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A regular meeting of the Zoning Board of Appeals was held on May 11, 2022. Present: Chairman Peter
Hofmann, Jon Maass and 1%t Alternate Joseph Capasso, Dan Roemer/Building Inspector and Ms. Valerie
Monastra/Village Consulting Planner. Excused: Trustee Liaison Michael Patino and Bruce Gombos,
Jeremy Gutman and Paul Monte.
Chairman Hofmann called the meeting to order.

1. 189 Washington Avenue — Public hearing for proposed plans to install golf net to protect
against errant golf balls

189 Washington Avenue Plan Submittal Form, application and SEAF are as follows:

Plan Submittal Form

Address: l ?(/l LU(J\SL‘\I"\})‘{’\M l\vQ -\\)uu\‘)_} F‘:‘Q'Lq Y\1 . \UK-I oS 2

Application #: A\ 2621 - 0514

project:._ QoL ot to ‘p‘nﬁld B Qyrank Su'\c 'DC\“S

Name: BUV\C\‘WC\/\L CCIII

Email; _ 3;.).(\ iy 11 @ -q].mL(‘ WA

Phone: __ (g 171 - 23~ 89613

Plans attached are being submitted for (check appropriate box):

1 Building permit application 1 PDF copy & 2 paper copies % scale
| Amendment to an application or permit, 2 sealed copies

1 Final As Built to close permit, 1 sealed copy
| Final survey to close permit, 1 sealed copy

Plans attached are submitted at the direction of the Building Inspector for review by the
following board (check all that apply):

| BOT- 1 PDF copy + 5 paper copies % scale
[] PB-1PDF copy + 4 paper copies % scale
K ZBA - 1 PDF copy + 4 paper copies % scale
/K AHRB - 1 PDF copy + 2 paper coples % scale

Received Stamp:

APR 1 § 2022
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| APR 18 2022
APPLICATION TO ZONING BOARD OF APPEALS e

VILLAGE OF DOBBS FERRY

Note: Four copies of the application must be filed with the Clerk of the Board, no later than 2:00
p.m., twenty-one (21) days prior to the date of the mecting.

pate Fited: 4 \M¥12T

Applicant's Nanse: J%Qﬂa c‘ag Loy Teleph g\ 1 §27- 8593

Property Location: _| J e Nops lﬁ\vy_gmu‘_p\L\oV»~ e {u\,' S22
Sheet; 3.8 O Block: l\ Lots/Parcek o3

The undersigned applicant requests a hearing before the Zoning Board of Appeals based on the
following: (check one)

X Appeals decision of Building Inspector Special Permit

Every application or appeal must be sccompanicd by an accurate plot plan to scale showing location of all
existing structures, and alse drawings showing the exact location, dimensions, and the nature of all propesed
structures. These requirements will ordinarily be best met with surveys and architect's drawings. The Board
may require that surveys and/or drawlngs be prepared and signed by duly sccredited surveyors, engincers,
or architects. Applicant is required to show proof of title to or legul interest in the premises, by deed or
contract of sale, or other document. This application or appeal & made pursuant to the suthorization
contained in the Builkling Zoning Ordinance:

Article: SO0 Sectian: L] 2. sSubdivisions: I

The basis of the relief sought by the undersigned pursuant to the provisions of the Building Zoning
Ordinance is us follows: (Set forth briefly all pertinest facts and use sdditionu) sheets if necessary),

s

Appurr’

STATE OF NEW YORK
COUNTY OF WESTCHESTER ) ss:

On this li day of/ E !' 20 23 Mfonuch-mM
who came daly sworn deposes nduys that be/she read the foregoing application snd knows the content

thereof and that the same is true to histher own knowledge.

' h Notary Pablic és

Reg. No. 04116392323

Commigsion Exprws Na&{ 2§, 093
Ruolfied w Wistcnusto Cowniy
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APR 1 8 2022
SEQR
PROJECT 1.D, NUMBER I
817.21
Appendix C
state Environmental Qualily Review
SHORT ENVIRONMENTAL ASESSMENT FORM
For UNLISTED ACTIONS Only

PAR TION (Tobe

or
Elton i 0 LROBTINE. | L

" munidoalty D ook S Foayg |, (O comy ()08 £ ClAQi2/
3 PRECISE LOCATION (Street ddress and ros0 Prominent lancmasks, SAC. or provids map)

1§ Losngen Rvtaue Dobks  Fovny ,mY

s . o
v

5. IS PROPOSED ACTION:
R New [ Egensn [ Modification/Alterztion

3 wao ?’“ﬁ: C oy S om of a 3oL \'\\3\1 go\f net -

1o okl G Gwaat golf vally entnn QVMCWA%)&L

‘ BUTS
ummmmvwrmwmmmmmmmm&mm

O ves B o 1 N, describe brity.

msauwousszEEiTosmmecn
00 ek [ Industrial ) Commercial O Agriculaare [ Park/Forest/Open Space gmu

(D@ ((Z)\c‘,i. nexdk o Ao "P-’\w‘C‘A‘l Sg.\g Cuvi@ |
10. mmmwnmmmmmmmmmmmvmmmmmu
AGENCY (FEDERAL, STATE OR LOCAL)?

D$= pﬂo I Yes, list apency(s) and permit/approvals

APPROVAL?
11, DOES ANY ASPECT OF THE ACTION HAVE A Y VALID PERMIT OR
Oye BAwn 1M Yes, list agency name and permit/approval

12 BAR&LTGWACHWWLWNW/MALMWHM
DYs p No
IWWTMWHWMGDMBMTDMBTOFWW

m'x D o M[f2
Signature: \l"l/\-

W~ g7
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EAF.
n&vg O no :
& WILL ACTION RECEIVE COORDINATED REVIEW AS PROVIDED FOR UNLISTED ACTIONS IN 6 NYCRR, PART 61762 I No, »

wmwguwnmmm.
T e R 7 0T ROV ST SSOCATED Wit THE FOLIOWING. (Arawes sy e T, 7

legible) .
Exdsting air quality, surface muﬂvwm,mmmmmwm
a wo&dmahﬂ.p@&hsﬁaudﬂmummmm

Q. MMMMwmmﬂmeum«m
character? Explain briefly.

. Vegetation or fauns, fish, shedifish or widille spedies, significant habitas, or threatened or endangered speces? Explain
briefly. SREC ¥ SR

ca. AMMM«“&MMc.MhmaMdud“w“M
resources? Bxplain briefly. :

G. Mmmuwmmmuwwuwm7 Explain briefly,

Cs. mmmmmummmwumm Explain briefly.

. WMMWhudMMumd-uvm Explain briefly.

D. Wﬁmmmwmwmwmmmumiiﬁﬁ. THAT CAUSED THE ESTABLISHMENT OF

A CEA?

Y No
E Bmmsmwmimmmmmmmnﬁm

D Yes ([ Mo IfYes, explein briefly.

~DETERMINATION OF SIGNIFI be completed by Agency)

’% r:m:mmmmmmumunwwm
significant. mmmuwnmmmmmum-mmmumm
m.mm‘ m'(') contain m“mmm g Jerion Avoacts hove bean Krdiied tnd

that to show that 2 .
acequately addressed. If question D or Part 11 was checked u”mwmmm potential
3 Greck 01 box If you have Keriffied one or e potentialy Brge or SGrAANE aOverss IMpocs which MAY ocaw, Then |
MM»NMWWmamm -

O orec i vou have determined, based on the Information and analysis above and any supporting documentation,
uwwn':wmuotmnmwmwmmnmmmu

pecessary, the reasons supparting this

Name of Lead Agency
Print or Type Name of Responsible Offices in Lead Agency Title of Responsible Officer
Sgnature of Responsidle Officer in Lead Agency mndnmmmmmwum

.
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Proposed net line is as follows:

SELL T LA
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Wo24 o0
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3
REN
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0
hs
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Survey of Preperty
prepared for

Joseph & Phyllis BEucalo
in the Villoge of
Dobbs Farry
Tawn of Greenburgh

Westchester Couniy, N .Y
Scaole 1"=20 April 21, 2002
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DETAIL A
END POLE TOP

5y
(%

N \\

(' ::c,)' = _
fp S

o~
(wa
( %5 ]

e
— #

( 4(;\’- } t""(
306 W
A

DETAILB
END POLE BOTTOM

505 1/4" 7 Strard Csble
405 14" Guy Gr

912  Sheave Whee

840 5/8& x 11 Square Nut
850 2" x 2° Bquare Washer
251 5/8" Lock Washer

930 B/8" X 11 Threaded Rod
510 Guy Straps

265 Singls Thimbis Eyenut

Hasdwsre Drawirg Set A

Note*

Hardware details ars for netiing
netallations of 25 Ft, or lese in
helght and lsss <hen 500 Ft. in
length, Exceedirg the above helght
or length will regulre additionsl
hardware and cabling.

Hardwore substituticns may occur,
Thie drawing Is for conceptual purposes
only and are nct spproved by an ergineer.

Drawings are the property of
TEX-NET, INC. ard ara intened
for cusiomer use only. Copying

or distribulion is slrictly prohibitec.
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DETAIL C
CENTERPOLETOP

*‘-53'\/

;l:‘;/ -
>l

~~.  Back Side of Pole.~"
Q_ai/\ /

g
(0 -7

-
-

P

et
a0 1
.

DETAILD
CENTER POLE BOTTOM

’m“o\ Back Side of Pole
L"‘A\

[’-’FA\ >ﬂb\\

b v N
e > 2N
—~ N
(0}~ »
—~— 4
.,7 V\.
(307)

]
Drawings are the property of ( :}/
TEX-NET, INC. and ara intened ./
for customer u<e only. Copying

—~1"

or distribution is sirictly prohibited.

205 14" 7 Strand Cable
405 /4" Guy Crip

5C0 3 Bolt Cabla Clamp
812  Sheave Wheel

840 b/2 x 11 Squsre Nut
250 2" x 2" Square Washer
S51  5/8" Lock Washar

880 58" X !l Threaded Rod

Hardware Drawing Set A

Note*

Hardware detalle ars for netting
installations of 25 Ft, or less in
height 2nd less then B00 Fe. In
length, Exceeding the above height
or length will require additions!
hardwars and cabling.

Herdware suratitutions may ocour.
This grawing ie for conceptual purpoees
only and are not approved by an engineer,
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Picture of net is as follows:




Zoning Board of Appeals
May 11, 2022
Page 10 of 16

DRAFT MINUTES - NOT TO BE USED AS AN OFFICIAL DOCUMENT

Survey of property is as follows:
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Survey of Property
prepared for
Joseph & Phyllis Bucalo
imn the Village of
Dobbs Ferry
Town of Greenburgh
Westchester County, N .Y
Scale 1"=20' April 21, 2009
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Denial letter dated March 2, 2022 from Mr. Dan Roemer/Building Inspector to Mr. Lai is as follows:

TEL:

March 2. 2022
|.al Residence
189 Washington Ave.

Dobbs Ferrv, NY 10522

Re: 189 Washington Ave.

Dear Mr. Lai.

(914) 2314

S5TE « Divenierirduibs feg

LLAGE OF DOBBS FERR

Hallthny Depurimen
112 Main Stroet
Dobin Ferey, New York 10322

LY W AN “+1

Pursuant to a review of the submitted proposed plans 1o construct u golf ball fence/net. the
following determinations were made,

The property is located in the O-2 Zone.

You are proposing to ercct a 307 golf ball net/fence on vour property.

For these reasons your proposal. as submitted. s denied pending zoning board review,

300-42.8 (2) statwes lences in Trom yards shall have a maximum height of 47, You are

proposing 307 in the front vard

300-42.8 (2) states fences shall not exceed o height ercater than 6° in side or rear vards.
You are proposing 307 at the side & rear vard

II'you have any questions, please contact the Building Department st (914) 231-83035,

/l{h_spccllllll} :

(-7('21 /Z/-'”’

Dan Roemer
Building Inspector
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Mr. Jon Lai and Ms. Tara Lai/[Homeowner’s were present to represent the application.

Chairman Hofmann noted that the Board is short staffed this evening. Chairman Hofmann said they need
to have three people present to vote and there are two members of the Board attending the meeting in
person and one member attending remotely. Chairman Hofmann said the two members of the Board
present in person, are him and Mr. Capasso who are both members of the Ardsley Country Club, so in a
sense they are next door neighbors to the Lai’'s. Chairman Hofmann said if the Lai’'s would like they would
gladly recuse themselves. Chairman Hofmann said if they recused themselves, the application would be
held over until the next meeting of the Board which would be in July. Chairman Hofmann said he doesn’t
think they feel like they are conflicted in any way, but this is not a call for them to make, it's more one for
the Lai’'s to make. Chairman Hofmann said he is not saying that they have a conflict and he doesn’t
believe they have a conflict, but that’s a decision that the Lai’'s have to make.

The Lai’s said the Board can proceed with the discussion of the proposed application.

Mr. Lai discussed the proposed application.

A discussion was held and Mr. Lai addressed question from the Board.

No one from the public addressed the Board.

Motion by Mr. Capasso, seconded by Chairman Hofmann to close the public hearing for the application of
189 Washington Avenue for proposed plans to install golf net to protect against errant golf balls.

CHAIRMAN HOFMANN X AYE [] NAY [ ] ABSTAIN [ ] RECUSE [] ABSENT/EXCUSED
BRUCE GOMBOS [ ] AYE [] NAY [ ] ABSTAIN [l RECUSE X] ABSENT/EXCUSED
JEREMY GUTMAN [ ] AYE [] NAY [ ] ABSTAIN [ ] RECUSE X] ABSENT/EXCUSED
JON MAASS Xl AYE [] NAY [ ] ABSTAIN [ ] RECUSE [] ABSENT/EXCUSED
PAUL MONTE [ ] AYE [] NAY [ ] ABSTAIN [l RECUSE X] ABSENT/EXCUSED
JOSEPH CAPASSO,

1STALTERNATE X AYE [] NAY [ ] ABSTAIN [l RECUSE [l 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. Capasso, seconded by Chairman Hofmann to approve the application of 189 Washington
Avenue for proposed plans to install golf net to protect against errant golf balls, with the amendment that
we provide permission to put the net for the lower ten feet as well

CHAIRMAN HOFMANN X AYE [] NAY [ ] ABSTAIN [ ] RECUSE [ ] ABSENT/EXCUSED
BRUCE GOMBOS [] AYE [l NAY |[] ABSTAIN [ ] RECUSE [X] ABSENT/EXCUSED
JEREMY GUTMAN [ ] AYE [] NAY [ ] ABSTAIN [l RECUSE X] ABSENT/EXCUSED
JON MAASS Xl AYE [] NAY [ ] ABSTAIN [ ] RECUSE [] ABSENT/EXCUSED
PAUL MONTE [ ] AYE [] NAY [ ] ABSTAIN [ ] RECUSE X] ABSENT/EXCUSED
JOSEPH CAPASSO,

1STALTERNATE X AYE [] NAY [ ] ABSTAIN [ ] RECUSE [l 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 ended at 8:13 p.m.

RESOLUTION 5-2022

RESOLUTION OF THE ZONING BOARD OF APPEALS OF THE VILLAGE OF DOBBS FERRY IN THE
MATTER OF THE APPEAL AND APPLICATION OF ROBERT JONATHAN LAI (“OWNER”) OF
PROPERTY LOCATED AT 189 WASHINGTON 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 3.50, BLOCK 11, LOT 3 IN THE OF-2 ,ONE-FAMILY
RESIDENTIAL 2 ZONING DISTRICT

WHEREAS, this application involves property located at 189 Washington Avenue Village of Dobbs Ferry,
County of Westchester and State of New York and designated as Section Block and Lot 3.50-11-3, in the
OF-2, One-Family 2, 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 to erect a 30 foot golf ball net/fence; 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 Il because it consists of
the construction, expansion or placement of minor accessory/appurtenant residential structures, including
garages, carports, patios, decks, swimming pools... (6 NYCRR § 617.5(c)(12)); and

WHEREAS, the Zoning Board of Appeals has reviewed the application materials including the following:
1. Zoning Board of Appeals application dated April 14, 2022;
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2. Building Inspector denial letter dated March 2, 2022;
3. Tec Net plans, undated;
4. Survey dated April 21, 2009; and

WHEREAS, the Owner is seeking an area variance from sections 300-42.B(2) of Chapter 300, Zoning and
Land Use to erect a 30 foot golf ball net fence in the front, side, and rear yards; and

WHEREAS, pursuant to the applicable provisions of law and after due notice and publication, a public
hearing was held on May 11, 2022, at which time all those wishing to be heard were given the opportunity
to be heard, and the public hearing was closed on May 11, 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 in accordance with the plans submitted. In addition, the
Zoning Board of Appeals grants the applicant the ability to extend the netting to the ground for the entire
30 feet of the fence for added safety from golf balls.

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 property abuts a golf course and experiences frequent stray balls hitting the
house, cars, and residents of the property. The owners attested to the fact that the frequency
of stray balls occurs a few times per week.

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

The property abuts an existing golf course, and the house is 200 yards from the third tee. The
typical trajectory of the golf balls warrants a 30 foot net fence to prevent the stray balls from
hitting the house, cars, and residents of the property. A four (4) foot fence in the front yard or
six (6) foot fence in the side or rear yards, as permitted by the Zoning chapter, would not stop
the stray golf balls.

C. Whether the variance is substantial.

The ZBA does not consider the requested variances as substantial because the proposed
height of the fence is the minimum height required to cease the situation of the stray golf balls.
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D. Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

There will be no adverse effect on the physical or environmental conditions in the
neighborhood or community resulting from the granting of this variance because the situation is
unique to this property and the proposed golf ball net fence would primarily only be visible by
the property owner and members of the golf course. No neighbors came and spoke out

against the project at the public hearing.

E. Whether the alleged difficulty was self-created.

The ZBA find that this situation is not a self-created hardship because the property owner is
looking to alleviate a situation that is occurring due to the adjacent golf course.

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 11 day of May 2022.

Moation by: Mr. Capasso

Seconded by Chairman Hofmann

CHAIRMAN HOFMANN X AYE [] NAY [ ] ABSTAIN [ ] RECUSE [l ABSENT/EXCUSED
BRUCE GOMBOS [] AYE [l NAY |[] ABSTAIN [ ] RECUSE [X] ABSENT/EXCUSED
JEREMY GUTMAN [ ] AYE [] NAY [ ] ABSTAIN [ ] RECUSE X] ABSENT/EXCUSED
JON MAASS Xl AYE [] NAY [ ] ABSTAIN [ ] RECUSE [] ABSENT/EXCUSED
PAUL MONTE [ ] AYE [] NAY [ ] ABSTAIN [ ] RECUSE X] ABSENT/EXCUSED
JOSEPH CAPASSO,

1STALTERNATE X AYE [] NAY [ ] ABSTAIN [ ] RECUSE [l ABSENT/EXCUSED
VOTE TOTALS 3 AYE |0 NAY | 0  ABSTAIN 0 RECUSE 3 ABSENT/EXCUSED
RESULT: MOTION: PASSES

| hereby attest that the application was approved by the Zoning Board of Appeals at its May 11, 2022,
meeting, and that | have been authorized to sign this Resolution by decision of the Zoning Board of

Appeals.

Peter Hofmann, Chairman

Date: May 11, 2022
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