


ZONING BOARD OF APPEALS
OF THE VILLAGE OF SPRING VALLEY 
RESOLUTION # ____
RESOLUTION GRANTING / DENYING THE APPLICATION OF JOSEPH GOLDBERG FOR AREA VARIANCES AND OTHER RELIEF WITH RESPECT TO 5 CHARLOTTE PLACE
 
Meeting Date: August 25, 2026
WHEREAS, Joseph Goldberg, as applicant and owner, submitted an application to the Zoning Board of Appeals of the Village of Spring Valley for area variances and other related relief concerning the property commonly known as 5 Charlotte Place, Spring Valley, New York, designated on the Town of Ramapo Tax Map as Section 57.21, Block 1, Lot 9; and 
WHEREAS, the subject property is located on the south side of Charlotte Place, zero feet east of Paiken Drive, within the Village’s R-2 Zoning District; and 
WHEREAS, the Applicant proposes to construct, maintain and use a new two-family dwelling upon the subject property, which is a permitted use in the R-2 Zoning District; and 
WHEREAS, in order to construct the proposed two-family dwelling substantially in accordance with the plans and materials submitted to the Board, the Applicant seeks the following area variances and related relief:
	Variance
	Required or Permitted
	Proposed

	Minimum Lot Area
	10,000 square feet
	6,040 square feet

	Minimum Lot Width
	100 feet
	60 feet

	Minimum Front Yard
	25 feet
	16.6 feet

	Minimum Side Yard
	15 feet
	10 feet

	Minimum Rear Yard
	20 feet
	15 feet

	Minimum Total Side Yards
	30 feet
	20 feet

	Maximum Floor Area Ratio
	0.65
	0.73

	Minimum Street Frontage
	70 feet
	64.85 feet


and; 
WHEREAS, the requested street-frontage relief includes relief from the applicable minimum road-frontage requirement identified by the Zoning Administrator pursuant to Village Law § 7-736; and 
WHEREAS, the Village Zoning Administrator issued a denial letter dated July 22, 2026, identifying the foregoing dimensional deficiencies and referring the Applicant to the Zoning Board of Appeals; and 
WHEREAS, the denial letter also directed that the plans and application materials address, among other matters, the number of stories and basement configuration, calculation of floor area ratio, dimensions of proposed decks to the property lines, utilities, existing survey conditions, average grade, floor area for each level, drainage and net-zero runoff calculations, construction-debris dumpster location, curbing, a vehicle turnaround, and submission of a final survey prior to issuance of a Certificate of Occupancy; and 
WHEREAS, a public hearing upon the application was duly noticed, opened and conducted before the Zoning Board of Appeals on August 25, 2026, at which the Applicant and the Applicant’s representatives were afforded an opportunity to present testimony, plans and other evidence in support of the requested relief; and
WHEREAS, all members of the public wishing to be heard were afforded an opportunity to present testimony and evidence concerning the application, and all testimony, plans, written submissions and other materials received by the Board were made part of the record; and
WHEREAS, the Board has reviewed the application, the plans and materials submitted by the Applicant, the denial letter of the Zoning Administrator, the testimony presented during the public hearing, the comments of the Board’s consultants, any comments received from neighboring property owners and members of the public, and the entire record before the Board; and
WHEREAS, the Board has received and considered the determination of the Rockland County Department of Planning pursuant to General Municipal Law § 239-m dated August 12, 2026, which determination provided as follows: GENERAL DISAPPROVAL with 13 Comments; and
WHEREAS, the Board has complied with the requirements of the State Environmental Quality Review Act and its implementing regulations and has determined that the application constitutes: A TYPE II ACTION.
WHEREAS, in accordance with Village Law § 7-712-b(3), the Board has weighed the benefit to the Applicant if the requested area variances are granted against the potential detriment to the health, safety and welfare of the neighborhood or community if the variances are granted; and
WHEREAS, in conducting the required balancing test, the Board has considered: whether granting the requested variances would produce an undesirable change in the character of the neighborhood or create a detriment to nearby properties; whether the benefit sought by the Applicant could be achieved through a feasible alternative that would not require the requested variances; whether the requested variances are substantial; whether the requested variances would adversely affect the physical or environmental conditions of the neighborhood; and whether the alleged difficulty is self-created; and
AREA-VARIANCE FINDINGS
WHEREAS, with respect to whether the requested variances would produce an undesirable change in the character of the neighborhood or create a detriment to nearby properties, the Board finds that:

A. FAVORABLE FINDING: The requested variances will not produce an undesirable change in the character of the neighborhood or create a detriment to nearby properties. The proposed use is permitted within the R-2 Zoning District, and the proposed dwelling, subject to the conditions imposed herein, will be compatible with the residential character of the surrounding neighborhood. The dimensional impacts of the proposal can be adequately mitigated through compliance with the approved plans, drainage requirements, parking and turnaround requirements, landscaping, fencing, setbacks for exterior improvements, and the other conditions imposed by this Resolution.
B. ADVERSE FINDING: The requested variances will produce an undesirable change in the character of the neighborhood and create a detriment to nearby properties because the cumulative reduction in lot area, lot width, street frontage and required yards, together with the proposed increase in floor area ratio, would result in a dwelling whose size, bulk and proximity to adjoining properties are not compatible with the subject lot or the surrounding neighborhood.
C. MODIFIED FINDING: The requested variances will not produce an undesirable change in the character of the neighborhood or create a detriment to nearby properties provided that the plans are modified as follows: ________________________________________________________________________________________________________________________________________________;
and
WHEREAS, with respect to whether the benefit sought by the Applicant can be achieved through a feasible alternative that would not require the requested variances, the Board finds that:
A. FAVORABLE FINDING: The benefit sought by the Applicant cannot be achieved through a feasible alternative that would avoid the need for the requested variances because the existing dimensions and configuration of the lot do not satisfy the minimum lot-area, lot-width or street-frontage requirements applicable within the R-2 Zoning District. Any reasonable development of the property with a permitted residential use would therefore require some degree of zoning relief.
B. ADVERSE FINDING: The benefit sought by the Applicant can be achieved through a feasible alternative that would eliminate or materially reduce the requested variances, including a smaller dwelling, a reduced building footprint, a different building configuration, a reduction in floor area, relocation of exterior improvements, or another redesign that would provide greater setbacks from adjoining properties.
C. MODIFIED FINDING: The benefit sought by the Applicant cannot be fully achieved without zoning relief, but the requested variances can and should be reduced through the following modifications: ________________________________________________________________________________________________________________________________________________;
and
WHEREAS, with respect to whether the requested variances are substantial, the Board finds that:
A. FAVORABLE FINDING: Although certain requested variances are numerically substantial, the requested variances are not substantial in their actual effect upon the surrounding neighborhood when considered in the context of the dimensions and configuration of the existing lot, the permitted residential use, the design of the proposed dwelling, and the safeguards and conditions imposed by this Resolution.
B. ADVERSE FINDING: The requested variances are substantial, both individually and cumulatively. The proposal seeks a 39.6% reduction in minimum lot area, a 40% reduction in minimum lot width, a 33.6% reduction in the required front yard, a 33.3% reduction in the required side yard, a 25% reduction in the required rear yard, a 33.3% reduction in required total side yards, an increase in floor area ratio from 0.65 to 0.73, and a reduction in required street frontage.
C. MODIFIED FINDING: Certain requested variances are substantial as presently proposed but would not be substantial in their actual effect if the plans are modified as follows: ________________________________________________________________________________________________________________________________________________;
and
WHEREAS, with respect to whether the requested variances would adversely affect the physical or environmental conditions of the neighborhood or community, the Board finds that:
A. FAVORABLE FINDING: The requested variances will not adversely affect the physical or environmental conditions of the neighborhood or community, provided that the Applicant demonstrates net-zero increase in surface-water runoff, obtains approval of all required drainage plans and calculations, provides adequate parking and a safe vehicle turnaround, installs all required curbing, and complies with all applicable requirements and conditions imposed by the Village Engineer, Village Planner, Building Inspector, Fire Inspector and other agencies possessing jurisdiction.
B. ADVERSE FINDING: The Applicant has not adequately demonstrated that the requested variances will avoid adverse physical or environmental impacts, particularly with respect to drainage, stormwater runoff, the intensity of development upon a 6,040-square-foot lot, vehicle circulation, parking, emergency access and the cumulative effect of the reduced setbacks.
C. MODIFIED FINDING: The Board requires the following additional information or plan revisions before it can determine whether the requested variances would adversely affect the physical or environmental conditions of the neighborhood or community: ________________________________________________________________________________________________________________________________________________;
and
WHEREAS, with respect to whether the alleged difficulty is self-created, the Board finds that:
A. FAVORABLE FINDING: The alleged difficulty is not entirely self-created because the preexisting dimensions and configuration of the subject lot do not conform to the current minimum lot-area, lot-width and street-frontage requirements of the R-2 Zoning District. Although the size and configuration of the proposed dwelling contribute to the need for certain setback and floor-area-ratio variances, self-created hardship is only one factor in the area-variance balancing test and is not dispositive.
B. ADVERSE FINDING: The alleged difficulty is substantially self-created because the Applicant has selected a building size, footprint and configuration that require substantial front-, side- and rear-yard relief and an increase in maximum floor area ratio, without adequately demonstrating that a smaller or differently configured dwelling would be infeasible.
C. MODIFIED FINDING: The difficulty is partly attributable to the preexisting nonconforming dimensions of the lot and partly attributable to the size and design of the proposed dwelling. The Board assigns this factor[LIMITED / MODERATE / SUBSTANTIAL] weight in its balancing determination;
and
WHEREAS, after weighing the benefit to the Applicant against the potential detriment to the health, safety and welfare of the neighborhood or community and considering all five statutory factors, the Board finds that:
 A. APPROVAL: The benefit to the Applicant from granting the requested area variances, subject to the conditions imposed herein, outweighs any potential detriment to the health, safety and welfare of the neighborhood or community.
B. DENIAL: The potential detriment to the health, safety and welfare of the neighborhood or community outweighs the benefit sought by the Applicant, and the Applicant has not established an adequate basis for the requested relief.
C. MODIFIED APPROVAL: The benefit to the Applicant outweighs the potential detriment only if the requested relief is reduced or the proposal is modified as follows: ________________________________________________________________________________________________________________________________________________.
DISPOSITION
OPTION 1: APPROVAL WITH CONDITIONS
NOW, THEREFORE, BE IT RESOLVED, that the Zoning Board of Appeals of the Village of Spring Valley hereby GRANTS the application of Joseph Goldberg for the following area variances affecting the property located at 5 Charlotte Place, Spring Valley, New York, designated on the Town of Ramapo Tax Map as Section 57.21, Block 1, Lot 9:
1. Minimum lot area of 6,040 square feet, where 10,000 square feet is required;
2. Minimum lot width of 60 feet, where 100 feet is required;
3. Minimum front-yard setback of 16.6 feet, where 25 feet is required;
4. Minimum side-yard setback of 10 feet, where 15 feet is required;
5. Minimum rear-yard setback of 15 feet, where 20 feet is required;
6. Minimum total side yards of 20 feet, where 30 feet is required;
7. Maximum floor area ratio of 0.73, where a maximum floor area ratio of 0.65 is permitted; and
8. Minimum street frontage of 64.85 feet, where 70 feet is required, including the necessary relief pursuant to Village Law § 7-736.
CONDITIONS OF APPROVAL
BE IT FURTHER RESOLVED, that the foregoing approval is expressly conditioned upon the Applicant’s compliance with each of the following conditions:
1. The proposed two-family dwelling and all related site improvements shall be constructed substantially in accordance with the plans and materials presented to and approved by the Board, except for revisions required by this Resolution or by an agency possessing jurisdiction.
2. The Applicant shall submit complete architectural and site plans clearly identifying whether the proposed structure consists of three stories with a basement and showing the floor area of each floor, including the basement.
3. The Applicant shall submit a complete floor-area-ratio calculation prepared in accordance with the Village Code, identifying all floor areas included within the calculation.
4. The Applicant shall provide dimensions from all proposed decks, porches, stairways, landings and other exterior improvements to the nearest property lines.
5. The Applicant shall provide a separate utility plan and a separate existing-conditions survey acceptable to the appropriate Village reviewing officials.
6. The Applicant shall provide the average grade and all other elevation information required by the Village Engineer, Village Planner, Building Inspector or Zoning Administrator.
7. The Applicant shall submit drainage plans and calculations demonstrating zero net increase in surface-water runoff. No building permit shall be issued until the drainage design has been reviewed and approved by the Village Engineer or other authorized Village engineering consultant.
8. The Applicant shall identify an appropriate location for any construction-debris dumpster, subject to approval by the Building Inspector and compliance with all applicable Village requirements.
9. The proposed parking area shall be bordered by curbing and shall include a vehicle turnaround acceptable to the Village Planner, Village Engineer, Building Inspector and Fire Inspector, as applicable.
10. Motor-vehicle wheel stops shall be installed in all parking spaces unless the Village Planner, Village Engineer or Building Inspector determines in writing that wheel stops are unnecessary or that an alternative treatment is preferable.
11. Mechanical and utility equipment shall not interfere with or obstruct any required parking space, driveway, access aisle or vehicle-turnaround area.
12. All exterior decks and porches, if any, shall be set back at least ten feet from the nearest lot line unless additional relief is granted by the Board.
13. All exterior stairwells, stairways, steps and landings, if any, shall be set back at least six feet from the nearest lot line and shall not project more than four feet from the exterior wall of the building, except for those located upon the front façade.
14. The front façade of the dwelling shall contain at least thirty percent cultured stone or another substantially equivalent masonry treatment approved by the Village Planner.
15. A fire-suppression sprinkler system shall be installed if required by the New York State Uniform Fire Prevention and Building Code, the Village Code, the Fire Inspector or any other agency possessing jurisdiction.
16. All existing curbs and sidewalks abutting the subject property shall be repaired or restored as needed. To the extent curbs or sidewalks do not presently exist, the Applicant shall install new curbs and sidewalks along the property frontage if required by the Village Department of Public Works, Village Engineer or other agency possessing jurisdiction.
17. Privacy fencing shall be installed along the side and rear property lines at the maximum height permitted without an additional variance, subject to sight-distance requirements and the review of the Building Inspector and Village Planner.
18. All parking spaces shall be clearly striped and identified. Any vehicle-turnaround area shall be clearly marked“ TURNAROUND – NO PARKING.”
19. A final survey prepared, signed and sealed by a New York State licensed land surveyor shall be submitted to the Village Department of Building, Planning and Zoning prior to final inspection and issuance of a Certificate of Occupancy.
20. The Applicant shall obtain all necessary permits and approvals from the Village of Spring Valley, County of Rockland and every other governmental agency possessing jurisdiction over the subject property or proposed improvements.
21. The variances granted herein apply solely to the dwelling and improvements shown upon the plans approved by the Board. Any material modification of the approved plans shall require further review and approval to the extent required by law.
22. Except as expressly modified by the variances granted herein, the subject property and proposed improvements shall comply with all applicable provisions of the Village Code and all other applicable laws, rules and regulations.
23. All conditions imposed by this Resolution shall be completed, performed, installed, constructed and implemented to the satisfaction of the Village Building Inspector, Fire Inspector, Village Planner, Village Engineer and any other Village official or consultant possessing jurisdiction.
24. Additional condition imposed by the Board: ________________________________________________________________________________________________________________________________________________.
OPTION 2: DENIAL
NOW, THEREFORE, BE IT RESOLVED, that the Zoning Board of Appeals of the Village of Spring Valley hereby DENIES the application of Joseph Goldberg for area variances and other relief concerning 5 Charlotte Place, Spring Valley, New York, designated on the Town of Ramapo Tax Map as Section 57.21, Block 1, Lot 9, because the potential detriment to the health, safety and welfare of the neighborhood or community outweighs the benefit sought by the Applicant for the reasons stated in this Resolution and upon the record of the public hearing; and
BE IT FURTHER RESOLVED, that the denial is based upon the Board’s determination that: 
1. The proposal would produce an undesirable change in the character of the neighborhood or create a detriment to nearby properties;
2. The benefit sought can be achieved through a feasible alternative involving a smaller or differently configured dwelling;
3. The variances are substantial, both individually and cumulatively;
4. The Applicant has not adequately demonstrated that the proposal will avoid adverse physical or environmental impacts, including impacts related to drainage, stormwater runoff, parking, vehicle circulation or emergency access;
5. The difficulty is substantially self-created by the proposed size, footprint or configuration of the dwelling; and/or
6. Other: ________________________________________________________________________________________________________________________________________________.
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I, _______________________, the duly qualified and acting Secretary to the Zoning Board of Appeals for the Village of Spring Valley, Rockland County, State of New York, do hereby certify that attached herein is a true and correct record of the deliberations and vote of the Zoning Board; which was approved by the Zoning Board of Appeals on May 27, 2026.

In witness whereof, I have hereunto set my hand and affixed the seal of the Issuer this     day of __________________, 2026.


Secretary to the Zoning Board of Appeals
COPY FILED IN THE OFFICE 
OF THE VILLAGE CLERK 
OF THE VILLAGE OF SPRING VALLEY ON:
______________________________________




