
 

ZONING BOARD OF APPEALS MEETING AGENDA 
July 16, 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 Pomona Enterprises Corp on behalf of Jay Court Holdings,  LLC on 

appeal of a determination of the Building Inspector or, in  the alternative,  for variances from 

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

permit a two lot subdivision, proposed Lot No. 1 having lot frontage of 35 feet on East Willow 

Tree Road and 86 feet on Charlotte Drive instead of the minimum required of 100 feet on each 

of said roads. 

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

305 feet west of Deerwood Road, known as 106 East Willow Tree Road/ 2 Charlotte Drive, 

designated on the Tax Map as Section 41.08 Block 1 Lot 35, in an R-35 Zoning District. 

CONTINUED PUBLIC HEARING 

2. Application submitted by Ahuva Katz Cherns for an interpretation of Section 230-14O(5) of 

the Code of the Village of Wesley Hills, and if appropriate, for a variance from the provisions 

of Section 230-14O(5) of the Code of the Village of Wesley Hills, to permit the maintenance 

and use of a cabana that is 2,337 square feet instead of the maximum permitted of 900 square 

feet. 

The subject premises are situated on the north side of Willow Tree Road approximately 700 

feet west of State Route 306, known as 38 Willow Tree Road, designated on the Tax Map as 

Section 41.07 Block 2 Lot 33, in an R-50 Zoning District. 

DISCUSSIONS 

3. Resolution changing the date of the August 2025 Zoning Board meeting from August 20, 2025, 

to August 13, 2025. 

APPROVAL OF MINUTES 

4. May 21, 2025 

ADJOURNMENT 
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File Attachments for Item:

1. Application submitted by Pomona Enterprises Corp on behalf of Jay Court Holdings,  LLC on appeal of 

a determination of the Building Inspector or, in  the alternative,  for variances from the provisions of  

Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit a two lot subdivision, 

proposed Lot No. 1 having lot frontage of 35 feet on East Willow Tree Road and 86 feet on Charlotte 

Drive instead of the minimum required of 100 feet on each of said roads.

The subject premises are situated on the north side of East Willow Tree Road approximately 305 feet 

west of Deerwood Road, known as 106 East Willow Tree Road/ 2 Charlotte Drive, designated on the Tax 

Map as Section 41.08 Block 1 Lot 35, in an R-35 Zoning District.
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ZONING BOARD OF APPEALS 
VILLAGE OF WESLEY HILLS 

 
NARRATIVE SUMMARY 

 
JAY COURT SUBDIVISION 

2 Charlotte Drive & 110/116 East Willow Tree Road 
 

Jay Court subdivision is a resubdivision of three existing tax lots: 41.08-1-34, 41.08-1-
44.1, and 41.08-1-44.2 in the R-35 district. As a result of the resubdivision, Lot 34 and 
44.2 were merged into New Lot 1 and Lot 44.1 was slightly altered into New Lot 2. The 
subdivision was approved by the Planning Board on July 24, 2024. As was noted in the 
approval resolution (attached) no variances were needed. The project had been 
reviewed by the Village Engineer and the Village’s Planning Consultant. 
 
After approval, the applicant sent check prints to be reviewed by the Village’s 
consultants for compliance with the approval. This is a necessary step before the 
Planning Board Chairman signs the plat. 
 
During the check print process, and for the first time during the review of this 
subdivision, the Building Inspector determined that Lot 1 did not have sufficient road 
frontage. See Building Inspector’s letter dated March 26, 2025, submitted herewith. 
 
Old Lot 34/New Lot 1 has frontage on the cul-de-sac of Charlotte Drive and on East 
Willow Tree Road. Prior to resubdivision, Old Lot 34 had road frontage of 86.29 feet. 
After resubdivision, New Lot 1 had the same road frontage of 86.29 feet. While the 
Zoning Code generally requires 100 feet of road frontage, there is a special provision for 
lots fronting a cul-de-sac: “Minimum lot frontage may be reduced by the Planning 
Board for residential lots fronting on culs-de-sac or on streets with a center-line radius 
of 100 feet or less, and in the R-15 District minimum lot frontage for such lots may be 
reduced to 50 feet.” (Zoning Code, Table of Dimensional Requirements, Note 2.) 
 
Old Lot 34/New Lot 1’s reduced frontage has thus been approved twice by the Planning 
Board: once when the original subdivision was approved, and again when the current 
resubdivision was approved.  
 
After resubdivision, New Lot 1 has road frontage of 35.02 feet. Since New Lot 1 has 
conforming road frontage on Charlotte Drive, the East Willow Tree Road frontage is 
irrelevant for purposes of conforming to the Zoning Code. However, the lot frontage of 
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Jay Court Subdivision  Page 2 

Lot 1 has increased by ten feet (from 25.02 feet to 35.02 feet) along East Willow Tree 
Road. 
 
Alternatively, New Lot 1 has total lot frontage of 121.31 feet (86.29 feet on Charlotte 
Drive and 35.02 feet on East Willow Tree Road), exceeding the minimum 100 feet 
otherwise required. 
 
The applicant hereby appeals the determination of the Building Inspector. In the 
alternative, the applicant seeks a variance from the street frontage requirements as 
they apply to the East Willow Tree Road frontage.  
 
SEQRA and GML Status 
 
This is a Type II action under SEQRA (“area variance for a single-family, two-family or 
three-family residence”). 6 N.Y.C.R.R. § 617.5(c)(17). No SEQRA review is needed. 
 
The subject parcel is not within 500 feet of a State or County feature. No referral to the 
Rockland County Planning Department is needed. 
 

A. Appeal 
 

As noted above, the Zoning Code provides that “for residential lots fronting on culs-de-
sac or on streets with a center-line radius of 100 feet or less, and in the R-15 District 
minimum lot frontage for such lots may be reduced to 50 feet.” 
 
The subject lot qualifies for such reduction. It was granted such reduction by the 
Planning Board when it approved the current resubdivision. It has frontage of 86.29 
feet on the Charlotte Drive cul-de-sac. 
 
Notably, the Building Inspector did not raise this issue while the Planning Board was 
considering the subdivision.  
 
The Building Inspector has provided no reason for his determination. 
 

B. Variance 
 
Criteria for Variance 
 
One of the purposes of a zoning board of appeals, and of the ability to grant variances, is to 
provide a “safety valve” where the strict application of a zoning code cannot allow an 
otherwise appropriate use of property because of the peculiar circumstances applicable to 
that property. For this reason, any municipality that adopts a zoning code must also 
establish a board of appeals.1 

 
1 See, 2 Salkin, New York Zoning Law and Practice (3d ed.), §§27:07 – 27:10; McKinney’s Town Law, Practice 
Commentary to § 267-a; Town L. § 267.2; McKinney’s Village Law, Practice Commentary to § 7-712-a; Village L. 
§ 7-712(2). 
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Jay Court Subdivision  Page 3 

 
In determining 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.”2 The board 
must also consider five questions when engaging in this balancing test. The questions, and 
the applicant’s responses, are set forth below: 
 
(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”:  
 
The “deficient” street frontage is only along East Willow Tree Road. Street frontage 
requirements are intended to provide appropriate spacing between buildings. This spacing 
is achieved along Charlotte Drive. The East Willow Tree Road frontage supports a 
driveway, only, and does not affect building spacing. 
 
(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”:  
 
If the full frontage of 100 feet is required on East Willow Tree Road, then the property 
cannot be resubdivided as approved. The lot lines would need to revert to the prior 
configuration, which would result in less frontage. 
 
(3) “whether the requested area variance is substantial”:  
 
Whether a requested variance is “substantial” is more than simple arithmetic. It requires 
an understanding of the general area and of the existing conditions.3 
 
The variance will allow for greater frontage on East Willow Tree Road than currently 
exists. 
 
(4) “whether the proposed variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district”:  
 
There is no impact as a result of this variance. 
 
(5) “whether the alleged difficulty was self-created”:  
 
The difficulty was created by the interpretation of the Building Inspector.  
 
 
On balance, therefore, the requested variances are beneficial to both the applicant and the 
community. 
 
Relief requested 
 
Accordingly, the applicant requests the following relief: 

 
2 Town L. § 267-b.3(b); Village L. § 7-712-b.3(b). 
3 See, 2 New York Zoning Law and Practice, § 29:15. 
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A. Reverse the determination of the Building Inspector that Lot 1 of the approved 

Jay Court subdivision lacks sufficient street frontage even though it has 
compliant street frontage on Charlotte Drive. 
 

B. Alternatively, grant the following variance: 
 

Dimension  Required Provided 
Street frontage 100 ft  35.02 ft (East Willow Tree Road) 

 
 
Dated: June 9, 2025 
 New City, New York 
 

EMANUEL LAW P.C. 
 
 
By:_________________ 
Ira M. Emanuel, Esq. 
Attorney for Applicant 
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VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

1 OF 7

CIVIL TEC Engineering & Surveying PC

SUBDIVISION PLAT

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

FOR

S.B.L. 41.08 - 1 - 34, 44.1 & 44.2

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

REFERENCES
1.   BEING SECTION 41.08,  BLOCK 1, LOTS 34, 44.1 & 44.2 OF THE VILLAGE OF WESLEY HILLS AND TOWN OF

RAMAPO TAX MAPPING.

2.   LOT 34 DESCRIBED BY DEED IN INSTRUMENT NO. 2021 AT PAGE 40444 AT THE ROCKLAND COUNTY CLERKS

OFFICE.

3.   LOT 44.1 DESCRIBED BY DEED IN INSTRUMENT NO. 2022 AT PAGE 34277 AT THE ROCKLAND COUNTY CLERKS

OFFICE.

4.   LOT 44.2 DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT PAGE 26029 AT THE ROCKLAND COUNTY CLERKS

OFFICE.

5.   LOT 34 BEING LOT 8 IN BLOCK A ON A MAP ENTITLED "MAYFLOWER KNOLLS IN POMONA", FILED IN THE

ROCKLAND COUNTY CLERK'S OFFICE ON JULY 26, 1963 IN BOOK 66 ON PAGE 70 AS MAP NUMBER 3150.

6.   LOTS 44.1 & 44.2 BEING LOTS 1 & 2 ON A MAP ENTITLED "SUBDIVISION PLAT FOR MOSKOWITZ", FILED IN THE

ROCKLAND COUNTY CLERK'S OFFICE ON SEPTEMBER 20, 2010 IN BOOK 128 ON PAGE 60 AS MAP NUMBER 8116.

7.   REFERRING TO A MAP ENTITLED "SUBDIVISION MAP OF SECTION 2 AND 3 OF RAINBOW RIDGE", FILED IN THE

ROCKLAND COUNTY CLERK'S OFFICE ON NOVEMBER 26, 1962 IN BOOK 65 ON PAGE 47 AS MAP NUMBER 3056.

8.   REFERRING TO A MAP ENTITLED "FINAL SUBDIVISION PLAT OF PROPERTY OF FRED & ELIZABETH METZ", FILED

IN THE ROCKLAND COUNTY CLERK'S OFFICE ON JULY 3, 1986 IN BOOK 106 ON PAGE 2 AS MAP NUMBER 5920.

9.     TOTAL AREA OF LOT 34 = 37,837 SQUARE FEET OR 0.869 ACRES.

10.   TOTAL AREA OF LOT 44.1 = 43,558 SQUARE FEET OR 1.000 ACRES.

11.   TOTAL AREA OF LOT 44.2 = 126,106 SQUARE FEET OR 2.895 ACRES.

1" = 300'

SEPTEMBER 23, 2024 REV 1 REV PER COMMENTS
OCTOBER 25, 2024 REV 2 REV STORMWATER
JANUARY 7, 2025 REV 3 REV FOR SIGNATURE

Rockland County Rockland County Rockland County Rockland County 

APPROVED FOR FILING

CHAIRMAIN ROCKLAND COUNTY DRAINAGE AGENCY                               DATE

ApprovalApprovalApprovalApproval

Drainage AgencyDrainage AgencyDrainage AgencyDrainage Agency

N.Y. Lic. No. 50554
STEPHEN P. DOLSON, P.L.S.

FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT

Owners Approval blockOwners Approval blockOwners Approval blockOwners Approval block

OWNER OR REPRESENTATIVE                                 DATE

APPROVED FOR FILING

APPROVAL BLOCKAPPROVAL BLOCKAPPROVAL BLOCKAPPROVAL BLOCK

CHAIRPERSON                                          DATE

WE HEREBY CERTIFY THAT THIS SUBDIVISION

PLAT WAS PREPARED BY US AND MADE FROM AN

ACTUAL SURVEY COMPLETED BY US ON APRIL 24,

2024.

APPROVED AS FINAL PLAT BY THE VILLAGE

OF WESLEY HILLS PLANNING BOARD

APRIL 29, 2025 REV 6 REV PER COMMENTS
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VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

4 OF 7

CIVIL TEC Engineering & Surveying PC

EROSION CONTROL PLAN
FOR

S.B.L. 41.08 - 1 - 34, 44.1 & 44.2

N.Y. Lic. No. 90143
Rachel B. Barese, P.E.

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

SEPTEMBER 23, 2024 REV 1 REV PER COMMENTS

TREES TO BE PLANTED ALONG NEW DRIVEWAY EVERY 10 FT O.C. TREES TO BE  DECIDUOUS 2 INCH CALIPER OR EVERGREENS 6 FT

HEIGHT. DRIVEWAY TO BE CROSS SLOPED TOWARDS THE TREES TO ENSURE RUNOFF IS DIRECTED TO THE TREES.

OCTOBER 25, 2024 REV 2 REV STORMWATER

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

ALL DISTURBED AREAS WITHIN THE VILLAGE RIGHT-OF-WAY TO BE RESTORED WITH MINIMUM 4" OF TOPSOIL AND SEED.

IN AREAS ALONG THE DRIVEWAY WHERE TREES CANNOT BE PLANTED AS SPECIFIED, CURBING SHALL BE INSTALLED TO

DIRECT RUNOFF TO TREE PLANTINGS.

JANUARY 7, 2025 REV 3 REV FOR SIGNATURE
FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT
APRIL 29, 2025 REV 6 REV PER COMMENTS
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VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK
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CHKD BY:
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CIVIL TEC Engineering & Surveying PC

DETAILS
FOR

S.B.L. 41.08 - 1 - 34, 44.1 & 44.2

N.Y. Lic. No. 90143
Rachel B. Barese, P.E.

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

MOUNTABLE BERM
(OPTIONAL)

P
A

V
E

D
 R

O
A

D

1
0
'

M
IN

.

MIN.

10'

22'

OR APPROVED EQUAL

6" THICK OF 2" STONE 

FILTER FABRIC-TRIVIRA #1127

100'

D
E

P
T

H
 A

S

BUILDING CONNECTION DETAIL

SECTION A-A

BUILDING CONNECTION ELEVATION

N.T.S.

D
IR

E
C

T
E

D

BEDDING MATERIAL ENVELOPE

LENGTH AS DIRECTED OR SPECIFIED

2' MIN.

BUILDING CONNECTION PLAN

CONCRETE CURB

Y-BRANCH

B

COVER ON CLEANOUT CAP

CAST IRON CAP BELOW FINISHED GRADE

CLEANOUT - 6" PVC

GROUND SURFACE

2"X2" OAK MARKER - 2' LONG

CLEANOUT

A

1
'-
0

"

2'-0"

2"x2" OAK MARKER STAKE 2'

LONG TO EXTEND ABOVE GROUND

SURFACE A MINIMUM OF 6"

REMOVABLE PERMANENT

PLUG TO BE AIR TIGHT

CONSTRUCT CONCRETE ENCASEMENT 6" MIN. THICK. WHERE

SLOPE OF BUILDING CONNECTION IS GREATER THAN 30°

(IF CONNECTION TO MAINLINE PIPE IS GREATER THAN 45°

RISER SECTION AND MAINLINE PIPE MUST BE ENCASED IN

CONCRETE; MINIMUM 6" THICK).

UNDISTURBED

MATERIAL

6" PVC BUILDING CONNECTION

MIN. SLOPE 1/4" PER FOOT.

MAX. SLOPE = 45°

FOR BUILDING CONNECTIONS

TO EDGE OF EASEMENT

OR MUNICIPAL ROWS

PROVIDE BEDDING MATERIAL

TO 1 FT. ABOVE PIPE END

AND 2 FT. BEYOND

WHERE CONNECTING TO EXISTING PIPE,

PROVIDE ECCENTRIC COUPLING BY

FERNCO CO. OR AN APPROVED EQUAL

WHERE NO EXISTING PIPE, PROVIDE

PLUG AND OAK MARKER

CUT "H" INTO TOP OF CURB TO MARK

LOCATION OF HOUSE CONNECTION

BEND (ROTATE

AS REQUIRED)

CONSTRUCT CONCRETE ENCASEMENT 6" MIN. THICK. AROUND WYE WHERE

SLOPE OF BUILDING CONNECTION IS GREATER THAN 30°

(SEE BUILDING

CONNECTION

TRENCH

DETAIL)

A

B
3/8" STEEL REINFORCING ROD MARKER

3/8" REINFORCING ROD

1' LONG-2" BELOW SURFACE

3/4" crushed stone, min. 6" around pipe

MATERIAL

SECTION B-B

THOROUGHLY COMPACTED
SELECTED MATERIAL

BEDDING MATERIAL TO BE
3/4" CRUSHED STONE

UNDISTURBED

6" MIN.

8"

SIDE OF TRENCH

TRENCH DETAIL

BUILDING CONNECTION

6" MIN.

--

N.T.S.

8'X8'

MIN.

2:1

H:V

2:1

H:V

2:1

H:V

S
T

R
A

W
B

A
L
E

 B
E

R
M

PLAN VIEW

STRAW

BALE BERM

ELEVATION VIEW

8'X8' MIN.

2' MIN.

2
1

CONCRETE WASHOUT STATION

1. Locate the facility a minimum of 100 feet from drainage swales, storm drain inlets, wetlands, streams and

other surface waters. Prevent surface water from entering the structure except for the access road.

Provide appropriate access with a gravel access road sloped down to the structure. Signs shall be placed

to direct drivers to the facility after their load is discharged.

2. All washout facilities will be lined to prevent leaching of liquids into the ground. The liner shall be plastic

sheeting with a minimum thickness of 10 mils with no holes or tears, and anchored beyond the top of the

pit with an earthen berm, sand bags, stone, or other structural appurtenance except at the access point.

If pre-fabricated washouts are used they must ensure the capture and containment of the concrete wash

and be sized based on the expected frequency of concrete pours. They shall be sited as noted in the

location criteria.

3. All concrete washout facilities shall be inspected daily. Damaged or leaking facilities shall be deactivated

and repaired or replaced immediately. Excess rainwater that has accumulated over hardened concrete

should be pumped to a stabilized area, such as a grass filter strip.

4. Accumulated hardened material shall be removed when 75% of the storage capacity of the structure is

filled. Any excess wash water shall be pumped into a containment vessel and properly disposed of off

site.

5. Dispose of the hardened material off-site in a construction/demolition landfill.

6. The plastic liner shall be replaced with each cleaning of the washout facility.

7. Inspect the project site frequently to ensure that no concrete discharges are taking place in non-designated

areas.

8. Perimeter berm shall have a minimum height of 1'.

25' MIN.

2.5% SLOPE

STRAW

BALE BERM

(IF USED)

PIPE

SHEATHING

TO REMAIN

STABLE
SLOPES

SUITABLE BACKFILL:

     CLODS, STONES AND DEBRIS.

      95% MODIFIED PROCTOR.

     COMPACT UNDER AND AROUND PIPE 

    CENTERLINE. PLACE BACKFILL IN 6" LAYERS

     BACKFILL SHALL BE FREE OF LARGE   

     ABOVE PIPE CENTERLINE COMPACT TO

PLACE BACKFILL BY HAND AND HAND

 PIPE BEDDING SHALL BE CRUSHED

     STONE OR WASHED GRAVEL PASSING

     A 3/4 INCH SIEVE AND RETAINED

M
IN

.

6
"

SEE TABLE

PIPE BEDDING:

     ON A 3/8 INCH SIEVE.

9" MIN.

FINISHED GRADE OR PAVEMENT:

SEPTEMBER 23, 2024 REV 1 REV PER COMMENTS
OCTOBER 25, 2024 REV 2 REV STORMWATER

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

NOTES:

1. WHEN POSSIBLE THE DEVELOPER SHALL PROTECT INDIVIDUAL SPECIMEN

  TREES THROUGH THE INSTALLATION OF SAFETY FENCING AROUND THE

  DRIP LINE PERIMETER OF THE TREE. ALL TREES OUTSIDE OF THE LIMITS

  OF DISTURBANCE SHALL BE SAVED.

2. SAFETY FENCING SHALL BE INSTALLED AT THE ONSET OF SITE

  CONSTRUCTION TO PREVENT VEHICLE TRAFFIC FROM COMPACTING

  THE SOILS IN THE VICINITY OF THE TREE ROOT STRUCTURE.

SAFETY FENCE:

USE HAZARD ORANGE

DIAMOND OR SQUARE

PLASTIC FENCE MESH

4' HIGH MOUNTED ON

HEAVY DUTY STEEL

T-POSTS SET AT

8' O.C. MAX.

JANUARY 7, 2025 REV 3 REV FOR SIGNATURE
FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT

1/2" CEMENT PLASTER

BOTH SIDES OVER

CONC. BLOCK

OUTLET PIPE

STEP AS REQD.

SLOPE

6"
2'6"

6
"

2
'6

"
6
"

3
"

6
"

6
"

FLAT INLET CASTING

6" CONC. BLOCK

OR REIF. CONC.

CONC.

FILL
OUTLET PIPE

#4@12" EW

3/4" CRUSHED

STONE BASE

PLAN

SECTION

TYP. FIELD INLET
NOT TO SCALE

2%

DRIVEWAY

CONCRETE      APRON

2"

FLARE APRON TO MEET

GRADE OR GRASS MALL

PAVEMENT

6" 4,500 PSI CONC. SLABS WITH #6 GAUGE 4"X4"

WIRE REINFORCING 2" FROM BOTTOM

OF SLAB.

6" SELECT MATERIAL

No. 4

NOT TO SCALE

DRIVEWAY

EXPANSION JOINT  0F

CELLULOSE OR

SIMILAR MATERIAL

CONCRETE  SIDEWALK

DROP                       CURB

12' MIN.

14' MIN.

TRANSITION DROP CURB  FROM 6" TO 1"

REVEAL

10' MIN.

4' MIN.

4'-6"

1"

3'

8"

APRIL 29, 2025 REV 6 REV PER COMMENTS
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CIVIL TEC Engineering & Surveying PC

DETAILS
FOR

S.B.L. 41.08 - 1 - 34, 44.1 & 44.2

N.Y. Lic. No. 90143
Rachel B. Barese, P.E.

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

SEPTEMBER 23, 2024 REV 1 REV PER COMMENTS
OCTOBER 25, 2024 REV 2 REV STORMWATER

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

JANUARY 7, 2025 REV 3 REV FOR SIGNATURE
FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT
APRIL 29, 2025 REV 6 REV PER COMMENTS
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VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

2/14/25

RB/LT
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1"=40'

7 OF 7

CIVIL TEC Engineering & Surveying PC

DETAILS
FOR

S.B.L. 41.08 - 1 - 34, 44.1 & 44.2

N.Y. Lic. No. 90143
Rachel B. Barese, P.E.

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

MARCH 20, 2025 REV 1 REV EASEMENT

6"

ADS STORMTECH PIPE
INV 563.5

7" ORIFICE INV 563.5

18" OUTLET INV 563.5

TOP OF BAFFLE ELEV 566.25

48" WIDTH

1' RECTANGULAR WEIR INV 565.75

7" ORIFICE INV 563.5

1' RECTANGULAR WEIR INV 565.75

TOP OF BAFFLE ELEV 566.25

BOTTOM INV 563.5

TRASH RACK

APRIL 29, 2025 REV 2 REV PER COMMENTS
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File Attachments for Item:

2. Application submitted by Ahuva Katz Cherns for an interpretation of Section 230-14O(5) of the Code 

of the Village of Wesley Hills, and if appropriate, for a variance from the provisions of Section 230-

14O(5) of the Code of the Village of Wesley Hills, to permit the maintenance and use of a cabana that is 

2,337 square feet instead of the maximum permitted of 900 square feet.

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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GRANITE BLOCKS 10" MIN LGTH X 4" AVG DEPTH
CONVEX TOOLED JOINTS TO BE FILLED WITH
1:2 MORTAR, MAX 3/4" WIDE
6" CURB FACE

PAVEMENT
SURFACE

CONCRETE BASE

GRANITE BELGIAN BLOCK CURB

ELEVATION

SPECIAL CONDITIONS FOR SHALLOW TRENCH CONDITIONS
COVER PIPE

BUILDING SEWER CONNECTION

BUILDING SEWER CLEANOUT
N.T.S.

6.25" [160 mm] HOLE TO BE CUT w/ HOLE
SAW CENTERED ON CORRUGATION CREST

8.0" [200 mm] MIN.

MIN. 95% COMPACTED
GRANULAR FILL

PAVEMENT OR FINISHED GRADE

FIELD PLACED CLASS "C" CONCRETE COLLAR
(OPTION 2) FLUSH WITH PAVEMENT

AASHTO HS-25 RATED CAST IRON
FRAME AND SOLID COVER

6" [150 mm] PVC SCREW IN CAP

12" X 6" [300 mm X 150 mm] CULTEC INLINE DRAIN / CLEAN-OUT
BASIN w/ GASKETED SDR-35 CONNECTION

6" [150 mm] SDR-35 RISER (LENGTH VARIES)

6" [150 mm] SDR-35 BELL END
CUT FOR 6" [150 mm] OF INSERTED PIPE

FIELD PLACED CLASS "C" CONCRETE
COLLAR (OPTION 1) 1.50" [40 mm] BELOW PAVEMENT

PAVEMENT OR FINISHED GRADE

13.5"
[343 mm]

24.0" [600 mm] MIN.

6.0" [150 mm] MIN.

INLET/OUTLET PIPE PER ENGINEER DESIGN.
PIPE TO BE INSERTED 12.0" [305 mm] MIN. INTO CHAMBER
MAXIMUM PIPE SIZE:
10.0" [250 mm] HDPE
10.0" [250 mm] PVC

PROJECT ENGINEER OF RECORD OR GEOTECHNICAL CONSULTANT
IS RESPONSIBLE FOR ENSURING THAT THE REQUIRED BEARING

CAPACITY OF SUB-GRADE SOILS HAS BEEN MET

PROJECT ENGINEER OF RECORD OR GEOTECHNICAL CONSULTANT IS RESPONSIBLE FOR
ENSURING THAT THE REQUIRED BEARING CAPACITY OF SUB-GRADE SOILS HAS BEEN MET

6.0" [150 mm] SDR-35 / SCH. 40 PVC ENDCAP
CLEAN-OUT ADAPTER W/ SCREW-IN CAP

6.0" [150 mm] SDR-35 / SCH. 40 PVC RISER

6.0" [150 mm] SDR-35 / SCH. 40 PVC
COUPLING

TRIM CHAMBER INSPECTION PORT KNOCK-OUT TO
MATCH O.D. OF 6.0" [150 mm] INSPECTION PORT PIPE

6.0" [150 mm] SDR-35 / SCH 40 PVC
(INSERTED 8.0" [203 mm] INTO CHAMBER)

FINISHED GRADE

SIDE PORTAL TO BE CUT IN FIELD TO ALLOW FOR HVLV SFCx2 FEED
CONNECTOR OR STORM PIPE AS NEEDED (SEE FIGURE 1). CUT SHALL

BE WITHIN 1/4" [6 mm] TOLERANCE OF SIDE PORTAL TRIM GUIDELINE

CULTEC NO. 4800 WOVEN GEOTEXTILE TO BE PLACED
BENEATH INTERNAL MANIFOLD FEATURE AND BENEATH

ALL INLET/OUTLET PIPES  (FOR SCOUR PROTECTION)

CULTEC NO. 4800 WOVEN GEOTEXTILE TO BE PLACED
BENEATH INTERNAL MANIFOLD FEATURE AND BENEATH ALL
INLET/OUTLET PIPES  (FOR SCOUR PROTECTION)

6.0"  MIN.

CULTEC CONTACTOR 100HD
HEAVY DUTY CHAMBER

INSPECTION PORT
(SEE DETAIL            )

CULTEC NO. 410 NON-WOVEN GEOTEXTILE
AROUND STONE. TOP AND SIDES MANDATORY,
BOTTOM PER ENGINEER'S DESIGN

1-2 INCH [25-50 mm] WASHED, CRUSHED STONE FINISHED GRADE

NATURALLY COMPACTED FILL

CULTEC CONTACTOR 100HD
HEAVY DUTY CHAMBER

CULTEC HVLV SFCx2 FEED CONNECTOR
WHERE SPECIFIED

1-2 INCH [25-50mm] WASHED, CRUSHED STONE

NATURALLY COMPACTED FILL

FINISHED GRADE

CULTEC NO. 410 NON-WOVEN GEOTEXTILE
AROUND STONE. TOP AND SIDES MANDATORY,
BOTTOM PER ENGINEER'S DESIGN PREFERENCE

36.0" [914 mm] 40.0" [1016 mm] MIN.
CENTER-TO-CENTER

6.0"  MIN.

12.5" [318 mm]

6.0"  MIN.

6.0" [152 mm] MIN.

 CULTECS 100HD

9.0
100HD

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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ZONING BOARD OF APPEALS MEETING MINUTES 
May 21, 2025, at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 
MEMBERS PRESENT:   Jonathan Gewirtz, Chairman 

Stefanie Collantes, Member 
Richard Weinberger, Member 
Stuart Zelmanovitz, Member 

      Randi Marlin, Member  
Barry Rozenberg, Ad Hoc 
Anita Hajioff. Ad Hoc  

    
OTHERS PRESENT:    Doris Ulman, Assistant Village Attorney 
      Alicia Schultz, Deputy Village Clerk 
 
Chairman Gewirtz opened the meeting at 7:30 pm followed by a roll call. 
 
ITEM #1- PUBLIC HEARING – 91 Spook Rock Road 
 
Chairman Gewirtz read the following public hearing notice into the record: 
 
Application submitted by Jacob Fried 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 covered porch, 

pavers and deck having front yard of 47 feet instead of the minimum required of 50 feet, impervious surface 

ratio of .29 instead of the maximum permitted of .20 and front yard impervious surface ratio of .42 instead of 

the maximum permitted of .15. 

 

The subject premises are situated on the west side of Spook Rock Road, known as 91 Spook Rock Road, 

designated on the Tax Map as Section 40.16 Block 1 Lot 10.2, in an R-50 Zoning District. 

 

Paul Baum, the applicant’s attorney, was present and affirmed to tell the truth. Mr. Baum stated that this lot 

was brought into existence due to a subdivided lot and is a flag lot. Mr. Baum stated that the subdivision itself 

was granted variances and the lot is slightly undersized. Mr. Baum stated that the flag lot driveway is rather 

long, was widened, and contributes to the larger variance. 

 

Doris Ulman stated that the requirement for front yard impervious surface ratio allowed in an R-50 Zone is 

.15, the applicant is requesting .42, and .37 was approved for the subdivision in November 2017. Ms. Ulman 

questioned why the increase from the approved .37 to the proposed .42. 

 

Mr. Baum responded that the applicant changed the driveway to ensure that the driveway originally approved 

would not have to be shared. 
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Ms. Ulman stated that the width of the driveway of ____ft. (Doris? Don’t see width labeled on the plan) is 

wider than the Village Code allows.  

 

Mr. Baum stated that the pavers installed were more extensive and other changes were made since originally 

approved, as the plan switched hands and the original developer is no longer involved in the project. Mr. 

Baum stated that he will have to check with the Village Engineer if the pavers and the deck are considered to 

be pervious or impervious surfaces. Mr. Baum added that this property is set back from the road and is to be 

properly screened by landscaping, and the home in front of their flag lot. Mr. Baum added that they will be 

installing a total of SIX (6) drywells for their drainage system, so zero net runoff is attained. 

 

Ms. Ulman stated that she is concerned with the large, unusual shape of the driveway. 

 

Jacob Fried, the applicant, was present and affirmed to tell the truth. Mr. Fried stated that he has a rather large 

family and they have THREE (3) to FOUR (4) cars parked in the driveway during the week and they have a 

larger driveway for turning radii due to all the vehicles. 

 
Richard Weinberger read the following review letters into the record: 
 

1. Rockland County Center for Environmental Health, dated 5/19/2025 
2. Rockland County Sewer District #1 memo, dated 4/11/2025 
3. Rockland County Planning Department, dated 5/8/2025 
4. Rockland County Highway Department, dated 4/8/2025 

 
Mr. Baum stated that they will comply with and create a response letter for the County memos prior to the 
next Zoning Board meeting. 
 
Chairman Gewirtz questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak. 
 
Chairman Gewirtz made a motion to adjourn this application to the June 18, 2025, meeting and further 
schedule a site visit on June 8, 2025, seconded by Randi Marlin. Upon vote, this motion carried unanimously.  
 
ITEM #2- PUBLIC HEARING – 4 Grand Park Drive 
 
Chairman Gewirtz read the following public hearing notice into the record: 
 
Application submitted by Moshe Lichtenstein on behalf of Four Grand Park LLC for variances from the 

provisions of Section 230-17 Attachment I and Section 230 34D(2) of the Code of the Village of Wesley Hills 

to permit the construction, maintenance and use of a single family residence and semi-circular driveway 

having impervious surface ratio of .203 instead of the maximum permitted of .20, front yard impervious 

surface ratio of .255 instead of the maximum permitted of .24 and driveway gradient of 12% for the first 20 

feet instead of maximum permitted of 3%.  

 

The subject premises are situated on the east side of Grand Park Drive approximately 160 feet north of 

Grandview Avenue, known as 4 Grand Park Drive, designated on the Tax Map as Section 41.14 Block 1 Lot 

9, in an R-50 Zoning District. 

 

Stanley Mayerfeld, the applicant’s architect, was present and affirmed to tell the truth. Mr. Mayerfeld stated 

that the proposed plan requires THREE (3) variances for the driveway, as they need to shift and grade the 

slope of the semi-circular driveway.  
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Jorel Vaccaro, the applicant’s engineer, was present and affirmed to tell the truth. Mr. Vaccaro stated that this 

is driveway is a bit hilly, so the variance requesting the 12% slope where 3% is allowed for the first 20 feet. 

Mr. Vaccaro stated that this change to the original approval was due to the skew and shape of the driveway. 

Mr. Vaccaro added that the driveway is 11 feet wide all the length the drive. 

 

Doris Ulman questioned where the gradient increase is along the driveway.   

 

Mr. Vaccaro stated that it begins at 13 feet instead of 20 feet, which also gives room for activity on the 

driveway. 

 
Richard Weinberger read the following review letters into the record: 
 

1. Rockland County Sewer District #1 memo, dated 5/12/2025 
 
Mr. Mayerfeld stated that they will comply with and create a response letter for the County memo prior to 
the next Zoning Board meeting. 
 
Chairman Gewirtz read letters of support from the following addresses: 

 
1. 1 Grand Park Drive   2.   3 Grand Park Drive 3.  5 Grand Park Drive 
4.   6 Grand Park Drive     

 
Chairman Gewirtz questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak. 
 
Randi Marlin made a motion to adjourn this application to the June 18, 2025, meeting and further schedule a 
site visit on June 8, 2025, seconded by Stuart Zelmanovitz. Upon vote, this motion carried unanimously.  
 
ITEM #3- CONTINUED PUBLIC HEARING – 29 East Lane 
 
Chairman Gewirtz read the following public hearing notice into the record: 

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. 

Paul Baum, the applicant’s attorney, was present and affirmed to tell the truth. Mr. Baum stated that this lot is 

located in Pomona Country Club, which is a private, quiet, unique community. Mr. Baum stated the property 
has TWO (2) front yards as there is Hillcrest Road, a paper road that only exists for mapping purposes, along 
the southern property line, and East Lane travels along their western property line. Mr. Baum stated that the 
current garage, and portion of the property, is on the opposing side of the street. Mr. Baum added that the 
applicant was proposing to turn the current garage into a yoga/fitness studio and to build an additional 
garage closer to the home that can be used as intended. Mr. Baum stated that this construction will not have 
any impact on the neighboring properties, as Hillcrest Road is a paper road, lined with trees and has never 
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been built upon. Mr. Baum stated that the impervious surface is only increasing by 300 square feet as the 
garage is proposed to be built upon the current driveway that exists. 
 
Chairman Gewirtz stated that he noticed when he visited the site, that you cannot see past the trees on paper 
street Hillcrest Road, and there in no access to McNamara Road from the end of East Lane.  
 
Doris Ulman stated that a revised plan has been recently submitted to the Village for review and the plan had 
to go to the County for GML review, and we must give them a full THIRTY (30) days to respond. Ms. Ulman 
stated that the application must be amended to change the front yard impervious surface ratio request from 
.263 to .367. 
 
Mr. Baum stated that the application is in a private community, and he does not believe there is any regional 
impact to the public community, and the revisions requested by the Rockland County Planning Department 
have been satisfied. Mr. Baum stated that due to the fact that this is a garage going over existing pavement 
and they complied with the County’s requirements 
 
Richard Weinberger read the following review letter into the record: 
 

1. Rockland County Planning Department, dated 4/3/2025 
 
Stuart Zelman Ovitz stated that it is at the applicant’s own risk to not comply with the County requirements, 
as the applicant has stated they have already returned what the County has requested, he sees no problem 
with moving ahead with a decision on this application. 
 
Chairman Gewirtz questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak on this application. 
 
Chairman Gewirtz made a motion to close the public hearing, seconded by Stuart Zelmanowitz. Upon vote, 
the motion carried unanimously. 
 
Chairman Gewirtz stated that East Lane is in a private community, with an abundant amount of screening, 
the proposed placement of the garage seems to be the best place to construct it, the current garage is not 
convenient and is across the street from the dwelling. Chairman Gewirtz added that technically since 
Hillcrest Road is a paper street lined with ample trees and bushes, it is a side yard as opposed to a front yard. 
 
Chairman Gewirtz made a motion to approve the following resolution upon the condition that the Rockland 
County Planning Department has no further comments for the revised plan submitted, seconded by Stuart 
Zelmanowitz: 
 
(INSERT RESOLUTION) 
 
Upon vote, this motion carried unanimously 
 
ITEM #4- APPROVAL OF MINUTES – MARCH 19, 2025 
 
Chairman Gewirtz made a motion to approve the Zoning Board of Appeals minutes of March 19, 2025, with 
the (2) alterations, seconded by Stuart Zelmanowitz. Upon vote, this motion carried unanimously.  
 
ADJOURNMENT 
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Chairman Gewirtz made a motion to adjourn the meeting, seconded by Stuart Zelmanowitz. Upon vote, this 
motion carried unanimously. 
 
Respectfully submitted, 
Alicia Schultz 
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