape of the property. The pool is currently 6.7’ from the side lot line. However, 
applicants plan to construct a retaining wall and fence along the side of the plot where the pool is 
6.7’ from the side yard. As such, the pool will not impinge upon the neighboring property 
because the retaining wall and fence will enclose the backyard and any view of the pool.  

The proposed variance will not have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district. Pools are permitted and the size of the 
pool is permitted. The only reason for seeking the variance is because one corner of the pool is 
not 15 feet from the side lot line. However, as stated above, the retaining wall and fence will 
prevent any issues with the abutting property.  

The alleged difficulty was not self-created. The plot is significantly smaller than other plots in 
the R-50 zone because 40% of the land was donated to the Town of Ramapo in 1973. As such, 
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the plot is a smaller size and the shape of a pie, limiting the land on which applicants may 
construct an outdoor space, including a pool.  

Relief requested 

Accordingly, applicants request the following variances: (1) impervious surface ratio; (2) 
building coverage; (3) building height (feet); and (4) the accessory structure distance to the side 
lot lines, all as set forth on the site plan drawing submitted herewith. 

Dated: December __, 2024 
	 Village of Wesley Hills, New York 

Barnett Brodie 
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File Attachments for Item:

6. February 19, 2025
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ZONING BOARD OF APPEALS MEETING MINUTES 
February 19, 2025, at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 

MEMBERS PRESENT:    Stefanie Collantes-Bouvry, Acting Chairwoman  

Richard Weinberger, Member 

Stuart Zelmanovitz, Member 

       Randi Marlin, Member  

Barry Rozenberg, Ad Hoc  

      

ABSENT:      Jonathan Gewirtz, Chairman 

Anita Hajioff. Ad Hoc 

    

OTHERS PRESENT:    Doris Ulman, Assistant Village Attorney 

       Camille Guido-Downey, Village Clerk-Treasurer 

 

Acting Chairwoman Collantes-Bouvry opened the meeting at 7:35 pm followed by a roll call. 

 

ITEM #1-PUBLIC HEARING – 4 Kentor Lane 

 

Acting Chairwoman Collantes-Bouvry read the following public hearing notice into the record:  

 

Application submitted by Yisroel Sandel 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 a front yard of 40 feet instead of the minimum 

required of 50 feet and rear yard of 20.4 feet instead of the minimum required of 50 feet. 

 

The subject premises are situated on the south side of Kentor Lane approximately 200 feet east of Route 

306, known as 4 Kentor Lane, designated on the Tax Map as Section 41.11 Block 2 Lot 36, in an R-35 

Zoning District. 

 

Yisroel Sandel was present and was affirmed to tell the truth. Mr. Sandel stated that his family wished to 

construct an addition to their existing home that requires and front and rear yard variance. Mr. Sandel 

stated that he is a contractor and will be the GC on the project. Mr. Sandel stated that his family is 

growing, and additional space is needed. The addition will be placed on the right side of the home and 

the main entrance to the home will be relocated to the side of the home of the new addition.  

 

Acting Chairwoman Collantes-Bouvry read into the record an email from Howard Richman from 4 

Kentor Lane who objects to the front yard variance request. 
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Mrs. Sandel was present and affirmed to tell the truth and stated that when designing the addition they 

decided to move everything to one side of the property to lessen the noise to the neighbors.  

 

Lilli Bernstein, 6 Kentor Lane was present and affirmed to tell the truth and stated that she objects to any 

variance that places a structure closer to her lot lines. Ms. Bernstein stated that she does yoga outside 

and wants her privacy. Mrs. Bernstein stated that the area is wet and cautions the homeowner when 

constructing the addition.   

 

Joshua Stein, 12 Kentor Lane was present and affirmed to tell the truth and noted that this property 

boarders’ Town wetlands. 

 

John Hughs, 5 Earl Court was present and affirmed to tell the truth and stated that he is concerned with 

the wetlands and wants to ensure that the contractor/homeowner does not disturb the water table in the 

area.   

 

Stuart Zelmanovitz made a motion to adjourn this application to the March 19, 2025, meeting and 

further schedule a site visit on March 9, 2025, seconded by Randi Marlin. Upon vote, this motion carried 

unanimously.  

 

ITEM #2-PUBLIC HEARING – 6 HASTINGS ROAD 

 

Acting Chairwoman Collantes-Bouvry read the following public hearing notice into the record:  

 

Application submitted by Nancy Rubin on behalf of Avrohom Orzel for variances from the provisions of 

Section 230-17 Attachment I and Section 230-14O(4)(a) 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 

other structures having building coverage of .14 instead of the maximum permitted of .10, impervious 

surface ratio of .40 instead of the maximum permitted of .25, front yard impervious surface ratio of .24 

instead of the maximum permitted of .20, side yard setback of 14.5 feet to the swimming pool instead of 

the minimum required of 15 feet and rear yard setback of 14.7 feet to the swimming pool instead of the 

minimum required of 15 feet. 

 

The subject premises are situated on the north side of Hastings Road approximately 750 feet east of 

Forshay Road, known as 6 Hastings Road, designated on the Tax Map as Section 41.14 Block 1 Lot 35, 

in an R-35 Zoning District. 

 

Stanley Mayerfeld, Architect, was present and affirmed to tell the truth. Mr. Mayerfeld stated that the 

family is seeking to construct a new home with a pool for themselves and extended family. Mr. 

Mayerfeld stated that he was recently retained and that the family is reviewing the proposed plans for a 

reduction in all the variances. The family wants to respect their neighbors and their privacy.  

 

Doris Ulman requested that the revised plan be submitted to the Board by the March 9 site visit.  

 

Jeffrey Nulman, 14 Glenbrook was present and affirmed to tell the truth and stated that he is concerned 

as the homeowner has removed all the trees on the property. Mr. Mayerfeld noted that Mr. Nulman is 

mistaken as they do not share the same rear yards.  

 

Barry Rozenberg questioned if the homeowner will be installing landscaping? 
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Malky Orzel was present and affirmed to tell the truth. Mrs. Orzel answered yes, they will be installing 

landscaping and screening from the neighbors. Mrs. Orzel stated that they have not removed any trees 

on their property and noted that during a recent storm some trees fell down due to nature.  

 

Richard Weinberger requested letters of support from the neighbors.  

 

Mr. Brody, 8 Carter Lane was present and affirmed to tell the truth and stated that the Board should 

grant the requested variances as the home will be a beautiful improvement to the community. Mr. Brodie 

stated that the proposed home is smaller than the surrounding homes.  

 

Randi Marlin made a motion to adjourn this application to the March 19, 2025, meeting and further 

schedule a site visit on March 9, 2025, seconded by Stuart Zelmanovitz. Upon vote, this motion carried 

unanimously.  

 

ITEM #3 – PUBLIC HEARING – 16 AMSTERDAM AVE 

 

Acting Chairwoman Collantes-Bouvry read the following public hearing notice into the record:  

 

Application submitted by Mark Mindick 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 and deck having front yard of 38.6 feet on Amsterdam 

Avenue instead of the minimum required of 50 feet, 29.7 feet on Jodi Court instead of the minimum 

required of 50 feet and building coverage of .154 instead of the maximum permitted of .10. 

 

The subject premises are situated on the south side of Amsterdam Avenue 0 feet west of the intersection 

with Jodi Court, known as 16 Amsterdam Avenue, designated on the Tax Map as Section 41.11 Block 1 

Lot 45, in an R-35 Zoning District. 

 

Stanley Mayerfeld, Architect, was present and affirmed to tell the truth. Mr. Mayerfeld stated that the 

existing home is a ranch style home with one level. The homeowners are proposing an addition to the 

existing home which includes a dining room and two bedrooms. The Applicant is also replacing the 

existing pool deck material which is impervious with pervious pavers to reduce the variances being sort.  

 

Doris Ulman stated that the Applicant has received variances in 2017 and 2019. 

 

Stanley Mayerfeld stated that variances were granted in 2017, but construction never occurred. The 

Applicant modified their plan and came back to the ZBA in 2019 for revised variances. 

 

Mrs. Mindick was present and sworn in and stated that while this is the second addition to the home, she 

stated that the lot is oddly shaped and undersized. Mrs. Mindick provided the Board with a list of 

homeowners who are in support of the project. The following names and addresses were on the list: 

 

Fruchthandler, 21 Amsterdam Ave 

Schlisselfeld, 19 Amsterdam Ave 

Koblick, 17 Amsterdam Ave 

Kram, 15 Amsterdam Ave 

Schlisselfeld, 11 Amsterdam Ave 

Jacobson, 5 Jodi Court 

Hershkowitz, 1 Jodi Court  
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Barry Rozenberg questioned if the homeowner will be installing landscaping? Mr. Rozenberg also 

mentioned that the calculations on the bulk table seem to be off, please review. 

 

Stanley Mayerfeld answered yes landscaping screening will be provided and he will review the 

calculations.  

 

Acting Chairwoman Collantes-Bouvry made a motion to adjourn this application to the March 19, 2025, 

meeting and further schedule a site visit on March 9, 2025, seconded by Stuart Zelmanovitz. Upon vote, 

this motion carried unanimously.  

 

ITEM #4 – PUBLIC HEARING – 57 EAST WILLOW TREE ROAD 

 

Acting Chairwoman Collantes-Bouvry read the following public hearing notice into the record:  

 

Application submitted by Pablo Umansky for variances from the provisions of Section 230-17 

Attachment I and Section 230-14O(a)(4) and (5) of the Code of the Village of Wesley Hills to permit the 

construction, maintenance and use of a two story addition and  terraces  to  a 

single  family  residence  having  a side yard of 11.5 feet instead of the minimum required of 25 feet, 

building coverage of .12 instead of the maximum permitted of .10, impervious surface ratio of .35 

instead of the maximum permitted of .25 and an accessory building (garage) that is 1340 square feet 

instead of the maximum permitted of 900 square feet. 

 

The subject premises are situated on the south side of East Willow Tree Road approximately 175 feet 

west of Arcadian Drive, known as 57 East Willow Tree Road, designated on the Tax Map as Section 

41.12 Block 2 Lot 4, in an R-35 Zoning District. 

 

Paul Baum, Esq was present on behalf of the applicant and stated that the property is located in an R35 

zone and is a single-family home. The applicant would like to construct a small addition to the rear of 

the home in the amount of 610 sf and another small addition of 100 sf to the master bedroom. The 

applicant’s family is expanding, and the family needs some extra space. Mr. Baum listed the following 

variances: 

 

1. side yard of 11.5 feet instead of the minimum required of 25 feet. 

2. building coverage of .12 instead of the maximum permitted of .10. 

3. impervious surface ratio of .35 instead of the maximum permitted of .25.  

 

Mr. Baum stated that the accessory building (garage) has been on the property for several years. The 

garage has a C of O and is not a part of the application. Mr. Baum stated that he is confused as to why 

the variance for an accessory building, 1,340 square feet, instead of the maximum permitted of 900 

square feet was written in the public hearing notice. 

 

Doris Ulman stated that she added that to the application as the plan did not say that the garage was 

preexisting. Ms. Ulman apologized and stated that the variance will be removed. Ms. Ulman requested 

the Clerk to provide her with all the C of Os for the property. Mr. Baum requested the same.  

 

Mr. Baum stated that there will be no determent to the neighbor or the community as the additions are 

very small. Mr. Baum noted that the next-door lot is vacant, and they have support of the rear home.  
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Doris Ulman stated that the plan submitted to the Board does not show the height of the fences and 

requested Mr. Baum to show her on the plan the height of the existing fence. Mr. Baum directed Ms. 

Ulman to the note on the side of the plan that was submitted this evening.  

 

Mr. Baum provided the Board with an aerial picture of the home and the surrounding properties.  

 

Mr. Nulman, 14 Glenbrook was present and affirmed to tell the truth and asked if the attic would be 

increased to create additional living space? 

 

Mr. Baum answered there is no plan for any attic renovation.  

 

Stuart Zelmanovitz made a motion to adjourn this application to the March 19, 2025, meeting and 

further schedule a site visit on March 9, 2025, seconded by Randi Marlin. Upon vote, this motion carried 

unanimously.  

 

ITEM #5 – PUBLIC HEARING – 9 MARCUS DRIVE 

 

Acting Chairwoman Collantes-Bouvry read the following public hearing notice into the record:  

 

Application submitted by Nancy Rubin on behalf of Kenneth and Tamar Schaum 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 total side yard of 

59.9 feet instead of the minimum required of 60 feet, building coverage of .12 instead of the maximum 

permitted of .10, impervious surface ratio of .409 instead of the maximum permitted of .25 and front 

yard impervious surface ratio of .269 instead of the maximum permitted of .20. 

 

The subject premises are situated on the east side of Marcus Drive approximately 300 feet south of 

Village Green, known as 9 Marcus Drive, designated on the Tax Map as Section 41.12 Block 1 Lot 37, 

in an R-35 Zoning District. 

 

Kenneth Schaum, the owner, was present and affirmed to tell the truth. Mr. Schaum stated that his 

family is proposing three additions to the existing home. One addition is two stories which will 

accommodate a larger kitchen area and second floor bedroom. The second bump out is squaring off the 

rear deck area by 6-7 feet to enlarged dining area. We are also proposing a covered porch area to the 

front entrance of the home.    

 

Acting Chairwoman Collantes-Bouvry requested letters of support from neighbors.  

 

Randi Marlin made a motion to adjourn this application to the March 19, 2025, meeting and further 

schedule a site visit on March 9, 2025, seconded by Acting Chairwoman Collantes-Bouvry. Upon vote, 

this motion carried unanimously.  

 

ITEM #6 – PUBLIC HEARING – 18 ROVEN ROAD 

 

Acting Chairwoman Collantes-Bouvry read the following public hearing notice into the record:  

 

Application submitted by Elana Motechin for variances from the provisions of Sections 230-17 

Attachment I and 230-140(4)(a) to permit the construction, maintenance and use of a single family 

residence and inground swimming pool having a rear setback of 30 feet instead of the minimum required 
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of 35 feet, building coverage of .34 instead of the maximum permitted of .10, building height of 28.9 

feet instead of the maximum permitted of 25 feet, impervious surface ratio of .43 instead of the 

maximum permitted of .25, swimming pool side setback of 7.4 feet instead of the minimum required of 

15 feet and swimming pool rear setback of 8.3 feet instead of the minimum required of 15 feet. 

 

The subject premises are situated on the north side of Roven Road O feet from the intersection with 

Carefree Lane, known as 18 Roven Road, designated on the Tax Map as Section 41.06 Block 1 Lot 38, 

in an R-50 Zoning District. 

 

Barrnett Brodie, 8 Carter Lane was present and stated he is the owner of the property with his wife. Mr. 

Brodie was affirmed to tell the truth and read into the record his narrative that he provided to the Board.  

 

Mr. Brodie stated that he takes objection to Ms. Ulman’s requirement that they apply for variances 

because park property was donated to the Town by the subdivision.   

 

Ms. Ulman stated he is welcome to submit an interpretation of the law for the Board’s review. 

 

Yosef Portnoy, PE was present and affirmed to tell the truth. Mr. Portnoy displayed for the Board the 

site plan that was provided and described the variances needed. Mr. Portnoy is the applicant’s engineer.  

 

Mr. Fienberg, Architect, was present and affirmed to tell the truth. Mr. Feinberg provided to the Board 

four color pictures of the proposed new home on the lot. Mr. Feinberg described the architecture design 

of the home and stated that they feel the design of the home will fit into the neighborhood.  

 

The following letters of support were provided to the Board: 

 

Finkelstein, 12 Dike Drive 

Gutman, 80 Willow Tree Road 

Lampert, 21 Dike Drive 

Herbst Family, 16 Dike Drive 

Edelstein, 14 Roven Road 

Rothschild, 16 Roven Road 

Zahler, 22 Dike Drive 

Zelinger, 9 Dike Drive 

Singer, 3 Carefree Lane 

 

Acting Chairwoman Collantes-Bouvry stated that the Village received an anonymous letter from a 

neighbor. A copy was provided to the Applicant.  

 

Mr. Brodie stated that he takes objection to the Board accepting the letter as the letter could be from 

anyone, especially from someone who does not even live in the area.  

 

Ms. Ulman stated that the Board accepts all letters from anyone, and everyone has the right to be heard 

as this is a public hearing. The Board will apply whatever weight to the letter that they feel is 

appropriate.  

 

Yosef Portnoy, PE added that the Applicant wishes to install pervious pavers, and he was unsure if that 

material is used if that reduces the impervious surface calculations.  

 

Ms. Ulman answered yes it does, and the Board always encourages applicants to use pervious materials 

to reduce the numbers.  

 

Barry Rozenberg asked if the height variance is needed to accommodate the sewer line. 
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Mr. Fienberg answered yes. 

 

Barry Rozenberg stated that the Applicant could also reduce the height of the home by 1-2% to also 

meet the current height requirement.  

 

Acting Chairwoman Collantes-Bouvry made a motion to adjourn this application to the March 19, 2025, 

meeting and further schedule a site visit on March 9, 2025, seconded by Randi Marlin. Upon vote, this 

motion carried unanimously.  

 

ITEM #7 - APPROVAL OF MINUTES – DECEMBER 18, 2024 

 

Barry Rozenberg made a motion to approve the Zoning Board of Appeals minutes of December 18, 

2024, seconded by Randi Marlin. Upon vote, this motion carried unanimously.  

 

ADJOURNMENT 

 

Acting Chairwoman Collantes-Bouvry made a motion to adjourn the meeting, seconded by Barry 

Rozenberg. Upon vote, this motion carried unanimously. 

 

 

Respectfully submitted, 

Camille Guido-Downey 
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