Village of Airmont
Zoning Board of Appeals
Thursday, January 29, 2026

In Person Meeting

MEMBERS PRESENT: Monroe Zafir, Chairman
Marty Kivell
Richard Berger
Joel Strulovitch
David Brander (arrived at 8:30pm)

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 meeting minutes
from the ZBA Meeting of October 23,2025, which was seconded by Chairman Zafir. All in
favor, motion carried.

The application of Shiras Miriam of Rockland County, Inc., a religious corporation was before the PB
again. They were last before the ZBA on October 23, 2025. To re-cap it seeks to establish a school of
religious instruction for girls. 13-18 years of age, on the property located at 46 Campbell Avenue. The
property has a net lot area of 116,716 SF. The property is improved with a two- story single family
dwelling that will remain for use as a caretaker's quarters. It is located in the R-25 Zoning District.
Schools for general and religious instruction are permitted in the zone subject to the issuance of a
special permit and site plan review by the Planning Board. The property consists of three former tax lots
(80, 81, and 82). The lots were merged into a single lot by the filing of a lot line disclaimer with the
Rockland County Clerk on February 28, 2024. The school will consist of a basement and 2 stories and
contain 37,256 SF to serve up to a maximum of 200 students. The school currently operates out of two
separate locations with approximately 75 students in each location. The school seeks to consolidate and
establish a single building for all the students.

The school will have a total staff of approximately 45 members consisting of 4 full-time administrators
and teachers with the remainder being part-time teachers, support staff and janitorial. The total number
of staff at any one time during the course of the day will be about 15-20 people. The school will operate
five days a week: Mondays through Thursdays from 8:30 a.m. to 5:00 p.m. Fridays from 8:30 a.m. to
12:30 p.m. There will be no school on the weekends or holidays. Transportation to and from school will
be provided by bus. No students are permitted to drive. Approximately 7 to 10 buses are anticipated in
the AM and PM hours.

The project will require variances from Article III Section 210-17 and accompanying Bulk Table 210
Attachment 7 Table 4: R-25 Residential Bulk Requirements of the Zoning Code as follows. As per
Section 210-56 (A) (1), based on 1 space per 300 SF of floor area, 125 parking spaces are required for the
school plus 2 spaces for the caretaker's quarters. Further, based on half the students being over 16, an



additional 50 spaces are required for a total of 177 required parking spaces. The applicant has revised
the site plan with changes to the row of parking in the rear to be grass-crete (or an approved equal)
which is now providing 93 spaces rather than 100 spaces, adjusting and increasing the parking variance.
The changes also require a decrease in the development coverage, from 70% to 66%. Other changes to
the site plan include fencing in the front yard to a 3.5’ maximum; line types for the fences revised to
differentiate between the vinyl privacy fence and the chain link fence; additional landscaping added
along the northern and southern property lines and in the rear and a bus turning maneuverability plan is
now provided. These were all the items requested by the ZBA at the October 23, 2025 ZBA Meeting.
The applicant is represented by attorney Paul Baum and Engineer Rachel Barese of Civil Tech
Engineering.

The application was re-advertised and re-noticed for the following variances:

Variance Required Provided

Front Yard 50° 5.6’ to DSL (for parking)

Side Setback 50° 19.8’ (existing condition)

Total Side Setback 100° 48.7

Development Coverage 20% 66% *(decreased from 70%)

Parking 177 93 *(calculation changed from 100 spaces)

It was discussed that the only time they need all the parking is for PTA conference which will be
in two shits with no more than 93. They will have a welcome open house once a year on a
Sunday and hold their mother daughter gatherings a few times a year with about 60% of the
enrollment attending. There is a graduation every Hune for 100-150 with approximately 33-50
vehicles. The ZBA Chairman inquired if 93 spaces are enough parking and the applicant’s
representatives indicated that it is. The engineer noted that they are not proposing grass-crete
parking in the front, only in the rear which reduced the developmental coverage by 4%. It was
also noted that the pervious material will help with the drainage. There was a question if there
would be any issue with the maintenance of it and the engineer explained that it would be built
into the inspection schedule and be included in Schedule A of the Stormwater Management
Agreement.

The Building Inspector recommended that for more sufficient screening from the neighbors, they
put in a solid fence at 6 feet in height which is legal rather than a 4 ft fence around the pool.
There was no issue with the recommendation.

Marty Kivell made a motion to open the public hearing which was seconded by Joels Strulovitch.
All in favor motion carries. For the record no one spoke at the public hearing. Marty Kivell made
a motion to close the public hearing which was seconded by Chairman Zafir. All in favor motion
carries.

There was no GML for this application, but letters read into the record were RC Health dated
10/21/25; TOR DPW dated 9/29/25; RC Sewer Dated 10/16/25; Fire Inspector letters dated
4/10/25 & 11/24/25and the Tallman Fire Department letters dated 8/19/25, 11/30/25 and 1/5/26.

2



The Planning Board issued a Negative Declaration as per the requirements of a full SEQRA
Review on 8/19/25 and a copy of the SEQRA resolution was also part of the ZBA records.

The ZBA discussed that there should be a map note for no special events which is done at the PB
and the clerk advised they have a standard required map note; add snow storage to the plan and
label it; address the garbage dumpster which should be enclosed. The applicant’s attorney noted
that they have no objection and will comply with all of them.

The ZBA further that they wanted confirmation by condition of the 26 grass-crete parking spots
in the rear, a 6 ft sold fence around the pool,

Marty Kivell made a motion to approve the application and all the variances as requested for 46
Campbell with the above-mentioned conditions which was seconded by Chairman Zafir.

Chairman Zafir made a motion to agree & adopt with the five-factor test in the memorandum
dated 8/28/25 that was reviewed in detail at the 10/23/25 ZBA meeting, which was seconded by
Joel Strulovitch. All in favor, motion carries. The ZBA found that in the fact findings the
applicant demonstrated the five-factor test and concurred with the narrative from attorney Paul
Baum. All the variances in accordance with the applicant’s request, the conditions discussed by
the ZBA and the supporting narrative for the reasoning behind the five factors were seconded by
Joel Strulovitch.

Roll Call Vote:
Kivell: Yes
Strulovitch: Yes
Berger: Yes
Brander: Yes
Zafir: Yes

All in favor. Motion carried 5 to 0. All variances were granted.

Chairman Zafir made a motion to adjourn the ZBA Meeting which was seconded by Joel
Stulovitch. All in favor motion carried. Meeting ended.



