
 

ZONING BOARD OF APPEALS MEETING AGENDA 
June 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 

PUBLIC HEARING 

1. 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. 

CONTINUED PUBLIC HEARING 

2. 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. 

3. 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. 
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APPROVAL OF MINUTES 

4. April 24, 2025 

ADJOURNMENT 
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File Attachments for Item:

1. 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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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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File Attachments for Item:

2. 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.

26



  

                             
15 Lyncrest Drive 
Monsey, N.Y. 10952 

 T: (845) 354-0001 
 
April 25, 2025 
 
Village of Wesley Hills  
432 Route 306 
Wesley Hills, NY 10952 
 
Re:  4 Grand Park Dr 

Monsey, NY 10952 
 

 R-50 District    
Section: 41.14 
Block: 01 
Lot: 09 
 

Dear Chairman and Members of the Zoning Board, 
 
I hope this message finds you well. 
 
I am writing on behalf of the proposed project located at 4 Grand Park Drive, where we have been 
retained to represent the owners in connection with the installation of a semi-circular driveway for 
their new residence. 
 
Due to existing site conditions, the proposed driveway design requires several variances from the 
Village zoning code. We respectfully request the following variances: 
 
Requested Variances: 
Zoning Standard Required Proposed 
Maximum Impervious 
Surface Ratio 

20.0% 20.3% 

Maximum Front Yard 
Impervious Surface Ratio 

22.0% 25.5% 

Driveway Slope – First 20 
Feet 

Max 3% 12% 

 
Please refer to the submitted drawings prepared by Jorel J. Vaccaro, P.E., dated 01/13/25, which 
are enclosed for your review. 
 
Thank you for your time and assistance. Please let us know if any additional information is required. 
 
Sincerely, 
Stanley Mayerfeld    
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PROJECT DESCRIPTION: SINGLE FAMILY RESIDENCE   BLOCK: 1   LOT:9   ZONE: R-50
EXISTING USE: SINGLE FAMILY DWELLING    BUILDING CODES: VILLAGE OF WESLEY HILLS

LOT SIZE MIN REQUIRED EXISITING
TOTAL LOT AREA
LOT WIDTH

STREET FRONTAGE
MIN EFFECTIVE SQUARE (SIDE)

50,000 SF
150 SF
100 SF
150 SF

51,059 SF
175 SF
175 SF

SETBACKS REQUIRED PROPOSED VARIANCE
FRONT
SIDE (L,R)
COMB. SIDE YARD
REAR
BUILDING HEIGHT MAX

MAX EXPOSED
BUILDING
MAX BUILDING
COVERAGE
MAX IMPERVIOUS
SURFACE RATIO
MAX FRONT YARD
IMPERVIOUS SURFACE

50 FT 62 FT NO
30 FT NO

NO
NO

75 FT
50 FT
25 FT / 2.5 STORIES
(AVG. GRADE TO EAVE)

NO

40 FT 35'-7" FT NO

10% = 5,105 SF 9.99% = 5,100 SF
(4380 enclosed)

NO

20% = 10,211 SF

(62' x175') = 10,850 SF
x 22% = 2,387 SF
(BTWN FRONT LOT
LINE & NEAREST PART
OF MAIN BLDG) (NOTE
7: SEMI-CIRCULAR
DRIVEWAY)

20.3% =10,378 SF YES

YES25.5% = 2,767 SF

NOTE: SEE C-010 FOR DIMENSIONS AND C-210 FOR AREA CALCULATIONS

36.5 FT
36.5+42.17=78.67 FT
136 FT
22.8 FT (AVG. GRADE TO EAVE)
ELEV 473.2' TO 496' (MAX 498.2)

DRIVEWAY SLOPE,
1ST 20 FEET

3% 12% YES

DRIVEWAY SLOPE 12% 12% NO

CONSTRUCTION NOTES:
1. EXISTING UTILITIES AND UNDERGROUND STRUCTURES SHOWN ON THE PLAN

ARE BASED UPON THE BEST AVAILABLE PUBLIC RECORDS, PRIVATE RECORDS
AS SUPPLIED BY THE OWNER, OR DATA OBTAINED VERBALLY FROM OWNERS
OR OFFICIALS FAMILIAR WITH THE PROJECT SITE. NEITHER THE OWNER NOR
THE ENGINEER GUARANTEE ACCURACY OR COMPLETENESS OF THIS
INFORMATION AND ASSUME NO RESPONSIBILITY FOR IMPROPER LOCATIONS
ON THE CONSTRUCTION PLANS. OTHER UNDERGROUND FACILITIES NOT
SHOWN ON THE DRAWINGS MAY BE ENCOUNTERED DURING THE COURSE OF
THE WORK. ALL INVERT ELEVATIONS SHOWN ON THE DRAWINGS SHALL BE
VERIFIED BY THE CONTRACTOR PRIOR TO CONSTRUCTION.

2. IF CHANGED CONDITIONS ARE ENCOUNTERED, THE CONTRACTOR SHALL
NOTIFY THE ENGINEER IMMEDIATELY OF EITHER (1) PREEXISTING
SUBSURFACE CONDITIONS DIFFERING FROM THOSE INDICATED IN THE
PLANS, OR (2) PREEXISTING UNKNOWN SUBSURFACE CONDITIONS OF AN
UNUSUAL NATURE, DIFFERING MATERIALLY FROM THOSE ORIGINALLY
ENCOUNTERED AND GENERALLY RECOGNIZED AS INHERENT IN THE
CHARACTER OF THE WORK PROVIDED FOR IN THE CONTRACT. THE
CONTRACTOR AND/OR OWNER SHALL MAKE NO CLAIMS TO THE ENGINEER
FOR RECOMPENSATION FOR EXTRA WORK RESULTING FROM CHANGED
CONDITIONS UNLESS THE ENGINEER HAS APPROVED THE WORK IN WRITING.

3. CONTRACTOR SHALL PROVIDE ALL NECESSARY PERMITS AND APPROVED
CITY ORDINANCES AND SHALL POST SUCH DOCUMENTS AT VISIBLE
LOCATIONS AND MAINTAIN UPDATED DOCUMENTATION ACCORDINGLY.

4. CONTRACTOR SHALL CALL THE UTILITIES UNDERGROUND LOCATION CENTER
FOR FIELD LOCATIONS OF ALL UTILITIES AND SHALL NOT BEGIN EXCAVATION
UNTIL ALL KNOWN UNDERGROUND FACILITIES IN THE VICINITY OF THE
PROPOSED WORK HAVE BEEN LOCATED AND MARKED. IF THE UTILITY IS NOT
A SUBSCRIBER OF THE UTILITIES UNDERGROUND LOCATION CENTER, THEN
THE CONTRACTOR SHALL GIVE NOTICE TO THAT UTILITY.

5. THE CONTRACTOR IS RESPONSIBLE FOR REVIEW OF ALL  INFORMATION
PROVIDED BY UTILITY PURVEYORS, AND CITY OR STATE RECORDS RELATED
TO THE EXISTING UNDERGROUND UTILITIES. THE CONTRACTOR IS
RESPONSIBLE FOR AVOIDING DAMAGE TO THESE FACILITIES AND SHALL
RESTORE ALL UTILITIES AT CONTRACTOR'S EXPENSE.

6. CONTRACTOR SHALL NOTIFY ALL UTILITY SERVICES FOR TEMPORARY SHUT
OFF AS REQUIRED. CONTRACTOR SHALL MAINTAIN AND PROTECT SERVICES
AGAINST DAMAGE DURING DEMOLITION OPERATIONS.

7. NO PUBLIC WAYS OR WALKS MAY BE OBSTRUCTED WITHOUT THE WRITTEN
PERMISSION OF GOVERNING AUTHORITIES AND OF THE OWNER. WHERE
ROUTES ARE PERMITTED TO BE CLOSED, PROVIDE ALTERNATE ROUTES AND
SIGNAGE IF REQUIRED.

8. WET DEBRIS WITH WATER AS NECESSARY TO LIMIT DUST TO LOWEST
PRACTICAL LEVEL. DO NOT WET TO THE EXTENT OF FLOODING,
CONTAMINATED RUNOFF, OR ICING.

9. ANY PORTIONS OF PAVEMENT TO BE REMOVED MUST BE SEPARATED BY
MAKING A NEAT VERTICAL SAW CUT ALONG THE BOUNDARIES OF THE AREA
TO BE REMOVED. MAKE CUTS AT CLOSEST PAVING JOINT.

10. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL
LABOR, EQUIPMENT, AND SERVICES TO PROPERLY EXECUTE THE DEMOLITION
AND REMOVAL WORK INDICATED ON THESE CONSTRUCTION DOCUMENTS

11. ALL DEMOLITION WORK SHALL BE PERFORMED WITH MINIMUM DAMAGE TO
THE EXISTING WORK TO REMAIN. IT SHALL BE RECOGNIZED THAT THE
UTMOST CARE BE TAKEN WHEN PERFORMING THE DEMOLITION WORK.
PROVIDE BARRICADES, BARRIERS, AND SHORING WHERE REQUIRED TO
PROTECT THE PUBLIC, PERSONNEL, CONSTRUCTION, AND VEGETATION TO
REMAIN. COMPLY WITH ALL STATE AND LOCAL AGENCY REQUIREMENTS.

12. PROVISIONS SHALL BE MADE TO ALLEVIATE THE SPREAD OF DEBRIS, DIRT,
AND DUST TO THE ADJACENT  PROPERTIES. THE PROPERTY SHALL BE KEPT
AS CLEAN AS POSSIBLE AT ALL TIMES. MAINTAIN HAULING ROUTES CLEAN
AND FREE OF ANY DEBRIS RESULTING FROM DEMOLITION WORK ON THIS
PROJECT. ANY HAZARDOUS MATERIAL REMOVAL, SUCH AS ASBESTOS
REMOVAL, SHALL BE PERFORMED PRIOR TO ANY DEMOLITION ACTIVITY. THE
HAZARDOUS MATERIAL REMOVAL SHALL BE PERFORMED BY A LICENSED
ABATEMENT COMPANY.

13. THE REFUSE RESULTING FROM ANY CLEARING AND GRUBBING AND ALL
DEBRIS AND MATERIALS FROM ANY STRUCTURE(S) TO BE DEMOLISHED
SHALL BE DISPOSED OF BY THE CONTRACTOR IN A MANNER CONSISTENT
WITH ALL GOVERNMENT REGULATIONS. IN NO CASE SHALL REFUSE
MATERIAL BE LEFT ON THE PROJECT SITE, PUSHED ONTO ABUTTING PRIVATE
PROPERTIES, OR BE BURIED IN EMBANKMENTS OR TRENCHES ON THE
PROJECT SITE. DEBRIS SHALL NOT BE DEPOSITED IN ANY STREAM, LAKE,
WETLAND, BODY OF WATER, OR IN ANY STREET OR ALLEY, OR UPON ANY
PRIVATE PROPERTY EXCEPT BY WRITTEN CONSENT OF THE PRIVATE
PROPERTY OWNER. NO RECLAIMED LUMBER OR MATERIALS SHALL BE
RE-USED EXCEPT AS SPECIFICALLY APPROVED BY THE ARCHITECT OR
OWNER.

14. WHERE DEMOLITION AND CUTTING WORK HAS OCCURRED OR WHERE
EXISTING SURFACES, MATERIALS, OR OTHER ITEMS HAVE BEEN DAMAGED OR
DISTURBED AS A RESULT OF THE CONTRACTED WORK, THE SAID SURFACES
AND AREAS SHALL BE CAREFULLY CLOSED UP, PATCHED, REPAIRED,
FINISHED, OR RESTORED AS REQUIRED TO BE CONTIGUOUS TO EXISTING
SURROUNDING SURFACES.

15. ALL MECHANICAL, ELECTRICAL, AND PLUMBING DEMOLITION, INCLUDING
GAS LINE REMOVAL IS TO BE PERFORMED BY A CONTRACTOR OR
SUB-CONTRACTOR LICENSED IN THE PARTICULAR TRADE.

TOWN NOTES:
THIS PLAN DOES NOT CONFLICT WITH THE COUNTY OFFICIAL MAP AND HAS BEEN
APPROVED IN THE MANNER SPECIFIED BY SECTION 239L&M OF THE GENERAL
MUNICIPAL LAW OF HTE STATE OF NEW YORK

COUNTY HEALTH DEPARTMENT NOTES:
IF ANY EXISTING WELL IS ENCOUNTERED, THAT WELL IS TO BE DECOMMISSIONED
IN ACCORDANCE WITH ARTICLE II OF THE ROCKLAND COUNTY SANITARY CODE

SITE/CIVIL CONSTRUCTION SEQUENCING:
1. INSTALL SILT FENCE, EROSION CONTROL, AND CONSTRUCTION

FENCE
2. PERFORM DEMOLITION AS PER SPECIFICATIONS
3. REMOVE ALL DEBRIS AS PER SPECIFICATION
4. INSTALL ALL ADDITIONAL EROSION CONTROL AND STABILIZATION

OF DEMO. AREAS
5. REMOVE CONSTRUCTION FENCING , ENSURE PROPER

MAINTENANCE OF SILT FENCING
6. INSTALL SUBSURFACE UTILITIES (SEWER) & ROUGH SITEWORK

(MINOR REGRADING) PROVIDE TEMP. SEEDING / SODDING &
EROSION CONTROL MEASURES

7. CONSTRUCTION OF SURFACE SITE STRUCTURES, MANHOLES &
UTILIZATION OF TEMPORARY STAGING AREA

8. REMOVE EXISTING PARKING / STAGING AREA
9. INSTALL SITE WALLS & PERFORM FINISH GRADING
10. REMOVE TEMP. EROSION CONTROL MEASURES,  INSTALL NEW

PAVEMENT & PERMANENT LANDSCAPING. SITE STABILIZATION (80%
UNIFORM DENSITY OF VEGETATION) MUST BE ACHIEVED PRIOR TO
REMOVING TEMPORARY EROSION CONTROL MEASURES.

4 GRAND PARK DR

MONSEY, NY

OWNER: MOSHE LICHTENSTEIN

ZONING INFORMATION

4 GRAND PARK DR, MONSEY NY 10952

SUBDIVISION PLAT: GRAND PARK -  9/26/1979

MAP NUMBER: 5086

COUNTY: ROCKLAND

TOWN: RAMAPO

SECTION: 41.14

BLOCK: 1

LOT: 9 (LOT 5 ON 1979 PLAT)

ZONE: R-50

LOT AREA: 51,059 SF

PROJECT NARRATIVE

AN EXISTING SINGLE FAMILY RESIDENTIAL BUILDING

IS TO BE REMOVED. A NEW TWO-STORY

SINGLE-FAMILY DWELLING IS TO BE CONTRUCTED

WITH SEMICIRCULAR DRIVEWAY AND STORMWATER

MANAGEMENT SYSTEMS.
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WATER: NR 1 WD001
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C CB4 TO CB3 & CB2
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.

D SANITARY FROM PROP HOME TO SEWER
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.

E AREA DRAIN TO MANHOLE
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.

F CB1 TO CB2
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.

G CB1 TO TD1
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.

H MAHOLE TO TD2 & TD3
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.

J CB4 TO CB3 & CB2
SCALE: 1" = 20'-0" HORIZ, 1" = 10-'0" VERT.
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432 Route 306 

Wesley Hills, N.Y. 10952-1221 

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

Email: BuildingDept@wesleyhills.org 

 

________________________________________________________________________ 
Mayor: Marshall Katz   Deputy Mayor: Milton Schwartz 

Trustees: Yisroel Cherns, Tova Krull, Joseph Mause 

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

    PUBLIC HEARING NOTICE 
 

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

Board of Appeals of the Village of Wesley Hills on the 21 day of  May, 2025 at 7:30 P.M. 

at the Village Hall, 432 Route 306. Wesley Hills, New York 10952 to consider the 
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. 

Copies of the aforesaid application are available for public review at the 
office of the Village Clerk/Treasurer, Village of Wesley Hills, 432 Route 306, Wesley 
Hills, New York 10952 between the hours of 9 A.M. and 4 P.M. Mondays through 
Fridays, exclusive of holidays. 

Dated: Wesley Hills, New York   
May 5, 2025 

Camille Guido-Downey  
Village Clerk/Treasurer 
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DEPARTMENT OF PLANNING
Dr. Robert L. Yeager Health Center

50 Sanatorium Road, Building T
Pomona, New York 10970

Phone: (845) 364-3434     Fax: (845) 364-3435

Douglas J. Schuetz
Acting Commissioner

Richard M. Schiafo
Deputy Commissioner

Wesley Hills Zoning Board of Appeals
432 Route 306
Wesley Hills, NY 10952

June 11, 2025

Re: GENERAL MUNICIPAL LAW REVIEW:  Section 239 L and M

Tax Data: 41.14-1-9

Date Review Received:  05/06/2025Map Date:  01/13/2025

Item:   4 Grand Park Drive ZBA (GML-25-0246)

A variance application to permit the construction of a single-family residence with a semi-circular 
driveway, in-ground pool, cabaña and tennis court on 1.18 acres in the R-50 zoning district. The existing 
dwelling is to be removed. Variances are requested for impervious surface ratio, front yard impervious 
surface ratio, and driveway slope-first 20 feet.
East side of Grand Park Drive, approximately 180 feet north of Grandview Avenue.

Grandview Av (County Route 80), Town of Ramapo, Village of Montebello And Wesley Hills, Village of 
Montebello, Village of Wesley Hills

Reason for Referral:

The County of Rockland Department of Planning has reviewed the above item. Acting under the terms of the 
above GML powers and those vested by the County of Rockland Charter, I, the Commissioner of Planning, 
hereby:

Recommend the Following Modifications

1 This department cautions the Village in granting variances for impervious surface. Granting impervious 
surface variances can set a precedent that may result is resulting in nearby property owners seeking the 
same relief. Oversized residential structures with increased impervious surface area is resulting in 
neighborhoods characterized by greater building mass, less green space and can result in increased localized 
flooding and degradation of water quality. To help reduce the extent of the impervious surface variance 
required, this department recommends the incorporation of green infrastructure such as pervious pavers 
and/or other porous materials.

2 The applicant must comply with all comments made by the Rockland County Sewer District No.1 in their 
letter of May 12, 2025.

Page 1 of 2
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4 Grand Park Drive ZBA (GML-25-0246)

3 It appears that several large trees will need to be removed. The Village should be assured that appropriate 
permits are obtained and trees replaced as may be required by local code.

4 The Plot Plan dated 1/13/2025 outlines a list of 10 drawings. We received only three, the Title Page(C-001), 
Profiles (C-200), Coverage Areas (C-210). This list identifies a Site Plan (C--020) and other documents that 
were not included. Instead the complete set of drawings received are dated 11/11/2024. We request the 
opportunity to review any updated or more current plans.

5 As required by New York State General Municipal Law, Section 239 please refer any site plan applications 
for the proposed project to this Department for review.

6 Pursuant to General Municipal Law (GML) Section 239-m and 239-n, if any of the conditions of this GML 
review are overridden by the board, then the local land use board must file a report with the County 
Commissioner of Planning of the final action taken. If the final action is contrary to the recommendation of 
the Commissioner, the local land use board must state the reasons for such action.

7 In addition, pursuant to Executive Order 01-2017 signed by County Executive Day on May 22, 2017, County 
departments are prohibited from issuing a County permit, license, or approval until the report is filed with the 
County Commissioner of Planning. The applicant must provide to any County agency which has jurisdiction 
of the project: 1) a copy of the Commissioner report approving the proposed action; or 2) a copy of the 
Commissioner of Planning recommendations to modify or disapprove the proposed action, and a certified 
copy of the land use board statement overriding the recommendations to modify or disapprove, and the 
stated reasons for the land use board’s override.

Douglas J. Schuetz
Acting Commissioner of Planning

Mayor Marshall Katz, Wesley Hills

Rockland County Highway Department

Rockland County Planning Board

Rockland County Sewer District No. 1

Town of Ramapo Planning Board

Village of Montebello Planning Board

Village of Wesley Hills Planning Board

Joel Vaccaro, PE

cc:

*New York State General Municipal Law § 239(5) requires a vote of a 'majority plus one' of your agency to act contrary to the above findings.

The review undertaken by the County of Rockland Department of Planning is pursuant to and follows the mandates of Article 12-B of the New 

York General Municipal Law. Under Article 12-B the County of Rockland does not render opinions nor determines whether the proposed 

action reviewed implicates the Religious Land Use and Institutionalized Persons Act. The County of Rockland Department of Planning defers 

to the municipality referring the proposed action to render such opinions and make such determinations as appropriate under the 

circumstances.

In this respect, municipalities are advised that under the Religious Land Use and Institutionalized Persons Act, the preemptive force of any 

provision of the Act may be avoided (1) by changing a policy or practice that may result in a substantial burden on religious exercise, (2) by 

retaining a policy or practice and exempting the substantially burdened religious exercise, (3) by providing exemptions from a policy or practice 

for applications that substantially burden religious exercise, or (4) by any other means that eliminates the substantial burden.

Pursuant to New York State General Municipal Law §§ 239-m and 239-n, the referring body shall file a report of its final action with the 

County of Rockland Department of Planning within thirty (30) days after the final action. A referring body that acts contrary to a 

recommendation of modification or disapproval of a proposed action shall set forth the reasons for the contrary action in such report.
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File Attachments for Item:

3. 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.
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646.963.1330

Mendy - Fast Forward Permits
mendy@fastforwardpermit.com

845-533-4473 Ext 102

60

Item 3.



61

Item 3.



Wesley Hills

62

Item 3.



Wesley Hills

63

Item 3.



Wesley Hills

64

Item 3.



65

Item 3.



66

Item 3.



Wesley Hills

67

Item 3.



68

Item 3.



69

Item 3.



SLA
TE

WALL

WALL

WA
LL

PORCH

PA
VE

RS

PA
VE

RS PAVERS

EDG
E O

F P
AVE

ME
NT

STONE WALL

STO
NE 

WALL

ST
ON

E W
AL

L

PA
VE

RS
GRAVEL

GRAVEL

GRAVEL

PAVERS

EXITING 
MACADAM DRIVE

TWO STORY

STUCCO DWELLING
#89

POOL

PAVERS

PAVERS

PAVERS

PAVERS

PORCH

HOT 
TUB

GR
AV

EL

GRAVEL

78 LF.
12" O HDPE
@0.64%

E

E

E

E

S 54°36'34" E 165.22' S 54°36'34" E
126.78'

S 2
8°

06
'44

" W

18
6.0

0'

S 57°23'51" E
290.62'

S 0
2°5

7'3
5" 

W

28.
77'

S 0
2°5

7'30
" W

219
.81'

430.82' 432.2' FF=435.23'

GF
=4

33.
12'

BF=
425

.59
'

5-D
RYW

ELL
S=

429
.84

'
INV

=4
27.

84'
BO

T=
422

.84
'

430.56'

423.01'

432.36' 432.44'

432.78'

422.84'

54.3
'

422.47'

431.31'

431.60'

432.04'

432.30' 432.69'

433
.08

'

432.65'

433
.13

'

N 4
1°

37
'15

" E

22
1.2

0'

426.49'

432.32'

N 57°23'51" W 158.58'

N 57°23'51" W 172.81'

N 3
2°3

6'0
8" 

E
25.

00'

432.16'

N 57°23'51" W

519.11'

431.60'

430
.86

'
BW

=4
25.

36'
TW

=4
31.

03'
431

.27
'

77.3'

109
.4'

432.13'

47'

431.36'

429.54

432.21'

432.75'

433.11'

TW=433.99'
BW=433.0'

TW=433.44'
BW=434.06'

TW=433.73'
BW=434.74'

433.03'

433.72'
432.05'

431.03'

430.98'

429.22'

433.21'427.06'

425.43'

424.46'

427.73'
429.11'

429.46'
424.25'

423.41'

423.02'

SLO
PE=

1.5
%

436.62'

425.01'

431.55'

425.01'

4" SDR-35 
FOOTING DRAIN
INV=423.34

BF 
= 4

34.
3'

23" TREE

438.89'SLOPE=4.73%

16" TREE

16" TREE

19" TREE

24" TREE

8" TREE

18" TREE
12" TREE

14" TREE
17" TREE

12" TREE

17" TREE

4" TREE

SHRUB
36" TREE

4" TREE 
CLUSTER

SHRUB

17" TREE

4" PVC

17" TREE

TREE ROW

TREE ROW

FF = 442.7'

FF=
442

.80
'

421.88'

435.43'

436.60'

440.33'

439.25'

439.20'

434.22'

437.90'

437.39'

POOL E.Q.

BW
=43

9.1
2'

TW
=44

0.7
6'

BW
=43

9.35
'

TW=44
2.57

'

CO

BW=437.85'
TW=440.73'

439.54'

439.52'

439.50'

439.39'

PUMP
PIT

439.28'

CGTG=430.8
4

INV=427.8
4

12" HDPE
422

424

424
424

424
424

424

426

426

426
426

426
426

428

428

428

428
428

428

428

430

430

430

430
430

430

430

432

432

432

432
432

432

434

434

434

434

434
434

434

434

434

436

436

436
436

436
436

436 438

438

438

438

438

440

442

S
D

E
E

E
E

S D

S

S

D

D

S
S

S
S

D
D

D

D
SD

S

SS
DDD

S
D

SD

EEEEEEEEEEEEEEEEEEEEEEEEEE

S

S

S

S

S

S

D

D

D

D

D

D

SS

SS

SS

TTTTTTTTTTTTTTTTTTTTTTTTT

T
T

T

W

W

W
W

W

W

W
WW

CCCCCCCCCCCCCCCCCCCCCCCCC

C
C

C

E

PORCH
COVERED

TREE ROW
PA

VE
RS

DECK

G

G

G

G

A

A

A

A

S

S

S

G G G G G G G G G G G G G G G G G G G G G G G G G G G

A A A A A A A A A A A A A A A A A A A A A A A A A A A

S S S S S S S S S S S S S S S S S S S S S S S S S S S S

WINDOW 
WELLS

A.C. 
UNITS

LEADER 
DRAIN

LEADER 
DRAIN

CO
NC

. 
WA

LL

LEADER 
DRAIN

ED
GE

 OF
 PA

VEM
EN

T

INGRESS & EGRESS EASEMENT 
OVER LOT#2 IN FAVOR OF 

LOT#1

40.16-1-13

40.16-1-12

S P
 O 

O K
    R

 O 
C K

     
R O

 A D 

40.16-1-11

40.16-1-9

40.12-1-6

40.16-1-10.1

40.16-1-10.21

2

1

25' WIDE DRAINAGE EASEMENT TO THE VILLAGE OF WESLET HILLS AS PER FM#6251

LEADER 
DRAIN

MACADAM 
DRIVE

LEADER 
DRAINC.O.

ST
ON

E W
AL

L

MACADAM DRIVE

ELETRIC 
BOX

WELL 
CAP

PROTECTED
BY 

MANHOLE
MA

CA
DA

M 
DR

IVE

SEPTIC TANK
1,250 GALLON
RIM 433.00 ±
INV IN 431.55
INV OUT 430.80

SEPTIC TANK
1,000 GALLON
RIM 433.00 ±
INV IN 430.55
INV OUT 430.30

4 LATERALS
@ 62' PER LATERAL
TOTAL 248 LF
INV=429.3

EXPANSION 
AREA

DB-9
D-BOX
I IN 430.0
I OUT 429.8

GARBAGE 
ENCLOSURE

RO
OM

 
OV

ER
HA

NG

WOOD 
DECK

STONE WALL

TWO STORY
STUCCO DWELLING

#89CO
NC

.

ELETRIC 
METER

PORCH
COVERED

PAVERS

GAS 
METER

TR
EE

 RO
W

430

432

S
D

G A S

RESIDENCE
FFE: 435.23
GFE: 432.12
BFE: 425.59

DECK

23"

TW: 425.2
BW: 423.0  x

4' WIDE WALKWAY TO
CONNECT LANDING TO
GRAVEL SEATING AREA

REMOVE ANY DEAD/DYING TREES

LARGE RED CEDAR TO BE REMOVED

REDUCE GRAVEL BED TO
ALLOW ROOM FOR

EVERGREEN SCREEN TREES
LINING DRIVEWAY

GRAVEL PATIO AREA WITH 2
BENCHES & PLANTER

RELOCATE ARBORVITAE ON TOP

OF NEW RETAINING WALLS

20'x7.5' SPA SUNKEN
IN NEW DECK

PERGOLA/SHADE STRUCTURE
ATTACHED TO HOUSE

EXTEND DECK TO CORNER OF HOUSE;

RELOCATE 1 HVAC TO SIDE OF HOUSE. RETAIN

ACCESS TO WINDOW WELLS IF POSSIBLE

REMOVE EXISTING BERM; REPLANT

EXISTING ARBORVITAE @ GRADE

ADD ADDITIONAL EVERGREEN

TREES TO BOLSTER PRIVACYTW: 427.9
x BW: 425.9

TW: 426.0
x BW: 425.9TW

: 4
25.2

x B
W

: 4
22.0

TW: 425.2
BW: 422.8  x

x TW: 427.9
BW: 426.0

x TW: 427.9
BW: 426.0

x TW: 431.0
   BW: 429.0

x TW: 427.0
   BW: 426.0

x TW: 427.9
BW: 426.0

432

19'x7.5' SPA

+433.2+4
31

.2
+432.2

8
6

5

4

3

2

1

34

7

10.3

10.1

16

15

14

13

12

11

10.2
9

8

7

6

1

8

7

6

5

POND

POND

POND

POND

1

2

1

2 K3 

 K4 

 3  

 2  

 1  

 2  

 3  

 K8 

 K9 

K10 

K11 

 K5 

 K6 

 K7 

R
O

AD
R
O

C
K

 SPO
O

K
 

R
O

C
K

R
O

AD
C
O

U
N

TY
H

W
Y.

85

CO
UR

T

CU
TL

ER

EASEMENT

DRIVEWAY

VILLAGE

 40.16

202

F

W
D0

01

W
D0

02

W

F

FP003

FP004

FP
00

3

FP
00

4

F

F

F

FF

F
F

F

F

FF

F

FP003
FP004

FP
00

4
FP

00
3

F

F

F

SITE

45,227 SF
45,227 SF

150'

0.06

IMPERVIOUS COVERAGES:
1) DWELLING= 2,611 SF
2) DRIVEWAY= 4674 SF
3) DECKS=220 SF
4) WALKWAYS & PORCHES= 630 SF
5) SIDE ENTRANCE= 65 SF
6) ADDED DRIVEWAY AND GARBAGE=3002 SF
TOTAL=11,201 SQFT

28'

REAR 
YARD

50,000 SF 100' 150' 30' 0.20 0.15 0.10 2-1/250'

ZONE:  R-50  SINGLE FAMILY RESIDENTAL

MAXIMUM EXPOSED 
BUILDING HEIGHT

40'
STORIES

BULK REQUIREMENTS

28'

MIN.
LOT AREA

LOT 
FRONTAGE

EFFECTIVE 
SQUARE

SIDE 
YARD

MAXIMUM 
IMPERVIOUS 

SURFACE
FRONT YARD 
IMPERVIOUS BUILDING 

COVERAGE
MAXIMUM 

BUILDING HEIGHT
FEET

REQUIRED
213.5'
213.5'

2-1/2150'
165'

50'
25'

47.0'*

LOT 
WIDTH

55'
50'

FRONT 
YARD

174.3'
75'

TOTAL 
SIDE 

YARDS

0.10 <25' <40'GRANTED 83' 0.20 0.38
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FRONT YARD IMPERVIOUS = 7,567 SF / 18,033 SF= 0.42
*VARIANCE REQUIRED

PROP. IMPERVIOUS COVERAGES:
1) DWELLING= 2,611 SF
2) WALKWAYS & PORCHES= 1,500 SF
3) SIDE ENTRANCE= 65 SF
4) DRIVEWAY AND GARBAGE ENCLOSURE=7,791 SF

TOTAL=13,044 SQFT

5) DECK, SPA AND PERGOLA=954 SF
6) STEPS & STEPPERS=123 SF

45,227 SF 0.0828' 213.5' 165' 47.0'* 54.3' 163.7' 77.3' 0.42*0.29* 2 <25' <40'PROPOSED

BUILDING COVERAGE = (104 SF+2,611 SF+1062 SF) / 45,227 SF= 0.08
FRONT YARD IMPERVIOUS = 7,522 SF / 18,033 SF= 0.42

S

N

W E

VICINITY MAP
SCALE 1"=300'

CONSTRUCTION SPECIFICATIONS:

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

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

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

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

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

9. PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN.
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VILLAGE OF WESLEY HILLS 

 PUBLIC HEARING NOTICE 

 

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

of Appeals of the Village of Wesley Hills on the 24'" day of April, 2025 at 7:30 P.M. at the 

Village Hall, 432 Route 306, Wesley Hills, New York 10952 to consider the 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. 

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

Village Clerk/Treasurer, Village of Wesley Hills, 432 Route 306, Wesley Hills, New York 

10952 between the hours of 9 A.M. and 4 P.M. Mondays through Fridays, exclusive of  

holidays. 

Dated: Wesley Hills, New York  

April 7, 2025     

Camille Guido-Downey 

Village Clerk/Treasurer  

Village of Wesley Hills 
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VILLAGE OF WESLEY 
HILLS

PUBLIC HEARING NOTICE

PLEASE TAKE NOTICE that 
a public hearing will be held 
by the Zoning Board of Ap-
peals of the Village of Wesley 
Hills on the 24'" day of April, 
2025 at 7:30 P.M. at the Vil-
lage Hall, 432 Route 306, 
Wesley Hills, New York 10952 
to consider the 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 maxi-
mum permitted of .15.

The subject premises are 
situated on the west side of 
Spook Rock Road, known as 
91 Spook Rock Road, desig-
nated on the Tax Map as Sec-
tion 40.16 Block 1 Lot 10.2, in 
an R-50 Zoning District.

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

Dated: Wesley Hills, New 
York 
April 7, 2025

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

1x4-10/27921

ACTUAL SIZE
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GML Report

Adjacent Town Boundarry: NO

ROW-Palisades Interstate Parkway: NO

ROW-NYS Highway: NO

Long Path Hiking Trail: NO

State Park: NO

NYS Facility: NO

Orange County Bundary: NO

Y Coordinate: 41.15226096

Requires GML Review: YES

GML Criteria:

Parcel ID:  40.16-1-10.22

OLD ID: Address: 91 SPOOK ROCK RD

State: NY

Municipality: WESLEY HILLS

Deed Date: 1/16/2024 12:00:00 AM

GIS Calculated Acres: 1.082

Date Parcel: February 2024

Deed Acres: 1.110

Instrument: 2024-00001389

Book Page: N/AZip: 10901

City: SUFFERN

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: YES

County Regulated Streams: YES

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: -74.10102792

Source: Rockland County GIS Portal

81

Item 3.



 
 

HIGHWAY DEPARTMENT 
26 Scotland Hill Road 

Chestnut Ridge, New York 10977 
Phone: (845) 638-5060   Fax: (845) 638-5037 

Email: highway@co.rockland.ny.us 
 

Charles H. "Skip" Vezzetti 
Superintendent of Highways 

 

 
April 08, 2025 

 
 
Ms. Alicia Schultz 
Deputy Village Clerk 
Village of Wesley Hills 
432 Route 306 
Wesley Hills, NY 10952 
 
Re: Site Plan Review for Driveway Configuration 

91 Spook Rock Road in Wesley Hills, NY 
 Tax Lot #40.16-1-10.22; R-50 Zoning District 
 
Dear Ms. Schultz: 
 
The Rockland County Highway Department (“RCHD”) was in receipt of the above application 
along with a site plan prepared by Paul Gdanski, P.E., dated 01.17.25, as part of the GML review 
process. The review has been complete now and we offer the following comment. 
 

1. The existing road work permit must be renewed along with the revised site plan if the 
proposed amendment is approved by the Village. 
 

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 
 Paul Gdanski, PE., PLLC. – Consulting Engineers 
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DEPARTMENT OF PLANNING
Dr. Robert L. Yeager Health Center

50 Sanatorium Road, Building T
Pomona, New York 10970

Phone: (845) 364-3434     Fax: (845) 364-3435

Douglas J. Schuetz
Acting Commissioner

Richard M. Schiafo
Deputy Commissioner

Wesley Hills Zoning Board of Appeals
432 Route 306
Wesley Hills, NY 10952

May 08, 2025

Re: GENERAL MUNICIPAL LAW REVIEW:  Section 239 L and M

Tax Data: 40.16-1-10.22

Date Review Received:  04/07/2025Map Date:  01/17/2025

Item:   Fried - 91 Spook Rock Road (GML-25-0206)

Variances to permit the construction of a covered porch and deck and the installation of landscape pavers 
for an existing single-family dwelling located on 1.04 acres in the R-50 zoning district. The requested 
variances are for front yard, impervious surface, and front yard impervious surface.
West side of Spook Rock Road, approximately 30 feet north of Oren Court

Spook Rock Rd (County Route 85), Willow Tree Brook

Reason for Referral:

The County of Rockland Department of Planning has reviewed the above item. Acting under the terms of the 
above GML powers and those vested by the County of Rockland Charter, I, the Commissioner of Planning, 
hereby:

Recommend the Following Modifications

1 Permitting development that does not comply with the applicable bulk standards is setting an undesirable 
land use precedent that is resulting in the overutilization of individual sites. We caution the Village to 
consider precedent before granting substantial variances for maximum impervious surface and front yard 
impervious surface, particularly in a Significant Biodiversity Area as identified on the Hudson Valley 
Natural Resources Mapper https://gisservices.dec.ny.gov/gis/hvnrm/. Maximum impervious surface and 
front yard impervious surface bulk standards can define the neighborhood's community character. The 
applicant is proposing a maximum impervious surface that exceeds the permitted standard by 45 percent. 
The proposed front yard impervious surface exceeds the maximum permitted standard by 180 percent. 
Granting maximum impervious surface and front yard impervious surface variances of this magnitude will 
set a precedent that may result in nearby property owners seeking the same relief. Additional coverage will 
result in a neighborhood characterized by greater building mass and less green space. Height and setback 
variances are also required for this larger residence. The Zoning Board of Appeals must consider the 
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84

Item 3.



Fried - 91 Spook Rock Road (GML-25-0206)

cumulative and community impacts of permitting such development when evaluating the requested 
variances.

2 The applicant shall comply with the comment made by the Rockland County Highway Department in their 
letter dated April 8, 2025.

3 The applicant shall comply with the comments made by the Rockland County Sewer District No. 1 in their 
letter dated April 11, 2025.

4 A review must be completed by the County of Rockland Department of Health, any comments or concerns 
addressed, and any required permits obtained.

5 Pursuant to General Municipal Law (GML) Section 239-m and 239-n, if any of the conditions of this GML 
review are overridden by the board, then the local land use board must file a report with the County 
Commissioner of Planning of the final action taken. If the final action is contrary to the recommendation of 
the Commissioner, the local land use board must state the reasons for such action.

6 In addition, pursuant to Executive Order 01-2017 signed by County Executive Day on May 22, 2017, County 
departments are prohibited from issuing a County permit, license, or approval until the report is filed with the 
County Commissioner of Planning. The applicant must provide to any County agency which has jurisdiction 
of the project: 1) a copy of the Commissioner report approving the proposed action; or 2) a copy of the 
Commissioner of Planning recommendations to modify or disapprove the proposed action, and a certified 
copy of the land use board statement overriding the recommendations to modify or disapprove, and the 
stated reasons for the land use board’s override.

Douglas J. Schuetz
Acting Commissioner of Planning

Mayor Marshall Katz, Wesley Hills

Rockland County Department of Health

Rockland County Drainage Agency

Rockland County Highway Department

Rockland County Planning Board

Rockland County Sewer District No. 1

Paul Gdanski, P.E., PLLC

cc:

*New York State General Municipal Law § 239(5) requires a vote of a 'majority plus one' of your agency to act contrary to the above findings.

The review undertaken by the County of Rockland Department of Planning is pursuant to and follows the mandates of Article 12-B of the New 

York General Municipal Law. Under Article 12-B the County of Rockland does not render opinions nor determines whether the proposed 

action reviewed implicates the Religious Land Use and Institutionalized Persons Act. The County of Rockland Department of Planning defers 

to the municipality referring the proposed action to render such opinions and make such determinations as appropriate under the 

circumstances.

In this respect, municipalities are advised that under the Religious Land Use and Institutionalized Persons Act, the preemptive force of any 

provision of the Act may be avoided (1) by changing a policy or practice that may result in a substantial burden on religious exercise, (2) by 

retaining a policy or practice and exempting the substantially burdened religious exercise, (3) by providing exemptions from a policy or practice 

for applications that substantially burden religious exercise, or (4) by any other means that eliminates the substantial burden.

Pursuant to New York State General Municipal Law §§ 239-m and 239-n, the referring body shall file a report of its final action with the 

County of Rockland Department of Planning within thirty (30) days after the final action. A referring body that acts contrary to a 

recommendation of modification or disapproval of a proposed action shall set forth the reasons for the contrary action in such report.
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File Attachments for Item:

4. April 24, 2025
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ZONING BOARD OF APPEALS MEETING MINUTES 
April 24, 2025, at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 
MEMBERS PRESENT:   Stefanie Collantes, Acting Chairwoman 

Richard Weinberger, Member 
Stuart Zelmanovitz, Member 
Anita Hajioff. Ad Hoc     

   
      
ABSENT:     Jonathan Gewirtz, Chairman 
      Randi Marlin, Member  

Barry Rozenberg, Ad Hoc  
    
OTHERS PRESENT:    Doris Ulman, Assistant Village Attorney 
      Alicia Schultz, Deputy Village Clerk 
 
Chairwoman Collantes opened the meeting at 7:30 pm followed by a roll call. 
 
ITEM #1- PUBLIC HEARING – 29 East Lane 
 
Chairwoman Collantes 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. 

Ilana Rosen, the applicant, was present and affirmed to tell the truth. Ms. Rosen stated that they live 
in Pomona Country Club, which is a private, quiet, unique community. Her 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. Ms. Rosen stated 
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that her current garage, and portion of her property, is on the opposing side of the street. Ms. Rosen 
added that she was proposing to turn the current garage into a yoga/fitness studio for herself, and 
to build an additional garage closer to the home that can be used as intended to store their vehicles. 
Ms. Rosen stated that this construction will not have any impact on the neighboring properties and 
noted that this increases her property value. 
 
Doris Ulman stated that a revised plot plan was referenced in a memo from Ms. Rosen’s attorney 
Paul Baum, however no hard copies of said revised plan have been submitted to the Village for 
review and must be submitted at least a week prior to the May Zoning Board meeting. Ms. Ulman 
stated that the application must be amended to change the front yard impervious surface ratio 
request from .263 to .367. 
 
Chairman Collantes read the following review letters into the record: 
 

1. Rockland County Center for Environmental Health, dated 4/14/2025 
2. Rockland County Sewer District #1 memo, dated 3/13/2025 
3. Rockland County Planning Department, dated 4/3/2025 

 
Chairman Collantes questioned why the current garage is on the opposing side of the street. 
 
Ms. Rosen answered that the building is over 100 years old and was thought to be a carriage house. 
 
Chairman Collantes made a motion to adjourn this application to the May 21, 2025, meeting and 
further schedule a site visit on May 18, 2025, seconded by Stuart Zelmanovitz. Upon vote, this 
motion carried unanimously.  
 
ITEM #2- CONTINUED PUBLIC HEARING – 38 Willow Tree Road 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Ahuva Katz Chems for variances from the provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills to permit the construction, maintenance and 
use of an addition to a single-family residence, garage, inground pool and cabana having a side yard 
of 22.8 feet instead of the minimum required of 30 feet and total side yard of 52.8 feet instead of the 
minimum required of 75 feet.  
 
The subject premises are situated on the north side of Willow Tree Road approximately 700 feet 
west of State Route 306, known as 38 Willow Tree Road, designated on the Tax Map as Section 
41.07 Block 2 Lot 33, in an R-50 Zoning District. 
 
Todd Rosenblum, applicant’s architect, was present and was affirmed to tell the truth. Mr. 
Rosenblum stated that the applicant is proposing a 15 x 10 foot addition to include a play/family 
room. Mr. Rosenblum stated that this was the only area of the house and property where the 
addition made sense. Mr. Rosenblum added that the property is a narrow large piece of property, 
and there is no impact on the neighboring home that the applicant also owns. Mr. Rosenblum stated 
that at the site visit, it was noted that the neighboring house is still 100 feet away from where the 
addition will be placed and it was apparent that there is no impact to the only neighboring property. 
Mr. Rosenblum stated that there are no letters of support as the remaining (3) sides of the property 
are all bordered on land or street. 
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Stuart Zelmanovitz stated that he noted at the site visit that the impact on the direct neighboring 
property is deminimus and does not believe this addition would have much impact to the 
neighborhood. 
 
Chairwoman Collantes stated that at the site visit, it was noted that the property was very spacious, 
it is on a main road and is properly fenced for such traffic and does not believe the addition would 
have any impact on the neighboring home owned by the applicant, or the church across the street.  
 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
Nobody from the audience chose to speak. 
 
Chairwoman Collantes made a motion to close the public hearing, seconded by Anita Hajioff. Upon 
vote, this motion was carried unanimously.  
 
Chairwoman Collantes made a motion to approve the following resolution, seconded by Anita 
Hajioff: 
 

In the Matter of the Application of  

Ahuva Katz Chems 
Premises situated on the north side of Willow Tree 
Road approximately 700 feet west of NYS 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 

 
WHEREAS, application has been made to the Zoning Board of Appeals of the Village of 

Wesley Hills by Ahuva Katz Chems for variances from the provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills to permit the construction, maintenance 
and use of an addition to a single family residence, inground swimming pool and cabana having 
a side yard of 22.8 feet instead of the minimum required of 30 feet and total side yard of 52.8 feet 
instead of the minimum required of 75 feet, and 

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

Board of Appeals on March 19, 2025 which hearing was continued on April 24, 2025, and 
 

WHEREAS, the applicant appeared by his architect, who testified as follows: 
 

That although this is a very large property it is narrow and deep as are most of the other 
properties in this neighborhood; 

 
That because of the configuration of the existing house the location of the proposed 

addition is the only feasible location for the addition; 
 

That the adjacent property east of the subject property is also owned by applicant and is 
the only property affected by the variance; 
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That the house on the aforesaid adjacent property is 100 feet from the proposed addition; 
And 

 

WHEREAS, no one appeared in opposition to the application, and 
 

WHEREAS, members of the Zoning Board of Appeals visited the site and viewed the 
proposed location of the addition and its potential effect on the adjacent property, 

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

action and that no SEQRA determination is required, and be it further 
 

RESOLVED, that the application submitted by Ahuva Katz Chems for variances :from the 
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit 
the construction, maintenance and use of an addition to a single family residence, inground 
swimming pool and cabana having  a side  yard of  22.8  feet instead  of the minimum  required  
of 30 feet and total side yard of 52.8 feet instead of the minimum required of 75 feet, plot plan 
dated September 29, 2022 prepared by Paul Gdanski, P.E., as last revised November 30, 
2022, is hereby granted, and be it further 

 

RESOLVED, that the Zoning Board of Appeals hereby makes the    following 
Findings of Fact: 

 

I. That the property, although large, is not as wide as most properties of similar 

size, thereby restricting the width of the residence and making it difficult to 

design needed additions; 

2. That the property is on a main road and the only neighboring property affected 

by the addition is to the east of the subject property, is owned by applicant and 

the house on that property is approximately 100 feet away from the addition; 
3. That the addition is small and will not impact adjoining properties 

or the neighborhood; 

4. That no potential environmental or ecological impacts resulting from the 

granting of the variances have been identified; 
5. That the benefit to the applicant by granting the variances is substantial whereas 

no 

detriment to adjoining properties or to the neighborhood has been identified. 
 
Upon vote, this motion was carried unanimously. 
 
ITEM #3- CONTINUED PUBLIC HEARING – 22 BUENA VISTA ROAD 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Shoshana Kohn for variances from the provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills, to permit the construction, maintenance 
and use of an addition to a· single family residence having a  front yard of 41.5 feet instead of the 
minimum required of 50 feet, side yard of 9.6 feet instead of the minimum required of 30 feet, total 
side yard of 35 feet instead of the minimum required of  75 feet,  building coverage of  .175 instead 
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of the maximum permitted of  .108, impervious surface ratio of  .255 instead of the maximum 
permitted of  .20 and front yard impervious surface ratio of .265 instead of the maximum permitted 
of  .15. 
 
The subject premises are situated on the south side of Buena Vista Road approximately 500 feet 
west of Cains Road, known as 22 Buena Vista Road, designated on the Tax Map as Section 32.19 
Block 1 Lot 45, in an R-50 Zoning District. 
 
Jay Unger & Shoshana Kohn, the applicants/owners of the home, were present and affirmed to tell 
the truth. Ms. Kohn stated that they are proposing a second story addition to the home, realizing 
they are requesting multiple variances that were preexisting, as the original home was designed as a 
bungalow. Mr. Unger added that they are building 500 square feet and a deck atop their current 
first floor to square out the home and make it a 2-story dwelling for their rapidly growing and 
extended family. Mr. Unger stated that at the site visit, the Board was questioning why this property 
would be considered in an R-50 zone, as it is a very dense lot 
 
Chairwoman Collantes stated that at the site visit it was noted that the lot was very undersized, is 
only 16,000 square feet, needs multiple preexisting variances as the home is 100+ years and should 
be in an R-15 Zone instead of an R-50 Zone. Chairwoman Collantes stated that the application calls 
for (9) variances, (6) preexisting and (3) partial preexisting as they are slightly increasing those 
variances.    
 
Doris Ulman stated that this subdivision was created almost 100 years ago by the Town of Ramapo 
and the lots were very small in size. 
 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
Nobody from the audience chose to speak. 
 
Chairwoman Collantes made a motion to close the public hearing, seconded by Stuart Zelmanovitz. 
Upon vote, this motion was carried unanimously.  
 
Chairwoman Collantes made a motion to approve the following resolution with amendments, 
seconded by Anita Hajioff: 
 
   
  In the Matter of the application of 
  Shoshana Kohn 

Premises situated on the south side of 

Buena Vista Road approximately 500 feet 

west of Cains Road, known as 22 Buena 

Vista Road, Designated on the Tax Map 

as Section 32.19 Block 1 Lot 45, in an R-

50 Zoning District 

 
WHEREAS, application has been made to the Zoning Board of Appeals of the 

Village of Wesley Hills by Shoshana Kohn for variances from the provisions of Section 

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

92

Item 4.



4/24/2025 DRAFT 

6 

 

construction, maintenance and use of an addition to a single family residence having 
front yard of 41.5 feet instead of the minimum required of 50 feet, side yard of 9.6 feet 

instead of the minimum required of 30 feet, total side yard of 35 feet instead of the 
minimum required of 75 feet, building coverage of .175 instead of the maximum 

permitted of .108, impervious surface ratio of .255 instead of the maximum permitted of 
.20 and front yard impervious surface ratio of .265 instead of the maximum permitted of 

.15, and 

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

Zoning Board of Appeals on March 19, 2025, which hearing was continued on April 24, 

2025, and 

 
WHEREAS, the applicant appeared in person and with the co-owner of the 

property and testified as follows: 

 
That the lot is part of a subdivision that was created in 1927 and is only 16,000 

square feet although it is in what is now an R-50 zoning district; 
 

That applicant would like to construct a second story 582 square foot addition 

and deck to the existing house; 

 
That most of the requested variances are pre-existing for the original house; 

 

That applicant tried to purchase the adjoining lot but the neighbor did not want to 
sell; and 

 

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

the site conditions and location of the proposed addition, and 

 
WHEREAS, no one appeared in opposition to the application, 

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

Type II action and that no SEQRA determination is required, and be it further 
 

RESOLVED, that the application submitted by Shoshana Kohn for variances 

from the provisions of Section 230-17 Attachment I of the Code of the Village of Wesley 
Hills, to permit the construction, maintenance and use of an addition to a single-family 

residence having front 

yard of 41.5 feet instead of the minimum required of 50 feet, side yard of 9.6 feet instead 
of the minimum required of 30 feet, total side yard of 35 feet instead of the minimum 
required of75 feet, building coverage of .175 instead of the maximum permitted of .108, 
impervious surface ratio of .255 instead of the maximum permitted of .20 and front yard 
impervious surface ratio of .265 instead of the maximum permitted of .15, plot plan 
prepared by Paul Gdanski., P.E. dated October 16, 2024, is hereby approved, and be it 
further 
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  RESOLVED, that the Zoning Board of Appeals hereby makes the following 
Findings of Fact: 

 
1. That although the variances are large, most of them are pre-existing and are 

caused by the municipal rezoning of this neighborhood from R-15 to R-50; 
2. That the variances are for a second story addition to the pre-existing house, 

will not· exceed the height limitations of the Code and will not cause 

environmental or ecological impacts to the neighborhood or to the 

community; 

3. That there is no feasible alternative to the variances in as much as the addition 

on the second story has the least impact of any other placement on the lot; 

4. That the benefit to the applicant by granting the variances is substantial 

whereas no detriment to adjoining properties or to the neighborhood has 

been identified. 

 
Upon vote, this motion was carried unanimously. 
 
ITEM #4– CONTINUED PUBLIC HEARING – 57 E. WILLOW TREE ROAD 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Pablo Umansky for variances from the provisions of Section 230-17 
Attachment I and Section 230-14O(a)(4) and (5) of the Code of the Village of Wesley Hills to permit 
the construction, maintenance and use of a two story addition and  terraces  to  a 
single  family  residence  having  a side yard of 11.5 feet instead of the minimum required of 25 feet, 
building coverage of .12 instead of the maximum permitted of .10, impervious surface ratio of .35 
instead of the maximum permitted of .25 and an accessory building (garage) that is 1340 square feet 
instead of the maximum permitted of 900 square feet. 
 
The subject premises are situated on the south side of East Willow Tree Road approximately 175 
feet west of Arcadian Drive, known as 57 East Willow Tree Road, designated on the Tax Map as 
Section 41.12 Block 2 Lot 4, in an R-35 Zoning District. 
 
Pablo Umansky the applicant, was present and affirmed to tell the truth. Mr. Umansky would like to 
construct a small one floor addition to the rear of the home in the amount of 610 sf and another 
small addition of 105 sf to the master bedroom with terrace adding 1% to the impervious surface for 
the property. Mr. Umansky’s family is expanding, and the family needs some extra space. Mr. 
Umansky stated that the accessory building (garage) has been on the property for several years 
without variances being needed, has a C of O. Mr. Umansky stated that he purchased the house as 
it is and was never made aware of any variances being needed. Mr. Umansky stated that there will 
be no determent to the neighboring property or the community as the additions are very small. Mr. 
Umansky noted that the next-door lot is vacant, and they have support of the rear home. He asked 
that Paul Baum’s letter dated April 17, 2025 be considered for amendments to the application. 
 
Mr. Umansky passes out revised plans for the Board to review. 
 
Doris Ulman stated that the Zoning Law only allows for (2) accessory buildings and there is a 
garage, shed and pergola on the property, so they should amend their application to include a 
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variance for accessory buildings. Ms. Ulman stated that their application should be amended to 
include side yard of 15 feet instead of the minimum required of 25 feet as well.  
 
Moshe Gross, the applicant’s contractor, stated that they have reduced the size of the original plan 
by 100 sq. feet and requests that the application be amended to review the change in numbers and 
number of variances.   
 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
Nobody from the audience chose to speak. 
 
Chairwoman Collantes made a motion to close the public hearing, seconded by Stuart Zelmanovitz. 
Upon vote, this motion was carried unanimously.  
 
Stuart Zelmanovitz noted that the neighboring properties are doing similar work to their homes and 
are finding structures and items that needed variances and Certificates of Occupancy that were 
granted without variances, prior to their owning the home that they had no prior knowledge of. 
 
Chairwoman Collantes made a motion to amend the application in accordance with the requested 
changes and to approve the following resolution upon the condition that the applicant is to submit 
revised plans to show the correct adjusted setbacks, seconded by Stuart Zelmanovitz: 
 

In the Matter of the Application of  
Pablo Umansky 

Premises situated on the south side of Willow  

Tree Road approximately 175 feet west of  

Arcadian Drive, known as 57 East Willow Tree 
Road, designated on the Tax Map as Section 41.12 
Block 2 Lot 4; in an R-35 Zoning District 

 
WHEREAS, application has been made to the Zoning Board of Appeals of the 

Village of Wesley Hills by Pablo Umansky for variances from  the  provisions  of Sections  
230-17 Attachment I and 230-140(a)(4) and (5) of the Code of the Village of Wesley Hills, to 
permit the construction, maintenance  and  use of an  addition to a single family residence 
having a side yard of 11.5 feet instead of the minimum required of 25 feet, building 
coverage of .12 instead of the minimum required of .10, impervious surface ratio of .35 
instead of the maximum permitted of .25 and an accessory building (garage) that is 1,340 
square feet instead of the maximum permitted of 900 square feet, and 

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

the Zoning Board of Appeals on February 19, 2025, which hearing was continued on 

March 19, 2025 and April 24, 2025, and 

 
  WHEREAS, the applicant appeared in person, by his attorney and his contractor, 

who testified as  follows: 

 
That applicant intends to construct a 687 square foot addition at the side and rear 

of the house;  
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That there are two parts to the addition, i.e., one story of 610 square feet at the rear 

of the home and 105 square feet with terrace addition to the master bedroom at the side of 

the house; 

 
That the addition will not impact the adjoining property because there is a 25-

foot wide right of way adjoining applicant's property that serves the property to the rear 

of applicant's property, and 

 
WHEREAS, during the course of the public hearing it became evident that, prior 

to the applicant's ownership and over the course of several years, certificates of 

occupancy had been mistakenly issued by the Village by prior building inspectors, 
although variances were needed 
for some of the construction, and · 

         
      WHEREAS, letters were received in favor of and in opposition to the application, 

and   
 

  WHEREAS, members of the Zoning Board of Appeals visited the site and viewed 
the area of the proposed addition, the right of way and other conditions of the 
property, and 

  WHEREAS, at the request of a neighbor, applicant moved the addition further 

from the side property line and requested that the application be amended to permit a 

side yard of 15 feet instead of the original 11.5 feet, and 

 
  WHEREAS, in addition, the applicant requested that the application be 

amended to · include the following variances for pre-existing construction: 

 
Rear yard variance for metal shed that has a rear yard of 19.5 feet instead of the 

minimum required of 50 feet; 

 
Rear yard variance for basketball court that has a rear yard of 11.5 feet instead of 

the minimum required of 15 feet; 

 
Three buildings on the lot (garage, shed and pergola) instead of the maximum 

number permitted of two, 
 

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

 
  RESOLVED, that the application submitted by Pablo Umansky for variances 

from the provisions of Sections 230-17 Attachment l and 230-14O(a)(4) and (5) of the 
Code of the Village of Wesley Hills is hereby amended to include a variance from the 
provisions of Section 230-l 40 (a)(6 ) and to include the following additional variances: 
rear yard for shed of 19.5 feet instead of the minimum required of 50 feet, rear yard for 
basketball court of 11.5 feet instead of the minimum required of 15 feet and to permit 
three accessory buildings on the lot (garage, gazebo and shed) instead of the maximum 
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permitted of two, and be it further 

 
  RESOLVED, that the application submitted by Pablo Umansky for variances from 

the provisions of Sections 230-17 Attachment land 230-14O(a)(4),(5) and (6) of the Code of 
the Village of Wesley Hills to permit the construction, maintenance and use of an addition to 
a single family residence and to correct certain certificates of occupancy previously issued 
having side yard of 15 feet instead of the minimum required of 25 feet,  building coverage of 
.12  instead of the maximum permitted of .10, impervious surface ratio of .35 instead of the 
maximum permitted of .25. accessory building (garage) of 1,340 square feet instead of 
the maximum permitted of 900 square feet, rear yard for shed of 19.5 feet instead of the 
minimum required of 50 feet, rear yard for basketball court of 11.5 feet instead of the 
minimum required of 15 feet and to permit three accessory buildings on the lot instead 
of the maximum permitted  of two, is hereby approved on condition that a revised plot 

plan be submitted showing correct setbacks and bulk table, and be it further 
 

  RESOLVED, that the Zoning Board of Appeals hereby makes the following 
Findings of Fact: 

 

I.  That there is no feasible alternative to granting the variance since the need is 

for the enlargement of the bedroom which is on the south side of the house; 

2. That the addition will not be a detriment to ajoining properties or to the 
neighborhood since it is small and is adjacent to a 25 foot wide right of way that 
will never have construction; 

3. That the interests of justice require the approval of variances to correct prior errors 
made by prior building inspectors in issuing certificates of occupancy to prior 
owners in violation of the Village Zoning Code; 

4. That the benefit to the applicant by granting the va1iances is substantial whereas 
no detriment to the neighborhood or to the community has been identified. 

 
Upon vote, this motion was carried 3-1. Richard Weinberger was opposed 
 
ITEM #5 – CONTINUED PUBLIC HEARING – 18 ROVEN ROAD 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Elana Motechin for variances from the provisions of Sections 230-17 
Attachment I and 230-140(4)(a) to permit the construction, maintenance and use of a single family 
residence and inground swimming pool having a rear setback of 30 feet instead of the minimum 
required of 35 feet, building coverage of .34 instead of the maximum permitted of .10, building 
height of 28.9 feet instead of the maximum permitted of 25 feet, impervious surface ratio of .43 
instead of the maximum permitted of .25, swimming pool side setback of 7.4 feet instead of the 
minimum required of 15 feet and swimming pool rear setback of 8.3 feet instead of the minimum 
required of 15 feet. 
 
The subject premises are situated on the north side of Roven Road O feet from the intersection with 
Carefree Lane, known as 18 Roven Road, designated on the Tax Map as Section 41.06 Block 1 Lot 
38, in an R-50 Zoning District. 
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Barrnett Brodie, 8 Carter Lane was present and affirmed to tell the truth. Mr. Brodie stated that at 
the last meeting there was a question regarding the sewer system on the property and to keep the 
sewer system as it is, they would have to raise the home unless they install septic pump(s). Mr. 
Brodie obtained a letter from his plumber stating the necessity for the height variance for raising the 
dwelling. 
 
Chairwoman Collantes read the letter of support from the plumber, Menashe Gutman at 6 Carter 
Lane, into the record. 
 
Mr. Brodie stated that he has a family of 9, and due to the ages of his children, everyone really 
needs their own space. Mr. Brodie stated that due to the size and shape of their lot, they would 
need variances regardless in order to enlarge the home and construct a swimming pool. Mr. Brodie 
added that they are going to use pervious pavers to eliminate the need for the impervious surface 
variances, which leave them with only THREE (3) variances required for the revised plot plan.   
 
Doris Ulman stated that the Village Engineer inspected the property at the Board’s request and 
reported back to the Village that the drainage plan needs to be revised to include additional 
drywells on the property if variances are approved, and that should help mitigate the current runoff 
affecting the property. She also stated that the rear setback variance for the house and the pool are 
not required because of the definition of rear lot line. 
 
Mr. Feinberg, the applicant’s architect was present and affirmed. Mr. Feinberg stated that the 
applicant will install measures to mitigate the water drainage issues, including the additional 
drywells requested by the Village Engineer. Mr. Feinberg stated that he and the applicant revised 
the plan to lessen the impact of the variances on the neighborhood and reduced the request from 
FIVE (5) variances to THREE (3). 
 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
Daniel & Mrs. Sachs @ 3 Baker Lane were present and affirmed. Mr. Sachs stated he is very 
concerned with the water issues on their property from the new construction and is happy to hear 
the Village Engineer is helping to ensure the drainage in the area is corrected. Mrs. Sachs stated 
that she has spoken with the applicant and has been assured that adequate screening will be placed 
on the property. Mrs. Sachs is also glad to hear that the drainage system is going to be addressed, 
as mosquitoes are starting to hang around the sitting water and they are concerned that more water 
from this proposed construction at 18 Roven Road will create more problems, especially because 
the Town of Ramapo does not maintain the drainage system in the area very well at all.  
 
Chairwoman Collantes questioned if anyone else from the public would like to speak. 
 
Nobody from the audience chose to speak. 
 
Chairwoman Collantes made a motion to close the public hearing, seconded by Anita Hajioff. Upon 
vote, this motion was carried unanimously.  
 
Chairwoman Collantes noted that the lot is smaller in size than others in the zoning district and 
oddly shaped, that neighboring properties are doing similar work to their homes and that the 
applicant has come to an agreement with the neighbor regarding screening. Chairwoman Collantes 
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also added that the application now needs THREE (3) variances when the original application called 
for SIX (6) and that the applicant has agreed to comply with the Village Engineer’s requirement for 
additional drainage on the plan. 
 
Chairwoman Collantes made a motion to approve the following resolution upon the condition that 
the applicant complies with all recommendations of the Village Engineer and submits revised plans 
to show the additional drainage requested by the Village Engineer, seconded by Anita Hajioff: 

 In the Matter of the application of 
Elana Motechin 
Premises situated on the north side of Roven 
Road O feet from the intersection with Carefree 
Lane, known as 18 Roven Road, designated on 
The Tax Map as Section 41.06 Block 1 Lot 38,  
In an R-50 Zoning District 

 
WHEREAS, application has been made to the Zoning Board of Appeals of the Village of 

Wesley Hills by Elana Motechin for variances from. the provisions of Sections 230-17 
Attachment I and 230-14O(4)(a) of the Code of the Village of Wesley Hills, to permit the 
construction, maintenance and use of a single-family residence and inground swimming pool 
having a rear setback of 30 feet instead of the minimum required of 35 feet, building coverage of 
.34 instead of the maximum permitted of .10, building height of28.9 feet instead of the 
maximum permitted of 25 feet, impervious surface ratio of .43 instead of the maximum 
permitted of .25, swimming pool side setback of 7.4 feet instead of the minimum required of 15 
feet and swimming pool rear setback of 8.3 feet instead of the minimum required of 15 feet; and 

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

Board of Appeals on February 19, 2025, which hearing was continued on March 19, 2025 and 
April 24, 2025, and 

 
WHEREAS, the applicant appeared by the co-owner of the property, their architect and 

engineer, who testified as follows: 
 

That this is an odd-shaped lot and was created by average density subdivision by the 
Town of Ramapo in 1973 before the establishment of the Village of Wesley Hills; 

 
That pursuant to the Zoning Law definition, the rear lot line is an artificial line at least 10 

feet long that is parallel to the front lot line; 
 

That the house was designed so as to comply with the setbacks originally enacted by the 
Town of Ramapo Planning Board for the subdivision; 

 
That the building coverage variance is unavoidable because the house is 5,000 square 

feet and is necessary for applicant's. family which consists of 9 persons; 
 

That the height variance is small and is necessary for the natural flow of sewage from the 
house to the sewer; that if the variance is not granted applicant will be required to install pumps 
which are inefficient, break regularly and unexpectedly, with damage caused by raw sewage; 
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That applicant will install pervious pavers thereby eliminating the need for the 
impervious surface ratio variance; and 

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

shape of the property and the proposed location of the house and swimming pool; and 
 

WHEREAS, applicant submitted letters in support of the application and one 
neighbor appeared and stated that the area has flooding and standing water on a regular 
basis and they are concerned that the construction will add to the flooding; and 

 
WHEREAS, the Village Engineering Consultant visited the site and recommended 

that additional dry wells be installed on the subject property and the applicant agreed to 

comply with all recommendations of the Village Engineering Consultant; 

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

II action and that no SEQRA determination is required, and be it further 
 

RESOLVED, that the application submitted by Elana Motechin for variances from the 

provisions of Sections 230-17 Attachment I and 230-14O(4)(a) of the Code of the Village of 

Wesley Hills, to permit the construction, maintenance and use of a single family residence 

and inground swimming pool is hereby amended by eliminating the request for variances for 

rear yard, swimming pool rear yard and impervious surface ratio, and be it further 

 
RESOLVED, that the application submitted by Elana Motechin for variances from the 

provisions of Sections 230-17 Attachment I and 230-14O(4)(a) of the Code of the Village of 

Wesley Hills to permit the construction , maintenance and use of a single family residence 

and inground swimming pool having a height that is 28.9 feet instead of the maximum 
permitted of 25 feet, building coverage of .34 instead of the maximum permitted of .10 and 

swimming pool side yard of 7.4 feet instead of the minimum required of 15 feet, plot plan 

prepared by Yosef Portnoy, P.E. dated January 1, 2024, as last revised March 11, 2025, is 

hereby approved with the condition that applicant shall comply with all recommendations 

made by the Village Engineering Consultant relating to this property, and be it further 

 

RESOLVED, that the Zoning Board of Appeals hereby makes the following Findings 
of Fact: 
 

1. That applicant is to be commended for using pervious pavers to reduce 

water runoff from the property and to reduce the number of variances 

needed for the project; 

2. That the height variance is less than 20% and is needed to permit the 

natural flow of sewage from the proposed house to the municipal sewer; 

3. That although the building coverage variance is large there is nothing that 

contributes to it other than the size of the residence which is needed for 

applicant 's large family; 

4. That compliance with all recommendations made by the Village 
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Engineering Consultant should alleviate any potential water runoff so that 

this project should not increase flooding in the neighborhood; 

5. That the benefit to the applicant by granting the variances is substantial 

whereas no specific detriment to adjoining properties or to the 

neighborhood has been identified. 

 
Upon vote, this motion carried unanimously 
 
ITEM #6- APPROVAL OF MINUTES – FEBRUARY 19, 2025 
 
Richard Weinberger made a motion to approve the Zoning Board of Appeals minutes of February 
19, 2025, seconded by Stuart Zelmanowitz. Upon vote, this motion carried unanimously.  
 
ADJOURNMENT 
 
Chairwoman Collantes made a motion to adjourn the meeting, seconded by Anita Hajioff. Upon 
vote, this motion carried unanimously. 
 
Respectfully submitted, 
Alicia Schultz 
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