
 

ZONING BOARD OF APPEALS MEETING AGENDA 
February 19, 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 Yisroel Sandel for variances from the provisions of Section 230-17 

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

maintenance and use of an addition to a single family residence having a front yard of 40 feet 

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

required of 50 feet. 

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

of Route 306, known as 4 Kentor Lane, designated on the Tax Map as Section 41.11 Block 2 

Lot 36, in an R-35 Zoning District. 

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

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

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

residence, inground swimming pool and other structures having building coverage of .14 

instead of the maximum permitted of .10, impervious surface ratio of .40 instead of the 

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

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

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

minimum required of 15 feet. 

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

east of Forshay Road, known as 6 Hastings Road, designated on the Tax Map as Section 41.14 

Block 1 Lot 35, in an R-35 Zoning District 

3. Application submitted by Mark Mindick for variances from the provisions of Section 230-17 

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

maintenance and use of an addition to a single family residence and deck having front yard of 

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

Court instead of the minimum required of 50 feet and building coverage of .154 instead of the 

maximum permitted of .10 

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

intersection with Jodi Court, known as 16 Amsterdam Avenue, designated on the Tax Map as 

Section 41.11 Block 1 Lot 45, in an R-35 Zoning District. 
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4. Application submitted by Pablo Umansky for variances from the provisions of Section 230-17 

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

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

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

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

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

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

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

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

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

5. Application submitted by Nancy Rubin on behalf of Kenneth and Tamar Schaum for variances 

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

to permit the construction, maintenance and use of an addition to a single family residence 

having total side yard of 59.9 feet instead of the minimum required of 60 feet, building 

coverage of .12 instead of the maximum permitted of .10, impervious surface ratio of .409 

instead of the maximum permitted of .25 and front yard impervious surface ratio of .269 

instead of the maximum permitted of .20. 

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

south of Village Green, known as 9 Marcus Drive, designated on the Tax Map as Section 41.12 

Block 1 Lot 37, in an R-35 Zoning District. 

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

Attachment I and 230- 

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

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

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

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

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

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

minimum required of 15 feet. 

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

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

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

APPROVAL OF MINUTES 

7. December 18, 2024 

ADJOURNMENT 
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File Attachments for Item:

1. Application submitted by Yisroel Sandel for variances from the provisions of Section 230-17 

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

of an addition to a single family residence having a front yard of 40 feet instead of the minimum 

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

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

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

Zoning District.
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3464/36441=0.095

PROPOSED AND EXISTING IMPERVIOUS SURFACE RATIO: 

1. EXISTING HOUSE, OVERHANG, PORCH, DECK= 1397 SF
2. PROPOSED ADDITION=2290 SF
3. EXISTING DRIVEWAY AND WALKWAY= 1,969 SF
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3. SHEDS=98

TOTAL= 5879 SF
5879/36441=0.16

WINDMILL DRIVE

PROPOSED BUILDING COVERAGE 3687 SF/36,441 SF=0.10

289.23'

EXISTING BUILDING COVERAGE 1397 SF/36,441 SF=0.04

289.23'

100'

LOT 
FRONTAGE

BULK REQUIREMENTS

GASMETER

PORCH

CONCRETE 

WOOD DECK

BI-LEVEL
FRAME DWELLING#4

CONCRETE WALK

41.15-2-1

56
4

56
4

564

564

566

56
6

566

56
6

566

566

566

566

566

566

566

566

566

566

568

568

568

568

568

568

568

568

56
8

56
8

568

568566 566

566

566

566

566

568

566

566

568

566

56
8

568

566

568

564

564

56
6

56
4

566

568

568

56
656

4

568

566

568

56
8

181.9'

N 73°44'00" W 41
.1

'

20
.4

'

286.70'

145.4'

S 
20

°3
0'

00
" 

W

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

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

G
F 

= 
56

5.
13

'

N
 1

9°
07

'0
0"

 E

62.9'

FF = 569.33'

40
'

S 70°53'00" E13
3.

83
'

47
.4

'

N 70°53'00" W271.94'

SMH = 567.94'
INV = 559.14'

S

S

S

S

289.23'

11
9.

60
'

SMH = 569.53'
INV = 561.23'

S

N

W E

36,441 S.F.EXISTING

*VARIANCE REQUIRED

36,441 S.F.PROVIDED

35,000 S.F.REQUIRED

MIN.
LOT AREA

USE GROUP

41.11-2-37

4

ROOM OVERHANG

FRAME SHED

H
ED

G
E

M
A
CA

D
A
M

 D
RI

V
E

ELEC.METER

O
.H

. 
W

IR
ES

PROPOSED WALK

PROPOSED DECK

PROPOSED PORCH

PROPOSED ADDITION

CHIMNEY

H
ED

GE

HEDGE

BEING LOT 3 ON A CERTAIN MAP ENTITLED
"EARL COURT"

FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE
AS MAP #3187 BOOK #67 PAGE #39 ON 12/05/1963.

41.11-2-35

3

LOT AREA = 36,441.89 SQUARE FEET

EDGE OF PAVEMENT

K E N T O R      L A N E

41.1'244.8'62.9'47.4'288.02'

20.4'*208.3'62.9'40'*

50'60'25'50'125'125'

REAR
YARD

TOTAL 
SIDE YARD

SIDE 
YARD

FRONT 
YARD

EFFECTIVE 
SQUARE

LOT 
WIDTH
ARDLEY

125'

125'

288.02'

H
ED

GE

EDGE OF PAVEMENT

0.04 0.095 0.05

0.10

MAXIMUM
BUILDING 

COVERAGE

0.20

FRONT YARD 
IMPERVIOUS 

RATIO 

0.25

IMPERVIOUS 
SURFACE 

RATIO

0.10 0.16 0.08

<40'<252

<40'<252

40'

MAXIMUM 
EXPOSED 
BUILDING 

HEIGHTFEETSTORIES

252 1/2

MAXIMUM HIEGHT

ZONE:  R-35

FRONT YARD  IMPERVIOUS EXISTING 

782/14431=.05

FRONT YARD  IMPERVIOUS PROPOSED

1175/14431=.08

H
O
LLA

N
D
 LA

N
E

VICINITY MAP

0 20 40 60

TOWN OF RAMAPO,  ROCKLAND COUNTY 
                                
WESLEY HILLS,                        NEW YORK 
 
NOVEMBER 25, 2024      SCALE :  1" = 20'

31 ROSMAN ROAD 
THIELLS,N.Y. 10984
845 429 5290 FAX 429 5974

___________________________________LIC#50633

4 KENTOR LN

PROPOSED 
ADDITION 

FOR

TAX MAP DESIGNATION: 41.11-2-36

ANTHONY R. CELENTANO P.L.S.

1 1 9 4 0

SKY LA
RK D

RIVE

LOIS LANE

VILLAGE GREEN
M

A
RCU

S
 D

RIV
E

EA
RL 

CO
U
RT

KENTOR LANE

SITE

SCALE 1"=300'

1) ELECTRIC DISTRICT: ORANGE AND ROCKLAND
2) SEWER DISTRICT: RCSD#1
3) WATER DISTRICT: VEOLIA NORTH AMERICA, UNITED STATES
4) FIRE DISTRICT: HILLCREST
5) AMBULANCE DISTRICT: SPRING HILL
6) POLICE DISTRICT: RAMAPO
7) SCHOOL DISTRICT: EAST RAMAPO

5

Item 1.



6

Item 1.



7

Item 1.



8

Item 1.



9

Item 1.



10

Item 1.



11

Item 1.



12

Item 1.



13

Item 1.



14

Item 1.



15

Item 1.



16

Item 1.



17

Item 1.



18

Item 1.



19

Item 1.



 

 

 

 

 

 

 

 

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 19th day of February, 2025 at 7:30 P.M. at the 

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

by Yisroel Sandel for variances from the provisions of Section 230-17 Attachment I of the Code 

of the Village of Wesley Hills, to permit the construction, maintenance and use of an addition to 

a single family residence having a front yard of 40 feet instead of the minimum required of 50 

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

The subject premises are situated on the south side of Kentor Lane approximately 

200 feet east of Route 306, known as 4 Kentor Lane, designated on the Tax Map as Section 

41.11 Block 2 Lot 36, in an R-35 Zoning District. 

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 

    February 4, 2025 

 
Camille Guido-Downey  

Village Clerk/Treasurer  

Village of Wesley Hills 
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File Attachments for Item:

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

of Section 230-17 Attachment I and Section 230-14O(4)(a) of the Code of the Village of Wesley Hills, to 

permit the construction, maintenance and use of a single family residence, inground swimming pool and

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

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

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

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

the minimum required of 15 feet.

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

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

an R-35 Zoning District
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Job Name: 6 Hastings Road

Address: 6 Hastings Road

Municipality: Village of Wesley Hills

SBL: 41.14-1-35

Date: Oct-24

Rev Date:

Total Area 0.82 acres

Existing Conditions:

Impervious Area: 0.1 acres

Lawn: 0.72 acres

Proposed Conditions:

Impervious Area: 0.32 acres

Lawn: 0.5 acres

Design Storm:

100 year storm, 24 hour rainfall

9 inches

Soil Characteristics:

Soil Type:

Hydrologic Soil Group: C

Existing Curve Number: 77

Proposed Curve Number: 83

Soil Percolation Rate:

Estimate:

Rate: 0.02 inches/min

Diameter: 12 inches

Perc rate

0.00139 CF/SF/min

2.00 CF/SF/day

Required Storage Volume:

24
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Use 100 year, 24 hour rainfall

Existing Conditions:

S=(1000/CN)-10

2.99

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

6.20

Proposed Conditions

S=(1000/CN)-10

2.05

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

6.94

Difference in Runoff Depth:

0.74 inches

Storage volume

2195.38 CF

Drywell Storage Volume

Required Storage Volume= 2195.38 CF

Use:

5 ft diameter drywell

5.5 ft depth

18 inch stone surround

0.4 Void Space for Stone

Area of Drywell

19.63 SF

Area Including Stone

50.24 SF

Area of Stone

30.62 SF

Volume of Diameter

107.94 CF

Volume of Stone

243.74 CF

Volume after Voids

97.50 CF

Volume Storage

205.43 CF

Drywell percolation - 24 hours:

Side wal area

86.35 SF

Assume no percolation in bottom area
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Percolation Volume

172.70 CF/day

Total drywell Volume - 24 hours

378.13 CF

Calculate drywells required:

5.81

Use 6 drywells

2268.81 CF

2268.81 > 2195.38
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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 C Impervious Good 0.10 0.10 98 9.80 0.00 98 0.00 98

C Lawn Good 0.72 0.00 74 0.00 0.72 74 53.28 74

TOTAL:    0.82 0.10 9.80 0.72 53.28 77

Proposed C Impervious Good 0.32 0.32 98 31.36 0.00 98 0.00 98

C Lawn Good 0.50 0.00 74 0.00 0.50 74 37.00 74

TOTAL: 0.82 0.32 31.36 0.50 37.00 83
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Soil Map—Rockland County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

10/11/2024
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 22, Aug 25, 2024

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

Date(s) aerial images were photographed: May 31, 2022—Oct 
27, 2022

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

10/11/2024
Page 2 of 3
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Map Unit Legend

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

CrB Cheshire gravelly fine sandy 
loam, 2 to 8 percent slopes

0.0 0.6%

CuB Cheshire-Urban land complex, 
2 to 8 percent slopes

0.4 22.2%

WeB Wethersfield gravelly silt loam, 
3 to 8 percent slopes

1.5 77.2%

Totals for Area of Interest 1.9 100.0%

Soil Map—Rockland County, New York

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

10/11/2024
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 supply, 0 to 60 inches: 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

10/11/2024
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 22, Aug 25, 2024

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

10/11/2024
Page 2 of 2
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File Attachments for Item:

3. Application submitted by Mark Mindick for variances from the provisions of Section 230-17 

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

of an addition to a single family residence and deck having front yard of 38.6 feet on Amsterdam Avenue

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

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

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

intersection with Jodi Court, known as 16 Amsterdam Avenue, designated on the Tax Map as Section 

41.11 Block 1 Lot 45, in an R-35 Zoning District.
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NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN PROFESSIONALS

FOR PLANNING PURPOSES ONLY.  THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED BY

THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER

REFERENCE NUMBER 5058-007.

PERMEABLE PAVERS (FULL INFILTRATION)

PERMEABLE PAVERS

LEGEND:
 A   PERMEABLE PAVER FROM TECHO-BLOC, 2 3/8'' TO 3 15/16'' (60 TO 100 MM) THICK INFLO, MISTA RANDOM, PURE, VICTORIEN
      PERMEABLE, VILLAGIO OR VILLAGIO GRANDE CONFORMING TO ASTM C 936
 B   JOINT FILLING MATERIAL, NO. 8 (FOR INFLO, PURE AND VILLAGIO) OR NO. 9 STONE (FOR MISTA RANDOM, VICTORIEN PERMEABLE
      AND VILLAGIO GRANDE) CONFORMING TO ASTM D 448
 C  BEDDING COURSE, 2'' (50 MM) THICK NO. 8 STONE CONFORMING TO ASTM D 448
 D  BASE COURSE, 4'' (100 MM) THICK NO. 57 STONE CONFORMING TO ASTM D 448
 E SUBBASE COURSE, THICKNESS AS PER DESIGN NO. 2 STONE CONFORMING TO ASTM D 448 (8")
 F  GEOTEXTILE
 G  SUBGRADE
 H  EDGE RESTRAINT
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CASE NO 1 - FULL INFILTRATION
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File Attachments for Item:

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

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

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

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

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

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

permitted of 900 square feet.

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

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

Block 2 Lot 4, in an R-35 Zoning District.
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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: 41.15666743

Requires GML Review: NO

GML Criteria:

Parcel ID:  41.12-2-4

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

State: NY

Municipality: WESLEY HILLS

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

GIS Calculated Acres: 0.998

Date Parcel: February 2024

Deed Acres: 0

Instrument: 2021-00000219

Book Page: N/AZip: 10977

City: SPRING VALLEY

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: NO

County Regulated Streams: NO

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: -74.05962405

Source: Rockland County GIS Portal

74

Item 4.



75

Item 4.



E A S T      W I L L O W     T R E E      R O A D

M
A
CA

D
A
M
 D

RI
VE

S 74°26'14" E

N
 1

4
°1

6
'4

6
" 

E

N 74°26'14" W

91
.8

'

26.7'

11.5' 15
.0

0'

15.00'

2
0

8
.7

5
'

50
.0

1'

S
 1

4
°1

2
'0

0
" 

W

209.04'

148.95'

2' DIA TANK

68
.4

'

2
0

8
.7

6
'

50
.0

1'

98.7'

208.75'

PROPOSED ADDITION

NOTE:
"IT IS A VIOLATION OF THE STATE EDUCATION LAW 

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 OR INK SEAL ARE THE PRODUCT OF THE 

LAND SURVEYOR."
"THIS SURVEY WAS PREPARED FOR THE PARTIES AND 
PURPOSE INDICATED HEREON. ANY EXTENSION OF 

THE USE BEYOND THE PURPOSES AGREED TO 
BETWEEN THE CLIENT AND THE SURVEYOR  EXCEEDS 

THE SCOPE OF THE ENGAGEMENT."
THIS SURVEY MAP IS SUBJECT TO AN ACCURATE 

ABSTRACT OF TITLE.
EASEMENTS OR RIGHTS OF WAY ON OR BELOW THE 

SURFACE OF THE GROUND THAT ARE
NOT VISIBLE ARE NOT SHOWN. 
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IMPERVIOUS SURFACE: 

1. HOUSE= 3,647 S.F.
2. DRIVEWAY= 4,064 S.F.
4. GARAGE= 1,340 S.F.
5. FRONT WALKWAY= 742 S.F.
6. REAR PATIO= 862 S.F.
7. POOL & PATIO= 2,330 S.F.
8. BASKETBALL COURT= 1,521 S.F.
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TOTAL= 15,430 S.F. 
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___________________________________LIC#50633
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ANTHONY R. CELENTANO P.L.S.

LOT AREA=43,595.89 SQUARE FEET
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File Attachments for Item:

5. Application submitted by Nancy Rubin on behalf of Kenneth and Tamar Schaum for variances from 

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

construction, maintenance and use of an addition to a single family residence having total side yard of 

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

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

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

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

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

an R-35 Zoning District.
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BUILDING DATA

PROPERTY BLOCK #: 6155
PROPERTY LOT #: 19

EXISTING FIRST FLOOR: 3,038 SF.
EXISTING SECOND FLOOR: 2,800 SF.

TOTAL EXISTING: 5,838 SF.

PROPOSED FIRST FLOOR:    230 SF.
PROPOSED SECOND FLOOR:    269 SF.

TOTAL ADDITION:    499 SF.

EXISTING VOLUME: 62,038 CF.
PROPOSED ADDED VOLUME:   4,468 CF.

PROPOSED TOTAL VOLUME: 66,506 CF.

AREA OF LARGEST FLOOR: 3,268 SF.
TOTAL LAND AREA DISTURBED:    322 SF.

THE FOLLOWING ARE THE PATHS AND OPTIONS FOR COMPLIANCE WITH THE ENERGY EFFICIENCY 

REQUIREMENTS OF THE INTERNATIONAL ENERGY CONSERVATION CODE OF NJ 2021 EDITION:

( any deviations from the list below, must be brought to the architects attention prior to any installation or field 
changes. Energy compliance must be recalculated with the proposed changes against what has already been 
submitted with the permit of these construction documents. any building system that has been modified or 
substituted without architects approval and such system installed and now does not comply, shall be replaced at 
no additional cost to the owner. )

FOR OUR COMPLIANCE WITH RESCHECK-web: The online program performs the calculations
based on input about the shape and size of the building, the type of insulation and
windows and the type of equipment that the applicant proposes to use.  The program simply requires the input of 
the areas of the various components, the R-value of insulation, and the U-factor of windows and doors. 
Based on Section R402.1.5, entitled “Total UA alternative,” the program automatically gives tradeoffs. A 
compliance report is generated by the program, which is to be submitted with the permit application. It must meet 
or exceed the IECC-R (“passes” by zero percent or better) based on the applicable climate zone location specified 
for each municipality.

Regardless of the compliance method chosen, an additional energy efficiency
package is required. At least one package from Section R408 IECC, must be included for
compliance: For compliance with RESCheck, Z+ has chosen, " More efficient HVAC equipment performance 
option, from the list below.

� Enhanced envelope performance option;
� More efficient HVAC equipment performance option;
� Reduced energy use in service water-heating option;
� More efficient duct thermal distribution system option; or
� Improved air sealing and efficient ventilation system option.

BUILDING THERMAL ENVELOPE R-VALUE U-FACTOR

FLOORS (ABOVE CRAWL SPACE) R-47 (4" SPRAY FOAM + R-21 BATT)

EXTERIOR WALLS R-21  BATT

ROOFS R-41 (3" SPRAY FOAM + R-21 BATT)

WINDOWS - DOUBLE HUNG .30

WINDOWS - CASEMENT .29

WINDOWS - TRANSOM .27

DOORS < 50% GLASS .19

DOORS > 50% GLASS .30

APPLICABLE BUILDING CODES:

NJAC 5:23-6.1 - RECONSTRUCTION
INTERNATIONAL BUILDING CODE - NJ EDITION 2021
INTERNATIONAL RESIDENTIAL CODE - NJ EDITION 2021
NATIONAL ELECTRICAL CODE 2020
NATIONAL STANDARD PLUMBING CODE 2021
INTERNATIONAL ENERGY CONSERVATION CODE 2021 (Low-Rise Residential)
INTERNATIONAL MECHANICAL CODE 2021
INTERNATIONAL FUEL GAS CODE 2021
BARRIER FREE SUBCODE ( Chapter 11 of IBC/2021 & NJAC 5:23-7 )
ICC / ANSI A117.1 - 2017

USE GROUP R-5
TYPE OF CONSTRUCTION VB

FIRE RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS ( TABLE 601)

EXTERIOR WALLS LESS THAN 3'-0"
FROM PROPERTY LINE 1 HR.

ALL OTHER EXTERIOR WALLS 0 HR.

INTERIOR WALL 0 HR.

ROOF CONSTRUCTION 0 HR.

FLOOR CONSTRUCTION                          0 HR.

DESIGN LOADS:

ROOF 40 P.S.F. LIVE LOAD + 15 P.S.F. DEAD LOAD
1ST FLOOR 40 P.S.F. LIVE LOAD + 10 P.S.F. DEAD LOAD
2ND FLOOR 30 P.S.F. LIVE LOAD + 10 P.S.F. DEAD LOAD
INTERIOR STAIRS 40 P.S.F. LIVE LOAD + 10 P.S.F. DEAD LOAD*
DECKS 40 P.S.F. LIVE LOAD + 15 P.S.F. DEAD LOAD
EXTERIOR BALCONIES 60 P.S.F  LIVE LOAD

1. *INDIVIDUAL STAIR THREADS SHALL BE DESIGNED FOR THE UNIFORMLY 
DISTRIBUTED LIVE LOAD OR A 300 LB CONCENTRATED LOAD ACTING OVER AN AREA OF 
4 SQ. IN. WHICHEVER PRODUCES THE GREATER STRESS.    

2. SEISMIC LOADING TO BE BASED ON REQUIREMENTS OF SECTION R301 THE 2021 
INTERNATIONAL RESIDENTIAL CODE.

3. WIND SPEED CRITERIA:
INTERPOLATED FROM FIGURE R301.2(4) OF THE INTERNATIONAL RESIDENTIAL CODE 
2021, THE DESIGN FOR THIS BUILDING WILL RESIST A WIND SPEED OF 112 MPH.
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9 MARCUS DRIVE, MONSEY, NY

PROJECT DESCRIPTION

ADDITION AND RENOVATION TO AN EXISTING SINGLE FAMILY RESIDENCE.

AD-1 DEMOLITION PLAN ●

A-101 FOUNDATION/BASEMENT PLAN ●

A-102 FIRST FLOOR PLAN ●

A-103 SECOND FLOOR PLAN ●

A-104 ROOF PLAN ●

A-105 FINISH SCHEDULE ●

A-201 EXTERIOR ELEVATIONS ●

A-202 EXTERIOR ELEVATIONS ●

A-203 3D AXONOMETRIC ●

A-301 BUILDING SECTIONS & WALL SECTION ●

A-401 STAIR PLANS & SECTIONS ●

A-402 PARTITION TYPES, RISER DIAGRAMS, & DOOR DETAILS ●

A-501 SIDING & WINDOW DETAILS ●

A-502 STUCCO DETAILS ●

A-503 ROOF DETAILS ●

S-001 GENERAL NOTES ●

S-100 FOUNDATION PLAN ●

S-101 FIRST FLOOR FRAMING PLAN ●

S-102 SECOND FLOOR FRAMING PLAN ●

S-103 ROOF AND ATTIC FRAMING PLAN ●

S-201 TYPICAL DETAILS I ●

S-202 TYPICAL DETAILS II ●

S-301 SECTIONS ●

DRAWING LIST P
E

R
M

IT
 S

E
T

T-1 TITLE SHEET ●

G-1 SPECIFICATIONS ●

G-2 SPECIFICATIONS ●

G-3 SPECIFICATIONS ●

G-4 SPECIFICATIONS ●

G-5 SPECIFICATIONS ●

G-6 GENERAL NOTES ●

G-7 LEGEND AND ABBREVIATIONS ●

E-1 FIRST FLOOR ELECTRICAL PLAN ●

E-2 SECOND FLOOR ELECTRICAL PLAN ●

REV DATE DESCRIPTION

1 08/19/2024 REVISION 1

NOTE TO CONTRACTOR:

ANY DEVIATIONS FROM THIS SET OF CONSTRUCTION DRAWINGS SHALL 

NOT BE PERMITTED WITHOUT THE WRITTEN AUTHORIZATION BY THE 

ARCHITECT, NO EXCEPTIONS. ANY DEVIATION, BY THE CONTRACTOR 

AND / OR OWNER, THAT WILL REQUIRE THIS OFFICE TO REDESIGN ANY 

ASPECT OF THESE DRAWINGS OR REQUIRE THIS OFFICE TO ADDRESS 

ANY DEVIATIONS WITH THE LOCAL CODE OFFICIAL WILL BE DONE ON A 

TIME AND MATERIAL BASIS.

• THE FOLLOWING SECTIONS OF THE MECHANICAL CODE OF THE IRC IS INTENDED TO BE A GUIDE AND DOES NOT 

RELIEF THE CONTRACTOR AND/OR SUBCONTRACTOR OF THEIR OBLIGATIONS TO BUILD, FABRICATE AND INSTALL 

PER THE CURRENT ADOPTED BUILDING CODES.

M1503.2 DOMESTIC COOKING EXHAUST.

WHERE DOMESTIC COOKING EXHAUST EQUIPMENT IS PROVIDED, IT SHALL COMPLY WITH ONE OF THE FOLLOWING:
1. THE FAN FOR OVERHEAD RANGE HOODS ND DOWNDRAFT EXHAUST EQUIPMENT NOT INTEGRAL WITH THE 

COOKING APPLIANCE SHALL BE LISTED AND LABELED IN ACCORDANCE WITH UL 507.
2. OVERHEAD RANGE HOODS AND DOWNDRAFT EXHAUST EQUIPMENT WITH INTEGRAL FANS SHALL COMPLY 

WITH UL 507.
3. DOMESTIC COOKING APPLIANCES WITH INTEGRAL DOWNDRAFT EXHAUST EQUIPMENT SHALL BE LISTED AND 

LABELED IN ACCORDANCE WITH ANSI Z21.1 OR UL 858
4. MICROWAVE OVENS WITH INTEGRAL EXHAUST FOR INSTALLATION OVER THE COOKING SURFACE SHALL BE 

LISTED AND LABELED IN ACCORDANCE WITH UL 923.

M1503.3 EXHAUST DISCHARGE.

DOMESTIC COOKING EXHAUST EQUIPMENT SHALL DISCHARGE TO THE OUTDOORS THROUGH A DUCT. THE DUCT SHALL 
HAVE A SMOOTH INTERIOR SURFACE, SHALL BE AIRTIGHT, SHALL BE EQUIPPED WITH A BACKDRAFT DAMPER AND SHALL BE 
INDEPENDENT OF ALL OTHER EXHAUST SYSTEMS. DUCTS SERVING DOMESTIC COOKING EXHAUST EQUIPMENT SHALL NOT 
TERMINATE IN AN ATTIC OR CRAWL SPACE OR AREAS INSIDE THE BUILDING.

EXCEPTION: WHERE INSTALLED IN ACCORDANCE WITH THE MANUFACTURE'S INSTRUCTIONS, AND WHERE MECHANICAL OR 
NATURAL VENTILATION IS OTHERWISE PROVIDED, LISTED AND LABELED DUCT-LESS RANGE HOODS SHALL NOT BE 
REQUIRED TO DISCHARGE TO THE OUTDOORS.

M1053.5 KITCHEN EXHAUST RATES.

WHERE DOMESTIC KITCHEN COOKING APPLIANCES ARE EQUIPPED WITH DUCTED RANGE HOODS OR DOWN-DRAFT 
EXHAUST SYSTEMS, THE FANS SHALL BE SIZED IN ACCORDANCE WITH SECTION M1505.4.4.

M1503.6 MAKEUP AIR REQUIRED.

WHERE ONE OR MORE GAS, LIQUID OR SOLID FUEL-BURNING APPLIANCE THAT IS NEITHER DIRECT-VENT NOR USES A 
MECHANICAL DRAFT VENTING SYSTEM IS LOCATED WITHIN A DWELLING UNIT'S AIR BARRIER, EACH EXHAUST SYSTEM 
CAPABLE OF EXHAUSTING IN EXCESS OF 400 CUBIC FEET PER MINUTE ( 0.19 m3/s ) SHALL BE MECHANICALLY OR PASSIVELY 
PROVIDED WITH MAKEUP AIR AT A RATE APPROXIMATELY EQUAL TO THE EXHAUST AIR RATE. SUCH MAKEUP AIR SYSTEM 
SHALL BE EQUIPPED WITH NOT FEWER THAN ONE DAMPER COMPLYING WITH SECTION M1503.6.2.

EXCEPTION: MAKEUP AIR IS NOT REQUIRED FOR EXHAUST SYSTEMS INSTALLED FOR THE EXCLUSIVE PURPOSE OF SPACE 
COOLING AND INTENDED TO BE OPERATED ONLY WHEN WINDOWS OR OTHER AIR INLETS ARE OPEN.

M1505.2 RECIRCULATION OF AIR

EXHAUST AIR FROM BATHROOMS AND TOILER ROOMS SHALL NOT BE RECIRCULATED WITH A RESIDENCE OR CIRCULATED 
TO ANOTHER DWELLING UNIT AND SHALL BE EXHAUSTED DIRECTLY TO THE OUTDOORS. EXHAUST AIR FROM BATHROOMS, 
TOILET ROOMS AND KITCHENS SHALL NOT DISCHARGE INTO AN ATTIC, CRAWL SPACE OR OTHER AREAS INSIDE THE 
BUILDING. THIS SECTION SHALL NOT PROHIBIT THE INSTALLATION OF DUCTLESS RANGE HOODS IN ACCORDANCE WITH THE 
EXCEPTION IN SECTION M1503.3.

M1505.3 EXHAUST EQUIPMENT.

EXHAUST FANS AND WHOLE-HOUSE MECHANICAL VENTILATION FANS SHALL BE LISTED AND LABELED AS PROVIDING THE 
MINIMUM REQUIRED AIRFLOW IN ACCORDANCE WITH ANSI / AMCA 210-ANSI / ASHRAE 51.

M1505.4 WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM.

WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL BE DESIGNED IN ACCORDANCE WITH SECTION M1505.4.1 
THROUGH M1505.4.4

• M1505.4.1 SYSTEM DESIGN
THE WHOLE-HOUSE VENTILATION SYSTEM SHALL CONSIST OF ONE OR MORE SUPPLY OR EXHAUST FANS, OR A 
COMBINATION OF SUCH, AND ASSOCIATED DUCTS AND CONTROLS. LOCAL EXHAUST OR SUPPLY FANS ARE 
PERMITTED TO SERVE AS SUCH A SYSTEM, OUTDOOR AIR DUCTS CONNECTED TO THE RETURN SIDE OF AN AIR 
HANDLER SHALL BE CONSIDERED AS PROVIDING SUPPLY VENTILATION.

• M1505.4.2 SYSTEM CONTROLS.
THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL BE PROVIDED WITH CONTROLS THAT ENABLE 
MANUAL OVERRIDE. CONTROLS SHALL INCLUDE TEXT OR SYMBOL INDICATING THEIR FUNCTION.

• M1505.4.3 MECHANICAL VENTILATION RATE.
THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL PROVIDE OUTDOOR AIR AT A CONTINUOUS RATE 
NOT LESS THAN THAT DETERMINED IN ACCORDANCE WITH TABLE M1505.4.3(1) OR NOT LESS THAN THAT 
DETERMINED BY EQUATION 15-1.

Ventilation rate in cubic feet per minute = (0.01 x total square foot area of house) + [ 7.5 x (number of bedrooms + 1) ]

EXCEPTIONS:
1. VENTILATION RATE CREDIT. THE MINIMUM MECHANICAL VENTILATION RATE DETERMINED IN ACCORDANCE 
WITH TABLE M1505.4.3(1) OR EQUATION 15-1 SHALL BE REDUCED BY 30 PERCENT, PROVIDED THAT 
BOTH OF THE FOLLOWING CONDITIONS APPLY"

1.1 A DUCTED SYSTEM SUPPLIES VENTILATION AIR DIRECTLY TO EACH BEDROOM AND TO ONE OR 
MORE OF THE FOLLOWING ROOMS:

1.1.1 LIVING ROOM.
1.1.2 DINING ROOM.
1.1.3 KITCHEN.

1.2 THE WHOLE-HOUSE VENTILATION SYSTEM IA A BALANCED VENTILATION SYSTEM.
2. PROGRAMMED INTERMITTENT OPERATION. THE WHOLE HOUSE MECHANICAL VENTILATION SYSTEM IS 
PERMITTED TO OPERATE INTERMITTENTLY WHERE THE SYSTEM HAS CONTROLS THAT ENABLE 
OPERATION FOR NOT LESS THAN 25 PERCENT OF EACH 4-HOUR SEGMENT AND THE VENTILATION RATE 
PRESCRIBED IN TABLE M1505.4.3(1), BY EQUATION 15-1 OR BY EXCEPTION 1 IS MULTIPLIED BY THE 
FACTOR DETERMINED IN A ACCORDANCE WITH TABLE M1505.4.3(2)

TABLE OF DIMENSIONAL REQUIREMENTS: R-35 SINGLE FAMILY RESIDENCE

MIN. 
LOT AREA

MIN. LOT 
FRONTAGE

MIN. LOT
WIDTH

REQUIRED

EXISTING

35,000 SF

**30,000 

100 FT 125 FT

125 FT 125 FT

MIN. 
EFFECTIVE 

SQUARE

MIN. 
FRONT 
YARD

MIN. SIDE 
YARD

125 FT 50 FT 25 FT

68.1 FT
L: 25.4 FT
R:34.5 FT

* DENOTES A NON-CONFORMITY

MIN. 
TOTAL 
SIDE 
YARD

MIN. 
REAR 
YARD

MAX. 
IMPERVIOUS 

SURFACE 
RATIO 

MAX. FRONT 
YARD 

IMPERVIOUS  
SURFACE RATIO 

MAX. 
BUILDING 

COVERAGE 

60 FT 50 FT 7,500 SF 1,250 SF 

**59.9 FT 92.6 FT **9,973 SF **1,294 SF **3,138 SF125 FT

3,000 SF

IMPERVIOUS SURFACE:

PROPOSED
BUILDING COVERAGE = 3,346 SF
FRONT PORCH/STAIRS = 398 SF
PATIO = 185 SF
LOWER PATIO = 738 SF (-75)
NEW PORCH STEPS = 92 SF
POOL = 800 SF
POOL PATIO = 908 SF +/-
EXTERIOR STAIRS = 45 SF
DRIVEWAY = 3,461 SF +/-

TOTAL = 9,973 SF

TOTAL IMPERVIOUS COVERAGE: 
9,973 SF / 30,000 SF = 0.33

PARKING CALCULATION:
SINGLE FAMILY HOME REQUIRES 2 SPACES
3 GARAGE SPACES PROVIDED

BUILDING COVERAGE:
DWELLING: 3,346 SF 
3,346 SF / 30,000 = 0.11

IMPERVIOUS IN FRONT YARD:
DRIVEWAY: 1,294 SF

AREA OF FRONT YARD: 6,250 SF

1,294 SF IMPERVIOUS / 6,250 SF = 0.21

MAX. BUILDING 
HEIGHT 

MAX. 
EXPOSED 
BUILDING 
HEIGHT STORIES FEET

40 FT

36 FT  

2.5 25 FT

2 24 FT

1

PROPOSED **30,000 125 FT 125 FT 66.2 FT
L: 25.4 FT
R:34.5 FT **59.9 FT 92.6 FT **9,973 SF **1,294 SF *3,346 SF125 FT 36 FT  2 24 FT

** DENOTES A PRE-EXISTING NON-COMFORMITY
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Item 5.

AutoCAD SHX Text
1. FOUNDATIONS HAVE BEEN DESIGNED TO AN ALLOWABLE SOIL BEARING PRESSURE OF 2,000 PSF ON VIRGIN SOIL.  FOUNDATIONS HAVE BEEN DESIGNED TO AN ALLOWABLE SOIL BEARING PRESSURE OF 2,000 PSF ON VIRGIN SOIL.  SHOULD CONDITIONS VARY FROM THOSE ASSUMED, THE ENGINEER SHALL BE NOTIFIED BEFORE CONTINUATION OF WORK.  2. ALL FOOTINGS AND SLABS SHALL BE PLACED DIRECTLY ON VIRGIN SOIL, STRUCTURAL FILL (STONE), OR ROCK. ALL FOOTINGS AND SLABS SHALL BE PLACED DIRECTLY ON VIRGIN SOIL, STRUCTURAL FILL (STONE), OR ROCK. 3. CONCRETE FOR FOUNDATIONS: CONCRETE FOR FOUNDATIONS: A. ALL CONCRETE WORK SHALL CONFORM TO REQUIREMENTS OF THE A.C.I. BUILDING CODE REQUIREMENT ALL CONCRETE WORK SHALL CONFORM TO REQUIREMENTS OF THE A.C.I. BUILDING CODE REQUIREMENT FOR STRUCTURAL CONCRETE (318-14 ULTIMATE STRENGTH DESIGN). B. ALL CONCRETE SHALL BE MIXED, TRANSPORTED, AND PLACED IN ACCORDANCE WITH ACI STANDARDS ALL CONCRETE SHALL BE MIXED, TRANSPORTED, AND PLACED IN ACCORDANCE WITH ACI STANDARDS 318, 304, 301, LATEST EDITIONS. C. PROVIDE CONCRETE WITH THE FOLLOWING PROPERTIES: PROVIDE CONCRETE WITH THE FOLLOWING PROPERTIES: f'c (PSI)      COARSE AGGREGATE      COARSE AGGREGATE   COARSE AGGREGATE  4000   NORMAL WEIGHT  NORMAL WEIGHT D. SLAB-ON-GROUND: SLAB-ON-GROUND: a. CAST OVER A MINIMUM OF 6 INCHES OF FREE DRAINING STONE FILL. CAST OVER A MINIMUM OF 6 INCHES OF FREE DRAINING STONE FILL. b. PROVIDE VAPOR BARRIER OVER GRAVEL FILL AS BOTTOM FORM FOR SLAB ON GROUND.   PROVIDE VAPOR BARRIER OVER GRAVEL FILL AS BOTTOM FORM FOR SLAB ON GROUND.   OVERLAP JOINTS AND BOND TOGETHER IN ACCORDANCE WITH THE MANUFACTURER'S  RECOMMENDATIONS.  PROVIDE MOISTOP ULTRA 10 BY FORTIFIBER CORP. OR OTHER ACCEPTED BY ENGINEER. c. PROVIDE SLAB ISOLATION JOINTS WITH 1/2" PREMOLDED JT. FILLER AT WALLS AND COLUMNS. PROVIDE SLAB ISOLATION JOINTS WITH 1/2" PREMOLDED JT. FILLER AT WALLS AND COLUMNS. 5. SEE REINFORCED CONCRETE NOTES FOR ADDITIONAL INFORMATION. SEE REINFORCED CONCRETE NOTES FOR ADDITIONAL INFORMATION. 6. ALL FILL SHALL BE PLACED IN TWELVE INCH LOOSE LIFTS (MAXIMUM) COMPACTED WITH VIBRATORY ROLLERS.  ALL FILL SHALL BE PLACED IN TWELVE INCH LOOSE LIFTS (MAXIMUM) COMPACTED WITH VIBRATORY ROLLERS.  FILL MATERIAL SHALL BE TESTED BY MODIFIED PROCTOR DENSITY METHOD (ASTM D1557) AND MUST QUALIFY AS SELECT, WITH LESS THAN 15% PASSING THROUGH THE NO. 200 SIEVE. SOIL SHALL BE PLACED WITH MOISTURE CONTENT AND ENERGY  TO PROVIDE 95 % OF MAXIMUM DRY DENSITY. 7. ALL EXTERIOR FOOTINGS SHALL BE PLACED A MINIMUM OF 3'-6" BELOW FINAL GRADE WHEN BEARING ON SOIL. ALL EXTERIOR FOOTINGS SHALL BE PLACED A MINIMUM OF 3'-6" BELOW FINAL GRADE WHEN BEARING ON SOIL. 8. WHERE NECESSARY, FOOTING STEPS SHALL BE CONSTRUCTED AT MAXIMUM SLOPE OF 1 VERTICAL TO 2 WHERE NECESSARY, FOOTING STEPS SHALL BE CONSTRUCTED AT MAXIMUM SLOPE OF 1 VERTICAL TO 2 HORIZONTAL. 9. DEWATERING SHALL BE PROVIDED AS REQUIRED SO THAT EXCAVATION, CONCRETE WORK AND BACKFILLING ARE DEWATERING SHALL BE PROVIDED AS REQUIRED SO THAT EXCAVATION, CONCRETE WORK AND BACKFILLING ARE TO BE PERFORMED IN THE DRY. 10. DIFFERENTIAL BACKFILL AGAINST FOUNDATION WALLS SHALL NOT EXCEED FOUR FEET UNTIL TOP BRACING SLAB DIFFERENTIAL BACKFILL AGAINST FOUNDATION WALLS SHALL NOT EXCEED FOUR FEET UNTIL TOP BRACING SLAB OR FRAMEWORK HAS BEEN IN PLACE FOR A MINIMUM OF THREE DAYS. 11. THE CONTRACTOR SHALL NOTIFY THE ENGINEER WHERE BOTTOM OF FOOTING ELEVATION IS CHANGED AND THE CONTRACTOR SHALL NOTIFY THE ENGINEER WHERE BOTTOM OF FOOTING ELEVATION IS CHANGED AND OBTAIN REVISED DESIGN OF THE FOUNDATION WALLS AS REQUIRED.
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%%UFOUNDATIONS

AutoCAD SHX Text
1. ALL CONCRETE WORK SHALL CONFORM TO REQUIREMENTS OF THE ACI 301, 304, AND ACI 318, LATEST EDITIONS ALL CONCRETE WORK SHALL CONFORM TO REQUIREMENTS OF THE ACI 301, 304, AND ACI 318, LATEST EDITIONS 2. CONCRETE MIX DESIGNS REQUIRED ARE LISTED IN THE TABLE BELOW.  ALL CONCRETE MIXES SHALL CONFORM CONCRETE MIX DESIGNS REQUIRED ARE LISTED IN THE TABLE BELOW.  ALL CONCRETE MIXES SHALL CONFORM TO THE PROVISIONS FOR CONCRETE QUALITY CONTAINED IN CHAPTER 19, ACI 318.  COMPRESSIVE STRENGTH, F'c, IS MEASURED AT 28 DAYS AGE, EXCEPT IF HIGH EARLY STRENGTH CEMENT IS USED, F'c, IS MEASURED AT 7 DAYS AGED. 3. WATER REDUCING ADMIXTURE, CONFORMING TO ASTM C494 (TYPE A, F, OR G), SHALL BE INCORPORATED INTO WATER REDUCING ADMIXTURE, CONFORMING TO ASTM C494 (TYPE A, F, OR G), SHALL BE INCORPORATED INTO ALL CONCRETE AT A MINIMUM DOSAGE AS RECOMMENDED BY THE MANUFACTURER.  ALL CONCRETE OTHER THAN FOR FOOTINGS, SHALL BE AIR-ENTRAINED TO 4 TO 6 PERCENT. ALL CONCRETE EXPOSED TO WEATHER OR DEICERS SHALL BE AIR-ENTRAINED TO 5 TO 7 PERCENT.  ALL AIR-ENTRAINING ADMIXTURES SHALL CONFORM TO ASTM C260.  CALCIUM CHLORIDE IS NOT PERMITTED FOR USE IN CONCRETE. 4. UNLESS OTHERWISE NOTED: UNLESS OTHERWISE NOTED: A. ALL REINFORCING BARS SHALL BE DEFORMED BARS OF NEW BILLET STEEL CONFORMING TO ASTM A615, ALL REINFORCING BARS SHALL BE DEFORMED BARS OF NEW BILLET STEEL CONFORMING TO ASTM A615, GRADE 60. B. ALL WELDED WIRE MESH SHALL CONFORM TO ASTM A185. ALL WELDED WIRE MESH SHALL CONFORM TO ASTM A185. 5. SPLICING OF REINFORCEMENT IS PERMITTED ONLY AT LOCATIONS SHOWN IN THE CONTRACT DRAWINGS OR AS SPLICING OF REINFORCEMENT IS PERMITTED ONLY AT LOCATIONS SHOWN IN THE CONTRACT DRAWINGS OR AS ACCEPTED BY THE ENGINEER.  UNLESS OTHERWISE SHOWN OR NOTED, REINFORCING STEEL SHALL BE SPLICED TO DEVELOP ITS FULL TENSILE CAPACITY IN ACCORDANCE WITH ACI 318. 6. REINFORCING BAR DEVELOPMENT LENGTHS, AS COMPUTED IN ACCORDANCE WITH ACI 318, FORM THE BASIS FOR REINFORCING BAR DEVELOPMENT LENGTHS, AS COMPUTED IN ACCORDANCE WITH ACI 318, FORM THE BASIS FOR BAR EMBEDMENT LENGTHS AND BAR SPLICE LENGTHS SHOWN IN THE DRAWINGS.  APPLY APPRORIATE MODIFICATION FACTORS FOR TOP-STEEL, BAR SPLICING, COVER, AND THE LIKE. 7. DETAILING OF REINFORCING STEEL SHALL CONFORM TO ACI MANUAL OF STANDARD PRACTICE FOR DETAILING DETAILING OF REINFORCING STEEL SHALL CONFORM TO ACI MANUAL OF STANDARD PRACTICE FOR DETAILING REINFORCED CONCRETE STRUCTURES (ACI 315). 8. LOCATION OF ALL CONSTRUCTION JOINTS ARE SUBJECT TO THE REQUIREMENTS OF THE CONTRACT DOCUMENTS, LOCATION OF ALL CONSTRUCTION JOINTS ARE SUBJECT TO THE REQUIREMENTS OF THE CONTRACT DOCUMENTS, CONFORMANCE WITH ACI 318, AND ACCEPTANCE OF THE ENGINEER.  DRAWINGS SHOWING LOCATION OF DETAILS OF THE PROPOSED CONSTRUCTION JOINTS  SHALL BE SUBMITTED WITH REINFORCING STEEL SHOP DRAWINGS. 9. SPLICES OF WWR, AT ALL SPLICED EDGES, SHALL BE SUCH THAT THE OVERLAP MEASURED BETWEEN SPLICES OF WWR, AT ALL SPLICED EDGES, SHALL BE SUCH THAT THE OVERLAP MEASURED BETWEEN OUTERMOST CROSS WIRES OF EACH REINFORCEMENT SHEET IS NOT LESS THAN THE SPACING OF THE CROSS WIRE PLUS 2 INCHES, NOR LESS THAN 8 INCHES. 10. WELDING OF REINFORCING BARS IS NOT PERMITTED UNLESS SPECIFICALLY CALLED FOR IN THE DRAWINGS. WELDING OF REINFORCING BARS IS NOT PERMITTED UNLESS SPECIFICALLY CALLED FOR IN THE DRAWINGS. 11. ALL REINFORCMENT SHALL BE SECURELY TIED IN PLACE TO PREVENT DISPLACEMENT BY CONSTRUCTION TRAFFIC ALL REINFORCMENT SHALL BE SECURELY TIED IN PLACE TO PREVENT DISPLACEMENT BY CONSTRUCTION TRAFFIC OR CONCRETE.  TIE WIRE SHALL BE 16 GAGE CONFORMING TO ASTM A82. 12. REINFORCING STEEL SUPPORTED ON THE GROUND SHALL BE PLACED ON PRECAST BLOCKS PRODUCED REINFORCING STEEL SUPPORTED ON THE GROUND SHALL BE PLACED ON PRECAST BLOCKS PRODUCED SPECIFICALLY FOR THE INTENDED PURPOSE. 13. BAR SUPPORTS SHALL BE ALL-GALVANIZED METAL WITH PLASTIC TIPS. BAR SUPPORTS SHALL BE ALL-GALVANIZED METAL WITH PLASTIC TIPS. 14. REINFORCING STEEL SHALL BE PLACED TO PROVIDE THE FOLLOWING MINIMUM CONCRETE COVER, UNLESS REINFORCING STEEL SHALL BE PLACED TO PROVIDE THE FOLLOWING MINIMUM CONCRETE COVER, UNLESS OTHERWISE INDICATED: SLAB-ON-GROUND (FROM BOTTOM) 3" 3" WALLS     2" 2" FOOTINGS    3" 3" 15. NON-SHRINK GROUT SHALL BE PREMIXED AND BAGGED BY MANUFACTURER.  ACCEPTABLE NON-SHRINK GROUT:  NON-SHRINK GROUT SHALL BE PREMIXED AND BAGGED BY MANUFACTURER.  ACCEPTABLE NON-SHRINK GROUT:  MASTERFLOW 713 BY MASTER BUILDERS OR ACCEPTED BY THE ENGINEER.
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** - MAXIMUM WATER CONTENT SHALL BE NO MORE THAN THAT QUANTITY WHICH PRODUCES THE MAXIMUM ALLOWABLE SLUMP WITH THE DESIGN MIX CEMENT.
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1. ALL TIMBER CONSTRUCTION SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL RESIDENTIAL CODE, 2021 ALL TIMBER CONSTRUCTION SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL RESIDENTIAL CODE, 2021 EDITION. 2. ALL SAWN DIMENSIONAL TIMBER SHALL MEET THE MINIMUM VISUALLY GRADED LUMBER REQUIREMENTS OF DOUGLAS FIR ALL SAWN DIMENSIONAL TIMBER SHALL MEET THE MINIMUM VISUALLY GRADED LUMBER REQUIREMENTS OF DOUGLAS FIR NO.2, OR BETTER. 3. ALL MICROLLAMS SHALL BE 2.0E MICROLLAM LVL BY iLEVEL TRUS JOIST, Fb=2600 PSI AND E=2,000,000 PSI, SIZE AS ALL MICROLLAMS SHALL BE 2.0E MICROLLAM LVL BY iLEVEL TRUS JOIST, Fb=2600 PSI AND E=2,000,000 PSI, SIZE AS INDICATED ON DRAWINGS. 4. ALL PARALLAMS SHALL BE 2.0E PARALLAM PSL BY iLEVEL TRUS JOIST, Fb=2900 PSI AND E=2,000,000 PSI, SIZE AS ALL PARALLAMS SHALL BE 2.0E PARALLAM PSL BY iLEVEL TRUS JOIST, Fb=2900 PSI AND E=2,000,000 PSI, SIZE AS INDICATED ON DRAWINGS. 5. ALL WOLMANIZED PARALLAMS SHALL BE PARALLAM PLUS PSL BY iLEVEL TRUS JOIST, SERVICE LEVEL 2, Fb=1,827 PSI ALL WOLMANIZED PARALLAMS SHALL BE PARALLAM PLUS PSL BY iLEVEL TRUS JOIST, SERVICE LEVEL 2, Fb=1,827 PSI AND E=1,460,000 PSI, SIZE AS INDICATED ON DRAWINGS.. 6. INSTALL MICROLLAMS, PARALLAMS, AND POWER BEAMS IN ACCORDANCE WITH MANUFACTURER'S INSTRUCTIONS USING INSTALL MICROLLAMS, PARALLAMS, AND POWER BEAMS IN ACCORDANCE WITH MANUFACTURER'S INSTRUCTIONS USING ALL RECOMMENDED STIFFENERS, BLOCKING, AND FASTENERS. 7. WHERE MICROLLAM, PARALLAM, POWER BEAM SECTIONS ARE INDICATED TO BEAR ON SUPPORTING FRAMING, FULL WIDTH WHERE MICROLLAM, PARALLAM, POWER BEAM SECTIONS ARE INDICATED TO BEAR ON SUPPORTING FRAMING, FULL WIDTH BEARING SHALL BE PROVIDED.  MINIMUM BEARING LENGTH FOR SECTIONS SHALL BE 3" UNLESS INDICATED OTHERWISE. 8. EXCEPT AS OTHERWISE NOTED ON DRAWINGS, ALL TIMBER SHALL BE FASTENED IN ACCORDANCE WITH THE FASTENING EXCEPT AS OTHERWISE NOTED ON DRAWINGS, ALL TIMBER SHALL BE FASTENED IN ACCORDANCE WITH THE FASTENING SCHEDULE (TABLE 2304.10.1) SPECIFIED IN THE INTERNATIONAL BUILDING CODE (IBC), 2021, NJ EDITION. 9. ALL WOOD FOR EXTERIOR USE OR IN CONTACT WITH CONCRETE OR MASONRY SHALL BE EXTERIOR GRADE (PRESSURE ALL WOOD FOR EXTERIOR USE OR IN CONTACT WITH CONCRETE OR MASONRY SHALL BE EXTERIOR GRADE (PRESSURE TREATED). 10. PROVIDE PRE-MANUFACTURED GALVANIZED STEEL CONNECTION HARDWARE AT ALL TIMBER CONNECTIONS WHERE PROVIDE PRE-MANUFACTURED GALVANIZED STEEL CONNECTION HARDWARE AT ALL TIMBER CONNECTIONS WHERE POSSIBLE.  ALL TIMBER CONNECTION HARDWARE SHALL BE PRE-MANUFACTURED STEEL AS APPROPRIATE BY SIMPSON STRONG-TIE CO., INC.  CONNECTIONS SHALL BE NAILED AND/OR BOLTED AS PER MANUFACTURER'S RECOMMENDATIONS. 11. FOR ALL OPENING HEADERS, PROVIDE MINIMUM TWO JACK STUDS AND ONE KING STUD, OR POST AS SHOWN ON FOR ALL OPENING HEADERS, PROVIDE MINIMUM TWO JACK STUDS AND ONE KING STUD, OR POST AS SHOWN ON DRAWINGS. 12. PROVIDE MINIMUM CONTINUOUS SOLID BLOCKING OR CROSS-BRIDGING LINES AT 8'-0" O.C. MAXIMUM SPACING FOR ALL PROVIDE MINIMUM CONTINUOUS SOLID BLOCKING OR CROSS-BRIDGING LINES AT 8'-0" O.C. MAXIMUM SPACING FOR ALL WOOD JOISTS, WOOD RAFTERS, ROOF TRUSES, AND FLOOR TRUSES. PROVIDE ADDITIONAL X-BRACING AS REQUIRED BY FABRICATOR. PROVIDE A MINIMUM OF ONE LINE OF BLOCKING/CROSS-BRACING FOR ALL SPANS. 13. SHEATHING FOR FLAT ROOFS SHALL BE  " APA RATED SHEATHING 32/16 EXPOSURE 1 OR SIMILARLY RATED ORIENTED SHEATHING FOR FLAT ROOFS SHALL BE  " APA RATED SHEATHING 32/16 EXPOSURE 1 OR SIMILARLY RATED ORIENTED 58" APA RATED SHEATHING 32/16 EXPOSURE 1 OR SIMILARLY RATED ORIENTED STRAND BOARD (OSB) UNLESS OTHERWISE NOTED.  SHEATHING FOR WALLS SHALL BE   " APA RATED SHEATHING 12" APA RATED SHEATHING EXPOSURE 1 OR SIMILARLY RATED ORIENTED STRAND BOARD (OSB) UNLESS OTHERWISE NOTED. SHEATHING FOR FLOORS SHALL BE   " APA RATED 34" APA RATED STURD-I-FLOOR 20 O/C EXPOSURE 1 T&G, OR SIMILARLY RATED 34" APA RATED 34" APA RATED STURD-I-FLOOR 20 O/C EXPOSURE 1 T&G, OR SIMILARLY RATED ORIENTED STRAND BOARD (OSB). 14. ALL JOINTS IN SHEATHING SHALL BE STAGGERED. ALL EDGES IN FLOOR SHEATHING SHALL BE TONGUE & GROOVE. FOR ALL JOINTS IN SHEATHING SHALL BE STAGGERED. ALL EDGES IN FLOOR SHEATHING SHALL BE TONGUE & GROOVE. FOR ROOF SHEATHING, USE PANEL CLIPS, TONGUE & GROOVE, OR LUMBER BLOCKING EDGE SUPPORTS AS RECOMMENDED BY APA. NAILING SHALL COMPLY WITH APA REQUIREMENTS FOR PLYWOOD FLOOR/ROOF DIAPHRAGMS, UNLESS OTHERWISE NOTED ON DRAWINGS. 
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THESE PLANS HAVE BEEN PREPARED IN ACCORDANCE WITH THE REQUIREMENTS OF THE 2020 BUILDING CODE OF NEW YORK STATE.  ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THIS CODE AND WITH THE REQUIREMENTS OF ALL GOVERNMENTAL AGENCIES HAVING JURISDICTION.
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1. THIS PROJECT HAS BEEN DESIGNED FOR THE WEIGHTS OF MATERIALS INDICATED IN THE DESIGN CRITERIA.  IT THIS PROJECT HAS BEEN DESIGNED FOR THE WEIGHTS OF MATERIALS INDICATED IN THE DESIGN CRITERIA.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE ALLOWABLE CONSTRUCTION LOADS AND TO PROVIDE PROPER DESIGN AND CONSTRUCTION OF FALSEWORK, FORMWORK, STAGING, BRACING, SHEETING, SHORING, ETC. 2. PRIOR TO CONSTRUCTION, CONTRACTOR SHALL VERIFY ALL STRUCTURAL ELEVATIONS AND DIMENSIONS WITH PRIOR TO CONSTRUCTION, CONTRACTOR SHALL VERIFY ALL STRUCTURAL ELEVATIONS AND DIMENSIONS WITH EXISTING CONDITIONS AND WITH OTHER PROJECT DRAWINGS; COORDINATE LOCATION OF SLEEVES AND OPENINGS THROUGH THE STRUCTURE, SLAB DEPRESSIONS, FLOOR DRAINS, INSERTS, AND OTHER RELATED ITEMS. 3. CONTRACTOR SHALL BE SOLEY RESPONSIBLE FOR THE CORRECTNESS OF DIMENSIONS OR QUANTITIES AND FOR CONTRACTOR SHALL BE SOLEY RESPONSIBLE FOR THE CORRECTNESS OF DIMENSIONS OR QUANTITIES AND FOR THE FITTING TO OTHER WORK; FOR WORK TO BE CONFIRMED AND CORRELATED AT THE SITE; FOR INFORMATION PERTAINING TO THE FABRICATION PROCEDURE OR TO THE MEANS, METHODS, TECHNIQUES, SEQUENCES AND PROCEDURES OF CONSTRUCTION; AND FOR THE COORDINATION OF STRUCTURAL WORK WITH THE WORK OF ALL OTHER TRADES.  THE VERIFICATION OF THE PHYSICAL INTERRELATIONSHIPS OF ELEMENTS OF THE WORK FROM PLANS AND SPECIFICATIONS AND IN THE FIELD IS THE CONTRACTOR'S SOLE RESPONSIBILITY.  REVIEW OF THE CONTRACTOR'S SUBMISSIONS DOES NOT RELIEVE THE CONTRACTOR FROM THESE RESPONSIBILITIES. 4. SEE ARCHITECTURAL DRAWINGS FOR EXACT DETAIL AND LOCATION OF OPENINGS OR RECESSES IN WALLS, SEE ARCHITECTURAL DRAWINGS FOR EXACT DETAIL AND LOCATION OF OPENINGS OR RECESSES IN WALLS, SLABS, AND FLOORS, AND OTHER DIMENSIONS NOT SHOWN IN STRUCTURAL DRAWINGS. 5. PROPOSED OPENINGS OR RECESSES IN THE STRUCTURE WHICH ARE NOT SHOWN IN THE STRUCTURAL PROPOSED OPENINGS OR RECESSES IN THE STRUCTURE WHICH ARE NOT SHOWN IN THE STRUCTURAL DRAWINGS, EITHER DIRECTLY OR BY TYPICAL DETAIL, SHALL BE SUBMITTED FOR ACCEPTANCE. 6. IN CASE OF CONTRADICTION BETWEEN THE DRAWINGS, THE SPECIFICATIONS, AND THE CODES, OR IF ANY IN CASE OF CONTRADICTION BETWEEN THE DRAWINGS, THE SPECIFICATIONS, AND THE CODES, OR IF ANY CHANGE IS REQUIRED, THE CONTRACTOR SHALL INFORM THE ARCHITECT/ENGINEER IMMEDIATELY.  NO CHANGE SHALL BE MADE WITHOUT WRITTEN APPROVAL OF THE ARCHITECT/ENGINEER.
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ROOF SNOW LOAD:

AutoCAD SHX Text
GROUND SNOW LOAD (Pg) = 30 PSF FLAT-ROOF SNOW LOAD (Pf) = 21 PSF SNOW EXPOSURE FACTOR (Ce) = 1.0 SNOW LOAD IMPORTANCE FACTOR (I) = 1.0 THERMAL FACTOR (Ct) = 1.0 SNOW DRIFT LOAD HAS BEEN CONSIDERED WHERE REQUIRED.
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* SNOW LOAD HAS BEEN CALCULATED WHERE APPLICABLE (SEE BELOW).
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BASIC WIND SPEED (V) = 114 WIND LOAD IMPORTANCE FACTOR (I) = 1.0 WIND EXPOSURE CATEGORY = B GUEST-EFFECT FORCE COEFFICIENT (GC ) = 0.85r) = 0.85
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1. CONTRACTOR SHALL PROVIDE AND PLACE BRACING AND SHORING AS NEEDED.  IT IS THE CONTRACTOR'S SOLE CONTRACTOR SHALL PROVIDE AND PLACE BRACING AND SHORING AS NEEDED.  IT IS THE CONTRACTOR'S SOLE RESPONSIBILITY TO DETERMINE ALLOWABLE CONSTRUCTION LOADS AND TO PROVIDE PROPER DESIGN AND CONSTRUCTION OF STAGING, BRACING AND SHORING.  CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PROPERLY SUPPORT STRUCTURE-TO-REMAIN TO PREVENT DAMAGE OR UNACCEPTABLE DEFLECTION. 2. CONTRACTOR SHALL REMOVE ALL DEMOLISHED MATERIAL PROMPTLY FROM SITE. CONTRACTOR SHALL REMOVE ALL DEMOLISHED MATERIAL PROMPTLY FROM SITE. 3. CONTRACTOR SHALL NOT PERMIT DEMOLISHED OR REMOVED MATERIALS TO DROP, FALL OR IMPACT AGAINST CONTRACTOR SHALL NOT PERMIT DEMOLISHED OR REMOVED MATERIALS TO DROP, FALL OR IMPACT AGAINST STRUCTURE-TO-REMAIN.  CONTRACTOR SHALL PROTECT ALL STRUCTURE-TO-REMAIN FROM DAMAGE OF ANY KIND. 4. DEMOLITION LIMITS SHALL BE AS INDICATED IN ARCHITECTURAL DWGS. DEMOLITION LIMITS SHALL BE AS INDICATED IN ARCHITECTURAL DWGS. 5. ANY DAMAGE TO STRUCTURE-TO-REMAIN SHALL BE REPAIRED BY THE CONTRACTOR TO THE SATISFACTION OF ANY DAMAGE TO STRUCTURE-TO-REMAIN SHALL BE REPAIRED BY THE CONTRACTOR TO THE SATISFACTION OF THE ARCHITECT/OWNER AT NO ADDITIONAL COST TO THE OWNER.
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1. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE APPROXIMATE AND SUBJECT TO FIELD VERIFICATION THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE APPROXIMATE AND SUBJECT TO FIELD VERIFICATION BY THE CONTRACTOR.  ALL UTILITIES NOT SHOWN ON THE PLANS BUT UNCOVERED IN THE FIELD SHALL BE VERIFIED FOR ITS STATUS (ACTIVE OR ABONDONED) WITH THE OWNER.  THE UTILITIES CONFIRMED ABONDONED BY THE OWNER SHALL BE COMPLETELY REMOVED (WITHIN THE LIMITS OF THE WORK) AND DISPOSED OF OFFSITE.  ANY DISRUPTION TO ACTIVE UTILITIES MUST BE REPAIRED BY THE CONTRACTOR WITHIN 24 HOURS OF THE DISRUPTION AT THE CONTRACTORS EXPENSE AND TO THE SATISFACTION OF THE OWNER. 2. ALL EXISTING STRUCTURES AND UTILITIES TO REMAIN SHALL BE PROTECTED FROM DAMAGE THROUGHOUT THE ALL EXISTING STRUCTURES AND UTILITIES TO REMAIN SHALL BE PROTECTED FROM DAMAGE THROUGHOUT THE CONSTRUCTION PERIOD.  ALL STRUCTURES DAMAGED DURING CONSTRUCTION SHALL BE REPAIRED AT THE CONTRACTORS EXPENSE AND TO THE SATISFACTION OF THE OWNER. 3. THE REMOVED MATERIALS (CONCRETE, ASPHALT PAVEMENT, CRUSHED STONE, SOIL, ETC.) SHALL BE STOCKPILED THE REMOVED MATERIALS (CONCRETE, ASPHALT PAVEMENT, CRUSHED STONE, SOIL, ETC.) SHALL BE STOCKPILED OR STORED SEPARATELY AND SHALL NOT BE MIXED WITH ANY OTHER MATERIAL.  THE REMOVED MATERIAL SHALL BE CONTAINED IN SUCH A WAY AS TO ELIMINATE CONTACT WITH STORM WATER. 4. THE CONTRACTOR SHALL CONFORM TO NEW YORK STATE AND TOWN OF RAMAPO CODES FOR ENVIRONMENTAL THE CONTRACTOR SHALL CONFORM TO NEW YORK STATE AND TOWN OF RAMAPO CODES FOR ENVIRONMENTAL REQUIREMENTS PERTAINING TO DISPOSAL OF DEBRIS. 5. DEWATERING: PREVENT SURFACE WATER AND SUBSURFACE OR GROUNDWATER FROM FLOWING INTO EXCAVATIONS DEWATERING: PREVENT SURFACE WATER AND SUBSURFACE OR GROUNDWATER FROM FLOWING INTO EXCAVATIONS AND FROM FLOODING PROJECT SITE AND SURROUNDING AREAS. 6. ALL DEPRESSIONS OR EXCAVATIONS LEFT BY THE REMOVAL OF STRUCTURES AND UTILITIES SHALL BE ALL DEPRESSIONS OR EXCAVATIONS LEFT BY THE REMOVAL OF STRUCTURES AND UTILITIES SHALL BE BACKFILLED WITH SUITABLE COMPACTED EXCESS FILL MATERIAL. 7. AFTER COMPLETION OF CONSTRUCTION, THE SITE SHALL BE REGRADED TO THE EXISTING ELEVATIONS SHOWN. AFTER COMPLETION OF CONSTRUCTION, THE SITE SHALL BE REGRADED TO THE EXISTING ELEVATIONS SHOWN. 8. BACKFILLING SHALL BE SUITABLE MATERIAL.  BACKFILL SHALL BE PLACED IN LIFTS NO GREATER THAN 12".  BACKFILLING SHALL BE SUITABLE MATERIAL.  BACKFILL SHALL BE PLACED IN LIFTS NO GREATER THAN 12".  ALL BACKFILL SHALL BE COMPACTED TO AT LEAST 95% OF THE MAXIMUM MODIFIED PROCTOR DENSITY IN ACCORDANCE WITH ASTM D1557 WITHIN 3% OF THE OPTIMUM MOISTURE CONTENT.
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BUILDING DATA

PROPERTY BLOCK #: 6155
PROPERTY LOT #: 19

EXISTING FIRST FLOOR: 3,038 SF.
EXISTING SECOND FLOOR: 2,800 SF.

TOTAL EXISTING: 5,838 SF.

PROPOSED FIRST FLOOR:    230 SF.
PROPOSED SECOND FLOOR:    269 SF.

TOTAL ADDITION:    499 SF.

EXISTING VOLUME: 62,038 CF.
PROPOSED ADDED VOLUME:   4,468 CF.

PROPOSED TOTAL VOLUME: 66,506 CF.

AREA OF LARGEST FLOOR: 3,268 SF.
TOTAL LAND AREA DISTURBED:    322 SF.

THE FOLLOWING ARE THE PATHS AND OPTIONS FOR COMPLIANCE WITH THE ENERGY EFFICIENCY 

REQUIREMENTS OF THE INTERNATIONAL ENERGY CONSERVATION CODE OF NJ 2021 EDITION:

( any deviations from the list below, must be brought to the architects attention prior to any installation or field 
changes. Energy compliance must be recalculated with the proposed changes against what has already been 
submitted with the permit of these construction documents. any building system that has been modified or 
substituted without architects approval and such system installed and now does not comply, shall be replaced at 
no additional cost to the owner. )

FOR OUR COMPLIANCE WITH RESCHECK-web: The online program performs the calculations
based on input about the shape and size of the building, the type of insulation and
windows and the type of equipment that the applicant proposes to use.  The program simply requires the input of 
the areas of the various components, the R-value of insulation, and the U-factor of windows and doors. 
Based on Section R402.1.5, entitled “Total UA alternative,” the program automatically gives tradeoffs. A 
compliance report is generated by the program, which is to be submitted with the permit application. It must meet 
or exceed the IECC-R (“passes” by zero percent or better) based on the applicable climate zone location specified 
for each municipality.

Regardless of the compliance method chosen, an additional energy efficiency
package is required. At least one package from Section R408 IECC, must be included for
compliance: For compliance with RESCheck, Z+ has chosen, " More efficient HVAC equipment performance 
option, from the list below.

� Enhanced envelope performance option;
� More efficient HVAC equipment performance option;
� Reduced energy use in service water-heating option;
� More efficient duct thermal distribution system option; or
� Improved air sealing and efficient ventilation system option.

BUILDING THERMAL ENVELOPE R-VALUE U-FACTOR

FLOORS (ABOVE CRAWL SPACE) R-47 (4" SPRAY FOAM + R-21 BATT)

EXTERIOR WALLS R-21  BATT

ROOFS R-41 (3" SPRAY FOAM + R-21 BATT)

WINDOWS - DOUBLE HUNG .30

WINDOWS - CASEMENT .29

WINDOWS - TRANSOM .27

DOORS < 50% GLASS .19

DOORS > 50% GLASS .30

APPLICABLE BUILDING CODES:

NJAC 5:23-6.1 - RECONSTRUCTION
INTERNATIONAL BUILDING CODE - NJ EDITION 2021
INTERNATIONAL RESIDENTIAL CODE - NJ EDITION 2021
NATIONAL ELECTRICAL CODE 2020
NATIONAL STANDARD PLUMBING CODE 2021
INTERNATIONAL ENERGY CONSERVATION CODE 2021 (Low-Rise Residential)
INTERNATIONAL MECHANICAL CODE 2021
INTERNATIONAL FUEL GAS CODE 2021
BARRIER FREE SUBCODE ( Chapter 11 of IBC/2021 & NJAC 5:23-7 )
ICC / ANSI A117.1 - 2017

USE GROUP R-5
TYPE OF CONSTRUCTION VB

FIRE RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS ( TABLE 601)

EXTERIOR WALLS LESS THAN 3'-0"
FROM PROPERTY LINE 1 HR.

ALL OTHER EXTERIOR WALLS 0 HR.

INTERIOR WALL 0 HR.

ROOF CONSTRUCTION 0 HR.

FLOOR CONSTRUCTION                          0 HR.

DESIGN LOADS:

ROOF 40 P.S.F. LIVE LOAD + 15 P.S.F. DEAD LOAD
1ST FLOOR 40 P.S.F. LIVE LOAD + 10 P.S.F. DEAD LOAD
2ND FLOOR 30 P.S.F. LIVE LOAD + 10 P.S.F. DEAD LOAD
INTERIOR STAIRS 40 P.S.F. LIVE LOAD + 10 P.S.F. DEAD LOAD*
DECKS 40 P.S.F. LIVE LOAD + 15 P.S.F. DEAD LOAD
EXTERIOR BALCONIES 60 P.S.F  LIVE LOAD

1. *INDIVIDUAL STAIR THREADS SHALL BE DESIGNED FOR THE UNIFORMLY 
DISTRIBUTED LIVE LOAD OR A 300 LB CONCENTRATED LOAD ACTING OVER AN AREA OF 
4 SQ. IN. WHICHEVER PRODUCES THE GREATER STRESS.    

2. SEISMIC LOADING TO BE BASED ON REQUIREMENTS OF SECTION R301 THE 2021 
INTERNATIONAL RESIDENTIAL CODE.

3. WIND SPEED CRITERIA:
INTERPOLATED FROM FIGURE R301.2(4) OF THE INTERNATIONAL RESIDENTIAL CODE 
2021, THE DESIGN FOR THIS BUILDING WILL RESIST A WIND SPEED OF 112 MPH.

2
5

.4
 E

X
G

68.1 EXG
92.6 EXG

SETBACK
50.0

S
E

T
B

A
C

K
2

5
.0

SETBACK
50.0

3
4

.5
 E

X
G

FIRST FLOOR EXISTING
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PROJECT DESCRIPTION

ADDITION AND RENOVATION TO AN EXISTING SINGLE FAMILY RESIDENCE.
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A-101 FOUNDATION/BASEMENT PLAN ●

A-102 FIRST FLOOR PLAN ●

A-103 SECOND FLOOR PLAN ●

A-104 ROOF PLAN ●

A-105 FINISH SCHEDULE ●

A-201 EXTERIOR ELEVATIONS ●

A-202 EXTERIOR ELEVATIONS ●

A-203 3D AXONOMETRIC ●

A-301 BUILDING SECTIONS & WALL SECTION ●

A-401 STAIR PLANS & SECTIONS ●

A-402 PARTITION TYPES, RISER DIAGRAMS, & DOOR DETAILS ●

A-501 SIDING & WINDOW DETAILS ●

A-502 STUCCO DETAILS ●

A-503 ROOF DETAILS ●

S-001 GENERAL NOTES ●

S-100 FOUNDATION PLAN ●

S-101 FIRST FLOOR FRAMING PLAN ●

S-102 SECOND FLOOR FRAMING PLAN ●

S-103 ROOF AND ATTIC FRAMING PLAN ●

S-201 TYPICAL DETAILS I ●

S-202 TYPICAL DETAILS II ●
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G-7 LEGEND AND ABBREVIATIONS ●

E-1 FIRST FLOOR ELECTRICAL PLAN ●
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REV DATE DESCRIPTION

1 08/19/2024 REVISION 1

NOTE TO CONTRACTOR:

ANY DEVIATIONS FROM THIS SET OF CONSTRUCTION DRAWINGS SHALL 

NOT BE PERMITTED WITHOUT THE WRITTEN AUTHORIZATION BY THE 

ARCHITECT, NO EXCEPTIONS. ANY DEVIATION, BY THE CONTRACTOR 

AND / OR OWNER, THAT WILL REQUIRE THIS OFFICE TO REDESIGN ANY 

ASPECT OF THESE DRAWINGS OR REQUIRE THIS OFFICE TO ADDRESS 

ANY DEVIATIONS WITH THE LOCAL CODE OFFICIAL WILL BE DONE ON A 

TIME AND MATERIAL BASIS.

• THE FOLLOWING SECTIONS OF THE MECHANICAL CODE OF THE IRC IS INTENDED TO BE A GUIDE AND DOES NOT 

RELIEF THE CONTRACTOR AND/OR SUBCONTRACTOR OF THEIR OBLIGATIONS TO BUILD, FABRICATE AND INSTALL 

PER THE CURRENT ADOPTED BUILDING CODES.

M1503.2 DOMESTIC COOKING EXHAUST.

WHERE DOMESTIC COOKING EXHAUST EQUIPMENT IS PROVIDED, IT SHALL COMPLY WITH ONE OF THE FOLLOWING:
1. THE FAN FOR OVERHEAD RANGE HOODS ND DOWNDRAFT EXHAUST EQUIPMENT NOT INTEGRAL WITH THE 

COOKING APPLIANCE SHALL BE LISTED AND LABELED IN ACCORDANCE WITH UL 507.
2. OVERHEAD RANGE HOODS AND DOWNDRAFT EXHAUST EQUIPMENT WITH INTEGRAL FANS SHALL COMPLY 

WITH UL 507.
3. DOMESTIC COOKING APPLIANCES WITH INTEGRAL DOWNDRAFT EXHAUST EQUIPMENT SHALL BE LISTED AND 

LABELED IN ACCORDANCE WITH ANSI Z21.1 OR UL 858
4. MICROWAVE OVENS WITH INTEGRAL EXHAUST FOR INSTALLATION OVER THE COOKING SURFACE SHALL BE 

LISTED AND LABELED IN ACCORDANCE WITH UL 923.

M1503.3 EXHAUST DISCHARGE.

DOMESTIC COOKING EXHAUST EQUIPMENT SHALL DISCHARGE TO THE OUTDOORS THROUGH A DUCT. THE DUCT SHALL 
HAVE A SMOOTH INTERIOR SURFACE, SHALL BE AIRTIGHT, SHALL BE EQUIPPED WITH A BACKDRAFT DAMPER AND SHALL BE 
INDEPENDENT OF ALL OTHER EXHAUST SYSTEMS. DUCTS SERVING DOMESTIC COOKING EXHAUST EQUIPMENT SHALL NOT 
TERMINATE IN AN ATTIC OR CRAWL SPACE OR AREAS INSIDE THE BUILDING.

EXCEPTION: WHERE INSTALLED IN ACCORDANCE WITH THE MANUFACTURE'S INSTRUCTIONS, AND WHERE MECHANICAL OR 
NATURAL VENTILATION IS OTHERWISE PROVIDED, LISTED AND LABELED DUCT-LESS RANGE HOODS SHALL NOT BE 
REQUIRED TO DISCHARGE TO THE OUTDOORS.

M1053.5 KITCHEN EXHAUST RATES.

WHERE DOMESTIC KITCHEN COOKING APPLIANCES ARE EQUIPPED WITH DUCTED RANGE HOODS OR DOWN-DRAFT 
EXHAUST SYSTEMS, THE FANS SHALL BE SIZED IN ACCORDANCE WITH SECTION M1505.4.4.

M1503.6 MAKEUP AIR REQUIRED.

WHERE ONE OR MORE GAS, LIQUID OR SOLID FUEL-BURNING APPLIANCE THAT IS NEITHER DIRECT-VENT NOR USES A 
MECHANICAL DRAFT VENTING SYSTEM IS LOCATED WITHIN A DWELLING UNIT'S AIR BARRIER, EACH EXHAUST SYSTEM 
CAPABLE OF EXHAUSTING IN EXCESS OF 400 CUBIC FEET PER MINUTE ( 0.19 m3/s ) SHALL BE MECHANICALLY OR PASSIVELY 
PROVIDED WITH MAKEUP AIR AT A RATE APPROXIMATELY EQUAL TO THE EXHAUST AIR RATE. SUCH MAKEUP AIR SYSTEM 
SHALL BE EQUIPPED WITH NOT FEWER THAN ONE DAMPER COMPLYING WITH SECTION M1503.6.2.

EXCEPTION: MAKEUP AIR IS NOT REQUIRED FOR EXHAUST SYSTEMS INSTALLED FOR THE EXCLUSIVE PURPOSE OF SPACE 
COOLING AND INTENDED TO BE OPERATED ONLY WHEN WINDOWS OR OTHER AIR INLETS ARE OPEN.

M1505.2 RECIRCULATION OF AIR

EXHAUST AIR FROM BATHROOMS AND TOILER ROOMS SHALL NOT BE RECIRCULATED WITH A RESIDENCE OR CIRCULATED 
TO ANOTHER DWELLING UNIT AND SHALL BE EXHAUSTED DIRECTLY TO THE OUTDOORS. EXHAUST AIR FROM BATHROOMS, 
TOILET ROOMS AND KITCHENS SHALL NOT DISCHARGE INTO AN ATTIC, CRAWL SPACE OR OTHER AREAS INSIDE THE 
BUILDING. THIS SECTION SHALL NOT PROHIBIT THE INSTALLATION OF DUCTLESS RANGE HOODS IN ACCORDANCE WITH THE 
EXCEPTION IN SECTION M1503.3.

M1505.3 EXHAUST EQUIPMENT.

EXHAUST FANS AND WHOLE-HOUSE MECHANICAL VENTILATION FANS SHALL BE LISTED AND LABELED AS PROVIDING THE 
MINIMUM REQUIRED AIRFLOW IN ACCORDANCE WITH ANSI / AMCA 210-ANSI / ASHRAE 51.

M1505.4 WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM.

WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL BE DESIGNED IN ACCORDANCE WITH SECTION M1505.4.1 
THROUGH M1505.4.4

• M1505.4.1 SYSTEM DESIGN
THE WHOLE-HOUSE VENTILATION SYSTEM SHALL CONSIST OF ONE OR MORE SUPPLY OR EXHAUST FANS, OR A 
COMBINATION OF SUCH, AND ASSOCIATED DUCTS AND CONTROLS. LOCAL EXHAUST OR SUPPLY FANS ARE 
PERMITTED TO SERVE AS SUCH A SYSTEM, OUTDOOR AIR DUCTS CONNECTED TO THE RETURN SIDE OF AN AIR 
HANDLER SHALL BE CONSIDERED AS PROVIDING SUPPLY VENTILATION.

• M1505.4.2 SYSTEM CONTROLS.
THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL BE PROVIDED WITH CONTROLS THAT ENABLE 
MANUAL OVERRIDE. CONTROLS SHALL INCLUDE TEXT OR SYMBOL INDICATING THEIR FUNCTION.

• M1505.4.3 MECHANICAL VENTILATION RATE.
THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL PROVIDE OUTDOOR AIR AT A CONTINUOUS RATE 
NOT LESS THAN THAT DETERMINED IN ACCORDANCE WITH TABLE M1505.4.3(1) OR NOT LESS THAN THAT 
DETERMINED BY EQUATION 15-1.

Ventilation rate in cubic feet per minute = (0.01 x total square foot area of house) + [ 7.5 x (number of bedrooms + 1) ]

EXCEPTIONS:
1. VENTILATION RATE CREDIT. THE MINIMUM MECHANICAL VENTILATION RATE DETERMINED IN ACCORDANCE 
WITH TABLE M1505.4.3(1) OR EQUATION 15-1 SHALL BE REDUCED BY 30 PERCENT, PROVIDED THAT 
BOTH OF THE FOLLOWING CONDITIONS APPLY"

1.1 A DUCTED SYSTEM SUPPLIES VENTILATION AIR DIRECTLY TO EACH BEDROOM AND TO ONE OR 
MORE OF THE FOLLOWING ROOMS:

1.1.1 LIVING ROOM.
1.1.2 DINING ROOM.
1.1.3 KITCHEN.

1.2 THE WHOLE-HOUSE VENTILATION SYSTEM IA A BALANCED VENTILATION SYSTEM.
2. PROGRAMMED INTERMITTENT OPERATION. THE WHOLE HOUSE MECHANICAL VENTILATION SYSTEM IS 
PERMITTED TO OPERATE INTERMITTENTLY WHERE THE SYSTEM HAS CONTROLS THAT ENABLE 
OPERATION FOR NOT LESS THAN 25 PERCENT OF EACH 4-HOUR SEGMENT AND THE VENTILATION RATE 
PRESCRIBED IN TABLE M1505.4.3(1), BY EQUATION 15-1 OR BY EXCEPTION 1 IS MULTIPLIED BY THE 
FACTOR DETERMINED IN A ACCORDANCE WITH TABLE M1505.4.3(2)

TABLE OF DIMENSIONAL REQUIREMENTS: R-35 SINGLE FAMILY RESIDENCE

MIN. 
LOT AREA

MIN. LOT 
FRONTAGE

MIN. LOT
WIDTH

REQUIRED

EXISTING

35,000 SF

**30,000 

100 FT 125 FT

125 FT 125 FT

MIN. 
EFFECTIVE 

SQUARE

MIN. 
FRONT 
YARD

MIN. SIDE 
YARD

125 FT 50 FT 25 FT

68.1 FT
L: 25.4 FT
R:34.5 FT

* DENOTES A NON-CONFORMITY

MIN. 
TOTAL 
SIDE 
YARD

MIN. 
REAR 
YARD

MAX. 
IMPERVIOUS 

SURFACE 
RATIO 

MAX. FRONT 
YARD 

IMPERVIOUS  
SURFACE RATIO 

MAX. 
BUILDING 

COVERAGE 

60 FT 50 FT 7,500 SF 1,250 SF 

**59.9 FT 92.6 FT **9,973 SF **1,294 SF **3,138 SF125 FT

3,000 SF

IMPERVIOUS SURFACE:

PROPOSED
BUILDING COVERAGE = 3,346 SF
FRONT PORCH/STAIRS = 398 SF
PATIO = 185 SF
LOWER PATIO = 738 SF (-75)
NEW PORCH STEPS = 92 SF
POOL = 800 SF
POOL PATIO = 908 SF +/-
EXTERIOR STAIRS = 45 SF
DRIVEWAY = 3,461 SF +/-

TOTAL = 9,973 SF

TOTAL IMPERVIOUS COVERAGE: 
9,973 SF / 30,000 SF = 0.33

PARKING CALCULATION:
SINGLE FAMILY HOME REQUIRES 2 SPACES
3 GARAGE SPACES PROVIDED

BUILDING COVERAGE:
DWELLING: 3,346 SF 
3,346 SF / 30,000 = 0.11

IMPERVIOUS IN FRONT YARD:
DRIVEWAY: 1,294 SF

AREA OF FRONT YARD: 6,250 SF

1,294 SF IMPERVIOUS / 6,250 SF = 0.21

MAX. BUILDING 
HEIGHT 

MAX. 
EXPOSED 
BUILDING 
HEIGHT STORIES FEET

40 FT

36 FT  

2.5 25 FT

2 24 FT

1

PROPOSED **30,000 125 FT 125 FT 66.2 FT
L: 25.4 FT
R:34.5 FT **59.9 FT 92.6 FT **9,973 SF **1,294 SF *3,346 SF125 FT 36 FT  2 24 FT

** DENOTES A PRE-EXISTING NON-COMFORMITY
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File Attachments for Item:

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

Attachment I and 230-

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

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

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

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

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

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

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

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

an R-50 Zoning District.
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GML Report

Adjacent Town Boundarry: NO

ROW-Palisades Interstate Parkway: NO

ROW-NYS Highway: NO

Long Path Hiking Trail: NO

State Park: NO

NYS Facility: NO

Orange County Bundary: NO

Y Coordinate: 41.15836164

Requires GML Review: NO

GML Criteria:

Parcel ID:  41.06-1-38

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

State: NY

Municipality: WESLEY HILLS

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

GIS Calculated Acres: 0.595

Date Parcel: February 2024

Deed Acres: 0

Instrument: 2023-00030596

Book Page: N/AZip: 10952

City: MONSEY

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: NO

County Regulated Streams: NO

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: -74.07906670

Source: Rockland County GIS Portal

132

Item 6.



133

Item 6.



134

Item 6.



135

Item 6.



136

Item 6.



INSTRUCTIONS

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

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

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

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

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

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

6. Twelve copies of a vicinity map. 

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

Name of Municipality VILLAGE OF WESLEY HILLS Date     

Please check all that apply: 

  Planning Board    Architectural Board 
__X_  Zoning Board of Appeals     Historical Board 

  Municipal Board   

   Subdivision    Pre-preliminary/Sketch 
   Number of Lots    Preliminary 

   Site Plan    Final 

   Special Permit    Conditional Use 
   Zoning Code Amendment    Zone Change 

__X___  Variance * (Fill out Part II of this form.)

Project Name:

Applicant: Phone #  

Address
Street Name & Number (Post Office) State Zip code

Property Owner: Phone #  

Address
Street Name & Number (Post Office) State Zip code

Engineer/Architect/Surveyor: Phone #  

Address
Street Name & Number (Post Office) State Zip code

Attorney: Phone #  

Address
Street Name & Number (Post Office) State Zip code

Contact Person: Phone # 

Address
Street Name & Number (Post Office) State Zip code
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Tax Map Designation:

 Section    Block     Lot(s)    

 Section    Block     Lot(s)    

Location:  On the    side of      ,

 feet    of     .

Acreage of Parcel    Zoning District

School District Postal District

Project Description: (If additional space required, please attach a narrative summary.)

If subdivision:

 1) Is any variance from the subdivision regulations required?   

 2) Is any open space being offered?  If so, what amount?   

Project History:  Has this project ever been reviewed before? 

 If so, list case number, name, date, and the board you appeared before. 

List tax map section, block & lot numbers for all other abutting properties in the same 

ownership as this project. 

“Permission is hereby granted to the Village of Wesley Hills, its agents, servants and 
employees to enter upon the above described property solely for the purposes incidental 
to the within application at reasonable times upon reasonable notice to the owner or 
tenant in possession.” 
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This property is within 500 feet of: 
(Check all that apply) 

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

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

   State or County Road    State or County Park 

   Long Path    County Stream 

   Municipal Boundary    County Facility 

List name(s) of facility checked above.       

           ______

Applicant's Signature and Certification 

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

I, , hereby depose and say that all the 

above statements contained in the papers submitted herewith are true. 

 Mailing Address

SWORN to before this 

day of , 20 

   

 Notary Public
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Page 4 

Affidavit of Ownership/Owner's Consent

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

I,  being duly sworn, hereby 

depose and say that I reside at: 

in the county of in the state of .

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

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

Office in Liber    of conveyances, page    . 

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

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

  section    block     lot(s)      

.

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

 Owner 

 Mailing Address

SWORN to before this  

day of , 20 

   

 Notary Public

* If owner is a corporation, fill in the office held by deponent and name of corporation, 
and provide a list of all directors, officers and stockholders owning more than 5% of 
any class of stock.
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Affidavit Pursuant to Section 809 of the General Municipal Law 

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

 I,   , being duly sworn, hereby depose 
and say that all the following statements and the statements contained in the papers submitted 
herewith are true and that the nature and extent of any interests set forth are disclosed to the 
extent that they are known to the applicant. 

1. Print or type full name and post office address 

certifies that he is owner or agent of all that certain lot, piece or parcel of land and/or building 
described in this application and if not the owner that he has been duly and properly 
authorized to make this application and to assume responsibility for the owner in 
connection with this application for the relief below set forth: 

2. To the   of the Town/Village of 
(Board, Commission or Agency)

, Rockland County, New York: 

Application, petition or request is hereby submitted for: 

 (  ) Variance or modification from the requirement of Section  ;

 (  ) Special permit per the requirements of Section  ;

 (  ) Review and approval of proposed subdivision plat; 

 (  ) Exemption from a plat or official map; 

 (  ) An order to issue a certificate, permit or license; 

 (  ) An amendment to the Zoning Ordinance or Official Map or change thereof; 

 (  ) Other (explain) ;

To permit construction, maintenance and use of  

3. Premises affected are in a  zone and from the town of 

 tax map, the property is know as Section  ,

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

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

(if none, so state)

 a. Name and address of officer or employee  

   

 b. Nature of interest  

 c. If stockholder, number of shares  

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

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

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

 Mailing Address

SWORN to before this 

day of , 20 

   
 Notary Public
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Page 7 

VILLAGE OF WESLEY HILLS 
432 Route 306 

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

AFFIDAVIT OF OWNERSHIP 

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

____________________________________being duly sworn, deposes and  

says that he/she resides at_____________________________________ 

___________________________________________________________ 

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

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

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

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

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

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

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

Owner:_______________________ 
                                                            
Address:______________________ 

_____________________________ 

Sworn to before me this 

_______day of _________20____ 

_________________________
Notary Public
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AFFIDAVIT

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

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

, Rockland County, New York. 

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

SECTION/BLOCK/LOT NAME ADDRESS 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

SWORN to before this 

day of , 20 

   
 Notary Public
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DISCLAIMER

APPLICANT TAKES FULL RESPONSIBILITY FOR RESEARCHING THE 
TAX MAP FOR THE LIST OF NAMES OF PROPERTY OWNERS ON THE ENCLOSED 
AFFIDAVIT OF MAILING LIST, AND SUPPLYING THE NECESSARY AMOUNT OF SELF-
ADDRESSED STAMPED ENVELOPES. 

THE APPLICANT’S ENVELOPES MUST COINCIDE WITH THE LIST. THE CLERK’S 
RESPONSIBILITY IS LIMITED TO CHECKING NAMES ON THE ENVELOPES AGAINST THE 
AFOREMENTIONED AFFIDAVIT BEFORE MAILING THEM. 

RECEIPT OF THIS DISCLAIMER IS ACKNOWLEDGED 

_____________________________________ 
APPLICANT

_____________________________________ 
DATED
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PART II

Application before the Zoning Board of Appeals 

Application, petition or request is hereby submitted for: 

 (  ) Variance from the requirement of Section  ;

 (  ) Special permit per the requirements of Section  ;

 (  ) Review of an administrative decision of the Building Inspector; 

 (  ) An order to issue a Certificate of Occupancy; 

 (  ) An order to issue a Building Permit; 

 (  ) An interpretation of the Zoning Ordinance or Map; 

 (  ) Certification of an existing non-conforming structure or use; 

 (  ) Other (explain) ;

To permit construction, maintenance and use of  
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AS APPLICABLE, COMPLETE THE FOLLOWING:

1) SHORT ENVIRONMENTAL ASSESSMENT FORM 

2) FULL ENVIRONMENTAL ASSESSMENT FORM 

For access to the above State Environmental Quality Review forms: 

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

      INSTRUCTIONS

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

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

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

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

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

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

12. Twelve copies of a vicinity map. 

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

DRAWING TITLE:

NO. REVISION DATE BY

DATE

SHEET NO.

SCALE

CHECKED BYPROJECT NO. DRAWN BY

OF

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

DISCLOSED WITHOUT WRITTEN CONSENT OF THE ENGINEER.

LOCATION:

SINGLE-FAMILY RESIDENCE
18 ROVEN ROAD

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

ROCKLAND COUNTY
NEW YORK

23168 01/01/2024 SP YP

AS NOTED

3

YOSEF PORTNOY PE
10 GILA PLACE

LAKEWOOD, NJ, 08701

YOSEF PORTNOY
LICENSED PROFESSIONAL ENGINEER

NY LICENSE NO: 101151

1. ADJUST HOUSE LOCATION 07/09/24 ZF

2. REVISED GRADING 08/02/24 ZF

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

R-50 (RESIDENTIAL AVERAGE DENSITY
SUBDIVISION) REQUIRED PROPOSED

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

MINIMUM LOT FRONTAGE (SQUARE FEET) 90 FT 348 FT

MINIMUM LOT WIDTH (FEET) 125 FT * 190 FT

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

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

 SIDE YARD (ONE) 20 FT * 20.0 FT

TOTAL SIDE YARDS 50 FT * 50.0 FT

MAXIMUM IMPERVIOUS SURFACE RATIO 0.25 0.43 (V)

MAXIMUM FRONT YARD IMPERVIOUS
SURFACE RATIO 0.20 0.19

MAXIMUM BUILDING COVERAGE 0.10 0.34 (V)

MAXIMUM BUILDING HEIGHT (STORIES) 2 12 2 12

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

MAXIMUM EXPOSED BUILDING HEIGHT 40 FT 39 FT

ACCESSORY SWIMMING POOL
REQUIREMENTS

SIDE YARD 15 FT
7.4 FT TO POOL,

(1.7 FT TO RAISED
REAR YARD) (V)

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

REAR YARD)

PARKING USE REQUIRED PROPOSED
PARKING

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

PLOT PLAN

1
00 20' 40'

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

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

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

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

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

BUILDING COVERAGE CALCULATIONS PROPOSED

LOT AREA 25,884 SF

 BUILDING AREA 5,005 SF

REAR PATIO 3,253 SF

POOL 579 SF

 BUILDING COVERAGE INCLUDING
PATIO AND POOL 0.34

 BUILDING COVERAGE EXCLUDING
PATIO AND POOL 0.19

IMPERVIOUS SURFACE RATIO
CALCULATIONS PROPOSED

LOT AREA 25,884 SF

BUILDING AREA 5,005 SF

DRIVEWAY AREA 1,429 SF

REAR PATIO AND POOL AREA 3,832 SF

TERRACE AREAS 375 SF

WALKWAY AREAS 489 SF

TOTAL IMPERVIOUS AREA 11,130 SF

IMPERVIOUS SURFACE RATIO 0.43

FRONT YARD IMPERVIOUS
SURFACE RATIO CALCULATIONS PROPOSED

FRONT YARD LOT AREA * 9,451 SF

FRONT YARD IMPERVIOUS AREA 1,798 SF

FRONT YARD IMPERVIOUS
SURFACE RATIO 0.19

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

(V) - VARIANCE

BUILDING HEIGHT CALCULATIONS PROPOSED

AVERAGE EXISTING GRADE * 546.75 FT

 HEIGHT TO EAVE OF THE
LARGEST ROOF ** 574.9 FT

BUILDING HEIGHT 28.9 FT

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

** THE HEIGHT TO THE EAVE OF THE LARGEST ROOF IS BASED ON THE
ARCHITECTURAL PLANS. THE HEIGHT FROM THE FIRST FLOOR TO THE
EAVE IS 21'. THE FIRST FLOOR ELEVATION IS 553.9' + 21' = 574.9'.
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NOTES
1. SEEPAGE PIT SHALL BE BY PEERLESS CONCRETE PRODUCTS OR APPROVED EQUAL.
2. SEEPAGE PIT INSTALLATION IS SUBJECT TO SOIL PERCOLATION TEST AND GROUNDWATER ELEVATION DETERMINATION IN THE FIELD.
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5. REVISED REAR LOT LINE 12/24/24 ZFDIMENSIONS

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

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

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

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

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

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

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

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

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

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

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

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

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

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

R-50 (RESIDENTIAL AVERAGE DENSITY
SUBDIVISION) REQUIRED PROPOSED

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

MINIMUM LOT FRONTAGE (SQUARE FEET) 90 FT 348 FT

MINIMUM LOT WIDTH (FEET) 125 FT * 190 FT

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

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

 SIDE YARD (ONE) 20 FT * 20.0 FT

TOTAL SIDE YARDS 50 FT * 50.0 FT

MAXIMUM IMPERVIOUS SURFACE RATIO 0.25 0.43 (V)

MAXIMUM FRONT YARD IMPERVIOUS
SURFACE RATIO 0.20 0.19

MAXIMUM BUILDING COVERAGE 0.10 0.34 (V)

MAXIMUM BUILDING HEIGHT (STORIES) 2 12 2 12

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

MAXIMUM EXPOSED BUILDING HEIGHT 40 FT 39 FT

ACCESSORY SWIMMING POOL
REQUIREMENTS

SIDE YARD 15 FT
7.4 FT TO POOL,

(1.7 FT TO RAISED
REAR YARD) (V)

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

REAR YARD)

PARKING USE REQUIRED PROPOSED
PARKING

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

PLOT PLAN

1
00 20' 40'

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

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

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

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

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

BUILDING COVERAGE CALCULATIONS PROPOSED

LOT AREA 25,884 SF

 BUILDING AREA 5,005 SF

REAR PATIO 3,253 SF

POOL 579 SF

 BUILDING COVERAGE INCLUDING
PATIO AND POOL 0.34

 BUILDING COVERAGE EXCLUDING
PATIO AND POOL 0.19

IMPERVIOUS SURFACE RATIO
CALCULATIONS PROPOSED

LOT AREA 25,884 SF

BUILDING AREA 5,005 SF

DRIVEWAY AREA 1,429 SF

REAR PATIO AND POOL AREA 3,832 SF

TERRACE AREAS 375 SF

WALKWAY AREAS 489 SF

TOTAL IMPERVIOUS AREA 11,130 SF

IMPERVIOUS SURFACE RATIO 0.43

FRONT YARD IMPERVIOUS
SURFACE RATIO CALCULATIONS PROPOSED

FRONT YARD LOT AREA * 9,451 SF

FRONT YARD IMPERVIOUS AREA 1,798 SF

FRONT YARD IMPERVIOUS
SURFACE RATIO 0.19

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

(V) - VARIANCE

BUILDING HEIGHT CALCULATIONS PROPOSED

AVERAGE EXISTING GRADE * 546.75 FT

 HEIGHT TO EAVE OF THE
LARGEST ROOF ** 574.9 FT

BUILDING HEIGHT 28.9 FT

* IN ACCORDANCE WITH THE DEFINITION IN §230-5 IF THE GRADE
ADJACENT TO THE PROPOSED BUILDING IS RAISED THE GRADE AT THE
STREET LINE SHALL BE USED AS THE EXISTING GRADE. THE AVERAGE
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ZONING BOARD OF APPEALS 
VILLAGE OF WESLEY HILLS 

NARRATIVE SUMMARY 

18 ROVEN ROAD 
Tax Lot 41.06-1-38 

Prepared by: Barnett Brodie  

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

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

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

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

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

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

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

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

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

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

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

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

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

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

N.Y. Town Law § 267-b (McKinney). 

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

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

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

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

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

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

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

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

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

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

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

Variance No. 3– Building Height (Feet) 

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

No undesirable change will be produced in the character of the neighborhood, and it will not be a 
detriment to neighboring properties because the properties across the street from the applicant’s 
plot (4, 6 and 8 Roven Road) are presently significantly higher than applicants’ property because 
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of the topography. The proposed plans for 18 Roven Road would result in a home that would still 
be significantly lower than the home at 8 Roven Road.  

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

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

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

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

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

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

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

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

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

Relief requested 

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

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

Barnett Brodie 
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ZONING BOARD OF APPEALS MEETING MINUTES 
December 18, 2024, at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 

MEMBERS PRESENT: Stefanie Collantes-Bouvry, Acting Chairwoman 

Richard Weinberger, Member 

Randi Marlin, Member 

Stuart Zelmanovitz, Member 

Barry Rozenberg. Ad Hoc 

 

ABSENT:   Jonathan Gewirtz, Chairman 

Anita Hajioff, Ad Hoc  

 

OTHERS PRESENT: Doris Ulman, Assistant Village Attorney 

    Alicia Schultz, Deputy Village Clerk 

 

Chairwoman Collantes- Bouvry opened the meeting at 7:35 pm. 

 

ITEM #1 – PUBLIC HEARING – 7 STEINWAY COURT – SAMUELS 

 

Chairwoman Collantes- Bouvry read the public hearing notice into the record. Stanley 

Mayerfeld, the applicant’s Architect, accompanied by the applicant Nethanel Samuels, were 

present and affirmed. Mr. Mayerfeld stated that when building an addition onto the house, the 

contractor went over the front yard maximum impervious surface due to the front steps and 

driveway. Mr. Mayerfeld added that they also require a variance for front yard of 48 feet where 

50 feet is allowed, due to the front steps. Mr. Mayerfeld stated that these are small variances that 

are holding up the issuance of the Certificate of Occupancy and would like to have the Board 

make a decision on this application this evening and waive the site visit. Mr. Mayerfeld added 

that the house itself is compliant and does not need any variances, and it is just the front steps 

that are creating the need for the front yard variance. Mr. Mayerfeld passed out pictures of the 

front of the property to the Board.  

 

Stuart Zelmanovitz questioned how wide the driveway is now compared to the size it was 

previously. 

 

Mr. Mayerfeld answered that the driveway was widened 6 inches on each side of the driveway, 

for a total of 1 foot total extra width.  
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Nethanel Samuels added that the Landscaping Architect did not realize they went 6 inches over 

on each side until the Final Survey was completed. 

 

Mr. Zelmanowitz stated that the variances are so small, that he does not believe there is any 

benefit to visiting the site, versus not visiting the site. 

 

Barry Rozenberg stated that the Zoning Board’s process is to perform a site visit prior to any 

decisions made and would like to stick to the standard process. 

 

Randi Marlin questioned where the driveway is compared to the neighbor’s property. 

 

Mr. Mayerfeld answered that there is a couple hundred feet between the Samuels’ residence and 

the neighbor to the north/left of their property.  

 

Chairwoman Collantes-Bouvry questioned if anyone from the public would like to speak. 

 

Nobody from the audience chose to speak. 

 

Chairwoman Collantes-Bouvry stated that while the Board understands these are small variances 

that do not have much impact on the neighborhood, they would like to stick to procedure and not 

set a precedent for waiving site visits for smaller variances.  

 

Barry Rozenberg made a motion to adjourn this application to the January 15, 2025 meeting with 

a site visit on January 12, 2025, seconded by Richard Weinberger. Upon vote, this motion was 

carried unanimously. 

 

ITEM #2– CONTINUED PUBLIC HEARING – 3 CAREFREE LANE – SINGER 
 

Chairwoman Collantes- Bouvry read the public hearing notice into the record. Amy Mele, the 

applicant’s Attorney, accompanied by Stanley Mayerfeld, the applicant’s Architect, Anthony 

Celentano, the applicant’s Engineer, and the applicant Adam Singer, were present and affirmed. 

Ms. Mele stated that the final As-Built survey differs from the originally approved plans, due to 

the fact that when they were excavating, they hit a lot of rock, and due to the odd shape of the 

property, it ended up affecting the side yard setback and need for a variance. Ms. Mele added 

that the deck was built larger than originally proposed, as the applicant used “Trex” type boards, 

instead of regular 2” x 4” boards, which in turn impacts the impervious surface and need for a 

variance there. Ms. Mele stated that the old driveway was very steep and unsafe, so they 

constructed a longer driveway at the front of the property, which resulted in an increase in front 

yard impervious surface and the need for a variance. Ms. Mele stated that there is no 

environmental impact due to the variances needed and they will comply with the GML review 

letters, not requesting any overrides. Ms. Mele added that there are also a handful of neighbors in 

favor of the application: 

 

1. 4 Carefree Lane   4. 13 Carefree Lane 

2. 2 Carefree Lane   5. 12 Carefree Lane 

3. 11 Carefree Lane   6. 8 Carefree Lane 
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Anthony Celentano stated that while the approved plans differ from the Final Survey, the pool 

that has not been built yet, increases total impervious surface and the need for an additional 

variance. Mr. Celentano stated that he has provided a certified letter that the drainage 

calculations show zero net runoff.  

 

Chairwoman Collantes-Bouvry stated that during the December 8, 2024 site visit, it was noted 

that the variances do not have a negative impact on the neighborhood, the driveway is quite 

steep, the property is oddly shaped, and the Board understands how the grading and shape of the 

property created the need for field changes which resulted in the need for multiple variances.  

 

Chairwoman Collantes-Bouvry questioned if there is adequate screening around the property. 

 

Adam Singer responded that fencing will be installed around the pool as per New York State 

Code, and the rest of the property will have adequate screening for both themselves, and the 

neighboring properties. 

 

Stanley Zelmanovitz stated that during the site visit it was noted that the previous driveway was 

very steep, and now the driveway is much more accessible.  

 

Chairwoman Collantes-Bouvry questioned if anyone from the public would like to speak. 

 

Nobody from the audience chose to speak. 

 

Randi Marlin made a motion to close the Public Hearing, seconded by Staurt Zelmanovitz. Upon 

vote, this motion was carried unanimously. 

 

Chairwoman Collantes-Bouvry stated that the Board is aware of the property’s awkward shape, 

minimal detriment to the neighboring properties, and the Engineer’s certification that there is 

zero net runoff.  

 

Chairwoman Collantes-Bouvry made a motion to approve the application, subject to the 

Rockland County GML letters, seconded by Stuart Zelmanovitz: 

 

1. Rockland County Planning Department memo, dated 12/16/2024 

2. Rockland County Health Department memo, dated 10/24/2024 

3. Rockland County Sewer District #1 memo, dated 12/10/2024 

4. Rockland County Highway Department memo, dated 2/11/2025 
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Upon vote, this motion carried 4-0 with one abstention. Richard Weinberger abstained. 

  

ITEM #3 – CONTINUED PUBLIC HEARING – 73 FORSHAY ROAD – 

CONGREGATION AHAVAS YITZCHAK 
 

Chairwoman Collantes-Bouvry read the public hearing notice into the record. Devon Richlove, 

the applicant’s Engineer, was present and affirmed. Mr. Richlove stated that the Congregation 

In the Matter of the Application of 
Adam and Taryn Singer 
Premises situated on the west side of Carefree Lane 
Approximately 135 feet north of Lime Kiln Road Known 
as 3 Carefree Lane, designated on the Tax Map 

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

WHEREAS, application has been made to the Zoning Board of Appeals of the Village of 
Wesley Hills by Adam and Taryn Singer for variances from the provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills, to permit the maintenance and use of a 
single family residence and inground swimming pool having side yard of 28.7 feet instead of the 
minimum required of 30 feet, total side yard of 70.5 feet instead of the minimum required of 75 feet, 

building coverage of .107 instead of the maximum permitted of .10, impervious surface ratio of .255 
instead of the maximum permitted of .20 and front yard impervious surface ratio of 
.192 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 November 20. 2024, which hearing was continued on December 18, 2024, and 
 

WHEREAS, the applicant appeared in person, by their architect and their attorney, and 

testified as follows: 

 
That the need for the variances arose during construction when the contractors hit a 

substantial amount of rock and, due to the odd shape of the property, side yard variances are 
needed; 

 
That the front of the property is very steep and, for safety reasons, a semi-circular 

driveway was constructed which requires the need for impervious surface ratio variances; 

 
That applicants' engineer has submitted a report showing that the drainage for the 

property accommodates the proposed additional impervious surface on the property and there 
will be zero net runoff as required by the Village; 

 

That applicants intend to install adequate screening to protect the privacy of the applicants 
and their neighbors; and 

 

WHEREAS, members of the Zoning Board of Appeals visited the site and viewed the 
steepness of the front yard and viewed other areas of the property; and 

 

WHEREAS, no one appeared in opposition to the application but one neighbor asked that 
the pool fence be aesthetically pleasing; 

 

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 
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was granted variances in July 2019 for maximum impervious surface of 0.56 where 0.25 is 

allowed, and front yard of 31.9 feet where 50 feet is required. Mr. Richlove added that the CoVid 

pandemic stalled construction and they were granted an extension to begin in 2021. The 

proposed maximum impervious surface for Phase I is 0.55, and upon Phase II’s completion is 

0.58, so they will adjust their application to include a variance for the maximum impervious 

surface increase. Mr. Richlove stated that Phase I is to include the parking lot extension of 40 

spaces from the current 18 to 58 spaces with 3 ADA compliant handicapped spaces, the ADA 

ramp, and removal of the canopy to construct said ramp. Phase II is to include a patio area near 

the ramp, mostly used for Sukkos, and a small addition to the front and rear of the building for 

some extra space indoors. Mr. Richlove added that the congregation is not looking to greatly 

expand and have the normal number of families that come and go. Mr. Richlove stated that the 

current variances needed are front yard, to the existing building, of 31.9 feet where 50 feet is 

required and side yard, to the ADA ramp, of 7 feet where 25 feet is required, and maximum 

impervious surface ratio of 0.58 where 0.25 is required and 0.48 was approved in the 2021 ZBA 

process. 

 

Chairwoman Collantes-Bouvry questioned if there were any letters from neighboring properties 

in support of the application. 

 

Mr. Richlove answered, no, the Congregation does not currently have any letters of support from 

their neighbors. 

 

Barry Rozenberg questioned what the approved maximum impervious surface was prior to the 

stalling of the project.  

 

Mr. Richlove stated that the last approved variance for maximum impervious surface was 0.56 in 

July 2019, and they are now requesting 0.58. 

 

Richard Weinberger questioned if the applicant responded to the Rockland County GML letters.  

 

Mr. Richlove replied that the revised plans and comments were addressed and sent out to the 

appropriate agencies the week prior. 

 

Chairwoman Collantes-Bouvry questioned if the applicant discussed putting the ADA ramp in a 

different location or if an elevator was discussed as opposed to the ramp needing the variance. 

 

Mr. Richlove stated that all options were presented and this is the best option and placement of 

the ramp in connection with the proposed expanded parking lot and addition(s) added to the plan.  

 

Chairwoman Collantes-Bouvry questioned if anyone from the public would like to speak. 

 

Nobody from the audience chose to speak. 

Chairwoman Collantes-Bouvry stated that at the site visit on December 8, 2024, the need for the 

expanded parking lot and ADA ramp was understood. Chairwoman Collantes-Bouvry stated that 

the applicant must maintain adequate screening for the headlights throughout the use of the 

expanded parking lot.  
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Chairwoman Collantes-Bouvry made a motion to approve the application, subject to the 

adequate screening and Rockland County GML letters, seconded by Randi Marlin: 

 

1. Rockland County Planning Department memo, dated 11/4/2024 

2. Rockland County Highway Department memo, dated 10/21/2024 

3. Rockland County Health Department memo, dated 10/24/2024 

4. Rockland County Sewer District #1 memo, dated 10/23/2024 

5. Town of Ramapo Department of Public Works memo, dated 11/6/2024 

 

In the Matter of the application of 

Congregation Ahavas Yitzchak 
Premises situated on the west side of Forshay Road 
0 feet north Parker Blvd, known as 73-Forshay Road,  
Designated on the Tax Map as Section 41.18 Block 1 Lot 
12 In an R-35 Zoning District 

 

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

Village of Wesley Hills by Congregation Ahavas Yitzchak 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 and parking 

area to a neighborhood gathering facility having a front yard of 3l.9 feet instead of 

the minimum required of 50 feet, side yard of 7 feet instead of the minimum 

required of 25 feet and impervious surface ratio of .58 instead of the maximum 

permitted of .25, and 

 

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

the Zoning Board of Appeals on October 30, 2024, which hearing was continued on 

November 20, 2024 and December 18, 2024, and · 

 

WHEREAS, the applicant appeared by its engineer, who testified as follows: 

 
That variances for front yard of 31.9 feet and impervious surface ratio of .56 were 

granted to the applicant on July l 7, 2019 and a one year extension of time granted on 
August 18, 2021; 

 

That due to COVIb and other delays all of the work has not been completed; 

 

That the building is finished and has been constructed with a front yard of 31.9 

feet as originally requested; the parking lot has not yet been constructed so that an 

impervious surface ratio of .58 is needed for the parking lot and an ADA compliant ramp 

on the side of the building requiring a side yard variance io 7 feet is also requested; 

 

Th.at construction will be concluded in two phases with most of the parking lot 

and the ramp in Phase I and a patio and small addition to the building in Phase II; 

 
That applicant does not expect its congregation to increase 

substantially but the improvements are necessary for current use; and 
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WHEREAS, members of the Zoning Board of Appeals visited the site and 

observed the areas to be completed for the ramp and parking lot; and 

 

WHEREAS, no one appeared in opposition to the application; 

 
NOW, THEREFORE, IT IS HEREBY DETERMINED that the proposed 

action is an unlisted action and the Zoning Board of Appeals has previously accepted the 
Wesley Hills Planning Board as Lead Agency and the Planning Board has previously 
made a negative declaration with respect to said application, and be it further 

 
RESOLVED, that the application submitted by Congregation Ahavas Yitzchak 

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 
and parking area to a neighborhood gathering facility having front yard of 31.9 feet 
instead of the minimum required of 50 feet, side yard of  7 feet instead of the minimum 
required of 25 feet and impervious surface ratio of .58 instead of the maximum permitted 
of .25 is hereby granted, subject to the following variances: 

 

1.  That screening be installed, maintained on a regular basis and replaced as 

needed at the side and rear of the property to shield adjoining properties 

from headlights and other impacts resulting from use of the ramp and 

parking lot; 

2.  Letter from Rockland County Planning Department dated November 4, 
2024; 

3. Letter from Rockland County Highway Department dated October 21, 2024; 
4. Letter from Rockland County Health Department dated October 24, 2024; 
5. Letter from Rockland County Sewer District No. 1 dated October 23, 2024; 

6. Letter from Town of Ramapo Dept of Public Works dated November 6, 2024, 
and be it further  

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

1. That the Zoning Board of Appeals recognizes that applicant is a House of 

Worship and is entitled to "special status" pursuant to determinations made by 

the New York State Court of Appeals; 

2. That the parking lot is necessary for safety purposes to deter vehicles from parking 

on Forshay Road, a heavily travelled County road; 

3. That the Wesley Hills Planning Board has previously determined that the 

drainage for the property meets the zero net runoff requirement of the Village; 

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

whereas no detriment to neighboring properties nor to the community has 

been identified. 

 

Upon vote, the motion was carried unanimously. 
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ADJOURNMENT 

 

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

Marlin. Upon vote, this motion was carried unanimously. 

 

Respectfully submitted,  

Alicia Schultz 
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