
 
PLANNING BOARD MEETING AGENDA 

September 30, 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 Applicant is seeking: a Special Permit for a Home Office with a temporary 
accessory truck parking. 
 

The subject property is commonly known as 94 Spook Rock Road, Suffern, 
NY. The property is situated on the East Side of Spook Rock Road, 200 +/- North of 
Grandview. The property is designated on the Town of Ramapo Tax Map as Parcel 
ID # 41.13-1-8 and is located in a R-50 zoning district.  

DISCUSSIONS 

 2.           The discussion of Jay Court Holdings, LLC. The applicant is seeking a Sketch 
Plat Approval for a Subdivision/Lot Line Adjustment. 
 
          The subject property is commonly known as 110 & 106 Willow Tree Road. The 
property is situated on the north side of East Willow Tree Road, 200 feet east of 
Rainbow Court. The property is designated on the Town of Ramapo Tax Map as 
Parcel ID # 41.08-1-44.1 & 44.2 and is located in an R-35 Zoning District. 

 3.             The discussion on the application of David and Esty Leverton, 22 Pomona 
Road. The applicants are seeking a Sketch Plat Approval for a Subdivision/Lot Line 
Adjustment. 
 
         The subject property is commonly known as 22 Pomona Road. The property is 
situated on the south side of Pomona Road, 285 feet east of West Lane. The 
property is designated on the Town of Ramapo Tax Map as Parcel ID # 41.08-1-30 
and is located in an R-35 Zoning District. 

 4.             The discussion on the application of Yaakov Janklelovits for a 
Clearing/Filling/Excavating Permit. Designated on the Town of Ramapo Tax Map as 
Parcel ID # 23.19-4-13. Subject property is located at 5 Powder Horn Drive. 

 5.             The discussion on the application of Eli Glassman for a 
Clearing/Filling/Excavating Permit. Designated on the Town of Ramapo Tax Map as 
Parcel ID# 32.19-4-13. Subject property is located at 24 Rockwood Lane. 

APPROVAL OF MINUTES 
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 6. July 29, 2026 & August 26, 2026. 

ADJOURNMENT 
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DEPARTMENT OF PLANNING
Dr. Robert L. Yeager Health Center

50 Sanatorium Road, Building T
Pomona, New York 10970

Phone: (845) 364-3434     Fax: (845) 364-3435

Douglas J. Schuetz
Commissioner

Adam Carsen
Deputy Commissioner

Wesley Hills Planning Board
432 Route 306
Wesley Hills, NY 10952

September 11, 2026

Tax Data: 41.13-1-8

Re: GENERAL MUNICIPAL LAW REVIEW:  Section 239 L and M

Date Review Received:  08/13/2026Map Date:  

Item:   96 Spook Rock Road (GML-26-0416)

Special Permit for a home business to allow temporary accessory truck parking at the residence. The 
home business is located within a single-family dwelling located on approximately 0.57 acres in the R-50 
zoning district.
East side of Spook Rock Rd, northwest side of Grandview Avenue, approximately 270 feet north of the 
intersection of Spook Rock Road and Grandview Avenue

Spook Rock Rd (County Route 85), Grandview Av (County Route 80), Willow Tree Brook, Town of 
Ramapo, Village of Montebello

Reason for Referral:

The County of Rockland Department of Planning has reviewed the above item. Acting under the terms of the 
above GML powers and those vested by the County of Rockland Charter, I, the Commissioner of Planning, 
hereby:

Remand for Local Decision

The proposed action is deemed to have no significant county-wide or inter-community impact under New York 
State General Municipal Law § 239; therefore, the action is a local decision.

Page 1 of 2
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96 Spook Rock Road (GML-26-0416)

Douglas Schuetz
Commissioner of Planning

Mayor Marshall Katz, Wesley Hills

Rockland County Department of Health

Rockland County Drainage Agency

Rockland County Highway Department

Rockland County Planning Board

Rockland County Sewer District No. 1

Town of Ramapo Planning Board

Village of Montebello Planning Board

Frontier Surveying and Mapping LLC

cc:

*The review undertaken by the County of Rockland Department of Planning is pursuant to and follows the mandates of Article 12-B of the 

New York General Municipal Law. Under Article 12-B, the County of Rockland does not render opinions nor determine whether the proposed 

action reviewed implicates the Religious Land Use and Institutionalized Persons Act. The County of Rockland Department of Planning defers 

to the municipality referring the proposed action to render such opinions and make such determinations as appropriate under the 

circumstances.

In this respect, municipalities are advised that under the Religious Land Use and Institutionalized Persons Act, the preemptive force of any 

provision of the Act may be avoided (1) by changing a policy or practice that may result in a substantial burden on religious exercise, (2) by 

retaining a policy or practice and exempting the substantially burdened religious exercise, (3) by providing exemptions from a policy or practice 

for applications that substantially burden religious exercise, or (4) by any other means that eliminates the substantial burden.

Pursuant to New York State General Municipal Law §§ 239-m and 239-n, the referring body shall file a report of final action it has taken with 

the County of Rockland Department of Planning within thirty (30) days after final action.

Page 2 of 2
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Civil Tec Engineering & Surveying P.C. 
139 Lafayette Avenue, 2nd Floor, Suffern, NY 10901 Tel 845.547.2241 Fax 845.547.2243 

111 Main Street, Chester, NY 10918 Tel 845.610.3621 
Civil-Tec.com 

July 24, 2026 

 

Village of Wesley Hills 

432 Route 306 

Wesley Hills, New York 10952  

 

Re: 110 & 106 Willow Tree Road 

       Spring Valley, NY, 10977 

       Tax Lots 41.08-1-44.1, & 44.2 

 

The attached subdivision is for Tax Lots 41.08-1-44.1 & 44.2. The properties are known as 106 & 

110 Willow Tree Road in the Village of Wesley Hills. The applicant is seeking to revise the lot lines 

between the two parcels. The revision would increase Lot 44.2’s frontage on Willow Tree Road 

from 25 feet to 35 feet. It is currently an existing flag lot. This change will allow it to have more 

frontage on Willow Tree Road. The change would also increase the size of 44.1 from 43,558 SF to 

46, 198 SF. Both lots have existing building permits for single family homes. The only changes to 

the proposed developments is that rather than having 2 retaining walls between the properties, along 

the driveways, we are showing that the grading between the two lots blend together to avoid the 

walls. Otherwise the layout, utilities, erosion control, are all the same.  

Page 28 of 131

http://www.civil-tec.com/


Page 29 of 131



Page 30 of 131



Page 31 of 131



Page 32 of 131



Page 33 of 131



Page 34 of 131



Page 35 of 131



Page 36 of 131



Page 37 of 131



Page 38 of 131



Page 39 of 131



Page 40 of 131



Page 41 of 131



W
ILLO

W
 TR

EE R
O

AD
50' W

ID
E

C
.L

.F
.

METAL FENCE

STO
N

E W
ALL

STO
N

E W
ALL WET AREA

S 15°14'25" W
20.00'

380.12'

S 74°45'35" E
174.23'

S 15°14'25" W 253.73'

METAL FENCE

METAL FENCE

STONE WALL

ST
O

N
E 

W
AL

L

VINYL FENCE

W
AL

LW
ALL

W
ALL

WALL

W
ALL

BBNET

E

EM

E

EM

GUY

G
G

V

I.P.F.

LP

SIG
N

U
P

U
P

U
PL

41.08 - 1 - 44.2
126,106 Sq. Feet

2.895 Acres41.08 - 1 - 44.1
43,558 Sq. Feet

1.000 Acres

41.08 - 1 - 34
37,837 Sq. Feet

0.869 Acres

A8

41.08 - 1 - 46
N/F SCHECHTER

2

1

1

2

41.08 - 1 - 40
N/F MAKOWSKY

A4

41.08 - 1 - 41
N/F ENGELSTEIN

A3

41.08 - 1 - 42
N/F BENISZ

A2

41.08 - 1 - 43
N/F BEREN

A1

41.12 - 1 - 2
N/F DAVID & SABRINA WEINSTEIN

LEGACY TRUST

A1A

#110
2 STORY
FRAMED

DWELLING TBR

GARAGE

# 114
2 STORY
FRAMED

DWELLING

#2
FRAMEDDWELLING

CONC

CONC

CONC

DECK

CONC POOL AREA TBR

PAVEMENT

PAVEMENT

PAVEMENT

PAVEMENT

C
O

N
C

C
O

N
C

STONE STONE

PAVEMENT

WET AREA

DECK

CONC

39.1'

47.4'

76.9'

SHED

41.08 - 1 - 45
62,061 Sq. Feet

1.425 Acres

168.29'

N 02°30'44" E 247.30' N 02°30'44" E 123.45'

164.17'

CHIM.

C
H

IM
.

W
V

S 02°40'26" W 855.00'

N
 85°12'16" W

25.02'
N

 85°12'16" W
173.65'

DECK

C
O

VER
ED

PO
R

C
H

24.2'

LIN
E TO

 BE R
ELO

C
ATED

N
EW

 PR
O

PER
TY LIN

E

LINE TO BE RELOCATED

NEW PROPERTY LINE

VICINITY MAP

VILLAGE OF WESLEY HILLS  -  ROCKLAND COUNTY  -  NEW YORK

DATE                                        ISSUE                                             DESCRIPTION                                                        REVISIONS

DATE:

DRAWN BY:

CHKD BY:

JOB No.

SCALE:

DWG No.

7/15/26

RB/LT

RB/LT

4354

1"=30'

1 OF 2

CIVIL TEC Engineering & Surveying PC

SUBDIVISION PLAT

106 & 110 WILLOW TREE ROAD
FOR

S.B.L. 41.08 - 1 - 44.1 & 44.2

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

GENERAL NOTES
1. RECORD OWNER AND APPLICANT:     JAY COURT HOLDINGS LLC

                                  6 JAY STREET
MONSEY, NY 10952

2. TAX REFERENCE: VILLAGE OF WESLEY HILLS: 41.08 - 1 - 44.1 & 44.2

3. AREA OF PROPERTY: 169,664 SQUARE FEET OR 3.895 ACRES

4. BOUNDARY AND TOPOGRAPHIC INFORMATION IS BASED UPON A FIELD SURVEY
COMPLETED BY CIVIL TEC ENGINEERING & SURVEYING PC. ON APRIL 24, 2024.

1" = 300'

REFERENCES
1.   BEING SECTION 41.08,  BLOCK 1, LOT 44.1 & 44.2 OF THE VILLAGE OF WESLEY
HILLS AND TOWN OF RAMAPO TAX MAPPING.
2.   LOT 44.1 DESCRIBED BY DEED IN INSTRUMENT NO. 2022 AT PAGE 34277 AT THE
ROCKLAND COUNTY CLERKS OFFICE.
3.   LOT 44.2 DESCRIBED BY DEED IN INSTRUMENT NO. 2020 AT PAGE 26029 AT THE
ROCKLAND COUNTY CLERKS OFFICE.
4.   LOTS 44.1 & 44.2 BEING LOTS 1 & 2 ON A MAP ENTITLED "SUBDIVISION PLAT FOR
MOSKOWITZ", FILED IN THE ROCKLAND COUNTY CLERK'S OFFICE ON SEPTEMBER
20, 2010 IN BOOK 128 ON PAGE 60 AS MAP NUMBER 8116.
5.   TOTAL AREA OF LOT 44.1 = 43,558 SQUARE FEET OR 1.000 ACRES.
6.  TOTAL AREA OF LOT 44.2 = 126,106 SQUARE FEET OR 2.895 ACRES.

Owners Approval

OWNER OR REPRESENTATIVE                           DATE

OWNER OR REPRESENTATIVE                           DATE

IN ACCORDANCE WITH AN IRREVOCABLE OFFER OF DEDICATION.
UTILITIES SHOWN ON THE WITHIN SUBDIVISION PLAT AND CONSTRUCTION PLANS
TO THE TOWN OF RAMAPO. ALL STREETS, MUNICIPAL USES, PARKS, AND REQUIRED
THE OWNER OR HIS REPRESENTATIVE HEREBY IRREVOCABLY OFFERS FOR DEDICATION

APPROVED FOR FILING

Rockland County 

APPROVED FOR FILING

CHAIRMAIN ROCKLAND COUNTY DRAINAGE AGENCY            DATE

Approval
Drainage Agency

NOTE:
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 

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

CLAIM FOR LIABILITY SHALL NOT EXCEED THE AMOUNT OF THE AGREEMENT ANY EXTENSION OF USE

LUKAS M. GRAF
N.Y. Lic. No. 051288
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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.

7/15/26

RB/LT

RB/LT
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2 OF 2

CIVIL TEC Engineering & Surveying PC

PROPOSED PLAN

106 & 110 WILLOW TREE ROAD
FOR

S.B.L. 41.08 - 1 - 44.1 & 44.2

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
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GML Report

Adjacent Town Boundarry: NO

ROW-Palisades Interstate Parkway: NO

ROW-NYS Highway: NO

Long Path Hiking Trail: NO

State Park: NO

NYS Facility: NO

Orange County Bundary: NO

Y Coordinate: 847268.00000000

Requires GML Review: NO

GML Criteria:

Parcel ID:  41.08-1-44.2

OLD ID: Address: 106 E WILLOW TREE RD

State: NY

Municipality: Wesley Hills

Deed Date: 2/28/2024 12:00:00 AM

GIS Calculated Acres: 2.934

Date Parcel: February 2026

Deed Acres: 2.890

Instrument: 2024-00005396

Book Page: N/AZip: 10977

City: SPRING VALLEY

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: NO

County Regulated Streams: NO

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: 612098.00000000

Source: Rockland County GIS Portal
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GML Report

Adjacent Town Boundarry: NO

ROW-Palisades Interstate Parkway: NO

ROW-NYS Highway: NO

Long Path Hiking Trail: NO

State Park: NO

NYS Facility: NO

Orange County Bundary: NO

Y Coordinate: 846945.00000000

Requires GML Review: NO

GML Criteria:

Parcel ID:  41.08-1-44.1

OLD ID: Address: 110 E WILLOW TREE RD

State: NY

Municipality: Wesley Hills

Deed Date: 2/16/2024 12:00:00 AM

GIS Calculated Acres: 0.994

Date Parcel: February 2026

Deed Acres: 1.000

Instrument: 2024-00004411

Book Page: N/AZip: 10977

City: SPRING VALLEY

Property Information:

ROW-NYS Thruway: NO

ROW-County Highways: NO

County Regulated Streams: NO

County Park: NO

County Facility: NO

Adjecent Village Boundary: NO

X Coordinate: 612072.00000000

Source: Rockland County GIS Portal

Page 45 of 131



 
 

PLANNING BOARD 
VILLAGE OF WESLEY HILLS 

 
NARRATIVE SUMMARY 

 
22 POMONA LANE SUBDIVISION 

Tax Lot 41.08-2-30 
 
David and Esty Leverton own their home at 22 Pomona Lane in the Village. It is in an 
R-35 zoning district. They wish to subdivide their property into three residential lots, 
maintaining the existing house. 
 
Existing Conditions 
 
The property is zoned R-35, which requires a minimum lot area of 35,000sf for single-
family dwellings. The property has a lot area of 141,664sf (3.252ac). There is an 
existing one-story frame dwelling on the western side of the lot. Small outbuildings are 
scattered near the house. An existing gravel driveway with macadam apron provides 
access to Pomona Lane, a private road that leads to McNamara Road, the nearest 
public street. 
 
Pomona Lane is partly paved and partly gravelled. It is owned and maintained by the 
Pomona Country Club, Inc., a homeowners association. 
 
The house is served by the Pomona Country Club community well. It has a septic tank 
for sanitary sewage disposal. Public water and sanitary sewers are not available in 
Pomona Lane. Electricity and communications are provided by overhead lines. 
 
Proposed Conditions 
 
The Levertons wish to subdivide the property into three lots as shown on the 
accompanying plans. Lot 1, with 49,326sf, is on the western half of the site. It contains 
the existing house and driveway, with direct access to Pomona Lane. 
 
Lot 2 has 44,031sf and is on the eastern half of the site. It has frontage on Pomona 
Lane. A house on Lot 2 would have its own driveway to Pomona Lane. The driveway 
winds to accommodate the existing grade. 
 
Lot 3 is in the rear (south) portion of the site, with a lot area of 48,307sf. It does not 
have frontage on Pomona Lane. An extension of the Lot 1 driveway will provide access 
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22 Pomona Lane Subdivision   Page 2 

to Pomona Lane. This will minimize the amount of new impervious surfaces required 
for the subdivision and eliminate the need for a third curb cut. A driveway maintenance 
agreement and ingress/egress easement over Lot 1 will be provided as a condition of 
subdivision approval. 
 
Existing utility services will be maintained to the extent practicable, with the new 
houses making connections with those services. Easements will be provided as shown 
on the drawings. Lots 2 and 3 will have their own septic systems and wells.  
 
Each of the proposed lots conforms to the bulk requirements of the R-35 district. A 
variance from Village Law § 7-736 is needed for Lots 2 and 3 as they do not have direct 
access to a public highway. 
 
SEQRA and GML Status 
 
The project is an Unlisted action under SEQRA. 
 
Referral to the Rockland County Planning Department under GML § 239-n is not 
required as the site is more than 500 feet from the specified features. 
 
Dated: August 13, 2026 
 New City, New York 
 
EMANUEL LAW, PC 

 
By:________________________ 
Ira M. Emanuel 
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DEPARTMENT OF PLANNING
Dr. Robert L. Yeager Health Center

50 Sanatorium Road, Building T
Pomona, New York 10970

Phone: (845) 364-3434     Fax: (845) 364-3435

Douglas J. Schuetz
Commissioner

Adam Carsen
Deputy Commissioner

Wesley Hills Planning Board
432 Route 306
Wesley Hills, NY 10952

September 01, 2026

Tax Data: 41.07-1-2

Re: GENERAL MUNICIPAL LAW REVIEW:  Section 239 L and M

Date Review Received:  08/07/2026Map Date:  08/03/2026

Item:   5 Powder Horn Drive (GML-26-0403)

Clearing, Filling and Excavation permit for disturbances made to the rear yard of an existing single-family 
dwelling located on 0.92 acres in the R-50 zoning district. Disturbances include the installation of an 
in-ground pool and subsequent grading.
Southeast side of Powder Horn Drive, approximately 655 feet south of Ari Drive

Lime Kiln Rd (County Route 84)

Reason for Referral:

The County of Rockland Department of Planning has reviewed the above item. Acting under the terms of the 
above GML powers and those vested by the County of Rockland Charter, I, the Commissioner of Planning, 
hereby:

Remand for Local Decision

The proposed action is deemed to have no significant county-wide or inter-community impact under New York 
State General Municipal Law § 239; therefore, the action is a local decision.

Douglas Schuetz
Commissioner of Planning

Page 1 of 2
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5 Powder Horn Drive (GML-26-0403)

Mayor Marshall Katz, Wesley Hills

Rockland County Department of Health

Rockland County Highway Department

Rockland County Planning Board

Rockland County Sewer District No. 1

Atzl, Nasher & Zigler P.C.

cc:

*The review undertaken by the County of Rockland Department of Planning is pursuant to and follows the mandates of Article 12-B of the 

New York General Municipal Law. Under Article 12-B, the County of Rockland does not render opinions nor determine whether the proposed 

action reviewed implicates the Religious Land Use and Institutionalized Persons Act. The County of Rockland Department of Planning defers 

to the municipality referring the proposed action to render such opinions and make such determinations as appropriate under the 

circumstances.

In this respect, municipalities are advised that under the Religious Land Use and Institutionalized Persons Act, the preemptive force of any 

provision of the Act may be avoided (1) by changing a policy or practice that may result in a substantial burden on religious exercise, (2) by 

retaining a policy or practice and exempting the substantially burdened religious exercise, (3) by providing exemptions from a policy or practice 

for applications that substantially burden religious exercise, or (4) by any other means that eliminates the substantial burden.

Pursuant to New York State General Municipal Law §§ 239-m and 239-n, the referring body shall file a report of final action it has taken with 

the County of Rockland Department of Planning within thirty (30) days after final action.
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