
 

PLANNING BOARD MEETING AGENDA 
August 27, 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. PUBLIC HEARING ON THE APPLICATION SUBMITTED BY WILLOW TREE 

MANAGEMENT FOR ARCHITECTURAL PLAN REVIEW. Affecting property located 

on the western side of Rochelle Lane, 0 feet from the intersection of East Willow Tree Road. 

Designated on the Town of Ramapo Tax Map as Parcel ID #41.08-1-58.1. Subject property 

located at 1 Rochelle Lane. 

DISCUSSIONS 

2. DISCUSSION ON THE APPLICATION SUBMITTED BY COOL POOL FOR RAJIV 

DIWAN FOR A WETLANDS PERMIT. Affecting property located on the southeastern side 

of Spook Rock Road, 0 feet from the intersection of Joy Road. Designated on the Town of 

Ramapo Tax Map as Parcel ID#41.05-1-19. Subject property is located at 26 Spook Rock 

Road. 

3. DISCUSSION ON THE APPLICATION SUBMITTED BY STANLEY MAYERFELD 

FOR A WETLANDS PERMIT. Affecting property located on the western side of Wilder 

Road, 500 feet from the intersection of Carter Lane. Designated on the Town of Ramapo Tax 

Map as Parcel ID#41.06-1-70. Subject property is located at 39 Wilder Road. 

ADJOURNMENT 
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Narrative for ARB Presentation 
1 Rochelle Lane, Wesley Hills, NY 

 
We are pleased to present the proposed architectural and landscape design for a new single-
family residence at 1 Rochelle Lane, located in the Village of Wesley Hills. This project 
reflects a cohesive vision that integrates high-end architectural finishes with a thoughtfully 
curated landscape, enhancing both the visual appeal and environmental harmony of the 
property. 
 
Architectural Design: 
 
Exterior Finishes: 
- White marble cladding on the north, east, and south elevations, offering a timeless and 
elegant façade. 
- Hardie board siding on the west (rear) elevation, providing a durable and complementary 
finish. 
- Black soffits and black Andersen windows and doors create a striking contrast and modern 
aesthetic. 
- A large iron double glass front door serves as a bold and welcoming focal point. 
 
Structure & Features: 
 
- The home includes two single-car garages, seamlessly integrated into the design. 
- A private backyard pool enhances the lifestyle experience and is positioned to maintain 
privacy and visual balance. 
 
Landscape Design: 
 
The landscape plan, designed by a licensed landscape architect, emphasizes native and 
ornamental plantings that complement the home’s architecture and the natural character 
of Wesley Hills. 
 
Key Features: 
 Tree & Shrub Plantings: 
- Red Flowering Dogwood and Japanese Tree Lilac provide seasonal color and vertical 
interest. 
- Magnolia and Colorado Blue Spruce add structure and year-round greenery. 
- Green Giant Arborvitae offers privacy screening and a lush backdrop. 
 
- Ornamental & Groundcover Plants: 
- Globe Winterberry, Green Mountain Boxwood, and Feather Reed Grass contribute 
texture and form. 
- Perennials such as Nepeta Walkers Low and Arkansas Blue Star add color and pollinator 
support. 
 
- Hardscape & Site Features: 
- A traditional blacktop driveway from street to garages with a permeable motor court 
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driveway that supports stormwater management and sustainability set in the front of the 
house. 
- Carefully placed plantings around the residence soften the building edges and enhance 
curb appeal. 
 
Environmental Considerations: 
 
The project incorporates: 
- Energy-efficient systems and sustainable materials. 
- Native and drought-tolerant plantings to reduce irrigation needs. 
- Permeable paving to manage runoff and support groundwater recharge. 
 
Conclusion: 
 
The proposed residence at 1 Rochelle Lane is a refined, environmentally conscious, and 
aesthetically cohesive addition to the Village of Wesley Hills. The integration of high-quality 
materials, modern design, and a professionally developed landscape plan ensures the home 
will enhance the neighborhood’s character and meet the community’s architectural 
standards. 
 
We respectfully request the Architectural Review Board’s approval for this project. 
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Materials & Finishes Narrative (Addendum) 
 
To further support our request for ARB approval, we are providing a detailed breakdown of 
the exterior materials and finishes proposed for the residence at 1 Rochelle Lane. These 
selections were made with careful consideration to ensure durability, aesthetic harmony, 
and alignment with the architectural character of the Village of Wesley Hills. 
 
Roof & Siding: 
- The roof is constructed using GAD Camelot 2 in antique slate. A high-quality material to 
ensure longevity and weather resistance.  
- Soffits and Fascia are Royal vinyl soffits, 019 aluminum all in black. 
- Siding on the front and sides features Marmiro Stones Marble in Kasha (white) a premium 
natural stone that offers a refined and elegant appearance. The rear siding is Hardie fiber 
cement cedar mill plank with 7” exposure in arctic white. 
- Decorative siding (on rear) is PVC trim board (azek) in white. 
- The vestibule will be finished in limestone precast, adding a classical architectural element 
to the entryway. 
 
Windows & Doors: 
- Windows are Andersen 400 Series casements, 6-lite configuration in black, providing a 
modern contrast and energy efficiency. 
- The main front door is custom Exclusive Iron black iron double glass door, serving as a 
bold and elegant focal point. 
- Patio doors are Andersen 400 Series in black, and the rear entry will feature a Therma-Tru 
Smooth-Star G-lite door, also in black. 
 
Garage Doors: 
- The home will include Clopay Canyon Ridge Elements CED112 garage doors in black with 
clear glass tops, blending modern design with traditional carriage-style aesthetics. 
 
Decking & Railings: 
- The rear deck will be constructed using Trex Transcend composite decking in Salt Flat, a 
low-maintenance, eco-friendly material that complements the home’s color palette. 
- Railings will be ½” tempered clear glass with black clamp style mounts. 
 
Lighting: 
- Exterior lighting will include Hinkley Weymouth wall-mounted lanterns in black for a 
classic touch, and WAC architectural black floodlights for functional illumination and 
security. 
 
These materials were selected not only for their visual appeal but also for their performance, 
sustainability, and compatibility with the surrounding neighborhood. The combination of 
natural stone, black accents, and high-performance products ensures a cohesive and 
enduring architectural statement. 
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41.08 - 1 - 58.1

35,028 Sq. Feet

0.804 Acres
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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.

9/17/21

RB/LT

RB/LT

3991

1"=20'

1 OF 4

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN

1 ROCHELLE LANE
FOR

S.B.L. 41.08 - 1 - 58.1

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

REFERENCES
1. BEING SECTION 41.08,  BLOCK 1, LOTS 58.1 OF THE

VILLAGE OF WESLEY HILLS AND TOWN OF RAMAPO TAX

MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2013 AT

PAGE 27358 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "TIMBERLINE ESTATES",

FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE ON

DECEMBER 3, 2001 IN BOOK 122 ON PAGE 8  AS MAP NUMBER

7476.

1" = 300'

PARKING CALCULATION:

SINGLE FAMILY HOME REQUIRES 2 SPACES

2 GARAGE SPACES PROVIDED

BUILDING COVERAGE CALCULATION (INFORMATION PROVIDED

BY ARCHITECT):

PER SECTION 230-17 NOTE 10:

AREAS LESS THAN 1.5 STY AND 15' = 426 SF

TOTAL BUILDING AREA = 4,172 SF

426 SF/4,172 SF = 0.1021

0.1021 X 0.05 = 0.0051

0.0051 + 0.10 = 0.1051

0.1051 X 35,028 SF = 3,681 SF

4,172 SF EXCEEDS 3,681 SF

PROPOSED BUILDING COVERAGE = 4,172 SF

4,172 SF/35,028 SF = 0.119

BUILDING COVERAGE PERMITTED = 0.1051

BUILDING COVERAGE PROVIDED = 0.119

PERMITTED BUILDING COVERAGE = 0.1051

OCTOBER 26, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS
NOVEMBER 10, 2021 REV 2 REV PER ARCHITECT
DECEMBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS
JANUARY 13, 2022 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS
FEBRUARY 11, 2022 REV 5 REV PER VILLAGE ENGINEER'S COMMENTS
MAY 2, 2022 REV 6 REV PER VILLAGE ENGINEER'S COMMENTS
MAY 16, 2022 REV 7 REV PER VILLAGE ENGINEER'S COMMENTS
APRIL 10, 2023 REV 8 REV PER CLIENT
MAY 10, 2023 REV 9 REV PER ARCHITECT
OCTOBER 2, 2023 REV 10 REV PER ARCHITECT
DECEMBER 8, 2023 REV 11 REV PER ARCHITECT
JANUARY 17, 2025 REV 12 REV WATER SERVICE
JUNE 13, 2025 REV 13 REV PER CLIENT
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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.

9/17/21

RB/LT

RB/LT

3991

1"=20'

2 OF 4

CIVIL TEC    Engineering & Surveying PC

DETAILS

1 ROCHELLE LANE
FOR

S.B.L. 41.08 - 1 - 58.1

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

55 Brookside Avenue

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com
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BUILDING CONNECTION DETAIL

SECTION A-A

BUILDING CONNECTION ELEVATION

N.T.S.

D
IR

E
C

T
E

D

BEDDING MATERIAL ENVELOPE

LENGTH AS DIRECTED OR SPECIFIED

2' MIN.

BUILDING CONNECTION PLAN

CONCRETE CURB

Y-BRANCH

B

CAST IRON COVER ON CLEANOUT CAP

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

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

TREE PLANTING DETAIL
SCALE: N. T. S.

4''

4'' 4'' 4''

6''

1'-0''

8'' MIN.

8'' MIN.

FINISHED GRADE

4''X8''X12'' CUT STONE
(BELGIAN BLOCK)
MORTAR BETWEEN BLOCKS
PROVIDE EXPANSION JOINTS
@ 20' O.C.

3000 PSI CONCRETE SETTING BED

3/4'' CRUSHED STONE BASE

3

1

BELGIAN BLOCK CURB DETAIL
N.T.S.

12''

4'' Ø PERFORATED
PVC UNDERDRAIN PIPE

PAVEMENT
COURSE

OCTOBER 26, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS
NOVEMBER 10, 2021 REV 2 REV PER ARCHITECT
DECEMBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS
JANUARY 13, 2022 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS
FEBRUARY 11, 2022 REV 5 REV PER VILLAGE ENGINEER'S COMMENTS
MAY 2, 2022 REV 6 REV PER VILLAGE ENGINEER'S COMMENTS
APRIL 10, 2023 REV 7 REV PER CLIENT
MAY 10, 2023 REV 8 REV PER ARCHITECT
JANUARY 17, 2025 REV 9 REV WATER SERVICE
JUNE 13, 2025 REV 10 REV PER CLIENT
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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.

2/11/22

RB/LT

RB/LT

3991

1"=20'

3 OF 4

CIVIL TEC    Engineering & Surveying PC

DETAILS

1 ROCHELLE LANE
FOR

S.B.L. 41.08 - 1 - 58.1

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

55 Brookside Avenue

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

MAY 2, 2022 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

6"

48" HDPE CHAMBER
INV 623.75

7" ORIFICE INV 623.75

15" OUTLET INV 623.75

TOP OF BAFFLE ELEV 627.75

48" WIDTH

0.7' RECTANGULAR WEIR INV 625.5

7" ORIFICE INV 623.75

0.7' RECTANGULAR WEIR INV 625.5

TOP OF BAFFLE ELEV 627.75

BOTTOM INV  623.75

TRASH RACK

APRIL 10, 2023 REV 2 REV PER CLIENT
MAY 10, 2023 REV 3 REV PER ARCHITECT
JANUARY 17, 2025 REV 4 REV WATER SERVICE
JUNE 13, 2025 REV 5 REV PER CLIENT
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SCALE:

DWG No.

2/11/22
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CIVIL TEC    Engineering & Surveying PC

DETAILS

1 ROCHELLE LANE
FOR

S.B.L. 41.08 - 1 - 58.1

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

55 Brookside Avenue

Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

MAY 2, 2022 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS
APRIL 10, 2023 REV 2 REV PER CLIENT
MAY 10, 2023 REV 3 REV PER ARCHITECT
JANUARY 17, 2025 REV 4 REV WATER SERVICE
JUNE 13, 2025 REV 5 REV PER CLIENT
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1 ROCHELLE LANE
SUFFERN, NY 10901
VILLAGE OF WESLEY HILLS

NEW PARTITION 2"X4" WOOD STUDS WITH 2
LAYERS OF 5/8"  GYP BOARD ON BOTH SIDES.

SIDING AND SHEATHING OVER 2"X6" OR
2"X10" (SEE PLAN) WOOD STUDS W/ R20
INSULATION TYVEK BUILDING WRAP &  5/8"
GYP BOARD

LEGEND:

NEW 10" CONCRETE FOUNDATION WALL
ON 24"x12" REINFORCED CONCRETE
FOUNDATION (WITH (2) #5 REBARS)

in strict accord with the Manufacturer's recommendations.
width.  Hardware as selected by Owner. All hardware shall be installed in a workman like manner

be tempered.  Glass in all exterior doors to be insulated.

wall board for basement walls and ceilings and in all toilet and bathrooms.
Use 1/2" Type 'X' fire rated gypsum wall board where specified on the plans.

wall board, unless noted otherwise on the plans.  Use moisture resistant type gypsum
All interior walls and ceilings shall be laminated with min 1 layer of 5/8" thick gypsum

5. WALLS AND CEILINGS

HARDWARE - Provide egress hardware where required to achieve 20" minimum clear opening

DOORS -  Exterior and interior doors as selected by Owner.  All glass located in doors shall

Provide Architect with manufacturer drawings. 
WINDOWS - Choice of windows and accessories as selected by Owner.

in contact with concrete shall be pressure treated.
All load bearing partitions shall have one row of solid bridging at mid height.  All wood coming
Parallam or Microllam Beam or Post without consulting the Architect and/or Structural Engineer. 
follow the manufactures installation instructions.  No holes shall be drilled or notches cut in any

house and that no low areas will be created and cause standing water.
soil and top soil shall be used for grading.  Grade the site to insure that water runs away from the

All spans over 15'-0" shall have two rows all nailed securely to joists at each end.  In the case
to floor framing.  Floor joists shall have one row of 1x8 cross bridging for 15'-0" spans or less. 
all wall openings.  Double joists around all openings and under all partitions running parallel
single plate on bottom and double plate on top of each wall.  Minimum of two studs around
stud walls and headers as shown on the plans.  Load bearing stud walls shall have a
stress of 1200 psi in bending.  Provide wood beams, floor joists, ceiling joists, roof rafters,
dressed on four sides.  Wood beams, floor joists and rafters shall have a minimum allowable
weather until placed in the building.  Framing lumber shall be No. 1 and 2 common Douglas Fir
All rough carpentry shall be new, thoroughly seasoned or kiln dried, and protected from

International Residential Code.
Ordinances  of the Village of Wesley Hills and the New York edition of the 2020 IRC 

complete whether shown or noted on the drawings or not.
Minor items such as blocking, trim, etc., shall be performed as required to make the work

construction period.  Dispose of all construction debris at a legal off-site waste facility.
Contractor shall maintain the site in a safe, clean and orderly fashion for the duration of the

accordance with recognized good standard practice.
Contractor shall provide all materials, perform all work and install all materials in

4. WINDOWS, SKYLIGHTS, DOORS AND HARDWARE

3. CONCRETE, MASONRY AND WOOD FRAMING

all backfill.  Regrade elevations shown on drawings and provide any additional fill required.
BACKFILL - After completion of foundation walls and first floor framing, puddle and tamp

drainage pipe with a positive outflow.
and floor slabs.  Apply a geotextile prefabricated drainage system with a 4" perforated
FOUNDATION DRAINAGE - Install waterproofing on the exterior of all below grade walls

bearing strength of 1 ton p.s.f. or sound rock.
minimum of 3'-6" below finish grade.  All footings to bear on virgin soil having a minimum
EXCAVATING AND GRADING - All footings and piers carry to levels indicated or a

PREPARATION OF SITE - Protect all curbs, topsoil and those trees not to be removed. Excavated

2. SITE WORK

Insurance on all workmen employed on the job site.
with certificates of said insurance.  Contractor shall carry Workman's Compensation
property damage insurance against accidents of all kinds and the Owner shall be furnished
Contractor or any subcontractor doing any work under this contract shall carry liability and

for verifying same.  They shall report any discrepancies to the Architect prior to construction.
Contractors shall check all dimensions and conditions at the job site and be responsible

All work performed shall comply with all requirements of local Building Code/Zoning 

1. GENERAL CONDITIONS

of manufactured lumber such as 'Parallam 2.0E PSL' (P.L.) and 'Microllam 1.9E LVL'  (M.L.) beams,
headers and posts and 'TJI Joists' by TrusJoist MacMillan Company, or Architect approved equal,

Inspect structural members and replace any damaged or rotted members as required.

Owner, all connections to be anti-freeze.  Provide shutoff valves under all fixtures.  
Provide 3/4" hose bibs, in locations selected by the

cast iron with lead and oakum joints.
diagram.  Sanitary lines will be PVC pipe.  All below grade waste piping to be extra heavy

Smoke alarm system shall be hard wired with battery backup.
Contractor shall provide the Owner with an Underwriter's Laboratory certificate as required
All electrical work shall conform to the N.F.P.A., the N.E.C. and the local utility company.

11. ELECTRICAL

All hot and cold water lines shall be installed per the N.Y.S. residential code.

CARBON MONOXIDE shall be hard wired with battery backup.

workmanship shall be of the best quality.
the necessary permits and pay all fees.  All materials shall be new, high grade and suitable and
the regulations of all authorities having jurisdiction.  The plumbing subcontractor shall obtain all

workmanship in strict accord with the regulation of all authorities having jurisdiction.
Provide heating and air conditioning systems as selected by the Owner, with material and

HOUSE DRAIN - All plumbing to be connected to the new house drain, refer to plumbing riser

All hot water piping shall receive insulation when in unheated spaces, as per the New York State

10. HEATING, AIR CONDITIONING AND PLUMBING

FLASHING - Flash where required with copper flashing to insure a weathertight seal. Flashings

ROOF SHINGLES - AS SELECTED BY OWNER

9. ROOFING, ROOF VENTS, FASCIA, SOFFITS, FLASHING AND INSULATION

will be stepped where necessary and stock flashings are to be used around all vents protruding
through the roof to make all work weathertight.  Flash all exterior door and window heads
extending the flashing at least 6" above the frames.

METAL FASCIA AND TRIM - Fascia shall be "UNA-CLAD" Kynar 500 Fluorocarbon .040 Ga.

METAL SOFFITS - Soffits shall be "UNA-CLAD" UC-500 Ventilated Flush Panel System. 

ROOF VENTS - Roof vents, Ridge vents shall be install as required

INSULATION - All R-values to meet 2015 IECC  for Zone 5 R (2015 IECC table C402.1.3) 
Provide R-38C insulation in cathedral ceiling in order to leave room for air circulation. 
Use R-49 insulation in all other ceilings. 

Aluminum @ Shingle Roof areas, color to match roof.  Install per manufactures instructions. 

Kynar 500 Fluorocarbon .040 Ga. Aluminum @ Shingle Roof areas, color to match roof.
Install per manufactures instructions.

INTERIOR TRIM AND FINISHES -  As selected by Owner.

in accordance with door manufacturer's recommendations
EXTERIOR DOORS - Exterior doors shall receive two coats of Benjamin Moore Paint

8. PAINTING

EXTERIOR:

left in perfect condition.
by the Tile Council of America (TCA).  The surface shall be cleaned and polished and
done in strict accord with the latest version of "Handbook for Ceramic Tile Installation"
BATH AND TOILET ROOMS - Floors to be tile.  All of the tile and marble work shall be

FLOORING - Floor coverings shall be as selected by the Owner.

6. FINISHES

7. FLOORS

AS SELECTED BY OWNER

Energy code.  Provide a plumbing system with all materials and workmanship in strict accord with

A-3

LIST OF DRAWINGS:

BASEMENT PLANA-2

COVER SHEET/GENERAL NOTESA-1

EXISTING CONSTRUCTION TO REMAIN

Where the winter design temperature in Table R301.2(1) is below 60 DEG F every dwelling unit
shall be provided with heating facilities capable of maintaining a room temperature of not less
than 68 DEG G at a point 3 feet above the floor and 2 feet  from exterior walls in habitable
rooms at the design temperature. The installation of one or more portable space heaters shall
not be used to achieve compliance with this section.

All subflooring shall be 3/4" tongue and groove plywood securely screwed and glued to
the floor joists.  All joints shall be made at floor joists. Provide option for a double
subfoor with green glue. Provide sound attenuation in between floor joists.

USE (3) 2x12 WINDOW  HEADER U.N.O.

A-4
FIRST FLOOR PLAN

A-5
SECOND FLOOR PLAN

A-6
ELEVATIONS + ROOF PLAN

A-7
ELEVATIONS

SMOKE ALARM INTERCONNECTED AND HARD WIRED
W/ BACKUP BATTERY

SMOKE ALARM/CARBON MONOXIDE COMBO
INTERCONNECTED AND HARD WIRED W/ BACKUP
BATTERY

All LVLs to be 2.0E unless otherwise specified. 
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PROVIDE  LEADERS AND
GUTTERS AS SELECTED BY
HOMEOWNER

12
5

12
5

ROOF AS SELECTED BY
HOMEOWNER

ROOF AS SELECTED BY
HOMEOWNER

FINISH MATERIALS AS SELECTED
BY HOMEOWNER

FINISH MATERIALS AS SELECTED
BY HOMEOWNER

PROVIDE  LEADERS AND
GUTTERS AS SELECTED BY
HOMEOWNER

PROVIDE  LEADERS AND
GUTTERS AS SELECTED BY
HOMEOWNER

NOTE:
STRUCTURAL ENGINEERING
TO BE PROVIDED BY
RAJINIKANT DOSHI FROM
CONSULTING ENGINEERS
COLLABORATIVE INC.
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N.T.S.
ROOF INSTALLATION

SCALE :

TYP WALL SECTION
 1/2" = 1'-0"   
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N.T.S.
HURRICANE STRAP ANCHOR DETAIL

N.T.S.
RAFTER TO PLATE CONNECTION DETAIL

N.T.S.
RAFTER TO PLATE CONNECTION DETAIL

SIMPSON STRONG-TIE (H2.5) CONNECTOR

SIMPSON STRONG-TIE (H2A) CONNECTOR

(2) 2" X 4" PLATE

HURRICANE CLIPS

PROVIDE SIMPSON H2.5A
HURRICANE CLIPS OR EQUAL AT
EACH R.R. END TO WALL - SEE
MFG FOR INSTALLATION DETAILS

ROOF RAFTER

SIMPSON STRONG-TIE

N.T.S.
VENT PIPE THROUGH ROOF

MEA #50 - 70 M (240 WI CLASS - A)

CAP

VENT PIPE

FLASHING FOLDED

FLASHING SLEEVE SOLDERED

First Course
Second Course

Third Course

Underlayment
NOTES:

1. CONTINUE EACH COURSE WITH WHOLE
SHINGLES.

2. STRIKE A CHALK LINE ABOUT EVERY 6
COURSES TO CHECK PARALLEL ALIGNMENT
WITH EAVES.

Fourth Course

Fifth
 Course

SIXTH COURSE:
TRIM 2-1/2 TABS OFF FIRST SHINGLE

4" LAP MIN.

12
"

(305mm)

36"

(13 - 64mm)
1/2" - 2-1/2"

11" - 13"
(279 - 333mm)

11" - 13"
(279 - 333mm)

(13 - 64mm)
1/2" - 2-1/2"

PLACE FIRST COURSE OF SHINGLES
1/4" – 3/4" (6–19MM) OVER EAVE AND
RAKE EDGES, COVERING STARTER
COURSE OVERHANG,
TO PROVIDE DRIP EDGE.

FIFTH COURSE:
TRIM 2 TABS OFF FIRST SHINGLE

FOURTH COURSE:
TRIM 1-1/2" TABS OFF FIRST SHINGLE

THIRD COURSE:
TRIM 1 TAB OFF FIRST SHINGLE

SECOND COURSE:
TRIM 1/2 A TAB OFF FIRST SHINGLE

FIRST COURSE:
START W/ FULL SHINGLE

SHINGLE INSTALLATION:
START AT EITHER RAKE AND LAY
IN EITHER DIRECTION

REMAINING COURSES:
REPEAT THE 1ST-6TH
COURSE INSTRUCTIONS
ON THE REMAINING COURSES,
STARTING W/ A FULL SHINGLE.

STANDARD NAILING PATTERN-
(4) NAILS PER STRIP (2) NAILS PER SHINGLE

THESE SHINGLES MUST BE NAILED A NOMINAL
5-5/8" (143MM) FROM BOTTOM OF OF SHINGLE,
ABOVE THE CUT OUTS, AS SHOWN. NAILS MUST
NOT BE EXPOSED.

FASTENER TO BE STAINLESS STEEL MIN. 12 GA.
(.105") SANK W/ A MIN. 3 8" Ø HEAD AND
PENETRATE THRU ROOFING MATERIALS TO A
MIN. OF 3 4" INTO SHEATHING. (2015 IBC 1507.2.5,
1507.2.6 & 1507.2.7)

CEMENT LOCATIONS:
(6 QUARTER-SIZED DABS OF

CEMENT ON BACK OF SHINGLE)

SELF-SEAL
ADHESIVE ON FRONT

FOOTING DRAIN NOTE: FOOTING DRAIN
MUST GO TO LOWEST ELEVATION WITH
POSITIVE OUT FLOW

C.O.

SCALE :

PLUMBING RISER DIAGRAM
N.T.S.

DW DW

KITCHEN

SINKSINK SINK

TOILET
LAV

POWDER

TOILET
LAV

SHOWER

BATHROOMBUTLER'S 

TOILET
LAV

TOILET
LAV

SHOWER
TUB

MASTER BATHROOM BATHROOM

LAV
TUB TOILET

LAV
TUB

BATHROOM

TOILET
LAV

SHOWER

BATHROOM

C.O. C.O.

SINK

LAUNDRY

NOTE:
STRUCTURAL ENGINEERING
TO BE PROVIDED BY
RAJINIKANT DOSHI FROM
CONSULTING ENGINEERS
COLLABORATIVE INC.

29

Item 1.



 

Hudson Valley: 156 Route 59, Suite C6, Suffern, NY 10901    845.368.1472    nelsonpopevoorhis.com 
Long Island: 70 Maxess Road, Melville, NY 11747    631.427.5665  

 

 
___________________________________________________________________________________________ 
 
MEMORANDUM 
 
TO:  Lon Lieberman, Chairman 

Members, Village of Wesley Hills Planning Board 
  
FROM:  William Brady, AICP 
   
DATE:  August 25, 2025 
 
RE: 1 Rochelle Lane Architectural Review 

Applicant: Willow Tree Management 
Owner: Willow Tree Management. 

 SBL: 41.08-2-58.1; R-35 Zoning District 
 
CC:  John Layne, Building Inspector  

Alicia Schultz, Deputy Village Clerk 
Stewart Strow, P.E., Village Engineer 
Bruce Minsky, Esq., Planning Board Attorney  

___________________________________________________________________________________________ 
 
Items Reviewed for this Memorandum 
 

• Architectural Review Application Package, prepared and signed by Sol Menche, signed June 23, 2025. 
• Project Narrative, unsigned and undated. 
• Photos of house under construction. 
• Short Environmental Assessment Form Part 1, prepared and signed by Sol Menche, June 30, 2025. 
• Architectural Plans and Elevations, seven sheets, stamped by Stanley Mayerfeld, by Mayerfeld 

Architecture, dated December 28. 2023. 
• Building Permit Plan, prepared, stamped and signed by Rachel Beth Barese of Civil Tec Engineering and 

Surveying, last revised June 13, 2025. 
 
Project Summary 
 
Willow Tree Management (“the Applicant”) is applying architectural approval for a 2.5-story home already under 
construction. The total square footage is not shown on plans. The site is 35.028 square feet (0.8 acres), located 
at the southeast corner of Rochelle Lane and East Willow Tree Road, and located in the R-35 zone. ARB review is 
required by §230-36.E.(5). 
 
Submission Comments 
 

1. Please submit these required additional items, per §230-36.E(5)(a): Colors and samples of façade and 
roofing materials to be used (with manufacturers’ pictures if available).  
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1 Rochelle Lane Architectural Review 
August 25, 2025 

 

 
Page 2 of 2 

 

Architectural Review Comments 

2. A public hearing is required as per Village Code §230-36.E(5)(c). The Planning Board may wish to schedule 
a public hearing if it finds the application to be complete enough. 
 

3. As per the Village Code §230-36.E(5)(e)[1] and [2], no proposed construction should be excessively 
similar or dissimilar in relation to the surrounding existing structures within 500 feet. Photographs from 
Google Maps of nearby homes are included below. The proposed design does not appear to be 
excessively similar or dissimilar to homes in the surrounding neighborhood.  

 
6 Rochelle Lane 

 
 
 
5 Rochelle Lane 

 
 
 
 

 
 
9 Rochelle Lane 

 
 
 
9 East Willow Tree Road 

 
 
 

 

SEQR/GML Comments 

4. GML review will not be required for this application, as the County does not review ARB applications. 

5. This can be classified as a Type II action as per SEQR §617.5(25), as “official acts of ministerial nature 
involving no exercise of discretion, including building permits and historic preservation permits where 
issuance is predicated solely on the applicant’s compliance or noncompliance with the relevant local 
building or preservation codes.” 
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BEING LOT 1 IN BLOCK A ON A CERTAIN MAP ENTITLED

"SUDIVISION OF VISTA CELESTE"

FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE

AS MAP #3308 BOOK #69 PAGE #23 ON 02/11/1965.

™

™ 

PARTIAL ISOMETRIC

SCALE: NTS

CROSS SECTIONAL VIEW

SCALE: NTS

SLOT DRAIN  DETAIL

SCALE: NTS

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.  SOILS: WETHERSFIELD "C"

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, BLU 60, 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, 12'' (100 MM) THICK NO. 57 STONE CONFORMING TO ASTM D 448
 E SUBBASE COURSE, 8" THICK NO. 2 STONE CONFORMING TO ASTM D 448 (DEPENDING ON SOIL CONDITIONS)
 F  GEOTEXTILE FILTER FABRIC MIRAFI HP370
 G  SUBGRADE
 H  EDGE RESTRAINT

SECTION

B
A

D

E

G

C

F

H

FULL INFILTRATION

VA
RI

AB
LE
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Hudson Valley: 156 Route 59, Suite C6, Suffern, NY 10901    845.368.1472    nelsonpopevoorhis.com 
Long Island: 70 Maxess Road, Melville, NY 11747    631.427.5665 

 
 
Memorandum 
 
To: Lon Lieberman, Chairman 

Members, Village of Wesley Hills Planning Board 
 

From: William C. Brady, AICP 
 Gerard Chesterman, Planner 
   
Re: Diwan – 26 Spook Rock Road Wetlands Permit 

26 Spook Rock Road, Wesley Hills, New York 
 SBL# 41.05-1-19; R-50 Zoning District 
 
Date: August 25, 2025 
 
cc: Stewart Strow, P.E., Village Engineer 
 Bruce Minsky, Esq., Planning Board Attorney 
 Alicia Schultz, Deputy Village Clerk 
 John Layne, Building Inspector 
 Mark Friedman, Applicant 
  
Received and reviewed for this memorandum: 

• Application for Wetlands Permit, prepared and signed by Henry Gonzalez, dated July 7, 2025 
• Plot Plan for Diwan, prepared, stamped, and signed by Paul Gdanski, P.E., dated November 6, 2024, 

last revised July 17, 2025 
Project Summary 
 
The applicant is proposing to build a 14’ by 34’ in-ground pool in the backyard of a single-family home. The 
applicant is also proposing an addition to the southeast side of the house. The applicant has submitted a wetlands 
permit application as both the pool and the addition are proposed to be within the 100’ wetlands buffer area. 
 
The proposed activity is located at 26 Spook Rock Road, on SBL 41.05-1-19, and in the R-50 Zoning District. 
 
Zoning Comments 
 
1. It appears that the applicant will need to apply to the  ZBA for variances for this proposed construction. The    
Bulk table indicates the variances needed are:  

a. Maximum Impervious Surface: 0.20 required, 0.21 proposed.  
b. Minimum Pool Side Yard: 15’ required, 12.8’ proposed.  

 
Wetland Permit Comments 
2. The applicant must provide confirmation whether a permit is required from the NYSDEC. As noted by the 

Planning Board’s engineer, the NYSDEC has expanded its jurisdiction over freshwater wetlands.  
 
3. Section 221-7.C requires the Planning Board to consider whether an application for a wetlands permit to 

construct within a wetland buffer is not contrary to the purposes of §221-2 of the chapter. It also directs the 
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Diwan – 26 Spook Rock Road Wetlands Parmit 
August 25, 2025 

 

 

 Page 2 of 2 

Planning Board to investigate whether prohibiting such construction or disturbance in the buffer would cause 
undue hardship to the property owner. The section states in full: 

 
The Planning Board may grant a permit, subject to such terms and conditions as it shall reasonably impose upon finding 
that such activity is not contrary to the purposes of § 221-2 of this chapter. Said Board may also, in its discretion, permit 
any activity otherwise prohibited by this chapter to be done, except with respect to property designated on the State 
Wetlands Map or otherwise regulated by the state, provided that the Planning Board determines after investigation 
that to prohibit such activity would cause undue hardship to the property owner. 
 

4. We will defer to the Planning Board Engineer regarding the engineering specifications of the wall construction 
and required drainage improvements. 

 
 
 
Please let me know if you have any questions or comments regarding this review.  
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Glenn McCreedy, P.E., C.M.E. 

Stuart Strow, P.E., C.F.M. 
 

 
 

NY Office:  254 South Main Street, Suite 308 - New City, New York 10956 - T: 845-266-6441 

NJ Office:  17 Arrowhead Road - Oakland, New Jersey 07436 - T: 201.644.7530 

August 26, 2025 
 
Village of Wesley Hills  
432 Route 306  
Wesley Hills, New York 10952  
  
Attn:  Planning Board  
   
Re:   26 Spook Rock Road  
         Wetland Permit Review 
 Tax Lot 41.05-1-9 
 CDW #WH25-302  
  
Dear Members of the Planning Board, 
 
Our office has received and reviewed a wetland permit submission for the above referenced project.  The 
following information was provided for our review: 

• Application for Wetlands Permit, prepared and signed by Henry Gonzalez, dated July 7, 2025  
• Plot Plan for Diwan, prepared by Paul Gdanski, P.E., last revised July 17, 2025 
• Letter from Rockland County Drainage Agency dated May, 29, 2025. 
• E-mail from Paul Gdanski, sent to Village of Wesley Building Department on August 22, 2025 

 
The proposed project features the construction of a swimming pool in an area that is currently developed 
as a patio.  A plot plan submittal for this project was reviewed by our office on February 3, 2025.  In that 
review, we requested that the wetland be shown on the plot plan.  We also asked the applicant to confirm 
whether permitting was required from the Rockland County Drainage Agency and NYSDEC.   
 
The letter from the Rockland County Drainage Agency dated May, 29, 2025 appears to indicate that the 
Drainage Agency is prepared to issue a permit subject to several conditions. 
 
The email from Paul Gdanski includes a message from NYSDEC Bureau of Ecosystem Health.  In summary, 
the email from NYSDEC states that “based on the information we have at our disposal” it does not appear 
that a wetland permit would be required.  We do not know what information was provided to NYSDEC 
about this project, or what other information was available at their disposal. Additionally, the email notes 
that it is not an “official” determination” and that if an official determination is required by the local 
government, a Jurisdictional Determination request must be submitted to NYSDEC.   

We offer the following engineering review comments:  
 

1. The wetland line is now shown on the plan.  The date of the delineation and identify of the person 
that delineated the wetland should be added to the plan. 

2. The latest revision to the plan shows a “proposed future addition on posts” on the easterly side of 
the existing structure.  The applicant must clarify whether this addition is part of the current 
application.  We note that the addition is reflected in the bulk table (side setback) but it is not 
reflected in the drainage calculations.   

3. The project proposes installation of permeable pavers and a drywell.  Soil testing will be required 
to confirm the soil infiltration rates and depth to groundwater. 
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  26 Spook Rock Road 
  August 26, 2025 

 CDW | Page 2 of 2 

 
 

4. The project proposes the construction of a retaining wall with a maximum height of les than 3 
feet. A typical retaining wall detail should be added to the plan.  

5. The Wetland Permit application was completed by the swimming pool contractor.  The project 
description includes detailed information about the swimming pool equipment, but it does not 
include any information that describes the project in respect to the wetland.   

 
The subject property includes development within the 100-foot wetland buffer.  That development 
includes the dwelling, driveway, patio and septic system.  The proposed pool is located in area that is 
currently developed as a patio.  We do not anticipate any adverse impacts to the wetland as result of this 
construction if the erosion control measures are properly installed and maintained.   
 
The applicant was previously advised that as of January 1, 2025 NYSDEC has expanded their jurisdiction 
over freshwater wetlands.  Per Sections 221-7-C of the Village Code, the Planning Board can reasonably 
impose terms and conditions in granting a permit.   
 
If the Planning Board is inclined to grant this permit request, we recommend that the Planning Board 
should require an official determination from NYSDEC regarding their jurisdiction over the wetland. 
 
Please contact our office if you have any questions.  
 
Very truly yours, 

 
Civil Design Works, LLC 
Stuart Strow, P.E. 
Principal 
 
W:\Projects\WH\2025\WH25-302 - 26 Spook Rock Road\Correspondence\Review Letters\2025-08-26 26 Spook Rock Road - wetland permit review.docx 
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August 30, 2025 
 
Village of Wesley Hills 
432 Route 306 
Wesley Hills, NY 10952 
 
Attn: Alicia Schultz, Deputy Village Clerk 
 
Re: 26 Spook Rock  – Review Letters 
  
To Whom It May Concern: 
 

We have received the following letters and addressed the comments as follows: 
 
Nelson Pope Voorhis letter dated August 25, 2025 
 

1. It appears that the applicant will need to apply to the  ZBA for variances for this proposed 
construction. The Bulk table indicates the variances needed are: 
a. Maximum Impervious Surface: 0.20 required, 0.21 proposed. 
b. Minimum Pool Side Yard: 15’ required, 12.8’ proposed. 
The variances were existing and we are bringing it in to confomance as indicated on 
the bulk table. 

2. The applicant must provide confirmation whether a permit is required from the 
NYSDEC. As noted by the Planning Board’s engineer, the NYSDEC has expanded its 
jurisdiction over freshwater wetlands. 
We have received confirmation from NYSDEC that the wetlands are not theirs. 

3. Section 221-7.C requires the Planning Board to consider whether an application for a 
wetlands permit to construct within a wetland buffer is not contrary to the purposes of 
§221-2 of the chapter. It also directs the Planning Board to investigate whether 
prohibiting such construction or disturbance in the buffer would cause undue hardship to 
the property owner.  
The pool construction takes place on all ready disturbed area with pavers.  The 
addition is significantly away from the wetlands and is on posts.  The only true 
disturbance will be the drywell which is underground and the area above will be 
restored to grass as it is now. 

4. We will defer to the Planning Board Engineer regarding the engineering specifications of 
the wall construction and required drainage improvements. 
All the walls are existing and will remain. 

Civil Design Works letter dated August 26, 2025 
1) The wetland line is now shown on the plan.  The date of the delineation and identify of 

the person that delineated the wetland should be added to the plan. 
It has been added to the plan. 

 
Paul Gdanski, PE, PLLC 

3512 Whittier Court 
Mahwah, NJ 07430 

(917) 418-0999 
Email: pgski@earthlink.net 
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2) The latest revision to the plan shows a “proposed future addition on posts” on the easterly 
side of the existing structure.  The applicant must clarify whether this addition is part of 
the current application.  We note that the addition is reflected in the bulk table (side 
setback) but it is not reflected in the drainage calculations. 
The addition is in the drainage calculations.  The applicant is planning on doing the 
addition in the future and rather than return again, we felt it would be best to show 
it now. 

3) The project proposes installation of permeable pavers and a drywell.  Soil testing will be 
required to confirm the soil infiltration rates and depth to groundwater. 
A note has been added. 

4) The project proposes the construction of a retaining wall with a maximum height of less 
than 3 feet. A typical retaining wall detail should be added to the plan. 
No retaining walls are proposed as they are all existing.  A detail has been added. 

5) The Wetland Permit application was completed by the swimming pool contractor.  The 
project description includes detailed information about the swimming pool equipment, 
but it does not include any information that describes the project in respect to the 
wetland. 
As mentioned in this response, only already disturbed areas are being disturbed.  
All areas will be restored when completed and no work is taking place in the 
wetlands. 

Very truly yours, 
 

Paul Gdanski 
 
Paul Gdanski, P.E.   
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VILLAGE OF WESLEY HILLS 
432 Route 306 

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

APPLICATION FOR WETLANDS PERMIT 
 
 
NAME OF APPLICANT__________________________________PHONE_______________ 
 
ADDRESS____________________________________________________________________ 
 
PROJECT NAME___________________________________ TAX LOT #________________ 
 
LOCATION___________________________________________________________________ 
 
______________________________________________________________________________ 
 
DESCRIBE THE SPECIFIC PURPOSE, NATURE AND SCOPE OF THE ACTIVITY 
PROPOSED. 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
 
______________________________________________________________________________ 
(Attach a separate piece of paper if necessary) 
 
“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.” 
 

SUBMIT THE FOLLOWING: 
1) A MAP SHOWING THE AREA OF WETLAND, WATER BODY OR 

WATERCOURSE DIRECTLY AFFECTED. 
 
2) A TOPOGRAPHICAL AND PERIMETER SURVEY, HYDROLOGICIAL 

COMPUTATION, ENGINEERING STUDIES AND OTHER FACTUAL OR 
SCIENTIFIC DATA AND REPORTS AS DEEMED NECESSARY BY THE 
PLANNING BOARD TO PERMIT IT TO ARRIVE AT A PROPER 
DETERMINATION. 

 
3) FEE(S):  $100 for first 1,000 square feet of affected area, plus $50 for each 

additional 1,000 square feet of affected area (as determined by Village Engineer), 
plus actual publication cost. 

 
__________________________________________  _____________________ 
SIGNATURE (APPLICANT OR AGENT)   DATE 
 

Stanley Mayerfeld

39 Wilder Road, Monsey, NY 10952  

39 Wilder Road, Monsey, NY 10952  

Proposed pool cabana and sports court located

in the wetlands buffer

39 Wilder

(917)573-1369

41.06-1-70

05/28/2025Sue
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45.8'

164.0'

NC

NC

BULK REQUIREMENTS

USE GROUP

MIN.

LOT AREA

LOT 

FRONTAGE

LOT 

WIDTH

EFFECTIVE 

SQUARE

FRONT 

YARD

SIDE 

YARD

TOTAL 

SIDE YARD

REAR

YARD

REQUIRED
50,000 S.F. 100'

150'
150'

50'
30' 75'

50'

EXISTING 41,655 SF* 164.0'

150'
67.3'

102.2'

129.8'

ZONE:  R-50 (SINGLE FAMILY RESIDENTIAL)

IMPERVIOUS 

SURFACE 

RATIO

0.20

0.206*

FRONT 

YARD 

IMPERVIOUS 

RATIO

0.15

MAXIMUM HIEGHT

2 1/2

25

STORIES

0.159*

FEET

MAXIMUM

BUILDING 

COVERAGE

MAXIMUM 

EXPOSED 

BUILDING 

HEIGHT

40'

0.10

0.061
2

EXIST. IMPERVIOUS SURFACE RATIO:

DWELLING & DECKS=2,538 SF

DRIVEWAY & WALK=3,039 SF

EQ PAD=2 SF

POOL & PATIO=2,883 SF

CONC. LANDING=25 SF

SHED=102 SF

TOTAL=8,589 SF

ISR=8,589 SF/41,655 SF=0.2062=0.206

FRONT YARD SURFACE RATIO:

EXIST./PROP.

DRIVEWAY & WALK=1,743

AREA=10.982.9 SF

FYIR=1,743 SF/10,982.9 SF=0.159

45.8'

164.0'

NC

NC

PROPOSED 41,655 SF* 164.0'

150'
67.3'

102.2'

129.8'
0.307** 0.159*

0.084
2

* EXISTING CONDITION

SIDE

YARD

15'

49.6'

49.6'

15'

102.8

102.8'

30'

NA

20.8'**

50'

NA

55.3'

POOL

REAR

YARD

POOL

SIDE

YARD

CABANA

REAR

YARD

CABANA

30'

NA

4.7**

50'

NA

21.1'**

SIDE

YARD

COURT

REAR

YARD

COURT

2/3HT-8'

NA

1.7'-13.7'**

6.3'-8'

NA

17.2'-13.5'**

SIDE

YARD

WALL

REAR

YARD

WALL

PROP. IMPERVIOUS SURFACE RATIO:

DWELLING & DECKS=2,538 SF

DRIVEWAY & WALK=3,039 SF

EQ PAD=2 SF

POOL & PATIO=3.670 SF

CONC. LANDING=25 SF

STEPPERS=180 SF

CABANA=935 SF

LANDNG=20 SF

COURT=2,350 SF

DECK STAIRS=26 SF

TOTAL=12,785 SF

ISR=12,785 SF/41,655 SF=0.3069=0.307

BUILDING COVERAGE:

EXIST:

2,538 SF/41,655 SF=0.061

PROP.

3,499 SF/41,655 SF=0.084

5.9'-8'

2/3HT-8'

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

TRESPASS 0.0 fc 0.1 fc 0.0 fc N/A N/A

Court 2.4 fc 4.0 fc 1.1 fc 3.6:1 2.2:1
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2              Lithonia Lighting

Catalog

DSX0 LED P1 30K 80CRI

BLC4 EGSAZ

B

1 Lithonia Lighting DSX0 LED P1 30K 80CRI

LCCO EGS-F AZ

C

1  Lithonia Lighting DSX0 LED P1 30K 80CRI

RCCO EGS-F AZ

D

D-Series Size 0 Area Luminaire P1

Performance Package 3000K CCT 80 CRI

Right Corner Cutoff Extreme Backlight

Control Forward External Glare Shield

1
1843

0.9 33.21

D-Series Size 0 Area Luminaire P1

Performance Package 3000K CCT 80 CRI

Left Corner Cutoff Extreme Backlight

Control Forward External Glare Shield

1 1843 0.9 33.21

Description

D-Series Size 0 Area Luminaire P1

Performance Package 3000K CCT 80 CRI

Type 4 Extreme Backlight Control External

Glare Shield

Number

Lamps

1

Lamp

Output

2885

LLF

0.9

Input

Power

33.21

Polar Plot

BASKETBALL PAVEMENT DETAIL

NOT TO SCALE

4" CRUSHED STONE SUBBASE COURSE (NYS ITEM 304.02)

FIRM, UNYIELDING SUBGRADE

(NYS ITEM 403.13)

2" ASPHALTIC CONCRETE TYPE 3 BASE COURSE

2" ASPHALTIC CONCRETE TYPE 6F TOP COURSE

(NYS ITEM 403.17)
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45.8'164.0' NC NC

BULK REQUIREMENTS
USE GROUP MIN.

LOT AREA
LOT 

FRONTAGE
LOT 

WIDTH
EFFECTIVE 

SQUARE FRONT 
YARD

SIDE 
YARD

TOTAL 
SIDE YARD

REAR
YARD

REQUIRED 50,000 S.F. 100' 150' 150' 50' 30' 75' 50'
EXISTING 41,655 SF* 164.0' 150' 67.3' 102.2' 129.8'

ZONE:  R-50 (SINGLE FAMILY RESIDENTIAL)
IMPERVIOUS 

SURFACE 
RATIO
0.20
0.206*

FRONT 
YARD 

IMPERVIOUS 
RATIO
0.15

MAXIMUM HIEGHT

2 1/2 25
STORIES

0.159*

FEET
MAXIMUM
BUILDING 
COVERAGE

MAXIMUM 
EXPOSED 
BUILDING 

HEIGHT
40'0.10

0.061 2

EXIST. IMPERVIOUS SURFACE RATIO:
DWELLING & DECKS=2,538 SF
DRIVEWAY & WALK=3,039 SF
EQ PAD=2 SF
POOL & PATIO=2,883 SF
CONC. LANDING=25 SF
SHED=102 SF
TOTAL=8,589 SF
ISR=8,589 SF/41,655 SF=0.2062=0.206

FRONT YARD SURFACE RATIO:
EXIST./PROP.
DRIVEWAY & WALK=1,743
AREA=10.982.9 SF
FYIR=1,743 SF/10,982.9 SF=0.159

45.8'164.0' NC NCPROPOSED 41,655 SF* 164.0' 150' 67.3' 102.2' 129.8' 0.307** 0.159*0.084 2
* EXISTING CONDITION

SIDE
YARD

15'
49.6'
49.6'

15'
102.8
102.8'

30'
NA
20.8'**

50'
NA
55.3'

POOL
REAR
YARD
POOL

SIDE
YARD
CABANA

REAR
YARD
CABANA

30'
NA
4.7**

50'
NA
21.1'**

SIDE
YARD
COURT

REAR
YARD
COURT

2/3HT-8'

NA
1.7'-13.7'**

6.3'-8'
NA

17.2'-13.5'**

SIDE
YARD
WALL

REAR
YARD
WALL

PROP. IMPERVIOUS SURFACE RATIO:
DWELLING & DECKS=2,538 SF
DRIVEWAY & WALK=3,039 SF
EQ PAD=2 SF
POOL & PATIO=3.670 SF
CONC. LANDING=25 SF
STEPPERS=180 SF
CABANA=935 SF
LANDNG=20 SF
COURT=2,350 SF
DECK STAIRS=26 SF
TOTAL=12,785 SF
ISR=12,785 SF/41,655 SF=0.3069=0.307

BUILDING COVERAGE:
EXIST:
2,538 SF/41,655 SF=0.061
PROP.
3,499 SF/41,655 SF=0.084

5.9'-8'
2/3HT-8'

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

TRESPASS 0.0 fc 0.1 fc 0.0 fc N/A N/A
Court 2.4 fc 4.0 fc 1.1 fc 3.6:1 2.2:1
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2              Lithonia Lighting

Catalog

DSX0 LED P1 30K 80CRI
BLC4 EGSAZ

B

1 Lithonia Lighting DSX0 LED P1 30K 80CRI
LCCO EGS-F AZ

C

1  Lithonia Lighting DSX0 LED P1 30K 80CRI
RCCO EGS-F AZ

D

D-Series Size 0 Area Luminaire P1
Performance Package 3000K CCT 80 CRI
Right Corner Cutoff Extreme Backlight
Control Forward External Glare Shield

1 1843 0.9 33.21

D-Series Size 0 Area Luminaire P1
Performance Package 3000K CCT 80 CRI
Left Corner Cutoff Extreme Backlight
Control Forward External Glare Shield

1 1843 0.9 33.21

Description

D-Series Size 0 Area Luminaire P1
Performance Package 3000K CCT 80 CRI
Type 4 Extreme Backlight Control External
Glare Shield

Number
Lamps

1

Lamp
Output

2885

LLF

0.9

Input
Power
33.21

Polar Plot

BASKETBALL PAVEMENT DETAIL

NOT TO SCALE

4" CRUSHED STONE SUBBASE COURSE (NYS ITEM 304.02)

FIRM, UNYIELDING SUBGRADE

(NYS ITEM 403.13)
2" ASPHALTIC CONCRETE TYPE 3 BASE COURSE

2" ASPHALTIC CONCRETE TYPE 6F TOP COURSE
(NYS ITEM 403.17)
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DEPARTMENT OF PLANNING
Dr. Robert L. Yeager Health Center

50 Sanatorium Road, Building T
Pomona, New York 10970

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

Douglas J. Schuetz
Acting Commissioner

Richard M. Schiafo
Deputy Commissioner

Wesley Hills Planning Board
432 Route 306
Wesley Hills, NY 10952

July 21, 2025

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

Tax Data: 41.06-1-70

Date Review Received:  06/26/2025Map Date:  01/16/2025

Item:   39 Wilder Road (GML-25-0351)

Wetlands permit to allow a pool cabana and sports court to be constructed within a wetlands buffer 
located in the rear yard of an existing single-family dwelling. The 0.96-acre site is within the R-50 and 
R-35 zoning districts.
39 Wilder Road
Monsey, New York 10952

Wilder Rd (County Route 81)

Reason for Referral:

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

Recommend the Following Modifications

1 Recent amendments to the New York State Freshwater Wetlands Act, which took effect on January 1, 
2025, have expanded the jurisdictional authority of the New York State Department of Environmental 
Conservation (DEC) to include small wetlands of unusual importance. As a result, wetlands of any size 
meet the jurisdictional criteria for protection if they possess any of eleven characteristics of unusual 
importance, including being situated within an urban area, as defined by the US Census Bureau. Since the 
property is located within a defined urban area, any wetlands on the site, including the wetlands buffer, 
would be subject to DEC regulation. The applicant must request a parcel jurisdictional determination from 
the DEC. If the DEC returns a positive jurisdictional determination, then the applicant must coordinate with 
regional DEC staff to determine if a wetland permit is needed.

2 The applicant must comply with the comments made by the County of Rockland Department of Health in 
their letter dated July 16, 2025 to ensure compliance with the Rockland County Sanitary Code, Article XIX, 

Page 1 of 2
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39 Wilder Road (GML-25-0351)

Mosquito Control.

3 The applicant must comply with the comments made by the County of Rockland Sewer District No. 1 in 
their letter dated July 16, 2025.

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

5 We request the opportunity to review any variances that may be needed to implement the proposed project, 
as required by New York State General Municipal Law, Section 239-m (3)(a)(v).

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

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

Douglas J. Schuetz
Acting Commissioner of Planning

Mayor Marshall Katz, Wesley Hills

NYS Department of Environmental Conservation

Rockland County Department of Health

Rockland County Highway Department

Rockland County Planning Board

Rockland County Sewer District No. 1

United States Army Corps of Engineers

Paul Gdanski, P.E., PLLC

cc:

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

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

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

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

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

circumstances.

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

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

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

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

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

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

recommendation of modification or disapproval of a proposed action shall set forth the reasons for the contrary action in such report.
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53

Item 3.



 
 
 
 
 
 

 

Hudson Valley: 156 Route 59, Suite C6, Suffern, NY 10901    845.368.1472    nelsonpopevoorhis.com 
Long Island: 70 Maxess Road, Melville, NY 11747    631.427.5665 

 
 
Memorandum 
 
To: Lon Lieberman, Chairman 

Members, Village of Wesley Hills Planning Board 
 

From: William C. Brady, AICP 
 Gerard Chesterman, Planner 
   
Re: Mayerfeld - 39 Wilder Road Wetlands Permit 

39 Wilder Road, Wesley Hills, New York 
 SBL# 41.06-1-70; R-50 Zoning District 
 
Date: August 25, 2025 
 
cc: Stewart Strow, P.E., Village Engineer 
 Bruce Minsky, Esq., Planning Board Attorney 
 Alicia Schultz, Deputy Village Clerk 
 John Layne, Building Inspector 
 Mark Friedman, Applicant 
  
Received and reviewed for this memorandum: 

• Application for Wetlands Permit, prepared and signed by Stanley Mayerfeld, dated May 28, 2025. 
• Letter from the Rockland County Sewer District No. 1, prepared and signed by Lorelei Greene Tinston, 

Engineer I, dated July 14, 2025. 
• Letter from the Rockland County Center for Environmental Health, prepared and signed by Elizabeth 

Mello, P.E., dated July 16, 2025. 
• Letter from the Rockland County Department of Planning, prepared and signed by Douglas J. Schuetz, 

Acting Commissioner of Planning, dated July 21, 2025. 
• Plot Plan for Diwan, prepared, stamped, and signed by Paul Gdanski, P.E., dated January 16, 2025. 

 
Project Summary 
The applicant is proposing to build a pool cabana and sports court in the back-yard of a single-family home. The 
applicant has submitted a wetlands permit application as the proposed action is within 100’ of a wetlands area. 
 
The proposed activity is located at 26 Spook Rock Road, on SBL 41.05-1-19, and in the R-50 Zoning District. A 15’ 
wide drainage easement is at the rear of the property. Also, the rear of the property abuts the Mitch Miller Town 
Park.  
 
Submission Comments 
 

1. Please clearly identify the proposed features on the plot plan, as the cabana and sport court are not 
indicated as being “proposed.” It is also unclear which fences and walls are existing or proposed.  
 

2. Please include a north arrow on the Plot Plan, as this was missing. 
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39 Wilder Road Wetlands permit 
August 25, 2025 

 

 Page 2 of 2 

Zoning Comments 
3. It appears that the applicant will need to apply to the ZBA for variances for this proposed construction. 

The Bulk table indicates the variances needed for: 
i. Maximum Impervious Surface Ratio 

ii. Maximum Front Yard Impervious Surface 
iii. Minimum Side Yard Cabana 
iv. Minimum Side Yard Court 
v. Minimum Rear Yard Court 

vi. Side Yard Wall 
vii. Rear Yard Wall 

 
Planning Comments 

4. Consider the use of pervious concrete for the sports court and the cabana floor, as that could allow the 
proposal to meet the impervious surface ratio requirements. 
 

5. Consider reducing the size of the cabana and relocate it to the north of the play area so that it is not in 
the 100’ wetlands buffer area. 

 
Wetland Permit Comments 

6. The applicant must provide confirmation whether a permit is required from the NYSDEC.  
 
7. Section 221-7.C requires the Planning Board to consider whether an application for a wetlands permit to 

construct within a wetland buffer is not contrary to the purposes of §221-2 of the chapter. It also directs 
the Planning Board to investigate whether prohibiting such construction or disturbance in the buffer 
would cause undue hardship to the property owner. The section states in full: 

 
The Planning Board may grant a permit, subject to such terms and conditions as it shall reasonably impose upon finding that 
such activity is not contrary to the purposes of § 221-2 of this chapter. Said Board may also, in its discretion, permit any 
activity otherwise prohibited by this chapter to be done, except with respect to property designated on the State Wetlands 
Map or otherwise regulated by the state, provided that the Planning Board determines after investigation that to prohibit 
such activity would cause undue hardship to the property owner. 

 
8. We will defer to the Planning Board Engineer regarding the engineering specifications of the wall 

construction and required drainage improvements. 
 
SEQRA and GML Comments 
 

9. We agree with the contents of the Rockland County Department of Planning GML review that: 
a. The applicant should request a parcel jurisdictional determination from the DEC, and if the DEC 

returns a positive jurisdictional determination, then the applicant must coordinate with the 
regional DEC staff to determine if a wetlands permit. 

b. Compliance with both the July 14, 2025 Rockland County Sewer District No. 1, and the July 16, 
2025 Rockland County Center for Environmental Health. 

c. A review by the Rockland County Highway Department must be completed. 
 
Please let me know if you have any questions or comments regarding this review.  
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Glenn McCreedy, P.E., C.M.E. 

Stuart Strow, P.E., C.F.M. 
 

 
 

NY Office:  254 South Main Street, Suite 308 - New City, New York 10956 - T: 845-266-6441 

NJ Office:  17 Arrowhead Road - Oakland, New Jersey 07436 - T: 201.644.7530 

 
August 26, 2025 
 
Village of Wesley Hills  
432 Route 306  
Wesley Hills, New York 10952  
  
Attn:  Planning Board  
   
Re:   39 Wilder Road  
         Wetland Permit Review 
 Tax Lot 41.06-1-70 
 CDW #WH25-605  
  
Dear Members of the Planning Board, 
 
Our office has received and reviewed a wetland permit submission for the above referenced project.  The 
following information was provided for our review: 

• Application for Wetlands Permit, prepared and signed by Stanley Mayerfeld, dated May 28, 2025  
• Plot Plan for 39 Wilder Road, prepared by Paul Gdanski, P.E., dated January 16, 2025 

 
The proposed project features the construction of a sports court and pool cabana in the rear yard of the 
property.  The wetland is located slightly west of the rear property line, but the proposed cabana and 
sports court are within the 100-foot wetland buffer. 
 
We offer the following engineering review comments:  
 

1. The project requires several variances, which are noted in the memo from Nelson Pope Voorhis 
dated August 25, 2025. 

2. The plot plan must be clarified to more clearly denote existing and proposed features. 
3. The project increases the impervious surfaces on the property by 4,166 square feet. Drainage 

calculations and provisions for controlling additional stormwater runoff from the sports court 
must be provided.   

4. Retaining wall details must be provided.  Any retaining wall exceeding four-feet in height requires 
certification from a Professional Engineer. 

5. Erosion control measures, notes and details must be provided. 
6. The rear of the property includes a 15-foot drainage easement. The  
7. As of January 1, 2025 NYSDEC has expanded their jurisdiction over freshwater wetlands.  Per 

Sections 221-7-C of the Village Code, the Planning Board can reasonably impose terms and 
conditions in granting a permit.  We recommend that the Planning Board should require an official 
determination from NYSDEC regarding their possible jurisdiction over the wetland. 

8. Potential impacts to the wetland cannot be evaluated without the drainage calculations, 
stormwater system design and erosion control measures. 
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  39 Wilder Road 
  August 26, 2025 

 CDW | Page 2 of 2 

 
Please contact our office if you have any questions.  
 
Very truly yours, 

 
Civil Design Works, LLC 
Stuart Strow, P.E. 
Principal 
 
W:\Projects\WH\2025\WH25-605 - 39 Wilder Road\Correspondence\Review Letters\2025-08-26 39 Wilder Road - wetland permit review.docx 
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