Village of Airmont
Zoning Board of Appeals
Thursday, September 11, 2025
In Person Meeting

MEMBERS PRESENT: Monroe Zafir, Chairman
Marty Kivell
Richard Berger
Joel Strulovitch

PRESENT: Dan Kraushaar, ZBA Attorney
Lou Zummo, Building Inspector
Suzanne Carley, P&Z Clerk

The meeting was called to order at 8:06 pm by Chairman Zafir which was followed by the pledge of
allegiance and roll call. Chairman Zafir made a motion to approve the meeting minutes from
August 14, 2025, which was seconded by Marty Kivell. All in favor, motion carries.

Continued Public Hearing on the application of Sephardic Heritage Center Charitable Trust,
Tiferet Torah 2 & 3 Fosse Court, for a lot merger, special permit and site plan approval to establish an
educational institution with accessory housing requiring variances. The applicant requested an
adjournment to Thursday, October 16, 2025, ZBA Meeting. Chairman Zafir motioned to accept the
adjournment as noted in the letter from Paul Baum dated 9/5/2025 which was seconded by Richard
Berger. All in favor motion carried.

Continued 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). The applicant requested an adjournment
to Thursday, October 16, 2025, ZBA Meeting. Chairman Zafir motioned to accept the adjournment
as requested by the applicant’s attorney Ira Emanuel in his email dated 9/5/2025. All in favor motion
carried.

Continued Public Hearing on the application of Blue Rill Estates 430, 434 and 444 Saddle River Road
for construction of 105 units of senior housing. The lots will be merged and a special permit per the
requirements of Article XII Section 210-102 is required from the Planning Board. Variances are requested
from Article III §210-16 Attachment 6 Table 3: R-35 and Article I1I §210-14 Attachment 4 Table 1-RR-50 of
the Residential District & Rural Bulk Requirements of the Airmont Zoning Code as follows:

The following interpretations and appeals are made:
1. §210-102.L — central refuse collection areas are required: individual unit trash cans are
provided.
2.  Whether the locations of the driveway comply with the Zoning Code
3. Whether additional parking is required for the two Community Rooms.



The proposed site plan has identified the following necessary variances:

Variance Required Proposed
Side Setback 50 ft 30 ft
Total Side Setback 100 ft 60 ft
Side Yard 50 ft 30 ft
Developmental Coverage 20% 27.46%
Distance Between Buildings 50 ft 20 ft
Distance between Driveway,
Refuse Areas & Buildings 30 ft 0 ft

The property is located on the west side of Saddle River Road approximately 78 feet South of

Long Meadow Drive. The lots are designated as Section 62.11 Block 2 Lots 8, 9 &10 on the Town of
Ramapo Tax Map. The property is located in the R-35 and RR-50 Zoning District and is comprised of
17.99 acres. The address is 430, 434 and 444 Saddle River Road Monsey, New York 10952.

Pat Loftus was representing the applicant on behalf of Ira Emanuel, the applicant’s attorney. He
explained that this is a Type 1 action and they went through a rigorous SEQRA process with the PB
declaring lead agency and had a DEIS and FEIS completed. They have done all the fire safety, traffic
and environmental reviews. He further explained how the BOT granted the overlay zone and special
permit for the project to move forward.

They are here for final approval and only request override of #1 of the RC Planning GML dated
8/7/25 which approved the application with modifications as noted in the narrative dated 8/11/2025.
To the extent of the GML dated 8/7/2025 they are requesting an override for GML #1 as the concept is different
from what the code requires.

GML dated 8/7/2025 Override Request:

1 New developments, especially one that requires a zone change to allow the proposed
use, must comply with the applicable bulk standards. Allowing new construction that does
not comply with the applicable bulk standards can set an undesirable land use precedent
and result in the overutilization of individual sites. The proposed building coverage
exceeds the permitted maximum by 37 percent. The side setback, total side setback, and
side yard are all 40 percent deficient. The ability of the existing infrastructure to
accommodate increased residential density and building coverage is a countywide concern
and must be evaluated. The Village must consider the cumulative and community impacts
of permitting such development when evaluating the

requested variances. The number of units must be reduced so that a development that
complies with the Zoning standards is achieved.

This comment was also made in the RC Planning Department's review of the zone change and
special permit. The RSH zone contemplates multi-family housing in a traditional apartment
building or barracks-type townhouse arrangement. This proposal is intended to provide multi-
family housing but to feel more like semi-attached homes. Because the applicant is attempting
to fit a "square peg into a round hole", a number of variances are requested.

Importantly, and ignored by the RC Planning Department, is the fact that using the standard
apartment building, the site is capable of 323 units. However, only 105 are proposed - 32% of the
maximum allowed. Similarly, although an FAR of 0.40 is permitted, only 0.36 is proposed, and
while development coverage of 60% is permitted, only 50% is proposed.



The RC Planning Department is focused on setbacks while ignoring that the proposed intensity of
use is far lower than what the RSH zone allows. Had this proposal included an apartment
building, it would have had many more units floating in a sea of asphalt parking. This project's
impact on the Village and the County is much less than would be a full, as of right project that
complied with setbacks.

For the foregoing reasons, the applicant requested an override. Chairman Zafir motioned to override #1 in the
GML dated 8/7/25 which was seconded by Joel Strulovitch. All in favor, motion carried.

Chairman Zafir opened the public hearing which was seconded by Marty Kivell. All in favor motion carried.
Four people spoke: Rob Robert- 3 Long Meadow; Kristen Rable 58 S. Monsey Rd.; John Matarazzo-14
Iroquis, Bart Lasecki —for 14 Iroquois: raised concerns about garbage and light poles that were out brought up
to the BOT on Long Meadow, buffering, traffic, noise, privacy fence & landscaping being required, drainage,
stormwater run-off, wetlands, fire flows are unclear, that the variances violate the Zoning code for both the
RR-50 and R-35 Zones; thought that the 2 bedrooms looked like they are really 4 bedrooms and were just
labeled as something else but would actually become 4 bedrooms; indicated that the variances were all a self-
created encroachment and problem created by the developers; noted that the re-zoning of the RSH zone was
illegal spot zoning and a violation of the Villages Comprehensive Plan.

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

Letters read into the record: RC Planning GML dated 8/7/25; RC Health dated 8/12/25; Village of Airmont
Fire Inspector dated 7/24/25; Town of Ramapo DPW dated 7/28/25; RC Sewer District #2 dated 7/23/25 and
RC Highway dated 7/16/25.

Joel Strulovtich motioned to approve all variances as requested as the project is what the Village needs and
they went through a thorough process. The motion was seconded by Chairman Zafir.

Roll Call:

Strulovitch — yes approve for the reasons previously stated in my motion

Berger — Yes approve project variances as they have 17.99 acres of land to accommodate the housing and
there is a need for Senior Housing.

Kivell — Yes approve given the fact that the Village Board creating the zoning to allow and they could have
built 200 more units, and this is more accepting than the multi style.

Chairman Zafir — Yes approve for all the above reasons

Variances granted 4 to 0 unanimously.

Chairman Zafir made a motion for the ZBA finding statement for SEQRA as submitted to the PB & ZBA
which was seconded by Joel Strulovitch. All in favor motion carried.

Public Hearing on the application of Rachel Rubin 6 Stone Meadow Lane for variances for proposed site
improvements to enhance the functionality and enjoyment of the rear yard through the installation of several
outdoor amenities, including patios, a pool cabana, and a firepit area. These additions are intended to enhance
the usability and aesthetic of the backyard, creating a functional, safe and family-friendly attractive outdoor
living space. Three variances are being requested and two of which are existing conditions. Variances are
being requested from Article III §210-15 Attachment 5 Table 2: R-40 of the Residential District Bulk
Requirements of Airmont’ s Zoning Code as follows:



Variance Required Existing Proposed

Side Setback 25 ft. 19 ft. 19 ft.
Total Side Setback 70 ft. 64.9 ft. 64.9 ft.
Developmental Coverage 20% 29%

The property is located on the north side of Stone Meadow Lane approximately 700 feet West of South Airmont
Road. The lot is designated as Section 61.07 Block 1 Lot 8.6 on the Town of Ramapo Tax Map. The property
is located in the R-40 zoning District and is comprised of .797 acres. The address is 6 Stone Meadow Lane
Suffern, New York 10901.

The applicant was represented by Kevin Conway, and he explained that there is no fire pit and that the pool
already exists. They are here before the ZBA to legalize the variances. The variances will not be a detriment
to the neighborhood and will only further enhance it.

Chairman Zafir opened the public hearing which was seconded by Joel Strulovitch. All in favor
motion carried.

Alan Berman - 17 S. Amundsen Airmont, NY indicated that he is behind the parcel over to the left.
Trees were removed with the construction. He indicated that he has no issue with the
improvements and variances but wants his privacy and now there is no buffer, including that for
noise as well. Arborvitae are shown on the landscaping, but he noted that there needs to be more of
a buffer so not to see from deck to pool. Again, he noted he is not opposing the beautiful property,
he is just requesting that additional landscaping be required for a full buffer. The ZBA discussed
making this a condition of approval. Marty Kivell made a motion to close the public hearing which
was seconded by Richard Berger. All in favor motion carried.

Marty Kivell made a motion that this was a Type II action for SEQRA requiring no further review
which was seconded by Richard Berger. All in favor motion carried.

Joel Strulovtich motioned to approve all variances as requested with the condition of additional landscape
buffer items. Motion was seconded by Marty Kivell along with the condition All in favor motion carried.
Variances approved 4 to 0.

Chairman Zafir made a motion to adjourn the meeting which was seconded by Marty Kivell. Meeting ended.



