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A regular meeting of the Zoning Board of Appeals was held on February 9, 2022.  Present: Chairman 
Peter Hofmann, Jeremy Gutman, Jon Maass, Dan Roemer/Building Inspector, and Ms. Valerie 
Monastra/Village Consulting Planner. Excused: Trustee Liaison Michael Patino, Bruce Gombos, Paul 
Monte and 1st Alternate Joseph Capasso. 
 
Chairman Hofmann called the meeting to order.   
 
1. Adopt Zoning Board of Appeals Minutes for meeting of January 12, 2022 
 
Approval of the January 12, 2022 meeting minutes will be tabled to the next meeting of the Board.  
  
2.  50 Judson Avenue – Public Hearing for proposed plans to construct a new deck & addition to 
home 
 
The plan submittal form is as follows: 
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Application to the Zoning Board of Appeals is as follows: 
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The Zoning Worksheet is as follows: 
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Drawings are as follows: 
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Letter dated December 23, 2021 from Mr. Dan Roemer/Building Inspector to Mr. Jonathan Newman/50 
Judson Avenue: 
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The Affidavit of Notice is as follows: 
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Mr. Steven Secon/Architect was present to represent the application. 
 
Mr. Secon discussed the proposed application and displayed the following slides: 
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Mr. Secon displayed the following correspondence: 
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Motion by Mr. Gutman, seconded by Chairman Hofmann to close the public hearing for 50 Judson Avenue 
proposed plans to construct a new deck and addition to home. 
 

CHAIRMAN HOFMANN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

BRUCE GOMBOS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JEREMY GUTMAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JON MAASS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PAUL MONTE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JOSEPH CAPASSO, 
1STALTERNATE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS 
          
  3       AYE 

 
0         NAY 

 
  0       ABSTAIN 

 
 0          RECUSE 

 
     3   ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
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Motion by Mr. Gutman, seconded by Mr. Maass to approve the application of 50 Judson Avenue to 
construct a new deck and addition to home in accordance with the plans submitted.  
 

CHAIRMAN HOFMANN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

BRUCE GOMBOS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JEREMY GUTMAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JON MAASS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PAUL MONTE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JOSEPH CAPASSO, 
1STALTERNATE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS 
          
  3       AYE 

 
0         NAY 

 
  0       ABSTAIN 

 
 0          RECUSE 

 
     3   ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 
Our Planner is directed to prepare a written decision reflecting the deliberations and vote of the 
Zoning Board on this matter. The written decision will be signed by the Chair and filed with the 
Village Clerk with a copy attached to tonight’s meeting minutes.  
 
3.  39 Riverside Place – Public Hearing for proposed plans to construct a new home 
 
Plan Submittal Form is as follows: 
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Drawings are as follows: 
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Letter dated January 13, 202 from Mr. Dan Roemer/Building Inspector to Mr. Gregory Sharp/39 Riverside 
Place is as follows: 
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Affidavit of Notice is as follows: 
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Mr. Greg Sharp/Homeowner, was present to represent the application.  
 

Mr. Sharp discussed the proposed application and displayed the following slides: 
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A discussion was held and Mr. Sharp addressed questions from the Board.  
 
The following people addressed the Board:  William Crawford/35 Riverside Place. 

 
Motion by Chairman Hofmann, seconded by Mr. Maass to close the public hearing for 39 Riverside Place 
for proposed plans to construct a new home. 
 

CHAIRMAN HOFMANN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

BRUCE GOMBOS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JEREMY GUTMAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JON MAASS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PAUL MONTE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JOSEPH CAPASSO, 
1STALTERNATE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS 
          
  3       AYE 

 
0         NAY 

 
  0       ABSTAIN 

 
 0          RECUSE 

 
     3   ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 
Motion by Chairman Hofmann, seconded by Mr. Maass to approve the application of 39 Riverside Place to 
construct a new home in accordance with the plans submitted. 
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CHAIRMAN HOFMANN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

BRUCE GOMBOS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JEREMY GUTMAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JON MAASS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PAUL MONTE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JOSEPH CAPASSO, 
1STALTERNATE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS 
          
  3       AYE 

 
0         NAY 

 
  0       ABSTAIN 

 
 0          RECUSE 

 
     3   ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 

 
Our Planner is directed to prepare a written decision reflecting the deliberations and vote of the 
Zoning Board on this matter. The written decision will be signed by the Chair and filed with the 
Village Clerk with a copy attached to tonight’s meeting minutes.  

_________________________ 
 

The meeting adjourned at 8:31 p.m. 
 

_________________________ 
 

RESOLUTION 2-2022 
 

RESOLUTION OF THE ZONING BOARD OF APPEALS OF THE VILLAGE OF DOBBS FERRY IN THE 
MATTER OF THE APPEAL AND APPLICATION OF JONATHAN NEWMAN  (“OWNER”) OF 

PROPERTY LOCATED AT 50 JUDSON AVENUE, DOBBS FERRY, N.Y., (“PROPERTY”) WHICH 
APPEAL IS FROM A DECISION OF THE BUILDING INSPECTOR OF THE VILLAGE OF DOBBS 
FERRY AFFECTING THE PREMISE DESIGNATED ON THE TAX ASSESSMENT MAPS OF THE 

VILLAGE OF DOBBS FERRY AS SECTION 3.120, BLOCK 116, LOT 5 IN THE OF-3 ,ONE-FAMILY 
RESIDENTIAL 3 ZONING DISTRICT  

 
WHEREAS, this application involves property located at 50 Judson Avenue, Village of Dobbs Ferry, 
County of Westchester and State of New York and designated as Section Block and Lot 3.120-116-5, in 
the OF-3, One-Family 3, Zoning District; and  
 
WHEREAS, the Owner sought relief from the Chapter 300, Zoning and Land Use, of the Village of Dobbs 
Ferry, New York and requests a variance to construct an addition onto the house; and 
 
WHEREAS, in accordance with Article 8 of the Environmental Conservation Law (SEQRA) and the 
implementing regulations (6 NYCRR Part 617), the Zoning Board of Appeals (“ZBA”) has considered all of 
the impacts of the action and has determined that the Proposed Action is a Type II because it consists of 
the construction or expansion of a single-family residence on an approved lot (6 NYCRR § 617.5(c)(11)); 
and 
 
WHEREAS, the Zoning Board of Appeals has reviewed the application materials including the following: 

1. Zoning Board of Appeals application dated January 21, 2022;  
2. Building Inspector denial letter dated December 23, 2021; 
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3. Site Plans and Architectural drawings by Steven Secon Architect (Sheets A-1 through A-10) 

dated August 13, 2021; and 

 
WHEREAS, the Owner is seeking the following area variances from Table B-1, Chapter 300, Zoning and 
Land Use: 

1. nine (9) feet and three (3) inches for the minimum required combined side yard setback;  
2. one (1) foot and three (3) inches for the one side yard setback;  

 
WHEREAS, pursuant to the applicable provisions of law and after due notice and publication, a public 
hearing was held on February 9, 2022, at which time all those wishing to be heard were given the 
opportunity to be heard, and the public hearing was closed on February 9, 2022; and  
 
WHEREAS, members of the ZBA are familiar with the property and its location; and  
 
NOW, THEREFORE, BE IT RESOLVED, the Zoning Board of Appeals has investigated this application 
and has given its full consideration to the testimony presented at the hearing and hereby finds that based 
upon the findings, reasoning, and conditions set forth below the application to the Zoning Board of 
Appeals for the requested variance is granted: 
 

1. In accordance with Section 7-712-b of the New York State Village Law and Section 300-24 of the 
Zoning and Land Use chapter of the Village of Dobbs Ferry, the ZBA must determine whether the 
benefit to the Applicant, if the variance is granted, outweighs the detriment to the health, safety, 
and welfare of the neighborhood and community.  In rendering its determination and decision, the 
Zoning Board of Appeals finds the following: 

 
A. Whether an undesirable change will be produced in the character of the neighborhood 

or be detrimental to nearby properties.  
 
 The ZBA finds that the benefits to the property outweigh the possible detriment to the 

neighborhood. The Applicant is proposing to expand their house to include living space for a 
parent. 

 
B. Whether the benefit sought can be achieved by some method other than an area 

variance. 
 

The geometry of the existing lot is deep and narrow, and the northern property boundary is 
angled towards the house. The existing house encroaches into the side yard setback and the 
Applicant is proposing to construct the addition along the existing house lines.  As a result, this 
causes further incursion into the side yard setback due to the angle of the northern property 
line.  

 
C. Whether the variance is substantial.  

 
 The ZBA does not consider the requested variances as substantial. 
 

D. Whether the proposed variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district. 
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 The proposed addition will not be seen from any public roadway and the Board finds that there 
will be no adverse effect on the physical or environmental conditions in the neighborhood or 
community resulting from the granting of these minor area variances.   

 
E. Whether the alleged difficulty was self-created. 

 
 The ZBA finds that while the proposed addition expands further into the side yard, the existing 

building footprint was not a self-created difficulty, and the proposed addition will be in alignment 
with the existing structure.  The ZBA finds that the location of proposed addition is appropriate 
for the overall purpose of the project.  

 
2. All construction shall comply with all requirements of the Building Department and any other 

department, agency or board having jurisdiction. 
 
This order was duly made by the Zoning Board of Appeals on the 9 day of February 2022. 
 
Motion by: Mr. Gutman  Seconded by Mr. Maass 

 
I hereby attest that the application was approved by the Zoning Board of Appeals at its February 9, 2022, 
meeting, and that I have been authorized to sign this Resolution by decision of the Zoning Board of 
Appeals. 
 

 
Date:  February 9, 2022 
 
 
 
 
 
 

CHAIRMAN HOFMANN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

BRUCE GOMBOS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JEREMY GUTMAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JON MAASS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PAUL MONTE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JOSEPH CAPASSO, 
1STALTERNATE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS 
          
  3       AYE 

 
0         NAY 

 
  0       ABSTAIN 

 
 0          RECUSE 

 
     3   ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 
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RESOLUTION 3-2022 
 

RESOLUTION OF THE ZONING BOARD OF APPEALS OF THE VILLAGE OF DOBBS FERRY IN THE 
MATTER OF THE APPEAL AND APPLICATION OF GREGORY SHARP (“OWNER”) OF PROPERTY 

LOCATED AT 39 RIVERSIDE PLACE, DOBBS FERRY, N.Y., (“PROPERTY”) WHICH APPEAL IS 
FROM A DECISION OF THE BUILDING INSPECTOR OF THE VILLAGE OF DOBBS FERRY 

AFFECTING THE PREMISE DESIGNATED ON THE TAX ASSESSMENT MAPS OF THE VILLAGE OF 
DOBBS FERRY AS SECTION 3.80, BLOCK 36, LOT 26 IN THE MDR-1, MIXED DENSITY 

RESIDENTIAL 1 ZONING DISTRICT  
 
WHEREAS, this application involves property located at 39 Riverside Place, Village of Dobbs Ferry, 
County of Westchester and State of New York and designated as Section Block and Lot 3.80-36-26, in the 
MDR-1, MDR-1, Zoning District; and  
 
WHEREAS, the Owner sought relief from the Chapter 300, Zoning and Land Use, of the Village of Dobbs 
Ferry, New York and requests a variance to construct a new house; and 
 
WHEREAS, in accordance with Article 8 of the Environmental Conservation Law (SEQRA) and the 
implementing regulations (6 NYCRR Part 617), the Zoning Board of Appeals (“ZBA”) has considered all of 
the impacts of the action and has determined that the Proposed Action is a Type II because it consists of 
the construction or expansion of a single-family residence on an approved lot (6 NYCRR § 617.5(c)(11)); 
and 
 
WHEREAS, the Zoning Board of Appeals has reviewed the application materials including the following: 

4. Zoning Board of Appeals application dated January 18, 2022;  
5. Building Inspector denial letter dated January 13, 2021; 
6. Site Plans and Architectural drawings by Gregory Sharp Architects (Sheets T-001.00 through 

T-002.000 and A-001.00 through A-005.00) dated December 10, 2021; and 

 
WHEREAS, the Owner is seeking the following area variances from Appendix B, Dimensional Tables of 
Chapter 300, Zoning and Land Use: 

3. one (1) foot and nine (9) inches for the minimum required combined side yard setback;  
4. one (1) foot and nine (9) inches for the one side yard setback;  
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WHEREAS, pursuant to the applicable provisions of law and after due notice and publication, a public 
hearing was held on February 9, 2022, at which time all those wishing to be heard were given the 
opportunity to be heard, and the public hearing was closed on February 9, 2022; and  
 
WHEREAS, members of the ZBA are familiar with the property and its location; and  
 
NOW, THEREFORE, BE IT RESOLVED, the Zoning Board of Appeals has investigated this application 
and has given its full consideration to the testimony presented at the hearing and hereby finds that based 
upon the findings, reasoning, and conditions set forth below the application to the Zoning Board of 
Appeals for the requested variance is granted: 
 

2. In accordance with Section 7-712-b of the New York State Village Law and Section 300-24 of the 
Zoning and Land Use chapter of the Village of Dobbs Ferry, the ZBA must determine whether the 
benefit to the Applicant, if the variance is granted, outweighs the detriment to the health, safety, 
and welfare of the neighborhood and community.  In rendering its determination and decision, the 
Zoning Board of Appeals finds the following: 

 
A. Whether an undesirable change will be produced in the character of the neighborhood 

or be detrimental to nearby properties.  
 
 The ZBA finds that the benefits to the property outweigh the possible detriment to the 

neighborhood. The Applicant is proposing to construct a new house along the current footprint 
and foundation wall of the existing structure. 

 
B. Whether the benefit sought can be achieved by some method other than an area 

variance. 
 

The lot is a pre-existing non-conforming lot.  At the request of the neighbor, the Applicant is 
proposing to extend the footprint of the house towards the front property line instead of towards 
the rear property line, to maintain the neighbor’s view of the Hudson River. As a result, the 
extension towards the front property line causes a further incursion into the side yard setback.  

 
C. Whether the variance is substantial.  

 
 The ZBA does not consider the requested variances as substantial. 
 

D. Whether the proposed variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district. 

 
 The Board finds that the proposed construction will be an improvement to the neighborhood 

and there will be no adverse impact on the physical or environmental conditions in the 
neighborhood or district from the granting of these minor area variances.   

 
E. Whether the alleged difficulty was self-created. 

 
 The ZBA finds that while the proposed addition expands further into the side yard, the existing 

building footprint was not a self-created difficulty, and the proposed new house will be 
constructed along the current footprint and foundation wall of the existing structure.  The ZBA 
finds that the location of proposed addition is appropriate for the overall purpose of the project.  
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2. All construction shall comply with all requirements of the Building Department and any other 
department, agency or board having jurisdiction. 

 
This order was duly made by the Zoning Board of Appeals on the 9th day of February 2022. 
 
Motion by: Chairman Hofmann  Seconded by Mr. Maass 

 
I hereby attest that the application was approved by the Zoning Board of Appeals at its February 9, 2022, 
meeting, and that I have been authorized to sign this Resolution by decision of the Zoning Board of 
Appeals. 
 

 
Date:  February 9, 2022 
 

 

CHAIRMAN HOFMANN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

BRUCE GOMBOS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JEREMY GUTMAN   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JON MAASS   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

PAUL MONTE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

JOSEPH CAPASSO, 
1STALTERNATE   AYE     NAY    ABSTAIN    RECUSE    ABSENT/EXCUSED 

VOTE TOTALS 
          
  3       AYE 

 
0         NAY 

 
  0       ABSTAIN 

 
 0          RECUSE 

 
     3   ABSENT/EXCUSED 

RESULT: MOTION:  PASSES 


