
 
ZONING BOARD OF APPEALS MEETING AGENDA 

February 18, 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 

CONTINUED PUBLIC HEARING 

 1.              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 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. 
 

 2.             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 41.11, Block 1, Lot 51, in an R-35 Zoning 
District. 
 

PUBLIC HEARING 

 3.              The application submitted by Nancy Rubin on behalf of Aaron Zelefsky for 
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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 having a side yard of 24.9 feet instead of the minimum 
required of 25 feet, impervious surface ratio of .259 instead of the maximum 
permitted of .25 and building coverage of .134 instead of the maximum permitted 
of .105. The property is part of an average density subdivision filed in the 
Rockland County Clerk’s office as Map No. 4479, Book 86, Page 58. 

                The subject premises are situated on the south side of Roven Road 
approximately 400 feet east of Carefree Lane, known as 10 Roven Road, 
designated on the Tax Map as Section 41.11, Block 1, Lot 4, in an R-50 Zoning 
District. 
 

 4. The application submitted by Nochum Goldmunzer at Blueline USA on 
behalf of Samuel Breuer for a variance from the provisions of Section 230-17 
Attachment I of the Code of the Village of Wesley Hills, to permit the 
construction, maintenance and use of an addition to a single family residence 
having a front yard of 26.5 feet instead of the minimum required of 35 feet. 

                The subject premises are situated on the northeast side of Skylark Drive 
approximately 850 feet west of Sherri Lane, known as 31 Skylark, designated on 
the Tax Map as Section 41.16, Block 1, Lot 90, in an R-50 Zoning District. 
 

 5.               The application submitted by Norman Pomeranz 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 cabana having a side 
yard of 20.1 feet instead of the minimum required of 25 feet, total side yard of 
55.3 feet instead of the minimum required of 60 feet and rear yard of 20 feet 
instead of the minimum required of 50 feet. 

                The subject premises are situated on the north side of Glenbrook Road 
approximately 260 feet west of Van Winkle Road, known as 5 Glenbrook Road, 
designated on the Tax Map as Section 41.11, Block 1, Lot 57, in an R-35 Zoning 
District. 
 

 6.                The application submitted by 7 Bruck Court LLC for a variance from the 
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley 
Hills, to permit the construction, maintenance and use of a single family 
residence and cabana having  building coverage of .15 instead of the maximum 
permitted of .138. 

                The subject premises are situated on the west side of Bruck Court 
approximately 160 feet north of Charlotte Drive, known as 7 Bruck Court, 
designated on the Tax Map as Section 41.08, Block 2, Lot 12, in an R-35 Zoning 
District. 
 

 7.                The application submitted by Mark Friedman for variances from the 
provisions of Section 230-17 Attachment I and Section 230-140(4)(a) of the Code 
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of the Village of Wesley Hills to permit the construction, maintenance, and use of 
a single family residence, swimming pool, cabana, tennis court and pergola 
having side yard of 25 feet for the cabana instead of the minimum required of 30 
feet, rear yard of 28 feet instead of the minimum required of 50 feet, impervious 
surface ratio of .39 instead of the maximum permitted of .20 and a front yard 
impervious surface ratio of .23 instead of the maximum permitted of .15. 

                The subject premises are situated on the east side of Martha Road 
approximately 350 feet south of Grandview Avenue, known as 12A Martha Road, 
designated in the Tax Map as Section 41.14, Block 1, Lot 62, in an R-50 Zoning 
District. 
 

 8.               The application submitted by Saul Horowitz 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 a deck having a side yard of 15.6 feet 
instead of the minimum required of 25 feet and a total side yard of 41.9 feet 
instead of the minimum required of 60 feet. 

                The subject premises are situated on the north side of East Willow Tree 
Road approximately 120 feet west of Arcadian Drive, known as 21 Rochelle Lane, 
designated on the Tax Map as Section 41.08, Block 2, Lot 58.8, in an R-35 Zoning 
District. 
 

 9. The application submitted by Dov and Freda Hook for a variance from the 
provisions of Section 230-17 Attachment I of the Code of the Village of Wesley 
Hills, to permit the construction, maintenance and use of an addition to a single 
family residence having a side yard of 15 feet instead of the minimum required of 
30 feet. 

                The subject premises are situated on the north side of Timber Trail 
approximately 790 feet east of Wilder Road, known as 21 Timber Trail, designated 
on the Tax Map as Section 32.14, Block 1, Lot 13, in an R-50 Zoning District. 
 

DISCUSSIONS 

 10. Local Law Amending the Code of the Village of Wesley Hills Allowing the Use of 
Catering Facilities in the Village of Wesley Hills. 

 11.             The application submitted by Ahuva Katz Cherns for a variance from the 
provisions of Section 230-140(5) of the Code of the Village of Wesley Hills, to 
permit the maintenance and use of a cabana that is 2,337 square feet instead of 
the maximum permitted of 900 square feet. 
            
             The subject premises are situated on the north side of Willow Tree Road 
approximately 700 feet west of New York 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. 

APPROVAL OF MINUTES 
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 12. December 29, 2025 and January 21, 2026 

ADJOURNMENT 
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LY Contractor LY Consulting Inc.
P.O. Box 27

 Pomona,  NY 10970 

845-424-0244

Isaac Steinfeld
CEO
LY Contractor LY Consulting Inc.

1/29/26

In this narrative, you will find a response to the comments in question at the previous ZBA meeting.

1. We intend to remove the rear of the pool decking, leaving only the stone cap on the pool cover box.  This 
would then have the rear pool setback be at 12 feet.

2. We have the variance for and are currently not over our impervious surface ratio of .29  but it is in turn 
being reduced by an additional 200 feet, which is incidentally commensurate with the pool house covered 
porch.

3. We received a variance for 15 ft. side yard and a total side yard of 30 ft. Instead we built it at 22 ft. side yard    
with a total side yard of 46.6 ft.

4. The protrusion indicated is pool equipment, and not covered. 

5. Please see the attached affidavit from the applicants.
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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
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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.
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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 

Page 26 of 157



 

 

Page 4 of 4 

 

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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Chester, NY 10918

845.610.3621

Civil Engineering & Land Surveying Services that Build Communities

www.Civil-Tec.com

REFERENCES
1. BEING SECTION 41.11,  BLOCK 1, LOT 57 OF

THE VILLAGE OF WESLEY HILLS AND TOWN OF

RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT

NO. 2022 AT PAGE 43099 AT THE ROCKLAND

COUNTY CLERKS OFFICE.

3.   BEING LOT 20 IN BLOCK B ON A MAP ENTITLED "

GLENBROOK KNOLLS EAST SECTION IN VIOLA",

FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE

ON MARCH 31, 1959 IN BOOK 60 ON PAGE 6 AS MAP

NUMBER 2646.

4.   TOTAL AREA = 34,117 SQUARE FEET OR 0.783

ACRES.

BUILDING COVERAGE CALCULATION FROM ARCHITECT:

1.5 STORY (1,390 SF HOUSE + 510 SF CABANA) 1,900 SF + 2.5 STORY @ 2,220 SF = 4,120 SF

4,120 SF / 34,117 = ACTUAL BUILDING COVERAGE (0.121)

1,900 / 4,120 = 0.46 X 0.05 = 0.023 + 0.100 = 0.123

34,117 SF X 0.123 = 4,196 SF MAXIMUM ALLOWABLE BLDG. COVERAGE

1" = 300'
SCHEMATIC MAP

1" = 100'

GENERAL NOTES
1. RECORD OWNER AND APPLICANT:     POMERANZ NORMAN & JULIA

                                  5 GLENBROOK ROAD

MONSEY, NY 10952

2. TAX REFERENCE: VILLAGE OF WESLEY HILLS: 41.11-1-57.

3. AREA OF PROPERTY: 34,117 SQUARE FEET OR 0.783 ACRES

4. BOUNDARY AND TOPOGRAPHIC INFORMATION IS BASED UPON A FIELD SURVEY

COMPLETED BY CIVIL TEC ENGINEERING & SURVEYING PC. ON JULY 25, 2023

5. PROFESSIONAL ENGINEER LICENSED IN NEW YORK MUST CERTIFY INSTALLATION

OF PERMEABLE PAVERS. ENGINEER SHALL BE CONTACTED 48 HOURS PRIOR TO

INSTALLATION TO SCHEDULE INSPECTION.

6. VILLAGE ENGINEER MUST WITNESS SOIL PERCOLATION TESTING AND SHALL BE

CONTACTED 48 HOURS IN ADVANCE OF THE TEST FOR SCHEDULING. VILLAGE

ENGINEER MUST INSPECT ANY INFILTRATION SYSTEM INSTALLATION PRIOR TO

BACKFILL OF ANY SOIL OR AGGREGATE. ANY INFILTRATION SYSTEM INSTALLED

PRIOR TO SATISFACTORY TESTING OR NOT WITNESSED BY VILLAGE ENGINEER WILL

NOT BE ACCEPTED.

APRIL 22, 2025 REV 1 REV PER VILLAGE ENGINEER

JUNE 4, 2025 REV 2 REV PER VILLAGE ENGINEER

JUNE 6, 2025 REV 3 REV BULK TABLE
OCTOBER 27, 2025 REV 4 REV POOL AND CABANA
NOVEMBER 26, 2025 REV 5 REV CABANA
DECEMBER 22, 2025 REV 6 REV PER LANDSCAPE ARCHITECT
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ZONING BOARD OF APPEALS 
VILLAGE OF WESLEY HILLS 

 
NARRATIVE SUMMARY* 

 
12A MARTHA ROAD 

Tax Lot 41.14-1-62 
 

Mark and Devorah Friedman are building their new home at 12A Martha Road. In 
2020, they applied for and received variances, largely due to the unusual shape and 
configuration of the lot. As the design progressed, the Friedmans realized that 
additional work was needed. The revised plan adds a tennis court, relocate the 
swimming pool, replace a gazebo with a pool cabana, and reconfigure the driveway and 
parking pad, so additional variances are needed.  
 
The site is on the east side of Martha Road, approximately 350 feet from Grandview 
Avenue in an R-50 zone. The existing home was demolished. In its place the Friedmans 
are building a new single-family home with decks, patios, a swimming pool and a pool 
cabana. To accomplish this, this Board granted the following variances: 
 
Dimension      Required Approved 
Rear yard (swimming pool and poolhouse) 50ft  33ft 
Impervious surface ratio    0.20  0.26 
Front yard impervious surface ratio  0.15  0.169 
 
A copy of the variance resolution dated September 16, 2020, is annexed as Exhibit 1. 
 
The original driveway included a circular turnaround and small parking pad. The new 
driveway reduces the radius of the turnaround and enlarges the parking pad. 
 
The Friedmans also want to slightly relocate the swimming pool and replace a gazebo 
with a pool cabana. Their home and pool are clustered at the north end of their lot, 
leaving the entire southern half open. This half of the site is relatively flat, having the 
perfect topography for the court. The tennis court is to be located in the southeastern 
corner of the lot.1 A gravel walkway will lead to an open pergola adjacent to the tennis 
court. 
 

 
*Corrected as of January 9, 2026. 
1 Tennis courts may be located 15 feet from a side or rear lot line. Zoning Code § 230-14.O.(4)(a). 
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12A Martha Road  Page 2 

 
The swimming pool will be moved inward. The pool cabana will also be more inward 
than was the gazebo. However, the pool patio will be wider than originally proposed.  
 
The changes are shown on an overlay drawing, submitted herewith as Sheet 4 of 5. The 
changes trigger the need for additional variances: 
 
Dimension      Required Proposed 
Side yard (to Pool Cabana)2   30 ft  25 ft 
Rear yard (to House Corner)   33 ft3  31.9 ft 
Impervious surface ratio    0.262  0.39 
Front yard impervious surface ratio  0.1692  0.23 
Number of Accessory structures   2  44 
 
(The required side setback for an inground swimming pool is 15 feet per § 230-14.O(4)(a). 
The proposed swimming pool complies with this dimension.) 
 
SEQRA and GML status 
 
This is an Unlisted action under SEQRA. The Planning Board is the lead agency under 
SEQRA. It issued a negative declaration on December 18, 2025. 
 
The property is within 500 feet of Grandview Avenue (County Route 80), the Town of 
Ramapo, and the Village of Montebello. As such, referral to the Rockland County Planning 
Department is required under General Municipal Law § 239-m and -nn. 
 
Criteria for Variance 
 
One of the purposes of a zoning board of appeals, and of the ability to grant variances, is to 
provide a “safety valve” where the strict application of a zoning code cannot allow an 
otherwise appropriate use of property because of the peculiar circumstances applicable to 
that property. For this reason, any municipality that adopts a zoning code must also 
establish a board of appeals.5 
 
In determining to grant an area variance, a board of appeals “shall take into consideration 
the benefit to the applicant if the variance is granted, as weighed against the detriment to 
the health, safety and welfare of the neighborhood or community by such grant.”6 The board 
must also consider five questions when engaging in this balancing test. The questions, and 
the applicant’s responses, are set forth below: 
 

 
2 Since the street is to the West, the northern lot line is the side lot line and the eastern lot line is the 
rear lot line. 
3 Per variance granted Sept. 16, 2020. 
4 Swimming pool, pool cabana, tennis court, pergola. Zoning Code, § 230-14.O(6).  
5 See, 2 Salkin, New York Zoning Law and Practice (3d ed.), §§27:07 – 27:10; McKinney’s Town Law, 
Practice Commentary to § 267-a; Town L. § 267.2; McKinney’s Village Law, Practice Commentary to 
§ 7-712-a; Village L. § 7-712(2). 
6 Town L. § 267-b.3(b); Village L. § 7-712-b.3(b). 
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12A Martha Road  Page 3 

(1) “whether an undesirable change will be produced in the character of the neighborhood or 
a detriment to nearby properties will be created by the granting of the area variance”:  
 
The surrounding neighborhood is improved by single-family dwellings on large lots, 
consistent with its R-50 zoning. The subject parcel has a lot area of 80,253sf, 60% larger 
than required.  
 
Many homes in the area have swimming pools and/or tennis courts. The nearest affected 
house is 125 feet from the side lot line and 150 feet from the pool cabana. 
 
The driveway reconfiguration provides a safer and more efficient parking area. 
 
The additional accessory structures will not impact the area and are consistent with a 
house of this size. 
 
(2) “whether the benefit sought by the applicant can be achieved by some method, feasible for 
the applicant to pursue, other than an area variance”:  
 
The driveway is an existing condition that is being reconfigured. The proposed features 
necessarily add to impervious surface coverage. The other variances are insubstantial. 
 
(3) “whether the requested area variance is substantial”:  
 
Whether a requested variance is “substantial” is more than simple arithmetic. It requires 
an understanding of the general area and of the existing conditions.7 
 
The proposed development is consistent with homes of this size. The Zoning Code limits 
homes to only two accessory structures irrespective of the lot size. Numerous similar 
variances have been granted. 
 
(4) “whether the proposed variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district”:  
 
The construction will offset the additional impervious surface area with upgraded storm 
water management facilities. 
 
(5) “whether the alleged difficulty was self-created”:  
 
The difficulty is based on the existing lot configuration. 
 
 
On balance, therefore, the requested variances are beneficial to both the applicant and the 
community. 
 

 
7 See, 2 New York Zoning Law and Practice, § 29:15. 
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12A Martha Road  Page 4 

Relief requested 
 
Accordingly, the applicant requests the following variances: 
 
Dimension      Required Proposed 
Side yard (to Pool Cabana)    30 ft  25 ft 
Rear yard (to House Corner)   33 ft   31.9 ft 
Impervious surface ratio    0.262  0.39 
Front yard impervious surface ratio  0.1692  0.23 
Number of Accessory structures   2  4  
 
Dated: January 9, 2026 
 New City, New York 
 

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

7/06/20

WPD

SPD

3814

1"=20'

1 OF 5

CIVIL TEC    Engineering & Surveying PC

SURVEY MAP

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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 41.14,  BLOCK 1, LOT 62 OF THE VILLAGE

OF WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT

PAGE 1027 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "ARNOLD C. GILBERT",

FILED IN THE ROCKLAND COUNTY CLERKS OFFICE ON OCTOBER

12, 1973 IN BOOK 86 ON PAGE 42  AS MAP NUMBER 4464.

4.   TOTAL AREA = 80,253 SQUARE FEET OR 1.8424 ACRES.

SURVEY NOTES:

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

1. IT IS A VIOLATION OF THE STATE EDUCATION LAW SECT 7209 (2) FOR ANY

PERSON, UNLESS ACTING UNDER THE DIRECTION OF A LICENSED LAND

SURVEYOR, TO ALTER AN ITEM IN ANY WAY ONLY COPIES OF THIS SURVEY

MARKED WITH THE LAND SURVEYOR'S SIGNATURE AND AN ORIGINAL

EMBOSSED SEAL ARE A VALID ORIGINAL PRODUCT OF THE LAND

SURVEYOR. THIS SURVEY IS PREPARED ONLY FOR THE PARTIES AND

PURPOSE INDICATED HEREON ANY CLAIM FOR LIABILTY SHALL NOT

EXCEED THE AMOUNT OF THE AGREEMENT ANY EXTENSION OF USE

BEYOND THE PURPOSE AGREED TO BETWEEN THE CLIENT AND THE

SURVEYOR EXCEEDS THE SCOPE OF THE ENGAGEMENT HOLDS THE

SURVEYOR HARMLESS FOR UNAUTHORIZED USE BY OTHER PARTIES

PERSONS OR GOVERNMENTAL APPROVALS AND RENDERS THIS SURVEY

MAP NULL & VOID. THIS SURVEY MAP IS SUBJECT TO AN ACCURATE

ABSTRACT OF TITLE. 

2. THIS SURVEY MAP IS BASED ON AN ACTUAL FIELD SURVEY CONDUCTED

FOR A SPECIFIC PURPOSE AND IS BASED ON SPECIFIC CONTRACTUAL

REQUIREMENTS FOR THIS TRANSACTION. USE OF THIS MAP FOR SURVEY

INSPECTION UPDATES IS STRICTLY PROHIBITED. THIS MAP MAY NOT BE

COPIED IN WHOLE OR IN PART. THIS MAP MAY NOT BE USED FOR OTHER

PURPOSES OR TRANSACTIONS. THIS MAP MAY NOT BE SOLD, RENTED,

LEASED, PHOTOCOPIED, ENLARGED, REDUCED, TRACED OR TRANSFERED

IN ANY OTHER WAY WITHOUT THE PRIOR WRITTEN CONSENT OF A CIVIL

TEC ENGINEERING & SURVEYING PC REPRESENTATIVE WHO'S SIGNATURE

& SEAL APPEAR HEREON.

3. PROPERTY CORNER MARKERS WERE NOT INSTALLED AS PART OF THIS

SURVEY. 

4. VERTICAL DATUM IS NAVD88.
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METER PIT

GRAVEL

VICINITY MAP

VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

12/7/2020

RB/LT

RB/LT

3814

1"=20'

2 OF 5

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN APPROVED 2021

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

1" = 300'

REFERENCES
1. BEING SECTION 41.14,  BLOCK 1, LOT 62 OF THE VILLAGE OF

WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT PAGE

1027 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "ARNOLD C. GILBERT", FILED IN

THE ROCKLAND COUNTY CLERKS OFFICE ON OCTOBER 12, 1973 IN

BOOK 86 ON PAGE 42  AS MAP NUMBER 4464.

4.   TOTAL AREA = 80,253 SQUARE FEET OR 1.8424 ACRES.

NO STEEP SLOPES

PARKING CALCULATION:

SINGLE FAMILY HOME REQUIRES 2 SPACES

2 GARAGE SPACES PROVIDED

LOT COVERAGE:

DRIVEWAY 5,446 SF

DWELLING 5,275 SF

GAZEBO, POOL EQUIPMENT 560 SF

POOL, SPA, HOT TUB 1,100 SF

POOL PATIO 2,260 SF

WALKWAYS, WINDOW WELLS, STAIRS,

TERRACES, ETC. 2,558 SF

TOTAL 17,199 SF

TOTAL IMPERVIOUS COVERAGE:

17,199 SF/80,253 SF = 0.21

IMPERVIOUS IN FRONT YARD:

4,347 SF (DRIVEWAY)

AREA OF FRONT YARD: 22,624 SF

FRONT YARD IMPERVIOUS RATIO:

4,347 SF IMPERVIOUS/22,624 SF = 0.19

BUILDING COVERAGE CALCULATION:

9,371 SF TOTAL LIVING FLOOR AREA

TOTAL FLOOR AREA INCLUSIVE: 9,766 SF

3,272 SF IN SINGLE STORY HEIGHT (GAZEBO INCLUDED)

3,272 SF/8,805 (5,533 SF IN TWO STORY HEIGHT) TOTAL

BUILDING AREA = 0.37

0.37 X 0.05 = 0.0185

0.0185 + 0.10 = 0.1185

80,253 SF (LOT AREA) X 0.1185 = 9,509.98 SF MAXIMUM

ALLOWABLE BUILDING COVERAGE

PROVIDED BUILDING COVERAGE

8,805 SF TOTAL BUILDING COVERAGE < 9,509.98 SF MAXIMUM

BUILDING COVERAGE ALLOWED

0.110 < 0.1185

VARIANCES GRANTED ON SEPTEMBER 16, 2020

*ALL EXISTING STRUCTURES ARE TO BE REMOVED

OCTOBER 6, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

OCTOBER 14, 2021 REV 2 REV PER SOIL TESTING

OCTOBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS

NOVEMBER 15, 2021 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS
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VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

12/7/2020

RB/LT

RB/LT

3814

1"=20'

3 OF 5

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

1" = 300'

NO STEEP SLOPES

PARKING CALCULATION:

SINGLE FAMILY HOME REQUIRES 2 SPACES

2 GARAGE SPACES PROVIDED

FRONT YARD IMPERVIOUS

DRIVEWAY 5,300 SF

5,300 SF IMPERVIOUS/22,624 SF FRONT YARD = 0.23

BUILDING COVERAGE CALCULATION:

9,371 SF TOTAL LIVING FLOOR AREA

TOTAL FLOOR AREA INCLUSIVE: 9,766 SF

3,272 SF IN SINGLE STORY HEIGHT (GAZEBO INCLUDED)

3,272 SF/8,805 (5,533 SF IN TWO STORY HEIGHT) TOTAL

BUILDING AREA = 0.37

0.37 X 0.05 = 0.0185

0.0185 + 0.10 = 0.1185

80,253 SF (LOT AREA) X 0.1185 = 9,509.98 SF MAXIMUM

ALLOWABLE BUILDING COVERAGE

PROVIDED BUILDING COVERAGE

9,005 SF TOTAL BUILDING COVERAGE < 9,509.98 SF MAXIMUM

BUILDING COVERAGE ALLOWED

0.112 < 0.1185

VARIANCES ORIGINALLY GRANTED ON SEPTEMBER 16, 2020

VARIANCE REQUIRED FOR 230-14.O(6) FOR MORE THAN TWO ACCESSORY STRUCTURES.

SPECIAL PERMIT REQUIRED FOR AN ACCESSORY SPORTS COURT GREATER THAN 2,500 SF

*ALL EXISTING STRUCTURES ARE TO BE REMOVED

REFERENCES
1. BEING SECTION 41.14,  BLOCK 1, LOT 62 OF THE VILLAGE OF

WESLEY HILLS AND TOWN OF RAMAPO TAX MAPPING.

2.  LOT DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT PAGE

1027 AT THE ROCKLAND COUNTY CLERKS OFFICE.

3.   BEING LOT 1 ON A MAP ENTITLED "ARNOLD C. GILBERT", FILED IN

THE ROCKLAND COUNTY CLERKS OFFICE ON OCTOBER 12, 1973 IN

BOOK 86 ON PAGE 42  AS MAP NUMBER 4464.

4.   TOTAL AREA = 80,253 SQUARE FEET OR 1.8424 ACRES.

OCTOBER 6, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

OCTOBER 14, 2021 REV 2 REV PER SOIL TESTING

OCTOBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS

NOVEMBER 15, 2021 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS

AUGUST 7, 2024 REV 5 REV FOR TENNIS COURT

DECEMBER 31, 2024 REV 6 REV UTILITIES

JANUARY 17, 2025 REV 7 REV FOR ZBA

NOVEMBER 21, 2025 REV 8 REV PER COMMENTS
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DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

10/28/24

DC

RB/LT

3814

1"=20'

4 OF 5

CIVIL TEC    Engineering & Surveying PC

OVERLAY PLAN

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

DECEMBER 31, 2024 REV 1 REV UTILITIES

JANUARY 17, 2025 REV 2 REV FOR ZBA

NOVEMBER 21, 2025 REV 3 REV PER COMMENTS
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VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

7/21/21

RB/LT

RB/LT

3814

AS SHOWN

5 OF 5

CIVIL TEC    Engineering & Surveying PC

BUILDING PERMIT PLAN

12A MARTHA ROAD
FOR

S.B.L. 41.14 - 1 - 62

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

D
E

P
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H
 A

S

BUILDING CONNECTION DETAIL

SECTION A-A

BUILDING CONNECTION ELEVATION

N.T.S.

D
IR

E
C

T
E

D

BEDDING MATERIAL ENVELOPE

LENGTH AS DIRECTED OR SPECIFIED

2' MIN.

BUILDING CONNECTION PLAN

CONCRETE CURB

Y-BRANCH

B

COVER ON CLEANOUT CAP

CAST IRON CAP BELOW FINISHED GRADE

CLEANOUT - 6" PVC

GROUND SURFACE

2"X2" OAK MARKER - 2' LONG

CLEANOUT

A

1
'-
0

"

2'-0"

2"x2" OAK MARKER STAKE 2'

LONG TO EXTEND ABOVE GROUND

SURFACE A MINIMUM OF 6"

REMOVABLE PERMANENT

PLUG TO BE AIR TIGHT

CONSTRUCT CONCRETE ENCASEMENT 6" MIN. THICK. WHERE

SLOPE OF BUILDING CONNECTION IS GREATER THAN 30°

(IF CONNECTION TO MAINLINE PIPE IS GREATER THAN 45°

RISER SECTION AND MAINLINE PIPE MUST BE ENCASED IN

CONCRETE; MINIMUM 6" THICK).

UNDISTURBED

MATERIAL

6" PVC BUILDING CONNECTION

MIN. SLOPE 1/4" PER FOOT.

MAX. SLOPE = 45°

FOR BUILDING CONNECTIONS

TO EDGE OF EASEMENT

OR MUNICIPAL ROWS

PROVIDE BEDDING MATERIAL

TO 1 FT. ABOVE PIPE END

AND 2 FT. BEYOND

WHERE CONNECTING TO EXISTING PIPE,

PROVIDE ECCENTRIC COUPLING BY

FERNCO CO. OR AN APPROVED EQUAL

WHERE NO EXISTING PIPE, PROVIDE

PLUG AND OAK MARKER

CUT "H" INTO TOP OF CURB TO MARK

LOCATION OF HOUSE CONNECTION

BEND (ROTATE

AS REQUIRED)

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

SLOPE OF BUILDING CONNECTION IS GREATER THAN 30°

(SEE BUILDING

CONNECTION

TRENCH

DETAIL)

A

B
3/8" STEEL REINFORCING ROD MARKER

3/8" REINFORCING ROD

1' LONG-2" BELOW SURFACE

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

MOUNTABLE BERM

(OPTIONAL)

P
A

V
E

D
 R

O
A

D

1
0
'

M
IN

.

MIN.

10'

22'

OR APPROVED EQUAL

6" THICK OF 2" STONE 

FILTER FABRIC-TRIVIRA #1127

100'

(IF USED)

PIPE

SHEATHING

TO REMAIN

STABLE
SLOPES

SUITABLE BACKFILL:

     CLODS, STONES AND DEBRIS.

      95% MODIFIED PROCTOR.

     COMPACT UNDER AND AROUND PIPE 

    CENTERLINE. PLACE BACKFILL IN 6" LAYERS

     BACKFILL SHALL BE FREE OF LARGE   

     ABOVE PIPE CENTERLINE COMPACT TO

PLACE BACKFILL BY HAND AND HAND

 PIPE BEDDING SHALL BE CRUSHED

     STONE OR WASHED GRAVEL PASSING

     A 3/4 INCH SIEVE AND RETAINED

M
IN

.

6
"

SEE TABLE

PIPE BEDDING:

     ON A 3/8 INCH SIEVE.

9" MIN.

FINISHED GRADE OR PAVEMENT:

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

OCTOBER 6, 2021 REV 1 REV PER VILLAGE ENGINEER'S COMMENTS

OCTOBER 14, 2021 REV 2 REV PER SOIL TESTING

OCTOBER 27, 2021 REV 3 REV PER VILLAGE ENGINEER'S COMMENTS

NOVEMBER 15, 2021 REV 4 REV PER VILLAGE ENGINEER'S COMMENTS

AUGUST 7, 2024 REV 5 REV FOR TENNIS COURT

DECEMBER 31, 2024 REV 6 REV UTILITIES

JANUARY 17, 2025 REV 7 REV FOR ZBA

NOVEMBER 21, 2025 REV 8 REV PER COMMENTS
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MAIN RESIDENCE

POOL CABANA

LEGEND

1.	 Gravel  Ci rcu lar Dr iveway & Median (PERVIOUS)

2.	 Cobbles tone Pave Dr iveway & Park ing Cour t  ( IMPERVIOUS)

3.	 I r regular S tepping Stone Walkway w/ Grass Jo in ts

4.	 Koi Pond Garden Feature

5.	 Gravel  Walkway

6.	 Tennis & Garden Ter race w/ Pergola

7.	 Tennis Cour t  60’x120’

8.	 Open Lawn & Garden

9.	 Front  & Side Ent r y S tone Walkways

10.	Front  & Rear Ter races

11.	Wood-burn ing Stone F i repi t

12.	Swimming Pool & Ter race

13.	Raised Rock Garden Feature & Sl ide Area

6

8

8
7

9

955

4

5

2

2

1

1

10

10

12

13

11

3

F R I E D M A N  R E S I D E N C E
12A  MARTHA  ROAD  ·  V I L L AGE  OF  WES L EY  H I L L S ,  NEW YORK 

DECEMBER  18 TH,  2025 
SCA L E :  3/32 ”=1 ’ - 0 ”

S C H E M A T I C  L A N D S C A P E  D E S I G N  P R E S E N T A T I O N 
MASTERP LAN
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Local Law #   of 2026 
 

A Local Law Amending the Code of the Village of Wesley Hills Allowing the Use of 
Catering Facilities in the Village of Wesley Hills 

 
Section 230-16, Schedule of Use Regulations 
 
Add "Catering Facility" to the Schedule of Use Regulations as a Special Permit Use in the NS 
Neighborhood Shopping District. 
 
Section 230-5, Definitions 
 
Add new definition for "Catering Facility" defined as: 
 
Any non-residential room, place or space in the Village where food and beverages are available 
for consumption, which is regularly leased or hired out for a particular function, occasion or 
event to which the general public is not invited or admitted. 
 
Section 230-26, Individual Standards and Requirements 
 
Add New Section 230-16. M. Catering Facilities: 
 

A. A New York State Liquor License is required for the on-site sale or serving of 
alcoholic beverages or spirits. 

 
B. Functions, occasions or events must obey the requirements of Chapter 140 Noise 

Pollution Control Law of the Village of Wesley Hills. 
 

C. Parking must be provided as per the requirements of Section 230-31 Schedule of 
Parking and Loading Facilities. 

 
D. The Planning Board in approving a special permit may allow off-street parking and 

loading spaces on the same or adjacent lots to be provided in a single common 
facility, as per the requirements of Section 230-29, Joint Use. 

 
E. The Planning Board may determine specific hours of operation for any catering 

facility. The Planning Bord, in approving a special permit for a Catering Facility, may 
require a parking study to determine permitted hours of operation to prove that the 
proposed facility operations do not conflict with existing uses at the site or at adjacent 
sites. 

 
Section 230-31, Schedule of Parking and Loading Requirements  
 
Add new requirement for "Catering Facilities" under Special Permit Uses  
 
Catering Facilities  10 spaces per 1,000 square feet of GFA 
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