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                                                         Village of Airmont 

Zoning Board of Appeals 

 Thursday, July 10, 2025 

      In Person Meeting 

           

MEMBERS PRESENT:   Monroe Zafir, Chairman 

                                           Richard Berger 

   Marty Kivell 

              Jacob Simonovits  

                                           Joel Strulovitch 

                                                                                                                            

PRESENT:                       Dan Kraushaar, ZBA Attorney  

                          Lou Zummo, Building Inspector 

  Suzanne Carley, P&Z Clerk 

 

The meeting was called to order at 8:05 pm by Chairman Zafir which was followed by the 

pledge of allegiance and roll call.  Marty Kivell Made a motion to approve the ZBA Meeting 

minutes from the May 10, 2025, ZBA Meeting which was seconded by Monroe Zafir.  All in 

favor motion carries.  

 

Continued Public Hearing on the application of Tiferet Torah - 2 & 3 Fosse Court for an amended site plan 

and special permit for a school of religious instruction with accessory housing.  The applicant requested an 

adjournment to the Thursday, September 11, 2025, ZBA Meeting in an email dated June 16, 2025, from the 

applicant’s attorney Paul Baum. Jacob Siminovots made a motion to continue the public hearing for the 

application of Tiferet Torah- 2&3 Fosse Court to Thursday September 11, 2025, at 8:00pm at Airmont 

Village Hall, 251 Cherry Lane Airmont, NY which was seconded by Richard Berger.  All in favor motion 

carried. 

Public Hearing on the application of Yeshiva Darkei Emunah Bnos Binah for a proposed site plan to 

establish a new school of religious instruction known as Bnos Binah located at 51 Church Road, for 

approximately 375 students (pre-K through Grade 12).  Schools of general or religious instruction without 

accessory housing are permitted in the zone by special permit of the Planning Board as per §210-16.B(11) 

Airmont’s Zoning Code.  

The site is at the southeast corner of Church and Smith Hill Roads.  The parcel has a net lot area of 

96,206sf (2.2+/- ac). 80,000sf is required. As a corner lot, it has two front yards. Per the Zoning Code, the 

applicant has selected the easterly lot line as its rear lot line. The site slopes generally downward to the 

East from Church Road. The slope is mostly gentle but gets steeper in the eastern portion of the lot. The 

proposed development avoids the steeper area. All utilities are available to the site. 

 

Access will be provided via a double-looped driveway system with two one-way access points on Church 

Road. Access from Church Road provides better sight distance than does Smith Hill Road because of the 

gentler slope. The first loop provides access to a bus drop-off/pick-up area. The second loop, which goes 

behind the proposed building, provides access to all 50 parking spaces. 

The proposed school building will have two stories and a basement. It will have a footprint of 

15,593sf and a total gross floor area of 46,779sf.  A play area is proposed at the rear of the building. 

To accommodate a more level play area, two retaining walls, each with four-foot-tall fences, will be 

installed along Smith Hill Road and the eastern lot line. Underground stormwater detention will be 
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placed beneath the play area.  No dormitory is proposed. All students will be transported to and from 

the school daily.   

 

Variances are being sought from Article III §210-16 R-35 210 Attachment Table 3 of Bulk Requirements 

Table 3: R-35; Article VII Section 56.A(1); Article V Section 35.c and Article XIX 210-74 (Fence) of the 

Residential District of Airmont’s Zoning Code as follows: 

Variance       Required     Proposed  

Front yard         50ft            12.3ft (to parking)  

Dev. Coverage    20%         54%  

FAR                    0.4           0.46  

Parking Spaces   186          50  

Fence Height     3.5ft         11.5ft 

 

The property is located on the East side of Church Road approximately 0 feet South of Smith Hill Road.  

The lot is designated as Section 61.08 Block 2 Lot 1 on the Town of Ramapo Tax Map.  The property is 

located in the R-35 zoning District and is comprised of 2.2 acres.  The address is 51 Church Road Suffern, 

N.Y. 10901.   

 
Rachel Barese Civel Tech Engineering is the applicants engineer, and she reviewed the project along with 

Ira Emanuel, the attorney for the project.  Ron Reiman from Colliers Engineering was also present as 

their traffic engineer. They explained that the Planning Board B issued a Negative Declaration at the 

6/26/2025 Planning Board meeting.  Rachel explained that there will be a fence surrounding the 

neighbor’s property that will be durable, the project is set in from the property line and there will be a 

landscaping plan.  There is a proposed play area. They changed the configuration to add an additional 5 

parking spaces, and in total 50 parking spaces are being provided -although based on the student 

calculation 186 would be required, which is why that is one of the variances they are seeking. The 

building is two stories with a basement and there will be parking along 3 sides. Ira Emanuel reviewed the 

requested variances as noted in the public hearing notice.  

The existing school is in Spring Valley, and they need a larger space.  The existing school only had 21 

parking spaces. Ron Reiman reviewed the traffic study and the potential traffic impacts and the review 

letter from Nelson Pope, the PB traffic Engineer dated 6/20/25 was also referenced indicating that their 

traffic and parking concerns were adequately addressed which was part of the assessment for the Negative 

Declaration that was issued.   

Special events were discussed and there is a parking traffic plan by grade so that there would be ample 

parking.  There is a 3rd grade recital scheduled which would require a maximum of 21 parking spaces so 

the 50 that are being provided are more than enough. No other special events are planned.  

Chairman Zafir opened the public hearing, which was seconded by Jacob Siminovits, all in favor motion 

carried.  A total of 30 people spoke, and of the 30 there were 13 in favor, as it was noted that 

approximately 85%, a  majority of the students are from Airmont and they do not want their children 

traveling 1 -1 2 hours each way daily to Spring Valley with all the stops. There were 17 people that spoke 

not in favor of the application for concerns over overdevelopment, too large of a project, noise and 

lighting pollution, number and size of the variances and the potential for changing the character of the 

neighborhood. Most indicated that they are not against the school, just that it is in the wrong location and 

is extremely large and should be tailored down.   Cliff Davis – Attorney 44 Church Street White Plains 

NY representing a number of the surrounding neighbors, submitted a letter dated 7/10/2025 to the ZBA 

with regard that the development coverage, parking and front yard variances are extraordinary requests 

and that they should be denied by the ZBA. He presented the document to the ZBA for the record dated 

7/10/2025. There also was an email dated 5/16/25 from residents at 50, 53, 54 & 57 Church that was also 

submitted for the record.  



 

3 
 

 

Chairman Zafir closed the public hearing which was seconded by Joel Strulovitch. All in favor.  It was 

then decided that the ZBA would want to visit the property.  Richard Berger suggested making the school 

smaller and minimizing the variances could they split the grades K-6 and have half in Airmont for 200 

students and the other half of 175-200 remain students for grades 7-12 in Spring Valley, however it was 

noted that the applicant is unable to do so. 

Marty Kivell made a motion to re-open the public hearing, which was seconded by Chairman Zafir, all in 

favor, motion carried. Marty Kivell requested to walk the site which the other members agreed to,  and 

review all the public’s concerns.   

Joel Strulovitch made a motion to continue the public hearing to the ZBA Meeting on Thursday, August 

14, 2025, at 8:00pm at Airmont Village Hall, which was seconded by Chairman Zafir.  All in favor, 

motion carried. 

 

 

Public hearing on the application of Cherry Lane Airmont LLC -9 Feller Court for reinstatement of 

previously approved variances to build a new single- family residence.  This parcel was part of a prior 4 lot 

subdivision in 2005.  The lot has wetlands, and the house is proposed to be situated to avoid the wetlands. 

Variances are being sought from Article IV §210-15; 210 Attachment 5 of Bulk Requirements Table 2: R-

40 Residential District of Airmont’s Zoning Code as follows: 

 

Minimum Front Setback     50 ft. required     43.6 ft.  proposed 

Minimum Front Yard          50 ft. required     43.6 ft. proposed 

Minimum Rear Setback      50 ft. required      34.8 ft. proposed  

 

Applicant represented by Attorney Paul Baum and Engineer Rachel Barese from Civil Tech Engineering.   

Paul Baum explained that the application was part of a subdivision from 2005 and had previously 

received all the requested variances in 2023 which has since lapsed while they were finalizing all the 

requirements of the 2005 subdivision which are almost complete.  He explained that nothing has changed, 

and they are here before the ZBA for reinstatement of all said variances.   

No GML required for this parcel and the review letters read into the record were from  

RC Health dated 7/10/2025, RC Sewer dated 6/11/2025, Town of Ramapo DPW dated 7/23/2025.  

Marty Kivell made a motion to open the public hearing which was seconded by Jacob Siminovits.  All 

in favor, motion carried.  No one from the public spoke at the public hearing. Chairman Zafir made a 

motion to close the public hearing which was seconded by Marty Kivell.  All in favor motion carried. 

Chairman Zafir made a motion to classify the application as a Type II action under SEQRA requiring 

no further environmental review which was seconded by Marty Kivell.  Chairman Zafir made a 

motion to reinstate all the variances as requested and previously approved as follows based on the 

plans prepared by Civil Tech Engineering dated 4/4/23 revised 3/18/25 pages 1-4:  

Minimum Front Setback     50 ft. required     43.6 ft.  proposed 

Minimum Front Yard          50 ft. required     43.6 ft. proposed 

Minimum Rear Setback      50 ft. required      34.8 ft. proposed  

 

The motion was seconded by Joel Strulovitch.  All in favor motion carried.  All three (3) variances 

approved and reinstated unanimously.   
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Joel Strulovitch made a motion to adjourn the meeting which was seconded by Jacob Siminovits.  All 

if favor motion carried. Meeting ended. 


