


ZONING BOARD OF APPEALS
OF THE VILLAGE OF SPRING VALLEY 
RESOLUTION # ____
RESOLUTION GRANTING / DENYING THE APPLICATION OF MORDECHAI GRUNSWEIG FOR A USE VARIANCE TO PERMIT ACCESSORY PARKING AND LIMITED STORAGE SERVING HATZLACHA GROCERY WITH RESPECT TO 76 WEST STREET AND 19 HOFFMAN STREET
 
Meeting Date: August 26, 2026
WHEREAS, Mordechai Grunsweig submitted an application to the Zoning Board of Appeals of the Village of Spring Valley seeking a use variance concerning the properties commonly known as 76 West Street and 19 Hoffman Street, designated on the Town of Ramapo Tax Map as Section 57.30, Block 1, Lot 4 and Section 57.30, Block 1, Lot 15.1, respectively; and
WHEREAS, the subject properties are located on the east side of West Street approximately 220 feet north of Maple Avenue within the R-2 Zoning District; and 
WHEREAS, the Applicant seeks a use variance to permit the use of the subject properties for Accessory Parking and Limited Storage serving Hatzlacha Grocery (80 West Street); and 
WHEREAS, the application materials indicate that the subject properties are presently vacant lots intended to provide accessory support for the nearby grocery operation, including off-street parking for employees, business-owned vehicles and limited accessory storage incidental to the grocery use; and 
WHEREAS, the Applicant represents that the need for the application arose after inspectors advised that municipal approvals would be required in order to continue utilizing the properties in connection with the grocery operation and that the application seeks to formalize and regulate such use; and 
WHEREAS, according to the application materials, the proposed use is intended to serve the existing grocery operation located at 80 West Street and is proposed upon properties located in close proximity to the Neighborhood Business District; and 
WHEREAS, the Board received and reviewed the site plans depicting the proposed parking lot improvements, accessory parking areas, snow-storage areas, fencing and related improvements; and
WHEREAS, the Applicant submitted a narrative in support of the requested use variance asserting, among other things, that the properties cannot realize a reasonable return if limited to uses permitted within the R-2 District, that the hardship is unique, that the proposed use will not alter the essential character of the neighborhood, and that the hardship was not self-created; and 
WHEREAS, the Applicant submitted evidence indicating that 19 Hoffman Street was acquired for approximately $512,000 and 76 West Street was acquired for approximately $605,000; and 
WHEREAS, a public hearing was duly noticed and conducted before the Board, during which the Applicant, neighboring property owners and other interested persons were afforded a full opportunity to be heard; and
WHEREAS, the Board has reviewed the application, plans, deeds, narrative, testimony and entire record before it; and
USE VARIANCE FINDINGS
1. REASONABLE RETURN
WHEREAS, with respect to whether the Applicant has demonstrated that the subject properties cannot realize a reasonable return if used only for a purpose allowed in the R-2 Zoning District, the Board finds:
A. FAVORABLE FINDING
The Applicant has demonstrated through competent financial evidence that each and every permitted use within the R-2 District fails to provide a reasonable return upon the subject properties and that the alleged inability to obtain a reasonable return is substantial and demonstrated by competent dollars-and-cents proof.
B. ADVERSE FINDING
The Applicant has failed to establish, through competent dollars-and-cents proof, that the properties cannot realize a reasonable return if used for one or more of the uses permitted within the R-2 District. General assertions concerning property value, convenience, location, or operational efficiency are insufficient to satisfy the statutory standard.
C. MODIFIED FINDING
The Board requires additional financial evidence, including appraisals, market analyses, feasibility studies, cost estimates, income projections, or other competent proof concerning all permitted uses before it can determine whether the reasonable-return standard has been satisfied.
2. UNIQUENESS OF THE HARDSHIP
WHEREAS, with respect to whether the alleged hardship is unique and does not apply to a substantial portion of the district or neighborhood, the Board finds:
A. FAVORABLE FINDING
The hardship is unique because the subject parcels are vacant lots situated immediately adjacent to and operationally connected with an existing grocery operation while also being located in close proximity to the NB District, thereby creating circumstances that differ from many other residentially-zoned lots in the vicinity. 


B. ADVERSE FINDING
The conditions identified by the Applicant are not unique and are shared by numerous properties in the surrounding neighborhood. The Applicant has not demonstrated that the alleged hardship differs in kind from conditions affecting a substantial portion of the district.
C. MODIFIED FINDING
Additional evidence concerning the physical characteristics of the properties, surrounding land uses, traffic patterns and relationship to adjacent commercial development is required before the Board can determine whether the hardship is unique.

3. ESSENTIAL CHARACTER OF THE NEIGHBORHOOD
WHEREAS, with respect to whether the proposed use variance will alter the essential character of the neighborhood, the Board finds:
A. FAVORABLE FINDING
The proposed accessory parking and limited storage use will not alter the essential character of the neighborhood because the use is accessory to an existing neighborhood-serving grocery operation, the properties are presently vacant, and the proposal is less intensive than many uses permitted within the nearby NB District. The proposed parking areas, fencing, drainage controls and operational restrictions can adequately protect nearby residential properties. 
B. ADVERSE FINDING
The proposed use would alter the essential character of the neighborhood by introducing a commercial parking and storage use upon residentially-zoned property and would extend the physical impact of the grocery operation beyond its presently approved boundaries.
C. MODIFIED FINDING
The Board requires additional information regarding parking demand, business operations, hours of operation, lighting, noise, deliveries, storage activities and screening before it can determine whether the proposed use would alter the character of the neighborhood.
4. SELF-CREATED HARDSHIP
WHEREAS, with respect to whether the hardship is self-created, the Board finds:
A. FAVORABLE FINDING
Although ownership and operation of the neighboring grocery business contribute to the need for the requested relief, the hardship arises from the location, configuration and relationship of the subject properties to the existing grocery operation and is not self-created in a manner requiring denial of the application.

B. ADVERSE FINDING
The alleged hardship is substantially self-created because it arises from the Applicant's desire to utilize residentially-zoned property in connection with an existing commercial business rather than for one of the uses permitted by right within the R-2 District.
C. MODIFIED FINDING
The Board assigns this factor LIMITED / MODERATE / SUBSTANTIAL weight.
OVERALL DETERMINATION
WHEREAS, after considering the entire record and the standards applicable to use variances under Village Law § 7-712-b(2), the Board determines that:
A. APPROVAL
The Applicant has satisfied each of the statutory requirements necessary for the granting of a use variance.
B. DENIAL
The Applicant has failed to satisfy one or more of the statutory requirements necessary for the granting of a use variance.
C. MODIFIED APPROVAL
The Applicant may satisfy the statutory requirements provided that the proposal is modified as follows:
______________________________________________________________________.

OPTION 1 – APPROVAL WITH CONDITIONS
NOW, THEREFORE, BE IT RESOLVED, that the Zoning Board of Appeals hereby GRANTS a use variance to permit Accessory Parking and Limited Storage serving Hatzlacha Grocery (80 West Street) upon the properties known as 76 West Street and 19 Hoffman Street, designated as Tax Map Section 57.30 Block 1 Lots 4 and 15.1. 
CONDITIONS OF APPROVAL
1. The approval shall apply solely to accessory parking and limited accessory storage serving Hatzlacha Grocery at 80 West Street. No independent commercial use is authorized.
2. No retail sales, customer service counter, food preparation, food storage for public sale, manufacturing, distribution center, warehouse operation or principal commercial activity shall occur on the subject properties.
3. Parking shall be limited to employee parking and business-owned vehicles associated with Hatzlacha Grocery.
4. No overnight truck parking shall be permitted except business-owned vehicles expressly approved by the Board.
5. Any accessory storage shall be limited to incidental items serving the grocery operation and shall be completely screened from adjoining residential properties.
6. Outdoor storage is prohibited unless specifically shown on plans approved by the Board.
7. The proposed six-foot vinyl fencing and all screening improvements depicted upon the submitted plans shall be installed and continuously maintained. 
8. All lighting shall be shielded and directed downward so as to avoid glare on adjoining properties.
9. The Applicant shall comply with all Village Engineer, Village Planner, Fire Inspector and Building Inspector requirements.
10. Zero net increase in surface-water runoff shall be maintained. 
11. Wheel stops shall be installed in all parking spaces. 
12. All parking areas shall be striped and maintained. 
13. Privacy fencing shall be maintained along adjoining residential properties. 
14. Any future expansion of the use shall require further approval from the Board.
15. All conditions shall be completed to the satisfaction of the Village Building Inspector, Fire Inspector and Village Planner. 
OPTION 2 – DENIAL
NOW, THEREFORE, BE IT RESOLVED, that the application is DENIED because the Applicant failed to establish one or more of the statutory requirements for a use variance, including:
1. Failure to establish an inability to realize a reasonable return through competent dollars-and-cents proof;
2. Failure to demonstrate uniqueness;
3. Failure to demonstrate preservation of neighborhood character;
4. The hardship is self-created;
5. Other reasons stated upon the record.
MOTION AND VOTE
The foregoing motion was presented by ZBA Member ____________________.
The motion was seconded by ZBA Member ____________________.
Motion: GRANT / DENY / MODIFY / ADJOURN
Record of Vote
Moshe Hopstein, Chairman: __________
Eliyahu Solomon: __________
Simon Deutsch: __________
Samuel Lamb: __________
Eluzer Gold (Alternate): __________
Motion dated: ____________________, 2026.
ZONING BOARD OF APPEALS CERTIFICATION
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 the foregoing is a true and correct record of the determination, deliberations and vote of the Zoning Board of Appeals concerning the application for 76 West Street and 19 Hoffman Street, approved on ____________________, 2026.




