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Village of Airmont 

Zoning Board of Appeals 

Village Hall 

Thursday, September 8, 2020 

 

MEMBERS PRESENT:  CHAIRMAN MARTIN KIVELL 

    ARTHUR KATZ 
    LAURIE DIFRANCESCO 

                                                 SCOTT MEIER 

CHARLES PICARELLI 

ROBIN LUCHINS, AD HOC 
           

MEMBERS ABSENT:            MATT RYAN, AD HOC 

                 

PRESENT:              DAN KRAUSHAAR, DEPUTY VILLAGE ATTORNEY 

              LOUIS ZUMMO, BUILDING INSPECTOR 

              SUZANNE CARLEY, P&Z SECRETARY 

 
     
The meeting was called to order at 8:03 pm by Chairman Kivell which was followed by 

the pledge of allegiance and roll call.  Laurie DiFrancesco made a motion to approve the 

minutes from 08/31//2020 which was seconded by Scott Meier. All in favor, motion 

carries. Chairman Kivell read from the meeting notice the following: 

 

Public Hearing on the application for 18 Christmas Hill Road for an addition to a single-family 

residence requiring variances for front setback and front yard from Article IV Use Regulations 

Section §210-Attachment 7 of the Village of Airmont’s Zoning Code. The lot is designated as 

Section 56.18 Block 1 and Lot 41 on the Town of Ramapo Tax Map. The property is located in 

the R-25 zoning district and is comprised of .65 acres. The street address is 18 Christmas Hill 

Road, Airmont, NY.  10952. 

 

Letters read into the record: 

  

RC Dept. of Planning letter dated 8/7/2020 noting that no GML is required as it is out of their 

jurisdiction. 

RC Sewer District #1 letter dated 9/2/2020 

RC Environmental Health letter dated 9/4/2020 

P&Z secretary noted plans were also sent to Drainage Agency and Town of Ramapo Public works 

however no comments were received. 

 

Ryan Karben Attorney for the applicant explained that it is a small addition to add depth to their 

porch, an additional vestibule over and the porch.  The lot is oversized and every other setback is 

either maintained or exceeded in every other respect.  There is no negative or adverse affect in 

requesting these variances.  He noted only two variances were being requested one for front yard 

and the other for front setback. Its only adding an additional portion of depth in the entryway. 
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Arthur Katz made a motion to open the public hearing at 8:17pm.  Scott Meier seconded it.  All in 

favor motion carries. 

 

P. Zelnick- 25 Besen Parkway sworn in and noted he was in favor of the addition.  Gives it full 

support and would be good for the neighborhood. 

 

B. Carmen 13 Christmas Hill Road – also in favor of the variances 

 

Menashel – hopes the ZBA will accommodate the variances and is in favor of them. 

 

There was a question about the square footage.  The concrete porch is 6 ft. deep by 9ft 3 ½ inches 

wide.  Lou Zummo explained that there would be a flat pad with footings under it as part of the 

foundation.  Laurie DiFrancesco asked if it could be 4 ft rather than 6 ft and less of a variance. 

Ryan Karben advise that it could not without shrinking the number of coats in the closet. After lot 

line ends there is still an existing chain link fence on the other side and additional room with a 

concrete curb so you don’t see it from the street.  He explained that the house is a bilevel and this 

affects both levels.  The door opening goes inward to the structure.  The structure itself is 4 x9 by 

9x11 and extends to the side of the house.  Laurie DiFrancesco asked if the FAR listed on the bulk 

table was correct and that only two variances were required. Lou Zummo confirmed this.  

 

Gerry Jalosky – 14 Christmas Hill Road asked about the height of the structure.  Ryan Karben 

explained that when you look at the architecturals there is no variance request for the height.  The 

front elevation of 12 ft and 1 1/8 inch breaks the doorway area.  

 

Dan Kraushaar asked what would present living space in the area and Ryan explained that it is a 

bilevel and it’s a vestibule.  There is no living space it is an entry way with a closet and a vestibule.  

Lou Zummo confirmed this.  Laurie DiFrancesco asked if they could extend the second floor by 6 

ft.  Lou Zummo explained that they could but there would not be enough ceiling height.  Laurie 

DiFrancesco noted that it was a bi-level over a stairway there would be no way it could be done. 

 

Arthur Katz made a motion to close the public hearing at 8:48pm.  Scott Meier seconded it.  All in 

favor.  Motion carries. 

 

B. Margareteen asked to comment Arthur Katz made a motion to re-open the public hearing.  Scoot 

Meier seconded it. All in favor.  Ms. Margareteen was sworn in and noted that they live on Besen 

Parkway and walk through the area.  They pass this home when they walk by and it is spotless and 

immaculate.  Granting the variances would only make it more beautiful.  The Board asked if there 

were any other comments from the public of which there were not. 

 

Arthur Katz made a motion to close the public hearing at 8:53pm.  Scott Meier seconded it.  All in 

favor motion carries. 

 

Arthur Katz made a motion to declare this application a Type II action under SEQRA requiring no 

other further environmental action.  Chairman Kivell seconded the motion.  All in favor motion 

carries.   
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Dan Kraushaar asked if there was any other means other than granting of the variance for this 

addition to be built and the applicants attorney responded no there was not. Ryan Karben noted 

it’s a front yard variance and you can’t approach a neighbor to acquire or purchase a part of the 

property. There is no other suitable place for the front door other than the front.  He noted the 

variance request is consistent with the character of the neighborhood. There is no negative impact 

on the neighborhood by granting these variances. The architecturals are representative of a 

suburban neighborhood. 

 

Arthur Katz made a motion to approve the variance for 18 Christmas Hill Road for front yard and 

front setback.  Scott Meier seconded the motion.   Discussion by the ZBA.  Roll call on the motion: 

 

Member Meier – votes yes for both variances.  Felt it would be nice to add more to the front.  

 

Member DiFrancesco – voted yes as Mr. Karben’s further illustration further described the 

walkway and the fence and does not appear to be out of character and she agrees with the 

architecturals.  It’s a wonderful type of house. 

 

Member Katz – voted yes as it enhances the neighborhood and house and has no negative impact 

on the neighborhood. 

 

Member Picarelli – voted yes as the design is compatible with the structure and increases the entry 

area. 

 

Chairman Kivell – voted yes he approves the variances for the home and over the years they have 

approved a few of these types of variances.  He agreed with Laurie DiFrancesco that it fits within 

the character of the neighborhood. 

 

Motion carries all in favor unanimously.  Variances granted.  

 

 

17 Besen Parkway 

 

Chairman Kivell read into the record the public hearing notice on the public hearing for the 

application for 17 Besen Parkway for an addition of a dining room, a bedroom and kitchen to a 

single-family residence requiring variances for front setback, front yard, side setback and floor 

area ratio from Article IV Use Regulations Section §210-28 Tables 8,3,4,5,13 of the Village of 

Airmont’s Zoning Code. The lot is designated as Section 56.14 Block 2 and Lot 12 on the Town 

of Ramapo Tax Map. The property is located in the R-15 zoning district and is comprised of .24 

acres. The street address is 17 Besen Parkway, Airmont, N.Y. 10952. 

 

The following letters were read into the record: 

GML from RC Dept of Planning dated 8/21/2020 

RC Environmental Health Record dated 9/4/2020 

RC Sewer District #1 letter dated 9/2/2020 

Letter from Kevin Conway Attorney for the applicant dated 9/10/2020 in response to the GML  



 

4 

 

 

P& Z secretary also noted that plans were sent on 8/5/2020 to the Town of Ramapo, the Town of 

Ramapo Public Works, and the NYS Thruway and no response has been received. 

 

Chairman Kivell note that there were a number of letters from the neighbors received 9/10/2020 

– Aharon Jacoby 3 Kenneth Street; Alexander & Estelle Breuer 6 Kenneth Street; Charles Morsel 

7 Plymouth Place; Samuel & Pearl Fisher 18 Besen Pkwy; Yossi Klein 2 Kenneth Street all in 

favor of the applicant. 

 

 Kevin Conway attorney for the applicant explained that the resident has seven small children 

and they have outgrown the home.  They are looking small kitchen, dining room and master 

bedroom.  Front and left.   It would still be a single-family residence.  The lot is large will not 

alter the character of the neighborhood.  The neighbors are in support as they feel it will not alter 

the character of the neighborhood either.  Variances requested are front setback, , front yard, side 

setback and floor area ratio. The application makes sense for a family neighborhood. There are 

no other alternatives other than moving.  Not setting any negative precedence and if anything 

enhances the neighborhood.  It’s approximately a 10,000 sf lot zoned in the R-15 and there is not 

much can do about the lot size.   

 

Laurie DiFrancesco noted that the existing and proposed square footage states 350 sf but it 

appears that it is almost doubling the size of the home. The upstairs appears to be 900 -1200 sf 

and the second floor is more an estimate.  It is not a small addition.  Kevin Conway was going by 

what was submitted in the Celentano narrative. The square footage appears to be incorrect.   

Applicants engineer Tony Celentano is not present. The P& Z Secretary sent the agenda and link 

to the engineer and everyone else. Need the square footage for each floor.  Laurie DiFranceso 

recalled that this is a non-conforming lot and this is the smallest of all the lots on the block. 

 

Chairman Kivell asked if something in an alternate deign could be accomplished and also 

providing additional space by the property owner.    Kevin Conway stated he spoke to the 

applicant about the proposed addition and the answer is no based on what is existing. 

 

Chairman Kivell asked that he describe the addition/s of what’s being added.   Tony Celentano 

applicants engineer came on the meeting and explained that the first floor is a kitchen and dining 

room and a deck.  Second floor is master bedroom several bedrooms.  There is a study office and 

a garage as well.  The FAR numbers were provided by the architect.  

 

Chairman Kivell asked what the current square footage was?  Tony Celentano explained that he 

is the engineer and he handles the outside of the building.  The architect (HL Fischer) handles the 

inside of the building but the architect was not on the zoom call.   

 

Laurie DiFrancesco inquired as to whether or not the original house had a one or a two car 

garage. What are the plans showing? Tony Celentano advises it shows a one car garage. Laurie 

reviewed the plans indicating it shows 8 bedrooms and laundry room upstairs. To the left of the 

kitchen there is a 14x11 room with no identification.  What is that room? 
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Laurie DiFrancesco asked what would the square footage be of the house with the proposed 

additions?  The architect was not on the zoom meeting and Tony Celentano could not advise as 

he is only a surveyor dealing with the exterior only. The architect handles the interior of the 

plans.  Laurie DiFrancesco asked Lou Zummo the Building Inspector for comments.  Lou 

explained that the proposal is oversized for the lot and requires a ton of variances and FAR.  The 

code may require a second garage.  Drawings are missing measurements.  This was all explained 

in Lou’s denial letter dated 2/3/2020. Laurie asked if anything changed in his letter.  Lou noted 

nothing changed they did not make any changes based on his determination letter. They may 

need to add another garage based on the measurements based on the code. The P&Z Secretary 

read into the record Lou Zummo’s denial letter dated 2/3/2020. 

 

Kevin Conway the applicant’s attorney stated that they could adjourn until a later date and have 

the architect available and the revisions made. He also asked for a copy of the denial letter which 

the P&Z Secretary noted she would send to him. 

 

Calculations on the FAR and Developmental coverage need to be looked at appear to be missing.  

Several drawings are missing as well as critical measurements. No detail on the building plans. 

Most of the concern’s are in Lou’s letter. New architecturals were sealed and stamped 7/27/2020 

since Lou’s denial letter but still did not address all the issues. 

 

Architect Herman Fischer got on the call and it was requested by the ZBA for the need to see the 

existing vs. the proposed.  The total square footage as provided is not known.  The architect 

explained that he couldn’t provide it at that time.  The applicant’s attorney again noted it was not 

a problem to adjourn.  

 

Kevin Conway Two other parcels similar in size with a park across the street a lot similar to lots 

in the mid -60’s.   

1188 under 1200 sf doesn’t work with second floor. 

 

Letter from P. Zelnik 25 Besen Parkway read into the record that they were in favor of the 

project. 

 

Arthur Katz made a motion at 9:51 to open the public hearing for public comment.  Laurie 

DiFrancesco seconded it.  All in favor motion carries. 

 

Tova & Zev Shapiro 7 Besen Pkway – good friends and neighbors and noted that they were in 

favor of the project and asked the ZBA to take into account that the block is made up of families 

that are very close knit and they don’t want to lose them. 

 

Darien Rakien – 9 Plymouth Place noted that his home is back to back to Besen Parkway and his 

house is literally one home away. One of the reasons he moved to Airmont from Monsey was 

because of Airmont preserving the character in the area and the neighborhoods.  He understood 

the concern the Board may have of enlarging to build something other than a single-family 

residence but that’s all they are looking to do.  There are families on the block, large families and 

they need more space and he would prefer to see the homes owner occupied.   He noted he was 

concerned with investors buying to rent and this area is a family area he would like to see it stay 
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that way. He noted that it was unfortunate for the deficiencies in the application and asked that 

the Board be sympathetic and allow them to provide the information that they request in order to 

make a determination. 

 

Scott Meier noted that he would like to see the updated drawings with square footage before and 

after and the other requested items.  The other ZBA members agreed.   Arthur Katz mad a motion 

to continue the public hearing to October 8, 2020 at 8:00PM via Zoom platform assuming the 

Governors Executive order for remote meetings is extended for the applicant to update and get 

the necessary information together.  Scott Meier seconded it.  All in favor motion carries.   

 

Dan Kraushaar requested that the ZBA go into Executive Session to discuss a pending litigation 

matter.  Arthur Katz made a motion to enter into executive session for the purposes of a pending 

litigation.  Scott Meier seconded it.  All in favor motion carries. 

 

At 10:17pm Arthur Katz made a motion to exit Executive Session.  Laurie DiFrancesco seconded 

it.  All in favor motion carries. 

 

Arthur Katz made a motion to re-enter the regularly scheduled ZBA Meeting at 10:18pm.  Marty 

Kivell seconded it.  All in favor motion carries.   

 

Laurie Di Francesco made a motion to adjourn the ZBA Meeting at 10:20 pm.  All in favor 

motion carries unanimously.  Meeting adjourned. 


