The Town of Haverstraw
Building Department

1 Rosman Road
Garnerville, NY 10993
Phone: 845-942-3710

Fax: 845-786-7647

George T. Behn, Jr. Erich J. Desch
Building Inspector Il Deputy Building Inspector

1/25/22

RE: THE VARIANCES REQUIRED AS PER 167-58 OF THE HAVERSTRAW TOWN
CODE, TO CONVERT A 3,576 SQ/FT SINGLE FAMILY DWELLING INTO A 8,202
SQ/FT HOUSE OF WORSHIP WITH APPURTENANCES.

Owner/Applicant: K’'hal Bnei Torah

Address: 54 Riverglen Dr. Thiells, NY 10984

Site Location: 62 Riverglen Dr. Thiells, NY 10984
SBL: 25.12-1-31

To whom it may concern,

The following variance is required, for the conversion of an existing single family dwelling
into a house of worship as per proposed site plan.

1. Minimum Lot Width: Required is 200 ft., Proposed is 183.94 Ft:
A 16.06 ft variance is required

2. Minimum Street Frontage: Required is 200 ft., Proposed is 177.53 Ft:
A 22.6 ft variance is required

3. Minimum Front Yard Set Back: Required is 60 ft., Proposed is 37.4 Ft:
A 22.6 ft variance is required

4. Minimum Side Yard Setback: Required is 35 ft., Proposed is 16.7 Ft:
A 18.3 ft variance is required

5. The Maximum Floor area Ratio is .10 the proposed is .188:
A .088 variance is required

6. As per 167-58-D[1] “ Parking areas shall be located only in side and rear yards”.
The proposed 27 spot parking lot is in part located in the front yard:
Relief from This Provision Is Required.

7. As Per 167-58[D], There is a requirement for 1 Parking spot for every 250 sq/ft
of accessory use. There is 2500 sq/ft of accessory use proposed, creating a
need for 10 additional parking spots. The proposed parking lot provides for 27
spots, the required number of spots is 37.
A 10 Spot Parking Variance is Required.

Should you have any questions, don’t hesitate to reach out to me. My preferred method
of communication is email.

George T. Behn Jr. Building Inspector 11



Town of Haverstraw Zoning Board of Appeal

LEGAL NOTICE

Please take notice the Town of Haverstraw Zoning Board of Appeals shall hold a
Public Hearing to consider the application of K’hal Bnai Torah of Mount Ivy — 62
Riverglen Drive, Thiells for the following variances:

The following variances are required, for the conversion of an existing single family dwelling into a
house of worship as per proposed site plan.

1.

Minimum Lot Width: Required is 200 ft., Proposed is 183.94 Ft:
A 16.06 ft. variance is required

Minimum Street Frontage: Required is 200 ft., Proposed is 177.53 Ft:
A 22.6 ft. variance is required

Minimum Front Yard Set Back: Required is 60 ft., Proposed is 37.4 Ft:
A 22.6 ft. variance is required

Minimum Side Yard Setback: Required is 35 ft., Proposed is 16.7 F't:
A 18.3 ft. variance is required

The Maximum Floor area Ratio is .10 the proposed is .188:
A .088 variance is required

As per 167-58-D [1] “ Parking areas shall be located only in side and rear yards”.

The proposed 27 spot parking lot is in part located in the front yard: Relief from
This Provision Is Required.

As per 167-58 [D], There is a requirement for 1 Parking spot for every 250 sq. /ft. of
accessory use. There is 2500 sq. /ft. of accessory use proposed, creating a need for 10
additional parking spots. The proposed parking lot provides for 27 spots, the
required number of spots is 37.

A 10 Spot Parking Variance is required.

Said property being located on the West side of Riverglen Drive and North of Dunnigan

Drive.

Located on the Town of Haverstraw Tax Map as Section 25.12, Block 01, Lot 31.

Said Public Hearing shall be held on Wednesday, March 09, 2022 at 7:00 PM in the large
meeting room of Haverstraw Town Hall, One Rosman Road, Garnerville.

All interested parties are invited to attend and will be heard by the board.

By Order Of the Zoning Board of Appeals of the Town Of Haverstraw
Gregg Lawless, Acting Chairman

Christie Addona, Planning and Zoning Board Attorney

Annette Hendrie, Planning and Zoning Board Clerk

March 02, 2022



ROCKLAND COUNTY DEPARTMENT OF PLANNING
REFERRAL FORM FOR GENERAL MUNICIPAL LAW REVIEWS

Municipality Town of Haverstraw Date Sent 1/24/22
Board [/]Planning /]ZBA [] Town/Village Meeting Date

File Name Congreqgation K'hal Bnei Torah of Mount lvy

Contact Person  Ken DeGennaro

Address Brooker Engineering, 74 Lafayette Ave, Suite 501, Suffern, NY 10901

Referral Agencies
(Please indicate the agencies that have also received copies of this application)

[[] RC Highway Department
(] RC Division of Environmental Resources
[] RC Drainage Agency

Orc Department of Environmental Health (Sewers, Water, Mosquito Code, Underground Tanks)
[] RC Sewer District #1

[[] NYS Department of Environmental Conservation

(] NYS Department of Transportation R E @ E H\W E D

[JNYS Thruway Authority 5
(L] NY-NIJ Trail Conference (Long Path) MAR 0 2 2022

[] Palisades Interstate Park Commission BUILDING DERARTMENT

(] US Army Corps of Engineers

[J Cornell Cooperative Extension of Rockland County
[] Adjacent Municipality
[] Other

Pursuant to the General Municipal Law Article 12-B, Section
239 (n) (] Subdivsion

239 () & (m): [/]SitePlan [] Variance [] Special Permit [ ] Zone Change/Amendment
[] Other - Please list

Location of Parcel(s) West side of Riverglen Drive, 100 feet North of intersection with Dunigan Drive

Acreage of Parcel(s) _1.217 Acres

Existing Sq. Footage 3.576 SF (building) Proposed Square Footage 8,202 SF (building)

The Property in Question Lies Within 500 Feet of:

[] County Road (O] state Road, Thruway or Parkway

(] County Stream (] state Park

(] County Park (] village, Town or County Boundary

[] County or State Facility [] The Long Path

Map  25.12  Block Lots(s) 31 Map Date -
Map Block Lots(s) Current Zoning

Brief Project Description Conversion of existing residential structure to a house of worship. Construct 40' x 55.8'
Two-Story addition to read of structure, add 27' off-street parking spaces.

Variances Needed (if applicable) Required Provided
FAR 0.10 0.188
Front Yard 60 ft front 37.4 ft
Side Yard 35 ft side 16.7 ft
Street Frontage 200 ft 177.53 ft
Lot Width 200 ft 183.94 ft
Parking spaces 3620 27

Parking in required front yard 60 ft 18.3 ft




Name of Municipality _Town of Haverstraw  Date 1/24/22

Please check all that apply:

_—-_ Planning Board

_ Municipal Board
Zoning Board of Appeals* Historical Board
(*Fill out Parts I & II of this form) Architectural Board

Subdivision # of Lots Pre-preliminary/Sketch

Site Plan Preliminary

Special Permit Final

Conditional Use

Zoning Code Amendment

Zone Change

Variance
Project Name: B'nei Torah of Mount Ivy Site Plan
Tax Map Designation:

Section___25.12 Block 1 Lot(s) 31
Section Block Lot(s)
Location: Onthe__ West side of  Riverglen Drive
100 feet North of Dunigan Drive in the

town/village of ___Haverstraw
Street Address: 62 Riverglen Drive
Acreage of Parcel 1.217acres Zoning District R25
School District N.Rockland 392201 Postal District Thiells
Fire District Thiells/Roseville FD 221 Ambulance District ___Haverstraw
Water District #1/W 1221 Sewer District _SD #1:SW 221

Project Description: (If additional space required, please attach a narrative summary.)

addition to read of structure, add 27 off-street parking spaces.




If subdivision:
1) Is any variance from the subdivision regulations required? N/A
2) Is any open space being offered? ___ If so, what amount?
3) Is this a standard or average density subdivision?

If site plan:

1) Existing square footage _3,576 SF (building)
2) Total square footage _ 8,202 SF (building)
3) Number of dwelling units 0

If special permit, list special permit use and what the property will be used for.
N/A

Environmental Constraints:

Are there slopes greater than 25%? If yes, please indicate the amount and show the
gross and net area. 10,353 SF>25%. Gross area = 52998.5 SF, Net area = 43567.5 SF

Are there streams on the site? If yes, please provide the names. No
Are there wetlands on the site? If yes, please provide the names and type. No
Project History: Has this project ever been reviewed before?___ No

If so, provide a narrative, including the list case number, name, date, and the
board(s) you appeared before, and the status of any previous approvals.

List tax map section, block & lot numbers for all other abutting properties in the same

ownership as this project.
N/A




____RC Highway Department

___RC Drainage Agency

__NYS Dept. of Transportation
NYS Thruway Authority
Adjacent Municipality

_ 0 APPLIGATION REVIEW FORM. -
Contact Information:
Applicant: B'neil Torah of Mount Ivy Phone #
Address 54 Riverglenn Drive Thiells NY 10984
Street Name & Number (Post Office) State  Zip code
Property Owner: Yitzchok Zev Miller and Akiva Goldberger Phone # _
Address,
Street Name & Number (Post Office) State  Zip code

Engineer/Architect/Surveyor: Brooker Engineering, PLLC

Photic # 845-357-4411x7118

Address 74 Lafayette Avenue Suffern NY 10901

Street Name & Number (Post Office) State  Zip code
Attorney: Ira Emanuel, Esq. Phone # B4B- 44141
Address 4 Laurel Road New City NY 10956

Street Name & Number (Post Office) State  Zip code

Contact Person: Ken DeGennaro, P. E.

Phone # 845-357-4411x7118

Address 74 Lafayette Avenue Suffern NY 10901

Street Name & Number (Post Office)

==

State  Zip code

General Municipal Law Review:

This property is within 500 feet of:
(Check all that apply)

= ===

IF ANY ITEM IS CHECKED, A REVIEW MUST BE DONE BY THE ROCKLAND COUNTY COMMISSIONER OF
PLANNING UNDER THE STATE GENERAL MUNICIPAL LAW, SECTIONS 239 L, M, N, ANDNN.

State or County Road

State or County Park
Long Path County Stream
Municipal Boundary County Facility

List name(s) of facility checked above. None

Referral Agencies: (Please make sure that the appropriate agencies as needed received

copies of your application and plans for their review.)

RC Division of Environmental Resources
RC Dept. of Health

NYS Dept. of Environmental Conservation
Palisades Interstate Park Comm.

Other

**All applicants must send copies of their applications and plans to:

Orange and Rockland, Regional manager, 75 West Route 59, Spring Valley, NY 10997.



APPLICATION REVIEW FORM

Applicant's Combined Affidavit and Certification

State of New York )
County of Rockland ) ss.:
Town/Village of Haverstraw )

Elozer Flam , being duly sworn, deposes and says:

Applicant’s Name

[ am a trustee of K'hal Bnei Torah of Mount Ivy. I make these statements to induce the Town of
Haverstraw

, its boards, commissions, officers, employees, and consultants, to
entertain my application, knowingthat the Town/Village will rely upon the statements made herein.

1. Verification of Facts. All statements contained in this application and in all documents, drawings,

writings, and other communications submitted in connection with this application are true.

2. Consent to Enter. [ hereby give permission to members of said boards and/or supporting staff to
visit the property in question at a reasonable time during the day.

3. Affidavit Pursuant to General Municipal Law Section 809. All the following statements and the

statements contained in the papers submitted herewith are true and the nature and extent of any

interests set forth are disclosed to the extent that they are kmown to the applicant.

A. I certify that I am the owner, officer, member or agent of owner, 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:

B. There is no state officer, Rockland County officer or employee or town/village officer or employee
nor his or her spouse, brother, sister, parent, child or grandchild, or a spouse of any of these relatives
who is the applicant or who has an interest in the person, partnership or association making this
application, petition or request, or is an officer, director, partner or employee of the applicant, or that
such officer or employee, if this applicant is a corporation, legally or béneﬁcially owns or controls
any stock of the applicant in excess of 5% of the total of the corporation if its stock is listed on the
New York or American Stock Exchanges; or is a member or partner of the applicant, if the applicant
is an association or a partnership; nor that such town/village officer or employee nor any member of
his family in any of the foregoing classes is a party to an agreement with the applicant, express or
implied, whereby such officer or employee may receive any payment or other benefit, whether or not

for service rendered, which is dependent or contingent upon the favorable approval of this
application, petition or request.



APPLICATION REVIEW FORM

C. To the extent that the same is known to your applicant, and to the owner of the subject premises
there is disclosed herewith the interest of the following officer or employee of the State of New
York or the County of Rockland or of the Town/Village of __Haverstraw

in the petition, request or application or in the property or subject matter to which it relates:

(if none, so state) NONE

a. Name and address of officer or employee

Nature of interest

If stockholder, number of shares

poo o

If officer or partner, nature of office and name of partnership

e. If a spouse or brother, sister, parent, child, grandchild or the spouse of any of these blood
relatives of such state, county or town/village officer or employee, state name and address of such
relative and nature of relationship to officer and employee and nature and extent of office, interest or

participation or association having an interest in such ownership or in any business entity sharing in
such ownership.

f. In the event of corporate or limited liability company ownership: A list of all directors,
officers and stockholders of each corporation or members of each limited liability company owning
more than five (5%) percent of any class of stock or more than five (5%) percent beneficial interest,

must be attached, if any of these are officers or employees of the State of New York, or of the County
of Rockland, or of the Town/Village of

D. I do hereby depose and say that all the above statements and statements contained in the papers
submitted herewith are true, kmowing that a person who knowingly and intentionally violates this
section is guilty of a misdemeanor.

4. Reimbursement for Professional Consulting Services. [ understand that the Town/Village

Board, Planning Board, Zoning Board of Appeals, and other municipal boards, in the review of any
application described above, may refer any such application presented to it to such engineering,
planning, environmental or other technical consultant as such Board shall deem reasonably necessary
to enable it to review such application as required by law. The charges made by such consultants
shall be in accord with charges usually made for such services in the metropolitan New York region

or pursuant to an existing contractual agreement between the town/village and each such consultant
for the cost of such consultant services upon receipt of the bill.



APPLICATION REVIEW FORM

S. Application Fee(s)
[, Elozer Flam , have paid to the Town/Village Clerk and/or Treasurer, the
required fee for this application. (The fee is subject to the Schedule of Fees of the municipality). I

shall review a copy of the zoning Local Law and Land Development Regulations, and be ready and

prepared to review this application when scheduled. The Municipal Board, Planning Board, or
Zoning Board of Appeals in the review of any application described above, may refer the subject
application to an engineering, planning, environmental, or other technical consultant as such Board

shall deem reasonably necessary to enable it to review the application as required by law,

**The following paragraph is optional to add if your municipality establishes escrow accounts:

(L agree to establish an escrow account with the Town/Village of _Haverstraw

from which these consultants’ fees will be paid. The escrow account will not draw interest, and will
be replenished upon notification by the Town/Village. Any additional sums needed to pay the
Town’s/Village’s consultants shall be paid prior to final action on the application. The Town/Village
may suspend processing of the application if there is a deficiency in the escrow account. Permits will
not be issued and site plan or subdivision will not be signed until bill is paid in full. Any sums
remaining in the escrow account after the consultants have been paid in full will be returned to the

applicant. The applicant has the right to examine escrow and payment records upon prior written
notice to the Town/Village.)

- o
Applicant’s Signature A S

Print Applicant’s Name Elozer Flam

~

SWORN to before me this JORGHHEIMER
—T . . ’ JUDAH =
_’_2-T_day of )r""’ \/’-‘r/’[ , 2022 Notary Public - State of New York

No. 01V06353384
g Qualified in Rockland County
A/ My Commission Expires Jaruary 23, 202{

7
u Notary Public

I have received from the sum of on this date

Municipal Clerk/Treasurer
Reviewed by the on

Action Taken:




APPLICATION REVIEW FORM

Affidavit of Ownership/Owner's Consent

State of New York)
County of Rockland) SS.:
Town/Village of ___ Haverstraw )

I, Yizchok Zev Miller

being duly sworm, hereby
depose and say that [ reside at:
54 Riverglen Drive, Thiells, NY 10984

in the county of Rockland

in the state of New York

['am the (* __ Co-owner ) owner in fee simple of premises located at-
62 Riverglen Drive, Thiells, New York 10984

described in a certain deed of said premises recorded in the Rockland County Clerk's
Office in Liber of conveyances, page or as Instrument [D # 2020-00099543

Said premises have been in my/its possession since 2020
known and designated on the Town of Haversraw
section 2912 block 1 lot(s) 31

Said premises are also

Tax Map as:

I hereby authorize the within application on my behalf, and that the statements of fact
contained in said application are true, and agree to be bound by the determination of the

board. . ‘
Owner W(
Mailing Address Yitzchok Zev Miller
54 Riverglen Drive
Thiells, NY 10984
SWORN to before this
= day of E’é"‘r'{ , 20 2~ JUDAH VOR : MER
Qu No. I?1WO8353384
U Notary Public MYOmnmendg ' ROC”WE Cougg
%

If owner is a corporation or LLC, fill in the office held by deponent and name of
corporation or LLC, and provide a list of all directors, officers, and stockholders

owning more than 5% of any class of stock and all members having greater than 5%
beneficial interest.




APPLICATION REVIEW FORM

Affidavit of Ownership/Owner's Consent

State of New York)
County of Rockland) SS.:
Town/Village of ___Haverstraw )

I, Akiva Goldberger

being duly sworm, hereby
deposc and say that I reside at:
22 Ossman Drive, Pomona, NY 10370

in the county of Rockland in the state of New York

[am the (* __ Co-owner ) owner in fee simple of premises located at:
62 Riverglen Drive, Thiells, New York 10984

described in a certain deed of said premises recorded in the Rockland County Clerk's
Office in Liber of conveyances, page or as Instrument ID # 2020-00099543

Said premises have been in my/its possession since 2020 Said premises are also

known and designated on the Town of Haversraw Tax Map as:
section 2912 block 1 lot(s) 31

I hereby authorize the within application on my behalf, and that the statements of fact
contained in said application are true, and agree to be bound by the determination of the

board.
Owner 7 /\/

Mailing Address Akiva Goldberger
22 Ossman Drive

Pomona, NY 10970

SWORN to before this

1 JUDAH VORCHHEIM
2 dayof _ [ "‘!J' 20 2% Nmmv% dNeEﬁforx
0. 0108353384
Qualified In Rockland ¢
o S oun
7 _ My Commission Expires 1 5
{ Notary Public

*

If owner is a corporation or LLC, fill in the office held by deponent and name of
corporation or LLC, and provide a list of all directors, officers, and stockholders

owning more than 5% of any class of stock and all members having greater than 5%
beneficial interest.



R e

Owners of Nearby Properties:

APPLICATI@N REVIEW EORM

That the following are all of the owners of property ) (distance)
from the premises as to which this application is being taken.
SECTION/BLOCK/.OT NAME ADDRESS

SEE MTACHED

by
(use additional paper if needed) 1}[/ A Z}ZJ{:{”‘

\

SWORN to before this -

_1oddn __dayof W 209|
Civistino Canlint

Notary Public

CHRISTINA CARLING
NOTARY PUBLIC-STATE OF NEW YORK
No.01CAB382675
Qualified in Rockiand County
My Commission Expires 10-29-2022



Eve Fernandez

From: Jodi Taylor <jferris@townofhaverstraw.org>
Sent: Thursday, September 23, 2021 2:55 PM

To: Eve Fernandez

Subject: 62 Riverglen Dr

Attachments: doc00452520210923145142.pdf

Hello,

Here are the names and addresses for the above abutting property.

Have a nice day
Jodi

Jodi Taylor
Assessor's Office
Town Of Haverstraw

Kenneth Borden
Lucille Borden

22 Dunnigan Dr
Pomona, NY 10970

David Delouya
Esther Delouya

24 Dunnigan Dr
Pomona, NY 10970

Eugene Calligaris
Jeanne Calligaris
53 Riverglen Dr

Thiells, NY 10984

Daniel Seltzer -Trust
Sandra S. Seltzer -Trust
20 Dunnigan Dr
Pomona, NY 10970

John Coritsidis
Tina Coritsidis
60 Riverglen Dr
Thiells, NY 10984

Town Of Haverstraw
1 Rosman Rd
Gamerville, NY 10923



19259 62 Riverglen Dr

9/23/21

Name

Add

Ccsz

Borden, Kenneth & Lucille

22 Dunnigan Dr

Pomona, NY 10970

Calligaris, Eugene & Jeanne

53 Riverglen Dr

Thiells, NY 10984

Coritsidis, John & Tina

60 Riverglen Dr

Thiells, NY 10984

Delouya, David & Esther

24 Dunnigan Dr

Pomona, NY 10970

Seltzer Trust, Daniel & Sandra S

20 Dunnigan Dr

Pomona, NY 10970

Town of Haverstraw

1 Rosman Road

Garnerville, NY 10923




APPLICATION REVIEW FORM
PART 2

Application before the Zoning Board of Appeals
Application, petition, or request is hereby submitted for:

/) AreaVariance from the requirement of Section _167-58.C and 167-58.D
() Use Variance from the requirement of Section

( ) Special permit per the requirements of Section

( ) Review of an administrative decision of the Building Inspector;
( ) An order to issue a Certificate of Occupancy;

( ) An order to issue a Building Permit;

( ) An interpretation of the Zoning Ordinance or Map;

( ) Certification of an existing non-conforming structure or use;

( ) Other (explain)

To permit construction, maintenance and use of Neighborhood house of worship

Previous Appeal:

a. A previous appeal __ has, or v/ has not, been made with respect to this property.
b. Such appeal was in the form of:

____An AREA Variance; or

____ A USE Variance; or

___Appeal from decision of Town Official or Officer; or

__ Interpretation of the Zoning Ordinance or Map; or

Other

c. The previous appeal described above was appeal number

dated and was (Granted/Denied).

TO ALL APPLICANTS: Complete all relevant information by the section or sections
pertaining to your appeal ONLY. You may also include extra pages to supplement this form with
a narrative explanation. At the time of the hearing, you must present written documentation in

support of all the statements made in this application. You must also substantiate all financial
information supplied.



APPLICATION REVIEW FORM

A, AREA VARIANCE (T his section to be completed ‘o“l‘ﬂy for an AREA variance. Use
additional pages, if needed.)

This application seeks a variance from the provisions of Article !
SeCtiOn(S) see below table

. Specifically, the applicant seeks a variance

from the requirements from:

Dimension* Column Required Provided
Section Description
167-58.D (1) Parking in front yard 0 18 3 ft
—167-58D Parking spaces
461-5&@—&9)———H99parea4ahe———043———0_184—
167-58.C (2) Lot width 200 ft. 183.94 ft.*
167-58.C (3) Street frontage 200 ft. 177.53 ft.*
167-58.C (4) Front yard 601t 374F

—467-58-C(5———Sideyard————— 35— 4671t

*e.g., front yard, side setback, FAR, etc.
* existing condition to remain.
1. Is the requested variance the minimum necessary to relieve the practical difficulty or economic
j8
injury? Yes
Describe: See attached Narrative from Emanuel Law, P.C.

2. Is the variance substantial in relation to the zoning code? N°
Exp[ain; See attached Narrative from Emanuel Law, P.C.

3. Will a substantial change be produced in the character of the neighborhood, or a substantial
detriment to adjoining property owners be created, if this variance is
granted? No

Explain: See attached Narrative from Emanuel Law, P.C.

. 4. Can the alleged practical difficulty or economic injury be overcome by some
method other than a variance? N°

Explain* See attached Narrative from Emanuel Law, P.C.




APPLICATION REVIEW FORM

5. Will the granting of this variance affect the health, safety, or welfare of the neighborhood or
community? No

Explain: See attached Narrative from Emanuel Law, P.C.

6. Will there be any affect on governmental facilities or services if this variance is
granted? No
Describe: See attached Narrative from Emanuel Law, P.C.

7. Other factors I/we wish the Board to consider in this case are
See attached Narrative from Emanuel Law, P.C.

B. TUSE VARIANCE (This section to be completed only for a USE variance. Use additional
pages, if needed.)

1. This property cannot be used for any uses currently permitted in this zone because:
N/A

2. The problem with this property is due to unique circumstances and not to the general

conditions of the neighborhood in that:
N/A

3. The use requested by this variance will not alter the essential character of the neighborhood in
that:
N/A

4. The amount paid for the entire parcel was: N/A

5. The date of purchase of the property was: N/A

6. The present value of the entire property is: N/A

7. The monthly expenses attributed to normal
and usual maintenance of the property are: N/A

8. The annual taxes on the property are: N/A




APPLICATION REVIEW FORM

9. The current income from the property is: N/A

10. The amount of mortgages and other encumbrances on the property in question is:

a. Date of mortgage: NA

b. Scheduled maturity (payoff) date:
c. Present monthly payment amount:
d. Current principal balance:

e. Current interest rate:

11. Other factors I/we wish the Board to consider in this case are:
N/A

C. APPEAL OF DECISION OF BUILDING INSPECTOR (This section to be completed for
an appeal, only. Use additional pages, if needed.)

1. Name and position of official making the decision:
N/A

2. Nature of decision:
N/A

3. The decision described above is hereby appealed because:
N/A

D. INTERPRETATION OF ZONING CODE (This section to be completed for an
interpretation, only. Use additional pages, if needed.)

1. Section(s) to be interpreted: _N/A

2. An interpretation of the Zoning Code is requested because:
N/A

[Appform.dac revised March 2015)



4\/‘# Four Laurel Road

New City; NY 10956

EMANUEL LAWP.C. T

Info@EmanuelLaw.com

. ) . www.EmanuelLaw.com
Ira M. Emanuel, Esq. | Amy Mele, Esq. Of Counsel

Connsel ta Freeman & Loftus, RLLDP Tel: §45-634-4141

RECEIVED ZONING BOARD OF APPEALS

TOWN OF HAVERSTRAW
MAR 02 2022

NARRATIVE SUMMARY

BUILDING DEPARTMENT

BNEI TORAH
62 Riverglen Drive, Thiells
Tax Lot 25.12-1-31

This is an application to convert an existing single-family house to a “house of worship”
as that term is used in the Haverstraw Zoning Code. The property is located at 62
Riverglen Drive, in the Thiells section of the Town. It is in an R-25 zoning district,
which allows this use by right, pursuant to § 167-58.A of the Zoning Code.

As a religious use, the proposal is protected by New York State case law and by federal
statute.

Existing Conditions

The property is located on the west side of Riverglen Drive, approximately 100 feet
north of the intersection with Dunnigan Drive. The parcel was created as part of the
subdivision plat for "Subdivision of Property for Carlton Hills — Section 1", filed on
May 27, 1983. The property is in the R-25 zoning district and contains an existing
single family home. The single family home meets the required bulk criteria and there
are no variances for the existing structure. This site was selected because it meets the
basic zoning requirements for a house of worship.

There is a 100 foot conservation easement located along the west (rear) and south (side)
property lines. The conservation is shown on the filed subdivision map with no
description for the requirements of the conservation easement. There is no other
instrument recorded or filed in the Rockland County Clerk’s Office relating to the
conservation easement. The existing home has a side entry garage with a driveway that
encroaches in the conservation easement.

The land slopes downhill to the west; there are areas of designated steep slopes located
in the rear of the property. As a result of required deductions for steep slopes, the
property has a net lot area of 1.00 acres.



Bnei Torah, 62 Riverglen Dr., Thiells page 2

Background and Prior Iterations

The applicant/owner, K’hal Bnei Torah of Mount Ivy (the “Congregation”), is a religious
corporation providing worship and spiritual services to members of the Orthodox
Jewish religion. The Congregation was first organized in 2017.

The Congregation now has approximately 60 families as members, and has outgrown
its current quarters.

In 2019, the Congregation purchased the subject site at 62 Riverglen Drive, which it
intends to convert into a synagogue (house of worship).

Pursuant to section 167-58.A of the Zoning Code, “Houses of worship, such as churches
synagogues, mosques and other similar uses, are permitted as of right in every zoning
district in the Town of Haverstraw.”

In addition, “Schools, meeting halls and community centers which conduct activities
accessory to houses of worship are permitted on any lot containing a house of worship,

as an accessory use in every zoning district in the Town of Haverstraw.” (Zoning Code,
§ 167-58.B.)

The project appeared before TAC on January 28, 2021, March 25, 2021, June 24, 2001,
and August 4, 2021.

Initially, the Congregation proposed a house of worship for up to 200 congregants. This
included building a 63’ x 40’ (2,512sf) two-story addition to the existing structure. A
parking area for 22 cars was proposed for the south side of the building, with the
driveway snaking in front of the existing building. Retaining walls were proposed to
accommodate the new proposed grading for the parking area.

Concerns raised by TAC relating to the number of available parking spaces and the
impact on the conservation area resulted in capacity reductions — first to 119
congregants and finally to 107 congregants. The size of the two-story addition was
reduced to 57°'10” x 40’ (2,313sf).! The floor area ratio was thus reduced from 0.20 to
0.188.

The driveway was straightened to reduce its length, and the parking area was moved
eastward to reduce the intrusion into the western conservation easement. The parking
area now has 27 spaces. '

Proposal

The current proposal is for a house of worship with a seating capacity of 107
congregants for worship services, together with typical accessory spaces for a study

1 The total floor area of the original concept was 5,024sf; that for the current proposal is 4,626sf.
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room, gathering room for after-worship socializing, warming kitchen, rabbi’s
study/office, coatrooms, and bathrooms.

The existing house will be expanded to the rear with a 57°-10” x 40’ two-story addition.
The sanctuary will be on the grade level and have a high ceiling, with the gathering
room and warming kitchen on the lower level. The existing structure will contain an
entrance lobby, coatrooms, toilets, and the rabbi’s study on the grade level, with the
women’s seating section, a study room, coat room, and toilets on the upper level.

The interior layout is typical of synagogues of the Orthodox Jewish faith. Men and
women sit in separate sections. Here, the men sit in the main part of the sanctuary,
with the women in a balcony overlooking the sanctuary. The altar, or bima, is at the
front of the sanctuary, in front of the ark which contains the Torah. Congregants, both
men and women, are seated at tables facing the bima. Tables are needed because the
books used in worship are too large to hold. Because of the chair and table
arrangement, more floor space is needed than if congregants were seated in pews or in
chairs without tables.

The gathering room on the lower level is to be used primarily for after-worship
socializing. Orthodox Jewish worship services usually last for two hours on Saturday
mornings, and most of the day during important religious holidays. It is the custom
among Jewish congregations to gather for a snack or a small meal after worship. Thus,
the users of the gathering room will be the same persons who attended worship
immediately prior. The gathering room may also be used for meetings or small events
that would be inappropriate for the sanctuary.

Working with the Town’s consultants, the parking area has been increased to 27 spaces
and will be located to the south (left) of the building. It has been moved closer to the
front of the lot in order to reduce its impact on the western conservation easement and
to reduce the amount of regrading needed. Similarly, the storm water management
system has been moved further uphill, beneath the proposed parking area. This will
allow the system to be placed above natural soil, as opposed to compacted fill. As is
currently the case with the existing driveway, the parking area will be located within
the southern conservation easement.

The synagogue will serve as a place of worship for daily prayer as well as religious study
and lectures. It intends to operate on the following schedule, which is subject to change
as the needs of the synagogue evolve. Attendance at Sabbath and holiday services is
usually greater than attendance at weekday services.

Weekday schedule - Sunday through Friday:

Morning prayers are held at 6:30 and 7:10am (30 min duration each)

Night prayers: 8:30 and 10 PM (15 minute duration)
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Study and lectures between 8PM and 10:30PM - scattered - averaging 10 to 25 people at a
time on the property

Sabbath/Saturday schedule:

Friday night service begins 20 minutes before sundown with 1 hour total duration.
Sabbath/Saturday morning prayers are at 8:30 (2 hour duration)
Sabbath/Saturday evening prayers: 1 hour before sundown (30 min duration)
Sabbath/Saturday night prayers: at nightfall (15 min duration).

Religious Holiday schedule:

Same as Sabbath/Saturday schedule.

There will be no driving during the holidays or sabbath.2 The sabbath and Jewish religious
holidays begin and end at sundown. Those who live close by will walk to and from services.
Those who live farther away will drive to the synagogue just before the evening service and
leave their cars in the parking lot until they are permitted to drive again under religious
law (the following sundown for sabbath, one or two evenings later for holidays).

The synagogue will also be used for occasional community events such as birth celebrations,
bar and bat mitzvot, etc. There will be no on-site catering kitchen, although there will be a
warming kitchen.

There are no plans for a religious school, other than the occasional evening study sessions
listed above.

The above hours are anticipated for normal operations of the proposed synagogue based on
religious worship obligations. They are subject to change based upon currently
unforeseeable needs.

Religious Land Use Law

The proposed use is a house of worship, specifically, a synagogue for worship in the
Orthodox Jewish faith. Such a use is permitted as of right in all zoning districts of the
Town of Haverstraw.

Religious uses are granted protection under federal law, and special status under New
York law. New York courts have long held that all schools and religious institutions
are beneficial to the public welfare, and, to the extent that zoning laws are valid

2 Sabbath begins at sundown Friday and continues until sundown Saturday.
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only if they are reasonably related to the public health, safety, morals or welfare,
restrictions on schools and religious institutions are difficult to support.3

The New York Court of Appeals has held:

The presumptive value of religious facilities must be balanced against
any actual detriment to the public health, safety or welfare, bearing in
mind that typical hazards of traffic congestion, noise, diminution in
property values, and the like, are generally insufficient to outweigh the
public benefit of religious institutions and the constitutional protection
to which such organizations are entitled.4

In that same case, the Court of Appeals went on to say, “where an irreconcilable
conflict exists between the right to erect a religious structure and the potential
hazards of traffic or diminution in value, the latter must yield to the former.”s

Under both New York and federal law, it is the obligation of the municipality to remove
substantial burdens upon the exercise of religion.t

The applicant’s need to intrude into the conservation easement is the direct result of
the Zoning Code’s requirement to provide on-site parking. Under New York law,

“[W]hile religious institutions are not exempt from local zoning laws,
greater flexibility is required in evaluating an application for a religious
use than an application for another use and every effort to accommodate
the religious use must be made” (Matter of Genesis Assembly of God v.
Davies, 208 A.D.2d 627, 628, 617 N.Y.S.2d 202; see Matter of Tabernacle
of Victory Pentecostal Church v. Weiss, 101 A.D.3d 738, 740, 955 N.Y.S.2d
180; Matter of Capriola v. Wright, 73 A.D.3d 1043 1045, 900 N.Y.S.2d 754;
Matter of St. Thomas Malankara Orthodox Church, Inc., Long Is. v. Board
of Appeals, Town of Hempstead, 23 A.D.3d 666, 804 N.Y.S.2d 801). A local
zoning board is required to “suggest measures to accommodate the proposed
religious use while mitigating the adverse effects on the surrounding
community to the greatest extent possible” (Matter of Genesis Assembly of
God v. Davies, 208 A.D.2d at 628, 617 N.Y.S.2d 202; see Matter of
Tabernacle of Victory Pentecostal Church v. Weiss, 101 A.D.3d at 740, 955

31 New York Zoning Law and Practice, § 11.08; see, Concordia Collegiate Institute v. Miller, 301
N.Y.189 (1950); New York Institute of Technology, Inc. v. Ruckgaber, 65 Misc.2d 241, 317 N.Y.S.2d 89
(Sup. Ct. 1970).

4 Matter of Westchester Reform Temple v Brown, 22 N.Y.2d 488, 496 (1968), also cited in High Street
United Methodist Church v. City of Binghamton, 715 N.Y.S.2d 279, 283 (Sup. Ct., Broome County,
2000).

5 Westchester Reform Temple, at 497, reiterating the Court of Appeals’ holding in Matter of Diocese of
Rochester v. Planning Board, 1 N.Y.2d 508.

8 Matter of Capriola v Wright, 73 AD3d 1043, 1045, 900 N.Y.S.2d 754 (2d Dept 2010); St. Thomas
Malankara Orthodox Church, Inc., Long Island v Board of Appeals, Town of Hempstead, 23 AD3d
666, 804 N.Y.S.2d 801 (2d Dept 2005); 42 USC § 2000cc(e).
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N.Y.S.2d 180; Matter of Capriola v. Wright, 73 A.D.3d at 1045, 900
N.Y.S.2d 754; Matter of St. Thomas Malankara Orthodox Church, Inc.,
Long Is. v. Board of Appeals, Town of Hempstead, 23 A.D.3d at 667, 804
N.Y.S.2d 801)[emphasis supplied].”

Federal law imposes a similar obligation on the municipality to find the “least
restrictive means for furthering [a] compelling interest” of the municipality.8

As noted above, working with the Town’s consultants, the Congregation has modified
and reduced its proposal in order to more closely comply with the requirements of the
Zoning Code. It has reduced the capacity of its sanctuary from 200 to 107, a size that
allows almost no room for additional growth. It has relocated the entrance driveway
and the parking area, and increased the size of the parking area. It has taken measures
to reduce the amount of grading necessary to support the project.

Despite these measures, the Congregation will still require variances from the Zoning
Board of Appeals and relief to allow activities and development within the conservation
easement. The Congregation believes that, as a religious institution, and under the

circumstances present, it is entitled to those variances and relief under both State and
federal law.

Variances Required

This project requires the following variances:

Dimension Required Existing Proposed
Lot width 200ft 183.94ft 183.94ft
Street frontage 200ft 177.53ft 177.53ft
Front yard 60ft 37.4ft 37.4ft
Side yard 351t 16.7ft 16.7ft
FAR 0.10 0.8 0.184
Parking spaces 369 2 27
Parking in required front yard  60ft n/a 18.3ft

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. See, 2 Salkin, New York Zoning Law and Practice (3d ed.),

7 Gospel Faith Mission Int'l, Inc. v. Weiss, 2013 NY Slip Op 8439, 112 A.D.3d 824, 977 N.Y.S.2d 333
(N.Y. App. Div. 2013), motion for lv. to appeal den. 23 N.Y.3d 997, 992 N.Y.S.2d 763 (2014).
8 Westchester Day School v. Village of Mamaroneck, 504 F.3d 338, 353 (2d Cir. 2007).

9 27 for 107 proposed seats @ 1 space per 4 seats, plus 9 for the 2,232sf gathering hall @ 1 space per
250sf.
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§§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).

In making a determination 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.” Town L. § 267-b.3(b); Village L. § 7-712-b.3(b). The board must also consider five
questions when engaging in this balancing test. The questions, and the Congregation’s
responses, are set forth below:

(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’:

With the exception of the variances required for FAR and parking, all the requested
variances stem from the proposed change in use, not from any physical alteration of the
property. The location of the building on the lot is unchanged, although the building is to be
enlarged.

The physical changes that generate the need for variances (enlarged building, parking area)
are located in a way to minimize their impact on the surrounding area, particularly the
conservation easement and the adjoining neighbor to the South. The Congregation has
worked with the Planning Board and the Town’s consultants (as described above) to achieve
these results.

Under New York law, schools and religious institutions receive favored zoning treatment.
New York courts have long held that all schools are beneficial to the public welfare, and, to
the extent that zoning laws are valid only if they are reasonably related to the public
health, safety, morals or welfare, restrictions on schools are difficult to support. 1 New York
Zoning Law and Practice, § 11.08; see, Concordia Collegiate Institute v. Miller, 301 N.Y.189
(1950); New York Institute of Technology, Inc. v. Ruckgaber, 65 Misc.2d 241, 317 N.Y.S.2d
89 (Sup. Ct. 1970).

When dealing with zoning variances, the Court of Appeals has held:

The presumptive value of religious facilities must be balanced against any
actual detriment to the public health, safety or welfare, bearing in mind that
typical hazards of traffic congestion, noise, diminution in property values,
and the like, are generally insufficient to outweigh the public benefit of
religious institutions and the constitutional protection to which such
organizations are entitled.

Matter of Westchester Reform Temple v Brown, 22 N.Y.2d 488, 496 (1968), also cited in High
Street United Methodist Church v. City of Binghamton, 715 N.Y.S.2d 279, 283 (Sup. Ct.,
Broome County, 2000).

In that same case, the Court of Appeals went on to say, “where an irreconcilable conflict
exists between the right to erect a religious structure and the potential hazards of traffic or
diminution in value, the latter must yield to the former.” Westchester Reform Temple, at
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497, reiterating its holding in Matter of Diocese of Rochester v. Planning Board, 1 N.Y.2d
508.

(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 Zoning Code imposes requirements on houses of worship that are not imposed on
dwellings. While many of these requirements may be appropriate to the different use, such
as the need for off-street parking, the Code does not always recognize the burdens thus
1imposed.

For example, the Zoning Code allows an FAR of up to 0.10 for houses of worship in all
zoning districts.1? As applied to the subject lot, with a calculated lot area of 43,567.5sf,
a building of up to 4,356.75sf is allowed “of right”.11 The Congregation is seeking a
larger building, at 8,202sf, or an FAR of 0.188. The larger size is needed to
accommodate a sanctuary with separate seating areas for men and women (as required
by Orthodox Jewish law), offices for synagogue clergy and staff, study rooms, toilet
facilities, and a gathering hall.

The gathering hall is located directly under the main portion of the sanctuary. It is the
same size as the sanctuary above, and it is not used at the same time as the sanctuary.
As previously stated, the gathering hall will be used primarily for after-worship
socializing by congregants, and for some small events that are not appropriate for the
sanctuary. Thus, while the gathering hall adds approximately 2,312sf of floor area (or
approximately 0.053 of FAR), it does not increase the intensity of use.!2

There is no maximum FAR for residences in the Zoning Code. Instead, the Code relies
on a combination of building height and building coverage to limit the size of houses.

In the R-25 zone, the maximum height allowed for houses is 35 feet or 2.5 stories, and
the maximum building coverage is 18%.!3 For the subject lot, with a calculated lot area
of 43,567.5sf, the maximum building coverage, or footprint, is 7,842.15sf. When 2.5
additional stories are added, the maximum gross floor area becomes 19,605.37sf. This

10 Zoning Code, § 167-58.C(9). FAR restrictions are not generally applied in the Haverstraw Zoning
Code. In addition to houses of worship, FAR restrictions are limited to: Assisted Living Residences
(0.40 or 0.65; §§ 167-67.2 and 167-67.3, respectively), the Route 203 Overlay Zone (0.35; § 167-67.1);
and the new LA-17 zone (0.6; Bulk Table, Attachment 2, Note “e”). All other uses do not appear to
have FAR restrictions. '

11 43,567.5sf x 0.10 = 4,356.75sf.

12 No commercial kitchen is proposed; only a warming kitchen. Large-scale celebrations cannot,
therefore, be accommodated in the space.

13 “Building Coverage” is defined as “The ratio of the horizontal area, measured from the exterior
surface of the exterior walls of the ground floor, of all principal and accessory buildings on a lot to
the total lot area.” Haverstraw Zoning Code, § 167-3. Thus, it is limited to the “footprint” of the
building. FAR, on the other hand, takes into account each of the “several floors” of a building,
including “roofed porches, roofed terraces, and cellars”. Both ratios are measured from the exterior
faces or surfaces of walls. Id.



Bnei Torah, 62 Riverglen Dr., Thiells page 9

translates to an FAR of 0.45 — four and one-half times the FAR allowed for a place of
worship and 2.4 times the size sought by the Congregation.

Therefore, a much larger house could be built on this lot as of right, without any
approval required from the Planning Board!4 or the ZBA. Without relief, this result
violates the equal protection requirement of federal law.15

Similarly, the Code requirements regarding parking, while appropriate in a broad sense,
create issues when other Code requirements are also imposed. The proposed number of
parking spaces is adequate for the number of attendees at worship services. However, the
Code appears to require additional parking spaces related to the gathering hall. As
discussed above, it is customary to have a short social gathering after the end of services.
Thus, even though the gathering hall will not add a single vehicle to the parking load, the
Code requires nine additional parking spaces.

Further, in order to minimize the impact of the parking spaces, the Congregation, working
with the Town’s consultants, moved the parking area further East. While this had the effect
of reducing the amount of needed fill and also reducing the impact on the conservation
easement, it also triggered the need for a variance to allow parking in a required front yard.

Under New York law, local governments are required to “suggest measures to accommodate
the proposed religious use while mitigating the adverse effects on the surrounding
community to the greatest extent possible”.1¢ In a case where a proposed church lacked
sufficient parking, the Appellate Division held that it was improper for the Zoning Board of
Appeals to deny the needed approvals without suggesting such measures.?

Among the measures proposed to mitigate the apparent deficiency in off-street parking are
the Congregation’s agreement to limit the number of worshippers at any time to 107, and
the Congregation’s representation that the sanctuary and gathering hall are not used at the
same time. Such measures were cited with approval by the Court in Matter of Genesis
Assembly of God v. Davis.!8 In another decision, a court approved the posting of “no
parking” signs to prevent hazardous road conditions.!?

14 Site plan approval is not required for single family dwellings. Haverstraw Code § A173-1.

15 42 USC § 2000cc(b)(1): “(b) Discrimination and exclusion; (1) Equal terms; No government shall
impose or implement a land use regulation in a manner that treats a religious assembly or
institution on less than equal terms with a nonreligious assembly or institution.”

16 Matter of Genesis Assembly of God v. Davis, 208 A.D.2d 627, 628, 617 N.Y.S.2d 202, 203 (2d Dept
1994).

17 Matter of Gospel Faith Mission Intl., Inc. v. Weiss, 112 A.D.3d 824, 977 N.Y.S.2d 333, (2d Dept
2013).

18 208 A.D.2d at 629, 617 N.Y.S.2d at 203.

18 Matter of Harrison Orthodox Minyan, Inc. v. Town Board of Harrison, 159 A.D.2d 572, 552
N.Y.S.2d 434 (2d Dept 1990), which also involved “the use of a private residence, inter alia, for
religious services in the Orthodox Jewish faith.” 159 A.D.2d at 572, 552 N.Y.S.2d at 435.
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(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. See, 2 New York
Zoning Law and Practice, § 29:15.

The lot width, street frontage, front yard and side yard variances are the result of the
change in use, and not the result of physical changes.

The FAR variance is a condition imposed on houses of worship. As demonstrated above, a
single-family house that is 2.4 times larger than this proposal could be built at the site as of
right.

The parking variance counts the same occupants twice, and therefore needlessly increases
the required parking complement.

The variance for parking in a required front yard mitigates the impact of required parking
on the conservation easement.

In all cases, the impacts of the variances are mitigated by project design.

(4) “whether the proposed variance will have an adverse effect or impact on the
physical or environmental conditions in the neighborhood or district”:

The project has been designed in accordance with all applicable environmental regulations.
The Planning Board, as lead agency under SEQR, is reviewing the potential impacts. Those
potential impacts were identified in an EAF Part II that was adopted by the Planning
Board at its January 12, 2022, meeting. The identified potential impacts are within the
norms for uses in a residential area and can be adequately mitigated.

(5) “whether the alleged difficulty was self-created”:
The difficulty results from the additional requirements imposed on houses of worship that

area not imposed on single-family homes. As noted above, in some cases, especially
regarding FAR, a far larger home could be built as of right.

On balance, therefore, the requested variances are beneficial to both the
Congregation and the community.
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Relief requested

Accordingly, the Congregation requests the following variances:

Dimension Required Existing Proposed
Lot width 200ft 183.94ft 183.94ft
Street frontage 2001t 177.53ft 177.53ft
Front yard 60ft 37.4ft 37.4ft
Side yard 35ft 16.7ft 16.7ft
FAR 0.10 0.8 0.184
Parking spaces 3620 2 27
Parking in required front yard  60ft n/a 18.3ft

Dated: February 1, 2022
New City, New York
EMANUEL LAW P.C.

Ira M. Emanuél, Esq.

20 27 for 107 proposed seats @ 1 space per 4 seats, plus 9 for the 2,232sf gathering hall @ 1 space per
250sf.
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The Town of Haverstraw :
Building Department ‘ ORIGINAL
1 Rosman R FOR OFFICE FILE

Garnerville, NY 10993
Phone: 845-942-3710
Fax: 845-786-7647
George T. Behn, Jr. Erich J. Desch

Building Inspector I Deputy Building Inspector

February 16, 2022

RE: THE VARIANCES REQUIRED TO CONSTRUCT A NEW 35’ X 25" ADDITION ON AN
EXISTING DWELLING THAT IS LOCATED ON A CORNER LOT, IN THE R-15 ZONING
DISTRICT.

Owner: James & Denise Monte
Address: 9 Cinder Rd. Garnerville, NY 10923
Site Location: 9 Cinder Rd. Garnerville, NY 10923

SBL: 20.14-4-42

To Whom It May Concern,

The following variances are required for the new 35.x 25’ Addition, as per the
approved density requirements for the “Parkwood, Section 1 Subdivision” dated
04/30/1969.
1. Relief from §172-21[b] -“Sight Distance”: The Proposed addition
encroaches in the prescribed triangular area as defined in
§172-21B, Sketch “A”

2. The Front Yard Set Back (So Park Drive) Requirement is 30ft,
10.7ft is provided: A 19.3 Ft Variance Is Required.

3. The Front Yard Set Back (Cinder Rd) Requirement is 30ft,
22.71t is provided: A 7.3 Ft Variance Is Required.

4. Accessory Building Set Back in the R15 Zoning District,

Requirement is 10ft, 5.3ft is provided:
A 4.7 Ft Variance Is Required

George T. Behn Jr. Building Inspector IT



ORIGINAL
FOR OFFICE FILE

Town of Haverstraw Zoning Board of Appeal

LEGAL NOTICE

Please take notice the Town of Haverstraw Zoning Board of Appeals shall hold a
Public Hearing to consider the application of James and Denise Monte,
9 Cinder Road, Garnerville to construct a 35’X25’ addition.

The following Variances are required:

1. Relief from §172-21(b) — Sight Distance: The proposed addition

encroaches in the prescribed triangular area as defined in §172-21(b),
Sketch A

2. The Front Yard set back (So Park Drive) requirement is 30 feet.
10.7 feet is provided; A 19.3 Foot variance is required.

3. The Front Yard set back (Cinder Road) requirement is 30 feet.
22.7 feet is provided; A 7.3 Foot variance is required.

4. Accessory Building set back in the R15 Zoning District -
requirement is 10 Feet.
5.3 Feet is provided; A 4.7 Foot variance is required

Said property being located on the North West corner at the intersection of
Cinder Road and South Park Drive and located on the Town of Haverstraw Tax
Map as Section 20.14, Block 4, Lot 42.

Said Public Hearing shall be held on Wednesday, March 09, 2022 at 7:00 PM in
the large meeting room of Haverstraw Town Hall, One Rosman Road,
Garnerville.

All interested parties are invited to attend and will be heard by the board.

By Order Of the Zoning Board of Appeals of the Town Of Haverstraw
Gregg Lawless, Acting Chairman

Christie Addona, Planning and Zoning Board Attorney

" Annette Hendrie, Planning and Zoning Board Clerk

March 02, 2022



4 50,00

TOWN OF HAVERSTRAW ZONING BOARD OF APPEALS
ONE ROSMAN ROAD
GARNERVILLE, NY 10923
PHONE (845) 429-2200 FAX (845) 786-7647

JOSEPH BOCHNIK , CHAIRMAN
STEVEN M. SILVERBERG, ATTORNEY
ANNETTE HENDRIE, SECRETARY TO THE BOARDS

THIS APPLICATION INCLUDES THE FOLLOWING:

1. A Town of Haverstraw cover sheet

2. The NYS Department of Environmental Conservation list of informational & form
websites

3. A Rockland County Dept. of Planning GML application

4. An Affidavit of Mailing

ZONING BOARD OF APPEALS APPLICATION FOR THE FOLLOWING:
PROJECT NAME: q Lf NODER

APPLICANT: "0 EAYNIS T LT nm g /gt Ti=
REPRESENTATIVE NAME: &) [ C NN SNy TE

PLEASE BE ADVISED OF THE FOLLOWING:

Zoning Board Meetings are scheduled for the second Wednesday of the month at
7:00PM.

The application MUST be submitted 3 (Three) Weeks prior to a scheduled
ZBA Meeting and include a Survey of the property



New York State Department of Environmental Conservation

SEQR Regulations
http://www.dec.ny.gov/regs/4490.html

“The SEQR Handbook”
http://www.dec.ny.gov/docs/permits ej operations pdf/seqrhandbook pdf

All Forms
http://www.dec.ny.gov/permits/6191.html

“SEQR Cookbook”
http://www.dec.ny.gov/docs/permits ej operations pdf/cookbook].pdf

“Local Official’s Guide to SEQR”
http://www.dec.ny.gov/docs/permits ej operations pdf/segrofficials.pdf

“SEQR Flow Chart and Time Frames”
http://www.dec.ny.gov/docs/permits_ej operations pdf/seqrflow2003.pdf




- . ROCKLAND COUNTY DEPARTMENT OF PLANNING
REFERRAL FORM FOR GENERAL MUNICIPAL LAW REVIEWS

Municipality ___| O WV 02 W41 STo4vv Date Sent </ 2622
Board Planning ZBA Town/Village  Meeting Date

File Name D E’V"'\jL <A1 '\:Tr

Contact Person D oryNE 3 AN ,mﬂ/

Address l;) C h\/m & R & N

Referral Agencies

(Please indicate the agencies that have also received copies of this application)
RC Highway Department

RC Division of Environmental Resources

RC Drainage Agency

RC Department of Environmental Health (Sewers, Water, Mosquito Code, Underground Tanks)

RC Sewer District #1

NYS Department of Environmental Conservation

NYS Department of Transportation

NYS Thruway Authority

NY-NJ Trail Conference (Long Path)

Palisades Interstate Park Commission

US Army Corps of Engineers

Cornell Cooperative Extension of f Rockland County

Adjacent Municipality S 1 AL ;,/L_.Q\‘M/V'

iHHHIHH

Other
Pursuant to the General Municipal Law Article 12-B, Section
239 (n) __ Subdivision
239 (1) & (m): ___ SitePlan V" Variance ___ Special Permit ___Zone Change/Amendment

____ Other — Please list

Location of Parcel(s) O CI~v O =N oA ) (; Aonveq oo 4./“/
Acreage of Parcel (s)__ 7 i3 3

Existing Sq. Footage 2 4/u ) Proposed Sq. Footage g’ ? S /{’ ,',gn })/
The Property in Question Lies Within 500 Feet of:

___ County Road __ State Road, Thruway, or Parkway

__ County Stream _ e Park

__ County Park _«Village, Town, or County Boundary

__ County or State Facility __ The Long Path

Mapz—(] o\ "?’ Block 4’ Lot(s) 4’ = Map Date =

Map Block Lot(s) Current Zoning (?s'~ \ f,'

Brief Project Description F”U P 05 f”D A’O 2 !’-‘/’-"V

Variances N eded (if applicable) -Required Provided
ClonS el 3;3 Lo, )
< Yi A.\')’L'?H's L5 AV,

Rockland County Department of Planning 9/13 {G:\UIN\GML\GML Referral Form]



Name of Municipality LU-\/lj cn ST "\4';'\/

| 7]

Please check all that apply:

Planning Board Municipal Board
_ Zoning Board of Appeals* Historical Board
(Fill out Part XI of this form) Architectural Board
7~ Subdivision # of Lots _ Pre-preliminary/Sketch

Site Plan —__ Preliminary
Special Permit ____ Final
Conditional Use
Zoning Code Amendment
Zone Change
Variance

Project Name: 9 . L ™D ‘24\' f“/)k) AD
Tax Map Designation:

. Section 2 D 14__ Block_. i ~ = Lot(s) 4 2
. Section_ Block _ Lot(s)
Lbéaﬁon: Cn the. V\/ \’S ] _ side of C—a v DEST )/U /J-Jf) _
— & feet (VoA LE of Qv vt PAngy ’Q—{,’SLD mthe
@yvillage of H\f{\'\i’ EA STadny)
treet Address: ) (_Tf\;/) L Ly 4\;’9

Acreage of Parcel U % 2 Zoning District R~ | 7

School District W s, 4 Postal District (5 42 LV L &
Fire District ‘—\: ijL S RessSeir LLE  Ambulance District_ | Ay rSaa)
Water District__ N .. & 2 Sewer District Rb é 9 ﬁ' I

MY

Project Description: (If additional space required, please attach a narrative summary.)

ONnE STpay Moot Tl“c»f\/
£ 35 7
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;i
If subdivision:

1) Is any variance from the subdivision regulations required? )

2) Is any open space being offered? If so, what amount? 2 \Vé ;t

3) Is this a standard or average density subdivision?

If site plan:
1) Existing square footage 2 ‘J’ U

2) Total square footage (1’“ 7
3) Number of dwelling units
If special permit, list special permit use and what the property will be used for.

A I/“ ‘\‘
JAVIRD)

Environmental Constraints:
Are there slopes greater than 25%? If yes please indicate the amount and show the

gross and net area.
Are there streams on the site? If yes, please provide the names. / /
i

Are there wetlands on the site? If yes, please provide the names and type.

£
Project History: Has this project ever been reviewed before? /\/ (/)
If so, provide a narrative, including the list case number, name, date, and the

board(s) you appeared before, and the status of any previous approvals.

List tax map section, block & lot numbers for all other abutting properties in the same

ownership as this project.
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Contact Information:

Applicant: Fi C/V\N\, Y Dy r\/fvf;'i/\'\/(}\/\/ﬂ?, Phone # % Uj" 2& 2-00 4 7

Address ? Cyvwen Wl CMYNCw e AN o 93

= Street Name & Number (Post Office) State  Zip code
Property Owner: .) L/U\ yA\WVEY visyr Via il "] __Phone # 2 ? 3 29—-00 %4 7
Address_)  COVO P o 400 APamL s Ay 10923

Street Name & Number (Post Office) State Zip code
Engmeer/Archltect/Surveyor L T A~ W Phone #_1YC = L"’z 17)
Address_ . ) (LUS AN Q‘u Ao TELLLS AN [0 Y

Street Name & Number (Post Office) State Zip codd
Attorney: Phone #

Address

Street Name & Number (Post Office) State  Zip code
Contact Person: Phone #

Address

Street Name & Number (Post Office) State  Zip code

General Municipal Law Review:

This property is within 500 feet of:
(Check all that apply)

IF ANY ITEM IS CHECKED, A REVIEW MUST BE DONE BY THE ROCKLAND COUNTY COMMISSIONER OF
PLANNING UNDER THE STATE GENERAL MUNICIPAL LAW, SECTIONS 239 L, M, N, AND NN.

State or County Road State or County Park
Long Path County Stream
Municipal Boundary County Facility

List name(s) of facility checked above.

VEws & OF wreT Haon g

Referral Agencies: (Please make sure that the appropriate agencies as needed received
copies of your application and plans for their review.)

RC Highway Department RC Division of Environmental Resources
RC Drainage Agency RC Dept. of Health

NYS Dept. of Transportation : NYS Dept. of Environmental Conservation
NYS Thruway Authority ___ Palisades Interstate Park Comm.

__ V' Adjacent Municipality v LU pevt v o o7 H AN ZQ%\’N
Other
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Applicant's Combined Affidavit and Certification

State of New York )
County of Rockland {) ss.:
Town/Village of Querstvalo )

# , being duly sworn, deposes and says:
Applicant’s Name

I am the applicant in this matter. I make these statements to induce the Town/Village of
Haversava UJ , its boards, commissions, officers, employees, and

consultants, to entertain my application, knowing that the Town/Village will rely upon

the statements made herein.

1. Verification of Facts. All statements contained in this application and in all

documents, drawings, writings, and other communications submitted in connection with

this application are true.

2.- Consent to Enter. I hereby give permission to members of said boards and/or

supporting staff to visit the property in question at a reasonable time during the day.

3. Affidavit Pursuant to General Municipal Law Section 809. All the following
statements and the statements contained in the papers submitted herewith are true and the
nature and extent of any interests set forth are disclosed to the extent that they are known

to the applicant.

A. I certify that I am the owner, officer, member or agent of owner, 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:

B. There is no state officer, Rockland County officer or employee or town/village officer
or employee nor his or her spouse, brother, sister, parent, child or grandchild, or a spouse
of any of these relatives who is the applicant or who has an interest in the person,
partnership or association making this application, petition or request, or is an officer,
director, partner or employee of the applicant, or that such officer or employee, if this
applicant is a corporation, legally or beneficially owns or controls any stock of the
applicant in excess of 5% of the total of the corporation if its stock is listed on the New
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York or American Stock Exchanges; or is a member or partner of the applicant, if the
applicant is an association or a partnership; nor that such town/village officer or employee
nor any member of his family in any of the foregoing classes is a party to an agreement
with the applicant, express or implied, whereby such officer or employee may receive any
payment or other benefit, whether or not for service rendered, which is dependent or

contingent upon the favorable approval of this application, petition or request.

C. To the extent that the same is known to your applicant, and to the owner of the subject
premises there is disclosed herewith the interest of the following officer or employee of
the State of New York or the County of Rockland or of the Town/Village of

in the petition, request or application or in the property

or subject matter to which it relates:
(if none, so state)

a. Name and address of officer or employee

=

/
L

Nature of interest - L A N
If stockholder, number of shares ! \/ U V

If officer or partner, nature of office and name of partnership
e. Ifaspouse or brother, sister, parent, child, grandchild or the spouse of any of

these blood relatives of such state, county or town/village officer or employee, state name

and address of such relative and nature of relationship to officer and employee and nature

and extent of office, interest or participation or association having an interest in such

& e o

ownership or in any business entity sharing in such ownership.

f.  In the event of corporate or limited liability company ownership: A list of all
directors, officers and stockholders of each corporation or members of each limited
liability company owning more than five (5%) percent of any class of stock or more than
five (5%) percent beneficial interest, must be attached, if any of these are officers or
employees of the State of New York, or of the County of Rockland, or of the Village of

Montebello.

D. I do hereby depose and say that all the above statements and statements contained in
the papers submitted herewith are true, knowing that a person who knowingly and

intentionally violates this section is guilty of a misdemeanor.
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4. Reimbursement for Professional Consulting Services. I understand that the

Town/Village Board, Planning Board, Zoning Board of Appeals, and other municipal
boards, in the review of any application described above, may refer any such application
presented to it to such engineering, planning, environmental or other technical consultant
as such Board shall deem reasonably necessary to enable it to review such application as
required by law. The charges made by such consultants shall be in accord with charges
usually made for such services in the metropolitan New York region or pursuant to an

_existing contractual agreement between the town/village and each such consultant for the

cost of such consultant services upon receipt of the bill.

**The following two paragraphs are optional to add if your municipality establishes

esCcrow accounts.:

(I agree to establish an escrow account with the Town/Village of
from which these consultants’ fees will be paid. The escrow account will not draw
interest, and will be replenished upon notification by the Town/Village. Any additional
sums needed to pay the Town’s/Village’s consultants shall be paid prior to final action on
the application. The Town/Village may suspend processing of the application if there is a

deficiency in the escrow account.

Permits will not be issued and site plan or subdivision will not be signed until bill is paid
in full. Any sums remaining in the escrow account after the consultants have been paid in
full will be returned to the applicant. The applicant has the right to examine escrow and

payment records upon prior written notice to the Town/Village.)

™ .
Applicant’s Signature _(_ O M M V\w

Print Applicant’s Name DQ Wise Monle

SWORN to before me this

D dayof (\(\O\CQ\}\ ,20 28, JODI P TAYLOR

<y NOTARY PUBLIC-STATE OF NEW YORK
Q\J ' NO. 01TA6338193
: AUALIFIED IN ROCKLAND COUNTY

Q @tary Public o ¢ CuMMISSION EXPIRES 03-07-204Y
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Affidavit of Ownership/Owner's Consent

State of New York)
unty of Rockland) SS.:
@N illage of H’ M gt W"J )
I, Pevivisg ) Ew?{ vy T being duly sworn, hereby
depose and say that I reside at: (;) { SvoeEA A AD
in the county of Ro LAy in the state of _/V “{ }
Iamthe (* _ (D IVE/L - ) owner in fee simple of premises located at:

CTVP A Nih .Dj 5 MMM_LC(. ’ f\/!/

described in a certain deed of said premises recorded in the Rockland County Clerk's
Office in Liber of conveyances, page or as Instrument ID # .
Said premises have been in my/its possession 'sincelz QU3 . Said premises are also '
known and designated on the Town of H’f\’\/ \:fl,s Y VAV Tax Map as:
section D (714 block 4 lot(s) _ 4 2

I hereby authorize the within application on my behalf, and that the statements of fact
contained in said application are true, and agree to be bound by the determination of the

board.
Owner M‘\ NS M DVA’€

Mailing Address 9 Codev R4
Gavnecudle W 10922
Samel Mopnte

SWORN to before this aR
; : JODI P TAYL
dayof __ {Nocony 2002, NOTARY PUBLIC-STATE OF NEW YORK

M \: l{w}{ﬁ/\ NO. 01TA6338193
Q = AUALIFIED IN ROCKLAND COUNTY

@ry Public MY COMMISSION EXPIRES 03-07-2Q

*  If owner is a corporation or LLC, fill in the office held by deponent and name of
corporation or LLC, and provide a list of all directors, officers, and stockholders
owning more than 5% of any class of stock and all members having greater than 5%

beneficial interest.
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Owners of Nearby Properties:

That the following are all of the owners of property (distance) from
the premises as to which this application is being taken.

SECTION/BLOCK/LOT NAME : ADDRESS

\

(use additional paper if needed)

SWORN to before this

day of , 20

Notary Public
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Application before the Zoning Board of Appeals

Application, petition, or request is hereby submitted for:
(’{ Area Variance from the requirement of Section A \7 1-216 J ' () )") 5
( ) Use Variance from the requirement of Section "
( ) Special permit per the requirements of Section ;
( ) Review of an administrative decision of the Building Inspector;
( ) An order to issue a Certificate of Occupancy;
( ) Anorder to issue a Building Permit;
( ) An interpretation of the Zoning Ordinance or Map;
( ) Certification of an existing non-conforming structure or use;
() Other (explain) 3

To permit construction, amtenance and use of /\’I E/\/\/ 0 '\J S 17/ ’Q h‘/
A0 om’w\}? 25y 14"

Previous Appeal:
a. A previous appeal ___has, or ___has not, been made with respect to this property.

b. Such appeal was in the form of:
__ An AREA Variance; or N }A""
__ A USE Variance; or

__Appeal from decision of Town Official or Officer; or
____Interpretation of the Zoning Ordinance or Map; or
__ Other

c. The previous appeal described above was appeal number ,
dated and was (Granted/Denied).

TO ALL APPLICANTS: Complete all relevant information by the section or sections
pertaining to your appeal ONLY. You may also include extra pages to supplement this form with
a narrative explanation. At the time of the hearing, you must present written documentation in
support of all the statements made in this application. You must also substantiate all financial

information supplied.
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CLRPRS A S

A AREA VARIANCE (T his section to be completed only for an AREA" vartance ce. Use
additional pages, if needed.,)

This application seeks a variance from the provisions of Article A ) _7 L-) \ R, l l) 7 -

Section(s) . Specifically, the applicant seeks aténancc

from the requirements from:

Dimension* ' Column Required Provided

PNy YAAD D) 1y .
NI —n \c"(f/g N O

*e.g., front yard, side setback, FAR, etc.

1. Is the requested variance the minimum necessary to relieve the practical difficulty or economic

injury?_ (€S
Desculbe TAWsn) o CAE o F ElLél i
Vaa Wy, TN AJ\/.O THES all e [/._L,nv/
A_/)/&p\h 1//) ?

I \ P &0

ié
2. Is the variance substantial in relation to the zoning code? i/v ()
Explain:__\\) AQ_P ONY u(/ /\-SPx/r\/ cov

z)f\/ = [ A a
— \/’"\‘”“’V”"VL [‘*VVXHhA/Q\ \,//)o]:(: YT~V

3. Will a substantial change be produced in the character of the neighborhood, or a substantial
detriment to adjommg property owners be created, if this variance is
granted? A4

Explin WE AE Puttiveg THE Aooﬁ@«/ Du Wf'
VuFH/PA—c 1 LopnJLr” F/)JM() £ T pf
xo ’m@\/tr\/lyj( N FJ,I".,M/.O NS -

4. Can the alleged practical difficult 8economlc injury be overcome by some
method other than a variance? 2 i_/ .

Explain: Py T IV O Y WE AQDTT Lo/ Tv Arl YARD
WAL D BV R VAN D EplT m@;o.m‘zmrﬁaﬂmo

r Y

W Ken rprofm&ri) TWE €L fV\,(,\/(-hgjL wl Ll
Pvfw" P”‘V\/%T Ay O U\J;//;YE\/T CE
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5. Will the grantlng of this variance affect the health safety, or welfare of the nelghborhood or |

community? l \[ & ‘ %
Explain: (:) T \,\/P/L, % Q p‘ﬁmw .

6. Will tht}r\e/bﬁ any affect on governmental facilities or services if this variance is
granted? {
Describe:  da, \ U

V'V Y VWl np + 1y = Dige
eSS U r/kkyov

7. Other factors I/we wish the Board to sider 1n this case are

VJ.;(\ (), & R [ A n D / I
(== CUTEISTT U] fJ-rN\> T /U
oA A o Lon T &
B. USE VARIANCE (This section to be completed only for a USE variance. Use additional
pages, if needed.)

1. This property cannot be used for any uses currently permitted in this zone because:

VA

2. The problem with this property iédt%;/un%e circumstances and not to the general
conditions of the neighborhood in tht

3. The use requested by this variance will not alter the essential character of the neighborhood in
that:

4. The amount paid for the entire parcel was: /

5. The date of purchase of the property was: / / ‘J'/

6. The present value of the entire property is:

7. The monthly expenses attributed to normal
and usual maintenance of the property are:

8. The annual taxes on the property are:
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9. The current income from the property is:

10. The amount of mortgages and other encumbrances on the property in question is:

a. Date of mortgage: N
b. Scheduled maturity (payoff) date: [\ [ A
c. Present monthly payment amount: i \ l / \
d. Current principal balance: \v/ /
e. Current interest rate:

11. Other factors I/we wish the Board to consider in this case are:

C. APPEAL OF DECISION OF BUILDING INSPECTOR (Thzs section to be completed for
- an appeal, only. Use additional pages, if needed.)

1. Name and position of official making the decision:

2. Nature of decision:

3. The decision described above is hereby appealed because:

D. INTERPRETATION OF ZONING CODE (This section to be completed for an
interpretation, only. Use additional pages, if needed.)

1. Section(s) to be interpreted:

2. An interpretation of the Zoning Code is requested because:

[Appform.doc revised September 2013]

Page 12 of 12



	ZBA - 62 Riverglen - Legal Notice
	ZBA - 62 Riverglen Application
	ZBA - 62 Riverglen Narrative & Survey
	ZBA - 9 Cinder Rd.

