
 
ZONING BOARD OF APPEALS MEETING AGENDA 

August 19, 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.             To consider the application submitted by Carl and Oryan Pfeffer/COP 
Capital LLC for variances from the provisions of Section 230–17 Attachment I and 
Section 230-14B(1) of the Code of the Village of Wesley Hills, to permit a two lot 
subdivision, the lot known as 15 Oz Court having lot width of 83.8 feet instead of 
the minimum required of 125 feet, effective square of 81.5 feet instead of the 
minimum required of 125 Feet, front yard of 25 feet instead of the minimum 
required of 50 feet, impervious surface ratio of .281 instead of the maximum 
permitted of .25, and which proposed subdivision impairs conformity with the 
Zoning Law for minimum lot width, effective square, front yard and impervious 
surface requirements. 
 
             The subject premises are situated on the east side of Oz Court 
approximately 300 feet from the intersection of Arcadian Drive, known as 15 Oz 
Court and 12 Mark Drive, in an R-35 Zoning District. 
 

CONTINUED PUBLIC HEARING 

 2.             To consider the application submitted by Stanley Mayerfeld on behalf of 
166 E. Willow Tree Realty, LLC 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 having a front 
yard of 42.9 feet on East Willow Tree Road instead of the minimum required of 50 
feet, 33.6 feet on Route 306 instead of the minimum required of 50 feet, side yard 
of 19.6 feet instead of the minimum required of 25 feet, impervious surface ratio 
of .29 instead of the maximum permitted of .25, front yard impervious surface 
ratio of .30 on East Willow Tree Road instead of the maximum permitted of .20, 
and building coverage of .15 instead of the maximum permitted of .10. 

 

The subject premises are situated on the north side of East Willow Tree 
Road, 0 feet from the intersection with Route 306, known as 166 East Willow Tree 
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Road, designated on the Tax Map as Section 41.11, Block 2, Lot 1, in an R-35 
Zoning District. 
 

APPROVAL OF MINUTES 

 3. June 17, 2026, and July 15, 2026. 

ADJOURNMENT 
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Short Environmental Assessment Form 
Part 1 - Project Information 

Instructions for Completing 

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 based on 
information currently available.  If additional research or investigation would be needed to fully respond to any item, please answer as 
thoroughly as possible based on current information. 

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the 
lead agency; attach additional pages as necessary to supplement any item. 

Part 1 – Project and Sponsor Information 

Name of Action or Project: 

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 

E-Mail:
Address: 

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO YES 

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES 

3. a. Total acreage of the site of the proposed action?     __________ acres 
b. Total acreage to be physically disturbed?     __________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres 

4. Check all land uses that occur on, are adjoining or near the proposed action:

5.        Urban       Rural (non-agriculture)               Industrial            Commercial          Residential (suburban) 

                         Aquatic              Other(Specify):□  Forest          Agriculture

□  Parkland 
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify: ________________________________________________________________________________ 

NO YES 

8. a.    Will the proposed action result in a substantial increase in traffic above present levels?

b. Are public transportation services available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?

NO YES 

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable water: _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

12.  a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district 
which is listed on the National or State Register of Historic Places, or that has been determined by the 
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the 
State Register of Historic Places?

archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

NO YES 

13. a.   Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
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EAF Mapper Summary Report Wednesday, January 28, 2026 4:22 PM

Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks. Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources to 
confirm data provided by the Mapper or to obtain data not provided by 
the Mapper.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National or State 
Register of Historic Places or State Eligible 
Sites]

No

Part 1 / Question 12b  [Archeological Sites] Yes

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

Digital mapping data are not available or are incomplete. Refer to EAF 
Workbook.

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] No

Part 1 / Question 20 [Remediation Site] No
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ZBA Referral 

 

VILLAGE OF WESLEY HILLS 

A regular meeting of the Planning Board of the Village of Wesley Hills (“Planning 

Board”) was convened on May 27, 2026, at 7:30 pm.  

The meeting was called to order by the Chairman Lon Lieberman, and with a quorum 

present, the following Resolution was offered by Joseph Zupnik, seconded by Tzvee Rotberg to 

wit:  

  WHEREAS, the COP CAPITAL LLC/JULIE LICHTSCHEIN are seeking Sketch Plat 

Approval for a Subdivision/Lot Line Adjustment for the subject property(ies) commonly known 

as: 

[Lot A] – 15 Oz Court, Wesley Hills NY.  The property is situated on the east side 

of Oz Court, 300 feet from the intersection of Arcadian Dr. The property is 

designated on the Town of Ramapo Tax Map as Parcel ID # 41.12-2-39 and is in 

an R-35 zoning district; and 

[Lot B] – 12 Mark Drive, Wesley Hills NY.  The property is situated on the east side 

of Mark Drive, 270 feet from the intersection of Arcadian Drive. The property is 

designated on the Town of Ramapo Tax Map as Parcel ID # 41.12-2-45 and is 

located in an R-35 zoning district. 

 WHEREAS, the proposed Sketch Plat Approval cannot be approved without the granting 

of a certain variance(s), as identified in the Application [Minimum Lot Frontage (12 Mark/15 Oz) 

Minimum Front Yard (15 Oz); Minimum Lot Width (15 Oz); Minimum Total Side Yard (15 Oz); 

and, Maximum Impervious Surface Ratio (15 Oz)] (“Variance(s)”); 

/// 

/// 
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  NOW, THEREFORE, BE IT RESOLVED, that the Applicant is hereby referred to the 

Zoning Board of Appeals for a consideration of its Application for the necessary variance(s).   

 BE IT FURTHER RESOLVED that the Applicants shall discuss/confirm the variances 

identified above with the Village’s Building for its interpretation/confirmation.  

The Planning Board gives no approval of any building plans, any plans, at this juncture, 

submitted to this Planning Board solely for the purposes of the 

approval(s)/referral(s)/determination(s) being referenced herein.   

ACTION:   A motion to grant/approve this Resolution was made by Joseph Zupnik, with 

a second from Tzvee Rotberg.  

 

 The voting in favor was as follows [7 - 0]:    

 

In Favor:  Chairman Lieberman, Member Vanessa Newman Caren, Member Albert 

Tew, Member Joshua Scheinberg, Member Neal Wasserman, Ad-Hoc Joseph 

Zupnick and Ad-Hoc Tzvee Rotberg;  

 

    Oppose:  NONE ;  

 

    Abstain:  NONE.   
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