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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 1st 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: 
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Proposed net line is as follows: 
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Picture of net is as follows: 
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Survey of property is as follows: 
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Denial letter dated March 2, 2022 from Mr. Dan Roemer/Building Inspector to Mr. Lai is as follows: 
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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   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. 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   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 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 II 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. 
 
Motion by:  Mr. Capasso Seconded by Chairman Hofmann 
 

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 

 
I hereby attest that the application was approved by the Zoning Board of Appeals at its May 11, 2022, 
meeting, and that I 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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