
 
PLANNING BOARD MEETING AGENDA 

December 18, 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 

CONTINUED PUBLIC HEARING 

 1. THE APPLICATION SUBMITTED BY MARK FRIEDMAN FOR  
SITE PLAN AND SPECIAL PERMIT. Affecting property located on the eastern side of  
Martha Road, 350 feet south of Grandview Avenue. Designated on the Town of Ramapo Tax  
Map as Parcel ID# 41.14-1-62. Subject property is located at 12A Martha Road. 

DISCUSSIONS 

 2. DISCUSSION ON THE APPLICATION OF TZVI LEFKOWITZ FOR 
A CLEARING/FILLING/EXCAVATING PERMIT. Designated on the Town on Ramapo Tax Map as 
Parcel ID#41.07-2-31. Subject property is located at 34 Willow Tree Road. 
 

 3. DISCUSSION OF THE APPLICATION SUBMITTED BY MENDEL KIRSH FOR  
SITE PLAN AND SPECIAL PERMIT. Affecting property located on the southern side of  
Pearl Drive. Designated on the Town of Ramapo Tax  
Map as Parcel ID# 41.14-1-38. Subject property is located at 1 Pearl Drive. 

 4. Discussion of the Proposed Zoning Law Amendment Regarding Sidewalks. 

APPROVAL OF MINUTES 
November 25, 2025 

 5. November 25, 2025 

ADJOURNMENT 
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Civil Tec Engineering & Surveying P.C. 
139 Lafayette Avenue, 2nd Floor, Suffern, NY 10901 Tel 845.547.2241 Fax 845.547.2243 

111 Main Street, Chester, NY 10918 Tel 845.610.3621 
Civil-Tec.com 

November 21, 2025 

 

Village of Wesley Hills 

432 Route 306 

Wesley Hills, New York 10952 

 

Re:  12A Martha Road 

 Monsey, NY 10952 

 Tax Lot 41.14-1-62 

 

Attached please find a plan revised based upon comments received. 

 

Comments from Civil Design Works LLC dated April 23, 2025 

 

1. Site plans must be provided showing proposed grading, utilities, soil erosion 

control, landscaping and construction details as may be required. The grading, 

utilities, and erosion control are shown on sheet 3. Details are on sheet 5. The 

landscaping information is on the landscape architect’s plan.  

2. The required variances should be noted on the bulk table. The variances required 

are shown on the bulk table on sheet 3.  

3. Trees to be removed or saved should be denoted on the plans. The trees to be 

removed have an X through them. 

4. Drainage calculations must be provided to account for the new tennis court. 

Calculations are now provided. 

 

Comments from Nelson Pope Voorhis dated April 18, 2025 

 

1. The applicant’s attorney provides a discussion of how the newly proposed tennis 

court complies with the several special permit requirements of Section 230-22 

General Standards. These standards, and the applicant attorney’s notes, area as 

follows: All special permit uses shall comply with the following standards, in 

addition to the site plan standards of Article X of this chapter The Planning 

Board shall attach such additional conditions and safeguards to any special 

permit as are, in its opinion, necessary to insure initial and continual 

conformance to all applicable standards and requirements.  

a. The location and size of the special permit use, the nature and intensity of 

the operations involved in it or conducted in connection with it, the size of 

the site in relation to it and the location of the site with respect to streets 

giving access to it are such that it will be in harmony with the appropriate 

and orderly development of the area in which it is located. Note: the 

applicant’s attorney notes that three other nearby homes with tennis 

court enclosures of 6,800 sf, 5,300 sf, and 7,400 sf.  

b. The location, nature and height of buildings, walls and fences and the 

nature and extent of existing or proposed plantings on the site are such 

that the special permit use will not hinder or discourage the appropriate 

development and use of adjacent land and buildings. Note: the 
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Civil Tec Engineering & Surveying P.C. 
139 Lafayette Avenue, 2nd Floor, Suffern, NY 10901 Tel 845.547.2241 Fax 845.547.2243 

111 Main Street, Chester, NY 10918 Tel 845.610.3621 
Civil-Tec.com 

applicant’s attorney notes that the proposed tennis court “is located in a 

corner of the subject property, within bounds and away from the 

remainder of the developed area of the property. Yard variances are not 

needed for the tennis court.”  

c. Operations in connection with any special permit use will not be more 

objectionable to nearby properties by reason of noise, traffic, fumes, 

vibration or other characteristics than would be the operations of 

permitted uses not requiring a special permit. Note: the applicant’s 

attorney notes, “Tennis courts are similar to other sports courts with 

bouncing balls, such as half-court basketball courts (900 sf) or pickleball 

courts (1600 sf). Neither require a special permit as they are smaller than 

2500 sf.” 

d. Parking and loading areas will be of adequate size for the particular 

special permit use, properly located and suitably screened from adjoining 

residential uses, and the entrance and exit drives shall be laid out so as to 

achieve maximum convenience and safety. Note: the applicant’s attorney 

notes that no additional parking or loading areas are required. 

e. The special permit use will not result in diminution of the value of 

property in the neighborhood or a change in the character of the 

neighborhood in which the use would be situated. Note: the applicant’s 

attorney notes, “The proposed tennis court is in keeping with amenities 

associated with larger, more expensive homes now being built.” 

f. While the subject site is large and the proposed tennis court requires no 

setback variances, we recommend that the Planning Board consider 

reducing the size of the tennis court enclosure, and consider the need for 

additional landscaping to minimize noise and visual impacts to the 

adjacent residences.  The applicant is not proposing to reduce the size of the 

tennis court. It is a large parcel. The court was previously reduced by cutting 

the corners on angles. 

2.  As the application progresses, please: 

a. Please note the size of the proposed tennis court enclosure of 7,200 sf on 

the plans. The area is 7,000 SF and is now noted. 

b. While the submitted plans appear to note the locations of existing and 

proposed trees, please submit a landscaping plan for the site. The 

landscape architect has provided a plan. 

c. Include a legend on the site plan so that all the features are clearly 

recognizable. (e.g., existing trees, trees to be removed, various surfaces, 

etc.) Additional information is now labeled. 

d. If possible, more clearly show impervious versus pervious surfaces such 

as gravel or grass areas. Additional labels are now provided. 

e. Please note the surface under the pergola (paved, grass, gravel, etc.) The 

tennis court was previously reduced by cutting the corners on angles. 

f. Please call out the several newly requested variances on the Bulk Table. 

They are listed as being required. 

g. Provide more detail on the site’s proximity to a nearby stream or 

waterbody, as noted in the SEAF, 13.a. The closest watercourse is off site 
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and is the discharge from Bockar Lake (in Willow Tree Park). It is on the 

other side of Grandview Avenue.  

3. To minimize the amount of impervious surfaces at the property, consider 

reducing the size of the driveway and parking pad, the size of the proposed pool 

patio, and the utilization of porous concrete, gravel and pavement where 

applicable. The driveway is now shown with portions that are gravel/pervious. 

4. We defer to the Village engineer on drainage impacts on the site. Comment noted. 

5. We recommend that the proposed be listed as an Unlisted action. Comment 

noted. 

6. Due to the property’s proximity to Grandview Avenue (County Route 80), the 

boundary with the Town of Ramapo and the Village of Montebello, this 

application will need to be referred to the Rockland County Planning 

Department as required under General Municipal Law Section 239-m and nn. 

Comment noted. 

 

Please contact me at (845) 547-2241 or by email at rbarese@civil-tec.com with any questions 

or concerns you may have. 

 

Sincerely, 

 
 

Rachel Barese, P.E. 

President 
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Job Name: 12A Martha Road

Address: 12A Martha Road

Municipality: Village of Wesley Hills

SBL: 41.14-1-62

Date: Jul-21

Rev Date: Nov-25

DRYWELL CALCULATIONS

Total Area 1.84 acres

Existing Conditions:

Impervious Area: 0.3 acres

Lawn: 1.54 acres

Proposed Conditions:

Impervious Area: 0.62 acres

Lawn: 1.22 acres

Design Storm:

100 year storm, 24 hour rainfall

9 inches

Soil Characteristics:

Soil Type:

Hydrologic Soil Group: C

Existing Curve Number: 78

Proposed Curve Number: 80

Soil Percolation Rate:

Based on Soil Testing

Rate: 0.10 inches/min

Diameter: 12 inches

Perc rate

0.00833 CF/SF/min

12.00 CF/SF/day

Required Storage Volume:
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Use 100 year, 24 hour rainfall

Existing Conditions:

S=(1000/CN)-10

2.82

Q=(P-0.2S)^2/(P+0.8S)

6.32

Proposed Conditions

S=(1000/CN)-10

2.50

Q=(P-0.2S)^2/(P+0.8S)

6.57

Difference in Runoff Depth:

0.25 inches

Storage volume

1643.50 CF

Drywell Storage Volume

Required Storage Volume= 1643.50 CF

Use:

5.5 ft diameter drywell

5.5 ft depth

18 inch stone surround

0.4 Void Space for Stone

Area of Drywell

23.75 SF

Area Including Stone

56.72 SF

Area of Stone

32.97 SF

Volume of Diameter

130.60 CF

Volume of Stone

266.41 CF

Volume after Voids

106.56 CF

Volume Storage

237.17 CF

Drywell percolation - 24 hours:

Side wal area

94.99 SF

Assume no percolation in bottom area
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Percolation Volume

1139.82 CF/day

Total drywell Volume - 24 hours

1376.99 CF

Calculate drywells required:

1.19

Use 2 drywells

2753.98 CF

2753.98 > 1643.50
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WATERSHED/ HYDROLOGIC COVER HYDROLOGIC TOTAL  IMPERVIOUS AREA          PERVIOUS AREA WEIGHTED

SUBBASIN ID GROUP TYPE COND. AREA(AC) AREA(AC) CN A * CN AREA(AC) CN A * CN CN

Existing Impervious Good 0.30 0.30 98 29.40 0.00 98 0.00 98

C Lawn Good 1.54 0.00 98 0.00 1.54 74 113.96 74

TOTAL: 1.84 0.30 29.40 1.54 113.96 78

Proposed Impervious Good 0.62 0.62 98 60.76 0.00 98 0.00 98

C Lawn Good 1.22 0.00 98 0.00 1.22 74 90.28 74

TOTAL: 1.84 0.62 60.76 1.22 90.28 82
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Soil Map—Rockland County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 1 of 3
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Rockland County, New York
Survey Area Data: Version 18, Jun 11, 2020

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Oct 7, 2013—Feb 26, 
2017

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Soil Map—Rockland County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 2 of 3
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

WeA Wethersfield gravelly silt loam, 
0 to 3 percent slopes

0.3 2.4%

WeB Wethersfield gravelly silt loam, 
3 to 8 percent slopes

7.4 58.7%

WuB Wethersfield-Urban land 
complex, 2 to 8 percent 
slopes

4.9 38.9%

Totals for Area of Interest 12.5 100.0%

Soil Map—Rockland County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 3 of 3
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Rockland County, New York

WeB—Wethersfield gravelly silt loam, 3 to 8 percent slopes

Map Unit Setting
National map unit symbol: 9v5l
Elevation: 30 to 690 feet
Mean annual precipitation: 47 to 50 inches
Mean annual air temperature: 48 to 52 degrees F
Frost-free period: 135 to 215 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Wethersfield and similar soils: 80 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Wethersfield

Setting
Landform: Hills, till plains
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Crest
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy acid till derived mainly from reddish 

sandstone, shale, and conglomerate, with some basalt

Typical profile
H1 - 0 to 13 inches: gravelly silt loam
H2 - 13 to 22 inches: gravelly loam
H3 - 22 to 60 inches: gravelly fine sandy loam

Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: 20 to 38 inches to densic material
Drainage class: Well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately low to moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 18 to 30 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 3.4 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: F145XY012CT - Well Drained Dense Till Uplands
Hydric soil rating: No

Map Unit Description: Wethersfield gravelly silt loam, 3 to 8 percent slopes---Rockland County, 
New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 1 of 2
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Minor Components

Charlton
Percent of map unit: 5 percent
Hydric soil rating: No

Cheshire
Percent of map unit: 5 percent
Hydric soil rating: No

Riverhead
Percent of map unit: 5 percent
Hydric soil rating: No

Wallington
Percent of map unit: 5 percent
Hydric soil rating: No

Data Source Information

Soil Survey Area: Rockland County, New York
Survey Area Data: Version 18, Jun 11, 2020

Map Unit Description: Wethersfield gravelly silt loam, 3 to 8 percent slopes---Rockland County, 
New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 2 of 2
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Rockland County, New York

WuB—Wethersfield-Urban land complex, 2 to 8 percent 
slopes

Map Unit Setting
National map unit symbol: 9v5p
Elevation: 0 to 710 feet
Mean annual precipitation: 47 to 50 inches
Mean annual air temperature: 48 to 52 degrees F
Frost-free period: 135 to 215 days
Farmland classification: Not prime farmland

Map Unit Composition
Wethersfield and similar soils: 50 percent
Urban land: 25 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Wethersfield

Setting
Landform: Hills, till plains
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Crest
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy acid till derived mainly from reddish 

sandstone, shale, and conglomerate, with some basalt

Typical profile
H1 - 0 to 13 inches: gravelly silt loam
H2 - 13 to 22 inches: gravelly loam
H3 - 22 to 60 inches: gravelly fine sandy loam

Properties and qualities
Slope: 2 to 8 percent
Depth to restrictive feature: 20 to 38 inches to densic material
Drainage class: Well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately low to moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 18 to 30 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 3.4 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C
Ecological site: F145XY012CT - Well Drained Dense Till Uplands

Map Unit Description: Wethersfield-Urban land complex, 2 to 8 percent slopes---Rockland 
County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 1 of 2
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Hydric soil rating: No

Description of Urban Land

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8s
Hydric soil rating: Unranked

Minor Components

Wallington
Percent of map unit: 5 percent
Hydric soil rating: No

Charlton
Percent of map unit: 5 percent
Hydric soil rating: No

Cheshire
Percent of map unit: 5 percent
Hydric soil rating: No

Riverhead
Percent of map unit: 5 percent
Hydric soil rating: No

Udorthents
Percent of map unit: 5 percent
Hydric soil rating: No

Data Source Information

Soil Survey Area: Rockland County, New York
Survey Area Data: Version 18, Jun 11, 2020

Map Unit Description: Wethersfield-Urban land complex, 2 to 8 percent slopes---Rockland 
County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/21/2021
Page 2 of 2
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Civil Tec Engineering & Surveying P.C. 
139 Lafayette Avenue, 2nd Floor, Suffern, NY 10901 Tel 845.547.2241 Fax 845.547.2243 

55 Brookside Avenue, Chester, NY 10918 Tel 845.610.3621 
Civil-Tec.com 

12A Martha Road 

Village of Wesley Hills 

Percolation/Deep Tests 

October 14, 2021 

 

Test performed by Devin Crichlow, signed off by Rachel Barese, P.E. 

 

Hole 1 

Deep Test: 

0’-1’ topsoil 

1’-4’ Brown silt/clay with stones 1” – 4” 

4’-10’ Red silt/clay with stones 1” – 4” 

Bedrock reached at 10’ 

No signs of groundwater 

 

24” perc test at 6’ 

Run 1- 40 seconds 

Run 2- 1 minute 12 seconds 

Run 3- 1 minute 31 seconds 

Run 4- 1 minute 44 seconds 

Run 5- 1 minute 46 seconds 

Run 6- 1 minute 50 seconds 
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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.

7/06/20

WPD

SPD

3814

1"=20'

1 OF 5

CIVIL TEC    Engineering & Surveying PC

SURVEY MAP

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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 41.14,  BLOCK 1, LOT 62 OF THE VILLAGE

OF WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT

PAGE 1027 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "ARNOLD C. GILBERT",

FILED IN THE ROCKLAND COUNTY CLERKS OFFICE ON OCTOBER

12, 1973 IN BOOK 86 ON PAGE 42  AS MAP NUMBER 4464.

4.   TOTAL AREA = 80,253 SQUARE FEET OR 1.8424 ACRES.

SURVEY NOTES:

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

1. IT IS A VIOLATION OF THE STATE EDUCATION LAW SECT 7209 (2) FOR ANY

PERSON, UNLESS ACTING UNDER THE DIRECTION OF A LICENSED LAND

SURVEYOR, TO ALTER AN ITEM IN ANY WAY ONLY COPIES OF THIS SURVEY

MARKED WITH THE LAND SURVEYOR'S SIGNATURE AND AN ORIGINAL

EMBOSSED SEAL ARE A VALID ORIGINAL PRODUCT OF THE LAND

SURVEYOR. THIS SURVEY IS PREPARED ONLY FOR THE PARTIES AND

PURPOSE INDICATED HEREON ANY CLAIM FOR LIABILTY SHALL NOT

EXCEED THE AMOUNT OF THE AGREEMENT ANY EXTENSION OF USE

BEYOND THE PURPOSE AGREED TO BETWEEN THE CLIENT AND THE

SURVEYOR EXCEEDS THE SCOPE OF THE ENGAGEMENT HOLDS THE

SURVEYOR HARMLESS FOR UNAUTHORIZED USE BY OTHER PARTIES

PERSONS OR GOVERNMENTAL APPROVALS AND RENDERS THIS SURVEY

MAP NULL & VOID. THIS SURVEY MAP IS SUBJECT TO AN ACCURATE

ABSTRACT OF TITLE. 

2. THIS SURVEY MAP IS BASED ON AN ACTUAL FIELD SURVEY CONDUCTED

FOR A SPECIFIC PURPOSE AND IS BASED ON SPECIFIC CONTRACTUAL

REQUIREMENTS FOR THIS TRANSACTION. USE OF THIS MAP FOR SURVEY

INSPECTION UPDATES IS STRICTLY PROHIBITED. THIS MAP MAY NOT BE

COPIED IN WHOLE OR IN PART. THIS MAP MAY NOT BE USED FOR OTHER

PURPOSES OR TRANSACTIONS. THIS MAP MAY NOT BE SOLD, RENTED,

LEASED, PHOTOCOPIED, ENLARGED, REDUCED, TRACED OR TRANSFERED

IN ANY OTHER WAY WITHOUT THE PRIOR WRITTEN CONSENT OF A CIVIL

TEC ENGINEERING & SURVEYING PC REPRESENTATIVE WHO'S SIGNATURE

& SEAL APPEAR HEREON.

3. PROPERTY CORNER MARKERS WERE NOT INSTALLED AS PART OF THIS

SURVEY. 

4. VERTICAL DATUM IS NAVD88.
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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.

12/7/2020

RB/LT

RB/LT

3814

1"=20'

2 OF 5

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN APPROVED 2021

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

1" = 300'

REFERENCES
1. BEING SECTION 41.14,  BLOCK 1, LOT 62 OF THE VILLAGE OF

WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT PAGE

1027 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "ARNOLD C. GILBERT", FILED IN

THE ROCKLAND COUNTY CLERKS OFFICE ON OCTOBER 12, 1973 IN

BOOK 86 ON PAGE 42  AS MAP NUMBER 4464.

4.   TOTAL AREA = 80,253 SQUARE FEET OR 1.8424 ACRES.

NO STEEP SLOPES

PARKING CALCULATION:

SINGLE FAMILY HOME REQUIRES 2 SPACES

2 GARAGE SPACES PROVIDED

LOT COVERAGE:

DRIVEWAY 5,446 SF

DWELLING 5,275 SF

GAZEBO, POOL EQUIPMENT 560 SF

POOL, SPA, HOT TUB 1,100 SF

POOL PATIO 2,260 SF

WALKWAYS, WINDOW WELLS, STAIRS,

TERRACES, ETC. 2,558 SF

TOTAL 17,199 SF

TOTAL IMPERVIOUS COVERAGE:

17,199 SF/80,253 SF = 0.21

IMPERVIOUS IN FRONT YARD:

4,347 SF (DRIVEWAY)

AREA OF FRONT YARD: 22,624 SF

FRONT YARD IMPERVIOUS RATIO:

4,347 SF IMPERVIOUS/22,624 SF = 0.19

BUILDING COVERAGE CALCULATION:

9,371 SF TOTAL LIVING FLOOR AREA

TOTAL FLOOR AREA INCLUSIVE: 9,766 SF

3,272 SF IN SINGLE STORY HEIGHT (GAZEBO INCLUDED)

3,272 SF/8,805 (5,533 SF IN TWO STORY HEIGHT) TOTAL

BUILDING AREA = 0.37

0.37 X 0.05 = 0.0185

0.0185 + 0.10 = 0.1185

80,253 SF (LOT AREA) X 0.1185 = 9,509.98 SF MAXIMUM

ALLOWABLE BUILDING COVERAGE

PROVIDED BUILDING COVERAGE

8,805 SF TOTAL BUILDING COVERAGE < 9,509.98 SF MAXIMUM

BUILDING COVERAGE ALLOWED

0.110 < 0.1185

VARIANCES GRANTED ON SEPTEMBER 16, 2020

*ALL EXISTING STRUCTURES ARE TO BE REMOVED

OCTOBER 6, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

OCTOBER 14, 2021 REV 2 REV PER SOIL TESTING

OCTOBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS

NOVEMBER 15, 2021 REV 4 REV PER VILLAGE ENGINEER'S 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.

12/7/2020

RB/LT

RB/LT

3814

1"=20'

3 OF 5

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

1" = 300'

NO STEEP SLOPES

PARKING CALCULATION:

SINGLE FAMILY HOME REQUIRES 2 SPACES

2 GARAGE SPACES PROVIDED

FRONT YARD IMPERVIOUS

DRIVEWAY 5,300 SF

5,300 SF IMPERVIOUS/22,624 SF FRONT YARD = 0.23

BUILDING COVERAGE CALCULATION:

9,371 SF TOTAL LIVING FLOOR AREA

TOTAL FLOOR AREA INCLUSIVE: 9,766 SF

3,272 SF IN SINGLE STORY HEIGHT (GAZEBO INCLUDED)

3,272 SF/8,805 (5,533 SF IN TWO STORY HEIGHT) TOTAL

BUILDING AREA = 0.37

0.37 X 0.05 = 0.0185

0.0185 + 0.10 = 0.1185

80,253 SF (LOT AREA) X 0.1185 = 9,509.98 SF MAXIMUM

ALLOWABLE BUILDING COVERAGE

PROVIDED BUILDING COVERAGE

9,005 SF TOTAL BUILDING COVERAGE < 9,509.98 SF MAXIMUM

BUILDING COVERAGE ALLOWED

0.112 < 0.1185

VARIANCES ORIGINALLY GRANTED ON SEPTEMBER 16, 2020

VARIANCE REQUIRED FOR 230-14.O(6) FOR MORE THAN TWO ACCESSORY STRUCTURES.

SPECIAL PERMIT REQUIRED FOR AN ACCESSORY SPORTS COURT GREATER THAN 2,500 SF

*ALL EXISTING STRUCTURES ARE TO BE REMOVED

REFERENCES
1. BEING SECTION 41.14,  BLOCK 1, LOT 62 OF THE VILLAGE OF

WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT PAGE

1027 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "ARNOLD C. GILBERT", FILED IN

THE ROCKLAND COUNTY CLERKS OFFICE ON OCTOBER 12, 1973 IN

BOOK 86 ON PAGE 42  AS MAP NUMBER 4464.

4.   TOTAL AREA = 80,253 SQUARE FEET OR 1.8424 ACRES.

OCTOBER 6, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

OCTOBER 14, 2021 REV 2 REV PER SOIL TESTING

OCTOBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS

NOVEMBER 15, 2021 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS

AUGUST 7, 2024 REV 5 REV FOR TENNIS COURT

DECEMBER 31, 2024 REV 6 REV UTILITIES

JANUARY 17, 2025 REV 7 REV FOR ZBA

NOVEMBER 21, 2025 REV 8 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.

10/28/24

DC

RB/LT

3814

1"=20'

4 OF 5

CIVIL TEC    Engineering & Surveying PC

OVERLAY PLAN

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

DECEMBER 31, 2024 REV 1 REV UTILITIES

JANUARY 17, 2025 REV 2 REV FOR ZBA

NOVEMBER 21, 2025 REV 3 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.

7/21/21

RB/LT

RB/LT

3814

AS SHOWN

5 OF 5

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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
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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

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'

(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:

TYPICAL DRIVEWAY PAVEMENT SECTION
SCALE: N. T. S.

OCTOBER 6, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

OCTOBER 14, 2021 REV 2 REV PER SOIL TESTING

OCTOBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS

NOVEMBER 15, 2021 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS

AUGUST 7, 2024 REV 5 REV FOR TENNIS COURT

DECEMBER 31, 2024 REV 6 REV UTILITIES

JANUARY 17, 2025 REV 7 REV FOR ZBA

NOVEMBER 21, 2025 REV 8 REV PER COMMENTS
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PLANNING BOARD MEETING MINUTES 

November 25, 2025 at 7:30 PM 
432 Route 306, Wesley Hills, NY 10952 

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

ROLL CALL 
 
MEMBERS PRESENT: Chairman Lon Lieberman 

Member Albert Tew 
Member Vanessa Newman-Caren 
Member Joshua Scheinberg 
Member Neal Wasserman 
Ad Hoc Tzee Rotberg  

 
ABSENT: 

 
Member Joseph Zupnik  

 
OTHERS PRESENT: 

 
Bruce Minsky- Deputy Village Attorney 
William Brady-Village Planner 
Stephanie Caputo-Secretary to the Planning and Zoning Boards 
Camille Guido Downey-Village Clerk Treasurer 
  

CALL TO ORDER 

Chairman Lieberman opened the meeting at 7:30pm. 

PUBLIC HEARING 

 1. PUBLIC HEARING ON THE APPLICATION SUBMITTED BY JAY COURT 
HOLDINGS LLC for the reinstatement of a previously approved Preliminary and 
Final Plat Approval of the three-lot merger culminating into a two-lot subdivision, the 
approval having by the Planning Board having taken place on July 24, 2024.    
 
The subject property(ies), prior to the previously approved subdivision, were known as 
2 Charlotte Drive, Wesley Hills, New York, 106 East Willow Tree Road, Wesley Hills 
NY and 106 East Willow Tree Road, Wesley Hills NY, located/designated on the 
north side of East Willow Tree Road, approximately 200 feet from the intersection of 
Rainbow Court).  The subject property(ies), prior to the previously approved 
subdivision, were designated on the Town of Ramapo Tax Map as Parcel ID #(s): 
44.08-1-44.1; 41.08-1-34; and  41.08-1-44.2, in a R-35 Zoning District. 
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Chairman Lieberman read the item into the record. 
 
Ira Emmanuel, the Applicant's Attorney, was present. Mr. Emanuel stated that they are in front 
of the Board for a reinstatement of the final subdivision approval. Mr Emanuel stated that they 
went before the Zoning Board, and they were granted the variances needed with a condition of a 
gate to restrict access to East Willow Tree Road.  
 
Rachel Barese, the Applicant's Engineer, was present. Ms. Barese stated that the driveway would 
start on Charlotte Drive and continue to East Willow Tree, where a gate will be for limited 
access. Ms. Barese stated that a SWPPP was previously sent to the Village Engineer for review 
and all comments were made. 
 
William Brady, Village Planner, was present and read his review letter dated November 24, 
2025. Mr. Brady stated that the driveway crosses over a wet area. The wet area is not considered 
a federal or state wetlands and a culvert may still be needed. 
 
Devon Palmieri of Weston & Sampson, Village Engineer, was present. Mr. Palmieri stated he 
agreed with the comments made by the Village Planner and no further comments were needed. 
 
Bruce Minsky, Village Attorney, stated that this is a Type II Action and was satisfied with the 
application. 
 
Chairman Lieberman asked if anyone from the public would like to speak: 
 
No one wished to speak. 
 
Neal Wasserman made a motion to close the public hearing, seconded by Albert Tew. 
 
Albert Tew made a motion to approve the reinstatement of Jay Court Subdivision, seconded by 
Neal Wasserman.  
 

Resolution 25-17 
Reinstatement of previously approved Final Plat 

 
WHEREAS, in regard to the application submitted by JAY COURT HOLDINGS 

LLC (“Applicant”) for a/an Preliminary and Final Plat Approval of the three lot merger 
culminating into a two lot subdivision (“Application”), the same affecting the property(ies) 
located/designated on the north side of East Willow Tree Road, approximately 200 feet from the 
intersection of Rainbow Court, designated on the Town of Ramapo Tax Map as Parcel ID # 
41.08-1-34 and 41.08-1-44.2 (“Property”).  The subject Property(ies) is/are commonly known as 
2 Charlotte Drive, Wesley Hills, New York and 106 East Willow Tree Road, Wesley Hills NY; 

 
WHEREAS, the Application is a reinstatement of the previous approval of the 

Subdivision Plat by Civil Tec Engineering & Survey PC, dated April 29, 2024, the same 
approved on July 24, 2024 (“Previous Approval”);  
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WHEREAS, the Previous Approval had lapsed, the lapse as described/explained in the 

Project Narrative, by Ira M. Emmanuel, Esq., dated September, 2025, and which lapse has 
necessitated the instant Application, which Application, now/again, seeks approval, of the 
Subdivision Plat by Civil Tec Engineering & Survey PC, dated April 29, 2024 ; 

 
WHEREAS, after due notice, a public hearing on said Application was held by the 

Planning Board November 25 2025; 
 
WHEREAS, the Applicant appeared in person and by its representative(s) and testified 

for the Application; 
 
WHEREAS, at the public hearing, the Planning Board gave access to a public hearing 

and no members of the public appeared and/or no one opposed the Application, and with the 
Planning Board considering all input from the public;  

 
WHEREAS, the Planning Board consulted with its professionals [Planner, Engineer, 

Legal], and based on the Application filed, reviewed and determined that: 
                 (i) the Application was a Type II action under SEQRA, and issued an 

associated negative declaration; 
                                 (ii) the Application was not subject to GML referrals;  
                                (iii) the Application satisfied the criteria, considerations and standards of 
the Village of Wesley Hills Code, including but not limited to Chapter 193 – Subdivision of 
Lands Wesley Hills, as well as other relevant code sections;                       

  
            NOW, upon said hearing and the evidence presented, it is hereby found and determined. 

 
BE IT RESOLVED that the Application, as per the Subdivision Plat by Civil Tec 

Engineering & Survey PC, dated April 29, 2024, is approved (“Approval”);   
 
BE IT FURTHER RESOLVED that the Approval granted herein is expressly 

conditioned and subject to the Applicant’s compliance with: (i) Brooker Engineering’s letter 
dated June 26, 2024; (ii) Nelson Pope Voorhis’ letter dated June 11, 2024; (iii) Nelson Pope 
Voorhis’ letter dated November 25, 2025; (iv) the Resolution, dated September 17, 2025, by the 
Zoning Board of Appeals; (v) all local laws and ordinances of the Village of Wesley Hills, as 
well as other governing/overseeing municipalities/authorities; (vi) the payment of all monies 
owed to the Village in regard to the Application and/or Applicant, the same to be submitted prior 
to the issuance of any permit(s); and, (vii) any other requirements/conditions imposed by the 
Village’s Building Inspector and/or Engineer [i.e. Brooker Engineering’s letter dated March 26, 
2025].   
            Note that the Planning Board gives no approval of any building plans to be submitted, 
and any plans submitted to this Planning Board are solely for the purposes of the approval(s) as 
stated herein , the same being requested as per the Application. 
  
The voting in favor was as follows [ 5 to 0 ]: In Favor: Chairman Lon Lieberman, Member 
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Albert Tew, Member Vanessa Newman Caren, Member Neal Wasserman, and Member Joshua 
Schienberg; Oppose: NONE. Abstain: NONE. Upon vote, this motion was carried unanimously.  

APPROVAL OF MINUTES 

 2. September 25, 2025 

Vanessa Newman Caren made a motion to approve the Planning Board minutes from September 
25, 2025, seconded by Neal Wasserman. Upon vote, this motion was carried unanimously.  

ADJOURNMENT 

Neal Wasserman made a motion to adjourn the meeting, seconded by Albert Tew. Upon vote, 
this motion carried unanimously. 
 
Respectively submitted, 
 
Stephanie Caputo 
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