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TOWN OF LEWISBORO 
Westchester County, New York 

        
                                                                                                                                                                                               

 
 Zoning Board of Appeals        Tel:  (914) 763-3822 
 79 Bouton Road         Fax: (914) 533-0097 
 South Salem, New York 10590                     Email: zoning@Lewisborogov.com                  
                                  
 

AGENDA 
Wednesday, July 28, 2021 7:30 P.M      79 Bouton Road, South Salem,  

           Justice Court 

           

 

I. Review and adoption of the Minutes of April and May 2021   

 

II. PUBLIC HEARINGS 

 

CAL. NO. 16-21-BZ  Withdrawn 

 
Application of Morgan and Michelle Campbell [DeAngelis, Louis A. and Olga I. Irrevocable Trust, and 

Campbell, Michelle, Trustee, owner of record], 34 Old Pond Road, South Salem, NY for a variance in the 

matter of the proposed accessory (garage) structure that will have an area variance of 1081 square feet, 

whereas 600 square foot is allowed per Article IV Section 220-23E of the Town of Lewisboro Zoning Code; 

and that will have a southern side yard setback of 13’ whereas 30’ are required per Article IV Section 220-

23E of the Town of Lewisboro Zoning Code.  

 

The property is located on the south side of (#34) Old Pond Road, South Salem, NY designated on the Tax 

Map as Sheet 033C, Block 11368 Lot 001, in an R-1/4A, One Quarter Acre Residential District consisting 

of approximately 2.016 acres. 
 

CAL. NO. 17-21-BZ 

 

Application of Adam Abeshouse [Abeshouse Productions LLC owner of record], 158 Elmwood Road, South 

Salem, NY for  variances in the matter of the proposed addition to an existing accessory structure with a 

floor area of 875 square feet will increase the floor area to a total of 3,949 square feet whereas 600 square 

feet is the maximum permitted per Article IV Section 220-23D (11) of the Town of Lewisboro Zoning Code; 

and that will have a height of 23’ whereas 20’ is the maximum permitted per Article I Section 220-2 of the 

Town of Lewisboro Zoning Code. 

 

The property is located on the west side of (#158) Elmwood Road, designated on the Tax Map as Sheet 0044, 

Block 10056, Lot 043, in an SCR-2AC, Special Character District, Two- Acre Residential District consisting 

of approximately 6.71 acres. 

 

CAL. NO. 18-21-BZ 

 

Application of Darren P. Mercer [John& Jeanine Scott, owner of record], 118 East Ridge Road NY for a 

for variance in the matter of the proposed pool cabana will have a floor area of 752 square feet whereas 

600 square feet is the maximum permitted per Article IV Section 220-23D (11) of the Town of Lewisboro 

Zoning Code. 

 

The property is located on the east side of (#118) East Ridge Road, designated on the Tax Map as Sheet 25, 

Block 10812, Lot 015, in an R-2AC, Two- Acre Residential District consisting of approximately 4.218 acres. 

 

CAL. NO. 19-21-BZ 

Application of Amanda & Charles Boice [Price, Amanda K. & Boice, Charles L. III, owner of record], 204 

Smith Ridge Road, South Salem, NY for variances in the matter of the proposed second floor addition will 

have an eastern front yard setback of 42.5’ whereas 50’ are required per Article IV Section 220-23E of the 

Town of Lewisboro Zoning Code. The proposed second floor addition will have a northern side yard 

setback of 14’ whereas 40’ are required per Article IV Section 220-23E of the Town of Lewisboro Zoning 

Code.   

The property is located on the west side of (#204) Smith Ridge Road, designated on the Tax Map as Sheet 

045A, Block 09827, Lot 004, in an R-2AC, Two- Acre Residential District consisting of approximately 1.42 

acres. 
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CAL. NO. 20-21-BZ  

Application of Javier Valencia, [Valencia, Javier & Maria, owner of record], 11196 Route 35, South Salem, 

NY for variances in the matter of the proposed front stairs have a west side yard setback of 26’-10” whereas 

40’ are required per Article IV Section 220-23E of the Town of Lewisboro Zoning Code, the second-floor 

dormer has a west side yard setback of 19’-0 1/2” whereas 40’ are required per Article IV Section 220-23E 

of the Town of Lewisboro Zoning Code, the AC units have a west side yard setback of 23’ whereas 40’ are 

required per Article IV Section 220-23E of the Town of Lewisboro Zoning Code.  

 

The property is located on the west side of (#1196) Route 35, designated on the Tax Map as Sheet 0031, 

Block 10805, Lot 045, in an R-2AC, Two- Acre Residential District consisting of approximately 5.30 acres. 

 

CAL. NO. 21-21-BZ 

Application of Robert Torre, [Torre, Robert C. III, owner of record], 54 Smith Ridge Road, South Salem, 

NY for variances in the matter of the proposed detached garage/studio will have a gross floor area of 1272 

square feet whereas 600 square feet is the maximum permitted per Article IV Section 220-23D(11) of the 

Town of Lewisboro Zoning Code. 

 

The property is located on the west side of (#54) Smith Ridge Road, designated on the Tax Map as Sheet 

0040, Block 10263, Lot 043, in an R-4AC, Four- Acre Residential District consisting of approximately 2.40 

acres. 

 

CAL. NO. 01-21-SP 

 

Application of Paul Stevelman [Paul & Peri Stevelman, owners of record], Robins Wood Lane, South 

Salem, NY for a Special Permit pursuant to Article IV, Section 220-23A(4) of the Zoning Ordinance to 

authorize a 1 acre parcel for garden corps (apple orchard). 

   
The property is located on the west side of (#12) Robins Wood Lane, designated on the Tax Map as Sheet 

0053, Block 09834, Lot 145, in an R-1AC, One-Acre Residential District consisting of approximately 1.06 

acres. 

 

 

III. CORRESPONDENCE & GENERAL BUSINESS 

 

  

 

  



 

 
(914) 763-3822              TOWN OF LEWISBORO 

FAX (914) 875-9148             Zoning Department 

TTY 800-662-1220             79 Bouton Road 

Email:  zoning@lewisborogov.com                South Salem, NY 10590 

www.lewisborogov.com 

 

 

TOWN OF LEWISBORO, WESTCHESTER COUNTY 

 

ZONING DEPARTMENT 

 

 

 

ZONING BOARD OF APPEALS – July 28, 2021 

APPLICANT CAL # PAGE(S) 

Campbell - Withdrawn 16-20-BZ 4 to 5 

Abeshouse 17-21-BZ 6 to 12 

Mercer/Scott 18-21-BZ 13 to 21 

Boice 19-21-BZ 22 to 23 

Valencia 20-21-BZ 24 to 27 

Torre 21-21-BZ 28 to 31 

Stevelman 01-21-SP 32 to 42 

mailto:zoning@lewisborogov.com
http://www.lewisborogov.com/
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ABBREVIATIONS

GENERAL:

1. ALL DIMENSIONS TO FINISHED FACE OF CONSTRUCTION, UNLESS OTHERWISE NOTED. ALL

DIMENSIONS MUST BE FIELD VERIFIED,  COORDINATE WITH EXISTING CONDITIONS IN FIELD.

2. CONTRACTOR TO VERIFY ALL CONDITIONS AND DIMENSIONS IN THE FIELD. REPORT ALL

DISCREPANCIES IN THESE DRAWINGS AND RELATED SPECIFICATIONS TO ARCHITECT FOR

RESOLUTION PRIOR TO START OF CONSTRUCTION. FAILURE TO VERIFY ALL CONDITIONS

AFFECTING  THE WORK AND FAILURE TO REPORT DISCREPANCIES WILL NOT RELIEVE THE

CONTRACTOR OF  COMPLETE COORDINATION OF ALL ASPECTS OF THE WORK.

3. ALL NEW SWITCHING, THERMOSTATS, OUTLETS, SECURITY, OR SIMILAR DEVICE LOCATIONS

SHALL  BE REVIEWED WITH ARCHITECT IN WALK THROUGH PRIOR TO PLACING IN FIELD.

4. ALL MATERIALS TO REMAIN ARE TO BE PROTECTED DURING CONSTRUCTION. CONTRACTOR IS

RESPONSIBLE FOR REPAIRING ANY DAMAGE.

5. NOT USED

6. COORDINATE ALL WORK WITH BASE SCOPE DRAWINGS & SPECIFICATIONS.

7. CONTRACTOR TO RESTORE ANY EXISTING FIRE PROOFING TO PRESCRIBED RATING.

8. ALL DOORS TO BE LOCATED 6" FROM NEAREST WALL U.O.N.

9. NOT USED

10. ANY CONTRACTOR OR SUBCONTRACTOR THAT WORKS ON THE PROJECT MUST PROVIDE A

"RELEASE OF LIENS," SEE SPECIFICATIONS FOR DETAILS.

11. ALL UTILITY SHUTDOWNS THAT IMPACT WILL NEED TO BE DURING NON-BUSINESS/OPERATING

HOURS AND MUST BE COORDINATED WITH THE PROPERTY MANAGER AT LEAST 72 HOURS IN

ADVANCE.

12. CONTRACTORS MUST NOT PARK IN THE FIRE LANE OR THE ROADWAYS, SEE DESIGNATED

AREAS

13. CONTRACTORS MUST CLEAN UP COMMON AREA DAILY, ENSURING THE PARKING LOT AND

SIDEWALKS ARE NEAT, CLEAN, AND FREE OF SHARP METAL OBJECTS THAT MAY BE DROPPED

DURING DEMOLITION.

GENERAL NOTES

DRAWING LIST

VICINITY MAP

CONSTRUCTION DOCUMENTS

ACOUSTIC ENGINEER

M/E/P PROFESSIONAL ENGINEER

JAFFE HOLDEN

Russell Cooper

ABESHOUSE BARN ADDITION

158 Elmwood Road

South Salem, NY 10590

ARCHITECTURAL DRAWINGS

SHEET

NUMBER

T100

FURNITURE DRAWINGS

SHEET

NUMBER
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204 Smith Ridge Road,
South Salem NY

A1

Proposed Front Porch
Addition

Boice Residence

Amanda & Lou Boice

pd

3/16" = 1'-0"

May 28, 2021

Existing Plans
and Elevations

204 Smith Ridge Road
South Salem, NY 10590

THESE PLANS HAVE BEEN DESIGNED TO CONFORM WITH THE 2015 INTERNATIONAL RESIDENTIAL CODE AND
THE NEW YORK STATE UNIFORM 2017 CODE SUPPLEMENT.

GROUND

SNOW

LOAD

WIND DESIGN

SEISMIC

DESIGN

CATAGORY

SUBJECT TO DAMAGE FROM

WINTER

DESIGN

TEMP.

ICE BARRIER

UNDERLAYMENT

REQUIRED

FLOOD

HAZARDS

AIR

 FREEZING

INDEX

MEAN

ANNUAL

TEMP.

Weathering

Frost Line

Depth

Termite

CLIMATIC AND GEOGRAPHIC DESIGN CRITERIA

Speed

(MPH)

Topographic

Effects

Special Wind

Region

Wind Borne

Debris Zone

30 lb/ft

2

115 No Yes No C Severe 42"

Mod/

Heavy

7

Yes

361227

9/07

618  100/Yr

52.2

CLIMATE ZONE

CATAGORY

ZONE 5

DECK

LIVE

LOAD

40 lb/ft

2

ENERGY CODE COMPLIANCE:

IECC 2018, CHAPTER 4: RESIDENTIAL ENERGY EFFICIENCY

- CLIMATE ZONE 4         -

PRESCRIPTIVE REQUIREMENTS:

FENESTRATION U-FACTOR - 0.36

FENESTRATION SHGC - NR

SKYLIGHT U-FACTOR- 0.55

CEILING R-VALUE- 49

WALL R-VALUE-  20

FLOOR R-VALUE-  19

(REFER TO PLANS FOR PROJECT INSULATION VALUES)

PROVIDED
DOUBLE PANE GLAZING UG = 1,1 W / M² K
-THE BUILDING THERMAL ENVELOPE SHALL BE DURABLY SEALED

TO LIMIT INFILTRATION.

-ALL JOINTS, SEAMS , AND PENETRATIONS

-JOINTS AROUND DOORS/WINDOWS AND THEIR FRAMING

-UTILITY PENETRATIONS

-WALLS AND CEILINGS SEPARATING CONDITIONED FROM NON

 CONDITIONED SPACE

-ATTIC ACCESS OPENINGS

-RIM JOIST JUNCTION, SILL P[LATES AND HEADERS

-BUILDING ENVELOPE AIR TIGHTNESS SHALL BE TESTED IN

ACCORDANCE WITH ASHREA/ASTM E779.

-PROVIDE A MINIMUM OF ONE THERMOSTAT FOR EACH HEATING

AND COOLING SYSTEM CAPABLE OF AUTOMATICALLY ADJUSTING

SPACE TEMPERATURE PER IECC 2015, R403.1.1.

-DUCTS IN ATTIC SHALL BE INSULATED TO MIN. R-8. ALL OTHER

DUCTS SHALL BE INSULATED TO MIN. R-6 (EXCEPT DUCTS

LOCATED COMPLETELY WITHIN THE BUILDING THERMAL

ENVELOPE)

-ALL DUCTS SHALL BE SEALED AND COMPLY WITH M1601 OF IRC

2018-HOT AND COLD WATER PIPES SHALL BE INSULTED TO MIN. R-3

-HEATING AND COOLING EQUIPMENT SHALL BE SIZED IN

ACCORDANCE WITH ACCA MANUAL J. GC SHALL PROVIDE SYSTEM

SPECIFICATIONS SHOWING COMPLIANCE WITH ABOVE.

-A MINIMUM OF 75% OF LAMPS IN LIGHTING FIXTURES SHALL BE

HIGH-EFFICIENCY LAMPS

LIGHT AND VENTILATION NOTE:

THE BUILDING PLANS SHOWN HEREIN ARE IN COMPLIANCE

WITH RESIDENTIAL CODE OF NEW YORK STATE. THE

BUILDING PLANS DESCRIBED HEREIN COMPLY WITH

SECTION 3 OF THE IRC 201

ALL HABITABLE ROOMS HAVE BEEN PROVIDED WITH AN

AGGREGATE GLAZING AREA OF NOT LESS THAN 8

PERCENT OF THE FLOOR AREA OF SUCH ROOMS. THE

MINIMUM OPERABLE AREA FOR VENTILATION TO THE

OUTDOORS HAVE BEEN PROVIDED AT NOT LESS THAN 4

PERCENT OF FLOOR AREA.

ENERGY CODE NOTE :

I CERTIFY THAT I AM A LICENSED PROFESSIONAL. I ALSO

CERTIFY THAT TO THE BEST OF MY PROFESSIONAL

KNOWLEDGE THE BUILDING PLANS SHOWN HEREIN ARE IN

COMPLIANCE WITH THE ENERGY CONSERVATION CODE OF

NEW YORK STATE.

SIGNED:

DATE:
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By:
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Checked By:
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COPYRIGHT  C   2021
TC MERRITTS LAND SURVEYORS

ALL RIGHTS RESERVED, UNAUTHORIZED DUPLICATION OR
ELECTRONIC TRANSMISSION WITHOUT PRIOR PERMISSION

IS A VIOLATION OF  APPLICABLE LAWS.

Elevations shown hereon generally in accordance with North American
Vertical Datum 88.

Surveyed in accordance with Deed Control Number 582283409.

Premises shown hereon designated on the Town of Lewisboro
Tax Maps as: Section 55.1, Block 3, Lot 21.

Property Address:
55 Smith Ridge Road
South Salem, NY 10590

394 BEDFORD ROAD ● PLEASANTVILLE ●  NY 10570
                (914) 769-8003  ● (203) 622-8899

TC MERRITTS LAND SURVEYORS

EXISTING IMPERVIOUS SURFACES - R-4A ZONE

BUILDINGS

WALKS/PATIOS/PADS/UTILITIES

WALLS

DECKS

EXISTING TOTAL IMPERVIOUS SURFACE

TOTAL LOT AREA

EXISTING % IMPERVIOUS SURFACE

TOTAL EXISTING BUILDING COVERAGE

EXISTING BUILDING COVERAGE
(MAX. ALLOWED = 6%)

2,118.20 S.F.

1,088.44 S.F.

484.13 S.F.

936.69 S.F.

4,627.46 S.F.

104,687.11 S.F.

4.42%

2,118.20 S.F.

2.02%

PROPOSED IMPERVIOUS SURFACES - R-4A ZONE
BUILDINGS

DRIVEWAYS

TOTAL PROPOSED IMPERVIOUS SURFACE

TOTAL PROPOSED BUILDING COVERAGE

768.00 S.F.

3,525.12 S.F.

4,293.12 S.F.

768.00 S.F.

Only copies from the original of this survey marked with an original of
the Land Surveyors embossed seal or red colored seal shall be considered
to be true, valid copies.

Said certifications shall run only to the person for whom this survey is
prepared and on his/her behalf to the title company, governmental
agency and lending institutions listed hereon.  Certifications are not
transferable to additional institutions or subsequent owners.

Unauthorized alteration or addition to a survey map bearing a licensed
Land Surveyors seal is a violation of Section 7209, Subdivision 2 of the
New York State Education Law.

Possession only where indicated.

Adjacent property lines and easements not surveyed or certified.
Access to adjacent rights of way, easements and public or private lands
not guaranteed or certified.

Underground utilities shown hereon are approximate and should be
verified before excavating.
Additional underground utilities are not shown or certified.
Encroachments and structures below grade, if any, not shown or certified.

Subject to covenants, easements, restrictions, conditions and agreements
of record.
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