
Village of Mamaroneck 123 Mamaroneck Ave., Mamaroneck, NY 10543
ph: (914) 777-7700

Zoning Board of Appeals Agenda

VILLAGE OF MAMARONECK ZONING BOARD OF APPEALS AGENDA
October 5, 2017 AT 7:30 PM - 169 Mt Pleasant Avenue Court Room

NOTICE OF FIRE EXITS AND REQUEST TO TURN OFF ELECTRONIC DEVICES

A. PUBLIC HEARINGS

1. Application # 14A-2017, Laura & Robert Heiss, 408 Rushmore Avenue
(Section 9, Block 67, Lot 74A) for a variance to construct an addition to a single
family home and convert the existing garage into a bedroom. The proposed
construction is in violation of 342-27 – Schedule of Minimum Requirements where
the required lesser side yard setback is 15’ and the Applicant proposes 6’3”. (R-15
District)

2. Application 15A-2017, Nic &Sasha Barnes, 1005 The Parkway (Section 4,
Block 72, Lot 1) for a variance to construct a two car garage with a deck above. The
proposed construction is in violation of 342-27 Schedule of Minimum Requirements
where the maximum FAR permitted is 0.3561 and the Applicant proposes 0.3671. (R-
10 District)

3. Application # 16A-2017, Maureen & James Kennel, 310 Anita Lane (Section
4, Block 24, Lot 4D) for a variance to construct and legalize an existing deck. The
existing deck is in violation of 342-27 Schedule of Minimum requirements where the
required lesser side yard is 6’ and the existing side yard setback is 5’6”. (R2-F
District)

4. Application # 1SP-2015, DCH Special Permit Renewal 1305 East Boston Post
Road(Section 4, Block 79, Lot 1B2) for the renewal of a Special Permit to operate a
Car Dealership ( C-1 District)

5. Application # 4I-2017, Donat, Lividini & Colaneri, regarding 1017 Grove
Street (Section 4, Block 15, Lot 32) for an appeal of Building Permit #17-0429
issued on 4/24/17 for installation of a fence. APPEAL AMENDED 08/17/17 to
include - Appeal of Certificate of Compliance 17-0429 issued on 6/22/17, Building
Permit #17-0833 issued on 7/27/17 and Building Permit #17-0838 issued on 7/28/17.
(R-5 District)

6. Application # 5I-2017, Jocelyn Donat, regarding 1019 Grove Street (Section
4, Block 15, Lot 32.1) for an appeal of Certificate of Occupancy #16-0307 issued on
7/28/17, Building Permit #17-0831 issued on 7/27/17, and Building Permit #17-0840
issued on 7/28/17. (R-5 District)

7. Application # 6I-2017, Stuart Tiekert, regarding 440 Beach Avenue (Section 4,
Block 26, Lot 12) for an appeal of Certificate of Occupancy #15-0471 issued on
7/7/17 (R-5 District.
The Applicant has requested this item be adjourned to the November 2, 2017
agenda

B. CLOSED APPLICATIONS



1. Application # 6SP-2013, Shore Acres Point Corp., 504 The Parkway, (Section 4,
Block 76A, Lot 1) to amend permitted hours for organized events for an existing
special permit to operate a club (special permit renewal resolution dated November 5,
2015). (R-10 District)
 

2. Application # 12A-2017, Joe & Danielle LaPadula, 410 Heathcote Avenue
(Section 9, Block 7, Lot 12) Application for an area variance (FAR) to construct a
new single family home on a currently undeveloped parcel. The proposed
construction is in violation of Section 342-27, Schedule of Minimum Requirements,
where the maximum allowed FAR is 0.42 and the Applicants propose 0.5452. ( R-5
District)

C. OTHER BUSINESS

1. BOARD OF TRUSTEE REFERRAL-PLL P & Q 2017

D. APPROVAL OF MINUTES

1. MINUTES- 09 07 2017

E. ADJOURN MEETING

ANY HANDICAPPED PERSON NEEDING SPECIAL ASSISTANCE IN ORDER TO ATTEND
THE MEETING SHOULD CALL THE VILLAGE MANAGER'S OFFICE AT 914-777-7703

All Board of Trustee Regular, ZBA, Planning Board, and HCZM Meetings are Broadcast Live on LMC-
TV:
Verizon FIOS Channels 34, 35 & 36
Cablevision Channels:  75, 76 & 77
And Streamed on the Web: www.lmc-tv.org

http://www.lmc-tv.org


Village of Mamaroneck, NY

Item
Title: 13A-2017 HEISS 408 RUSHMORE AVE

Item
Summary:

Application # 14A-2017, Laura & Robert Heiss, 408 Rushmore Avenue (Section 9,
Block 67, Lot 74A) for a variance to construct an addition to a single family home and
convert the existing garage into a bedroom. The proposed construction is in violation of 342-
27 – Schedule of Minimum Requirements where the required lesser side yard setback is 15’
and the Applicant proposes 6’3”. (R-15 District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
08 23 2017 408 Rushmore Application 9/13/2017 Backup Material
08 23 2017 408 Rushmore Certification 9/13/2017 Backup Material
08 23 2017 408 Rushmore Short EAF 9/13/2017 Backup Material
08 23 2017 408 Rushmore photos 9/13/2017 Backup Material
08 23 2017 408 Rushmore survey 9/13/2017 Backup Material
08 23 2017 408 Rushmore plans 9/13/2017 Backup Material



















































Village of Mamaroneck, NY

Item
Title: 15A 2017 Nic & Sasha Barnes 1005 The Parkway

Item
Summary:

Application 15A-2017, Nic &Sasha Barnes, 1005 The Parkway (Section 4, Block 72,
Lot 1) for a variance to construct a two car garage with a deck above. The proposed
construction is in violation of 342-27 Schedule of Minimum Requirements where the
maximum FAR permitted is 0.3561 and the Applicant proposes 0.3671. (R-10 District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
09 13 2017 15A 2017 Barnes App 9/28/2017 Backup Material
09 13 2017 15A 2017 Barnes SURVEY 9/28/2017 Backup Material
10 11 2016 BARNES A 1 9/28/2017 Backup Material
10 11 2016 BARNES A 2 9/28/2017 Backup Material
10 11 2016 BARNES A 3 9/28/2017 Backup Material











































Village of Mamaroneck, NY

Item
Title: 16A-2017 Kennel 310 Anita Lane Variance

Item
Summary:

Application # 16A-2017, Maureen & James Kennel, 310 Anita Lane (Section 4, Block
24, Lot 4D) for a variance to construct and legalize an existing deck. The existing deck is in
violation of 342-27 Schedule of Minimum requirements where the required lesser side yard is
6’ and the existing side yard setback is 5’6”. (R2-F District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
09 05 2017 16A-2017 Kennel Application 9/27/2017 Backup Material
09 05 2017 310 Anita Lane Past COs 9/28/2017 Backup Material
310 Anita Lane corrected Site Plan 9/28/2017 Backup Material
photos 9/28/2017 Backup Material

















































Village of Mamaroneck, NY

Item
Title: 1SP-2015 Renewal of DCH SPecial Permit

Item
Summary:

Application # 1SP-2015, DCH Special Permit Renewal 1305 East Boston Post
Road(Section 4, Block 79, Lot 1B2) for the renewal of a Special Permit to operate a Car
Dealership ( C-1 District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
DCH Renewal Application 9/27/2017 Backup Material



















Village of Mamaroneck, NY

Item
Title: 4i-2017 Donat 1017 Grove

Item
Summary:

Application # 4I-2017, Donat, Lividini & Colaneri, regarding 1017 Grove Street
(Section 4, Block 15, Lot 32) for an appeal of Building Permit #17-0429 issued on 4/24/17
for installation of a fence. APPEAL AMENDED 08/17/17 to include - Appeal of Certificate
of Compliance 17-0429 issued on 6/22/17, Building Permit #17-0833 issued on 7/27/17 and
Building Permit #17-0838 issued on 7/28/17. (R-5 District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
06 13 2017 4i2017 Donat Appeal fence 6/20/2017 Backup Material
Building Department files for permit 17-0429 6/27/2017 Backup Material
06 22 2017 Certificate of compliance 6/30/2017 Backup Material
08 17 2017 4i 2017 Revised Amendments 8/17/2017 Backup Material
09 07 2017 4i 2017 Photos Applicant submission Grove Street 10/4/2017 Presentation
09 21 2017 Lividini 1017_Grove_Street 10/4/2017 Backup Material
1017 Grove Subdivision As Built Approved SWPPP Comparision 10/4/2017 Backup Material
1017 Grove Subdivision As Built Comparision 10/4/2017 Backup Material
plan posted with 2 2016 BAR Agenda lot 2 10/4/2017 Backup Material
plan posted with 2 2016 BAR Agenda lot3 10/4/2017 Backup Material















































































CERTIFICATE OF COMPLIANCE

6/22/2017

THIS CERTIFIES that the building located at 1017 GROVE ST, Tax Map # 4-15-32 of the
Village of Mamaroneck, conforms substantially to the approved plans and specifications
heretofore filed in this office, pursuant to which Building Permit No. 17-0429 dated 4/24/2017
was issued and conforms to all of the requirements of the Zoning Ordinance or Special Ruling by
the Zoning Board of Appeals or Village Board of Trustees.  The use for which this certificate is
issued is:

DATE:

THE FRIENDLY VILLAGE

Village Hall
Mamaroneck, N.Y.  10543

Address Reply to:
P.O. Box 369

OFFICE OF THE

BUILDING INSPECTOR

Telephone

(914) 777-7731

VILLAGE OF MAMARONECK

N o . 17-0429

6' High PVC White Fence on Lot 3

This certificate is issued to AVC PROPERTIES LLC, owner of the aforesaid property.

(The Certificate of Compliance will be issued only after the Building Inspector is convinced of the completion of the construction
in compliance with State Uniform Building & Fire Prevention Code and with other laws, ordinances, or regulations affecting the
premises, and in conformity with the approved plans and specifications.  A final electrical and plumbing certificate or other
evidence of compliance will be required before the issuance of the Certificate of Compliance.)



To: Chair Weprin and Zoning Board of Appeals Members

From: Jocelyn Donat
WG 15

ravJG D£nDate: August 14, 2017 ^ g

This is a letter to request the following amendments to the Zoning Board of Appeals
application 4i2017:

Appealing the Certificate of Occupancy 16-0307 issued on July 28, 2017.
o As built home did not comply with BAR Approved Building Plan^^m February

2016.

Planning Board Approved Landscape Plan was not adher^^ - 20 trees were to
je planted at the rear of Lot 2 (3 rhododendronss, ll^fland cypress and 6

^itae)
o Pafl(|||Window wells and Egresses are built ouy(^ of the Planning Board

definen^lding envelope
o Regradin^tf roperty

Appealing the Building I^^t 17-0831 isjjj^on July 27, 2017 allowing for finishing of
basement

o Building Permit was is5i31[fc|j^r to Certificate of Occupancy being issued
o As built home does not^j^fl^^^ith BAR Approved Building Plans from February

2016

Appealing the Building Po^ffTt 17-0840 issu?^^^July 28, 2017 allowing for two garage
windows to be lower^|j|Rid for the installation^^e window to match existing 2"^^
floor windows.

o Certificat^W' Occupancy was improperly issued^l^^ same day.
o Circun»nted BAR Approval process - same changelwere presented at August

BAR meeting and builder withdrew his applicaU^,^ No approval was
7r received.

^ublic argued that the homes had twice as many windows asHto^ther in the
surrounding neighborhood (data provided) and allowing an arirlifWKal window
without BAR approval should not have been allowed,

o As built incluc^e^s.4 cidditional window^ ^proved in the BAR Appro^



I- >



LOT 3 fl017 GROVE STREET)

•  Appealing the Certificate of Compliance 17-0429 issued on June 22, 2017 for Lot 3's
installed 6' Fence

o Violates Planning Board's approved Landscape Plan
o  Fence is a structure built outside of the approved building envelope

•  Appealing the Building Permit 17-0833 issued on July 27, 2017 allowing for two garage
windows to be lowered and for the installation of one window to match existing 2"^
floor windows.

o  Building Permit was issued prior to Certificate of Occupancy being issued
o As built home does not comply with BAR Approved Building Plans from February

2016

•  Appealing the Building Permit 17-0838 issued on July 28, 2017 allowing for finishing of
basement

o Building Permit was issued prior to Certificate of Occupancy being issued
o As built home does not comply with BAR Approved Building Plans from February

2016

•  Pre-emptively appealing any issued Certificate of Occupancy
o Residents moved into property on August 19,2017 without a Certificate of

Occupancy

o  Patios, window wells and Egresses are built outside of the Planning Board
defined building envelope

o  Regrading of Property



UPDATE:

PLEASE BE ADVISED THAT AS OF AUGUST 9, 2017 THAT THE CASTALDI FAMILY

HAS BEEN LIVING AT 1017 GROVE STREET - LOT 3 WITHOUT A CERTIFICATE OF

OCCUPANCY. BARBARA RITTER FROM THE BUILDING DEPARTMENT CONFIRMED

AS OF YESTERDAY AFTERNOON (AUGUST 14) THAT THERE IS NOT A CERTIFICATE

OF OCCUPANCY ISSUED FOR LOT 3.

2.A



Issues organized in 4 categories:

1. "Not on Plan" - Not done as per the February 18,2016 Approved
Construction Plans.

o Deviations noted during construction

o August 2016 Builder submitted revisions for Lots 1 & 2 but

not 3

o Building permit revisions for Lots 1 & 2 were presented but
NOT approved by the Board of Architectural Review on

August 18,2016.

o Assistant Building inspector Jeff Farrell as well as Building

Inspector Dan Gray both had confirmed that the Plaris

approved in February .2016 are the Plans that are required
to be adhered to in order for C of O to be granted.

2. "Building Envelope" - Violates the Building Envelope defined by

the Planning Board for allowable construction of dwellings and
accessory structures

3. "Landscape Plan" - Violates the Planning Board's Approved

Landscape Plan approved as a Condition of the Subdivision

Approval

4. "Regrading of Lot - Lot Grade is higher than preconstruction



Lot 3

Not on Plan

Q Page AO - No Patio - built blue stone impervious patio

Q Page AO - No Back Steps - built steps to Patio

□ Page AO - To be measured - Rear Yard, Front Yard, Side yards
□ Page A1 - Window on the back (2"'' floor right side) is not in the

same location as on the approved plan. It is not centered.
□ Page A2 - 4 baserhent windows on plan - built 6 basement

vyihddtiMs
n Page A2 - No Window wells - built 6
□ Page A2 - All Basement Window(s) are not the same size

windows on plan 3x2'6. At least 1 window is larger
Q Page A2 - No egress(es). Built egress with a window well

protruding 3' from the home — a violation of Code § 342-14
Q Page AS — Window iocation on Wood Street side of home (1st

floor right nearest garage) has been changed.
n Page AS - A window not oli the plan has been added on the

Wood Street side'of.the htitne.

Building Envelope
□ Fence - listed in the Village Code as a structure and an

accessory use it required to be located within the Building
envelope but is not

Q Impervious Patio
Q Egress(es)
Q Window wells

iv



Landscape Plan

n Determined by the Planning Board and Landscape Consultant
in the Planning process - Fence was built (not on approved

plan and in violation of the building envelope) blocking all

negotiated screening on the Wood Street side

Regrading of Lot

□ Rear by wall shared with Top of the Ridge
n Backyard
□ Front yard
□ Side yards

Note - this is only what can be viewed on the exterior of the home. Interior compliance to be done by
the Building Department

\s
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CERTIFICATE OF OCCUPANCY

Village of Mamaroneck
169 Mt Pleasant Avc

MamarDneck. Neu- Ycwk 1054.1

7.'28.'2017

Location: 1019 GROVE ST

Cert. No,: 164307

TItis Cenines thai ihelmlldingta) located at the premises listed abox'e confonms substatilially to
all of lite re(|iiiretneni$ of itie applicable provisioits of the la^v The occupanc>' for which this
certificate is issued is

/ New One Family Dweniytg (let 2)
\ BAR Approval znano
\ Revisotf Pfattt Approved 08(20/17 for the AtMttien of a Patto & Beam Cell Out

This CERTIFICATE is issued to the owner •

AVC PROPERTIES LLC

of the aforesaid buitding(s).

'\y :v

Biilldlng Inspector

Map. No.: 4-1S42.1

rmitNo: 16-03u7

Go to top Page 1 of 1

littp://96.56.82.68/Webllnk8/DocView.aspx?id=384776&searchld=d6dc13fd-827f-44c0-8085-91e3549f0fa3&dbid=0 :05 PM8/8/17, 11:
Page 1 of 1



toi^fLoTZ.;- flNLSbj-

From: Jocelyn Donat jocelyn.donat@gmail.com
Subject: Building Permit - Dan_07272017 - Laserfiche WebLink

Date: August 8,2017 at 8:35 PM
To:

hltli:ffilg56«a.6e/W»bl<nlilM}ecVHwiKmi?l<fa3847ltM«>weMlte()6(<cl»ll-e27H4c0-80a5.91e35jaaa3g(«ild^

#^;i" 'go I

RESIDENTIAL - ALTERATIONS/RENOVATIONS PERMIT

Village Of Mamaroneck ^ Permit#: 17-0831
169 Mt. Pleasant Ave

Mamaroneck, New York 10543 PerrnlToatei 775775017
914-777-7731

Expiration Date; 7/27/2018
Parcel ID: 4-15-32.1

Owner: AVC PROPERTIES LLC

Location: 1019 GROVE ST

Applicant: AVC PROPERTIES LLC
Work Description: RESIDENTIAL - ALTERATIONS/RENOVATIONS

Frame & Sheetrock Exterior Basement Walls Install Vinyl Floor.

Contractor:

Marc Construction Work: 804-1180

32 High Street
I in MiimhAr- wnififiQfi.Hn7

\B



|0(^ C Lo1 2-^ ^ W/ls/DivV^
From: Joceiyn Donatjocelyn.clonat@gmail.com

Subject: Building Permit - Dan_07282017 - Laserfiche WebLink
Date: August 8, 2017 at 8:39 PM
To:

RESIDENTIAL - ALTERATIONS/RENOVATIONS PERMIT

Village of Mamaroneck

169 Mt. Pleasant Ave

Mamaroneck, New York 10543

914-777-7731

17-0840Perm t #:

Parcel ID: 4-15-32.1

Permit Date:

Expiration Date:

/2017

7/28/2018

Owner:

Location:

Applicant:
Work Description:

AVC PROPERTIES LLC

1019 GROVE ST

AVC PROPERTIES aC

RESIDENTIAL - ALTERATIONS/RENOVATIONS

Relocate Existing Garage Windows to a Usable Height off Garage Floor. Install Fixed Window in Stairwell to
Matdi Existing 2nd Floor Window Sizes on Plans Page #'s A5 & A6

Contractor:

Marc Construction Work: 804-1180

lU
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C of C - Dan_06222017 (2) - Laserfiche WebLink 8/8/17, 8:48 PM
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VILLAGE OF MAMARONECK

Village Hall
Mamaroneck, N.Y. 10543

OFFICE OF THE AddreSS Reply to: Tclc|Aonc
BUILDING INSPECTOR p.O, Box 369 777-7731

CERTIFICATE OF COMPLIANCE

No. 17-0429 DATE: 6/22/2017

THIS CERTIFIES that the building located at 1017 GROVE ST, Tax Map 4-15-32 of the
Village of Mamaroneck, confonns substantially to the approved plans and specifications
heretofore filed in this office, pursuant to which Building Permit No. 17-0420 dated 4/24/2017
was issued and confonns to all of the requirements of the Zoning Ordinance or Special Ruling by
the Zoning Board of Appeals or Village Board of Trustees. The use for which this certificate is
issued is:

6* li^h PVC White Fence on Lot 3

This cenificate is issued to AVC PROPERTIF^ LLC, owner of the aforesaid property.

' i

(ThcCtfliftcale of Compliance will he issued only after lite HiaMtne Irwpecior ik convinced of (he oompletion of the ccnutniclion
in AMRpliance with State irnifann fluilding A Fiic Prcvetvion Code and with Whcr lawv ordinancea. at rcgulatiom afTectintt the

http://98.56.82.68/Weblink8/DocVlew.aspx7id=383193&searchid=d6dc13fd-827f-44c0-8085-91e3549f0fa3&dbid=0 1 of 174
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From: Jocelyn Donat jocelyn.donat@gmail.com

Subject: Building Permit - Dan_07272017 - LaserTfche WebUnk
Date: August 8,2017 at 8:38 PM
To:

h«D 56 |g 68/Wi»btink80ocVtewesDt»ld»3B<7268seerct»d*<lSdciyd-827r-4<cO-eoaS'9le3S49fOf»38<«»J«0
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RESIDENTIAL - ALTERATIONS/RENOVATIONS PERMIT

Village of Mamaroneck
169 Mt. Pleasant Ave

Mamaroneck, New York 10543

914-777-7731

Parcel ID: 4-1532

17-0833Permit #:

Permit Date:

Expiration Date:

7/27/2017

7/27/2018

Owner: AVC PROPERTIES LLC

Location: 1017 GROVE ST

Applicant: AVC PROPERTIES LLC
Work Description: RESIDENTIAL - ALTERATIONS/RENOVATIONS

Relocate Existing Garage Windows to a Usdble Height off Garage Floor. Install Fixed Window in Stairweli to
Match Existing 2nd Roor Window Sizes Located on Plan Page # A5 & A6

Contractor:

Marc Construction Work: 804-1180



Building Permit - Dan_07282017 - Laserftche WebUnk

M r 'l ■ : / 2 Go jglPDF O ̂  @ ̂ RTI

RESIDENTIAL - ALTERATIONS/RENOVATIONS PERMIT

cZVillage of Mamaroneck
169 Mt Pleasant Ave

Permit#: 17-0838

Mamaroneck, New York 10543

914-777-7731

Permit Date:

Expiration Date:
Parcel ID: 4-15-32

7/280017

7/28/2018

Owner: AVC PROPERTIES ac

Location: 1017 GROVE ST

Applicant: AVC PROPERTIES LLC
Work Description: RESIDENTIAL - ALTERATIONS/RENOVATIONS
Frame & Sheetrock Exterior Basement Walls and Install Vrnyl Rocr

Contractor:

Marc Construction

32 High Street
Rye, NY 10580

Work: 804-1180

Uc.Numl>er: WC18695-H07

Wired Up Electric, Inc.

SO Harmony Road
Pawling, NY 12564

Work: 845-855-5494

Lie. Numlwr: 1487

Gino Frabasile P.E.

130 Laura Joy Circle
Mamaroneck. NY 10543

Work: 914-263-6972

Lie. NumiMn

Required Inspections:

FRAMING

RNAL CO/CO

Tasks To Be Completed:
FINAL COST AFFIDAVIT

ELECTRICAL PERMIT REQUIRED

Fees:

INSULATION

CERTIFICATE OF COMPUANCE FEE RESIDENTIAL

ELECTRICAL CERTIFICATE

BUILDING APPUCATION FEE RESIDENTIAL

BUILDING PERMIT FEE RESIDENTIAL

Total

$60.00

S153.00

$213.00

http://96.56.82.68/WBb!ink8/DocVlew.aspx7id=384758&searchid=fefb04d5-05b2-4aa5-bfl0-35b073b867e0&dbid=0 Page 1 of 1Pagei



Lot 2 (1019 Grove Street) and Lot 3 (1021 Grove Street)

Interior Concerns previously communicated that were agreed to be

reviewed prior to Certificates of Occupancy being issued:

□ Maximum FAR of 2,750 sq. feet (attic height to be measured)
n Height of floor (Basement, 1®* to 2"** and 2"" to Top) to match

approved plan
Q Garage maximum of 400 sq. feet



High Level Timeline
• February 18, 2016 – BAR Approval of Construction Plans
• April 1, 2016 – August, 2016 – Complaints that Construction does not 
comply with approved plans

• Summer 2016 – Revised Construction submitted to Building 
Department

• August 18, 2016 – Revised Construction plans reviewed by BAR and 
NOT approved.  Appli1cant withdrew his applications

• Summer 2017 – Certificate of Occupancy issued for Lot 2 and 
Temporary Certificate of Occupancy supposedly issued for Lot 3 yet 
not on file in the Building Department.  Homes built as per Revised 
Construction plans circumventing the approval process of the BAR 
and ignoring Resolutions set by the Planning Board 

1

bsherer
Received



1019 Grove Street  ‐ LOT 2 – WINDOWS ADDED/MOVED LOCATION 
AND SIZE

2



1019 Grove Street  ‐ LOT 2 – WINDOWS ADDED/MOVED LOCATION

3



1019 Grove Street  ‐ LOT 2 – Regrading/Construction above Grade

SEPTEMBER 2016 JANUARY 2017 APRIL 2017

4



1019 Grove Street  ‐ LOT 2 – JANUARY 2017 CONSTRUCTION

5



1019 Grove Street 
“Lot 2”

Date September 2016
Windows Built

6



1019 Grove Street  ‐ LOT 2 – WINDOWS NOT ON THE PLAN

7



1019 Grove Street  ‐ LOT 2 – WINDOWS NOT ON THE PLAN BEING 
“HIDDEN”

8



1017 Grove Street  ‐ LOT 3 – WINDOWS NOT ON THE PLAN

BUILT JULY 2016

9



1017 Grove Street 
“Lot 3”

Date January 2017

Windows

10



REGRADING – FRONT OF LOTS

11



1019 AND 1017 Grove Street   – PATIOS AND BACK STEPS 
CONSTUCTION NOT ON APPROVED PLANS – CONCRETE/NON POROUS

12



13

1017 GROVE STREET – LOT 3 FENCE CONSTRUCTION 



 

Mr. Weprin I hope this document is reviewed carefully by you and the board 

1)      I would first like to address Mr. Castaldi’s claim that there was always a fence boarding lot 
# 3 and my property (645 Wood) that is false ! 
In fact before Mr. Castaldi there was no need for a fence and Mr. Cefaloni’s  (641 Wood street) 
children were allowed to play baseball in the large yard which is now lots 1,2 & 3. 
 
Please refer to pictures 1 & 2 taken 2/13/2014 notice the coverage of trees & bushes (even in 
the winter) and no fence. Also note the pictures (3,4,6,8,9,10) taken 2014 thru 7/2017 notice 
the trees and bushes and coverage to lot #3 in excess of 8 feet ! And no fence ! Also see a 
picture (18) when my house was purchased 2006 notice the trees and bushes coverage and no 
fence ! It’s interesting to note that my property could barely be seen from lot #3  because of 
the bushes in excess of 8 feet and only now can be seen after Mr. Castaldi removed bushes 
boarding lot #3 (some of which were on my property) all of which were maintain by me for over 
10 years  

2)      At numerous town meetings the sub division was discussed 3 lots vs 2 lots and a circle 
driveway in the center. It was agreed upon that the houses would be pushed forward and that 
there would be a special consideration for this odd subdivision and there would be a building 
envelope that nothing could be built past that point. In addition to the special circumstances of 
this subdivision a landscaping plan was created so that the neighboring lots retain a woodsy 
environment of bushes and trees that was the purpose of the landscaping plan. Mrs. Colaneri 
(649 Wood) made a specific request for flowering plants which were added to the landscaping 
plan. Not one time during any of these meetings was a fence discussed in fact a fence negates 
the landscaping plan because the landscaping cannot be seen (see pictures 12, 13, 14 &15) and 
negates what was promised to neighboring lots by the board that the look and feel on the 
neighboring lots would remain the same and would not be impacted by the development. 

  
3) There are other issues not related to the fence but I will bring them up briefly to point out 
the pattern of not conforming to the approved plans the back porches, number of windows & 
window wells on all 3 houses Lots 1, 2 & 3 
 
In summery special conditions were made for this subdivision and a fence was not discussed in 
any discussions and a permit for a fence should not have been allowed by Mr. Gray and the 
building department. Because of this Mr. Gray has opened the Village to another law suite 
much like Ralf’s Italian ice. An easier solution is remove the fence and plant some type of 
evergreen that within a year will be 10' high (a fence will not grow) which was originally agreed 
upon in an email exchange I had with Mr. Castaldi before the fence was installed.  
 
Thanks for your time I look forward to someone in the village returning one of my emails or 
phone calls  
Tony Lividini 
645Wood Street, Mamaroneck New York - Cell (914) 309 -1322  
________________________________ 
This e-mail, including any attachments, may be confidential, privileged or otherwise legally protected. It 
is intended only for the addressee. If you received this e-mail in error or from someone who was not 
authorized to send it to you, do not disseminate, copy or otherwise use this e-mail or its attachments. 
Please notify the sender immediately by reply e-mail and delete the e-mail from your system. 

 



 

 

(1) 2/13/2014 

 

 

(2) 2/13/2014  



 

(3) 7/25/2015  

 

 

 

 

 

 

 

 



 

(4) 7/25/2015  

 

(5) 3/4/2017 – With bushes removed  

 



 

(6) 8/30/2014 

 

 

(7) 5/1/2017 – With bushes removed 

 



 

(8) 8/30/2014 

 

(9) 7/25/2015 



 

(10) 8/30/2014  

 

 

(11)  5/1/2017 – With bushes removed 

 



 

(12)  5/21/2017 

 

 

 

 

(13)  5/8/2017 



 

(14)  5/8/2017 

 

 

 

(15)   5/8/2017 

 



 

(16)  5/1/2017 – With bushes removed 

 

 

(17)  3/4/2017  – With bushes removed 

 

2006 (18)  







































Village of Mamaroneck, NY

Item
Title: 5i-2017 Donat RE 1019 Grove

Item
Summary:

Application # 5I-2017, Jocelyn Donat, regarding 1019 Grove Street (Section 4, Block
15, Lot 32.1) for an appeal of Certificate of Occupancy #16-0307 issued on 7/28/17,
Building Permit #17-0831 issued on 7/27/17, and Building Permit #17-0840 issued on
7/28/17. (R-5 District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
08 17 20175i 2017 Donal Appeal 1019Grove APP 8/31/2017 Backup Material
1017 Grove Subdivision As Built Approved SWPPP Comparision 10/4/2017 Backup Material
1017 Grove Subdivision As Built Comparision 10/4/2017 Backup Material
plan posted with 2 2016 BAR Agenda lot 2 10/4/2017 Backup Material
plan posted with 2 2016 BAR Agenda lot3 10/4/2017 Backup Material
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CMCKLBn'RQRmmA1.7nwiwolinABnnwAppaA^<millMiMM»f*|^Y %
,  ̂ aV ' '' ift *#»

• AppUcaWoFee ^ BA5 RECEIVED ,

' Arolloaiitmurt mihmit fOtUm^ ata nf<h, ^

□  CompletedApplicatiosn BUILDING DEPX
D  AU Certificates of Odpi^paooy or Tm^xoary Certificate of Occopanoy &r

property, or letter fioffl tte Buiidii^ l>epartmeitt in lieu thereof
n  on the property, and prooftiiatth^ have becrtcoirected
□  Photographs of the property (3** x 5" or larger) that depict the location and

potential impacta of your application

D  Accurate s^ey of the cunt^ status of the property, whit^ has been prepared
and certified by a licensed surveyor within the past 12 months of the

. , ^ ̂  - -1>021«
Plffly; nf^: wfaeie a survey cotified widdn die part twelve months is
unavailable and die application does not involve any change to ,tfae extorim of
die property, the 2SA will accept a c^^cation by the owner diat to
knowledge the existing survey accurately d^icts the current status of the
property.

Q  Certified-Drawings, prepared by a registered architect or professional engineer,
and^Gthnr supporting documents

[p Written consent of the owner, if you are not the owner of the property
O  ̂'^rtifieationj as required by New York State Ocncral Municipal Law.
□  State Environmental Quality Review (SEQR) Short or Long Environmental.

AssessmierttFoim

Q  Copy oftheDeteimmation being appealed.
Q  See Instructions regarding siibmittal of Siq^lementai Mttcrials or NewPlans (Hem "Vn in the Rules of the Zoi^ Board of Appeals of the Village of

Applicant's Signature



Village of Mamaroaeck. New York
Zoning Board of Appeals
(Effective 2007)

RECEIVED 1

AUG 17 Z017

BUILDING DEPT.

16 Copies
Completed Application
COs or Letter

Violations, if any
Photographs
Survey
Certified Drawings
Consent

Certification/Affidavit
EAF

Copy of Deterrainatioa being appealed
Riders if Application is Corp./Busine8s Entity

ForOfflco Use Only

Application No.: S\ ' 2,^0-
Agenda No,: "?• tot 1

SP

AV

uv.
F_
S„

Interpretation x-.^c

VILLAGE OF MAMARONECK
ZONING BOARD OF APPEALS

APPLICATION

Date
n

200—

TO: ZONING BOARD OF APPEALS - VILLAGE OF MAMARONECK
123 Mamaroncck Avenue

Mamaroneck, New York 10543

I (We) JoCLi'L/j i/\
CNamc of Appllcanl)

(Insert domplcte Mailing Address) ^

Daytime Phone Daytime Fax No._

Apply to the Board of Appeals regarding property located at )0\^

(Insert Location of Premises)

Bearing Village of Mamaroncck Tax Map Number ^ ^ uor X
(Section) (Block) (Lot) ^ ,

to

Page 1 of 8
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I.

Village of Maffiaroneok; New Yoiic
Zoning Boenl of Aigiealf
(BflMve_26o?)

This ie an ̂plication for the following: (check one [1] or more as aj^lioable)

[  ] Area Variance - This is to use land in a manner not allowed because of
dimensional or topographical requirements b the Zoning Code.

(  J Use Variance — This is to allow land to be used b a "»annfr or for a purpose
which is prohibited or not allowed by the Zoning code.

[  ] Special permit

[  ] Sign Variance
3M-Z-3

[  ] Fence Variance X \

Appeal or bteipretation (Specify Code Section C\a^ (L

fv^ Ote: SpedfV \l\o \c{y(-^3 (
2. at isr oeme aoneali

I*- l(.-oi 0T-)
C*n-oi3iJ

3.

4.

'floJtji-r -
What is

-  \A/.vAcUrvJJ ̂ 7--as?Yo)Pl^ 'X
the present 2onbg of the proilwtv? p ̂ ^ ^

rftJ n t O r
This Application must be made b the name of the pnson or entity has a

possessory interest b the property siufo as a tenant, purchaser or owner. If you am the
owner, on what date did you acquire title? ; If you are not foe owner, list
^ name and address of the owner and describe your relationship to foe property and the
date said relationship conunenced: AVC Fro^yc^^ Cjn

C&K5[vu,oftan 3%\k\6X£Voeo'^ (oS"^13
IF youjiave acquired title to the property wifob foe past two yeara^ pTovidg foa Mmy
the pnor owner;

If foeAppllcflnt or Property Owper in at
.Coi-pyatfpa; attach a separate Rider listing all the corporatfon's officers,
shareholders, and their percentage of share ownership.
Pftrtncrshlp; attach a separate Rider listbg the type of partnerahip aad
identity the partners and their partnership bterests;
M£: attach a separate lUder listing the LLCs members.

Page 2 of 8
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Village of Matnaioneok, New York
Zoning Board of Aiipeals
(Effective 2001)

S. If someone else is authorized to act as your representative or to lyipeal with you
on your behalf before the Board, his or her name, addi^ and telephone number must be
provided:

Name:.

Address:

Telqshone:

6. Has a prior variance, special permit, or intezpretation Application ever been
submitted for this property?

yi Yes [ ] No
If Yl^S, you must attach copies of the prior variance or resolution and diescribe them:

MaJj' T>V\
Rg-St^lLThgyir iv->

' /'i oV J - 1 jxo CO-'^ -yo <-5"^
D^n Le, Ov^ £>-/" WiU(-o<;

-b" L

7. List all permits you must obtain in order to complete the subject project of diis
Application (include all permits or approvals necessary from any federal, state, county, or
local agency or department):

Pages of 8
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Village of Mamflroneok, New Yoik
Zoning Board of Appeals

9  2007)

8. Is the proi»rty subject to any covouints, eosemeat, or otiier lestrlctions or
encumbrances? Ifso, list and describe Oiese* (You may be requJxed to provide copies of
these documents establishing same to the Boari.) Please be advised that nothing herein
or within board purview v^l alter or modiHy any exlsdng contractual rights with respect
to the subject property. .

^  iS cL^ { i ̂  StA-

y\annt ((/n TV^ ( tco^

9. Check here if there has been any illegal use or violations issued with respect to
the property, regardless of whether it has been removed or a4judicated. [ ]

If so, describe and provide the date(3) and details, including if the violation continues:

10. The following are the piovisioiis of the Village Code from wdiich cither a variaitce
is sou^ or a pamh is requested (you must itemize each variance you seek, since a

notice):

Article .Section ,. Subsection

Article . Section r Subsection

Article - Section . Subsection

Article . Section . Subsection

WOTBi
IF THIS IS AN APPLICATION FOR A USE VAIHANCE, COMPLETE QUESTION
11, ON PAGE 5.
IF THIS IS AN APPUCATION FOR AN AREA VARIANCE, COMPLETE
QUESTION 12, ON PAGE 6.
IF THIS IS AN APPUCATION FOR ALL OTHER APPICATIONS, INCLUDINO A
SPECIAL PERMIT, COMPLETE QUESTION 13. ON PAGE 7.

Page 4 of8
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village of Mamaroneok, Kew Yoik
Zoning Boaid of Appeals
(Bfl^ve 2001)

11. A use variance may only be granted ifit is detennined that zoning regulatioiis and
restrictions cause the property owner unnecessary hardship. New York law provides that:
*'In order to prove such unnecessary hardship, die property owner shall demonstrate to the
Board of Appeals that (1) under the applicable zoning regulations, the owner is deprived
of a reasonable te^ for each and every permitted use under die zoning regulations for
the particular district where the property is located. This dquivation must be established
by competent financial evidence; (2) the alleged hardship relating to the taoperty in
question is unique, and does not apply to a substantial portion of the district or
neighborhood; (3) the requested use variance, if granted ,will not alter the essendd
character of the neighborhood; and (4) the alleged hardship has not been self-cieated."

You must set forth the facts which support your Application request. (Attach additional
sheets, schedules, or other information that you want the Board to consider):

Page 5 of 8
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Village of Mamaroneck, New Yoik
Zoning Board of Afipeala
(Bf^vo 2007)

12. Under State law, the Board of Appeals must consider die following fobtors in
making a decision on your request for an area variance: **(1) ̂ ^letfaer an undesirable
change will be produced in the character of the neighborhood cnr a detriment to nearby
properties will be created by the granting of the area variance; (2) whether the benefit

,  sought by the applicant can be a^eyed by some method feasible for the applicant to
pursue other than an area variance; (3) whedier the requested area variance is substantial;
(4) udiether the proposed variance will have an adverse effect or impact on the pfaysioa]
or environmental conditions in the neighborhood or district; and (5) whether the alleged
difSculQr was self created.

You most set forth the facts which support your Application request (Attach additional
sheets, schedules, or other information that you want the Board to consider):

u/a

Page 6 of8



Village of Mamaroneck, New York
Zoning Board of Ai^reala
fEfl^ve 200"^

13. If this Aptilication is not for an area or use variance, provide information that
supports your Application. You must refer to foe appropiii^ se^ions of foe Village
Code and to other legal requirBoients necessary for foe board to consider your
Application.

If you are requesting an appeal or intnpietation, be specifio gs to both the remedy
sought and foe Code 8ection(s) relevant to your request and provide to the Board all legal
authorities that support your position, by attaching to this Application.)

Lot X ( Gnve ■^'K-ec f3 r

6^1 IdtyQc. P^yyviC^ (l. 2?.
, ;d feu, ui '^^clr \ t- i.

Page 7 of8
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Village of Mamaroneok, Hew York
Zoning Board of Appeals
(Effective 200^)

!

It is the my responsibility as the Applicant to complete this Application completely
and carefully, and to provide sixteen (16) copies of tUs Application, together ̂ th all
necessary papers, plans, surveys, documents or other required information.

Failure to submit ̂ e required documents and information will delay my Application
or result in its denial, since the ZBA cannot review or grant relief to incomplete
Applications.

It is my responsibility to comply with all related requirements in presenting this
Application, and the ZEIA reserves the right to request additional documentation and/or
drawings, and to condition any requested relief upon the filing of covenants and
restrictions.

Although employees of the Village may provide me with assistance, I understand it is
my responsibility to be familiar and comply with all applicable laws and to submit all
necessary papers, plans, surveys, documents or other required information. I understand
that copies of the Village Code are available for my review at the Village Cledcs office,
and that 1 may be represented at the ZBA hearing.

I HEREBY CERTIFY THAT ALL STATEMENTS MADE ON THIS
APPLICATION ARE TRUE TO THE BEST OF MY KNOWLEDGE.

8 Signature)

Sworn t(^eforc me this / /
day of 200 7

r  ̂ SBTTY-ANN SHERER
NOTARY PUBLIC-STATE OF NEW YORK

No. 01SH6302179
Ouollfled In Outchess County ̂

My Gommlnlon Expires April 28. 20^

Page 8 of 8
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LOT 2 (1019 GROVE STREET)

•  Appealing the Certificate of Occupancy 16-0307 Issued on July 28, 2017.
o As built home did not comply with BAR Approved Building Plans from February

2016.

o  Planning Board Approved Landscape Plan was not adhered to ~ 20 trees were to
be planted at the rear of Lot 2 (3 rhododendronss, 11 leyland cypress and 6
arborvitae)

o Patios, window wells and Egresses are built outside of the Planning Board
defined building envelope

o Regrading of Property

•  Appealing the Building Permit 17-0831 issued on July 27, 2017 allowing for finishing of
basement

o Building Permit was issued prior to Certificate of Occupancy being issued
o As built home does not comply with BAR Approved Building Plans from February

2016

Appealing the Building Permit 17-0840 issued on July 28, 2017 allowing for two garage
windows to be lowered and for the installation of one window to match existing 2""^
floor windows.

o Certificate of Occupancy was improperly issued on the same day.
o Circumvented BAR Approval process — same changes were presented at August

18, 2016 BAR meeting and builder withdrew his application. No approval was
ever received.

o Public argued that the homes had twice as many windows as any other in the
surrounding neighborhood (data provided) and allowing an additional window
without BAR approval should not have been allowed,

o As built includes 4 additional windows not approved in the BAR Approved
Building plans OR in the Building Permits issued on July 27**^ and July 28^^



Issues organized in 4 categories:

1. "Not on Plan" - Not done as per the February 18,2016 Approved
Construction Plans.

o Deviations noted during construction
o August 2016 Builder submitted revisions for Lots 1 & 2 but

not 3

o Building permit revisions for Lots 1 & 2 were presented but
NOT approved by the Board of Architectural Review on

August 18,2016.

o Assistant Building Inspector Jeff Farrell as well as Building
Inspector Dain Gray both had confirmed that the |i|^

WMiMMMil

2. "Building Envelope" - Violates the Building Envelope defined by
the Planning Board for allowable construction of dwellings and
accessory structures

3. "Landscape Plan" - Violates the Planning Board's Approved
Landscape Plan approved as a Condition of the Subdivision
Approval

4. "Regrading of Lot - Lot Grade is higher than preconstruction



Lot 2

Not on Plan

wwiw

D

D

D

D

D

D

D

D

D
D

D

D

D

Page AO - Building Height Calcuiation 2 feet higher than Plan
Page AO — No Patio — built blue stone impervious patio
Page AO - No Back Steps - built steps to Patio
Page AO - To be measured- Rear Yard, Front Yard, Side yards
Page A1 - Page A1 -1"* Floor to 2"" Floor approved plan
indicates 8 feet - buiit at 9 feet.

ndPage A1 - 2 Floor to Top Floor approved plan indicates 8 feet
- built at 9 feet.

Page A1 - Front door design differs from plan
Page A1 - Front roof line design differs from plan
Page A2- 4 basement windows on plan - built 6 basement

Page A2 - N^^ipdpw W€H?-i)utlt 6
Page A2 — Ail Basement Window(s) are different sizes versus
the approved pian, which specified they be 3x2'6. At least 1
window is larger.

Page A2 - No egress(es) indicated on the plan. Built egress
with a window well protruding 3' from the home - a violation
of Code § 342-14.

Page A2 - One window well - rear on the Hampshire Road side
was modified in January 2017. An above ground wall was built
several feet high. Then the grade was raised to make the wall
just slightly above ground level.
Page A5 - Window location on Hampshire Road side of home
(1st floor right nearest garage) has been changed

II
1



D A6 - Window location on the Wood Street side of home has
been changed

Building Envelope

D Impervious Patio

D Egress(es)
0 Window wells

Landscape Plan

D 20 trees were to be planted at the back of Lot 2 along the Top
of the Ridge wall -
3 rhodedendrum, 6 arbor vitae and 11 Leyland Cypress were to
be planted at the back of Lot 2 along the Top of the Ridge wall.
There are not 20 trees planted at the rear of Lot 2.

D Developer removed Hemlock and 1 -2 additional trees in
December 2015 that were marked as "to remain"

Regrading of Lot

0 Rear by wall shared with Top of the Ridge
n Backyard

D Front yard
D Side yards

Note - this Is only what can he viewed on the exterior of the home. Interior compliance to be done hv
the Building Department

i»-

s.



loi^i (T^tovC Lor 3- -
From: Jocelyn jocelyn.donat@gmail.com \lj 1 t\[ Dt\\A.J C^fh\ArNSubject: Fwd; Lot 2 Windows t iy\J W f I r • ■ y
Date: August1.2017at3:07PM A^TSr^
r°' bsherer@vomny,org, Barbara Bitter britter@vomny.org
Cc: Robert Yamuder ryamuder@vomny.org. OanGraydgray@vomny.org ' ̂

Betty-Ann and Bart»ara,

Please forward this to the BAR. Planning Board and the Zoning Board as an addendum to my email sent to

All-

This is the visual ot the 9 windows that do not comply with the approved building plans trom February 2016.
- Jocelyn

Begin forwarded message:

From: Jocelyn <iocelvn.donat@amaii nnmt.
Date: Juiy31, 2017 at 12:50:04 PM EOT
To: Robert Yamuder <rvamuder@vomnv orr;^
Subject: Fwd: Lot 2 Windows

them yesterday.

Wood Street side:

m

C  ir i'UB

Hampshire Road side;

13 i



Begin forwarded message:

From; Jocelyn <iocelvn.donat@Qmail nnm:>
Date: July 31, 2017 at 12:28:47 PM EDT
To: Robert Yamuder <rvamuder@vomnvnrq
Subject: Lot 2 Windows

itnt.as

IS4I

Ik.
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I0l<i Cl.or-2.) - Ce^+,f,c Occ
C of O - Dan_07282017 (3)

Page 1 of 1 PDF 8.5 in X11 in

Zoom Tool ^: View Plain Text

CERTIFICATE OF OCCUPANCY

village ofMamaracieck
169 Mt Pleasant Ave

Mamanmcck, New Yoric 10543

7/28/2017

LocaticHi; 1019 GROVE ST

Map. No : A-lMil

mitNo: 1M307

C^eitNo: 16^7

This Catiines thai (h« )niilding(s) iocateii at the ptetnises listed abo^'e conftnms substantially to
all of the requirements oTthe applicable provisi<nt» of the law The occvpanc)' Tot which this
ceniitcaie is issued is

/ New One Family Dwtlling (lot 2}
\ BAR Approval 2nW16
\ RaviaadRaf»AM)rovadO8f20tfl7f0rtftaA(MitionoraPatio&BaaittCallOut

This CERTIFICATE is issued to the owmer -

AVC PROPERTIES LUT

of the ofoiesaid buitdingls).

Building Inspector

Go to top Page 1 of 1

http://96.56.82.68/Weblink8/DocView.aspx?ld=384776&searchld=d6dc13fd-827f-44c0-8085-91e3549f0fa3&dbfd=0 :05PW8/8/17, 11:05 I
Page 1 of 1



foi^ CLon 1^) - hih/LSH-

From: Jocelyn Donat jocelyn.clonat@gmail.com
Subject: Building Permit - Dan_07272017 - Laserfiche WebUnk

Date: August 8, 2017 at 8:35 PM
To:

j  ioo' 6iOj^®®Qhl

RESIDENTIAL - ALTERATIONS/RENOVATIONS PERMIT

r
Village of Mamaroneck ar nata \
169 Mt. Pleasant Ave C 17-0831 J

SSBStei vsnssiT^
Pan»IID: 4-15.32.1 Expiration Date: 7/27/2018

Owner: AVC PROPERTIES LLC
Location: 1019 GROVE ST
Applicant: AVC PROPERTIES LLC

Work Description: RESIDENTIAL - ALTERATIONS/RENOVATIONS
Frame & Sheetrock Exterior Basement Walls Install Vinyl Floor.

Contractor:

20



|0(^ Clo^ 2-) — X Vs//n/D0iv5
From: Jocelyn Donat jocelyn.donat@gmail.com

Subject: Building Permit - Dan_07282017 - Laserflche WebUnk
Date: August 8,2017 at 8:39 PM
To:

tm./<WWK.68WWiri>»iDBeVlewati)»?i<».38<T7g«»i.!.rchid«16i»i:iaag;7t-M«X[)as-9lB35<w«»3itflhtirf)

RESIDENTIAL - ALTERATIONS/RENOVATIONS PERMIT

Village of Mamaroneck
169 Mt, Pleasant Ave

Mamaroneck, New York 10543
914-777-7731

17-0840

Parcel ID: 4-15-32.1

Permit #:

Permit Date:

Expiration Date:

7728/2017

7/28/2018

Owner: AVC PROPERTIES LLC

Location: 1019 GROVE ST

Applicant: AVC PROPERTIES LLC
Work Description: RESIDENTIAL - ALTERATIONS/RENOVATIONS
Relocate Existing Garage Windows to a Usable Height off Garage Floor. Install Fixed Window in Stairwell to
Match Existing 2nd Floor Window Sizes on Plans Page #"8 A5 & A6

Contractor:

Marc Construction Work: 804-1180

IS*



Mr. Gray,

By this letter, I am Informing you that Marc Castaldi has not complied with the plans approved
by the BAR on February 18, 2016 for the residence on Lot 2 of the Grove Street subdivision
(1019 Grove Street).

This letter highlights that he has not complied on his window construction. I ask that that you
revoke the permit and certificate of occupancy issued on Friday, July 28,2017 because neither
could have been lawfully issued in light of this discrepancy. The number and location of
windows was of particular concern to the BAR when it reviewed the proposed residences for
the Grove street subdivision in February 2016 and again in August 2016.

As you may recall, Mr. Castaldi applied for a permit for the addition of 5 windows plus 4
alterations of other windows (change in size and/or location) about a year ago when I alerted
you that he had built 5 additional windows as well as having changed the window configuration
and locations without permission. In 2016, you did not grant a permit for these 9
modifications/changes but sent that application to the BAR because it was a change of plans
that body had previously approved. You mandated that either "the windows be removed and
adjusted to be in compliance with the approved building plans or the builder would be required
to obtain new BAR approvals" for the additions and changed configuration.

Mr. Castaldi did neither and on this past Friday you issued a certificate of occupancy and a
building permit anyway. I attended the August 18, 2016 BAR hearing on this matter and Mr.
Castaldi departed in a huff after questioning by members of the BAR. He never obtained BAR
approval for the additional 5 windows or for his revised window configuration.

It is arbitrary and capricious for your office to unilaterally issue the same building permit in
2017 that you previously said in 2016 required BAR approval. Both the building permit and
the certificate of occupancy for this residence granted on Friday, July 28,2017 are unlawful
and I ask vou to revoke them both immediatelv.

The following is an excerpt from Section 6-8 of the Code of the Village of Mamaroneck with
respect to your obligations on matters such as this:

"A. The Building Inspector shall refuse any permit application
disapproved as provided in § 6-7. If the Board of Architectural
Review shall approve or fail to act on any permit application referred
to it under § 6-6 within 30 days of the date of such application, the
Building Inspector shall forthwith issue the permit as applied for.
B. The Building Inspector shall forthwith issue an order to stop all
work of construction or reconstruction if an applicant proceeds with
his work after his application has been disapproved by the Board or
if the applicant proceeds with his work in a manner not consistent



UefreK- oP PbMCM-'"'

with the conditions or specifications under which the Board approved
the plans for the structure or building."

You should be aware that work done at 1019 Grove Street on Saturday, July 29, 2017 included
the unveiling/uncovering of previously installed windows on the home that led to my original
2016 complaint that the installed windows did not match the approved Building plans. Four of
five additional windows were NOT on your building permit issued on Friday July 28,2018 (Permit
Number 17-0840). You (erroneously) approved the installation of one window as well as the
relocation of 2 garage windows.

The facts are that nine windows do NOT comply with the approved building plans of February
2016. Work was undertaken and apparently near completed very quickly on Saturday
afternoon as Mr. Castaldi never removed the unapproved windows built in 2016 but simply
cosmetically hid the discrepancies from the BAR approved plans. Please investigate exactiv
what has happened. I sincerely hope that your office was not complicit in these activities.

Also, as you review the approved Building plans please see that the built home is 2 feet higher
than the approved plans. A foot higher for the l'^ floor to 2"*^ floor as well as a foot higher for
the 2"^ floor to 3^'' floor.

In addition, while investigating, please count the trees planted at the back of lot 2. The
approved landscape plan required 20 trees (3 rhodedendron, 6 arborvitae and 11 leyland
cypress) be planted on the back of Lot 2. This did not occur. The plantings span the rear of Lot
2 and Lot 3. Lot 2 was required, as per the plan to have 20 trees planted on Lot 2 only.

Lastly, as previously communicated, Mr. Castaldi has built window wells and a patio outside of
the defined building envelope. The window wells and egresses violate the side setback codes of
the Village.

Mr. Castaldi has two routes to legalize his non-conformity with his approvals. One, he can seek
a Board of Appeals variance from the BAR determination - a variance that should have been
granted before your office granted any new building permit related to windows. Alternatively,
he could return to the BAR for the approval he sought but never obtained. But, he needs to go
back to the Planning Board for a revised plat to allow changes to other aspects of the Planning
Board approval.

I would appreciate prompt action on this request.

Sincerely,

Jocelyn Donat
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PiHkL- Plat octa'/l

Taken from the Final Plat Filed with the County of
Westchester May, 2015:

COVENANTS AND RESTRICTIONS AS PER PLANNTNC
BOARD APPROVAL

4. All improvements, including without limitation
any Residential Dwellings and Accessory Structures, to be
constructed on the property shall be located wholly within
the Building Envelope Areas for allowable construction
shown on the final Subdivision Plat



ViH-A-6C CoVS
Mamaroneck Code

i ci ni--

Chapter 342:_ZoniiigAiticie II:_Deniiitions and Word Usage

§ 342-3 Terms defined.

Ml.
As used in this chapter, the following terms shall have the meanings indicated:

STRUCTURE

Anything constructed, erected or installed the use of which requires location on or under
the ground level, in whole or in part, or attachment to something having location on or
imder the ground. Depending upon its applicability, the use herein of "structure" shall
include the term "building."
[Amended 9-11-1972, effective 9-27-1972]

Chapter 342:,ZoningArticIe V:_ResidentUl District Reguhtions

§ 342-21_Onc-Family Residence Districts.

Permitted accessory uses. The following accessory uses are permitted In R-20, R-15,
R-10, R-7.5, R-6 and R-5 One-Family Residence Districts only in conjunction with a
permitted principal use:

(51
Fences, walls or retaining wails pursuant to § 342-14.
[Amended 5-31-1979 by LL. No. 10-1979. effective 6-8-1979; 5-10-2010 by L L No
12-2010, effective 5-26-2010]

Chapter 342:_ZoningArticIe !V:jGeneral Regulations

§ 342-14 Building projections.
Qi.
Fences, walls or retaining walls shall be constructed with the finished side facing outward from
the property, and shall not exceed six feet in height, except:
[Amended 5-10-2010by L.L. No. 12-2010, effective 5-26-2010]

01
On a comer parcel, placed beyond the front or side building lines, they shall not exceed four feet
in height.

(21



An ̂dmonal six inches in height may be allowed, at the discretion of the Building Inspector, to
provKte for necessary distance between die grade and the bottom of the fence, for greater
flexibrlrty m mounting. ®
QL
Where required pursuant to Article XI.
141 —
Where approved in conjunction with a special permit granted under Article X.



»atve ..aTneer

fl

§§

/

s

III



RisokicnoNs

VILLAGE OF MAMARONECK PLANNING BOARD
(Adopted May27,2015)

R&1017 Grove Street - 3 Lot Subdivision

-I ^ deliberation, on motion by Mr. Sjunnemark, seconded by Mr. Mendesand cairled, the following refotutlon was adopted:

1  I .j iO, 2014,AVC Properties LlC, the Applicant, (all references to which shallInclude and be binding upon the Applicant's successors and/or ass^ns) submitted to the ViilMe of
Mamaroneck Planning Board ("Planning Board") an Application with accon^panylne documentetion
seeking to subdivide an existing lot containing an existing two femlly residence ("Premises") Into three
lots, to demolish the existing tvw femlly residence and to construct three new single femlly residences
on the newly created tots ("Application"); and

WHEREAS, the Applicant's property is located at 1017 Grove Street ("Property"), situated within
the R-5 Residential District; and

WHEREAS, the Planning Board conducted a site visit on the Property on March 29,2014 and Is
femillar with the Property and all aspects of the proposed action and has been satisfied that the
subdivision plat will conform to the requirements of the Village Code; and

WHEREAS, the Pfenning Board has carefully reviewed the application and considered comments
from the Village Planner In memoranda datedJune 19,2014 and September 19,2014as well as In
memorandaffom the Village Landscape Consultant datedFebruary 12,2014, July 8,2014, Septembers,
2014, September 12,2014, September 15,2014 and October 22,2014, Westchester County Planning '
Department's referral review dated October 20,2014 and from the Village Engineer dated July 6,2014

verbally provided Information to the Pfenning Board at Its pubHc meetings on the Appllcatton; and

WHEREAS, the Pfenning Board has requested and reviewed alternate subdivision plats from the

layouts. The Board also reviewed the following set of pians dated January 17,2014 with final revlston

prepared by Hudson Ei%lneering& Consulting, P.C (NIC) as submitted by the Applicant which forms

Drawing €-2- "Profmed 3 Lot Subdivision, 1017 Grove Street, Momaroneck, "Existing

C-2'"i

4. Drawing C-4 - "UtHlties Plan Revised" (Revised S/IS/IS per WJWW)

(00621165.DOCX.)



^•ao^C-7-'meOatam.'(a»ateil5/tS^fitrViam»
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U-ye-CumkmWMtfateaMafi,Pnposed3U)t»MM^'

i9-Ston4iimEinanmmme^Atsmnmf^('^l^mdDeB>«ri^,i7^ 2W?

WH^BAS.ttehoa8elotak»8rilKwncnthe«L«Mmai»lM««'«B«.^Mfafc.^^—

and "" "* «««"»«• wssopened on Moreb 26.2014andawitt^OT 23.2014,June 11.2014,Julys.2014,Septomber 10.20M. andOctobera 2014
f. '^!'^'^^^'^^'»'*''<lteq»portuidtyfefpui)fteonwnentw»tofiiBaadtnaH

«*rtttenBimmttnteitloiBftemn9(^UK^

„■ ■ ®" fistoiBiv t2,siM naimtag Bcaid teMMiraly dtteraibwd ttieit the Protect «mb an

»»««.eAif*I^^'®*'^'!?^*^^®'^'®*®**«'^^«'®®sewandoiwi|itethBPBits2end3(rftftaEftfe'aaaiedBjSMitoaii^B^aarewtedtytheflp)^^
^  n« lestdt bi any dgnHhsM sdneisaeiwInmmeRtal bnpacts and
ado|dedaNe8gth«Oedsnithmft)rthe)H«4KMadu^

. . ... pureuaid «o the autftoitty srenlsd to It in^r Saction A348-19 of the VtoigeSatdMdon tte Ptei^ 8o^ hat dsternilMd to grant the ApstBtsm a wahrar ftrnn tiritt
oompBancewlthtl»|wMslon»of$ettton348-14(E)oftheSiA«*Wo(iiRBg)d8tlons8w)

.-'f A^teia hafoie the Khritor and coa^l Zone Commh^ JHCZiMC} on
*®'^'«»» •I® Wef "fate. «» KC2MC determinedthat the

28.2^ apiitetten «ia$ msde fcr asramsl of e thai nibdhdtton jdat enthted

s^sssxsrarsiikKjs:^
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c  ̂ Wat h In substantial conformltv *with the previously approved WeUminarv
StdxIMsion Plat so as to obviate the need for a pubHcheadns on the Final Piat; and

\WKEAS, the Plannbqi Board has received and considered commertts on the Rnal Plat from staff

WHEREAS, tfie Planrdng Board has completed Its review and evaluation of the
the final p^ and has folly considered the fectors set forth In Vlliaee Code and deten

delermbted that siKrh

NOW, THEREFORE, BE IT

appiioation tor approval of a final subdivision plat composed of C-2, Prooosod 3 Lot
Sv^km, m? tore Street Uiyout Mm, C-2 enHlng and Dndnage Man, C-3 Stormmter

UtiliseMflks, CSBmlmandSedbnentcontrol«m», C-7 C-U Site OetaUs and C-IS Nates prepared by Hudson Ei«tneeitng & Consulting, P.C.
V L subdivision of property located at 1017 Grove Street Into three lots(l>rBm!ses«| arid the construcOon of new single^mhy resiliences on each lot, and approval of a

Stormwater Pollution Prevention Pisn(''SWPPP*)d||tl^idMMHMPVmBBHBinil^^M
approved stdiject to compRance with the fallowing conditions and modlflcattons

1. The Ap^rR shall pay all outstandb^ consultant review fees In connection with the Plannlrw
Board review of this Application. ^

rC. AiiconamonsofthBres

of the Final Plat, unless otherwI»
ofution shek be satisfied prtor to the 1
e provided herein.

inning Board Chairman's slgntoj

3. The preparation and sut
tite date of the filing of tills lesolu1 f ''•}! W'J ̂ *1111 } <1

■ipilH
accompanied by the Hems of Infoj

.^a^'V 1 L* 1 1 ^ 1 • 1 ■ 1 11 > 1 B-'11 • • 1 i'

Subdivisioit Regulations. One or nnore extensions may be granted by ttie Ptonnlng Board provided tiwithe Applicant makes appllcatton
expiration of the original or subsc
plat miot Inckide Information re

to the Planning Board not less thi
ifiuent approvals. A re<|uest for an ex
garding the date that the Ptaimlrtg

in thirty {30| days prtor to the
c&enston of time to s&telt a final
Board granted final subdhdstor

approval and a statement as to wb
the Appllcam and the action taken

lether any prior appllcatton for an ext
by the Planning Board on such appllc

enston of time has been made by
atton.

4.The Applicant, In form satls^ory to Counsel to the Village shaR suibmR to the Vtlta^ (1) a written
viivful urafMRion ot ch SlfcCtS Sfi

across tots or parcels of lend not c
own to be Improved; {2} a writie
overed by the above offer of dedlcstl

n offer of eas^nente as requlfed
Ion. sMns the VHless (he rfshf

install, construct, reconstruct and
other Village services.

1 maintain therein alt storm and san
Allg. wlltOj^C UlS 1 »1

itsry sewers, water services and

S. The Planning Board having determined that the need for recreattonai! facilities created by thissubdhdstors cannot be met on the |^perty, payment of a recreatton fee fliF ^ ̂  C ^Wa
three newly created totsora total <
acrordence wRh the subdivision n
VIRage Code.

Bf $24,375,00pursuant to Section A 3<
fcreatfon fee schedule established un

ll#f IScul Of \m%9

4B-13 of the Village Code in
der Chapter A347, Fees to the

{0062116S.OCKX.)



6.The proposed three new single femily residences shaK be limited to 2,750 square feet of floor area for
the residence and an additional 400 square feet for i garage for a total of 3,150 square feet. This
restriction shall be Incorporated Into a Declaration, In form acceptable to counsel to the Village to be
recorded against the property In the Westchester County Clerk's office.

7Ary change In the house locations shown on the "Layout Wan" shall require prior approval of the
Plannfog Board.

8.7he submission by the Applicant of a Declaration, In recordable form sutdect to the approval of the
Engtrreer and counsel to tte VWa^, concerning the construction, malnterum and bunion <rf

fhefoaforesbTtfie sforinw^ mahagemert'tsp^
or bonds required for maintenance of the stormwater management system on each of the three lots.

9. As offered by the Applicant, the Appticam wHI undertake the construction and Improvement of
Village Infrastructure on Grove Street as shown on the "Grading and UtlHtfes Plan" as part of final plat
approval by the Pfenning Board , Including, but not Kmlted to, the following: (1) Instedition of
aproposed VtUage standard precast concrete catch basin (NYSDOT Type 'F'J and astii«, (2) Installation
of proposed 15 Inch minimum diameter storm seweiand extension of the eidsttr« 30" RCP storm sewer,
and any other modifications, as required, to complete the Work, (3) removal andreplacement of the
existing double grate catch basin on Grove Street with a VBIage stan^rd precast concrete catch basin
(NYSDOT Type *0') and casting, (4) tnstaNatlon of a stormwater bypass system apable of temporarily
(ffverting surface, groundwater or other flows during InsteUation of the proposed Village standard catch
basins, (5) due to an exlstir« Village utlHty conflict, modlflcitlan (l.e. re-routli«) of approximately forty
(40) ftnear feet of existing 15 Irwh vitrified day sanftary sewer main adjacent and parallel to the existlr^
double grate catch basin, (6) removal of an existing anittry sewer manhole located immedtitely north
of the existing double grate catch basfo and replacement with a proposed VUfege standard precast
conaete anttefy sewer manhole, (7) tnstattatlon of a proposed (new) anltary sewer manhole required
for the re-alignment of the exiding anltary sewer main away the existlrig do(d>fe grate catch
basin, (8) installBtlon of a anltary awer bypass system capable of temporarily dlvertlr« sanitary sewer
flow during modification to the existing IS Inch anftary sewer main and (9) replacement of a portion of
the existing sidewalk located to the south of the property with a VHIage standard concrete sidewalk, |
Including the Installation of a Village standard curb ramp and detectable warning unit. I

10. The Applicant wlH Install a fire hydrant on the Property In a location approved by the Fire Chief
and Vfilage Engineer. The type of fire hydrant shag be spedfled by Westchester Joint Weter Wbrks
(WJW^.

11.AII proposed curbing within the Village R^ht-of-Way and site shall be granite, with finishes (e.g. split
face, sawn top) as specified by the Vlliase Er«inecr.

12» If the Applicant, during the course of construction, encounters such conditions as flood areas,
underground water, soft or sllty areas, Improper drainage, or any other uiHisual circumstances or
conditions that were not foreseen In the original planning, heshall report such conditions Immediately
to the Village Engineer. The developer may submit. If he so desires, hfe recommendations as to the
spedat treatment to be given such areas to secure adequate, permanent artd sattsfectory construction.
The VHIage Engineer, without unnecessary delay, shall Investfeate the condition or conditions, and shaR
either approve the Applicant's recommendations to correct the conditions, order a modification
thcreoC or Issue his own specifications for the correction of the conditions. In the event of the
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«tedslon of the Vffl^ Ei^lnear, or In the event of a e^nfflcanttilting tt tte ste pirn •r^ctame that invotves the wetbnde regulated areas, the matter
«enteslwHterin5b^t^^ eondittoni observed by the Planning Board or Its

*tell be In acoordanee «dth VIBage standard
constntcteon detalb and specfficatlonsto the satls&ctlDn to the VBage Ei^lneer.
U. Submisston of Westehester CouMy Department of Enviionmental Pscttltles (WCDEFl and
Wstehester Water Wtorks (WIWWO Serve" letters
the aeewMiwitete tire additional sanitary sevrer ftow and taster supply demand generated fltrm the
pn^osco

as. The Affi^Sfcsnt shell obtain all necesssiy approvals ftom the Westehester loint Wbter Vltorks (WJWW)
arrf Westehester County Department of Heafth (WCOOH) for t3^ proposed modHKatfons to the existlns
w^r ai^ sanltarv sewer mains located within Grove Street Tte Instailatfon of a proposed fire hydrant
and modltotions to the existing sanftary sewer ere considered "puWIc water and sewer main
extensSoAs". Therefore, the Applicant shaR coordinate the applications for the "pubBc water and sewer
niteln extensions" with the WJWW and WCDOH. The AppUcsnt shall coosdfoate all regulatory agency
stromb^ons with the Vllh^ Engineer. Piter to reoehdiig fteaS pist epprovsi, the Appllcafiit shall provide
the mge En^neer with the approvals tssired by the WJWW and WCDOH.

16. The Applicant shall Include approxhnate tocattons for proposed gas, electric and telephone service
Rnes on the plans.

17. The Applicant shaR provide a "Maintenance and Protectten of Iteffic Plan" for all worfe performed |m
within the ViSage Right-of-Way to the satlsfectten of thia Villas Ei^lneer.

l&Stfomlssten of a compteted MS4 Stormwater Pollution Prevention Plan (SWPPP) Acceptance Form for
Constfuctton Actfvfties Seehing Authorlastten under SPDES General Permit 6P*D*104I0l (or as amended
or revised). In form acceptable to the VlSa^ Estg^rreer.

t

19 JubmSsston of an "Existing Conditions Map" to the satlsfoctten of the Village Engineer. TWo (2)
signed and sealed coptes off the orl^l surviey shah abo be sutenitted to the Village Engineer and
Bdldteg Department.

20.Submission of a ffteai "Erosion and Sediment dontroi Plan" to tire sstlsfoctten of the Village Er^ineer.

aiJubmbston of a final "Road way and Utility Profiles" to the satlsfoctten of the Village Engineer.

22. Submisston of flnal "Site D8talils"to the satlsfoetten off tOie Vliiage Es^ineer.

2S.Snclusfon of additional plan rtotes related to tire propo^d detretepnrent, as deemed appropriate by
theVilageEr^Ssreer.

24.Addition off die foRowing notes to die final construction and soH and sedimentation contrai plans: ^
(a) ThrougSrout the constructten period, a jfiuailfied professtonai retahred by the Appficarst 1^

shall, on at toast a weelcSy ba^, prior to airsy predteted rein event and after any retnoff-produdng rein I
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"»««»« »« »»««»tWr iwoper (uncthmlng.
and New Vbrfc State Department of Envbonmental Conservation (NVSOEC) recommendatfons.

lb) Pftortotecommencememafaiiir^MforigtlwApplleantshsHstBteaislocBttonof
«»«'««» and shafl «S8 the tree$ to be amoved and/or

leftteated tor hMpeetlbn and ajiprnvd by the Vl&®e B^taeer and BttlWbs Inspector.
(c) ^"'n'ln'odon and sedimentation oonttol measures shown on thb plan shaB be In olace

^rte the start M any she woric. the Vlltege Engineer shaB have Intpected the Installation of all
re<iutred soil erosion and sedbnemation oomml measures prior to the authoittation to Droceed with
any phase of tfieNteworfc. i»v««uwin

(d) Gradir^ and clearing and other construction-related activities shall tste pboe oniv
the delineated area of tBsiiirbance bies. These area of disturbance lines represent the

mawmum limits off constnH:tion activities. I&rery attempt shall be made to further reduce graditig and
deartngsctivities within the area offdisturhanoe tines by maintaining natural vegetation and topography
wherever practlcabia.

(e) Aree of disturbance lines ShaB be cteartyileBneBted In the Held hyln$ta»i« snow fence
aiourd the enthe proposed oonstnKtton area. No encioschnwnt beyond these limits by woifasts or
machinery shafl be permuted.

25. The ̂NlHIcant wfll develop an area for snow removal and note such on the fdans.

26. The Ai^csnt shall provide a performance bortd^ietter off credit or other security ecoepta^ to the
^laga Boardpas reqidredp for utlHtieSp streets, landscapes; curbing, ̂hklng, stormwater improvements,
ofr-slle stomiwater/catch basin bninovem^ts and oonstruction In form ecceptdtle to counsel to the
Vltls^elnan amours or amounts to be established by the VQI^Ei^ineer.

27. The Appilcant shall provbie a maintenance bond or other sidtable guarantee suffkient to cover the
fuH cost, as estimated by the VSIage Ei^ineer off malntafnli^ all such improvements and off maidng such
repairs and Improvements as may be necessary in that at the end off the five (5) years completion, said
bnemvements sheb oDnform to the requirements foiposed by the Planning Board.

28. Prior to the Plannii^ Board Chehman's off the finei subdhdsfon plat, the AppUcant shall
imjvbie llabfllty fn^rance as required by Section ASdB-lB off the ViBage AfodMsion Regulations.

29.Prior to the Planning Board Chairman's signli^ off the ffoal subdKd^ plat, the Applicant shsti secure
approval off the water supply and wastewater disposal sy^em and the endorsement off the plat by the
Vlfostchester County Department off Health.

30.App8OVQl by the Pllenning Board, actlr^ upon the advice off the VMIaga Engineer, off the Stomiweter
Poliutfon Prevention Plan ("SWPPP) for a land devetopment activity pursuant to Chapter 294 off the
VIHsgeCode.

31. Prior to and durii^ the course off construction, the care and treatment off tree roots In dose f
prodmity to oonstruction shaB be supervised by a CsrtiRed Arborist. Prior to the Issuance of a buBding | ^
permit, the Applicant shall stfomlt to the VSlage Engfoeer and BuBdIng Departmenta protocol from the |
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arborirt that fbltows Industry standards/procedures. Including, but not limited to, the use of hand tool
excavation of soil to loute roots, clean cuts using hand saws, and wounds covered with wet burlap until
tack filled, and the submission of a final report after project excavation Is completed confirming that
the protocol was adhered to and observed at all stages by the arborlst. As agreed to by the Applicant
wit '"Tf Arborlst selected to perform the above tasks shall be submitted to thevillage for review and approval prior to commencement of those tasks.

32.Prior to the issuance of a building permit, the Applicant shall furnish to counsel to the VHiage and
file wfth the Village Qerk, a copy of all documenu required to be recorded as a condltton of this
approval and written evidence of the submission of such documents to the County Clerk's Offfce for
recording.

33.Prfor to the Issuance of a certificate of oaupancy for any of the lots, the Applicant shall submit to
counsel to the Village and to the Building Department written evidence of the actual recording In the
County Clerk's Office of all documents required to be recorded as a condition of this approval.

ANDBE IT FURTHER

RESOLVED, that the physical work as set forth fo the above conditions shall be completed on or
before the date this Final Plat Is submitted for signature by the Planning Board Chairman, provided,
however, in lieu of performing said physlcat work prior to the Planning Board Chairman's signature on
the Final Plat, a performance bond or other security acceptable to counsel to the Village sufficient to
cover the full cost of said work, Including the required set of "As Buir drawings, as now estimated by
the Planning Board acting on the advice of the Acting Village Engineer, to be $162,010, may be filed
with the VHIage Board of Trustees prior to the submission of the Final Plat for signature by the Planning
Board chairman, such bond or other security to be issued by a surety company or other Institution
approved by the Village Board of Trustees and further approved by Counsel to the Village as to form,
sufficiency and manner of execution, and said bond or other security shall expire no later than three
years from the date this Resolution Is adopted.

AND BE It FURTHER

RESOLVED, that In the event that prior to the completion of the des^nated Improvements to the
Village's satlsfoctlon, the bsuer of the bond or other security furnished to the VIHage hereunder
becomes Insolvent or, for any reason, disaffirms the validity of such security, the Applicant shall notify
the VIHage Board Immediately and replace the invalid or disaffirmed security wfth a new bond or other
security acceptable to the Village Board within thirty (30) days thereafter. The existence of a valid bond,
letter of credit or other security shall be a condition precedent to the validity of any permits Issued or
to be issued In connection with this final subdivision plat.

AND BE IT FURTHER

RESOLVED, that If said conditions be not fully complied with within the above time limit, the said
subdivision plat shall be disapproved.

VOTE: Ayes: Sterk, Sjunnemark, Mendes, Wernl
Nays: Waxier
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PUNNING

VUlai

rt$ferfc, Chairman

Date: May 27,2015

{G0621165.000C.)







































Village of Mamaroneck, NY

Item
Title: 6i-2017 Tiekert re 440 Beach Ave

Item
Summary:

Application # 6I-2017, Stuart Tiekert, regarding 440 Beach Avenue (Section 4, Block
26, Lot 12) for an appeal of Certificate of Occupancy #15-0471 issued on 7/7/17 (R-5
District.
The Applicant has requested this item be adjourned to the November 2, 2017 agenda

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
09 05 2017 6i 2017 Tiekert re440 Beach Ave Application 9/13/2017 Backup Material

































Village of Mamaroneck, NY

Item
Title: 6SP-2013 Shore Acres Point

Item
Summary:

Application # 6SP-2013, Shore Acres Point Corp., 504 The Parkway, (Section 4, Block
76A, Lot 1) to amend permitted hours for organized events for an existing special permit to
operate a club (special permit renewal resolution dated November 5, 2015). (R-10 District)
 

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
6SP-2013 10/22/2015 Presentation
6SP 2017 SAPC Site Plan amendment 6/20/2017 Backup Material



























































































































Village of Mamaroneck, NY

Item
Title: 12A-2017 LAPADULA 410 HEATHCOTE

Item
Summary:

Application # 12A-2017, Joe & Danielle LaPadula, 410 Heathcote Avenue (Section 9,
Block 7, Lot 12) Application for an area variance (FAR) to construct a new single family
home on a currently undeveloped parcel. The proposed construction is in violation of
Section 342-27, Schedule of Minimum Requirements, where the maximum allowed FAR is
0.42 and the Applicants propose 0.5452. ( R-5 District)

Fiscal
Impact:

ATTACHMENTS:
Description Upload Date Type
ZBA Application Completed 8/16/2017 Backup Material
ZBA PHOTOs 8/16/2017 Backup Material
LaPadula Site Plan 8/16/2017 Backup Material
LaPadula foundation plan 8/16/2017 Backup Material
Lapadula existing conditions 8/16/2017 Backup Material
SURVEY 8/16/2017 Backup Material
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September 7, 2017
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Project location: 410 Heathcote Ave., Mamaroneck, NY Page 1 of 3 
 

Proposed project for: 

Joseph and Danielle Lapadula 
410 Heathcote Avenue, Mamaroneck, NY 

 

 

Photo package of property 

 

 

 



Project location: 410 Heathcote Ave., Mamaroneck, NY Page 2 of 3 
 

 

View from 414 Heathcote Avenue looking Southeast across property 
(Looking at 406 Heathcote across property) 

 

 
 

 
View looking Northeast across 410 Heathcote Avenue 

(Property 414 to left and 406 to right) 



Project location: 410 Heathcote Ave., Mamaroneck, NY Page 3 of 3 
 

 
 

View looking Northwest across property toward 414 Heathcote Avenue 
(Property) 

 

 
 

View looking Southwest across 410 Heathcote Avenue from street 
(Property 406 to left and 414 to right) 

 
 
 









Village of Mamaroneck, NY

Item Title: Board of Trustee PLL P & Q 2017

Item Summary: BOARD OF TRUSTEE REFERRAL-PLL P & Q 2017

Fiscal Impact:

ATTACHMENTS:
Description Upload Date Type
PLL P 9/28/2017 Ordinance
PLL Q 9/28/2017 Ordinance
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PLL-P 2017























































































































































Village of Mamaroneck, NY

Item Title: Minutes

Item Summary: MINUTES- 09 07 2017

Fiscal Impact:

ATTACHMENTS:
Description Upload Date Type
09 07 2017 ZBA MINUTES DRAFT 10/3/2017 Backup Material
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NOT APPROVED 
Village of Mamaroneck 

Zoning Board of Appeals 
September 7, 2017 DRAFT Minutes 

 
MINUTES OF A MEETING OF THE ZONING BOARD OF APPEALS OF THE VILLAGE OF 
MAMARONECK, NEW YORK, HELD ON THURSDAY SEPTEMBER 7, 2017- AT 7:30 P.M. IN 
THE COURTROOM AT 169 MT. PLEASANT AVENUE, MAMARONECK, NEW YORK. 
 
These are intended to be Action Minutes, which primarily record the actions voted on by the 
Zoning Board at the meeting held September 7, 2017.  The full public record of this meeting is the 
audio/video recording made of this meeting and kept in the Zoning Board’s records.  
 
PRESENT:               Barry Weprin, Chairman 

David Neufeld (Vice Chairman) – Arrived @ 7:46 p.m. 
Robin Kramer, Board Member (Secretary) 

   Kelly Wenstrup, Board Member 
 
   Anna Georgiou, Counsel to Board 
   Lester Steinman, Counsel to Board 
   Dan Gray, Building Inspector 
   Jeff Farrell, Assistant Building Inspector 
    
ABSENT:  Clark Neuringer, Board Member 
  
CALL TO ORDER Chair Weprin called the meeting to order at 7:30 p.m., noted the fire exits and 

reviewed meeting procedures for the public. 

 

PUBLIC HEARINGS 

1.  Application # 2SP-2017, Mucahit (Mike) Arici, 419 Mamaroneck Avenue, Mamaroneck 
Coffee Roasters (Section 9, Block 11, Lot 2) Application for a Special Permit to operate a 
new boutique Coffee Shop in an existing restaurant space. (C-2 District) – Taken out of 
order 

 
 Mr. Mike Arici appeared and informed the Board of what type of business they will be 
opening as well as the days and hours of operation.  He stated that the kitchen would be open 7 
days a week 7a.m. to 7 p.m.  
 
 Ms. Wenstrup motioned to close the Public Hearing, seconded by Ms. Kramer. 
 Ayes:     Weprin, Wenstrup, Kramer 

 Recused:  None 

 Nays:      None 

 Absent:  Neufeld, Neuringer 
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*** 
2. Application # 1S-2017, 1202 WBP Realty Associates for Mattress Firm, 1202 West Boston 

Post Road (Section 9, Block 21, Lot 2B), Application for variances to install an accessory 
sign on the side of the building greater than the façade sign. The proposed accessory sign 
violates Section 286-12 B (3) where the accessory sign shall be 50% or less than the size 
of the façade sign. The façade sign is 20" in height where the Applicant proposes the 
accessory sign will be 5'6" in height and the façade sign is 12' 6" horizontally and the 
Applicant proposes the accessory sign will be 13' 4 3/4" horizontally. (C-1 District) 

 
 Ms. Sherri Hillenberg appeared on behalf of Mattress Firm.  She had photographs that 
were giving to the Board.  She gave background of the variance that they are applying for.  It is 
the standard corporate logo for Mattress Firm.  Ms. Hillenberg also reviewed the sign code.  Ms. 
Kramer stated that they have not seen a rendering or photo of the sign.  Ms. Hillenberg g stated 
that she thought it was with the original application and did hand out to the Board.  When asked, 
Ms. Hillenberg stated that the sign would be lit when the store is open as it was with the sign that 
was there previously. 
 
 Ms. Wenstrup motioned to close the Public Hearing, seconded by Ms. Kramer. 
 Ayes:     Weprin, Wenstrup, Kramer 

 Recused:  None 

 Nays:      None 

 Absent:  Neufeld, Neuringer 

*** 
 

3. Application # 12A-2017, Joe & Danielle LaPadula, 410 Heathcote Avenue (Section 9, Block 7, 
Lot 12) Application for an area variance (FAR) to construct a new single family home on a currently 
undeveloped parcel. The proposed construction is in violation of Section 342-27, Schedule of 
Minimum Requirements, where the maximum allowed FAR is 0.42 and the Applicants propose 
0.5452. (R-5 District) 
 
 Mr. Joe Ferazza of Westchester Modular Homes appeared with Mr. Mauro representing 
the owners.  Mr. Ferazza reviewed the application.  He stated that the need for the additional 
Floor Area Ratio is due to the lay of the land.  Ms. Kramer asked why the applicant is asking the 
Board to ignore space in the basement that is viable and can be turned into a bedroom.  Ms. 
Kramer does not see a valid reason to discount the garage as the Village has determined that 
garages need to be counted in FAR.  Ms. Kramer asked if they considered a smaller garage and 
eliminating the playroom.  (Mr. Neufeld joined the meeting).  The applications have been before 
the Board of Architectural Review and neighbors had no issue with the application.   
 
 Mr. Petrucci appeared.  He lives around the corner on Stanley Avenue.  The applicant is 
his granddaughter.  His two great grandchildren will be living in the home as well.  He and his wife 
have lived in the neighborhood for 60 years.    
 
 Ms. Wenstrup motioned to close the Public Hearing, seconded by Ms. Kramer. 
 Ayes:     Weprin, Wenstrup, Kramer, Neufeld 
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 Recused:  None 

 Nays:      None 

 Absent:  Neuringer 

*** 
4. Application # 14A-2017, Angelo & Lilianna Morgante, 801 Jefferson Avenue (Section 4, Block 
15A, Lot 5) Application for area variances (rear yard setback and FAR) to construct an addition on 
the east side of the existing house. The proposed construction is in violation of Section 342-27, 
Schedule of Minimum Requirements, where the rear yard setback required is 25’ and the 
Applicants propose 16.6’ and where the maximum FAR allowed is 0.5272 and the Applicants 
propose 0.54. (R-5 District) 
 
 Mr. Mark Mustacato Architect appeared for the applicant.  He reviewed the application 
and the reason for the addition.  They did try to comply with the Floor Area Ratio but this could 
not be done.  Ms. Wenstrup printed a photo of the property from Google Earth that she shared 
with the Board.   
 
 Ms. Wenstrup motioned to close the Public Hearing, seconded by Mr. Neufeld. 
 Ayes:     Weprin, Wenstrup, Kramer, Neufeld 

 Recused:  None 

 Nays:      None 

 Absent:  Neuringer 

*** 
 
 The Board stated that they would be discussing the next two applications together.  Mr. 
Weprin stated that counsel informed him of an issue with the noticing of the applications but that 
would not preclude the Board from opening the public hearings.  Ms. Georgiou stated that there 
was an amended appeal on 4I that the notice did not include; therefore the hearing would have 
to be kept open.  Mr. Weprin stated that the Board would keep these hearings open. 
 
  
5. Application # 4I-2017, Donat, Lividini & Colaneri, regarding 1017 Grove Street (Section 4, Block 
15, Lot 32) for an appeal of Building Permit #17-0429 issued on 4/24/17 for installation of a fence. 
APPEAL AMENDED 08/17/17 to include - Appeal of Building Permit #17-0833 issued on 
7/27/17and Building Permit #17-0838 issued on 7/28/17. (R-5 District) 
 
6. Application # 5I-2017, Donat, regarding 1019 Grove Street (Section 4, Block 15, Lot 32.1) for 
an appeal of Certificate of Occupancy #16-0307 issued on 7/28/17, Building Permit #17-0831 
issued on 7/27/17, and Building Permit #17-0840 issued on 7/28/17. (R-5 District) 
 
 Mr. Weprin stated that there may be jurisdictional issues and they will address these with 
counsel before the next meeting. 
 
 Ms. Jocelyn Donat of Hampshire Road appeared.  She gave background on the 
applications and the issues with the Grove Street properties.  There are concerns with the 
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interactions with the Building Department and the process that they understood.  The applicants 
made requests during this process with the Building Department putting all of the pertinent 
information into the building files so that future residents are aware of what has happened during 
this process.  The applicants would like the Building Department to monitor this building so that 
she does not have to keep appealing and coming before this Board.   
 
 Ms. Donat explained why the building permit for the fence at 1017 Grove Street should 
not have been approved.  There were conditions of the subdivision approval, which have not been 
followed by putting this fence up.   She believes that the Board needs to understand what was 
approved and agreed to.  Calls were made and emails were sent to the Building Department 
before the fence was constructed.  These were never answered and a certificate of compliance 
for the fence was given.  The applicants are frustrated and do not believe that they should have 
to pay to apply for these appeals.  The conditions approved need to be upheld.   
 
 The initial appeal application has been expanded, as there are additional concerns.  Things 
have been built that are not on the approved site plan.  All of these things have been brought to 
the Building Department’s attention.  Other issues are violation of the building envelope, the 
landscape plan and continued re-grading of the lot.  Ms. Donat reviewed what has been built that 
was not on the approved plan.  The developer never got approval for revised plans by the Board 
of Architectural Review.  He was asked to get approval of the revised plans, attended a meeting, 
but left the meeting and never got approval.  There are also setbacks that have been violated.  
There were no egresses shown on the original plan and these were added as well as additional 
windows.   There are also concerns regarding the FAR. 
 
 Ms. Donat stated that on August 14, she was informed that there was no Certificate of 
Occupancy given to the home at 1017 Grove Street.  This home has been occupied since August 
9.  She was told that a temporary C of O was issued when she called the Building Department on 
August 19.   
 
 Ms. Donat then reviewed the issues with 1019 Grove Street.  There was a C of O issued 
and the home does not comply with the approved plan.  The landscape plan was not followed.  
There needs to be a minimum of 20 plantings in the back of that lot.  Window wells, egresses built 
were not on the plan and violate the setback requirement.  There was a permit issued allowing a 
host of things to take place prior to the Certificate of Occupancy being issued.  There were changes 
to and an increase to the number of windows allowed even though the Board of Architectural 
Review never approved a new plan.  The Certificate of Occupancy was given even though the 
building did not match the approved plan.   
 
 Mr. Weprin asked what could be done to address this.  Ms. Donat believes that the 
building should have been done according to plan and this Board needs to understand that there 
is a process in the Village for building and that this is not being followed.  If there are no 
consequences for not following the processes, it is a mockery.  The developer has told her that 
the Building Inspector does not care about the following of processes.  If she were a developer, 
she would bring her projects here as well.  Ms. Donat believes that board members should not be 
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serving if they do not care that processes and laws are followed.   They believe that the developer 
should be held accountable.   
 
 Mr. Weprin is troubled by the allegations.  He does not know what this Board could 
possibly do now that the homes are built and occupied.  Ms. Donat asked that the landscape plan 
be adhered to.  Ms. Donat also asked that if what was built requires a variance, get a variance.  
Don’t allow for things to be built with no consequences.  She believes the C of O needs to be 
revoked and the windows be brought into compliance.  She has had to revise plans for a build she 
did on her home and it does not seem fair.   
 
 Ms. Kramer stated that this Board gets applications every month for builds that were not 
done according to their approved plan.  The Village needs to come up with a solution for this as it 
happens time after time.  Perhaps at some point, this Board needs to stop giving variances.  Mr. 
Weprin is frustrated that there are no good remedies for these situations.  This Board has limited 
tools.   
 
 Mr. Tony Lividini of Wood Street appeared.  He had a copy of the landscape plan that was 
approved but not followed.  There was a fence built that was not on the plan and you now cannot 
see the landscaping.  He made 20 calls and sent five emails to the Building Inspector.  None of 
these were returned or addressed.  Mr. Lividini asked if the water retention systems were 
inspected; if the grading was increased.  Neither of these questions was answered.  He believes 
that things are not inspected and not addressed.    
 
 Mr. Klausner appeared on behalf of the developer to address a legal issue.  The issues of 
the appeals deal with compliance or lack of compliance with the plans.  This Board spent many 
hours hearing a prior application brought by Ms. Donat on this property and made a 
determination that they are not authorized to review compliance with plans approved by the 
Planning Board.   He and the developer also disagree with Ms. Donat’s representation of the 
developments.  Mr. Weprin asked that if it is not this Board, who would deal with assuring that 
developments are built according to the approved plan.  Mr. Klausner stated it would be the 
Supreme Court of the State of New York.  Ms. Kramer disagrees as this Board is charged with 
hearing and making a determination on whether or not permits were issued by the Building 
Department in compliance with the Code.  They may not have the power to amend, but they can 
determine compliance.  Mr. Klausner stated that this Board lacks the authority to make a 
determination on the compliance with the Planning Department plans.  Mr. Weprin stated that 
their previous resolution is being misread and asked Mr. Klausner for case law on this.  Mr. 
Klausner stated that the Court ruled in an Article 78 that an injunction should have been sought 
before the builds were complete.  They are now complete.   
 
 Ms. Kramer stated that New York law states that if something was built that is not in 
compliance with either their approved plan or the Zoning Code it would not be grandfathered as 
it was built illegally.   Mr. Klausner reiterated that Ms. Donat did not go to Court to stop the 
building so that this cannot be raised at this point.  He also believes that there is motivation behind 
Ms. Donat’s appeal and that is to go after Mr. Castaldi as she is only appealing two homes.  One 
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is occupied by Mr. Castaldi.  The homes were all built the same and a friend of hers occupies the 
one home that Ms. Donat is not appealing.    
 
 Ms. Kramer asked about jurisdiction and should that be addressed before moving 
forward.  Ms. Georgiou stated that past practice has been to hear the entire application first.  Mr. 
Weprin agreed that as this is their past practice, the Board will continue hearing this tonight and 
will keep it open for counsel to provide advice on the jurisdiction issue before the next meeting. 
 
 Mr. Marc Castaldi, developer, appeared.  He reviewed the issues brought forward by Ms. 
Donat.  A fence is not and has never been considered  an accessory structure.  The fence has been 
installed in accordance with the Zoning Code.  Mr. Weprin asked the purpose of the landscape 
plan if a fence was going to be put in to obscure this.  Mr. Castaldi stated that the Planning Board 
required the landscape plan and the fence was put up, as it is the right of any property owner.  
Ms. Kramer asked if the fence was on any plan submitted to the Planning Board.  Mr. Castaldi 
stated that it was not.  Ms. Kramer asked why he put up a fence if it was not approved.  Mr. 
Castaldi stated that the Planning Board did not discuss it.  Ms. Kramer asked Mr. Castaldi if he 
believes that he can do whatever he wants in addition to the plan because it was not discussed.  
He stated that he believes that he can do whatever is allowed under the Zoning Code whether or 
not the Planning Board discussed it.  Mr. Weprin is not sure if this is entirely true.   
 
 Mr. Castaldi next addressed the window wells.  They are governed by the definition of the 
area of the building as they are a below grade projection and allowable according to the Zoning 
Code.  Ms. Kramer asked why these are not in violation of the setback requirement.  Mr. Gray 
explained the definition of a yard and when measurement starts.   He also stated that this does 
not count as the window well is below ground.  If they were on grade or above, they would have 
to be counted.  Mr. Neufeld asked if window wells are structures.  Mr. Farrell stated that he has 
never seen window wells considered structures, as they do not project on the ground level.  Ms. 
Kramer stated that they have dealt with the issue of structures in the past.  Ms. Wenstrup stated 
that she has a pool and it is considered a structure. Mr. Farrell said that pools are defined in the 
Code as an accessory structure.  Mr. Gray concurred that anything below grade is not considered 
a structure and not used in determining setbacks.  Mr. Castaldi stated that the approved plan had 
a topography approved.  The as-built plans were overlaid onto the approved plan and the grading 
matched 100%.  The Planning and Building Departments affirmed that.   
 
 Mr. Castaldi stated that the patios are on the plans approved by Mr. Gray and they are 
well within the setbacks.  Ms. Kramer asked why he did not get approval from the BAR on the 
change of windows.  Mr. Castaldi stated that there was a scene by those opposing his application 
at the BAR meeting and he withdrew his application.  He took his plan to the Building Department 
and Mr. Gray understood that there was an error made by the architect.  The windows were put 
in according to plan, approved, and a Certificate of Occupancy issued.  After that issuance, Mr. 
Castaldi changed out the windows and as the cost was under $10,000 it did not have to go back 
to the Board of Architectural Review.  Mr. Castaldi stated that there might be individuals who do 
not like the way this was done; however, it was done according to the Village Code.  Mr. Wenstrup 
believes this was clever, but not sure it should have been done.  Mr. Neufeld asked how long after 
he was given the Certificate of Occupancy on this home did he apply for a permit to put in new 
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windows.  Ms. Donat stated that this was done on the same day.  Mr. Castaldi informed the Board 
that the error was made on the windows for all three homes and the windows on the homes on 
lot 1 and 2 have been changed.  He also stated that Ms. Donat is not appealing the work done on 
lot 1 even though the windows are the same as the home on lot 2.   
 
 Ms. Georgiou suggested that the Building Department have copies of the complete 
records for these properties available for the next meeting and have these submitted into the 
record.  Mr. Castaldi again reviewed the window modifications made on lots 1 and 2 as well as 
the window wells and fence.  Mr. Castaldi stated that he has gotten zero violations, zero stop 
work orders.  All permits were reviewed and closed out.  He did everything according to plan and 
Code.  All the documents submitted by licensed professionals show that those who are against 
him and this development are wrong.  When asked, Mr. Castaldi stated that he planted more 
plants than were required by the landscape plan.  Mr. Castaldi also stated that the plants were 
looked at and counted before the Certificate of Occupancy was issued.  Mr. Gray stated that 
before the entire site is closed out, all of the plantings would be counted.   Mr. Castaldi believes 
that this is a waste of everyone’s time.  He never received a violation, was looked at under a 
microscope and did everything the Building Inspector asked of him.   
 
 Mr. Lividini appeared again and stated that this is about following the rules.  The 
landscaping plan is the plan and now all he sees from his window is a white fence.  Mr. Weprin 
stated that the Board understands.  Mr. Lividini submitted photos of the fence as seen from his 
backyard. 
 
 Ms. Sue McCrory of The Crescent appeared and asked that the Board look carefully at the 
definition of structures.  She believes that the bottom of the window well is where the structure 
begins and the setbacks are there for fire safety reasons.  These window wells could prevent fire-
fighting.  She believes that this is a bad practice. 
 
 Mr. Stuart Tiekert of Beach Avenue appeared and stated that Mr. Castaldi must have said 
five times that there are no violations on this property.  Mr. Tiekert stated that is because Mr. 
Gray let him do whatever he wanted on this site.  He brought up the issue of the existing home 
staying up when it should have been taken down immediately with the construction entrance 
being there.  Mr. Tiekert sent pictures and emails several times regarding standing water and the 
percolation rates being wrong.  None of these issues were addressed by the Building Department.  
He stated that Mr. Castaldi never addressed the issue of the patio being impervious and taken 
into account for storm water.  Mr. Tiekert has requested under FOIL the TCO’s and as-built 
topography plans.  He has never received these documents.  These records should be on the 
website and before this Board.  He believes that the Zoning Board is going to be inundated with 
these types of things.  There is a problem in the Village that needs to be figured out.   
 
 Ms. Donat appeared again to address some things brought up by Mr. Castaldi.  She stated 
that it is not true that the Building Inspector approved the building as they were on the plan.  Also, 
the permit he received on 1019 Grove Street was to add a window, not five.  If there were 
incremental plans approved after February of 2016, she knows nothing about them.   Ms. Donat 
stated that the window wells were not on the plan.  She read the definition of structure, which 
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states on or under the ground level in whole or in part.  She also has not seen a topography plan, 
but Mr. Castaldi did change the grade.  She complained five times to the Building Department that 
dirt was being brought in and the grade changed.  She never received a response.  Ms. Donat also 
stated that the property is 6-8 trees shy and this is an easy fix.  She has issue with Mr. Castaldi 
never receiving a violation or stop work order and has raised this to the Board of Trustees. 
 
 Mr. Weprin stated that this hearing would be left open to the next meeting. 

*** 
 
B. CLOSED APPLICATIONS 
 
1. Application # 1S-2017, 1202 WBP Realty Associates for Mattress Firm, 1202 West Boston Post 
Road (Section 9, Block 21, Lot 2B), Application for variances to install an accessory sign on the side 
of the building greater than the façade sign. 
 
 Board members discussed the application and the statutory factors were considered.  Ms. 
Kramer motioned to approve the sign, as it is the same size and dimensions of the previous signs 
and that there will be no illumination when the store is closed, seconded by Ms. Wenstrup. 
 
 Ayes:     Weprin, Wenstrup, Kramer, Neufeld 

 Recused:  None 

 Nays:      None 

 Absent:  Neuringer 

*** 

2. Application # 2SP-2017, Mucahit (Mike) Arici, 419 Mamaroneck Avenue, Mamaroneck Coffee 
Roasters (Section 9, Block 11, Lot 2) Application for a Special Permit to operate a new boutique 
Coffee Shop in an existing restaurant space. (C-2 District) 
 
 Mr. Weprin motioned to approve the Special Permit application with the business hours 
of 7 a.m. to 7 p.m., seconded by Ms. Kramer. 
 Ayes:     Weprin, Wenstrup, Kramer, Neufeld 

 Recused:  None 

 Nays:      None 

 Absent:  Neuringer 

*** 

 
3. Application # 12A-2017, Joe & Danielle LaPadula, 410 Heathcote Avenue (Section 9, Block 7, 
Lot 12) Application for an area variance (FAR) to construct a new single family home on a currently 
undeveloped parcel. 
 
 The Board discussed the application and the statutory factors.  This appears to be a 
substantial FAR variance.  Ms. Kramer has an issue with this application, as she believes that the 
homeowner can build out the basement space in the future as habitable space.  She asked what 
would prevent them from doing this.  Ms. Georgiou suggested that the variance would be tied to 
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the submitted plans for this application.  Ms. Kramer asked if it is possible to approve the variance 
to facilitate the proposed two-car garage but not for the unfinished space on the basement level.  
Ms. Georgiou suggested that approval could be conditioned on this additional space remaining 
unfinished.  The Board instructed Ms. Georgiou to draft a resolution stating this for the next 
meeting for consideration. 

*** 
 
4. Application # 14A-2017, Angelo & Lilianna Morgante, 801 Jefferson Avenue (Section 4, Block 
15A, Lot 5) Application for area variances (rear yard setback and FAR) to construct an addition on 
the east side of the existing house. 
 
 The Board discussed the application and the statutory factors. Ms. Wenstrup motioned 
to approve the application as requested, seconded by Mr. Neufeld. 
 Ayes:     Weprin, Wenstrup, Kramer, Neufeld 

 Recused:  None 

 Nays:      None 

 Absent:  Neuringer 

 
*** 

5, Application # 6SP-2013, Shore Acres Point Corp., 504 The Parkway, (Section 4, Block 76A, Lot 
1) to amend permitted hours for organized events for an existing special permit to operate a club 
(special permit renewal resolution dated November 5, 2015). (R-10 District) 
 
 The Board reviewed the existing hours and the hours requested for SAPC sponsored 
events and member-sponsored events.  Ms. Kramer suggested limiting the number of club-
sponsored events.  The Board’s consensus was to limit the number of club-sponsored events with 
extended hours to a maximum of five per year and to extend hours for member-sponsored events 
on Fridays and Saturdays, but not extend those hours on Sunday through Thursday and that the 
house rules apply.  The Board instructed counsel to draft a resolution for their next meeting for 
review and consideration.  
 

*** 
C. APPROVAL OF MINUTES 
1. MINUTES: 
Approval of Minutes from the March 2, 2017, April 6, 2017, May 4, 2017, June 1, 2017 & July 6, 

2017. 

 
 Ms. Wenstrup and Ms. Kramer both had minor, non-substantive changes to the minutes 
that they will forward to Ms. Sherer.  The Board agreed to approve the minutes contingent on 
these minor changes being made. 
 
 

 Ms. Wenstrup made a motion to approve the March 2, 2017, April 6, 2017, May 4, 2017, 

June 1, 2017 & July 6, 2017 minutes, seconded by Mr. Neufeld 
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 Ayes:     Weprin, Wenstrup, Kramer, Neufeld 

 Recused:  None 

 Nays:      None 

 Absent:  Neuringer 

 

*** 

At 10:29p.m. Ms. Wenstrup left the meeting as she was recused from review of the Hampshire 

Club application 

OLD BUSINESS (CONTINUED) 

6.  Application # 1SP-2014, Hampshire Club, Inc., 1025 Cove Road (Section 9, Block 72, Lots 

1,2,3,11,17B,17C,18D,24,25,28 & 29- Section 9., Block 89B, Lots 15 & 16 - Section 9, Block 89C, 

Lots 22A & 23 -Section 9, Block 89D, Lots 24,25, 26,27& 28) for renewal of a special permit for 

Non-Member  Events ( MR and R-20Districts) 

OLD BUSINESS (CONTINUED) 

6.  Application # 1SP-2014, Hampshire Club, Inc., 1025 Cove Road (Section 9, Block 72, Lots 

1,2,3,11,17B,17C,18D,24,25,28 & 29- Section 9., Block 89B, Lots 15 & 16 - Section 9, Block 89C, 

Lots 22A & 23 -Section 9, Block 89D, Lots 24,25, 26,27& 28) for renewal of a special permit for 

Non-Member  Events ( MR and R-20Districts) 

 

 Mr. Weprin motioned to enter a confidential session at 10:30p.m. for Advice of Counsel, 

seconded by Ms. Kramer 

 Ayes:     Weprin, Kramer, Neufeld 
 Recused:  Wenstrup (not present) 
 Nays:      None 
 Absent:  Neuringer 
 

 The Board convened an Advice of Counsel session to discuss this application.  Mr. Weprin 

stated that there were no votes taken during the Advice of Counsel. 

 

Ms. Kramer motioned to return from Advice of Counsel session at 11:00p.m., seconded by Mr. 

Neufeld 

 Ayes:     Weprin, Kramer, Neufeld 
 Recused:  Wenstrup (not present) 
 Nays:      None 
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 Absent:  Neuringer 
 

 The Board reviewed the draft resolution. The Board agreed to delete the word 

“prospectively” from p. 3 of the resolution.  Ms. Kramer believes that the same restricted 

hours that the Shore Acres Club holds their events should be used for events held in the 

portion of the Hampshire Club that is in the Residential zone.  The Board agreed.  The use of 

live outdoor music in the residential zone was discussed, and it was agreed to limit to not 

after 7 p.m. on weeknights and 9 p.m. on Friday and Saturday.  Mr. Neufeld also requested 

that the resolution be amended to require that the applicant comply with all requirements 

and be subject to all restrictions set forth in the applicable provisions of the Village Zoning 

Code. 

 Mr. Neufeld made a motion to adopt the resolution with the above noted changes, 

seconded by Ms. Kramer 

 Ayes:     Weprin, Kramer, Neufeld 
 Recused:  Wenstrup 
 Nays:      None 
 Absent:  Neuringer 
  

*** 

ADJOURN MEETING 

 On motion of Ms. Kramer, seconded by Mr. Neufeld the meeting was adjourned at 
11:15p.m.  

In favor: Weprin, Neufeld, Kramer 

Opposed: None 
Absent:  Wenstrup, Neuringer 

Abstained: None 
 
Respectfully Submitted, 

Betty-Ann Sherer 
Betty-Ann Sherer 

The next Zoning Board meeting has been set for Thursday October 5, 2017 @ 7:30pm 
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