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Village of Wesley Hills 

Planning Board – August 28, 2019 

 

Present: Chairwoman-Vera Brown, Rachel Taub, Alexandra Wren, Lon Lieberman-Second 

Alternate 

  

Also Present: Frank Brown-Deputy Village Attorney, Matt Trainor-Village Engineer, Jeff 

Osterman-Village Planner, Sydney Aliseo-Deputy Village Clerk  

 

Absent: Israel Shenker, Joe Moskowitz, David Katznelson-First Alternate 

 

The meeting was called to order by Chairwoman, Vera Brown, at 7:30p.m. 

 

CONTINUED PUBLIC HEARING ON THE APPLICATION OF CONGREGATION 

DERECH EMES TO REVISE A PREVIOUSLY APPROVED SPECIAL USE PERMIT 

FOR A NEIGHBORHOOD GATHERING AND A PREVIOUSLY APPROVED SITE 

PLAN FOR A SYNAGOGUE. Affecting property located on the east side of Wilder Road 

approximately 228 feet north of Carter Lane.  Designated on the Town of Ramapo Tax Map as 

Parcel ID#41.10-2-3. Subject property located at 34 Wilder Road. 

 

David Mattel appeared on behalf of the Applicant and presented a revised site plan dated 5/7/19 

last revised on 8/7/19 showing how the Applicant plans on utilizing the property while 

temporarily having two principal structures. Mr. Mattel stated that a revised phasing plan has 

been included on the plans. 

 

Chairwoman Brown questioned Matt Trainor, the Village Engineer, if all previous concerns have 

been addressed? Matt Trainor answered yes. 

 

David Mattel stated that there is currently parking on the northern side of the property and that 

during phase one, the south side will be fenced off to isolate the area of construction. Mr. Mattel 

stated that gravel will be placed at the southern end of the property to run piping during phase 

two. 

 

Vera Brown questioned if there will be a gravel walkway to the building during phase two? 

David Mattel answered yes. 

 

David Mattel stated that when construction is complete the existing building will be demolished. 

 

Chairwoman Brown questioned Mr. Mattel why there are 10 spaces for pedestrians? Mr. Mattel 

clarified that the parking spaces are for the Congregants during construction. 

 

Chairwoman Brown questioned if the Village Professionals had any additional comments? Matt 

Trainor answered yes, the number of parking spaces has not changed despite the expansion of the 

building. Mr. Trainor stated that the use of the social hall should not be permitted during 

construction. 
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Rachel Taub agreed with Matt Trainor and stated that during construction the social hall should 

only be used on occasions in which the Congregants do not use vehicles. 

 

David Mattel stated that the construction will be a slow process not an instant increase in size, 

therefore, the amount of parking should be sufficient during construction. Mr. Mattel agreed that 

during construction the social hall will only be used on days in which Congregants walk to the 

Synagogue. 

 

Chairwoman Brown questioned if the phasing plan included the amount of detail requested by 

the Village Engineer? Matt Trainor answered yes. 

 

Jeff Osterman, the Village Planner, stated that the Village should not issue a certificate of 

occupancy for the social hall during construction in order to prevent events to be held while 

construction is incomplete due to the minimal parking spaces. 

 

David Mattel stated that there are 45 onsite parking spaces and 15 offsite parking spaces. 

 

Frank Brown submitted to the Board a list of Synagogues in the Village with their parking 

requirements in relation to the square footage of their social hall. Frank Brown questioned if the 

Board agreed with the 60 parking spaces? The Board agreed. 

 

David Mattel requested that the Board set a parking requirement of 55 spaces instead of 60 

spaces in order to ensure the requirement is met. Mr. Mattel stated that he is concerned that if a 

neighbor moves, the parking requirement won’t be met due to the offsite parking. 

 

The Board denied the request and advised that if a neighbor moves, the Village gives the 

Congregation time to meet the parking requirement through other means. 

 

Chairwoman Brown asked if anyone from the public wished to speak. No one wished to speak. 

 

Chairwoman Brown made a motion to close the Public Hearing, seconded by Alexandra Wren. 

Upon vote, this motion carried unanimously. 

 

Lon Lieberman made a motion to approve the following resolution, seconded by Chairwoman 

Brown: 

 

Resolution # 19-34 

 

CONGREGATION DERECH EMES REVISED SPECIAL PERMIT 

 

 WHEREAS, heretofore on March 13, 2013, by Resolution # 13–9, the Planning Board 

granted a special permit for a neighborhood gathering on premises located on the easterly side of 

Wilder Road known as 34 Wilder Road and designated on the Town of Ramapo Tax Map as 

Section 41.10, Block 2, Lot 3; and 

 



PB   Approved 10/23/19 

8/28/19 

3 

 

 WHEREAS, Congregation Derech Emes has applied to the Planning Board for approval 

of a revised special permit for such neighborhood gathering; and 

 

 WHEREAS, a duly advertised public hearing was held on said application at the Village 

Hall, 432 Route 306, Wesley Hills, New York, on April 25, 2018, and was continued on May 23, 

2018, June 27, 2018, July 25, 2018, August 22, 2018, October 3, 2018, October 24, 2018, 

November 28, 2018, February 27, 2019, May 1, 2019, June 26, 2019, July 24, 2019, and August 

28, 2019, at which times all interested parties present were given an opportunity to be heard; and 

 

 WHEREAS, said special permit application and the related site plan were referred to the 

Rockland County Department of Planning for review pursuant to General Municipal Law 

sections 239-1 and 239-m, and by letter report dated July 1, 2019, the Rockland County 

Department of Planning notified this Planning Board that it had approved the special permit and 

related site plan subject to recommended modifications set forth therein; and 

 

 WHEREAS, heretofore on July 24, 2019, by Resolution 19-30, this Board determined 

that the proposed project will not have a significant impact on the environment as defined by the 

State Environmental Quality Review Act (SEQRA); and 

 

 WHEREAS, on July 17, 2019, the Zoning Board of Appeals of the Village of Wesley 

Hills adopted a resolution granting variances for the proposed project subject to certain 

conditions set forth therein, all of which are required to be satisfied by the conditions of this 

Resolution; 

 

 NOW, THEREFORE, BE IT RESOLVED, that said application for a revised special 

permit is hereby granted, subject to the following conditions: 

 

1. There shall be compliance with all conditions imposed by the Zoning Board of Appeals 

in connection with the granting of such variances. 

 

2. The neighborhood gathering shall be operated at all times in accordance with the 

applicant’s Narrative Summary dated May 15, 2019, the Phasing Plan Addendum dated 

June 13, 2019, and the Addendum to Narrative Regarding Phasing Plan dated August 7, 

2019. 

 

3. There shall be compliance with recommended modifications 1 through 4, 6 through 11, 

and 14 through 17 set forth in the letter report of the Rockland County Department of 

Planning dated July 1, 2019, a copy of which letter report is attached to this Resolution 

and made a part hereof. 

 

4. There shall be compliance with all conditions set forth in the letter of Rockland County 

Sewer District No. 1 dated July 13, 2019, a copy of which letter is attached to this 

Resolution and made a part hereof. 
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5. There shall be compliance with all conditions set forth in the letter of the Rockland 

County Highway Department dated June 14, 2019, a copy of which letter is attached to 

this Resolution and made a part hereof. 

 

6. There shall be compliance with all conditions set forth in the letter of Rockland County 

Department of Health dated June 20, 2019, a copy of which letter is attached to this 

Resolution and made a part hereof. 

 

7. No parking associated with the special permit use shall be allowed on Wilder Road. 

 

8. Pursuant to section 230-26G(1)(f) of the Code of the Village of Wesley Hills, the 

Planning Board has determined that the provision of 60 parking spaces, including 15 of 

which may continue to be located off-site, as shown on the applicant’s revised site plan, 

will be sufficient for the neighborhood gathering to be able to operate in a manner that is 

consistent with public safety and neighborhood character. That determination is based on 

the applicant’s representations concerning its presently intended operation of the 

neighborhood gathering. Therefore, pursuant to sections 230-26G(1)(f) and 230-

26G(1)(g) of the Code of the Village of Wesley Hills, the Planning Board allows the 15 

off-site parking spaces specified in paragraph 8a of Resolution #13-9 to continue to count 

towards satisfactions of the parking requirement, subject to the conditions set forth in that 

paragraph 8. 

 

9. If, at any time within one year of the issuance of a certificate of occupancy for the new 

structure on the subject lot, the Planning Board shall determine that the light emanating 

from the subject property is excessive, the applicant shall appear before this Board for 

approval of a revised landscaping plan and/or window treatments. 

 

10. The social hall shall be used only for celebratory events for bona fide members of the 

applicant’s congregation. As agreed to by the applicant, any person who purports to 

become a “member” of the congregation for a temporary period only that is restricted to 

the date of such event and/or a short period of time around such date shall not be deemed 

a bona fide member, for the purposes of enforcing this condition. However, this condition 

shall not apply to celebratory events held on occasions when driving is not permitted. 

 

11. The social hall may not be used as a commercial catering facility, which is not a 

permitted use in the R-35 Zoning District, and its availability for such use shall not be 

advertised in any manner. 

 

12. No truck or any vehicle designed to serve as a mobile commercial kitchen for catering 

purposes shall be allowed to idle on the site for a continuous period for more than 10 

minutes. 

 

13. No generator shall be used on the site except for emergency situations when power is 

lost. 
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and BE IT FURTHER RESOLVED, that this Board hereby overrides, and compliance 

shall not be required with, the following modifications set forth in said letter report of the 

Rockland County Department of Planning for the reasons set forth hereinbelow: 

 

(a) Modification 5, because the high groundwater level on and in the vicinity of the site 

makes the use of permeable pavers to be impractical. 

 

(b) Modification 12, because that modification contradicts the requirement of the Rockland 

County Highway Department dated July 3, 2018; and 

 

(c) Modification 13, because that modification contradicts Section 230-54B(10) of the Code 

of the Village of Wesley Hills which establishes exterior lighting requirements for special 

permit uses in the Village, and the applicant must comply with the Village’s 

requirements. 

 

Upon vote, this motion carried unanimously. 

 

Stanley Mayerfeld, the Applicant’s Architect, presented the architectural renderings and stated 

that the new Synagogue will have gray vinyl siding with white windows to ensure the structure is 

consistent with the residential look of the neighborhood. 

 

Chairwoman Brown questioned the color of the roof? Stanley Mayerfeld answered gray. 

 

Frank Brown questioned if the Board had concerns regarding the amount of lighting due to the 

number of windows? 

 

The Board questioned the proximity of the neighbors? David Mattel answered that the proposed 

building is 50’ from the property line and an additional 150’ to the house on the neighboring lot. 

 

Stanley Mayerfeld stated that the large windows are on the rear of the building. 

 

Lon Lieberman made a motion to approve the following resolution, seconded by Rachel Taub: 

 

Resolution # 19-35 

 

CONGREGATION DERECH EMES REVISED SITE PLAN 

 

WHEREAS, Congregation Derech Emes has applied to the Planning Board for approval 

of a revised site plan for a neighborhood gathering on premises located on the easterly side of 

Wilder Road known as 34 Wilder Road and designated on the Town of Ramapo Tax Map as 

Section 41.10, Block 2, Lot 3; and 

 

WHEREAS, a duly advertised public hearing was held on said application at the Village 

Hall, 432 Route 306, Wesley Hills, New York, on April 25, 2018, and was continued on May 23, 

2018, June 27, 2018, July 25, 2018 August 22, 2018, October 3, 2018, October 24, 2018, 
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November 28, 2018, February 27, 2019, May 1, 2019, June 26, 2019, July 24, 2019, and August 

28, 2019, at which times all interested parties present were given an opportunity to be heard; and 

 

WHEREAS, said site plan application was referred to the Rockland County Department 

of Planning for review pursuant to General Municipal Law section 239-1 and 239-m, and by 

letter report dated July 1, 2019, the Rockland County Department of Planning notified this 

Planning Board that it had approved the special permit and related site plan subject to 

recommended modifications set forth therein; and 

 

WHEREAS, heretofore on July 24, 2019, by Resolution # 19-30, this Board determined 

that the proposed project will not have a significant impact on the environment as defined by the 

State Environmental Quality Review Act (SEQRA); and 

 

WHEREAS, on July 17, 2019, the Zoning Board of Appeals of the Village of Wesley 

Hills adopted a resolution granting variances for the proposed project subject to certain 

conditions set forth therein, all of which are required to be satisfied by the conditions of this 

Resolution; 

 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby exercises the 

discretion granted to it by Section 230-53C(1) of the Code of the Village of Wesley Hills to 

determine that the 25-foot buffer screening requirement shall be waived along the easterly and 

southerly lot lines of the subject premises because the proposed vegetation to be installed will 

satisfy the same purpose; and 

 

BE IT FURTHER RESOLVED, that said application for approval of a revised site plan is 

hereby granted for the site plan titled “Amended Site Plan for Congregation Derech Emes, 

Section 41.10, Block 2, Lot 3, Village of Wesley Hills, Rockland County, New York”, prepared 

by Maser Consulting, P.E., dated May 7, 2019 and last revised on August 7, 2019, subject to the 

following conditions: 

 

1. There shall be compliance with all conditions imposed by the Zoning Board of 

Appeals in connection with the granting of such variances. 

 

2. There shall be compliance with recommended modifications 1 through 4, 6 through 

11, and 14 through 17 set forth in the letter report of the Rockland County 

Department of Planning dated July 1, 2019, a copy of which letter report is attached 

to this Resolution and made a part hereof. 

 

3. There shall be compliance with all conditions set forth in the letter of Rockland 

County Sewer District No. 1 dated July 13, 2019, a copy of which letter is attached to 

this Resolution and made a part hereof. 

 

4. There shall be compliance with all conditions set forth in the letter of the Rockland 

County Highway Department dated June 14, 2019, a copy of which letter is attached 

to this Resolution and made a part hereof. 
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5. No parking associated with the special permit use shall be allowed on Wilder Road. 

 

6. The existing structure on the site must be vacated, and its certificate of occupancy 

shall be revoked, 4 weeks after issuance of the certificate of occupancy for the new 

structure on the site. The existing structure on the site shall be demolished within 8 

weeks thereafter. 

 

and BE IT FURTHER RESOLVED, that this Board hereby overrides, and compliance shall 

not be required with, the following modifications set forth in said letter report of the Rockland 

County Department of Planning for the reasons set forth hereinbelow: 

 

(a) Modification 5, because the high groundwater level on and in the vicinity of the site 

makes the use of permeable pavers to be impractical; 

 

(b) Modification 12, because that modification contradicts the requirement of the Rockland 

County Highway Department dated July 3, 2018; and 

 

(c) Modification 13, because that modification contradicts Section 230-54B(10) of the Code 

of the Village of Wesley Hills which establishes exterior lighting requirements for special 

permit uses in the Village, and the applicant must comply with the Village’s 

requirements. 

 

and BE IT FURTHER RESOLVED, that the architectural plans entitled “Cong. Derech 

Emes, 34 Wilder Rd., Village of Wesley Hills, NY”, dated May 20, 2018, prepared by Mayerfeld 

Architecture PLLC, are hereby approved, subject to incorporation of the materials presented to 

the Planning Board on August 28, 2019 and described in the Minutes of that meeting. 

 

Upon vote, this motion carried unanimously. 

 

CONTINUED PUBLIC HEARING ON THE APPLICATION OF ANSHEI CHESED FOR 

A SPECIAL PERMIT FOR A NEIGHBORHOOD GATHERING AND SITE PLAN 

APPROVAL TO CONSTRUCT A SYNAGOGUE.   Affecting property located on the south 

side of Lime Kiln Road.  Designated on the Town of Ramapo Tax Map as Parcel ID#41.06-1-26. 

Subject property located at 62 Lime Kiln Road. 

 

Bill Johnson, the Applicant’s Engineer, appeared on behalf of the Applicant and presented a 

revised site plan dated 7/16/19 last revised on 8/5/19 and revised Architectural plans dated 

8/7/19. 

 

Chairwoman Brown questioned the changes made to the plans? Mr. Johnson answered that the 

revised plans include a phasing plan showing the use of the property throughout the steps of the 

process. Mr. Johnson stated that in phase one, the existing building will remain in use and the 

rear of the property will have a gravel area in which the Congregants will be able to park their 

vehicles and access the Synagogue. Bill Johnson stated that the area of disturbance will be staked 

out and a fence will be placed prior to construction. Mr. Johnson stated that the footing drains for 

the Rabbi’s residence are shown on the revised plans. As per the Village Planner’s request, Mr. 
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Johnson stated that specifications of the lights are 3,220 lumens. Bill Johnson stated that the 

landscaping will be completed in the second phase of construction and that the Architectural 

plans show the grading of the handicap ramps. 

 

Matt Trainor questioned the height of the retaining wall? Bill Johnson stated that the notes on the 

plans show the height. 

 

Jeff Osterman questioned whether there would be ADA access throughout phase one? Bill 

Johnson answered yes, through the main entrance. 

 

Jeff Osterman stated that the lighting requirement is 8’ and the Applicant must ensure that the 

light pole is not knocked down. Stanley Mayerfeld, the Applicant’s Architect, stated that a 

boulder can be placed in front of the light pole. 

 

Stanley Mayerfeld stated that there are 35 onsite parking spaces. Mr. Mayerfeld stated that the 

Congregation across the street has offered to share a portion of their parking lot for large 

functions. 

 

Frank Brown questioned if the Board was satisfied with the number of parking spaces? The 

Board answered yes. 

 

Chairwoman Brown questioned if anyone from the public wished to speak. No one wished to 

speak. 

 

Chairwoman Brown made a motion to close the Public Hearing, seconded by Rachel Taub. Upon 

vote, this motion carried unanimously. 

 

Lon Lieberman made a motion to approve the following resolution, seconded by Alexandra 

Wren: 

 

Resolution # 19-36 

 

ANSHEI CHESED INC. SPECIAL PERMIT 

 

 WHEREAS, Anshei Chesed Inc. has applied for a special permit for a neighborhood 

gathering on premises located on the southerly side of Lime Kiln Road known as 62 Lime Kiln 

Road and designated on the Town of Ramapo Tax Map as Section 41.06, Block 1, Lot 26, and 

 

 WHEREAS, a duly advertised public hearing was held on said application at the Village 

Hall, 432 Route 306, Wesley Hills, New York, on January 9, 2019, and was continued on 

February 27, 2019, March 27, 2019, May 1, 2019, June 26, 2019, July 24, 2019, and August 28, 

2019, at which times all interested parties present were given an opportunity to be heard; and 

 

 WHEREAS, said application was referred to the Rockland County Department of 

Planning for review pursuant to General Municipal Law sections 239-1 and 239-m, and by letter 
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report dated January 22, 2019, the Rockland County Department of Planning notified this 

Planning Board that it had approved the application subject to conditions set forth therein; and 

 

 WHEREAS, heretofore on May 1, 2019, by Resolution # 19-21, this Board determined 

that the proposed project will not have a significant impact on the environment as defined by the 

State Environmental Quality Review Act (SEQRA); and 

 

 WHEREAS, on June 13, 2019, the Zoning Board of Appeals of the Village of Wesley 

Hills granted variances for such application subject to conditions set forth therein, all of which 

have a satisfied or are required to be satisfied by the conditions of this Resolution; 

 

 NOW, THEREFORE, BE IT RESOLVED, that said application for a special permit for a 

neighborhood gathering is hereby granted, subject to the following conditions: 

 

1. There shall be compliance with all conditions imposed by the Zoning Board of 

Appeals in connection with the granting of such variances. 

 

2. The neighborhood gathering shall be operated in conformance with the 

representations set forth in the narrative summary submitted to the Planning Board by 

the applicant dated December 19, 2018, a copy of which document is attached to this 

Resolution and made a part of hereof. 

 

3. There shall be compliance with conditions 1 through 8, 10 through 12, and 14 through 

25 set forth in the letter report of the Rockland County Department of Planning dated 

January 22, 2019, a copy of which letter report is attached to this Resolution and 

made a part hereof. 

 

4. There shall be compliance with all conditions set forth in the letter of the Rockland 

County Sewer District No. 1 dated February 8, 2019, a copy of which letter is 

attached to this Resolution and made a part hereof. 

 

5. There shall be compliance with conditions 1 and 3 through 5 set forth in the letter of 

the Rockland County Highway Department dated January 24, 2019, a copy of which 

letter is attached to this Resolution and made a part hereof. 

 

6. There shall be compliance with all conditions set forth in the memorandum of 

Brooker Engineering, PLLC dated August 19, 2019, a copy of which memorandum is 

attached to this Resolution and made a part hereof. 

 

7. There shall be compliance with all conditions set forth in the letter of Town of 

Ramapo Department of Public Works dated August 1, 2019, a copy of which letter is 

attached to this Resolution and made a part hereof. 

 

8. There shall be compliance with all conditions set forth in the letter of the Rockland 

County Office of Fire and Emergency Services dated December 31, 2018, a copy of 

which letter is attached to this Resolution and made a part hereof. 
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9. No parking associated with the special permit use shall eb allowed on Lime Kiln 

Road. 

 

10. Pursuant to section 230-26G(1)(f) of the Code of the Village of Wesley Hills 

(formerly sections 6.9.8a.6 of the Zoning Law of the Village of Wesley Hills), the 

Planning Board hereby determines that the provision of 57 parking spaces, including 

24 of which may be located off-site, as shown on the applicant’s site plan and as 

referred to in the applicant’s aforementioned narrative summary, will be sufficient for 

the neighborhood gathering to be able to operate in a manner that is consistent with 

public safety and neighborhood character. That determination is based on the 

applicant’s representations concerning its presently intended operation of the 

neighborhood gathering. Therefore, pursuant to section 230-26G(1)(f) of the Code of 

the Village of Wesley Hills and pursuant to section 230-26G(1)(g) of the Code of the 

Village of Wesley Hills (which sets forth discretion which the Planning Board is 

authorized to consider exercising pursuant to the aforementioned variances granted by 

the Zoning Board of Appeals): 

 

a. The Planning Board allows 4 parking spaces on Lot 41.06-1-62, 4 parking spaces on 

Lot 41.06-1-27, 4 parking spaces on Lot 41.06-1-47, 4 parking spaces on Lot 41.06-1-

46, 4 parking spaces on Lot 41.06-1-48, and 4 parking spaces on Lot 41.16-1-45 to 

count towards satisfaction of the parking requirement, providing that at all times the 

Village shall have in its file written permission for such parking executed by all then 

current owners of the said respective lots. Each year during the month of January, the 

then operator of the neighborhood gathering shall file such written permission with 

the Village. If such filing is not made, the Village shall notify the operator; and in the 

event of failure to file such written permission within 30 days of such notification, the 

permission for such off-site parking shall be deemed to have been revoked. If at any 

time the ownership of any of the said lots shall change for any reason whatsoever, the 

then operator of the neighborhood gathering, within 30 days of such change in 

ownership, shall submit to the Village a new document in writing giving permission 

for such parking, executed by all of the then current owners of that lot; and, in the 

event of a failure to provide such new permission document, the permission for such 

parking to continue on that lot shall be deemed to have been revoked. If at any time 

any of the owners of any of the said lots shall revoke such permission for any reason 

whatsoever, or shall be deemed (pursuant to the provisions of either of the two 

previous sentences) to have revoked such permission, the parking spaces on that lot 

will no longer be counted towards satisfaction of the parking requirement, and the 

then operator of the neighborhood gathering on the subject premises, within 30 days 

of such revocation or deemed revocation, shall apply to the Planning Board for a 

modification of this special permit, which application must show the provision of all 

of the parking spaces no longer counted in a replacement location deemed adequate 

and sufficient by the Planning Board. 

 

b. In the event that permission to use any of the said lots for off-site parking is revoked 

or deemed to be revoked in accordance with the provisions of paragraph 10a 
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hereinabove, and if the then operator of the neighborhood gathering on the subject 

premises shall fail to apply to the Planning Board for a modification of this special 

permit to show the provision of all of the parking spaces no longer counted in a 

suitable replacement location in accordance with the requirements of paragraph 10a 

hereinabove, then the special permit shall be deemed to be revoked. 

 

c. The Planning Board reserves the authority, at any time within seven years after 

issuance of the certificate of occupancy for the entire proposed new building, if it 

shall have determined that a genuine issue has arisen concerning the sufficiency of 

the parking requirement to enable the neighborhood gathering to continue to operate 

in a manner that is consistent with public safety and neighborhood character, and on 

notice to the then owner of the subject premises and the then operator of the 

neighborhood gathering on said premises, to adopt a resolution directing the then 

owner of the subject premises and the then operator of the neighborhood gathering on 

said premises to appear before the Planning Board at a subsequent public hearing for 

a consideration of whether the special permit shall be revised to require additional 

parking spaces. 

 

11. If, at any time within one year of the issuance of a certificate of occupancy for the 

new structure on the subject lot, the Planning Board shall determine that the light 

emanating from the subject property is excessive, the applicant shall appear before 

this Board for approval of a revised landscaping plan and/or window treatments. 

 

12. The kiddush room shall be used only for celebratory events for bona fide members of 

the applicant’s congregation. As agreed to by the applicant, any person who purports 

to become a “member” of the congregation for a temporary period only that is 

restricted to the date of such event and/or a short period of time around such date 

shall not be deemed to be a bona fide member, for the purposes of enforcing this 

condition. However, this condition shall not apply to celebratory events held on 

occasions when driving is not permitted. 

 

13. The kiddush room may not be used as a commercial catering facility, which is not a 

permitted use in the R-50 Zoning District, and its availability for such use shall not be 

advertised in any manner. 

 

14. No truck or any vehicle designed to serve as a mobile commercial kitchen for catering 

purposes shall be allowed to idle on the site for a continuous period of more than 10 

minutes. 

 

15. No generator shall be used on the site except for emergency situations when power is 

lost. 

and BE IT FURTHER RESOLVED, that this Board hereby overrides, and 

compliance shall not be required with, the following modifications set forth in said letter 
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report of the Rockland County Department of Planning for the reasons set forth 

hereinbelow: 

 

(a) Modification 9, because that modification contradicts Section 230-54B(10) of the 

Code of the Village of Wesley Hills which establishes exterior lighting requirements 

for special permit uses in the Village, and the applicant must comply with the Village 

requirements; and 

 

(b) Modification 13, because the high groundwater level on and in the vicinity of the site 

make the use of permeable pavers to be impractical. 

Upon vote, this motion carried unanimously. 

 

Stanley Mayerfeld presented to the Board the architectural rendering of the proposed project. Mr. 

Mayerfeld stated that building will include a stucco siding with black steel windows. Mr. 

Mayerfeld stated that the Synagogue has existing natural landscaping screening. 

 

Chairwoman Brown questioned if the Board had any comments? The Board did not have any 

comments. 

 

Rachel Taub made a motion to approve the following resolution, seconded by Chairwoman 

Brown: 

 

Resolution # 19-37 

 

ANSHEI CHESED, INC. SITE PLAN 

 

 WHEREAS, Anshei Chesed, Inc. has applied to the Planning Board for approval of a site 

plan for a neighborhood gathering on premises located on the southerly side of Lime Kiln Road 

known as 62 Lime Kiln Road and designated on the Town of Ramapo Tax Map as Section 41.06, 

Block 1, Lot 26, and 

 

 WHEREAS, a duly advertised public hearing was held on said application at the Village 

Hall, 432 Route 306, Wesley Hills, New York, on January 9, 2019, and was continued on 

February 27, 2019, March 27, 2019, May 1, 2019, June 26, 2019, July 24, 2019, and August 28, 

2019, at which times all interested parties present were given an opportunity to be heard; and 

 

 WHEREAS, said site plan application was referred to the Rockland County Department 

of Planning for review pursuant to General Municipal Law sections 239-1 and 239-m, and by 

letter report dated January 22, 2019, the Rockland County Department of Planning notified this 

Planning Board that it had approved the application subject to conditions set forth therein; and 

 

 WHEREAS, heretofore on May 1, 2019, by Resolution # 19-21, this Board determined 

that the proposed project will not have significant impact on the environment as defined by the 

State Environment Quality Review Act (SEQRA); and 
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 WHEREAS, on June 13, 2019, the Zoning Board of Appeals of the Village of Wesley 

Hills granted variances for such application subject to conditions set forth therein, all of which 

have neem satisfied or are required to be satisfied by the conditions of this Resolution; 

 

 NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby exercises the 

discretion granted to it by Section 230-53C(1) of the Code of the Village of Wesley Hills to 

determine that the 25-foot buffer screening requirement shall be waived along the westerly and 

northerly lot lines of the subject premises because the proposed vegetation to be installed will 

satisfy the same purpose; and 

 

 BE IT FURTHER RESOLVED, that said application for approval of a site plan is hereby 

granted for the site plan entitled “Phase I & Phase II Planimetric Plan for Anshei Chesed located 

in Village of Wesley Hills, Town of Ramapo, Rockland County, New York”, prepared by 

Sparaco & Youngblood, PLLC, dated July 16, 2019 and last revised August 5, 2019, subject to 

the following conditions: 

 

1. There shall be compliance with all conditions imposed by the Zoning Board of Appeals 

in connection with the granting of such variances. 

 

2. There shall be compliance with conditions 1 through 8, 10 through 12, and 14 through 25 

set forth in the letter report of the Rockland County Department of Planning dated 

January 22, 2019, a copy of which letter report is attached to this Resolution and made a 

part hereof. 

 

3. There shall be compliance with all conditions set forth in the letter of the Rockland 

County Sewer District No.1 dated February 8, 2019, a copy of which letter is attached to 

this Resolution and made a part hereof. 

 

4. There shall be compliance with conditions 1 and 3 through 5 set forth in the letter of the 

Rockland County Highway Department dated January 24, 2019, a copy of which letter is 

attached to this Resolution and made a part hereof. 

 

5. There shall be compliance with all conditions set forth in the memorandum of Brooker 

Engineering, PLLC dated August 19, 2019, a copy of which memorandum is attached to 

this Resolution and made a part hereof. 

 

6. There shall be compliance with all conditions set forth in the letter of the Town of 

Ramapo Department of Public Works dated August 1, 2019, a copy of which letter is 

attached to this Resolution and made a part hereof. 

 

7. There shall be compliance with all conditions set forth in the letter of the Rockland 

County Office of Fire and Emergency Services dated December 31, 2018, a copy of 

which letter is attached to this Resolution and made a part hereof. 

 

8. No parking associated with the special permit use shall be allowed on Lime Kiln Road. 
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and BE IT FURTHER RESOLVED, that this Board hereby overrides, and compliance 

shall not be required with, the following modifications set forth in said letter report of the 

Rockland County Department of Planning for the reasons set forth hereinbelow: 

 

(a) Modification 9, because that modification contradicts Section 230-54B(10) of the Code 

of the Village of Wesley Hills which establishes exterior lighting requirements for special 

permit uses in the Village, and the applicant must comply with the Villages requirements; 

and 

 

(b) Modification 13, because the high groundwater level on and in the vicinity of the site 

makes the use of permeable pavers to be impractical. 

 

And BE IT FURTHER RESOLVED, that the architectural plans entitled “Anshei Chesed, 

Village of Wesley Hills, Rockland County, NY”, dated August 7, 2019, prepared by Mayerfeld 

Architecture PLLC, are hereby approved, subject to incorporation of the materials presented to 

the Planning Board of August 28, 2019 and described in the Minutes of that meeting. 

 

Upon vote, this motion carried unanimously. 

 

CLEARING/FILLING/EXCAVATION PERMIT APPLICATION OF SHIMON AND 

SHIFRA KREISEL. Affecting property located on the west side of Wilder Road. Designated on 

the Town of Ramapo Tax Map as Parcel ID#32.14-1-3.5. Subject property located at 85 Wilder 

Road. 

 

John Atzl, the Applicants’ Engineer, appeared on behalf of the Applicants and presented a site 

plan dated 5/2/19 showing how the Applicants plan on filling their backyard to create a flat, 

more usable space. Mr. Atzl stated that the chain link fence will be removed from the 

Conservation Easement as per the Village Engineer’s comments. 

 

Chairwoman Brown questioned if the Village Professionals had any concerns? Matt Trainor 

answered yes and stated that the maximum slope allowable is 1:2. 

 

John Atzl stated that the plans will be revised to show the correct slope. 

 

Jeff Osterman stated that the stockade fence in the Conservation Easement must be removed. 

 

John Atzl stated that the fence will be removed. 

 

Jeff Osterman stated that the grading is close to the Conservation Easement and he wants to 

ensure that the line is staked out. 

 

Alexandra Wren made a motion to approve the following resolution, seconded by Vera Brown: 

 

Resolution # 19-38 

 

KREISEL FILLING AND EXCAVATION PERMIT 
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 WHEREAS, a formal application from Shimon Kreisel and Shifra Kreisel for a clearing, 

filling and excavation permit for filling and regrading property located on the westerly side of 

Wilder Road, known as 85 Wilder Road and designated on the Town of Ramapo Tax Maps as 

Section 32.14, Block 1, Lot 3.5, was received by the Planning Board and was referred to the 

Village Engineer for review and report pursuant to Section 95-4C(1) of the Code of the Village 

of Wesley Hills (the Clearing, Filling and Excavation Law), and 

 

 WHEREAS, the Planning Board has received the report of the Village Engineer and has 

considered said application, 

 

 NOW, THEREFORE, BE IT RESOLVED, that said application for a filling and 

excavation permit is hereby approved for the creation of the revised topography shown on the 

plot plan entitled “Shimon & Shifra Kreisel, Village of Wesley Hills, Rockland County, New 

York, Fill Plan”, dated May 2, 2019, prepared by Atzl, Nasher & Zigler, P.C., subject to the 

following conditions and modifications: 

 

1. The applicant shall pay a nonrefundable application fee in the amount of $1,139.00, as 

determined by the Village Engineer. 

 

2. A performance bond or equivalent security (escrow cash or a letter of credit as approved 

by the Board of Trustees) shall be provided by the applicant in the amount of $7,500.00, 

as determined by the Village Engineer, on condition that such security shall be provided 

to the Village prior to the commencement of construction activities. 

 

3. There shall be compliance with all conditions set forth in the letter of Brooker 

Engineering, PLLC dated August 22, 2019, a copy of which letter is attached to this 

Resolution and made a part hereof. 

 

4. All fences within the Conservation Easement shall be removed. 

 

5. The erosion control devices shall be properly installed and continuously maintained until 

the completion of the project. 

 

6. Certification, to the satisfaction of the Village Engineer, shall be provided to document 

that the work as depicted on said plot plan has been completed. 

 

7. All work required hereby, including topsoil and seeding, shall be completed no later than 

three months after the commencement of construction activities, to the satisfaction of the 

Village Engineer. 

 

Upon vote, this motion carried unanimously. 

 

KHAL ZICHRON MICHOEL RESOLUTION AMENDING CONDITIONS OF SPECIAL 

PERMIT AND SITE PLAN APPROVAL. Affecting property located on the north side of 
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Grandview Avenue. Designated on the Ramapo Tax Map as Parcel ID#41.15-1-38. Located at 

153 Grandview Avenue. 

 

Frank Brown, the Village Attorney, stated that Khal Zichron Michoel received site plan and 

special permit approval in 2015. Mr. Brown stated that one condition of the approval was that, as 

per the request of the Board of Trustees, the Applicant must install “no parking” signs along 

Grandview Avenue. Frank Brown stated that the Rockland County Highway Department has 

informed the Village that if a request to install signs along Grandview Avenue were to be 

submitted, the Department would deny the request as the road has been widened, sidewalks have 

been added, and parking is currently prohibited on Grandview Avenue.  

 

Frank Brown questioned if the Board had any objections to amending the conditions of the 

special permit and site plan approval to delete the requirement for “no parking” signs? No one 

from the Board had any objections. 

 

Chairwoman Brown made a motion to approve the following resolution, seconded by Alexandra 

Wren: 

 

Resolution # 19-39 

 

KHAL ZICHRON MICHOEL SPECIAL PERMIT 

 

WHEREAS, on April 29, 2015, by Resolution # 15-5, the Planning Board granted to 

Khal Zichron Michoel a special permit for a neighborhood gathering on premises located on the 

northerly side of Grandview Avenue known as 153 Grandview Avenue and designated on the 

Town of Ramapo Tax Map as Section 41.15, Block 1, Lot 38, subject to conditions stated 

therein, and 

 

 WHEREAS, condition 14 of that Resolution required the installation of “No Parking” 

signs on Grandview Avenue, and 

 

 WHEREAS, Grandview Avenue is a County Road, the right-of-way of which is under 

the control of the Rockland County Highway Department, and that Department has notified the 

Village that it will deny the request for the installation of such “No Parking” signs, as a result of 

which the applicant is unable to comply with the aforementioned condition 14, 

 

 NOW, THEREFORE, BE IT RESOLVED, that Resolution # 15-5 hereby is revised to 

delete condition 14 therefrom. 

 

Upon vote, this motion carried unanimously. 

 

Chairwoman Brown made a motion to approve the following resolution, seconded by Rachel 

Taub: 

 

Resolution # 19-40 
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KHAL ZICHRON MICHOEL SITE PLAN 

 

WHEREAS, on April 29, 2015, by Resolution # 15-6, the Planning Board granted to 

Khal Zichron Michoel approval of a site plan for a neighborhood gathering on premises located 

on the northerly side of Grandview Avenue known as 153 Grandview Avenue and designated on 

the Town of Ramapo Tax Map as Section 41.15, Block 1, Lot 38, subject to conditions stated 

therein, and 

 

 WHEREAS, condition 7 of that Resolution required the installation of “No Parking” 

signs on Grandview Avenue, and 

 

 WHEREAS, Grandview Avenue is a County Road, the right-of-way of which is under 

the control of the Rockland County Highway Department, and that Department has notified the 

Village that it will deny the request for the installation of such “No Parking” signs, as a result of 

which the applicant is unable to comply with the aforementioned condition 7, 

 

 NOW, THEREFORE, BE IT RESOLVED, that Resolution # 15-6 hereby is revised to 

delete condition 7 therefrom. 

 

Upon vote, this motion carried unanimously. 

 

APPROVE 7/24/19 PLANNING BOARD MINUTES.  

 

Vera Brown motioned to approve the 7/24/19 Planning Board minutes, seconded by Lon 

Lieberman. Upon vote, this motion carried unanimously. 

 

Chairwoman Brown made a motion to adjourn the meeting, seconded by Lon Lieberman. Upon 

vote, this motion carried unanimously. 

 

Respectfully submitted, 

Sydney Aliseo 

 

 

 

 

 

 


