
 
PLANNING BOARD MEETING AGENDA 

July 27, 2026 at 7:30 PM 
432 Route 306, Wesley Hills, NY 10952 

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

ROLL CALL 

CALL TO ORDER 

CONTINUED PUBLIC HEARING 

 1.             To consider the application of 23 Timber Trail, LLC, Suffern, NY. The Applicant is 
seeking: a Special Permit for the construction, use and maintenance of a recreational sports 
court [accessory structure]. 
 
The subject property is commonly known as 23 Timber Trail, Suffern, New York. The property 
is situated on the north side of Timber Trail 900 feet east of Wilder Road. The property is 
designated on the Town of Ramapo Tax Map as Parcel ID # 32.14-1-17 and is in an R-50 
zoning district.  
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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.

™

™ 

PARTIAL ISOMETRIC

SCALE: NTS

CROSS SECTIONAL VIEW

SCALE: NTS

SLOT DRAIN  DETAIL

SCALE: NTS

FULL DEPTH PAVEMENT

SCALE: NTS

BEING LOT ON A CERTAIN MAP ENTITLED

"WILKINSON" 

FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE

AS MAP #5755 BOOK #103 PAGE #62 ON 9/17/84.
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

site 0.5 fc 21.4 fc 0.0 fc N/A N/A

Basketball 17 fc 36 fc 4 fc 9.0:1 4.3:1

Schedule

Symbol Label Image QTY Manufacturer Catalog Description

Number 

Lamps

Lamp 

Output

LLF

Input 

Power

Polar Plot

A

4 Hydrel SAF28 LED P1 80CRI 

30K 15Vx60H FGS

SAF28 LED 12,000lm 3000K 80CRI 

15Vx60H MVOLT Full Glare Shield

1 9132 0.8 129.6

B

4 Hydrel SAF28 LED P1 80CRI 

27K 40DEG GS

SAF28 LED 12,000lm 2700K 80CRI 40DEG 

MVOLT Glare Shield

1 8978 1 259.2

Note

1. FIXTURES AT 25FT AG

2. 6FT HIGH FENCE MODELLED WITH 75% 

TRANSMITTANCE

3. 45 DEGREE TILT

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 INSTALLED

2

APPROVED STRUCTURE SET IN

PLACE (NO BACKFILL)

3

INSP INSPECTION DESCRIPTION

MUNICIPAL

INSPECTOR

INSPECTION

DATE

4

STRUCTURE BACKFILLED AS PER

APPROVED DESIGN

PERCOLATION TEST

ROOT  BALL

DIAM. + 1'0"

 BARKER MULCH
3" SHREDED HARDWOOD

PRUNE  1/3  TOP GROWTH
& ALL BROKEN CANES

PREPARED BACKFILL

SOIL SAUCER

MEET EXISTING SOIL LINE

OF ROOTBALL AFTER PLANT IS SET
CUT & REMOVE BURLAP FROM TOP 1/2

SUBGRADE

6"

KEEP MULCH 3"
AWAY FROM
BASE OF PLANT
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June 25, 2026 
 
Village of Wesley Hills 
432 Route 306 
Wesley Hills, NY 10952 
 
Attn: Alicia Schultz, Village Clerk 
 
Re: 23 Timber Trail 
  
To Whom It May Concern, 
 

The landscaping contractor installed 80 CY of topsoil to reseed his entire lawn.  The 
remaining soil that was moved was on site soils that were moved around to create a more level 
yard.  Based on the Village Code, we feel this qualifies for an exemption per Section  95.3.D(4).    
The intent is to reseed and install large amounts of landscaping surrounding the property. 
  
 Please let me know if you require anything further. 
   
Very truly yours, 
 

Paul Gdanski 
 
Paul Gdanski, P.E.   
 

 

Paul Gdanski, PE, PLLC 
3512 Whittier Court 
Mahwah, NJ 07430 

(917) 418-0999 
Email: pgski@earthlink.net 
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Hudson Valley: 156 Route 59, Suite C6, Suffern, NY 10901    845.368.1472 
Long Island: 70 Maxess Road, Melville, NY 11747    631.427.5665  

 

 
Memorandum 
 
To: Village of Wesley Hills Planning Board 

 
From: William Brady, AICP, Principal Planner 
 Gerard Chesterman, Planner 
  
Re: Ginsburg 23 Timber Trail Special Permit 
 SBL# 32.14-1-17: R-50 Zoning District 
 
Date: July 22, 2026 
 
cc: Stephanie Caputo, Planning Board Secretary 
 Bruce Minsky, Esq., Planning Board Attorney 
 Elena Guckian, P.E., Village Engineer 
 John Layne, Building Inspector 
 AJ Ginsburg, Applicant 

 
 
   
Received and reviewed for this memorandum: 
 

• Plot Plan, prepared and Signed by Paul Gdanski, P.E., PLLC, dated April 14, 2026, revised July 13, 
2026. 

o DWG # 1 of 2 
o DWG # 2 of 2 

• Letter from John C. Layne, Village Building Inspector, dated July 20, 2026 
• Invoice from Montebello Landscaping and Construction Corp., dated May 4, 2026 
• Narrative, undated and unsigned, dated as Received July 20, 2026 
• Building Permit application, signed by John Layne, dated July 9, 2026 

 
Project Summary 
 
The applicant, AJ Ginsburg, is requesting special permit approval for a proposed 4,500 SF sports court and 
tree removal on an existing single-family lot.  
 
Submission Comments 

 
1. The most recent submitted plans, narrative and Building Inspector’s letter note that the 

applicant has requested and received a building permit to construct two separate sports courts 
of 2,200 sf and 2,250 s.f. and thus would not require a special permit from the Planning Board. 
The latest plans show a grass strip between the courts. The Building Inspector’s letter notes that 
should the applicant wish to combine the two courts, the owner will be required to obtain a 
special permit from the Planning Board for the sports court. According to photos provided by 
the neighbors and the Village Engineer, it appears that one, larger court has been constructed. 
We recommend that the applicant submit a new site plan detailing the existing court and any 
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other new improvements at the site. The Planning Board and Village staff will determine next 
steps on processing a special permit for the existing court which may have been installed 
without a special permit.  
 

2. 6/23/26 -At the May Planning Board meeting, the applicant noted that all or most of the trees 
in on the property have been removed. The newly submitted plans show a line of plantings 
along the perimeter of the property which, according to the applicant, have already been 
planted.  
 

3. Per § 230-21. (E), all special permit uses require site plan approval. Per § 230-46, please provided 
the following information: 

• The location and dimensions of all existing buildings, retaining walls, fences, rock outcrops, 
wooded areas, single trees with a diameter of eight inches or more measured three feet above 
the base of the trunk, watercourses, marshes, water supply, sanitary sewerage, storm drainage, 
and any other utility facilities and of any other significant existing features on the premises. All 
significant existing features within 20 feet of all property lines shall also be shown. 6/23/26 – This 
comment remains. 7/2026 – comment addressed.  
 

• The estimate of all earthwork, including the quantity of any material to be imported to or removed 
from the site, or a statement that no material is to be removed or imported. 6/23/26 – we defer 
to the comments of the Village Engineer regarding the quantity and quality of the imported 
materials.  
 

• A detailed landscaping plan, including type, size and location of all materials used and plans for 
buffer screening and fencing. 6/23/26 – This comment remains. 7/2026 – This comment remains. 
As a special permit may be required for the sports court which was installed without a special 
permit approval from the Planning Board, the Board should determine whether they will 
require a new landscaping plan and whether they require any additional landscaping than the 
trees already installed around the perimeter of the property.  
 

• Proposed type, design, mounting height, location, direction, power and timing of all outdoor 
lighting. 6/23/26 – This comment remains. 7/2026 – the submitted plans include the required 
information regarding outdoor lighting. Comment addressed.   

 
4. The latest Google Maps street view imaging indicates that the trees proposed to be removed from 

the front of the property on the site plan have already been removed. Please provide more 
information on this. 6/23/26 – as noted above, the applicant has noted that all or most trees on 
the property have been removed.  
  

Zoning Comments 
 

5. Per § 95-4, this proposal also requires an application for a clearing permit because of the proposed 
tree removal. 6/23/26 – Comment remains.  
 

Planning Comments 
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6. Please consider only removing trees that conflict with the proposed court and preserve all existing 
healthy trees that do not conflict with the court. 6/23/26 – as noted above, the applicant has 
noted that all or most trees on the property have been removed.  
 

SEQRA/GML Comments 
 

7. For SEQRA purposes, the construction of the sports court of this size would be considered a Type 
II Action per §617.5(c)(15) and no further SEQRA review is required.  
 

8. The proposal does not appear to require any GML review from Rockland County Planning or any 
other municipality.  
  

Items reviewed for our previous memorandum dated June 23, 2026, 2026: 
 

• Plot Plan, prepared and Signed by Paul Gdanski, P.E., PLLC, dated April 14, 2026, revised May 26, 
2026. 

o DWG # 1 of 2 
o DWG # 2 of 2 

 
Items reviewed for our previous memorandum dated May 22, 2026: 
 

• Special Permit Application, prepared and signed by AJ Ginsburg, dated April 16, 2026. 
• Narrative, unsigned, undated. 
• Short Environmental Assessment Form, prepared and signed by AJ Ginsburg, dated April 16, 2026.  
• Plot Plan, prepared and Signed by Paul Gdanski, P.E., PLLC, dated April 14, 2026 

o DWG # 1 of 2 
o DWG # 2 of 2 

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

 

 

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

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

July 23, 2026 
 
Village of Wesley Hills  
432 Route 306  
Wesley Hills, New York 10952  
  
Attn:  Stephanie Caputo, Secretary to the Planning & Zoning Board 
   
Re:   23 Timber Trail  
         Special Permit Application  
 Tax Lot 32.14-1-17 
 23 Timber Trail 
 Village of Wesley Hills, New York 
 CDW #WH26-605 
  
Dear Ms. Caputo, 
 
Our office has received and reviewed Special Permit Application for the above referenced project including 

following: 

• Plot Plan for “23 Timber Trail LLC, 23 Timber Trail, Suffern, NY 10901”, prepared by Paul Gdanski, 
PE, PLLC, dated April 14, 2026, last revised on July 13, 2026.  

• Certification letter signed by the project engineer, Paul Gdanski, PE, dated June 25, 2026. 
• Invoice from Montebello Landscaping and Construction Corp., dated May 4, 2026. 
• Letter from John C. Layne, Village Building Inspector, dated July 20, 2026. 
• Building Permit application, signed by John Layne, dated July 9, 2026. 
• Narrative, undated and unsigned, dated as Received July 20, 2026. 

 
It is our understanding that this application is for construction of a 50 feet wide and 90 feet long tennis 

court with a total area of 4,500 square feet. As per §230-14.O(4)(b), construction of an accessory structure 

over 2,500 square feet in ground floor area requires the issuance of a Special Permit by the Planning Board. 

The project is also proposing to install a detached one-car garage. 

 

The majority of the existing trees on site were removed, and the tennis court has been constructed as noted 

during our site visit on July 22, 2026. 

 

Below are our comments based on review of the revised plan, Planning Board discussion at the Planning 

Board meeting on June 24, 2026, and site visit performed on July 22, 2026:  

 

1. Site Plan approval is required for Special Permit applications (§230-21.E).  

2. The plan shall include name and address of record owner and of applicant and Chairman signature 

block.  

3. The latest submitted plan shows two courts (50’x44’ and 50’x45’) with a one-foot-wide grass strip 

between the proposed courts. If this application is for one large court (50’x90’), this should be 

clearly shown on the plan. 

4. The Applicant shall provide Landscaping Plan meeting the requirements of §230-53 and satisfactory 

to the Planning Board. As per our site visit on July 22, 2026, Green Giants proposed on the perimeter 

of the site have been installed. 
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5. The total number of trees removed shall be identified on the plan. 

 

6. As per our site visit on July 22, 2026, disturbed soil was seeded and vegetation is establishing. 

Additional seeding may be needed in isolated areas throughout the site and near the recently 

installed tennis court.  

 

7. On July 22, 2026, our office witnessed percolation test performed by the testing company CATGO 

Materials Testing in the location of the proposed drainage system. Ground water was observed at 

the depth of about 9 feet. It is our understanding that the Applicant’s engineer will be revising 

drainage system per field conditions.  

 

8. Our office received and reviewed certification letter signed by the project engineer, Paul Gdanski, 

PE, dated June 25, 2026, stating that the existing topsoil on site was reused and additional 80 CY of 

topsoil was imported by landscaping contractor.  

 

Topsoil stripping and reuse for final site restoration is a practice that is acceptable by the New York 

State Standards and Specifications for Erosion and Sediment Control. Based on the certification 

letter prepared by Paul Gdanski, PE, the clearing activity on the property can be permitted by the 

exception identified in §95-3.D.(4). Should the Board decide to accept this certification, it will 

supersede our previous calculation of the estimated fill. 

 

9. Village Engineer must inspect any infiltration system installation prior to backfill of any soil or 

aggregate.  

 

Should you have any questions, please do not hesitate to contact our office.  

 

 

Sincerely, 

 

 

 

Civil Design Works, LLC 

Alena Guckian, P.E. 

Village of Wesley Hills Consulting Engineer 

 
W:\Projects\WH\2026\WH26-605 - 23 Timber Trail\Correspondence\Review Letters\2026-7-23 - 23 Timber Trail.docx 
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