
 

ZONING BOARD OF APPEALS MEETING AGENDA 
August 13, 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 Brett & Eva Kotch for a variance from the provisions of Section 230-

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

maintenance and use of a front porch having a front yard of 46 feet instead of the minimum 

required of 50 feet. 

The subject premises are situated on the west side of Powder Horn Drive approximately 450 

feet north of Ari Drive, known as 20 Powder Horn Drive, designated on the Tax Map as 

Section 32.19 Block 2 Lot 40, in an R-50 Zoning District. 

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

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

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

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

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

of said roads. 

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

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

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

3. Application submitted by IJJ, LLC-John Wickes for a variance 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 an arborist facility having impervious surface ratio of .46 instead of the maximum 

permitted of .25. 

The subject premises are situated on the south side of McNamara Road 0 feet west of Union 

Road, known as 11 McNamara Road, designated on the Tax Map as Section 42.13 Block 1 Lot 

22, in an R-35 Zoning District. 

CONTINUED PUBLIC HEARING 

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

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

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

1



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

feet. 

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

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

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

DISCUSSIONS 

5. Suggestion from the Zoning Board Attorney to include a Statement of Compliance regarding 

GML reviews in the ZBA application packet. 

APPROVAL OF MINUTES 

6. June 18, 2025 

ADJOURNMENT 
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File Attachments for Item:

1. Application submitted by Brett & Eva Kotch for a variance from the provisions of Section 230-17 

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

of a front porch having a front yard of 46 feet instead of the minimum required of 50 feet.

The subject premises are situated on the west side of Powder Horn Drive approximately 450 feet north 

of Ari Drive, known as 20 Powder Horn Drive, designated on the Tax Map as Section 32.19 Block 2 Lot 

40, in an R-50 Zoning District.
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File Attachments for Item:

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

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

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

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

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

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

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

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

 
NARRATIVE SUMMARY 

 
JAY COURT SUBDIVISION 

2 Charlotte Drive & 110/116 East Willow Tree Road 
 

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

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

A. Appeal 
 

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

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

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

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

 
2 Town L. § 267-b.3(b); Village L. § 7-712-b.3(b). 
3 See, 2 New York Zoning Law and Practice, § 29:15. 
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Jay Court Subdivision  Page 4 

 
A. Reverse the determination of the Building Inspector that Lot 1 of the approved 

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

B. Alternatively, grant the following variance: 
 

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

 
 
Dated: June 9, 2025 
 New City, New York 
 

EMANUEL LAW P.C. 
 
 
By:_________________ 
Ira M. Emanuel, Esq. 
Attorney for Applicant 
 

 

29

Item 2.



30

Item 2.



31

Item 2.



32

Item 2.



33

Item 2.



34

Item 2.



35

Item 2.



36

Item 2.



37

Item 2.



38

Item 2.



39

Item 2.



40

Item 2.



41

Item 2.



42

Item 2.



43

Item 2.



44

Item 2.



45

Item 2.



46

Item 2.



47

Item 2.



48

Item 2.



49

Item 2.



50

Item 2.



51

Item 2.



CHARLOTTE DRIVE

50' WIDE

C
.L

.F
.

METAL FENCE

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

WET AREA

S
 5

9
°0

9
'4

0
" 

E

2
2
6
.5

4
'

S
 4

3°
24

'5
0"

 E

12
5.

39
'

N
 7

5
°4

8
'0

0
" W

1
7
9

.1
7

'

N 15°09'30" E 98.07'

N 15°04'43" E

S 15°14'25" W
875.00'

3
5

.0
2

'

N
 7

2
°3

8
'1

7
" W

1
6
3
.6

4
'

C
H

IM
.

C
.L

.F
.

FENCE

METAL FENCE

METAL FENCE

STONE WALL

STONE WALL REMOVED

S
T

O
N

E
 W

A
L
L

VINYL FENCE TO BE REMOVED

W
A

L
L

W
A

L
L

W
A

L
L

WALL

W
A

L
L

W
A

L
L
 T

O
 B

E
 R

E
M

O
V

E
D

BFE 591.20

BBNET

E EB

E

EM

E

EM

FFE
566.83

FFE 598.45

G
F
E

5
6
1
.2

8

GFE
591.11

GUY

GUY

GGV

G
G

V

I.P.F.

I.P.F.

I.R.F.

LP

M
B

M
B

M
B

S
IG

N

UP

U
P

U
P

UPL

U
P

L

WVs

WV

L = 86.29'
R = 55.00'

MON.

41.08 - 1 - 44.2

126,106 Sq. Feet

2.895 Acres

4
1

.0
8

 - 1
 - 4

4
.1

41.08 - 1 - 34

37,837 Sq. Feet

0.869 Acres

METAL

41.08 - 1 - 37
N/F GLUBERMAN

41.08 - 1 - 35
N/F SPIRA

41.08 - 1 - 33
N/F ROSENBERG

41.08 - 1 - 46
N/F SCHECHTER

4
1
.0

8
 - 1

 - 4
5

N
/F

 E
A

S
T

 W
IL

L
O

W
 T

R
E

E
 L

L
C

41.08 - 1 - 39
N/F TAUB

41.08 - 1 - 40
N/F MAKOWSKY

41.08 - 1 - 41
N/F ENGELSTEIN

41.08 - 1 - 42
N/F BENISZ

4
1
.0

8
 - 1

 - 4
3

N
/F

 B
E

R
E

N

41.12 - 1 - 2

N/F DAVID & SABRINA

WEINSTEIN LEGACY TRUST

#110
2 STORY
FRAMED

DWELLING
REMOVED

GARAGE
REMOVED

F
R

A
M

E
D

D
W

E
L
L
IN

G

FRAM
ED

DW
ELLIN

G

#22 STORYFRAMED
DWELLING

REMOVED

FRAMED

DWELLING

POOL

HOUSE

CONC

CONC
REMOVED

D
E

C
K

R
E

M
O

V
E

D

CONC POOL
AREA REMOVED

PAVEMENT  TO BE REMOVED

PAVEMENT
TO BE
REMOVED PAVEMENT  TO

BE REMOVED

PAVEMENT
REMOVED

C
O

N
C

C
O

N
C

STONE STONE

PAVEMENT

852.50'

WET AREA

DECKREMOVED

DECKREMOVED

PORCHREMOVED

CONC

39.1'

4
7
.4

'

76.9'

42.1'

34.2'

41.1'

SHED

P
A

V
E

M
E

N
T

1
9
8

.6
7

'

2
4
.2

'

L
O

T
 L

IN
E

 T
O

 B
E

 R
E

M
O

V
E

D

L
IN

E
 T

O
 B

E
 R

E
M

O
V

E
D

WALL

LINE TO BE REMOVED

N
E

W
 L

O
T

 L
IN

E

NEW LOT LINE

P
R

O
P

O
S

E
D

 L
O

T
 2

4
6

,1
9
8
 S

F

1
.0

6
1

 A
C

R
E

S

N
 7

4
°4

5
'3

5
" W

1
6
4

.3
2

'

N 15°14'25" E 284.86'

565.20'278.80'

CONC

REMOVED

E
A

S
T

 W
IL

L
O

W
 T

R
E

E
 R

O
A

D
5

0
' W

ID
E

EASEMENT FOR INGRESS

AND EGRESS TO LOT 1 AS

PER FILED MAP # 8116

15' WIDE WATER AND SEWER

PER INSTR # 2000-21365 & 2001-20720

1
5
. 0

8
' S 15°09'30" W 98.07'

1
5

.1
9
'

S
 8

5
°0

9
'0

4
" E

3
4

.9
4
'

150.00'

N
 8

5
°0

8
'5

9
" W

3
4

.1
8
'

N 01°57'43" E 150.00' I.P.F.

PROPOSED DRAINAGE EASEMENT

FROM LOT 41.08-1-34 TO LOT 41.08-1-46

R=55.00'

L=10.02'

N 05°41'38" W
106.51'

S 05°41'38" E

110.35'

1
0
.6

3
'

POB

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

IRON ROD
TO BE SET

IRON ROD
TO BE SET

VICINITY MAP

VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

1 OF 7
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SUBDIVISION PLAT

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

FOR

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

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

RAMAPO TAX MAPPING.

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

OFFICE.

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

OFFICE.

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

OFFICE.

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

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

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

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

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

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

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

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

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

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

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

1" = 300'

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

Rockland County Rockland County Rockland County Rockland County 

APPROVED FOR FILING

CHAIRMAIN ROCKLAND COUNTY DRAINAGE AGENCY                               DATE

ApprovalApprovalApprovalApproval

Drainage AgencyDrainage AgencyDrainage AgencyDrainage Agency

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

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

Owners Approval blockOwners Approval blockOwners Approval blockOwners Approval block

OWNER OR REPRESENTATIVE                                 DATE

APPROVED FOR FILING

APPROVAL BLOCKAPPROVAL BLOCKAPPROVAL BLOCKAPPROVAL BLOCK

CHAIRPERSON                                          DATE

WE HEREBY CERTIFY THAT THIS SUBDIVISION

PLAT WAS PREPARED BY US AND MADE FROM AN

ACTUAL SURVEY COMPLETED BY US ON APRIL 24,

2024.

APPROVED AS FINAL PLAT BY THE VILLAGE

OF WESLEY HILLS PLANNING BOARD

APRIL 29, 2025 REV 6 REV PER COMMENTS

52

Item 2.



CHARLOTTE DRIVE

50' WIDE

C
.L

.F
.

METAL FENCE

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

WET AREA

C
H

IM
.

C
.L

.F
.

FENCE

METAL FENCE

METAL FENCE

STONE WALL

STONE WALL REMOVED

S
T

O
N

E
 W

A
L
L

VINYL FENCE TO BE REMOVED

W
A

L
L

W
A

L
L

W
A

L
L

WALL

W
A

L
L

W
A

L
L
 T

O
 B

E
 R

E
M

O
V

E
D

BBNET

E EB

E

EM

E

EM

GUY

GUY

GGV

G
G

V

I.P.F.

I.P.F.

I.R.F.

LP

M
B

M
B

M
B

S
IG

N

UP

U
P

U
P

UPL

U
P

L

WVs

WV

MON.

METAL

#110
2 STORY
FRAMED

DWELLING
REMOVED

GARAGE
REMOVED

F
R

A
M

E
D

D
W

E
L
L
IN

G

FRAM
ED

DW
ELLIN

G

#22 STORYFRAMED
DWELLING

REMOVED

FRAMED

DWELLING

POOL

HOUSE

CONC

CONC
REMOVED

D
E

C
K

R
E

M
O

V
E

D

CONC POOL
AREA REMOVED

PAVEMENT  TO BE REMOVED

PAVEMENT
TO BE
REMOVED PAVEMENT  TO

BE REMOVED

PAVEMENT
REMOVED

C
O

N
C

C
O

N
C

STONE STONE

PAVEMENT

WET AREA

DECKREMOVED

DECKREMOVED

PORCHREMOVED

CONC

39.1'

4
7
.4

'

76.9'

42.1'

34.2'

41.1'

SHED

P
A

V
E

M
E

N
T

2
4
.2

'

WALL

1
2
.0

'

12.0'

PROPOSED

SINGLE

FAMILY

RESIDENCE

BFE 567.0

GFE 575.0

FFE 577.0

SFE 587.0

3
-C

A
R

 G
A

R
A

G
E

LO
T W

ITD
TH

: 138 FT

35.0'

P
R

O
P

O
S

E
D

 S
IN

G
L
E

F
A

M
IL

Y
 R

E
S

ID
E

N
C

E

B
F

E
 5

9
6
.0

G
F

E
 6

0
5
.0

F
F

E
 6

0
6
.5

S
F

E
 6

1
7
.0

PROPOSED LOT 1

161,304 SF

3.703 ACRES

PROPOSED

ASPHALT DRIVEWAY

P
R

O
P

O
S

E
D

A
S

P
H

A
L
T

 D
R

I V
E

W
A

Y

P
R

O
P

O
S

E
D

A
S

P
H

A
L
T

 D
R

IV
E

W
A

Y

EXISTING BITUMINOUS CURB

TO BE REPLACED

244.1'

6
6
.1

'

534.7'

356.6'

5
0
.0

' 6
6
.1

'

25 FT SIDE YARD

25 FT SIDE YARD

2
5

 F
T

 S
ID

E
 Y

A
R

D

50 FT REAR YARD

5
0

 F
T

 R
E

A
R

 Y
A

R
D

5
0

 F
T

 F
R

O
N

T
 Y

A
R

D

50
 F

T
 F

R
O

N
T
 Y

A
R

D
CONC

REMOVED

E
A

S
T

 W
IL

L
O

W
 T

R
E

E
 R

O
A

D
5

0
' W

ID
E

50.0'

3
5
.0

'

4
9
.0

'

166.5'

DEPRESSED CURB

CONCRETE APRON

C
O

N
C

R
E

T
E

 C
U

R
B

 A
N

D
 S

ID
E

W
A

L
K

T
O

 B
E

 R
E

S
T

O
R

E
D

 F
O

L
L
O

W
IN

G
R

E
M

O
V

A
L
 O

F
 S

H
A

R
E

D
 D

R
IV

E
W

A
Y

GARAGE

DEPRESSED CURB

CONCRETE APRON

I.P.F.

P
R

O
P

O
S

E
D

P
O

O
L

2
0

' X
 4

0
'

P
O

O
L
 P

A
T

IO

E
L

E
V

. 5
9
5
. 5

1
0

.0
'

DECK

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

IRON ROD
TO BE SET

IRON ROD
TO BE SET

114 EAST WILLOW TREE ROAD

PROPERTY MUST BE IMPROVED

TO PROVIDE SEPARATE ACCESS

AND SUFFICIENT PARKING TO BE

COMPLIANT WITH THE VILLAGE

ZONING CODE.

VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

2 OF 7

CIVIL TEC Engineering & Surveying PC

LAYOUT PLAN
FOR

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

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

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

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

JANUARY 7, 2025 REV 3 REV FOR SIGNATURE
FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT
APRIL 29, 2025 REV 6 REV PER COMMENTS

53

Item 2.



5
9
7

I.P
.

CHARLOTTE DRIVE

50' WIDE

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

WET AREA

CO

C
H

IM
.

E

E

E

E

W
W

W

W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W

W

W

W

STONE WALL

STONE WALL REMOVED

S
T

O
N

E
 W

A
L
L

W
A

L
L

W
A

L
L

W
A

L
L

WALL

W
A

L
L

W
A

L
L
 T

O
 B

E
 R

E
M

O
V

E
D

BBNET

E EB

COCO

E

EM

E

EM

GUY

GUY

GGV

G
G

V

I.P
.

I.P.F.

I.P.F.

I.R
.F

.

I.R.F.

LP

M
B

M
B

M
B

S
IG

N

SMH

RIM 560.38

INV 553.13

S
M

H

R
IM

 6
0
2
.3

9
IN

V
 5

9
1
.1

9

PUMP CHAMBER

RIM 593.12

BOT 587.22

SMH

RIM 593.84

UP

U
P

U
P

UPL

U
P

L

WVs

WV

6
1
5

6
1
5

6
1
4

6
1
3 6
1
2

611

610

610

603

6
0
2

6
0
1

6
0
0

5
99

5
98

5
9
6

5
9
5

594

5
9
3

593

5
92

5
91

5
9
0

5
9
0

5
8
8

587

586

5
8
5

5
8
5

5
8
4

5
8
4

5
8
3

5
8
2

5
8
1

5
8
0

5
7
9

5
7
8

5
7
7

5
7
6

5
7
6

575
5
7
5

5
7
4

5
7
4

5
7
3

5
7
3

5
7
2

5
7
1

5
7
0

5
7
0

5
6
9

5
6
9

569

5
6
8

5
6
8

5
67

567

5
6
7

567

567

566

565

565

5
6
5

5
6
5

5
6
5

5
6
5

564

564

5
6
4

56
4

564

563

563

563

563

5
6
3

5
62562

562

562

5
6
2

562

561

561

561

5
6
1

561

561

5
6
1

561

560

MON.

605

STONE STONE

WET AREA

PORCHREMOVED

C
B

F
I

R
IM

 6
0
3
.6

4
IN

V
 N

 6
0
1
.7

4
IN

V
 E

 5
9
9
.8

4
IN

V
 W

 5
9
9
.7

4

CBCP

RIM 604.00

INV N/A

SILT FILLED

C
B

C
P

R
IM

 6
0
6
.2

2
IN

V
 N

 6
0
2
.0

2
IN

V
 E

 6
0
1
.9

7
IN

V
 W

 6
0
1
.9

2

C
B

F
I

R
IM

 6
0
6
.4

7
IN

V
 6

0
3
.1

7

S
M

H
R

IM
 6

0
8
.3

4
IN

V
 6

0
0
.4

4

C
B

F
I

R
IM

 6
1
1

.2
2

IN
V

 E
 6

0
6
.3

2

IN
V

 W
 6

0
6
.2

2

10" HDPE TO 10" CMP

INV 560.26

10" CMP

INV 559.29

CBFI

RIM 561.57

INV S 557.87

INV N 557.47

CBCP

RIM 560.22

INV 555.92

SMH

RIM 561.99

INV 555.59

L
IN

E
 T

O
 B

E
 R

E
M

O
V

E
D

WALL

LINE TO BE REMOVED

1
2
.0

'

PROPOSED

SINGLE

FAMILY

RESIDENCE

BFE 567.0

GFE 575.0

FFE 577.0

SFE 587.0

INV 555.9

CI 565.3

3
-C

A
R

 G
A

R
A

G
E

X 576.5

477 LF 2" SEWER FORCEMAIN

5
7
8

P
R

O
P

O
S

E
D

 S
IN

G
L
E

F
A

M
IL

Y
 R

E
S

ID
E

N
C

E

B
F

E
 5

9
6
.0

G
F

E
 6

0
5
.0

F
F

E
 6

0
6
.5

S
F

E
 6

1
7
.0

PROPOSED LOT 1

161,304 SF

3.703 ACRES

C
O

IN
V

 6
0
0
.3

8
6

 L
F

 6
" P

V
C

 S
A

N
IT

A
R

Y
S

E
W

E
R

 S
E

R
V

IC
E

 @
 2

.0
%

PROPOSED

ASPHALT DRIVEWAY

P
R

O
P

O
S

E
D

A
S

P
H

A
L
T

 D
R

I V
E

W
A

Y

P
R

O
P

O
S

E
D

A
S

P
H

A
LT

 D
R

IV
E

W
A

Y

EXISTING BITUMINOUS CURB

TO BE REPLACED

T
W

: 5
7
8
.0

B
W

: 5
7
6
.5

T
W

: 5
7
7
.0

B
W

: 5
7
3
.5

T
W

: 5
7
5
.0

B
W

: 5
7
1
.0

T
W

: 5
7
1
.5

B
W

: 5
6
7
.7

T
W

: 5
6
8
.8

B
W

: 5
6
6
.5

T
W

: 5
8
0
.5

B
W

: 5
7
8
.0

5
645

6
5

T
W

: 5
8
2
.5

B
W

: 5
8
0
.0

5
7
9

5
8
0

5
8
1

5
8
2

5
8
3

561

562

5
6
1

562

562

T
W

: 5
6
7
.7

5

B
W

: 5
6
5
.0

S =5.0% S =6.3%

S = 4.3%

S =0.8%

S
 =

3.
8%

S
 =

0
.9

%

S
 =

2
.9

%

S
 =

2
.7

%

S
 =

0
.8

%

X
 5

6
7
.0

X 566.3

X 575.0

X 568.0
574.0 X

T
W

: 5
9
6
.0

B
W

: 5
9
5
.0

T
W

: 5
9
3
.0

B
W

: 5
9
0
.0

T
W

: 5
8
8
.0

B
W

: 5
8
7
.0

ROOF LEADER

C
I 6

0
2
.2

E
X

T
E

R
N

A
L

C
H

E
C

K
V

A
L
V

E
R

E
Q

U
IR

E
D

C
O

S =10.0% S =5.0% S =10.0%

E
A

S
T

 W
IL

L
O

W
 T

R
E

E
 R

O
A

D
5

0
' W

ID
E

CBCP

RIM 559.41

CBCP

RIM 559.48

1
5
" R

C
P

1
5
" R

C
P

1
5
" R

C
P

12" RCP

15" C
M

P

1
5
" R

C
P

10" H
DPE

10" C
MP

15" CMP
15" RCP

5
8
4

5
8
5

5
8
6

5
9
3

5
9
5

5
9
7

5
9
8

5
9
9

6
0
0

X 605.0

5
8
7

5
8
8

5
8
9

5
9
0

5
9
1

5
9
2

X
 6

0
5
.0

X
 6

0
5
.0

5
9
6

5
9
4

X
 6

1
0
.4

6
1
0

6
0
9

6
0
8

6
0
7

6
0
6

  S  =3.0%

GARAGE

D
A

Y
L

IG
H

T
 F

O
O

T
IN

G
 D

R
A

IN

X 605.0

X
 604.0

X
 6

1
2
. 6

X 567.0

6
0
8

6
0
6

6
0
4

6
0
2

5
6
6

ROOF LEADER

ROOF LEADER

DRAINAGE INLET STRUCTURE

RIM 568.5

INV IN 565.85

INV DET 563.5

193 LF 15" HDPE @ 2.33%

FI

GR 604.9

INV 600.0

79 LF 15" HDPE @ 8.2%

FI

GR 574.8

INV 570.35

FI

GR 574.8

INV 572.05

85 LF 15" HDPE @ 2.0%

25 LF 18" HDPE @ 2.3%

FES INV 564.1

FES INV 563.0

25 LF 18" RCP @ 4.4%

TW: 567.0

BW: 565.0

I.P.F.

P
R

O
P

O
S

E
D

P
O

O
L

2
0

' X
 4

0
'

P
O

O
L
 P

A
T

IO

E
L

E
V

. 5
9
5
.5

1
0

.0
'

6
0
1 5
9
8

596

5
9
3

5
9
4

592
593

602

600

X 595.5

DECK

X 566.6

X
 5

6
6
.5

S =1.5%

X
 5

6
7
.0

X 566.8

X 595.5

5
7
0

5
7
1

5
7
25
7
3

5
7
4

568

5
6
9

567

5
66

564

572

574

575

TW: 572.0

BW: 568.0

5
6
7

5
6
8

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

IRON ROD
TO BE SET

IRON ROD
TO BE SET

X 575.3

12" TRENCH DRAIN

INV 594.0

D

D
D

D

4 - 1,000 GAL DRYWELLS

RIM 595.2

INV IN 593.5

CONNECTOR INV 589.03

BASE 588.53

12" STONE SURROUND

OPEN GRATE FOR OVERFLOW

ADS STORMTECH SC-800

6 ROWS 12 CHAMBERS PER ROW

OUTLET STRUCTURE

RIM 568.1

INV DETENTION 563.5

INV OUT 563.5

VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

3 OF 7

CIVIL TEC Engineering & Surveying PC

GRADING, DRAINAGE & UTILITIES
FOR

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

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

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

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

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

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

JANUARY 7, 2025 REV 3 REV FOR SIGNATURE
FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT
APRIL 29, 2025 REV 6 REV PER COMMENTS

54

Item 2.



5
9
7

CHARLOTTE DRIVE

50' WIDE

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

S
T

O
N

E
 W

A
L
L
 R

E
M

O
V

E
D

WET AREA

10 "

12 "
CHERRY

10 "

12 "10 "

10 "12 "

10 "
10 "

10 "

8 "

30 "

8 "
28 "

18 "
CHERRY 8 "

CHERRY
14 "

12 "
30

"

12

"
24 "

36 "

12 "
16 "

8
 "

C
H

E
R

R
Y

30 "

48 "
QUINT

18 "

22 "
TWIN

8 "

10 "

6 "

28 "
30 "

16 "

20 "

16 "

18 "
14 "

16 "

36 "
TRIPLE

26 "

28 "

24 "

24 "

30 " 18 "

10 "
6 "8 "

APPLE

6 "
CHERRY

20 "

16 "

10 "

20

"

8

"22 "

28 "

12 "

10 "

8 "

C
H

IM
.

STONE WALL

STONE WALL REMOVED

S
T

O
N

E
 W

A
L
L

T
R

E
E

 L
IN

E

T
R

E
E

 L
IN

E

W
A

L
L

W
A

L
L

W
A

L
L

WALL

W
A

L
L

W
A

L
L
 T

O
 B

E
 R

E
M

O
V

E
D

BBNET

E EB

48 "
CLUSTER

10 "

16 "
24 "

10 "
TRIPLE

12 "32

"

8 "

48 "

10

"

18

"

20

"

12 "

6 "

36 "
TWIN

12 "

12

"

18 "
CLUSTER

8 "

12 "

30 " 36 "

28 "
TRIPLE

10 "
TWIN

48 "

12 "

6 "

8 "

14 " 14 "

10

"

6 "
16

"

12

"

8 "

8 "
8 "

22 " 10 "

16 "

10 "

8 " 6 "

8 "

6 "
6 "

6 "6 "

24 "
6 "

20 "

8 "

20 "
10

"

18 "

28

"

14

"
30 "

14 "
20 "

16 "

E

EM

E

EM

GUY

GUY

GGV

G
G

V

I.P.F.

I.P.F.

I.R.F.

LP

M
B

M
B

M
B

8 "
TWIN

8 "
12 "

6 "

20 "
16

"

32 "
TWIN

20 "

30 "
TWIN

24 "

24 "
14

"

24 "
TWIN

28 "
TWIN

14 "
18 "

10 "

30 "
TWIN

34

"

24 "

24 "

14 "

12 "

16 "

16 "

16 "

26 "

S
IG

N

UP

U
P

U
P

UPL

U
P

L

WVs

WV

6
1
5

6
1
5

6
1
4

6
1
3 6
1
2

611

610

610

603

6
0
2

6
0
1

6
0
0

5
99

5
98

5
9
6

5
9
5

594

5
9
3

593

5
92

5
91

5
9
0

5
9
0

5
8
8

587

586

5
8
5

5
8
5

5
8
4

5
8
4

5
8
3

5
8
2

5
8
1

5
8
0

5
7
9

5
7
8

5
7
7

5
7
6

5
7
6

575
5
7
5

5
7
4

5
7
4

5
7
3

5
7
3

5
7
2

5
7
1

5
7
0

5
7
0

5
6
9

5
6
9

569

5
6
8

5
6
8

5
67

567

5
6
7

567

567

566

565

565

5
6
5

5
6
5

5
6
5

5
6
5

564

564

5
6
4

56
4

564

563

563

563

563

5
6
3

5
62562

562

562

5
6
2

562

561

561

561

5
6
1

561

561

5
6
1

561

560

MON.

605

STONE STONE

WET AREA

PORCHREMOVED

WALL

PROPOSED

SINGLE

FAMILY

RESIDENCE

BFE 567.0

GFE 575.0

FFE 577.0

SFE 587.0

S
T
A

B
IL

IZ
E

D

C
O

N
S

T
R

U
C

T
IO

N

E
N

T
R

A
N

C
E

SILT FENCE

3
-C

A
R

 G
A

R
A

G
E

X 576.5

5
7
8

P
R

O
P

O
S

E
D

 S
IN

G
L
E

F
A

M
IL

Y
 R

E
S

ID
E

N
C

E

B
F

E
 5

9
6
.0

G
F

E
 6

0
5
.0

F
F

E
 6

0
6
.5

S
F

E
 6

1
7
.0

PROPOSED LOT 1

161,304 SF

3.703 ACRES

P
R

O
P

O
S

E
D

 L
O

T
 2

4
6

,1
9
8
 S

F

1
.0

6
1

 A
C

R
E

S

X X X

X

X
X

X

X
XX

X
X

X

X

X X

X

XX

X X

X

X
X

XX

X
X

X

X
X

X

XXX
X

X

X

X

X

X X

X

XX

X

X

X

X

X

X
X

SOIL

STOCKPILE

AREA

PROPOSED

ASPHALT DRIVEWAY

P
R

O
P

O
S

E
D

A
S

P
H

A
L
T

 D
R

I V
E

W
A

Y

P
R

O
P

O
S

E
D

A
S

P
H

A
L
T

 D
R

IV
E

W
A

Y

T
W

: 5
7
8
.0

B
W

: 5
7
6
.5

T
W

: 5
7
7
.0

B
W

: 5
7
3
.5

T
W

: 5
7
5
.0

B
W

: 5
7
1
.0

T
W

: 5
7
1
.5

B
W

: 5
6
7
.7

T
W

: 5
6
8
.8

B
W

: 5
6
6
.5

T
W

: 5
8
0
.5

B
W

: 5
7
8
.0

S
O

I L

S
T

O
C

K
P

IL
E

A
R

E
A

CONCRETE

WASH-OUT

STATION

X

5
645

6
5

X

X

X X
XX

T
W

: 5
8
2
.5

B
W

: 5
8
0
.0

5
7
9

5
8
0

5
8
1

5
8
2

5
8
3

561

562

5
6
1

562

562

T
W

: 5
6
7
.7

5

B
W

: 5
6
5
.0

X
X

X

X
X

X

X
X

X
X

XX

X

X

X

S =5.0% S =6.3%

S = 4.3%

S =0.8%

S
 =

3.
8%

S
 =

0
.9

%

S
 =

2
.9

%

S
 =

2
.7

%

S
 =

0
.8

%

X
 5

6
7
.0

X 566.3

X 575.0

X 568.0
574.0 X

T
W

: 5
9
6
.0

B
W

: 5
9
5
.0

T
W

: 5
9
3
.0

B
W

: 5
9
0
.0

T
W

: 5
8
8
.0

B
W

: 5
8
7
.0

X

X

XXXX

S =10.0% S =5.0% S =10.0%

S
T
A

B
IL

IZ
E

D

C
O

N
S

T
R

U
C

T
IO

N

E
N

T
R

A
N

C
E

C
O

N
C

R
E

T
E

W
A

S
H

-O
U

T

S
T

A
T

IO
N

C
O

N
C

R
E

T
E

W
A

S
H

-O
U

T

S
T

A
T

IO
N

E
A

S
T

 W
IL

L
O

W
 T

R
E

E
 R

O
A

D
5

0
' W

ID
E

X

X

X

X

5
8
4

5
8
5

5
8
6

5
9
3

5
9
5

5
9
7

5
9
8

5
9
9

6
0
0

X 605.0

5
8
7

5
8
8

5
8
9

5
9
0

5
9
1

5
9
2

X
 6

0
5
.0

X
 6

0
5
.0

5
9
6

5
9
4

D
E

P
R

E
S

S
E

D
 C

U
R

B

C
O

N
C

R
E

T
E

 A
P

R
O

N

TREE PROTECTION

TREE PROTECTION (TYP)

X
 6

1
0
.4

6
1
0

6
0
9

6
0
8

6
0
7

6
0
6

  S  =3.0%

GARAGE

X 605.0

X
 604.0

X
 6

1
2
.6

X 567.0

6
0
8

6
0
6

6
0
4

6
0
2

5
6
6

TW: 567.0

BW: 565.0

I.P.F.

P
R

O
P

O
S

E
D

P
O

O
L

2
0

' X
 4

0
'

P
O

O
L
 P

A
T

IO

E
L

E
V

. 5
9
5
. 5

1
0

.0
'

6
0
1 5
9
8

596

5
9
3

5
9
4

592
593

602

600

X 595.5

DECK

X 566.6

X
 5

6
6
.5

S =1.5%

X
 5

6
7
.0

X 566.8

X 595.5

5
7
0

5
7
1

5
7
25
7
3

5
7
4

568

5
6
9

567

5
66

564

572

574

575

TW: 572.0

BW: 568.0

5
6
7

5
6
8

PROPOSED DRAINAGE EASEMENT

FROM LOT 41.08-1-34 TO LOT 41.08-1-46

R=55.00'

L=10.02'

N 05°41'38" W
106.51'

S 05°41'38" E

110.35'

1
0
.6

3
'

POB

MONUMENT
TO BE SET

STABILIZED CONSTRUCTION ENTRANCE

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

MONUMENT
TO BE SET

IRON ROD
TO BE SET

IRON ROD
TO BE SET

X 575.3

D

D
D

D

INLET PROTECTION (TYP)

VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

4 OF 7

CIVIL TEC Engineering & Surveying PC

EROSION CONTROL PLAN
FOR

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

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

SEPTEMBER 23, 2024 REV 1 REV PER COMMENTS

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

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

OCTOBER 25, 2024 REV 2 REV STORMWATER

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

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

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

DIRECT RUNOFF TO TREE PLANTINGS.

JANUARY 7, 2025 REV 3 REV FOR SIGNATURE
FEBRUARY 14, 2025 REV 4 REV FOR SIGNATURE
MARCH 20, 2025 REV 5 REV EASEMENT
APRIL 29, 2025 REV 6 REV PER COMMENTS

55

Item 2.



VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

5 OF 7

CIVIL TEC Engineering & Surveying PC

DETAILS
FOR

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

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

MOUNTABLE BERM
(OPTIONAL)
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D
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1
0
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M
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.

MIN.

10'

22'

OR APPROVED EQUAL

6" THICK OF 2" STONE 

FILTER FABRIC-TRIVIRA #1127

100'

D
E

P
T

H
 A

S

BUILDING CONNECTION DETAIL

SECTION A-A

BUILDING CONNECTION ELEVATION

N.T.S.

D
IR

E
C

T
E

D

BEDDING MATERIAL ENVELOPE

LENGTH AS DIRECTED OR SPECIFIED

2' MIN.

BUILDING CONNECTION PLAN

CONCRETE CURB

Y-BRANCH

B

COVER ON CLEANOUT CAP

CAST IRON CAP BELOW FINISHED GRADE

CLEANOUT - 6" PVC

GROUND SURFACE

2"X2" OAK MARKER - 2' LONG

CLEANOUT

A

1
'-
0

"

2'-0"

2"x2" OAK MARKER STAKE 2'

LONG TO EXTEND ABOVE GROUND

SURFACE A MINIMUM OF 6"

REMOVABLE PERMANENT

PLUG TO BE AIR TIGHT

CONSTRUCT CONCRETE ENCASEMENT 6" MIN. THICK. WHERE

SLOPE OF BUILDING CONNECTION IS GREATER THAN 30°

(IF CONNECTION TO MAINLINE PIPE IS GREATER THAN 45°

RISER SECTION AND MAINLINE PIPE MUST BE ENCASED IN

CONCRETE; MINIMUM 6" THICK).

UNDISTURBED

MATERIAL

6" PVC BUILDING CONNECTION

MIN. SLOPE 1/4" PER FOOT.

MAX. SLOPE = 45°

FOR BUILDING CONNECTIONS

TO EDGE OF EASEMENT

OR MUNICIPAL ROWS

PROVIDE BEDDING MATERIAL

TO 1 FT. ABOVE PIPE END

AND 2 FT. BEYOND

WHERE CONNECTING TO EXISTING PIPE,

PROVIDE ECCENTRIC COUPLING BY

FERNCO CO. OR AN APPROVED EQUAL

WHERE NO EXISTING PIPE, PROVIDE

PLUG AND OAK MARKER

CUT "H" INTO TOP OF CURB TO MARK

LOCATION OF HOUSE CONNECTION

BEND (ROTATE

AS REQUIRED)

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

SLOPE OF BUILDING CONNECTION IS GREATER THAN 30°

(SEE BUILDING

CONNECTION

TRENCH

DETAIL)

A

B
3/8" STEEL REINFORCING ROD MARKER

3/8" REINFORCING ROD

1' LONG-2" BELOW SURFACE

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

MATERIAL

SECTION B-B

THOROUGHLY COMPACTED
SELECTED MATERIAL

BEDDING MATERIAL TO BE
3/4" CRUSHED STONE

UNDISTURBED

6" MIN.

8"

SIDE OF TRENCH

TRENCH DETAIL

BUILDING CONNECTION

6" MIN.

--

N.T.S.

8'X8'

MIN.

2:1

H:V

2:1

H:V

2:1

H:V

S
T

R
A

W
B

A
L
E

 B
E

R
M

PLAN VIEW

STRAW

BALE BERM

ELEVATION VIEW

8'X8' MIN.

2' MIN.

2
1

CONCRETE WASHOUT STATION

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

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

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

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

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

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

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

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

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

location criteria.

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

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

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

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

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

site.

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

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

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

areas.

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

25' MIN.

2.5% SLOPE

STRAW

BALE BERM

(IF USED)

PIPE

SHEATHING

TO REMAIN

STABLE
SLOPES

SUITABLE BACKFILL:

     CLODS, STONES AND DEBRIS.

      95% MODIFIED PROCTOR.

     COMPACT UNDER AND AROUND PIPE 

    CENTERLINE. PLACE BACKFILL IN 6" LAYERS

     BACKFILL SHALL BE FREE OF LARGE   

     ABOVE PIPE CENTERLINE COMPACT TO

PLACE BACKFILL BY HAND AND HAND

 PIPE BEDDING SHALL BE CRUSHED

     STONE OR WASHED GRAVEL PASSING

     A 3/4 INCH SIEVE AND RETAINED

M
IN

.

6
"

SEE TABLE

PIPE BEDDING:

     ON A 3/8 INCH SIEVE.

9" MIN.

FINISHED GRADE OR PAVEMENT:

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

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

NOTES:

1. WHEN POSSIBLE THE DEVELOPER SHALL PROTECT INDIVIDUAL SPECIMEN

  TREES THROUGH THE INSTALLATION OF SAFETY FENCING AROUND THE

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

  OF DISTURBANCE SHALL BE SAVED.

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

  CONSTRUCTION TO PREVENT VEHICLE TRAFFIC FROM COMPACTING

  THE SOILS IN THE VICINITY OF THE TREE ROOT STRUCTURE.

SAFETY FENCE:

USE HAZARD ORANGE

DIAMOND OR SQUARE

PLASTIC FENCE MESH

4' HIGH MOUNTED ON

HEAVY DUTY STEEL

T-POSTS SET AT

8' O.C. MAX.

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

1/2" CEMENT PLASTER

BOTH SIDES OVER

CONC. BLOCK

OUTLET PIPE

STEP AS REQD.

SLOPE

6"
2'6"

6
"

2
'6

"
6
"

3
"

6
"

6
"

FLAT INLET CASTING

6" CONC. BLOCK

OR REIF. CONC.

CONC.

FILL
OUTLET PIPE

#4@12" EW

3/4" CRUSHED

STONE BASE

PLAN

SECTION

TYP. FIELD INLET
NOT TO SCALE

2%

DRIVEWAY

CONCRETE      APRON

2"

FLARE APRON TO MEET

GRADE OR GRASS MALL

PAVEMENT

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

WIRE REINFORCING 2" FROM BOTTOM

OF SLAB.

6" SELECT MATERIAL

No. 4

NOT TO SCALE

DRIVEWAY

EXPANSION JOINT  0F

CELLULOSE OR

SIMILAR MATERIAL

CONCRETE  SIDEWALK

DROP                       CURB

12' MIN.

14' MIN.

TRANSITION DROP CURB  FROM 6" TO 1"

REVEAL

10' MIN.

4' MIN.

4'-6"

1"

3'

8"

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

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

4/29/24

RB/LT

RB/LT

4354

1"=40'

6 OF 7

CIVIL TEC Engineering & Surveying PC

DETAILS
FOR

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

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

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

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

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

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

2/14/25

RB/LT

RB/LT

4354

1"=40'

7 OF 7

CIVIL TEC Engineering & Surveying PC

DETAILS
FOR

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

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

139 Lafayette Avenue, 2nd Fl.

Suffern, NY 10901

P 845.547.2241 - F 845.547.2243

111 Main Street

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

2 CHARLOTTE DRIVE, 110 & 106 EAST WILLOW TREE ROAD

MARCH 20, 2025 REV 1 REV EASEMENT

6"

ADS STORMTECH PIPE
INV 563.5

7" ORIFICE INV 563.5

18" OUTLET INV 563.5

TOP OF BAFFLE ELEV 566.25

48" WIDTH

1' RECTANGULAR WEIR INV 565.75

7" ORIFICE INV 563.5

1' RECTANGULAR WEIR INV 565.75

TOP OF BAFFLE ELEV 566.25

BOTTOM INV 563.5

TRASH RACK

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

3. Application submitted by IJJ, LLC-John Wickes for a variance 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 an arborist 

facility having impervious surface ratio of .46 instead of the maximum permitted of .25.

The subject premises are situated on the south side of McNamara Road 0 feet west of Union Road, 

known as 11 McNamara Road, designated on the Tax Map as Section 42.13 Block 1 Lot 22, in an R-35 

Zoning District.
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 ZONING BOARD OF APPEALS 
VILLAGE OF WESLEY HILLS 

 
ROCKLAND TREE EXPERT CO., INC. 

d/b/a IRA WICKES/ARBORISTS 
SPECIAL PERMIT AND SITE PLAN 

 
NARRATIVE SUMMARY 

 
This application is made in the context of a Planning Board application for site plan 
and special permit approval pursuant to section 6.9.16 of the Zoning Law, as 
amended by Local Law No. 3 of 2006. That Local Law added “Arborist Service”, 
“Landscape Service” and “Wholesale Nursery” as permitted uses by special permit 
in the R-35 zoning district, subject to certain requirements.   
 
The subject site has been operated as an arborist service, landscape service, and 
wholesale nursery by the Wickes Family since 1972. In 2001, the Zoning Board of 
Appeals determined that, despite prior site plan approval by the Ramapo Planning 
Board, the use had never been a legally permitted use. The matter was settled by 
the adoption of a stipulation of settlement between the Wickes Family, its corporate 
presence, Rockland Tree Expert Co., Inc., and the Village Board in 2004.  
 
Existing Conditions 
 
The subject property is located at the southwest corner of McNamara and Union 
(New Hempstead) Roads in an R-35 zoning district. It has a lot area of 2.2 acres. 
Located near the southerly border of the property is a two-story concrete block 
building having a gross floor area of 6,321 square feet. This building, which dates to 
approximately the 1930s, houses offices, workspace, storage, and truck and trailer 
parking. A gravel parking area is in front of the building. Access is taken from 
McNamara Road. 
 
Also on the site is a two-family dwelling, located at its northeasterly corner, with 
accessory structures. Pursuant to the stipulation, this dwelling is  
 

a valid, prior non-conforming use and a valid, prior dimensional non-
conformity for purposes of applying the Zoning Law. An approval of a 

60

Item 3.



Rockland Tree Expert Co., Inc.  Page 2 
d/b/a Ira Wickes/Arborists 
 

Special Permit and site plan for the Premises subsequent to the 
Amendment, if any, and the implementation of such approved site 
plan, if any, shall not be deemed to constitute an improvement of a 
non-conforming use and therefore shall not be subject to the provisions 
of section 4.3.7 of the Zoning Law.  

 
Stipulation, ¶ 12. Therefore, this application has no zoning impact on the two-
family dwelling. 
 
Prior Special Permit and Site Plan Approvals 
 
In May 2010, after extensive public hearings and studies, the Planning Board 
approved a site plan and special permit for the site pursuant to section 6.9.16 as 
amended.  
 
The approved site plan and special permit approvals were challenged by a neighbor. 
By decision dated November 24, 2021, the Appellate Division, Second Department, 
annulled both approvals.  
 
The special permit was annulled because the court found that the Planning Board 
had improperly determined that “practical access” to a second major road was 
unnecessary and that a finding of “potential practical access” was “insufficient”. 
 
The site plan approval was annulled because the site did not conform to the Zoning 
Code in that it had a maximum gross impervious surface ratio in excess of the 
allowable 0.25. 
 
The Court did not criticize any other findings of the Planning Board. 
 
To address the Second Department’s determinations, and the applicant re-applied 
for the required special permit and site plan under section 6.9.16. 
 
Revisions to Site Plan 
 
In response to the concerns raised by the Second Department, the applicant revised 
its proposed site plan from that which was approved in 2010. It added an emergency 
access road from Union (New Hempstead) Road into the site. This would give the 
site “practical access” to a second major road, as required by section 6.9.16. 
 
Subsequent to the initial filing, the Village Board amended the Zoning Code to 
define “practical access” for the first time. Pursuant to Local Law No. 1 of 2024, 
adopted July 2, 2024, “practical access” means: 

For all necessary uses and special permit uses for which practical access to 
a major road is a requirement, the phrase "practical access" means that it 
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d/b/a Ira Wickes/Arborists 
 

must be reasonably possible for actual vehicular access to be designed and 
constructed along the particular frontage under consideration for that use. 
It does not require that such access must be constructed or included in an 
approved site plan if the Planning Board, in the exercise of its discretion, 
deems it to be in the public interest for the actual vehicular access to be 
designed along other available frontage. 

This amendment meant that the proposed emergency access road was no longer 
needed to fulfill the “practical access” requirement of the Zoning Code. It was 
therefore removed from the plans. 
 
As to the impervious coverage requirement, the site is an existing facility. The 
existing gross impervious surface ratio is 0.48, just as it was in 2010. The applicant, 
as in 2010, proposes to reduce that ratio to 0.46 (0.41 for the arborist portion of the 
site and 0.05 for the residential portion).  
 
While the Planning Board took the existing impervious surface ratio and its 
reduction into account in 2010, the Second Department held that doing so was 
beyond the Planning Board’s authority. It held that a variance was needed. Hence, 
this appeal. 
 
SEQRA and GML Status 
 
This matter is an Unlisted action under SEQRA. The Planning Board, as lead 
agency, granted a negative declaration in 2010 by resolution no. 10-16. While the 
Second Department did not disturb this negative declaration, the applicant believed 
that it was prudent to update the negative declaration based upon the proposed 
minor changes to the plan.  
 
Accordingly, it submitted an updated EAF Part 1 to the Planning Board. The 
Planning Board issued a new EAF Part 2, requiring updated review of certain 
potential impacts. The applicant responded with new studies and an EAF Part 3. 
 
Based on these submissions, the Planning Board reaffirmed its negative declaration 
by resolution no. 25-2 on February 26, 2025. 
 
The project site abuts two Rockland County roads: McNamara Road (Route 67) and 
Union (New Hempstead) Road (Route 80). It also abuts the municipal boundary 
with the Village of New Hempstead. Therefore, referral to the Rockland County 
Planning Department is required under General Municipal Law § § 239-l and -m, 
and notice must be given to the Village of New Hempstead under General 
Municipal Law § 239-nn. 
 
Variance Requested 
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The applicant requests the following variance: 
 
Dimension   Required  Existing Proposed 
Impervious surface ratio 0.25  0.48  0.46 
        (0.41 for the arborist portion) 
        (0.05 for the residential portion) 
 
Criteria for Variance 
 
One of the purposes of a zoning board of appeals, and of the ability to grant variances, is to 
provide a “safety valve” where the strict application of a zoning code cannot allow an 
otherwise appropriate use of property because of the peculiar circumstances applicable to 
that property. For this reason, any municipality that adopts a zoning code must also 
establish a board of appeals.1 
 
In determining to grant an area variance, a board of appeals “shall take into consideration 
the benefit to the applicant if the variance is granted, as weighed against the detriment to 
the health, safety and welfare of the neighborhood or community by such grant.”2 The board 
must also consider five questions when engaging in this balancing test. The questions, and 
the applicant’s responses, are set forth below: 
 
(1) “whether an undesirable change will be produced in the character of the neighborhood or 
a detriment to nearby properties will be created by the granting of the area variance”:  
 
The impervious coverage has existed at the site since at least 1972, before the formation of 
the Village and the adoption of its Zoning Code. It is a long-standing component of the 
neighborhood’s character. As part of the site plan application, the applicant is slightly 
reducing the amount of impervious coverage while also upgrading on-site stormwater 
management facilities.  
 
(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”:  
 
The applicant requires impervious surfaces to maneuver vehicles and equipment around its 
site. Without the requested variance, it cannot conduct its allowed use. 
 
(3) “whether the requested area variance is substantial”:  
 
Whether a requested variance is “substantial” is more than simple arithmetic. It requires 
an understanding of the general area and of the existing conditions.3 
 

 
1 See, 2 Salkin, New York Zoning Law and Practice (3d ed.), §§27:07 – 27:10; McKinney’s Town Law, 
Practice Commentary to § 267-a; Town L. § 267.2; McKinney’s Village Law, Practice Commentary to 
§ 7-712-a; Village L. § 7-712(2). 
2 Town L. § 267-b.3(b); Village L. § 7-712-b.3(b). 
3 See, 2 New York Zoning Law and Practice, § 29:15. 
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Rockland Tree Expert Co., Inc.  Page 5 
d/b/a Ira Wickes/Arborists 
 
The applicant is slightly reducing the amount of impervious surface from the condition that 
has existed for at least 53 years. The requested variance reflects the continuation of a legal 
condition that was conforming at the time of inception. 
 
(4) “whether the proposed variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district”:  
 
In considering whether to reaffirm its negative declaration, the Planning Board determined 
that the mitigation measures approved in 2010 and continued in the current proposal were 
adequate. The Planning Board did not require new studies of this impact. 
 
(5) “whether the alleged difficulty was self-created”:  
 
The difficulty results from the application of new regulations created by Local Law 3 of 
2006. Prior to 2006, there was no limitation on the extent of impervious surfaces on this 
site. Local Law 3 of 2006, while expressly allowing arborist services, landscape services, 
and/or wholesale nurseries, also limited the impervious surface ratio.  
 
In 2010, the Planning Board and Village Attorney opined that the existing impervious 
surface ratio was grandfathered. The Appellate Division held otherwise. Thus, this 
difficulty arose from the court’s interpretation of the Village’s Zoning Code as applied to the 
applicant’s existing condition. 
 
 
On balance, therefore, the requested variances are beneficial to both the applicant and the 
community. 
 
Relief requested 
 
Accordingly, the applicant requests the following variances: 
 

Dimension   Required  Existing Proposed 
Impervious surface ratio 0.25  0.48  0.46 
        (0.41 for the arborist portion) 
        (0.05 for the residential portion) 
  
 
 
Dated: June 3, 2025 
 New City, New York 
 

EMANUEL LAW P.C. 
 
 
By:_________________ 
Ira M. Emanuel, Esq. 
Attorney for Applicant 
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August 13, 2025 
 
Wesley Hills Zoning Board of Appeals 
432 Route 306 
Wesley Hills, NY 10952 
Att: Alicia Schultz 
 
Re: IJJ, LLC – (Ira Wickes/Arborist) 
 
Dear Members: 
 
We represent the applicant in the above matter, which is scheduled for tonight. In preparing for the 
meeting, I noted that, while mailings went out at least ten days prior to the meeting, posters were not put 
up until August 5, six days prior. 
 
The Zoning Code provides: 

Notice of hearing. Notice of hearing shall be published in the official newspaper at 
least 10 days prior to the date of such hearing. Notice shall also be sent 10 days prior 
to the date of such hearing to all property owners within 750 feet of the perimeter of 
the property, in the same manner as is required for zoning amendments changing the 
district classification of land, as set forth in § 230-78 of this chapter. The applicant 
shall cause signs to be posted on such property on each street frontage indicating the 
date and purpose of such hearing. The costs of all such notice shall be paid by the 
applicant. 

§ 230-41.D 
 
The Code is clear that publication and mailing must occur ten days prior to the hearing, but is silent as to 
the time for posting. However, I am aware that the instructions given to applicants state that posting must 
occur ten days before the hearing, and that the practice of the Board is to require such timing. 
 
Given the foregoing, we wish to avoid any question regarding the posting of the public hearing notices. 
Therefore, we ask that the public hearing be adjourned to the Board’s September 2025 meeting. 
 
Very truly yours, 
EMANUEL LAW, PC 

 
By:________________________ 
Ira M. Emanuel 
 
Cc: Client 
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https://ecode360.com/27843369#27843369


File Attachments for Item:

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

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

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

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

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

State Route 306, known as 38 Willow Tree Road, designated on the Tax Map as Section 41.07 Block 2 Lot

33, in an R-50 Zoning District.
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GRANITE BLOCKS 10" MIN LGTH X 4" AVG DEPTH
CONVEX TOOLED JOINTS TO BE FILLED WITH
1:2 MORTAR, MAX 3/4" WIDE
6" CURB FACE

PAVEMENT
SURFACE

CONCRETE BASE

GRANITE BELGIAN BLOCK CURB

ELEVATION

SPECIAL CONDITIONS FOR SHALLOW TRENCH CONDITIONS
COVER PIPE

BUILDING SEWER CONNECTION

BUILDING SEWER CLEANOUT
N.T.S.

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

8.0" [200 mm] MIN.

MIN. 95% COMPACTED
GRANULAR FILL

PAVEMENT OR FINISHED GRADE

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

AASHTO HS-25 RATED CAST IRON
FRAME AND SOLID COVER

6" [150 mm] PVC SCREW IN CAP

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

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

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

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

PAVEMENT OR FINISHED GRADE

13.5"
[343 mm]

24.0" [600 mm] MIN.

6.0" [150 mm] MIN.

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

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

CAPACITY OF SUB-GRADE SOILS HAS BEEN MET

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

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

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

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

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

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

FINISHED GRADE

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

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

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

ALL INLET/OUTLET PIPES  (FOR SCOUR PROTECTION)

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

6.0"  MIN.

CULTEC CONTACTOR 100HD
HEAVY DUTY CHAMBER

INSPECTION PORT
(SEE DETAIL            )

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

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

NATURALLY COMPACTED FILL

CULTEC CONTACTOR 100HD
HEAVY DUTY CHAMBER

CULTEC HVLV SFCx2 FEED CONNECTOR
WHERE SPECIFIED

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

NATURALLY COMPACTED FILL

FINISHED GRADE

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

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

6.0"  MIN.

12.5" [318 mm]

6.0"  MIN.

6.0" [152 mm] MIN.

 CULTECS 100HD

9.0
100HD

CULTEC Stormwater Design Calculator

Date: February 23, 2025

Project Information: Calculations Performed By:

Height
Width
Length

Contactor 100HD
Chamber Specifications

12.5

Installed Length
Bare Chamber Volume

Installed Chamber Volume

36.0
8.00
7.50

14.11
32.96

Breakdown of Storage Provided by
Contactor 100HD Stormwater System

inches
inches
feet
feet
cu. feet
cu. feet

Materials List

Contactor 100HD
Total Number of Chambers Required

Starter Chambers
End Chambers
HVLV SFCx2 Feed Connectors
CULTEC No. 410 Non-Woven Geotextile
CULTEC No. 4800 Woven Geotextile
Stone

60

6
54
0

596
0

115

Bed Detail

pieces

pieces
pieces

sq. yards
pieces

cu. yards
feet

Based on External Pipe Manifold

Within Chambers
Within Feed Connectors

Within Stone
Total Storage Provided

Total Storage Required

852.09 cu. feet
cu. feet-

1,241.45 cu. feet
2,093.5 cu. feet

2011.00 cu. feet

Number of Rows Wide

Chamber Row Length
Bed Width
Bed Length

Length of Separator Row
Bed Area Required

Bed detail for reference only. Not project specific. Not to scale.

Bed Layout Information

6
Number of Chambers Long

Chamber Row Width
10

23.00
75.50
25.00
77.50

1937.50
N/A

pieces
pieces
feet
feet
feet
feet
sq. feet
feet

Conceptual graphic only. Not job specific.

Cross Section Table Reference

A
B
C
D
E
F
G
H
I

Depth of Stone Base
Chamber Height

Depth of Stone Above Units
Depth of 95% Compacted Fill

Max. Depth Allowed Above the Chamber
Chamber Width

Center to Center Spacing
Effective Depth

Bed Depth

6.0
12.5
6.0
8.0

12.00
36.0
4.00
2.04
2.71

inches
inches
inches
inches
feet

inches
feet
feet
feet

CULTEC, Inc.
P.O. Box 280
Brookfield, CT 06804 USA

Phone: 203-775-4416
www.cultec.com
tech@cultec.com Created on : 2/23/2025
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File Attachments for Item:

5. Suggestion from the Zoning Board Attorney to include a Statement of Compliance regarding GML 

reviews in the ZBA application packet.
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STATEOF NEW YORK ) 

COUNTY OF ROCKLAND ) SS:: 

VILLAGE OF \VESLEY HILLS) 
 

 

 

   , (print full name of owner) being duly 

sworn, deposes and says: 

That (he)(she) is the owner of the property that is the subject matter of this application.  

That (he)(she) agrees that (he)(she) and (his)(her) agents will comply with all 

recommendations made by the Rockland County Planning Department, the Rockland County 

Highway Department and all other review agencies relating to this application unless such 

recommendations are overridden by the Wesley Hills Zoning Board of Appeals.  

 

 

 
 

Sworn to before me this 

day of                        

(Notary Public) 

 

 
2025 

(Sign full name of owner before Notary Public) 
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6. June 18, 2025
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ZONING BOARD OF APPEALS MEETING MINUTES 
June 18, 2025, at 7:30 PM 

432 Route 306, Wesley Hills, NY 10952 

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

 
MEMBERS PRESENT:   Stefanie Collantes, Acting Chairwoman 

Richard Weinberger, Member 
      Randi Marlin, Member  

Anita Hajioff, Ad Hoc 
 

MEMBERS ABSENT:    Jonathan Gewirtz, Chairman  
Barry Rozenberg, Ad Hoc 
Stuart Zelmanovitz, Member 

    
OTHERS PRESENT:    Doris Ulman, Assistant Village Attorney 
      Alicia Schultz, Deputy Village Clerk 
 
Chairman Gewirtz opened the meeting at 7:30 pm followed by a roll call. 
 
ITEM #1- PUBLIC HEARING – 38 Willow Tree Road 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Ahuva Katz Cherns for an interpretation of Section 230-14O(5) of the Code of the 
Village of Wesley Hills, and if appropriate, for a variance from the provisions of Section 230-14O(5) of the 
Code of the Village of Wesley Hills, to permit the maintenance and use of a cabana that is 2,337 square feet 
instead of the maximum permitted of 900 square feet. 
 
The subject premises are situated on the north side of Willow Tree Road approximately 700 feet west of 
State Route 306, known as 38 Willow Tree Road, designated on the Tax Map as Section 41.07 Block 2 Lot 
33, in an R-50 Zoning District. 
 
Todd Rosenblum, the applicant’s architect, was present and affirmed to tell the truth. Mr. Rosenblum stated 
that the Board has seen this property recently, as the applicant was granted a side yard variance and a total 
side yard variance for an addition to the home in April 2025. Mr. Rosenblum stated that the building permit 
for the cabana was issued in December 2024, and the approved plan shows the square footage of the cabana 
at 2,337 square feet. Mr. Rosenblum stated that when the application for the addition was being reviewed by 
the Village Engineer, one of their comments was that the Village Code reads that an accessory building is not 
to be more than 900 square feet in size without Zoning Board approval, and an accessory structure is to be 
no more than 2,500 square feet without Planning Board approval. Mr. Rosenblum stated that the Building 
Inspector mistakenly issued the permit under the “accessory structure” definition as opposed to the 
“accessory building” definition, as stated in the Inspector’s referral letter to the Zoning Board. Mr. 
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Rosenblum stated that the structure has been under construction for (6) months, and the foundation and 
framing of the cabana were completed by February 2025. Mr. Rosenblum reminded the Board that this is a 
larger property, so the accessory structures/buildings are not on top of each other, the applicant owns the 
neighboring property, and the properties to the front and rear of the home are a church and a wooded area. 
Mr. Rosenblum added that this is not a self-created hardship, that the applicant was issued a permit for this 
project by the Village, commenced construction and was surprised to learn of the discrepancy with their 
application. 
 
Doris Ulman reads Section 230-14O(5) and (6) of the Code into the record. Ms. Ulman stated that the 
difference between them is that a building has walls (i.e. cabana, shed) and a structure does not (i.e. pool, 
sports court).     
 
Chairwoman Collantes stated that the site visit previously conducted by the Zoning Board was not a 
complete walk through of the property, and they did not focus on the construction of the cabana; therefore, 
the Board will schedule a site visit for July 13, 2025.  
 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
Nate Samuels, 7 Steinway Court, was present and affirmed to tell the truth. Mr. Samuels stated that he was 
also in front of the Zoning Board recently for a project on his home. Mr. Samuels believes that this 
application for a cabana is outrageous in size, that the inspector issued the permit with the knowledge that 
the cabana was to be considered a building rather than a structure, and approving the application for an 
accessory building of this size would set a precedent for larger buildings being constructed which opens the 
door for multi-family housing in the Village. 
 
Chairwoman Collantes read the Building Inspector’s referral letter to the Board dated May 28, 2025, into the 
record. 
 
Chairwoman Collantes questioned if anyone else from the public would like to speak. 
 
No one from the public chose to speak. 
 
Randi Marlin made a motion to adjourn this application to the July 16, 2025 meeting and schedule a site visit 
for July 13, 2025, seconded by Anita Hajioff. Upon vote, this motion carried unanimously.  
 
ITEM #2- CONTINUED PUBLIC HEARING – 4 Grand Park Drive 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Moshe Lichtenstein on behalf of Four Grand Park LLC for variances from the 
provisions of Section 230-17 Attachment I and Section 230 34D(2) of the Code of the Village of Wesley Hills 
to permit the construction, maintenance and use of a single family residence and semi-circular driveway 
having impervious surface ratio of .203 instead of the maximum permitted of .20, front yard impervious 
surface ratio of .255 instead of the maximum permitted of .24 and driveway gradient of 12% for the first 20 
feet instead of maximum permitted of 3%.  
 
The subject premises are situated on the east side of Grand Park Drive approximately 160 feet north of 
Grandview Avenue, known as 4 Grand Park Drive, designated on the Tax Map as Section 41.14 Block 1 Lot 
9, in an R-50 Zoning District. 
 
Stanley Mayerfeld, the applicant’s architect, was present and affirmed to tell the truth. Mr. Mayerfeld stated 
that the proposed plan requires THREE (3) variances for the driveway, as they need to shift and grade the 
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slope of the semi-circular driveway. Mr. Mayerfeld asked the Board to override paragraph (1) of the 
Rockland County Planning Department letter because applicant is using pervious pavers wherever feasible. 
 
Chairman Gewirtz read letters of support from the following addresses: 

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

 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak. 
 
Chairwoman Collantes made a motion to approve the following resolution and to override paragraph (1) of 
the Rockland County Planning Department letter, seconded by Anita Hajioff: 
 

In the Matter of the Application of 
Moshe Lichtenstein on behalf of Four Grand Park LLC  
Premises situated on the east side of Grand Park Drive  
Approximately 160 feet north of Grandview Avenue, known  
As 4 Grand Park Drive, designated on the Tax Map as Section 
41.14 Block 1 Lot 9, in an R-50 Zoning District 
 

WHEREAS, application has been made to the Zoning Board of Appeals of the Village of 
Wesley Hills by Moshe Lichtenstein on behalf of Four Grand Park LLC 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 arid use of a single family residence and semi-circular driveway having 
impervious surface ratio of .203 instead of the maximum permitted of .20, front yard impervious 
surface ratio of .255 instead of the maximum permitted of .24 and driveway gradient of 12% instead 
of the maximum permitted of 3%, and 

WHEREAS, after due notice, a public hearing on said application was held by the Zoning 
Board of Appeals on May 21. 2025, which hearing was continued on June 16, 2025, and 

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

That the impervious surface ratio variances requested are small because applicant is using 
pervious pavers wherever feasible; 

That the 3% slope of the driveway starts at 13 feet instead of 20 feet and does not create 

any safety problems; 

That there will be no increase in water runoff resulting from the project and the applicant will 
comply with all recommendations of the Village Engineer, and 

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

WHEREAS, the Village Engineering Consultant issued a letter stating that the proposed 
driveway slope of 3% in the first 13 feet instead of the first 20 feet from the edge of curb is 
insignificant and will not create safety or drainage hazards; and 
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WHEREAS, the applicant submitted several letters in support of the application and no one 
appeared in opposition, 

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

RESOLVED, that the application submitted by Moshe Lichtenstein on behalf of Four Grand 
Park LLC for variances from the provisions of Section 230-17 Attachment I of the Code of the 
Village of Wesley Hills to permit the construction, maintenance and use of a single family residence 
and semicircular driveway having impervious; surface ratio of .203 instead of the maximum 
permitted of .20, front yard impervious surface ratio of .255 instead of the maximum permitted of 
.24 and driveway gradient of 12% instead of the maximum permitted of 3%, site grading plan C-
030.00 dated May 5, 2025, is hereby approved, subject to the following: 

 

1. GML review letter from the Rockland County Department of Planning dated June 11, 2025 
except that the Zoning Board of Appeals overrides Paragraph 1 of such letter because the 
applicant has used pervious pavers where feasible and the impervious surface ratio variances 
requested are minimal; 

2. Rockland County Sewer District No. 1 review letter dated May 12, 2025; 
3. Rockland County Center for Environmental Health letter dated June 18, 2025; and be it 

further 

 

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

Fact: 

 

1. That the impervious sU1face ratio variances requested are minimal and the applicant is 
using pervious pavers where feasible; 

2. That the Village Engineering Consultant has advised the Board that the slope differential is 
minimal and the Board has viewed the slope on site and agrees with the Engineer's opinion; 

3. That no environmental or ecological detriment to neighboring properties or to the 
community has been identified or alleged; 

4. That the benefit to the applicant by granting the variances is substantial whereas no 
detriment to adjoining properties or to the neighborhood has been identified. 

 
Upon vote, this motion carried unanimously.  
 
ITEM #3- CONTINUED PUBLIC HEARING – 91 Spook Rock Road 
 
Chairwoman Collantes read the following public hearing notice into the record: 
 
Application submitted by Jacob Fried for variances from the provisions of Section 230-17 Attachment I of 
the Code of the Village of Wesley Hills, to permit the construction, maintenance and use of a covered porch, 
pavers and deck having front yard of 47 feet instead of the minimum required of 50 feet, impervious surface 
ratio of .29 instead of the maximum permitted of .20 and front yard impervious surface ratio of .42 instead of 
the maximum permitted of .15. 
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The subject premises are situated on the west side of Spook Rock Road, known as 91 Spook Rock Road, 
designated on the Tax Map as Section 40.16 Block 1 Lot 10.2, in an R-50 Zoning District. 
 
Paul Baum, the applicant’s attorney, was present and affirmed to tell the truth. Mr. Baum stated that this lot 
was brought into existence due to a subdivided lot and is a flag lot. Mr. Baum stated that the subdivision 
itself was granted variances, and the lot is slightly undersized. Mr. Baum stated that the flag lot driveway is 
rather long, was widened for safety purposes and straightened to include, for one lot only, and contributes to 
the larger variance. 
 
Chairwoman Collantes questioned if anyone from the public would like to speak. 
 
No one from the public chose to speak. 
 
Chairwoman Collantes stated that the increased impervious surface ratio is for improving the driveway and 
parking area, and made a motion to approve the following resolution, seconded by Randi Marlin: 
 
In the Matter of the Application of  
Jacob Fried 
Premises situated on the west side of Spook Rock  
Road, known as 91 Spook Rock Road, designated  
On the Tax Map as Section 40.16 Block l Lot 10.2  
In an R-50 Zoning District 

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

by Jacob Fried for variances from the provisions of Section 230-17 Attachment I of the Code of the Village of 
Wesley Hills, to permit the construction, maintenance and use of a covered porch having front yard of 47 
feet instead of the minimum required of 50 feet, impervious surface ratio of .29 instead of the maximum 
permitted of .20 and front yard impervious surface ratio of .42 instead of the maximum permitted of .15, and 
 

WHEREAS, after due notice, a public hearing was held on April 24, 2025, which hearing was 
continued on May 21, 2025 and Jtu1e 16, 2025, and 
 

WHEREAS, the applicant appeared in person and by his attorney, and testified as follows: 
 

That this lot is a flag lot that was part of a two lot subdivision that was approved and received 
variances in 2017; 
 

That the original driveway is being widened for safety and straightened so that it is completely on the 
applicant's lot; 
 
  That the turnaround/parking area is being enlarged to accommodate an enclosed garbage area; 
 

That the front yard variance is caused by the construction of a roof over the existing stairs 
 and will not extend the front of the existing residence; 
 

Although this lot is not visible from the street the applicant will provide extensive screening; and 
 

WHEREAS, members of the Zoning Board of Appeals visited the site and viewed the existing and 
proposed improvements; and 
 

WHEREAS, no one appeared in opposition to the application, 
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NOW, THEREFORE, IT IS HERREBY DETERMINED that the proposed action is a Type II action 
and that no SEQRA determination is required, and be it further 
 

RESOLVED, that the application submitted by Jacob Fried for variances from the provisions of 
Section 23017 Attachment I of the Code of the Village of Wesley Hills, to permit the construction, 
maintenance and use of an addition to a single-family residence having front yard of 47 feet instead of the 
minimum required of 50 feet, impervious surface ratio of .29 instead of the maximum permitted of .20 and 
front yard impervious surface ratio of .42 instead of the maximum permitted of .15 are hereby granted 
subject to the following conditions: 
  

1. Compliance with Rockland County Planning Department GML review letter dated 
May 8, 2025; 

2. Compliance with Rockland County Highway Department letter dated April 8, 2025; 
3. Compliance with Rockland County Sewer District No. 1 letter dated April 11, 2025; 

And be it further 
 

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

1. That the front yard variance is minimal and does not increase the footprint of the existing 
residence; 

2. That the front yard impervious surface ratio is only a 7% increase over the existing and 
serves both the front lot at 89 Spook Rock and the rear lot at 91 Spook Rock so that its impact is no greater 
that if there were two separate driveways for the two lots; 

3. That if not for the long driveway there would be no need for the overall impervious surface 
ratio variance; 

4. That no environmental or ecological impacts to adjoining properties or to the neighborhood 
has been identified; 

5. That the benefit to the applicant by granting the variances is substantial whereas no 
detriment to the neighborhood has been identified. 
 
 
Upon vote, this motion carried unanimously.  
 
ITEM #4- APPROVAL OF MINUTES – APRIL 24, 2025 
 
Chairwoman Collantes made a motion to approve the Zoning Board of Appeals minutes of April 24, 2025, 
seconded by Anita Hajioff. Upon vote, this motion carried unanimously.  
 
ADJOURNMENT 
 
Chairwoman Collantes made a motion to adjourn the meeting, seconded by Anita Hajioff. Upon vote, this 
motion carried unanimously. 
 
Respectfully submitted, 
Alicia Schultz 
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