
 
ZONING BOARD OF APPEALS MEETING AGENDA 

December 29, 2025 at 7:30 PM 
432 Route 306, Wesley Hills, NY 10952 

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

CALL TO ORDER 

ROLL CALL 

CONTINUED PUBLIC HEARING 

 1. The Application submitted by Sam Yurowitz for variances from the provisions of Section 230-
17 Attachment I and Section 230-34D(2) and (4) of the Code of the Village of Wesley Hills, to 
permit the construction, maintenance and use of a single family residence and driveway 
having building coverage of .135 instead of the maximum permitted of .10 and the variance 
previously granted of .127, front yard impervious surface ratio of .26 instead of the maximum 
permitted of .20, driveway width of 25 feet instead of the maximum permitted of 12 feet and 
driveway gradient of 4.23% in the first 20 feet from the curb instead of the maximum 
permitted of 3%. 

The subject premises are situated on the north side of Glenbrook Road approximately 100 
feet east of Moccasin Place, known as 21 Glenbrook Road, designated on the Tax Map as 
Section 41.11 Block 1 Lot 64, in an R-35 Zoning District. 
 

 2. The Application submitted by Alan and Debra Rosenstock Legacy Trust for variances from the 
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley Hills, to permit 
the construction, maintenance and use of an addition to a single family residence having 
building coverage of .138 instead of the maximum permitted of .1256 and total side yard of 
53.8 feet instead of the minimum required of 60 feet. The subject premises are situated on 
the west side of Laura Lane north of Charlotte Drive, known as 3 Laura Lane, designated on 
the Tax Map as Section 41.08 Block 2 Lot 25, in an R-35 Zoning District. 

 3. The 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. 

 4. The Application submitted by Nancy Rubin on behalf of Abraham Spira 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, inground swimming pool 
and cabana having a building coverage of .1228 instead of the maximum permitted of .10 and 
the variance previously granted of .113, impervious surface ratio of .29 instead of the 
maximum permitted of .25, side yard of 22 feet for the cabana instead of the minimum 
required of 25 feet, total side yard of 46.6 feet instead on the minimum required 60 feet and 

Page 1 of 34



rear yard of 7.0 feet for the inground swimming pool instead of the minimum required of 15 
feet. The subject premises are situated on the east side of Charlotte Drive, approximately 
1,200 feet west of Deerwood Road, known as 4 Charlotte Drive, designated on the Tax Map 
as Section 41.08 Block 1 Lot 35, in an R-35 Zoning District. 

 5. 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 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. To be 
adjourned. 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.  
To be adjourned 

DISCUSSIONS 

 6. Resolution — Jay Court Subdivision. 

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

APPROVAL OF MINUTES 
November 12, 2025 

EXECUTIVE SESSION 
To discuss litigation. 

ADJOURNMENT 
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Sam Yurowitz 

21 Glenbrook Rd 

Monsey NY 10952 

 

Dear Village Board Members, 

I am writing to provide context for the updated variance application for my property at 21 
Glenbrook Road. When the work was performed, I was not aware that an updated variance 
would be required, and only learned of this requirement after the project had been 
completed. 

The modifications to the driveway width and deck depth were made for practical and 
safety-related reasons. The driveway was widened to safely accommodate two vehicles 
while allowing adequate access for garbage collection, particularly given the slope of the 
driveway, which was a result of existing conditions on the property. Prior to this 
improvement, one vehicle routinely had to remain parked on the street to allow the other to 
exit, which created unnecessary congestion and safety concerns on Glenbrook Road. This 
condition has now been fully resolved. 

Additionally, the deck’s increased depth was necessary to accommodate a Sukkah for my 
family during the holiday of Succos. The deck is constructed with open slats that allow 
water to drain through, minimizing any impact on impervious surface coverage. It is also 
important to note that the deck height exceeds the maximum permitted 36 inches by only a 
few inches—an amount that, standing alone, would generally not necessitate a variance. 

All work has been completed and professionally landscaped. Reversing these 
improvements at this stage would be both impractical and wasteful, while providing no 
corresponding benefit. 

Thank you for your time and consideration. 

Sincerely, 
Sam Yurowitz 
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CONSTRUCTION SPECIFICATIONS:

1. STONE SIZE - USE 1-4 INCH STONE, OR RECLAIMED OR RECYCLED CONCRETE EQUIVALENT.

2. LENGTH - NOT LESS THAN 50 FEET.

3. THICKNESS - NOT LESS THAN SIX (6) INCHES.

4. WIDTH - TWELVE (12) FOOT MINIMUM, BUT NOT LESS THAN THE FULL WIDTH AT POINTS WHERE

INGRESS OR EGRESS OCCURS. TWENTY-FOUR (24) FOOT IF SINGLE ENTRANCE TO SITE.

5. GEOTEXTILE - WILL BE PLACED OVER THE ENTIRE AREA PRIOR TO PLACING OF STONE.

6. SURFACE WATER - ALL SURFACE WATER FLOWING OR DIVERTED TOWARD CONSTRUCTION ENTRANCES

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

SLOPES WILL BE PERMITTED.

7. MAINTENANCE - THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION WHICH WILL PREVENT

TRACKING OR FLOWING OF SEDIMENT ONTO PUBLIC RIGHTS-OF-WAY. ALL SEDIMENT SPILLED,

DROPPED, WASHED OR TRACKED ONTO PUBLIC RIGHTS-OF-WAY MUST BE REMOVED IMMEDIATELY.

8. WHEN WASHING IS REQUIRED, IT SHALL BE DONE ON AN AREA STABILIZED WITH STONE AND WHICH

DRAINS INTO AN APPROVED SEDIMENT TRAPPING DEVICE.

9. PERIODIC INSPECTION AND NEEDED MAINTENANCE SHALL BE PROVIDED AFTER EACH RAIN.

VICINITY MAP
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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 

 
SUPPLEMENTAL NARRATIVE SUMMARY 

 
Since the submission of the initial narrative summary and application, the Board 
has raised additional issues and concerns. This supplemental summary is intended 
to address those concerns. 
 
Wetlands and Wetlands Permit 
 
At the October 29, 2025, meeting of the Board, after it had conducted a site visit, 
the Board asked why a wetlands permit had not been issued for the work previously 
approved by the Planning Board and already done on the site. The applicant had 
previously stated that there were no wetlands on the site that required a permit. 
 
A subsequent review of the special permit issued in 2010 (and still in force) showed 
that, pursuant to §10A of the Village’s wetlands law (codified as § 221-10.A), a 
separate wetlands permit was not needed in conjunction with review of a site plan, 
as here. In other words, the review of any wetlands impact is conducted as part of 
the site plan review, and a separate wetlands permit is not necessary.1 
 
Further review shows that, indeed, there are no wetlands on the site. Neither the 
National Wetlands Inventory nor the NYSDEC Environmental Resource Mapper 
shows on-site wetlands. The testimony of the applicant’s engineer is consistent with 
this finding. While there is an intermittent stream on the site, streams are not 
considered wetlands under the Village’s wetlands law. 
 
Impervious Coverage 
 
After the site visit, Board members wondered whether the amount of impervious 
coverage could be reduced by removing the covers and concrete pads from the 

 
1 This information was previously presented in my letter to the Board dated October 30, 2025. 
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materials storage bins at the southwest of the site. This would have removed 
approximately 2,500sf of coverage and reduce the ratio from 0.46 to 0.44. While the 
applicant was willing to do so, the Village Engineer objected to the change. The 
applicant advised that it was exploring other places to reduce its impervious 
coverage. 
 
A similar reduction in coverage can be achieved by eliminating twelve parking 
spaces in the southeast corner of the site. The Zoning Code does not specify the 
number of required parking spaces for this use. The applicant believes that it can 
properly function with twelve fewer spaces, leaving a total of 22 parking spaces. 
These spaces are used almost exclusively by employees, as there are very few 
visitors to the site. Those visitors are mostly delivery trucks which can use spaces 
vacated by the applicant’s trucks when they are on jobsites. 
 
Submitted herewith is a revised layout plan. The parking area immediately East of 
the building has been made shorter. This provides a more compact parking area. 
The area where spaces have been removed will be planted with grass. This results 
in a reduction of 2,771sf of impervious coverage. The ratio is reduced from 0.46 to 
0.437, which is a little more than would be achieved by uncovering the storage bins. 
It has the added benefit of softening the view of the site from Union Road. 
 
Other Impervious Coverage Requirements 
 
While the maximum allowable impervious coverage for the proposed use is 0.25, 
that is not the maximum allowed in the Village for other non-residential uses. 
 
The Village has a single non-residential zoning district: NS. In the NS zone, the 
maximum allowable impervious coverage is 0.80. Based on the Rockland County 
GIS mapper, the applicant has identified six sites in the NS zone, five of which have 
impervious coverage ratios greater than 0.40, four of which have ratios greater than 
the 0.46 requested by the applicant in its initial filing. 
 
It is axiomatic that non-residential uses require more coverage than do residential 
uses. Non-residential uses must provide parking areas and sidewalks that are not 
required for single-family homes. This has undoubtedly led to variance applications 
before the Board for other non-residential uses in residential zones such as for 
schools and places of worship. 
 
In addition, the Zoning Code allows for relief by the Planning Board in these cases. 
§ 230-26.L provides: 

L. Increased impervious surface. In the R-50 and R-35 Districts, the 
Planning Board may grant a special permit to increase the maximum 
impervious surface specified in § 230-17 of this chapter to 0.40, provided 
the following conditions are met: 
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(1) The report of the Village Engineer shall determine that stormwater 
runoff from the increased impervious surface can be accommodated 
without damaging neighboring or downstream properties. 

(2) The Planning Board may require landscaping and/or screening to 
buffer the proposed construction from neighboring properties. 

(3) All other requirements of § 230-17 of this chapter shall be met. 

Thus, there is a recognition by the Zoning Code that a greater impervious surface ratio is 
often needed for special permit uses in the two larger residential zoning districts and 
empowers the Planning Board to allow the greater ratio. 
 
The applicant has explored whether it is feasible for it to reduce its impervious surface 
ration to 0.40 or below. It cannot. Doing so would require it to provide only 17 parking 
spaces for cars and eliminate two overnight truck parking spaces. This parking complement 
is insufficient for its workforce. Other areas of impervious surface are needed to provide 
room for truck turning maneuvers. Thus, it cannot seek relief from the Planning Board and 
must seek a variance. 
 
Dated: December 2, 2025 
 New City, New York 
 
EMANUEL LAW, PC 

 
By:________________________ 
Ira M. Emanuel 
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Civil Tec Engineering & Surveying P.C. 
139 Lafayette Avenue, 2nd Floor, Suffern, NY 10901 Tel 845.547.2241 Fax 845.547.2243 

111 Main Street, Chester, NY 10918 Tel 845.610.3621 

Civil-Tec.com 

November 24, 2025 

 
Impervious Surface Analysis 

1. Tax Map Lot:  41.11-1-20 

Address:  441 Route 306  Use: Professional Office Building 

Owner: 441 Route 306 LLC  Built: 1990 

Lot Area: 26,875 s.f. or 0.62 acres Floor Area: 7176 s.f. 

Asphalt: 11,177 s.f. 

Bldg & Sidewalk: 6020 s.f. 

Total:  17,197 s.f. 

Development Coverage:  17197/26875 = 0.64 x 100 = 64%  

 

2. Tax Map Lot:  41.11-2-18 & 19 

Address: 2 Village Green & 432 Rt. 306  Use: Telephone Communication 

Owner: Village of Wesley Hills   Built:1980  

Lot Area: 96,830 s.f. or 2.2 acres   

Impervious Cover: 35,290 s.f. 

Development Cover: 35,290/96,830 = 0.36 x 100 = 36% 

 

3. Tax Map Lot: 41.07-2-29 

Address: 477 Route 306   Use: Service & Gas Station 

Owner: Three Seventy Seven Route 306 Monsey LLC            Built: 1989 

Lot Area: 28533 s.f. or 0.65 acres  Floor Area: 594 s.f. 

Impervious Cover: 20547 s.f. 

Development Coverage: 20547/28533 = 0.72 x 100 = 72% 

 

4. Tax Map Lot: 41.11-1-18 

Address: 475 Route 306   Use: Service & Gas Station 

Owner: KAM Realty Corp.   Built: 1965 

Lot Area: 30155 s.f. or 0.69 acres  Floor Area: 1830 s.f. 

Impervious Cover: 26,353 s.f. 

Development Coverage: 26353/30155 = 0.874 x 100 = 87% 

 

5. Tax Map Lot: 41.11-1-19 

Address: 455 Route 306   Use: Commercial Shopping 

Owner: Wesley Hills Center LLC  Built: 1965 

Lot Area: 247,126 s.f. or 5.75 acres  Floor Area: 54216 s.f. 

Impervious Area: 189,510 s.f. 

Development Coverage: 189,510/247,126 = 0.767 x 100 = 76% 

 

6. Tax Map Lot: 42.13-1-23.5 

Address: 799 Union Road   Use: 2 Family Residence 

Owner: Jacob Kohl    Built: 1787 

Lot Area: 200,376 s.f. or 4.6 acres  Floor Area: 2696 s.f. 

Impervious Area:  85,684 s.f. 

Development Coverage: 85,684/200,376 = 0.428 x 100 = 42.8% 
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Civil Tec Engineering & Surveying P.C. 
139 Lafayette Avenue, 2nd Floor, Suffern, NY 10901 Tel 845.547.2241 Fax 845.547.2243 

111 Main Street, Chester, NY 10918 Tel 845.610.3621 

Civil-Tec.com 

 

References:  

a. Rockland County GIS 

    https://www.rocklandgis.com/webapps/base_public/ 

b. Town of Ramapo Assessor’s Office Quick Property Search 

https://townoframapo.prosgar.com/PROSSearch/SearchFilters 
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Rhonda_1
1A. 441 Route 306

    Tax Map Lot 41.11-1-20

Asphalt: 11,177 s.f.

Bldg & Sidewalk: 6020 s.f.

Total Impervious: 17,197 s.f.
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Rhonda_2
1B.-441 Route 306 - pavement

      Tax Map Lot 41.11-1-20

pavement: 11,177 s.f.
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Rhonda_3
2A. 2 Village Green

      Tax Map Lot: 41.11-2-18

Rhonda_4
pavement: 12,505 s.f. + 13,896 s.f.

Total 26401 s.f.
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Rhonda_5
2B 2 Village Green

     Tax Map Lot: 41.11-2-18

Rhonda_6
pavement: 12,505 s.f. + 13,896 s.f.

Total 26401 s.f.
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Rhonda_7
2C. 432 Route 306 - pavement

      Tax Map Lot: 41.11-2-19

Asphalt: 1299 s.f. + 1540 s.f.

Bldg. 5002 s.f.

shed 753 s.f.

sidewalks 295 s.f.

Total 8889 s.f.
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Rhonda_8
2D. 432 Route 306 - Building

      Tax Map Lot: 41.11-2-19

Rhonda_9
Asphalt: 1299 s.f. + 1540 s.f.

Bldg. 5002 s.f.

shed 753 s.f.

sidewalks 295 s.f.

Total 8889 s.f.
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Rhonda_10
2E. 432 Route 306 - shed

      Tax Map Lot 41.11-2-19

Rhonda_11
Asphalt: 1299 s.f. + 1540 s.f.

Bldg. 5002 s.f.

shed 753 s.f.

sidewalks 295 s.f.

Total 8889 s.f.
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Rhonda_12
2F. 432 Route 306 - sidewalk

      Tax Map Lot: 41.11-2-19

Rhonda_13
Asphalt: 1299 s.f. + 1540 s.f.

Bldg. 5002 s.f.

shed 753 s.f.

sidewalks 295 s.f.

Total 8889 s.f.
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Rhonda_14
3. 477 Route 306 - impervious

    Tax Map Lot 41.07-2-29

Rhonda_15
Impervious: 20,547 s.f.
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Rhonda_16
4. 475 Route 306

    Tax Map Lot: 41.11-1-18

Rhonda_17
Impervious: 26,353 s.f.
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Rhonda_18
5. 455 Route 306 impervious

    Tax Map Lot: 41.11-1-19

Rhonda_19
Impervious: 189,510 s.f.
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Rhonda_20
6A. 799 Union Road pavement

      Tax Map Lot: 42.13-1-23.5

Rhonda_21
pavement: 65,236 s.f.

Bldgs.: 20,448 s.f.

Total: 85,684 s.f.



Skylark Dr

H
ar
rie
tt
Ln

Grandview Av

Mc Namara Rd

Un
io
n
Rd

Grandview Av

Mc Namara Rd

Un
io
n
Rd

Ne
w
He
m
ps
te
ad
Rd

Fairway Oval

Fairway Oval

ArcGIS Web Map

Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, ©
OpenStreetMap contributors, and the GIS User Community, Map
data © OpenStreetMap contributors, Microsoft, Facebook, Google,
Esri Community Maps contributors, Map layer by Esri

Parcel

Parcel ROWs

11/12/2025, 2:37:59 PM
0 0.04 0.080.02 mi

0 0.07 0.130.03 km

1:2,257

Web AppBuilder for ArcGIS
New Jersey Office of GIS, Esri, TomTom, Garmin, FAO, NOAA, USGS, EPA, NPS, USFWS | Map data © OpenStreetMap contributors, Microsoft, Facebook, Inc. and its affiliates, Esri Community Maps contributors, Map layer by Esri |

Page 22 of 34

Rhonda_22
6B. 799 Union Road pavement

      Tax Map Lot: 42.13-1-23.6

Rhonda_23
pavement: 65,236 s.f.

Bldgs.: 20,448 s.f.

Total: 85,684 s.f.
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December 10, 2025 
 
Wesley Hills Planning Board 
Wesley Hills Zoning Board of Appeals 
432 Route 306 
Wesley Hills, New York 10952 
 
Re:  2 Charlotte Drive, 110 & 106 Willow Tree Road 

Spring Valley, NY, 10977 
Tax Lots 41.08-1-34, 44.1, & 44.2 

 
To Whom It May Concern: 
 
A subdivision for the above mentioned properties was recently before the Planning 
Board and Zoning Board of Appeals for a 2 lot subdivision. The owner of the properties 
originally wanted to have a larger lot for her proposed home. Since that time, she has 
determined that the existing size of 106 Willow Tree Road is sufficient for the home she 
is looking to build. As such, she is abandoning the previously approved subdivision, 
which has not yet been filed. Individual plot plans will be submitted for the existing 
lots. We apologize for the confusion this may cause. 
 
Thank you. 
 
Very truly yours, 
EMANUEL LAW, PC 

 
By:________________________ 
Ira M. Emanuel 

 
Cc: Client 
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	 CALL TO ORDER
	 ROLL CALL
	 CONTINUED PUBLIC HEARING
	1. The Application submitted by Sam Yurowitz for vari
	21 Glenbrook

	2. The Application submitted by Alan and Debra Rosens
	3 Laura

	3. The Application submitted by IJJ, LLC-John Wickes 
	11 McNamara
	11 McNamara
	11 McNamara

	4. The Application submitted by Nancy Rubin on behalf
	5. Application submitted by Ahuva Katz Cherns for an 

	 DISCUSSIONS
	6. Resolution — Jay Court Subdivision.
	Jay Court

	7. Discussion of the Proposed Zoning Law Amendment Re
	Sidewalks


	 APPROVAL OF MINUTES
	8. November 12, 2025

	 EXECUTIVE SESSION
	9. TO DISCUSS LITIGATION

	 ADJOURNMENT



