
 

ZONING BOARD OF APPEALS MEETING AGENDA 
November 15, 2023 at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 

CALL TO ORDER 

ROLL CALL 

CONTINUED PUBLIC HEARING 

1. Application submitted by Eli Amsterdam on behalf of himself and for Mona Gaudino, for 

variances from the provisions of Sections 230-17 Attachment I and Section 230-14O(4)(a) of 

the Code of the Village of Wesley Hills to permit the resubdivision of two lots and 

construction, maintenance, and use of a cabana on premises known as 8 Suhl Lane, having an 

accessory rear yard of 15.7 feet, when the minimum required is 50 feet. 

The subject premises are situated on the east side of Suhl Lane approximately 250 feet north of 

Grandview Avenue, known as 8 Suhl Lane, designated on the Tax Map as Section 41.14 Block 

1 Lot 27.3, in an R-35 Zoning District. 

2. Application submitted by Mark Martin for variances from the provisions of Section 230-17 

Attachment I of the Code of the Village of Wesley Hills, to permit the construction, 

maintenance and use of a single family residence, in-ground swimming pool and cabana having 

total side yard of 52.7 feet instead of the minimum required of 60 feet, rear yard of 15 feet 

instead of the minimum required of 50 feet and impervious surface ratio of .33 instead of the 

maxim.um permitted of .25. 

The subject premises are situated on the east side of Route 306 across from Windmill Drive, 

known as 428 Route 306, designated on the Tax Map as Section 41.11 Block 2 Lot 21, in an R-

35 Zoning District. 

3. Application submitted by Baruch and Cheryl Fruchthandler for variances from the provisions 

of Section 230- 17 Attachment I of the Code of the Village of Wesley Hills, to permit the 

construction, maintenance and use of a single family residence having side yard of 21 feet 

instead of the minimum required of 25 feet, total side yard of 46 feet instead of the minimum 

required of 60 feet, front yard impervious surface ratio of .209 instead of the maximum 

permitted of .20 and building coverage of .128 instead of the maximum permitted of .10. 

The subject premises are situated on the north side of Amsterdam Avenue approximately 270 

feet north of Jodi Court, known as 21 Amsterdam Avenue, designated on the Tax Map as 

Section 41.11 Block 1 Lot 38, in an R-35 Zoning District. 

APPROVAL OF MINUTES 

4. October 18, 2023 
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ADJOURNMENT 
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HIGHWAY DEPARTMENT 
23 New Hempstead Road 

New City, New York 10956 
Phone: (845) 638-5060   Fax: (845) 638-5037 

Email: highway@co.rockland.ny.us 
 

Charles H. "Skip" Vezzetti 
Superintendent of Highways 

 

October 19, 2023 

 

 

Ms. Tara Roberts 

Deputy Village Clerk 

Village of Wesley Hills 

432 Route 306 

Wesley Hills, NY 10952 

 

Re: Site Plan Review for In-Ground Pool and Cabana   

8 Suhl Lane in Wesley Hills, NY 

 Tax Lot #41.14-1-27.3; R-15A Zoning District 

 

Dear Ms. Roberts: 

 

The Rockland County Highway Department (“RCHD”) was in receipt of the above application 

along with a site plan prepared by Anthony R. Celentano, P.L.S., last updated on 08.23.23, as 

part of the GML review process. The review has been complete now and we offer the following 

comments. 

 

1. A drainage report shall be prepared to demonstrate that the existing/proposed drainage 

system in the parcel is adequately designed to produce no net increase in the peak rate of 

discharge from the site at all design points. 

 

We appreciate you for the opportunity to review the site plan. Please feel free to contact us at 

845 638 5060 with any question or concern you may have regarding this matter. 

 

Thank you. 

 

 

Dyan Rajasingham 

Engineer III 

 

CC:  Rockland County Department of Planning 

 Anthony R. Celentano, P.L.S. – Professional Land Surveyor 
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ZONING BOARD OF APPEALS 
VILLAGE OF WESLEY HILLS 

 
SUPPLEMENTAL 

NARRATIVE SUMMARY 
 

AMSTERDAM/GAUDINO LOT LINE CHANGE 
Tax Lots 41.14-1-27.3 and 30 

 
This is a supplement and update to the narrative summary dated May 31, 2023, and 
submitted with the application in the above. 
 
The initial application sought variances to allow the placement of a 20’ x 20’ cabana at 
the southerly end of the existing swimming pool at the Amsterdam house (8 Suhl Lane). 
In order to reduce the size of the necessary rear yard variance, the Amsterdams entered 
an agreement with their adjoining neighbor at 95 Forshay Road to move the lot line 
near the cabana. This would have resulted in a 25 foot distance from the cabana to the 
new rear lot line. It would also have required variances for 95 Forshay Road and 
subdivision approval from the Planning Board. 
 
At the site visit conducted by the Board, it was suggested that the cabana be changed 
from a 20’ x 20’ square to a 13’ x 30’ rectangle. This would result in a distance of 15.7 
feet to the rear lot line at its closest point. This proposal also avoids the lot line change, 
variances affecting 95 Forshay Road, and subdivision approval. In both cases, the 
cabana would be limited to 12 feet tall. The differences are illustrated below. A full-size 
drawing of the revised proposal is submitted herewith. 
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Amsterdam/Guadino  Page 2 

 
Figure 1: original proposal 
 

 
Figure 2: revised proposal 
 
The applicant is willing to accept the proposal illustrated in Figure 2, if that is 
acceptable to the Board.  
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Amsterdam/Guadino  Page 3 

The impacts of the revised proposal are less than those of the original proposal. 
 
Based on the foregoing, the revised proposal would result in the following variances: 
 
Lot 27.3 (8 Suhl Lane): 
 
Dimension    Required Existing Proposed 
Accessory structure rear yard 50 ft  n/a  15.7 ft 
 
Lot 30 (95 Forshay Road):   None 
 
On balance, therefore, the requested variances are beneficial to the applicant and will 
not adversely affect the community, and should therefore be granted. 
 
Dated: September 19, 2023 
 New City, New York 
 
       EMANUEL LAW P.C. 
 
 
       By:____________________ 
       Ira M. Emanuel 
       Attorneys for applicants. 
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October 18, 2023 
 
Alicia Schultz, Clerk 
Wesley Hills ZBA 
432 Route 306 
Wesley Hills, NY 10952 
Email, only: buildingdept@wesleyhills.org 
 
Re: Amsterdam, 8 Suhl Lane 
 
Dear Ms. Schultz: 
 
We represent the applicant in the above matter, which is scheduled for this evening’s 
ZBA meeting. At its last meeting, the ZBA referred the matter to the Rockland County 
Planning Department for an updated GML review. This referral was based on the 
substantive changes made to the plans by the applicant. 
 
As of this morning, the new review has not been received, nor is it posted on the 
Department’s website. In addition, the 30-day review period has not yet run. 
 
After a discussion with the ZBA’s attorney, Doris Ulman, Esq., it was agreed that the 
public hearing should be continued to the Board’s November 15 meeting. This will allow 
time for the updated GML review to be received and reviewed and for the applicant to 
respond. 
 
Therefore, please ask the ZBA to adjourn the public hearing to its November 15 
meeting. 
 
Very truly yours, 
EMANUEL LAW P.C. 
 
 
By:_________________ 
Ira M. Emanuel, Esq. 
 
Cc: Client 
 Doris F. Ulman, Esq. (via fax) 
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50 Wolf Road, Albany, NY 12232 │ www.dot.ny.gov 

September 22, 2023 

 

Zoning Board of Appeals 

Village of Wesley Hills 

432 Route 306 

Wesley Hills, NY 10952 

 

RE: The Martin Residence 

428 Route 306 

Wesley Hills, NY 

 

Dear Members of the Zoning Board: 

 

The New York State Department of Transportation (NYSDOT) has received a General 

Municipal Law Review Referral Form for the above subject project and has conducted a review 

of the information received.  NYSDOT does not anticipate direct impacts to the State’s highway 

system associated with the subject project at this time. 

 

A Highway Work Permit (HWP) is required for any work within the State Highway Right-of-

Way.  If future work is proposed within the State Highway Right-of-Way as part of this project, 

the applicant is encouraged to review the permit process and all required HWP forms on the 

NYSDOT website: https://www.dot.ny.gov/divisions/operating/oom/transportation-

systems/traffic-operations-section/highway-permits.   

 

We appreciate the Town’s effort in involving the NYSDOT in the review process. 

 

Thank you and if you have any questions, please contact me at: 845-634-4661; 

ralph.tarulli@dot.ny.gov 

 

Sincerely, 

 
Ralph Tarulli, PE (DOT Consultant) 

Permit Engineer 

NYSDOT, Rockland County Residency 
Region 8, 275 Ridge Road, New City, NY 10956 | www.dot.ny.gov   
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CENTER FOR ENVIRONMENTAL HEALTH 

Dr. Robert L. Yeager Health Center 
50 Sanatorium Road, Building D 

Pomona, New York 10970 
Phone: (845) 364-2608  Fax: (845) 364-2025 

 
 EDWIN J. DAY                      SAMUEL RULLI, PE 
County Executive            Director, Environmental Health 

 

October 13, 2023 

 

Alicia Schultz, Deputy Village Clerk 

Village of Wesley Hills 

432 Route 306 

Wesley Hills, New York 10952 

 

Re:  Municipal Referral 

Mark Martin 

 428 Route 306 

 Variances for a Single-Family Dwelling 

Tax lot 41.11-2-21 

       

Dear Ms. Schultz: 

 

We have received an application and plans as prepared by Civil Tec Engineering & Surveying PC, 

revised through September 18, 2023, for the above referenced project. Comments are as follows: 

 

1. Should the Board require a stormwater management system to remediate the increase in 

impervious surface, application is to be made to the RCDOH for review of the system for 

compliance with the County Mosquito Code.  

 

If you have any questions regarding this matter, do not hesitate to call. 

 

Very truly yours, 

 
Elizabeth Mello, P.E. 

Senior Public Health Engineer 

(845) 364-2616 

 

cc: Michael Kezner, Rockland County Department of Planning 

 Civil Tec Engineering & Surveying PC 
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________________________________________________________________________ 
Mayor: Marshall Katz     Deputy Mayor: Edward McPherson 

Trustees: Howard Richman, Marion Ben-Jacob, Ruth Ivey 

Village Clerk: Camille Downey  Village Attorneys: Benjamin Selig, Frank Brown 

 

 

 

Date: October 13, 2023  

 

To:  Zoning Board of Appeals and Board Attorney  

 

From: John C. Layne, Building Inspector 

 

Re:  Rockland County Dept. of Planning GML review letter dated 
September 25, 2023 for Mark Martin at 428 Route 306 Monsey, NY 

41.11-2-21   

 

Please be advised that I have discussed this project with the applicant’s 

Architect on more than one occasion. After looking at all of the available 

options, placing the structure facing the southern property line actually puts 

it in conformity with the neighboring flag lot, which shares a common 

driveway. The area surrounding this dwelling is completely developed. This 

dwelling would align with those to the rear and east sides. For those reasons, 

I support the submitted plans and placement of said dwelling. 
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ZONING BOARD OF APPEALS MEETING MINUTES 
October 18, 2023 at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 

  

 

 CALL TO ORDER 

 

 ROLL CALL:  Jonathan Gewirtz, Chairman 

Richard Weinberger 

Stefanie Collantes-Bouvry 

Randi Marlin 

Stuart Zelmanovitz, Ad Hoc 

Barry Rozenberg, Ad Hoc   

     

 OTHERS PRESENT: Doris Ulman, Assistant Village Attorney 

    Alicia Schultz, Deputy Village Clerk 

 

Item #1-Continued Public Hearing-Eli Amsterdam-8 Suhl Lane  

 

Chairman Gewirtz read the public hearing notice into the record. Ira Emanuel emailed a request 

to the Village Hall Deputy Village Clerk to adjourn the public hearing for the November 15, 

2023 ZBA meeting, as they still need GML responses from the Rockland County agencies, as 

they submitted copies of the new plans to the Village only last week. 

 

Chairman Gewirtz made a motion to continue the Public Hearing to the November 15, 2023 

meeting, seconded by Stefanie Collantes-Bouvry. Upon vote, this motion was carried 

unanimously. 

 

Item #2- Continued Public Hearing-Larry and Sarah Katz- 16 Judith Lane 

 

Chairman Gewirtz read the public hearing notice into the record. Kalman Herskovits from 

Construction Expediting was present for the applicant. Mr. Herskovits stated that after the ZBA 

site visit on October 15, 2023, the applicant changed their plans and removed TWO (2) 

previously requested variances for front yard impervious and basketball side yard. They are now 

requesting THREE (3) variances for maximum impervious surface of .342 when .25 is the 

maximum, pool side yard of 4.8 feet when 15 feet is the minimum, and fence height of 9.1 feet 

when 6 feet is the maximum height. After Mr. Herskovits and the Board looked at the plans, it 

was realized that it is actually a 6-foot fence atop a 3 foot high wall, therefore a variance is not 

needed for the fence height.  
45
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Chairman Gewirtz noted that there is a lot of macadam and should be minimized to lower the 

impervious surface variance. Mr. Herskovits agreed and reduced the request for maximum 

impervious surface from .324 to .30, when the maximum allowed is .25, and changed the pool 

side yard from 4.8 feet to 11 feet, when the minimum is 15 feet. Chairman Gewirtz stated that at 

the site visit, it was noted that the lot line is in the middle of a ditch between the applicant and the 

neighbor.  

 

Chairman Gewirtz read the following letters of support into the record: 

  

1. 14 Judith Lane 2. 15 Judith Lane 3. 18 Judith Lane 

4.   20 Judith Lane 

 

Chairman Gewirtz asked if anyone from the public would like to speak. 

 

Chairman Gewirtz made a motion to close the Public Hearing, seconded by Stefanie Collantes-

Bouvry. Upon vote, this motion was carried unanimously. 

 

Chairman Gewirtz made a motion to amend the application and change the proposed maximum 

impervious surface from .324 to .30, when the maximum allowed is .25, and change the pool side 

yard from 4.8 feet to 11 feet, when the minimum is 15 feet, seconded by Stefanie Collantes-

Bouvry. Upon vote, this motion was carried unanimously. 

 

Stefanie Collantes-Bouvry made a motion to approve the amended application, seconded by 

Stuart Zelmanovitz. Upon vote, this motion was carried unanimously. 

 

Item #3- Public Hearing-Mark Martin- 428 Route 306 

 

Chairman Gewirtz read the public hearing notice into the record. Todd Rosenblum, the 

applicant’s Architect, was present. Mr. Rosenblum stated that the property is oddly located and 

on a flag lot. Mr. Rosenblum stated that it is noted that the proposed front door does not face the 

main roadway. Mr. Rosenblum added that the neighboring property to the west is on the same 

side as Route 306, and the proposed front door would face the side of the neighboring house if 

they built it to face the main roadway as recommended by the Rockland County Planning 

Department. Mr. Rosenblum stated that he had a conversation with John Layne the Building 

Inspector regarding this issue, and Mr. Layne has provided a memo stating that he disagrees with 

the Planning Department and approves of the proposed front door facing south, as opposed to 

west towards Route 306. Mr. Rosenblum added that when the Board goes for a site visit, they 

will see what he is explaining. Mr. Rosenblum also stated that the applicant is putting in a 

walkway for the neighbors to walk to their local Shuls. 

 

Mr. Rosenblum stated that they are seeking the following variances: 

 

      Required  Proposed 

Max. Impervious Surface Ratio       0.25       0.33 

Min. Total Side Yard          60’        52.7’ 

Min. Rear Yard for an Accessory        50’         15’ 

 

Chairman Gewirtz asked if anyone from the public would like to speak. 

 

Stefanie Collantes-Bouvry made a motion to continue the Public Hearing to the November 15, 

2023 meeting, seconded by Randi Marlin. Upon vote, this motion was carried unanimously. 
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Item #4- Public Hearing-Baruch and Cheryl Fruchthandler- 21 Amsterdam Avenue 

 

Chairman Gewirtz read the public hearing notice into the record. Stanley Mayerfeld, the 

applicant’s Architect, was present. Mr. Mayerfeld stated that this area is prone to variances 

because the lots are smaller in size, and that is why there are multiple variances being proposed. 

Mr. Mayerfeld added that there have been numerous variances granted by the neighboring 

properties for similar requests and requested a site visit. 

 

Mr. Mayerfeld stated that they are seeking the following variances: 

 

      Required   Proposed 
Max. Front Yard Surface Ratio       0.20       0.209 

Maximum Building Coverage       0.10        0.128 

Min. Total Side Yard          60’          46’ 

Min. Side Yard          25’          21’ 

 

Chairman Gewirtz asked if anyone from the public would like to speak. 

 

Randi Marlin made a motion to continue the Public Hearing to the November 15, 2023 meeting, 

seconded by Stuart Zelmanovitz. Upon vote, this motion was carried unanimously. 

 

Item #5- Approval of Minutes – September 20, 2023 

 

Chairman Gewirtz made a motion to approve the September 20, 2023 minutes, seconded by 

Stefanie Collantes-Bouvry. Upon vote, this motion was carried 3-0, Randi Marlin, Stuart 

Zelmanovitz, and Barry Rozenberg abstained.  

 

Item #6- Approval of Minutes – August 16, 2023 

 

Chairman Gewirtz made a motion to approve the August 16, 2023 minutes, seconded by Barry 

Rozenberg. Upon vote, this motion was carried 4-0, Randi Marlin and Stefanie Collantes-Bouvry 

abstained. 

 

Adjournment 

 

Chairman Gewirtz made a motion to adjourn the meeting, seconded by Stefanie Collantes-

Bouvry. Upon vote, this motion was carried unanimously. 

 

Respectfully submitted,   

Alicia Schultz 
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