
 
ZONING BOARD OF APPEALS MEETING AGENDA 

January 21, 2026 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.             The application submitted by Cheskel March for variances from the provisions of 
Section 230-17 Attachment I and 230-31 of the Code of the Village of Wesley Hills, to permit 
the construction, maintenance and use of an addition to a residence having a total side yard 
of 45 feet instead of the minimum required of 60 feet, impervious surface ratio of .389 
instead of the maximum permitted of .25 and building coverage of .206 instead of the 
maximum permitted of .10. 

             The subject premises are situated on the south side of Grandview Avenue 
approximately 200 feet west of Forshay Road, known as 174 Grandview Avenue, designated 
on the Tax Map as Section 41.14, Block 1, Lot 51, in an R-35 Zoning District. 
 

CONTINUED PUBLIC HEARING 

 2.             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 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 
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 
1200 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. 
 

DISCUSSIONS 

 3.             The application submitted by Nochum Goldmunzer on behalf of Samuel Breuer for 
variances from the provisions of Section 230-17 of the Code of the Village of Wesley Hills to 
permit the construction, maintenance and use of a addition to a residence having a front yard 
of 37.2 feet instead of 50 feet and lot area of 27,401 square feet instead of 35,000 square 
feet. 
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             The subject premises are situated on the north-east side of Skylark Drive, 
approximately 850 feet north-west of Sherri Lane, known as 31 Skylark Drive, designated on 
the Tax Map as Section 41.16, Block 1, Lot 90, in an R-35 Zoning District.  

 4.             Proposed Zoning Law Amendment regarding on-street parking. 
  

APPROVAL OF MINUTES 

 5. December 29, 2025 

ADJOURNMENT 
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174 Grandview Ave 

 

The applicant is proposing to construct a 2,212 sf addition to their 2,610 sf house, by adding a 
new dining room on the first floor, and 2 bedrooms and a living room in the basement, for a total 
of 4,822 sf. The existing home is quite small and does not meet the needs of the applicant’s large 
family. The applicant also hosts many people for Shabbos meals and needs additional area to seat 
the guests. 

The subject lot is quite small, which leads to several existing condition variances. The proposed 
addition was designed in a way to minimize the increase to the non-conformity, and keep the 
dwelling in harmony with the character of the neighborhood. 

The applicant has appeared before the Zoning Board in 2021 for the existing detached dwelling 
unit in the rear of the lot. The Zoning Board ruled that it’s an existing non-conforming use and 
may remain. That structure was previously a garage, but was converted to a dwelling unit at least 
as early as the 1960’s. Being that the structure is no longer a garage, there is no longer an indoor 
parking space as required per Wesley Hills code 230-31 A. We therefore seek a variance from that 
requirement. 

The following variances are sought: 

Required Total Side Yard: 60 ft 
Proposed Total Side Yard: 45 ft 
 
Maximum Impervious Surface: 25% 
Proposed Impervious Surface: 39% 
 
Maximum Building Coverage: 10% 
Proposed Building Coverage: 21% 
 
Variance from Section  230-31 A. – Requirement to have 1 indoor parking spac 
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PART I 
 
 

Name of Municipality   VILLAGE OF WESLEY HILLS Date      
 

Please check all that apply: 
 
    Planning Board     Architectural Board 
                   __X_  Zoning Board of Appeals     Historical Board 
    Municipal Board   
 
    Subdivision            Pre-preliminary/Sketch 
     Number of Lots            Preliminary 
    Site Plan            Final 
    
     Special Permit            Conditional Use 
    Zoning Code Amendment            Zone Change 
__X___  Variance * (Fill out Part II of this form.) 
 
 
Project Name:  
 
Applicant: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Property Owner: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Engineer/Architect/Surveyor: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Attorney: Phone #   
Address    
 Street Name & Number (Post Office) State Zip code 
 
Contact Person: Phone #  
Address    
 Street Name & Number (Post Office) State Zip code 

 Page 2 

12/11/2025

174 Grandview Ave

Cheskel March 845-642-1112

174 Grandview Ave, Monsey, NY 10952

Same as applicant

Paul Gdanski 917-418-0999

Mendy Ortner 845-671-2743

mortner711@gmail.com

3512 Whitter Ct, Mahwah NJ 07430
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Tax Map Designation: 
 Section    Block     Lot(s)     
 Section    Block     Lot(s)     
 
Location:  On the    side of      , 
  feet    of     . 
 
Acreage of Parcel    Zoning District  
School District    Postal District  
 
Project Description: (If additional space required, please attach a narrative summary.) 
  
  
  
  
  
  
 
If subdivision: 
 1) Is any variance from the subdivision regulations required?    
 2) Is any open space being offered?         If so, what amount?    
 
 
Project History:  Has this project ever been reviewed before?  
 If so, list case number, name, date, and the board you appeared before. 
   
   
 
List tax map section, block & lot numbers for all other abutting properties in the same 
ownership as this project. 
  
  
 
 
“Permission is hereby granted to the Village of Wesley Hills, its agents, servants and 
employees to enter upon the above described property solely for the purposes incidental 
to the within application at reasonable times upon reasonable notice to the owner or 
tenant in possession.” 
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41.14 1 51

South Grandview Ave
200 West Forshay Rd

0.36
10952
R-35

East Ramapo

by adding a new dining room on the first floor, and 2 bedrooms and a living room in the 
basement, for a total of 4,822 sf

The applicant is proposing to construct a 2,212 sf addition to their 2,610 sf house, 

Yes

Cheskel March, Nov 17, 2021 - ZBA
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Affidavit Pursuant to Section 809 of the General Municipal Law 
 
State of New York) 
County of Rockland)  SS.: 
Town/Village of  ) 
 
 I,   , being duly sworn, hereby depose 
and say that all the following statements and the statements contained in the papers submitted 
herewith are true and that the nature and extent of any interests set forth are disclosed to the 
extent that they are known to the applicant. 
 
1. Print or type full name and post office address 
  
  
  
  

certifies that he is owner or agent of all that certain lot, piece or parcel of land and/or building 
described in this application and if not the owner that he has been duly and properly 
authorized to make this application and to assume responsibility for the owner in 
connection with this application for the relief below set forth: 
 
2. To the   of the Town/Village of 
 (Board, Commission or Agency) 
 , Rockland County, New York: 
 
Application, petition or request is hereby submitted for: 

 (  ) Variance or modification from the requirement of Section  ; 
 (  ) Special permit per the requirements of Section  ; 
 (  ) Review and approval of proposed subdivision plat; 
 (  ) Exemption from a plat or official map; 
 (  ) An order to issue a certificate, permit or license; 
 (  ) An amendment to the Zoning Ordinance or Official Map or change thereof; 
 (  ) Other (explain)  ; 
   
 
To permit construction, maintenance and use of   
  
  
 
3. Premises affected are in a  zone and from the town of 
  tax map, the property is know as Section  , 
Block,  , Lot(s)  . 
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Wesley Hills

Cheskel March

Cheskel March
174 Grandview Ave, Monsey, NY 10952

Zoning Board

Wesley Hills

R-35
Ramapo 41.14

1 51

an addition to the existing single family home

including a new dining room and living room on the first floor and 2 bedrooms and living area

in the basement

230-17
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DISCLAIMER 
 
 

APPLICANT TAKES FULL RESPONSIBILITY FOR RESEARCHING THE 
TAX MAP FOR THE LIST OF NAMES OF PROPERTY OWNERS ON THE ENCLOSED 
AFFIDAVIT OF MAILING LIST, AND SUPPLYING THE NECESSARY AMOUNT OF SELF-
ADDRESSED STAMPED ENVELOPES. 
 
THE APPLICANT’S ENVELOPES MUST COINCIDE WITH THE LIST. THE CLERK’S 
RESPONSIBILITY IS LIMITED TO CHECKING NAMES ON THE ENVELOPES AGAINST THE 
AFOREMENTIONED AFFIDAVIT BEFORE MAILING THEM. 
 
 
 
 
RECEIPT OF THIS DISCLAIMER IS ACKNOWLEDGED 
 
 
_____________________________________ 
APPLICANT 
 
 
_____________________________________ 
DATED 
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Cheskel March

12/11/2025
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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

REQUIRED STORMWATER NOTES:

1. MUNICIPAL ENGINEER MUST WITNESS SOIL PERCOLATION TESTING AND
SHALL BE CONTACTED 48 HOURS IN ADVANCE OF THE TEST FOR SCHEDULING.

2. MUNICIPAL ENGINEER MUST INSPECT ANY INFILTRATION SYSTEM
INSTALLATION AS PER THE BELOW INSPECTION SCHEDULE.

3. ANY INFILTRATION SYSTEM COMPONENT INSTALLED PRIOR TO INSPECTION
WILL BE REJECTED.

STORMWATER DESIGN/INSTALLATION MUNICIPAL ACCEPTANCE:

DESIGN APPROVAL DATE:

REVIEWING ENGINEER SIGNATURE:

1

LOCATION EXCAVATED AND
FOUNDATION STONE INSTALLED2

APPROVED STRUCTURE SET IN
PLACE (NO BACKFILL)3

INSP INSPECTION DESCRIPTION MUNICIPAL
INSPECTOR

INSPECTION
DATE

4 STRUCTURE BACKFILLED AS PER
APPROVED DESIGN

PERCOLATION TEST

Page 14 of 55

AutoCAD SHX Text
prop.  stab. const. ENT.

AutoCAD SHX Text_1
PROP. SILT FENCE/ (TYP.)

AutoCAD SHX Text_2
DRYWELL SYSTEM: RIM=526.5 INV=524.5 DW BOTTOM=520.5 STONE BOTTOM=520.0

AutoCAD SHX Text_3
PROP. LIMIT OF DISTURBANCE (8,500 SF) (TYP.)

AutoCAD SHX Text_4
174 GRANDVIEW 

AutoCAD SHX Text_5
TOWN OF RAMAPO,  ROCKLAND COUNTY 

AutoCAD SHX Text_6
S

AutoCAD SHX Text_7
N

AutoCAD SHX Text_8
W

AutoCAD SHX Text_9
O

AutoCAD SHX Text_10
Y

AutoCAD SHX Text_11
K

AutoCAD SHX Text_12
R

AutoCAD SHX Text_13
A

AutoCAD SHX Text_14
N

AutoCAD SHX Text_15
T

AutoCAD SHX Text_16
F

AutoCAD SHX Text_17
E

AutoCAD SHX Text_18
O

AutoCAD SHX Text_19
E

AutoCAD SHX Text_20
N

AutoCAD SHX Text_21
W

AutoCAD SHX Text_22
O

AutoCAD SHX Text_23
N

AutoCAD SHX Text_24
R.

AutoCAD SHX Text_25
C

AutoCAD SHX Text_26
E

AutoCAD SHX Text_27
L

AutoCAD SHX Text_28
E

AutoCAD SHX Text_29
Y

AutoCAD SHX Text_30
S

AutoCAD SHX Text_31
T

AutoCAD SHX Text_32
A

AutoCAD SHX Text_33
T

AutoCAD SHX Text_34
L

AutoCAD SHX Text_35
V

AutoCAD SHX Text_36
U

AutoCAD SHX Text_37
R

AutoCAD SHX Text_38
S

AutoCAD SHX Text_39
E

AutoCAD SHX Text_40
Y

AutoCAD SHX Text_41
O

AutoCAD SHX Text_42
X

AutoCAD SHX Text_43
E

AutoCAD SHX Text_44
E

AutoCAD SHX Text_45
P

AutoCAD SHX Text_46
o

AutoCAD SHX Text_47
O

AutoCAD SHX Text_48
N

AutoCAD SHX Text_49
R

AutoCAD SHX Text_50
.

AutoCAD SHX Text_51
F

AutoCAD SHX Text_52
C

AutoCAD SHX Text_53
E

AutoCAD SHX Text_54
L

AutoCAD SHX Text_55
S

AutoCAD SHX Text_56
I

AutoCAD SHX Text_57
O

AutoCAD SHX Text_58
R

AutoCAD SHX Text_59
O

AutoCAD SHX Text_60
S

AutoCAD SHX Text_61
0

AutoCAD SHX Text_62
S

AutoCAD SHX Text_63
I

AutoCAD SHX Text_64
N

AutoCAD SHX Text_65
^

AutoCAD SHX Text_66
^

AutoCAD SHX Text_67
^

AutoCAD SHX Text_68
^

AutoCAD SHX Text_69
^

AutoCAD SHX Text_70
^

AutoCAD SHX Text_71
^

AutoCAD SHX Text_72
^

AutoCAD SHX Text_73
5

AutoCAD SHX Text_74
0

AutoCAD SHX Text_75
6

AutoCAD SHX Text_76
3

AutoCAD SHX Text_77
3

AutoCAD SHX Text_78
N

AutoCAD SHX Text_79
S

AutoCAD SHX Text_80
E

AutoCAD SHX Text_81
L

AutoCAD SHX Text_82
I

AutoCAD SHX Text_83
C

AutoCAD SHX Text_84
D

AutoCAD SHX Text_85
E

AutoCAD SHX Text_86
A

AutoCAD SHX Text_87
R

AutoCAD SHX Text_88
O

AutoCAD SHX Text_89
N

AutoCAD SHX Text_90
A

AutoCAD SHX Text_91
N

AutoCAD SHX Text_92
H

AutoCAD SHX Text_93
T

AutoCAD SHX Text_94
PROP. COV. PORCH

AutoCAD SHX Text_95
PROPOSED ADDITION FF=530.7 BF=520.7

AutoCAD SHX Text_96
CO INV=520.0

AutoCAD SHX Text_97
x 527.0

AutoCAD SHX Text_98
x 527.9

AutoCAD SHX Text_99
x 526.5

AutoCAD SHX Text_100
526.2 x

AutoCAD SHX Text_101
TBR

AutoCAD SHX Text_102
TBR

AutoCAD SHX Text_103
TBR

AutoCAD SHX Text_104
TBR

AutoCAD SHX Text_105
REFERENCES:

AutoCAD SHX Text_106
ALL BOUNDARY & TOPOGRAPHIC INFORMATION IS REFERENCED  FROM A SURVEY PREPARED BY ANTHONY R. CELENTANO, PLS DATED SEPTEMBER 17, 2025. NOT PART OF A FILED MAP

AutoCAD SHX Text_107
-

AutoCAD SHX Text_108
GRAPHIC SCALE

AutoCAD SHX Text_109
20

AutoCAD SHX Text_110
15

AutoCAD SHX Text_111
10

AutoCAD SHX Text_112
0

AutoCAD SHX Text_113
10

AutoCAD SHX Text_114
20

AutoCAD SHX Text_115
40

AutoCAD SHX Text_116
60

AutoCAD SHX Text_117
5

AutoCAD SHX Text_118
1 OF 1

AutoCAD SHX Text_119
1" = 20'

AutoCAD SHX Text_120
NOV. 14, 2025

AutoCAD SHX Text_121
174GRAND

AutoCAD SHX Text_122
MARCH 174 GRANDVIEW AVE

AutoCAD SHX Text_123
PLOT plan for TAX LOT 41.14-1-51 LOCATED IN THE VILLAGE OF wesley hills ROCKLAND COUNTY, NEW YORK

AutoCAD SHX Text_124
FILE #

AutoCAD SHX Text_125
DATE

AutoCAD SHX Text_126
SCALE

AutoCAD SHX Text_127
DWG #

AutoCAD SHX Text_128
3512 WHITTIER COURT

AutoCAD SHX Text_129
MAHWAH, N.J. 07430

AutoCAD SHX Text_130
TEL: (917) 418-0999

AutoCAD SHX Text_131
PAUL GDANSKI, PE, PLLC

AutoCAD SHX Text_132
REVISIONS

AutoCAD SHX Text_133
  TAX LOT: SECTION 41.14, BLOCK 1, LOT 51

AutoCAD SHX Text_134
UNAUTHORIZED ALTERATION OR ADDITION TO THIS

AutoCAD SHX Text_135
AN UNAUTHORIZED USE AND A VIOLATION OF 

AutoCAD SHX Text_136
FILING WITH ANY PUBLIC AGENCY OR OFFICE IS

AutoCAD SHX Text_137
ANY COURT, FINANCIAL OR LAND TRANSACTION, OR

AutoCAD SHX Text_138
USE OF UNSEALED COPIES OF THIS DOCUMENT IN

AutoCAD SHX Text_139
ADDITIONAL INSTITUTIONS OR SUBSEQUENT OWNERS.

AutoCAD SHX Text_140
CERTIFICATIONS ARE NOT TRANSFERABLE TO 

AutoCAD SHX Text_141
PAUL GDANSKI, P.E.    #075890 C

AutoCAD SHX Text_142
PLAN IS A VIOLATION OF SECTION 7209(2) OF THE 

AutoCAD SHX Text_143
NEW YORK STATE EDUCATION LAW. COPIES OF THIS

AutoCAD SHX Text_144
MAP NOT HAVING THE SEAL OF THE SURVEYOR 

AutoCAD SHX Text_145
FEDERAL COPYRIGHT LAWS.

AutoCAD SHX Text_146
OR ENGINEER SHALL NOT BE VALID.

AutoCAD SHX Text_147
3

AutoCAD SHX Text_148
-

AutoCAD SHX Text_149
7

AutoCAD SHX Text_150
9

AutoCAD SHX Text_151
6

AutoCAD SHX Text_152
2

AutoCAD SHX Text_153
O

AutoCAD SHX Text_154
D

AutoCAD SHX Text_155
E

AutoCAD SHX Text_156
R

AutoCAD SHX Text_157
U

AutoCAD SHX Text_158
L

AutoCAD SHX Text_159
E

AutoCAD SHX Text_160
7

AutoCAD SHX Text_161
5

AutoCAD SHX Text_162
1

AutoCAD SHX Text_163
-

AutoCAD SHX Text_164
8

AutoCAD SHX Text_165
0

AutoCAD SHX Text_166
0

AutoCAD SHX Text_167
-

AutoCAD SHX Text_168
9

AutoCAD SHX Text_169
6

AutoCAD SHX Text_170
2

AutoCAD SHX Text_171
N

AutoCAD SHX Text_172
.

AutoCAD SHX Text_173
Y

AutoCAD SHX Text_174
.

AutoCAD SHX Text_175
S

AutoCAD SHX Text_176
.

AutoCAD SHX Text_177
I

AutoCAD SHX Text_178
N

AutoCAD SHX Text_179
D

AutoCAD SHX Text_180
U

AutoCAD SHX Text_181
S

AutoCAD SHX Text_182
T

AutoCAD SHX Text_183
R

AutoCAD SHX Text_184
I

AutoCAD SHX Text_185
A

AutoCAD SHX Text_186
L

AutoCAD SHX Text_187
C

AutoCAD SHX Text_188
CALL BEFORE YOU DIG , DRILL OR BLAST

AutoCAD SHX Text_189
NO LESS THAN TWO WORKING DAYS NOTICE

AutoCAD SHX Text_190
O

AutoCAD SHX Text_191
Y

AutoCAD SHX Text_192
K

AutoCAD SHX Text_193
R

AutoCAD SHX Text_194
I

AutoCAD SHX Text_195
S

AutoCAD SHX Text_196
K

AutoCAD SHX Text_197
F

AutoCAD SHX Text_198
E

AutoCAD SHX Text_199
O

AutoCAD SHX Text_200
E

AutoCAD SHX Text_201
N

AutoCAD SHX Text_202
W

AutoCAD SHX Text_203
P

AutoCAD SHX Text_204
A

AutoCAD SHX Text_205
L

AutoCAD SHX Text_206
G

AutoCAD SHX Text_207
D

AutoCAD SHX Text_208
A

AutoCAD SHX Text_209
N

AutoCAD SHX Text_210
U

AutoCAD SHX Text_211
S

AutoCAD SHX Text_212
T

AutoCAD SHX Text_213
A

AutoCAD SHX Text_214
T

AutoCAD SHX Text_215
L

AutoCAD SHX Text_216
I

AutoCAD SHX Text_217
N

AutoCAD SHX Text_218
G

AutoCAD SHX Text_219
E

AutoCAD SHX Text_220
N

AutoCAD SHX Text_221
E

AutoCAD SHX Text_222
E

AutoCAD SHX Text_223
X

AutoCAD SHX Text_224
E

AutoCAD SHX Text_225
E

AutoCAD SHX Text_226
P

AutoCAD SHX Text_227
o

AutoCAD SHX Text_228
O

AutoCAD SHX Text_229
N

AutoCAD SHX Text_230
R

AutoCAD SHX Text_231
.

AutoCAD SHX Text_232
F

AutoCAD SHX Text_233
C

AutoCAD SHX Text_234
E

AutoCAD SHX Text_235
L

AutoCAD SHX Text_236
S

AutoCAD SHX Text_237
I

AutoCAD SHX Text_238
O

AutoCAD SHX Text_239
R

AutoCAD SHX Text_240
O

AutoCAD SHX Text_241
S

AutoCAD SHX Text_242
0

AutoCAD SHX Text_243
S

AutoCAD SHX Text_244
I

AutoCAD SHX Text_245
N

AutoCAD SHX Text_246
^

AutoCAD SHX Text_247
^

AutoCAD SHX Text_248
^

AutoCAD SHX Text_249
^

AutoCAD SHX Text_250
^

AutoCAD SHX Text_251
^

AutoCAD SHX Text_252
^

AutoCAD SHX Text_253
^

AutoCAD SHX Text_254
7

AutoCAD SHX Text_255
5

AutoCAD SHX Text_256
8

AutoCAD SHX Text_257
9

AutoCAD SHX Text_258
0

AutoCAD SHX Text_259
N

AutoCAD SHX Text_260
S

AutoCAD SHX Text_261
E

AutoCAD SHX Text_262
L

AutoCAD SHX Text_263
I

AutoCAD SHX Text_264
C

AutoCAD SHX Text_265
D

AutoCAD SHX Text_266
E

AutoCAD SHX Text_267
A

AutoCAD SHX Text_268
R

AutoCAD SHX Text_269
NOTES:

AutoCAD SHX Text_270
1. IF LOWEST FLOOR TO BE SEWERED IS BELOW THE UPSTREAM RIM ELEVATION, AN EXTERIOR CHECK VALVE MUST BE INSTALLED. 2. PERMEABLE PAVER INSTALLATION MUST BE DONE PER MANUFACTURER SPECIFICATIONS AND MUST BE CERTIFIED BY LICENSED PROFESSIONAL ENGINEER. SOIL TESTING REQUIRED PER NYSDEC APPENDIX D.

AutoCAD SHX Text_271
minimum lot area (sf)

AutoCAD SHX Text_272
minimum lot frontage (ft)

AutoCAD SHX Text_273
minimum lot width (ft)

AutoCAD SHX Text_274
minimum effective square, side (ft)

AutoCAD SHX Text_275
front yard (ft)

AutoCAD SHX Text_276
side yard (ft)

AutoCAD SHX Text_277
total side yard (ft)

AutoCAD SHX Text_278
rear yard (ft)

AutoCAD SHX Text_279
maximum impervious surface ratio

AutoCAD SHX Text_280
maximum front yard impervious  surface ratio

AutoCAD SHX Text_281
maximum building coverage

AutoCAD SHX Text_282
maximum building height (stories/ft)

AutoCAD SHX Text_283
maximum exposed building height (Ft)

AutoCAD SHX Text_284
req'd

AutoCAD SHX Text_285
EXIST.

AutoCAD SHX Text_286
village of wesley hills bulk requirements zone R-35 single family dwelling

AutoCAD SHX Text_287
35,000

AutoCAD SHX Text_288
100

AutoCAD SHX Text_289
125

AutoCAD SHX Text_290
125

AutoCAD SHX Text_291
50

AutoCAD SHX Text_292
25

AutoCAD SHX Text_293
60

AutoCAD SHX Text_294
50

AutoCAD SHX Text_295
0.25

AutoCAD SHX Text_296
0.20

AutoCAD SHX Text_297
0.10/0.108

AutoCAD SHX Text_298
2.5 / 25

AutoCAD SHX Text_299
40

AutoCAD SHX Text_300
15,684.2*

AutoCAD SHX Text_301
115.0

AutoCAD SHX Text_302
115.0*

AutoCAD SHX Text_303
21.5*

AutoCAD SHX Text_304
19.7*

AutoCAD SHX Text_305
4.4*

AutoCAD SHX Text_306
65.1

AutoCAD SHX Text_307
3.9*

AutoCAD SHX Text_308
0.335*

AutoCAD SHX Text_309
0.153

AutoCAD SHX Text_310
0.140*

AutoCAD SHX Text_311
19.9

AutoCAD SHX Text_312
35.3

AutoCAD SHX Text_313
maximum building coverage (calculation per zoning Law): square footage of buildings less than 15' height or 1-1/2 stories=1,278 SF total building area=2,195 SF bldg coverage = 2,195/15,684.2 SF = 0.140 PROP: 1.5 STY=391 SF+150 SF=541 SF TOTAL=3,237 SF (PER ARCH) 541 SF/3,237 SF*0.05+0.10=0.108 BLDG COV=3,237 SF/15,684.2 SF=0.206

AutoCAD SHX Text_314
COVERAGE: DWELLING W/OH= 935 SF  FRONT PORCH=245 SF (TBR) GARAGE/DWELLING=624 SF DRIVEWAY, BASEMENT ACCESS & WALKS=2,925 SF-105 SF=2,820 SF SHED=101 SF DECK=391 SF  CONC=26 SF  PROP. ADDITION=1,036 SF PROP. FRONT PORCH=150 SF PROP. CONC=16 SF total impervious = 6,170 sf PRO. COV.=6,099 SF/15,684.2 SF=0.389

AutoCAD SHX Text_315
pro'd

AutoCAD SHX Text_316
115.0

AutoCAD SHX Text_317
115.0*

AutoCAD SHX Text_318
21.5*

AutoCAD SHX Text_319
23.1*

AutoCAD SHX Text_320
4.4*

AutoCAD SHX Text_321
45.0+

AutoCAD SHX Text_322
3.9*

AutoCAD SHX Text_323
0.389+

AutoCAD SHX Text_324
0.155

AutoCAD SHX Text_325
0.206+

AutoCAD SHX Text_326
   19.9

AutoCAD SHX Text_327
35.3

AutoCAD SHX Text_328
15,684.2*

AutoCAD SHX Text_329
silt fence

AutoCAD SHX Text_330
n.t.s.

AutoCAD SHX Text_331
FASTENER AND FABRIC

AutoCAD SHX Text_332
1' OF FABRIC, AND TAMP

AutoCAD SHX Text_333
TRENCH, BURY BOTTOM

AutoCAD SHX Text_334
DIG 6" WIDE BY 6" DEEP

AutoCAD SHX Text_335
IN PLACE

AutoCAD SHX Text_336
GRADE

AutoCAD SHX Text_337
FASTENERS AND REINFORCEMENT BETWEEN

AutoCAD SHX Text_338
FABRIC SECURED TO POST W/ METAL

AutoCAD SHX Text_339
DRAWSTRING RUNNING THROUGH FABRIC

AutoCAD SHX Text_340
FENCE POST, 8' O.C.

AutoCAD SHX Text_341
FILTER FABRIC, 3' WIDE

AutoCAD SHX Text_342
ALONG TOP OF FENCE

AutoCAD SHX Text_343
stabilized construction entrance

AutoCAD SHX Text_344
filter fabric- trevira no. 1127 or approved equal

AutoCAD SHX Text_345
6" thickness of 2" crushed stone

AutoCAD SHX Text_346
entrance

AutoCAD SHX Text_347
as shown

AutoCAD SHX Text_348
n.t.s.

AutoCAD SHX Text_349
compacted subgrade

AutoCAD SHX Text_350
road

AutoCAD SHX Text_351
BUILDING HT CALCS: BUILDING HEIGHT- AVG EXIST. GRADE=527.9+526.5=1054.4/2=527.2 530.7-527.2=3.5+16.4'(FF TO EAVE)=19.9' EXPOSED HEIGHT- AVG. FINISHED GRADE REAR=526.2+527.0=1,053.2/2=526.6 HEIGHT TO GRADE=530.7-526.6=4.1' EXPOSED HT=4.1'+31.2'(FF TO HIGHEST)=35.3'

AutoCAD SHX Text_352
-

AutoCAD SHX Text_353
2.0'

AutoCAD SHX Text_354
3"

AutoCAD SHX Text_355
3"

AutoCAD SHX Text_356
2.0'

AutoCAD SHX Text_357
"PEERLESS CONCRETE" OR

AutoCAD SHX Text_358
6" PVC FROM ROOF=596.5

AutoCAD SHX Text_359
2-1/2"

AutoCAD SHX Text_360
CRUSHED

AutoCAD SHX Text_361
STONE

AutoCAD SHX Text_362
FILTER

AutoCAD SHX Text_363
FABRIC

AutoCAD SHX Text_364
APP'D EQUAL

AutoCAD SHX Text_365
4000 PSI

AutoCAD SHX Text_366
CONCRETE

AutoCAD SHX Text_367
2'

AutoCAD SHX Text_368
6.0"

AutoCAD SHX Text_369
7"

AutoCAD SHX Text_370
BLOCK AND MORTAR TO GRADE

AutoCAD SHX Text_371
CAMPBELL FDY. PATTERN 1185(SOLID) OR

AutoCAD SHX Text_372
CATCH BASIN FRAME AND GRATE,

AutoCAD SHX Text_373
APP'D EQUAL OR CONC. TOP PER PLAN

AutoCAD SHX Text_374
4.00'

AutoCAD SHX Text_375
6'

AutoCAD SHX Text_376
PROP. GROUND EL = 598.5

AutoCAD SHX Text_377
%%U1 SEEPAGE PIT SYSTEM: 10.5' X 10.5'

AutoCAD SHX Text_378
N.T.S.

AutoCAD SHX Text_379
SEEPAGE PIT MAINTENANCE NOTES

AutoCAD SHX Text_380
POSSIBLE AND MAKE NECESSARY REPAIRS TO ENSURE PROPER FUNCTION OF THE SYSTEM.

AutoCAD SHX Text_381
BACKING-UP IN SYSTEM, ETC.), THE OWNERS SHALL INSPECT THE PITS AS SOON AS REASONABLY

AutoCAD SHX Text_382
3.  IF EVIDENCE PERSISTS THAT THE SEEPAGE PITS ARE NOT FUNCTIONING PROPERLY (I.E. WATER

AutoCAD SHX Text_383
ACCUMULATED SEDIMENT (OR AFTER ANY SIGNIFICANT STORM).

AutoCAD SHX Text_384
2.  SAID OWNERS SHALL INSPECT SEEPAGE PITS ON A TWICE YEARLY BASIS AND REMOVE ANY

AutoCAD SHX Text_385
SITUATED.

AutoCAD SHX Text_386
1.  SEEPAGE PITS SHALL BE MAINTAINED BY THE OWNERS OF THE LOTS ON WHICH THEY ARE

AutoCAD SHX Text_387
NOTES:

AutoCAD SHX Text_388
1.  SET PIT IN 10.5'X10.5' OVERALL EXCAVATION, BACKFILL WITH ALL CLEAN STONE.

AutoCAD SHX Text_389
2.  CONTRACTOR SHALL BE RESPONSIBLE FOR DETERMINING SEASONAL HIGH 

AutoCAD SHX Text_390
WATER TABLE.  NO SEEPAGE PITS AND/OR STONE SHALL BE SET BELOW

AutoCAD SHX Text_391
SEASONAL HIGH WATER, AND ENGINEER MUST BE CONTACTED IN WRITING SHOULD

AutoCAD SHX Text_392
WATER BE ENCOUNTERED.

AutoCAD SHX Text_393
bottom dw=592.5

AutoCAD SHX Text_394
bottom stone=592.0

AutoCAD SHX Text_395
* EXISTING NON-CONFORMING ** VARIANCE FOR NO INDOOR PARKING SPACE + VARIANCE REQUIRED

AutoCAD SHX Text_396
FRONT YARD IMPERVIOUS AREA: EXISTING.: DRIVEWAY & WALK=599 SF AREA=3,918 SF EXIST. FYI=599 SF/3918 SF=0.153 PROPOSED: DRIVEWAY AND WALK=667 SF AREA=4,309 SF PROP. FYI=667 SF/4,309 SF=0.155



UP
15R

DECK

COVERED DECK

DN12R

KITCHEN

C.H. 8'-4"

DINING

LIVING

4
"

1
1

'-0
"

6
"

1
5
'-2

"
4

"

4"20'-2"4"2'-6"

5
'-1

1
"

8
"

7
'-1

"

4"13'-6"4"11'-2"

2'-6"

3
9
'-1

1
"

20'-0"

1
2
'-0

"

NEW DINING ROOM

NEW LIVING AREA

NEW BUTLERS
KITCHEN

5'-0" 9'-0"

D
N
.

3'-4"1'-8"

8
'-2

"

4
'-6

"
3

'-4
"

MECH.

EXIST. BASEMENT

C.H. 6'-10"

GIRDER

GIRDER

UP
12R

A/C
1'-4"2'-9"4'-7"

9'-4"

1
'-4

"
1
7
'-4

"
4
"

2
'-0

"

4
"

6
'-0

"
4

"
5

'-0
"

1
1

"

1'-3"5'-4"4"10'-0"4"5'-2"1'-4"

1
'-2

"
1
0
'-9

"
2
'-0

"
4
"

1
7
'-8

"
1

'-4
"

OPEN AREA
C.H. 9'-0"

NEW DN.

16'-4"

4
7
'-6

"

21'-0"

5'-8"

1
2

'-0
"

C
O

U
N
TE

R

9'-4" 9'-4"

BED RM. BED RM.

W.I. CL.

8
'-0

"
2
'-0

" 5'-8"

8
'-0

"

UP.

2
4
'-1

0
"

3
'-4

"

2'-0"

T
H

E

G
R

O
U

P
 

I
N

C
.

H 
 N

安宏
IN

G
P

宏
宄

N
N

IN
G

 孩
 宇

E
宖

IG
N

T
H

E
 M

A
R

C
H

 F
A

M
IL

Y
 R

E
S
ID

E
N

C
E

孴孺
孷 

GR
宄N

宇宙
IE

定
 宄

宙E
.

宐
O

N
宖E

宜 
N

宜 
孴孳

孼學
孵

P
R

O
JE

C
T

:

RE宙I宖ION宖

宖T宄RT 宇宄TE孽 孴孳孲孶孳孲孵學

T
:

 
8

4
5

 
6

5
9

 
9

1
9

5

E:
 S

AM
U

EL
@

TH
EH

AN
FL

IN
G

G
RO

U
P.

CO
M

A:
 6

2 
W

 C
H

U
RC

H
 S

T.
 S

PR
IN

G
 V

AL
LE

Y 
N

Y

D
E

S
IG

N
E

D
 B

Y
:

SCALE :

BASEMENT  PLAN
 1/4" = 1'-0"   

A-101

SCALE :

FIRST FLOOR  PLAN
 1/4" = 1'-0"   

Page 15 of 55



 

 

 

 

 
December 31, 2025 

 

ZONING BOARD OF APPEALS NARRATIVE 

 

Property Address: 31 Skylark Road, Wesley Hills, NY 

SBL: 41.16-1-90 

Applicant: Samuel Breuer - Owner, Nochum Goldmunzer - Agent 

 

 
 

PROJECT DESCRIPTION AND BACKGROUND 

The subject property located at 31 Skylark Road, Wesley Hills, NY (SBL 41.16-1-90) is an 

improved residential lot containing a single-family dwelling situated on a pre-existing, 

nonconforming parcel. 

The Applicant seeks area variances in connection with a proposed residential addition intended 

to accommodate a 63-year-old immediate family member diagnosed with confirmed 

dementia, who is currently residing in a nursing facility. Due to declining health and the 

inability of the facility to provide consistent individualized care, it has become medically and 

humanitarianly necessary for him to transition into a family home environment as soon as 

possible. 

The homeowner’s daughter, who resides at the subject property, is a trained caregiver and is 

currently completing her Registered Nurse (RN) qualifications. Her spouse is a trained A-EMT 

who volunteers locally. Together, they are uniquely qualified to provide the required 24-hour 

care, but the existing dwelling lacks sufficient space to safely and appropriately house the family 

member. The proposed addition is therefore not discretionary in nature, but rather a medical and 

family-care necessity. 
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EXISTING CONDITIONS 

• The lot is pre-existing and nonconforming with respect to minimum lot area. 

• The dwelling currently encroaches into the required front yard setback. 

• The proposed project consists of: 

o A left-side addition that continues an existing setback condition; and 

o A new main entrance annex, which increases the degree of front-yard 

encroachment. 

The proposed improvements are designed to be residential in character, consistent with the 

surrounding neighborhood, and the minimum necessary to achieve the stated purpose. 

 
VARIANCES REQUESTED 

The Applicant respectfully requests the following area variances: 

1. Lot Area Variance 

o Required: 35,000 square feet 

o Provided: 27,401.4 square feet 

o Status: Pre-existing condition; no change proposed 

2. Front Yard Setback Variance 

o Required: 50 feet 

o Existing: 37.2 feet 

o Proposed (with annexed main entrance addition): 26.5 feet 

o Nature: New variance related to the proposed entrance addition 

 
JUSTIFICATION UNDER NYS TOWN LAW §267-b(3) 

Pursuant to New York State law, the Zoning Board of Appeals must balance the benefit to the 

applicant against any potential detriment to the health, safety, and welfare of the neighborhood, 

considering the following five statutory factors: 

 

1. Whether an undesirable change will be produced in the character of the 

neighborhood or a detriment to nearby properties 

The proposed addition will not alter the essential residential character of the 

neighborhood. The improvements are consistent in scale, design, and use with 
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surrounding homes, and will not introduce any commercial or high-density use. No 

adverse impact on neighboring properties is anticipated. 

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 

Due to the existing lot size, building placement, and setback constraints, there is no 

feasible alternative that would allow the necessary living space to be created without the 

requested variances. Interior reconfiguration alone cannot provide a safe and code-

compliant accommodation for 24-hour assisted living. 

 

3. Whether the requested area variance is substantial 

The requested front-yard setback variance increases the degree of an existing 

nonconformity; however, it is limited in scope and purpose. The front entrance annex is 

proposed to allow for improved accessibility, including safe ingress and egress for 

wheelchair or stretcher use as may be required, and to enhance day-to-day functionality 

and quality of life within the home. 

The medically necessary living quarters for the family member are located within the side 

addition, which continues an existing pre-existing nonconforming front setback condition 

and does not introduce a new or disproportionate encroachment. Accordingly, the 

proposal as a whole represents the minimum variance necessary to provide both 

essential medical accommodation and reasonable, humane accessibility improvements. 

 

4. Whether the proposed variance will have an adverse effect or impact on the physical 

or environmental conditions in the neighborhood 

The project will not adversely affect drainage, traffic, utilities, or environmental 

conditions. The addition is residential in nature and will not increase occupancy beyond a 

single-family use. 

 

5. Whether the alleged difficulty was self-created 

While the need for the variance arises from the existing lot and building configuration, 

New York State law recognizes that a self-created condition does not, by itself, preclude 

the granting of an area variance. In this case, the hardship is driven by unforeseen 
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medical circumstances involving an immediate family member and not by speculative 

or financial motives. 

 
CONCLUSION 

 

The requested variances are necessary to allow a family to provide urgent, medically appropriate 

care to a close family member suffering from dementia, in a safe and supportive home 

environment. The proposal represents the least intrusive and most reasonable solution, 

maintains neighborhood character, and aligns with the spirit and intent of the zoning code while 

addressing a genuine humanitarian need. 

 

For these reasons, the Applicant respectfully requests that the Zoning Board of Appeals grant the 

requested area variances. 

 

Sincerely,       

Nochum Goldmunzer  
BlueLine USA Inc. - CEO 
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SITE

BEING KNOWN AS LOT 9, BLOCK C, AS SHOWN ON A CERTAIN MAP ENTITLED: "SKYLARK ESTATES - SECT. 3, IN
VIOLA, TOWN OF RAMAPO ROCKLAND COUNTY - NEW YORK", WHICH MAP WAS FILED ON JUNE 15, 1971 IN THE
ROCKLAND COUNTY CLERK'S OFFICE AS MAP NO. 4151.
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SCALE 1"=300'

CONSTRUCTION SPECIFICATIONS:

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

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

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

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

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

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

VICINITY MAP

REQUIRED STORMWATER NOTES:

1. MUNICIPAL ENGINEER MUST WITNESS SOIL PERCOLATION TESTING AND
SHALL BE CONTACTED 48 HOURS IN ADVANCE OF THE TEST FOR SCHEDULING.

2. MUNICIPAL ENGINEER MUST INSPECT ANY INFILTRATION SYSTEM
INSTALLATION AS PER THE BELOW INSPECTION SCHEDULE.

3. ANY INFILTRATION SYSTEM COMPONENT INSTALLED PRIOR TO INSPECTION
WILL BE REJECTED.

STORMWATER DESIGN/INSTALLATION MUNICIPAL ACCEPTANCE:

DESIGN APPROVAL DATE:

REVIEWING ENGINEER SIGNATURE:

1

LOCATION EXCAVATED AND
FOUNDATION STONE INSTALLED2

APPROVED STRUCTURE SET IN
PLACE (NO BACKFILL)3

INSP INSPECTION DESCRIPTION MUNICIPAL
INSPECTOR

INSPECTION
DATE

4 STRUCTURE BACKFILLED AS PER
APPROVED DESIGN

PERCOLATION TEST
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GENERAL NOTES

ALL WORK SHALL BE IN ACCORDANCE WITH ALL PREVAILING CODES, LAWS AND ORDINANCES OF THE 2O15
INTERNATIONAL RESIDENTIAL CODE, 2017 NY CODE SUPPLEMENT,  BUILDING, ZONING, ENERGY CODES AND
OF THE LOCAL TOWN OR VILLAGE OF WHICH THE PROJECT IS LOCATED.

THE CONTRACTOR AND ALL SUBCONTRACTORS SHALL CARRY PRIOR, DURING AND AFTER CONSTRUCTION
ALL NECESSARY LICENSES AND INSURANCES PER THE N.Y.S., LOCAL AND ALL GOVERNING REGULATIONS.

THE OWNER SHOULD READ AND REVEIW HIS/HER ENTIRE SET OF CONTRACT DOCUMENTS (PLANS &
SPECIFICATIONS) PRIOR TO GIVING IT TO THE CONTRACTOR. OWNER SHALL CONFIRM THAT ALL
INFORMATION IS CORRECT. SHOULD THE OWNER FIND ANYTHING THAT WASN'T WHAT THEY INTENDED TO BE
DONE, THEN THEY SHALL HAVE THE ARCHITECT AMEND IT AS REQUIRED.

THE ARCHITECT IS NOT RESPONSIBLE FOR CONSTRUCTION, AND OR PROJECT SITE.

THE GENERAL PUBLIC, PROSPECTIVE BUYERS AND ALL OTHER NON-CONSTRUCTION RELATED PERSONS ARE
NOT TO ENTER THE CONSTRUCTION WORK AREA UNTIL A VALID CERTIFICATE OF OCCUPANCY IS ISSUED BY
THE LOCAL BUILDING DEPARTMENT.

THE PROJECT SITE SHALL BE PROPERLY POSTED AND TAPED AND OR FENCED OFF TO ENSURE PUBLIC
SAFETY AND SAFEGUARD THE PUBLIC AT ALL TIMES.

THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND FAMILIARIZE HIMSELF WITH THE CONTRACT
DOCUMENTS (PLANS & SPECIFICATIONS) PRIOR TO ANY ERECTION/CONSTRUCTION.

ALL DIMENSIONS SHALL BE FIELD VERIFIED BY THE CONTRACTOR AND THE CONTRACTOR SHALL REPORT
ANY DISCREPANCIES, ERRORS OR OMISSIONS TO THE ARCHITECT IMMEDIATELY.

ALWAYS USE DIMENSIONS AS SHOWN AND THE CONTRACTOR SHOULD REPORT ANY DISCREPANCIES
IMMEDIATELY TO THE ARCHITECT. DRAWINGS ARE NOT TO BE SCALED.

ALL CHANGES MADE BY THE CONTRACTOR SHALL FIRST BE APPROVED BY THE ARCHITECT AND OWNER
PRIOR OF STARTING WITH THE WORK INVOLVED. ANY UNAUTHORIZED CHANGES MADE BY THE CONTRACTOR
AND ULTIMATELY NOT BEING APPROVED BY THE OWNER AND ARCHITECT SHALL BE THE RESPONSIBILITY OF
THE CONTRACTOR AND TO BE CORRECTED AT HIS OWN EXPENSE.

THE ARCHITECT HAS NOT BEEN RETAINED FOR ANY MECHANICAL DESIGN SYSTEMS, DUCTS, CHASE
OPENINGS, SIZE OF FURNACE AND FRESH AIR REQUIREMENTS ETC. THESE ARE NOT SHOWN AND SHALL BE
DETERMINED BY A MECHANICAL ENGINEER PRIOR OF COMMENCING THE WORK.

THE ARCHITECT HAS NOT BEEN RETAINED FOR SUPERVISION, AND CONSTRUCTION INSPECTIONS AND/OR
THE REVIEW OF SHOP DRAWINGS. THE ARCHITECT HAS ONLY BEEN RETAINED FOR DESIGN PURPOSES.
THEREFORE, THE ARCHITECT ASSUMES NO LIABILITY FOR WORKMANSHIP, CODE AND OR PLAN
COMPLIANCE.

THE ARCHITECTS RESPONSIBILITY IS STRICTLY LIMITED TO THESE PLANS AND RELATED SPECIFICATIONS
ONLY.

THE ARCHITECT SHALL NOT BE RESPONSIBLE FOR ANY CONSTRUCTION MEANS, METHODS, DEVIATIONS,
TECHNIQUES, SEQUENCES, OR PROCEDURES, OR FOR ANY SAFETY PRECAUTIONS AND PROGRAMS IN
CONNECTION WITH THE WORK, FOR THE OMISSIONS OF THE CONTRACTOR, SUBCONTRACTORS OR ANY
OTHER PERSONS PERFORMING ANY OF THE WORK, OR FOR THE FAILURE OF ANY OF THEM TO CARRY OUT
THE WORK IN ACCORDANCE WITH THESE DOCUMENTS.

THE ARCHITECT ASSUMES NO RESPONSIBILITY FOR ANY EXISTING STRUCTURES AND OR ANY UNFORESEEN
PROBLEMS PRIOR TO NEW CONSTRUCTION.

THE ARCHITECT ASSUMES NO RESPONSIBILITY FOR ANY DEMOLITION, SITE WORK, NEW CONSTRUCTION,
OPERATION AND METHODS.

ALL AREAS THAT ARE AFFECTED BY ADDITIONS AND OR ALTERATIONS SHALL BE REPAIRED AND OR PATCHED
TO A LIKE NEW CONDITION, UNLESS NOTED OTHERWISE.

THE CONTRACTOR IS TO OBTAIN ALL NECESSARY PERMITS AND APPROVALS BY THE LOCAL AND STATE AS
REQUIRED AND TO DELIVER TO THE OWNER A C.O. UPON COMPLETION OF THE PROJECT.

THE CONTRACTOR SHALL PROVIDE A CONTAINER FOR THE REMOVAL OF DEBRIS DURING CONSTRUCTION.

THE CONTRACTOR AND ALL SUBCONTRACTORS WORKING WITH THIS PROJECT SHALL KEEP THE SITE CLEAN
AND HAZARD FREE AT ALL TIMES AND TO OBIDE ALL OSHA AND ALL OTHER SAFETY REGULATIONS.

THE CONTRACTOR SHALL LEAVE PREMISES BROOM CLEAN DAILY.

THE CONTRACTOR SHALL GUARANTEE ALL WORK SPECIFIED AND/OR DESCRIBED BY THESE DRAWINGS AND
IS TO FOLLOW ALL NATIONALLY ACCEPTED TRADE PRACTICES.

NO PERSON OTHER THAN QUALIFIED TRADES INVOLVED WITH CONSTRUCTION OF THIS PROJECT SHALL
ENTER SAID PREMISES PRIOR TO ISSUANCE OF C.O. FROM THE TOWN WITHOUT BEING ACCOMPANIED BY
THE GENERAL CONTRACTOR, AND WRITTEN PERMISSION FROM THE OWNER.

ALL WORK MUST BE PREFORMED BY LICENCE CONTRACTORS, WITH PROPER INSURANCES AND
DOCUMENTATION SUBMITTED TO THE LOCAL BUILDING DEPT. FOR EACH CONTRACTOR, ACCORDING TO
LOCAL AND STATE LAW, FOR EACH CONTRACTOR ON THE JOB.

IMPORTANT NOTES

1. ALL NEW FRAMING SHALL BE DOUGLAS FIR-LARCH GRADE NO. 2 OR BETTER, UNLESS
SHOWN OTHERWISE.

2. EXTREME CAUTION SHOULD BE TAKEN DURING THE DEMOLITION OF THE EXISTING.
OBSERVE ANY VARIATIONS AND/OR ANY UNFORSEEN DISCREPANCIES WITH THE PLANS, AND
SHOULD BE REPORTED IMMEDIATELY TO THE ARCHITECT AND OWNER.

3. THE CONTRACTOR SHOULD BE RESPONSIBLE FOR ALL SHORING, BRACING AND ALL
TEMPORARY SUPPORTS PRIOR OF REMOVING EXIST.  WALLS, CEILINGS, FLOORS AND ROOFS
AS PER ALL LOCAL AND OSHA REGULATIONS.  PROVIDE WEATHERPROOFING AT THE END OF
EACH  WORK DAY AS REQUIRED TO BE PREVENTED OF WEATHER DAMAGE.

4. ALL AREAS AFFECTED BY THIS ADDITION SHOULD BE REPAIRED
 AND/OR PATCHED TO A LIKE NEW CONDITION, UNLESS NOTED OTHERWISE.
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ZONING BOARD OF APPEALS MEETING MINUTES 

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 

Chairman Gewirtz opend the meeting at 7:45pm. 

ROLL CALL 
 
MEMBERS PRESENT: Chairman Jonathan Gewirtz 

Member Stuart Zelmanovitz 
Ad Hoc Anita Hajioff  

ABSENT:  
Member Randi Marlin 
Member Stefanie Collantes 
Member Barry Rosenberg  

OTHERS PRESENT:  
Doris Ulman, Assistant Village Attorney 
Camille Guido-Downey, Village Clerk 
Stephanie Caputo, Secretary to the Planning and Zoning Boards  

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. 
 

Chairman Gewirtz read the Public Hearing Notice into the record. 
 
Sam Yurowitz, 21 Glenbrook Drive, was present and affirmed to tell the truth. Mr. Yurowitz stated he 
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prepared a new narrative for the Board. Mr. Yurowitz stated that the deck is higher than the required 36 
inches by a few inches and that all work has been completed and professionally landscaped. 
 
Chairman Gewirtz stated that one of the variances is not needed. 
 
Doris Ulman stated that the driveway width variance is not needed. Ms. Ulman stated that she had 
made a mistake with the driveway variance and apologized to Mr. Yurowitz. 
 
Chairman Gewirtz stated that if the deck was not above the 36 inches required, then a variance would 
not be required. 
 
Chairman Gewirtz asked if anyone from the public wished to speak. 
 
No one from the public wished to speak. 
 
Stuart Zelmanovitz stated he would like the driveway to be made visually appealing. 
 
Chairman Gewirtz stated that he would like to see planters along the driveway and add dirt around the 
deck which will eliminate the variance needed. 
 
Chairman Gewirtz made a motion to close the Public Hearing, seconded by Anita Hajioff. 
 
Chairman Gewirtz made a motion to approve the Application, contingent on planters lining the driveway 
and raising the grade beneath the deck, seconded by Stuart Zelmanovitz. Upon vote, this carried 
unanimously.  
 
In the Matter of the application of 

Sam Yurowitz 

Premises situated on the north side of Glenbrook 

Road approximately 100 feet east of Moccasin Place 

Known as 21 Glenbrook Road, designated on the Tax  

As Section 41.11, Block 1, Lot 64, in an R-35 Zoning District 

  

                WHEREAS, application has been made to the Zoning Board of Appeals of the Village of Wesley 
Hills by Sam Yurowitz for variances from the provisions of Section 230-17 Attachment I and Section 230-
34(2) and (4) of the Code of the Village of Wesley Hills to permit the maintenance and use of a single 
family residence and driveway having a 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 .20, driveway width of 25 feet instead of the maximum permitted of 12 feet and a 
driveway gradient of 4.23% 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 October 29, 2025, which hearing was continued on November 12, 2025, and December 
29, 2025, and 
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                 WHEREAS, the applicant appeared in person and testified as follows: 

  

                That the Building Coverage variance is needed because of the deck which is only a few inches 
higher than 3 feet above grade; 

  

                The applicant will raise the grade of the land beneath the deck and will request that the building 
coverage variance be withdrawn; 

  

                That the driveway width and front yard impervious surface ratio variances result because the 
applicant has a two-car garage and wanted to be able to use both spaces without the need to move one 
car or the other; 

  

                That the 4.23% gradient is the natural slope of the land at the front of the property; and 

  

                WHEREAS, the attorney for the Board reported that the Wesley Hills Zoning Law does not require 
a maximum driveway width of 12 feet and so that variance is not required, and 

  

                WHEREAS, members of the Zoning Board of Appeals visited the site and viewed the substantial 
width of the driveway; and 

  

                WHEREAS, several members of the public gave letters in support of the application and no one 
spoke in opposition, 

  

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

  

                RESOLVED that the application is hereby amended by removing the request for the driveway 
width variance and the building coverage variance, and be it further 

  

                RESOLVED, that the application submitted by Sam Yurowitz for variance 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 maintenance and use of a single family residence and driveway having front yard impervious surface 
ratio of .26 instead of the maximum permitted of .20 and driveway gradient of 4.23% in the first 20 feet 
from the curb instead of the maximum permitted of 3% is hereby approved on condition that applicant 
will install a row of plantings along the entire length of the driveway from the curb to a point 6 feet from 
the house to mitigate the visual width of the driveway, said plantings to be subject to the approval of the 
Building Inspector for compliance with this decision, and be it further 
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                RESOLVED, that the Zoning Board of Appeals hereby makes the following Findings of Fact: 

1. That the Zoning Board of Appeals takes judicial notice of the fact that this lot is part of an average 
density subdivision of small lots approved by the Town of Ramapo before the establishment of 
the Village; 

2. That because of the size of the lot it is difficult for property owners to comply with R-35 
impervious surface and building coverage maximums; 

3. The installation of plantings will mitigate the visual impact of the blacktop; 
4. That the applicant has explained the benefit to his family’s use of property by granting the 

variances and no detriment to the neighborhood or to the community has been identified. 

 
 

 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. 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. 

Chairman Gewirz read the Public Hearing Notice into the record. 
 
The members of the Zoning Board declared that a Building Coverage variance is no longer required, 
because the deck is less than 3 feet above grade. 

 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. 

Chairman Gewirtz read the Public Hearing Notice into the record. 
 
Ira Emanuel, Applicant's Attorney, was present and affirmed to tell the truth. Mr. Emanuel stated the 
last time they were here was October 29, 2025 and there was concern about whether a wetlands permit 
was needed. Mr. Emanuel stated that the Wesley Hills Planning Board addressed wetlands in its 2010 
decision. 
 
Rhonda Smith, Civil Tech Engineer, was present and affirmed to tell the truth. Ms. Smith stated that they 
have eliminated 12 parking spaces to reduce the impervious surface, reducing the variance to .44 along 
with rain gardens. 
 
Chairman Gewirtz read a letter of support into the record: 
 
Deborah Munitz, 5 Rose Hill Road, Suffern, NY sent a letter in support of this application. 
 
Chairman Gewortz asked if anyone from the public wished to speak. 
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Neil Marcus, 46 John St New City, was present and affirmed to tell the truth. Mr. Marcus provided a brief 
history of the state fresh water wetland law that was updated in January 2025. Mr. Marcus provided the 
board with handouts which he described each page. Mr. Marcus wanted to make sure that the Board 
had been given the correct information before making a decision. Mr. Marcus also feels that having this 
type of work ruins the character of the neighborhood. 
 
Deborah Munitz, 5 Rose Hill Rd, was present and affirmed to tell the truth. Ms. Munitz stated that she 
had sent an email in support of this application. Ms. Munitz stated that she has served on ROSA 4 since 
2011 and the statements in her letter are made from her personal knowledge and research.  Ms. Munitz 
feels that there are enough findings that support the granting of this variance. 
 
Gorden Wren, 3 Rockwood Ln, was present and affirmed to tell the truth. Mr. Wren stated that he has 
lived in Wesely Hills all of his life. Mr. Wren stated that he is in favor of this application. 
 
Stuart Zelmanovitz made a motion to close the Public Hearing, seconded by Anita Hajioff.  
 
Chairman Gewirtz stated that if the variance should be granted and if the DEC change affects the 
application, then it would be up to the Planning Board. 
 
Doris Ulman, Assistant Village Attorney, stated that there is a court order approving stipulations that 
were agreed to by the then Village Trustees for the Wickes use of the property. 
 
Stuart Zelmanovitz made a motion to approve the Application, seconded by Anita Hajioff. Upon vote, 
this vote carried unanimously. 
 
 
 
In the Matter of the Application of 
IJJ, LLC – Ira Wickes 
Premises 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 
  

WHEREAS, application has been made to the Zoning Board of Appeals of the Village of Wesley 
Hills by IJJ, LLC – Ira Wickes Arborist 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 service having 
impervious surface ratio of .46 instead of the maximum permitted of .25, and 

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

of Appeals on September 17, 2025, which was continued on October 29, 2025, and December 29, 2025; 
and 

  
WHEREAS, the applicant appeared, by its  attorney and its engineer, and testified as follows: 
  
That the applicant received Special Permit and site plan approval from the Wesley Hills 

Planning Board in 2010 for an arborist use, which approval was overturned by the Appellate Division of 
the State Supreme Court in 2017 for abusing its discretion by, among other things, approving a site plan 
that was in violation of the Wesley Hills Zoning Law in that the imperious surface ratio for the use was 
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.44 instead of the maximum permitted of .25; 
  
That the applicant re-applied to the Wesley Hills Planning Board for Special Permit and site plan 

approval and received a coordinated negative declaration on February 26, 2025; 
  
That thereafter the applicant applied to the Zoning Board of Appeals for the impervious surface 

variance that is presently before the Board; 
  
That the surface of the property is packed gravel, is used primarily for the parking of the 

applicant’s vehicles and storage of materials and has remained substantially the same for more than 54 
years; 

  
That applicant will improve drainage and aesthetics at the site by installing rain gardens and 

other water retention facilities, and 
  
 WHEREAS, members of the Zoning Board of Appeals visited the site and viewed existing 

conditions thereon; and 
  

 WHEREAS, a former neighbor appeared in opposition to the application alleging , among other 
things, 1) that the use is in violation of the Village Zoning Law; 2) that there are State and Village 
wetlands on the site that have not been addressed by any governmental agency; 3) that the impervious 
surface ratio is actually greater than .46 and the applicant’s engineer has not included some surfaces in 
her calculations; and 
  

WHEREAS, the applicant agreed to remove 12 parking spaces from the site, thereby reducing 
the impervious surface ratio to .44, and 
  

 WHEREAS, several persons appeared in support of the application, 
  

NOW, THERFORE, BE IT RESOLVED, that the application submitted by IJJ, LLC- Ira 
Wickes,Arbonist, for a variance from the provisions of Section 230-17 Attachment I of the Code of 
Wesley Hills to permit the maintenance and use of an arborist facility having an impervious surface ratio 
of .46 is hereby amended by reducing said request to .44, and be it further 
  

RESOLVED, that the amended application for an impervious surface variance of .44 is hereby 
granted, subject to approval of Special Permit and site plan by the Wesley Hills Planning Board and 
compliance with all GML review letters, and be it further 
  

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

1. That the Arborist services are expressly permitted in the R-35 Zoning District subject to 
Special Permit approval by the Wesley Hills Planning Board pursuant to Village Code 
Section 230-26N. This application arises in the context of an application to the Planning 
Board for Special Permit and site plan approval; 

2. That the Zoning Board of Appeals takes judicial notice of the Stipulation of Settlement and 
Court Order in 2004 that created the arborist use as a Special Permit use in the R-35 Zoning 
District; 

3. That the Planning Board, as Lead Agency under SEQRA, granted a negative declaration on 
May 26, 2010(Resolution No, 10-16) which was reaffirmed on February 26, 2025 (Resolution 
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No. 25-2); 
4. That uncontroverted testimony exists in the record that the impervious surface of the 

property has not significantly changed since 1972; 
5. That the alleged difficulty results from a pre-existing physical condition and the needs of the 

applicant; 
6. That although the impervious surface variance is substantial, water runoff will be mitigated 

by the drainage system and rain gardens to be constructed on site which will improve 
conditions on the property; 

7. That the Village Planner has reported that the wetlands on the property are Village, not State 
wetlands, and the Planning Board addressed the wetlands issue in its negative declaration 
decision of 2010; 

8. That the variance granted reflects a reduction in the magnitude of the variance sought and is 
the minimum variance needed to provide the relief sought by the applicant; 

9. That the Wesley Hills Planning Board has determined that no substantial environmental or 
ecological issues will result from approval of the use; 

10. That the benefit to the applicant by granting the variance is substantial in that it cannot 
function without the parking areas on site whereas there is no new detriment to the 
neighborhood or to the community by granting the variance. 

 

 
  
 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 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 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. 

Chairman Gewirtz read the Public Hearing Notice into the record. 
 
Jerry Steinfeld, Applicants contractor, was present and affirmed to tell the truth. Mr. 
Steinfeld stated they are asking for new variances for the pool and cabana that have 
already been built. Mr. Steinfeld stated that the Building Inspector approved the permit for 
the cabana that was constructed 
 
Chairman Gewirtz read letters of support into the record. 
 
Michael Sussholz of 28 Charlotte Dr, supports this application. 
Mr. & Mrs. Perkowski of 13 Charlotte Dr, supports this application. 
Susan Rosenberg of 1 Charlotte Dr, supports this application. 
Eliot Trainer of 9 Charlotte Dr, supports this application. 
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Nik Davidson of 11 Charlotte Dr, supports this application. 
Samuel Book, MD of 15 Deerwood Road, supports this application. 
Mr. & Mrs. Muller of 17 Deerwood Road, supports this application. 
Yoav Stern of 18 Charlotte Dr, supports this application. 
Mr. Mendel Rosen of 26 Charlotte Drive, supports this application. 
Israel Dahan of 20 Charlotte Dr, supports this application. 
Moshen Rosenberg of 6 Charlotte Dr, supports this application. 
 
Chairman Gewirtz asked if anyone from the public wished to speak. 
 
No one wished to speak. 
 
Ms. Ulman stated that the previous variance granted was for the cabana, which was 375 sq 
feet and now the cabana is larger at 765 sq feet, which now changes the impervious 
surface along with the building coverage.  
 
Chairman Gewirtz stated that the cabana is double the size. 
 
Mr. Steinfeld stated that the side yard is very narrow and reminded the board that the 
neighbor, Mrs. Abrams is in favor of this application. 
 
Chairman Gewirtz stated that this is not the first time that people have obtained variances, 
only and then completely ignored them and constructed something completely different. 
Chairman Gewirtz stated that there are 3 members present tonight, and he needs more 
guidance from other members. 
 
Ms. Ulman stated that she will review the approved building permit. 
 
Chairman Gewirtz made a motion to adjourn this application until January 21, 2026, 
seconded by Stuart Zelmanovitz. Upon vote, this carried unanimously.  
 
  
 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 

Chairman Gewirtz made a motion to adjourn this item until April 22, 2026, seconded by 
Stuart Zelmanovitz. Upon vote, this carried unanimously.  
DISCUSSIONS 
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 6. Letter received from the attorney for Jay Court Subdivision to abandon the September 
2025 variance. 

The Board received a letter from the attorney for th applicant to abandon the September 
25, 2025, variances, 
 
            WHEREAS, Pomona Enterprises Corp. on behalf of Jay Court Holdings LLC, received 
subdivision approval for the resubdivision of a three-lot subdivision into two lots at 
premises known as 106 East Willow Tree Road, 108 East Willow Tree Road and 2 Charlotte 
Drive, in the Village of Wesley Hills, and 
 
            WHEREAS, in conjunction therewith, on September 17, 2025, the Zoning Board of the 
Village of Wesley Hills granted variances to the resubdivided Lot No. 1 to permit frontage of 
35 feet on East Willow Tree Road and frontage of 86 feet on Charlotte Drive, and 
 
            WHEREAS, the attorney for the owner of said lots has informed the Zoning Board of 
Appeals that the owner has abandoned the resubdivision and is also abandoning the 
variances granted on September 17, 2025, and 
 
            WHEREAS, the attorney for the owner has also informed the ZBA that the subdivision 
had not been filed with the Rockalnd County Clerk, 
 
            THEREFORE, BE IT RESOLVED, that based upon information provided to the Zoning 
Board of Appeals by the attorney for the owner of premises known as 106 East Willow Tree 
Road, 110 East Willow Tree Road and 2 Charlotte Drive, the resolution and variances 
granted by the Zoning Board of Appeals to these properties on September 17, 2025, is 
hereby vacated and declared to be null and void. 

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

Camille Guido-Downey, Village Clerk, was present. Ms. Downy stated that the Village of 
Wesley Hills never legalized this section of the code, and they never had a prior notice for 
litigation. The Board had no comment regarding the local law. 

APPROVAL OF MINUTES 

 8. November 12, 2025 

Anita Hajioff made a motion to accept the Zoning Board of Appeals minutes, seconded by 
Stuart Zelmanovitz, subject to a correction on page 2. Upon vote, this motion carried 
unanimously.   
 9. EXECUTIVE SESION 

Chairman Gewirts made a motion to adjourn to Executive Session to discuss litigation, 
seconded by Stuart Zelmanovitz. Upon vote, this motion carried unanimously. 
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ADJOURNMENT 

Chairman Gewirtz made a motion to adjourn the meeting, seconded by Anita Hajioff. Upon 
vote, this motion carried unanimously.  
 
 
Respectively submitted,  
 
Stephanie Caputo 
Secretary to the Planning and Zoning Boards  
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