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Village of Airmont 

 Planning Board Meeting 

Via Zoom 

September 24, 2020 

7:30pm 

 

 

Members Present:  John Cornelius, Chairman 

   Russell Hock 

   Joseph Toss 

   Dennis Cohen 

                                    Doug Whipple, Ad Hoc 

   Joel Shandelman, Ad Hoc (joined at 7:42pm) 

         

Others Present:        Dan Kraushaar, Deputy Village Attorney 

             Lou Zummo, Building Inspector 

             Eve Mancuso, Village Engineer 

           Valerie Monastra,Village Planner 

             Suzanne Carley, P&Z Clerk 

 

Members Absent:    William Philip  

             

                     

The meeting was called to order at 7:33 pm followed by the pledge of allegiance and roll call.  

Chairman Cornelius made a motion to approve the PB minutes from 11- 25-19 as everyone did 

not have a chance to review them for the last PB meeting.  Joseph Toss seconded it. All in favor 

motion carried.  Chairman Cornelius made a motion to approve the PB minutes from 8-27-2020.  

Russell Hock seconded it.  All in favor motion carried. 

 

14 Woodland Place 

Residential Place of Worship 

Site Plan 

 

Terry Rice, attorney for the applicant advised that the property is in the R-25 zone and is .69 of 

an acre. The proposal is for a residence for the Rabbi with accessory as a Shabbos shul only to be 

used on the sabbath and on holidays on the ground floor.  It would only be used on Friday 

evenings from sundown for 1.5 hours, Saturdays 9:30am-12 pm, Saturdays evenings from 

sundown for 1.5 hours later and other Jewish Holidays. It is intended to be a small neighborhood 

shul no weekday service, no vehicular traffic as it will used for the neighborhood and the 

congregants will walk to it.  Foyer will double as a kiddish area after service and a children’s 

area.  The proposed worship area will be 1330 sf with 20 seats and there would be 4 additional 

seats on the holidays for a small number of women to attend.  Parking is more than adequate 

since all the congregants will walk but 9 are required; 7 for house of worship and 2 for the 

residents and it is proposed to provide for a total of 11 parking spaces, 
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Applicant agreed to have the shul sprinklered as per the Fire Departments recommendation.  

They worked extensively with CDRC and included their recommendations.  No variances are 

required. Dan Kraushaar asked if they were sure no variances would be required as the lot width 

required shows 125 and 100 is provided on the bulk table.  The Building Inspector noted that he 

saw the same lot requirement.  Terry Rice noted that it was his understanding that it was 

discussed and agreed at CDRC no variances would be required.  Lou Zummo noted that if the 

house were still there it would be fine but it’s an empty lot. The pre-existing residence has been 

demolished and it’s a bare lot. The Building Inspector advised he checked the CDRC minutes 

and it doesn’t say it doesn’t say anything about not needing a variance for lot width. 

 

Tony Celentano the applicants engineer, noted that the plans show the lot width as pre-existing 

nonconforming.  Lou noted that unfortunately there is no house on the property.  The Village 

Planner advised that there is a provision §210-32 (d) for non-conforming lots that can be used 

which Terry Rice was also reviewing.   Lou Zummo noted it says it can be used but doesn’t say 

you don’t need a variance.  Terry Rice noted that the language implies that it can be used as an 

exception and Dan Kraushaar agreed however that it is the ultimate decision of the Building 

Inspector to determine. Dan also noted that if Lou agrees he would recommend that Tony 

Celentano add to the bulk section a reference to the code section and note it as an exemption. 

Tony advised he will do it if Lou agrees.  The Building Inspector stated that he would be fine 

with that however he noted that the only issue is that we just requested that someone else get a 

variance for the same situation from this section of the code for non-residential.  Lou made it 

clear that you can’t make the lot any bigger.   

 

Building Inspector said it must be noted on the plans as Dan suggested.  He also asked that they 

make sure the drawings reflect that the lot line to the front steps is over 30 ft.  Right now it’s 

going to the body of the house and there are no concrete steps.  Tony Celentano noted that he 

would include it and ensure that the drawings are modified for the minimum of the 30 ft. due to 

this section of the code. Tony wanted the applicant to be aware that the drawings need to be 

modified.   Tony Rice explained that they either they move the structure back or don’t make the 

covered entrance so deep.  Village Engineer noted that there is room for the house to go back 

further and perhaps make the covered entry narrower around 4 ft.  Applicant was concerned 

about a tree that may need to be removed the 24 ft. oak tree on the west side where the parking 

lot ends.  Village Engineer noted it could be moved to avoid removing the tree. Calculations for 

imperious surface area were also asked to be put on the plans by the Building Inspector.  Tony 

Celentano will do so. 

 

Village Planner noted that 210-12.1 of Zoning code for parameters for the residential place of 

assembly as an accessory use.  The PB needs decide if the fencing is appropriate.  The applicant 

needs to refer to §210-87 and lighting §164-9 in the site plan regulations chapter as well and 

make sure they match and check and denote the lumens and foot candles. A recommendation to 

note in the resolution that no space of the place of assembly is to be rented out or used for 

functions outside of the place of worship. Residential cooking facilities are limited to kitchen 

only.  Landscape buffers need to identified a little better as the PB has to ensure it is adequate.  

Unclear on the site plan where the landscaping would be noted especially the 20 proposed box 

woods. 
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Procedurally this is a Type II action there not requiring further action.  No GML is required.  A 

review is required by the Architectural Review Committee (ARC) due to the nature of the 

construction and the new lighting as per §210-12.1 of the code. 

 

There were questions on the kitchen.  The applicant noted that there is one main kitchen the other 

is a two-purpose kitchen one wall will be there to serve to the dining room the other wall will 

closed other than holidays.  Solely for residential use nothing commercial. 

 

Review of Village Engineer’s letter dated 9-23-2020 and she went through the twenty items such 

as the planametrics not being consistent with the site plan and defining the sf of and the 

architecturals to clarify the parking calculation.  Identify the trees that have to be staked out and 

get something in writing with the neighbor. 

 

Building Inspector asked what the kiddish area is used for and the response was brunch after 

services.  Kiddish area is also a place of assembly which means people will be standing there.  

Need to determine the parking per the code of what it actually is.                      

 

 

Terry Rice noted at a minimum they comply with the code.  Calculation is based on the seats 25 

shown on the plan but that is not the capacity with the prayer room.  The Building Inspector 

noted you need to determine the number of seats in prayer room based on the building code not 

table and chair layout.   

 

Dennis Cohen inquired of Eve Mancuso how many would be required on the building code.  The 

calculation which has been an ongoing issue that  442 (if that is the correct number) divided by 

15 = 30 tables & chairs per bldg.  30 divided by 3 + requirement of 10 spaces plus 2 residential 

to 12 spaces and they provide 11 spaces.  Terry Rice will look at it and PB has the capability to 

waive 25% since it’s a Shabbos shul.  The Village Planner noted that the number of seats were 

reviewed at the March CDRC and 11-12 were discussed.  The Village Engineer noted that it 

needs to be consistent with the way the parking is determined and state the correct number so 

that the PB has the ability to grant relief. 

 

PB Secretary read into the record the following letter: 

 

RC Sewer letter dated 9/18/2020 

RC Health Dept dated 9/22/2020 

Tallman Fire Dept. letter dated 9/22/2020 

 

Terry Rice noted that the applicant already agreed to put in a sprinkler system, why it is 

necessary to discuss as a PB issue as it should be more a building department issue. The Building 

Inspector noted that the drawings by Hy Garfinkel dated 8/21/20 had several issues. It references 

the wrong codes.  The drawing references the code from 2015 and needs to updated to the 2020 

code.  The wind design area is noted at 130 mph not 120 mph.  This needs to be addressed. Terry 

Rice again stated this should not be a PB issue but a building department issue.  Terry indicated 

that this has been going back and forth in CDRC and that they need to understand exactly what 

the parking requirements are.  1 per 3 seats capacity – what number do you divide by for the 
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capacity?  Lou Zummo noted that it is based on NY State Building and Fire Code.  Standing 

comes to 5, not fixed seating 7 and with tables and chairs 15.  He determined it as 15 with tables 

and chairs as this is what was provided for on the drawing.  Terry Rice noted that if there is a one 

spot deficiency it isn’t much as everyone will be walking to services. They will determine if a 

parking waiver is required. 

 

Village Planner noted again that the codes identifies ARC for PB discussion.  Terry wanted to 

know if it could be a condition of approval.  The Chairman noted that usually ARC recommends 

and PB approves but the PB can override the ARC recommendations.    

 

Chairman Cornelius made a motion to open the public hearing at 8:27pm.  Dennis Cohen 

seconded it all in favor, motion carries and the public hearing opened. 

 

Jim Robbins – In trust of 16 Woodland Place Moms home.  Had a question on the trees and 

survey and determine who has ownership is it the survey?  The Village Engineer noted yes that 

the property survey would determine this and the corners can be set but sometimes the trees grow 

over property lines.  It would be good to speak to you neighbor about it. 

 

Arnie Pah - 9 Woodland just mentioned concern of any traffic.  The Chairman noted that it would 

only be used on Friday evenings from Sundown for an 1.5 hours, Saturdays 9:30am-12 pm 

Saturdays evenings from sundown for 1.5 hours later. and sat sundown and other Jewish 

Holidays. 

 

Dan Kraushaar pointed out that a number if items require the public hearing to be held over 

because once its closed can’t receive new comments.  Items need to be addressed from the 

Village Planners letter, the Village Engineers letter, come to a resolution on the items the 

Building Inspector brought up - the total imperious surface and to include walkways and other 

site features that aren’t specifically being shown as calculated.  Taking into account the building 

code issues the firematic issues and these all items that are imperative for the PB to consider.   

Terry Rice agrees that they need to clean up the issues and move the parking back and take 

another look at it so that it is clear for any waiver that is being requested.  Need to ensure that the 

PB is satisfied with the landscaping that is proposed. Would like some guidance on it.  Chairman 

Cornelius that it didn’t appear adequate by the handicap spot and all the way to the fence and 

best use of the type of plantings. Lighting needs to updated, especially before going to the ARC 

before coming back to the PB.  They should make the recommended changes and updates as per 

the professionals.     

 

Chairman Cornelius made a motion to continue the public hearing for 14 Woodland Place to the 

10/22 PB Meeting at 7:30pm remotely assuming that the Governor extends the executive order to 

conduct meetings remotely so that the applicant can make the revisions and go to ARC before 

PB.   In the event it is not extended the meeting will be held at Airmont’s Village Hall to a date 

TBD.  Russell Hock seconded it.  All in favor motion carries.  Chairman Cornelius made a 

motion to adjourn the meeting at 9:18pm Joe Toss seconded it.  All in favor, motion carries.  

Meeting adjourned. 

 

 


