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AGENDA………………………………………………...............................ZONING BOARD OF APPEALS 

Town Hall – 1 Heady Street 
Cortlandt Manor, NY 10567 

Work Session – Tuesday, July 22, 2025 at 6:30 PM 
 
1.  Discuss Agenda for the Regular Meeting 
 
Regular Meeting – Tuesday, July 22, 2025 at 7:00 PM * 
 
1. Pledge to the Flag and Roll Call 
2. Adoption of the Meeting Minutes for May 15, 2025 
 
3. ADJOURNED PUBLIC HEARINGS 
 

A. Case No. 2025-6 Application of Paola Patino and Miguel Rodas for an area variance for an 
additional curb cut (driveway) for property located at 60 Carolyn Drive. 
 
B. Case No. 2025-7 Application of Claudia Villeda for a side yard setback variance for a proposed 
canopy over an existing outdoor dining area at Yuka’s Restaurant located at 2011 Albany Post Rd. 
 
C. Case No. 2025-8 Application of Go Permit on behalf of Floor & Décor the property of Kitzbuehel 
Realty, LLC for an area variance for additional signage for property located at 2094 E. Main St. (former 
Shop Rite Store). 
 

 *Regular meeting to begin at conclusion of the work session 
 

NEXT REGULAR MEETING THURSDAY, AUGUST 21, 2025  
 

https://us02web.zoom.us/j/86025036009?pwd=LQTZrr6QGveNajamcj6l8IykbJBdUE.1


 

 

ZONING BOARD OF APPEALS FACT SHEET 
 
 
ZBA Member Assigned: BeLoff           CASE NO.: 2025-6 
 
Name of Applicant: Paola Patino/Miguel Rodas 
Owner:   Same 
Address of property:  60 Carolyn Drive 
Section, Block, Lot:   22.8-2-61 
Prior ZBA Case No.:  N/A 
Zone:   R-20 
Lot Size:  21,746 sq. ft. 
 
Request: A variance from Section 261-23, Curb Cuts, single-curb cut allowed, second 

curb cut is proposed. 
 
Staff Comments: The Code Enforcement office received a building permit application on 
April 4, 2025 for the paving of a driveway at 60 Carolyn Drive. The Code Office denied the 
request on June 17, 2025. The house already has a driveway with a curb cut onto Carolyn 
Drive. A second unpaved driveway has apparently existed at the property for several years, 
prior to the purchase of the property by the current owner. An RV is currently parked in the 
second driveway.   
 
 
Variance(s) Requested:  A second curb cut for a proposed driveway. Code permits one 

curb cut.  
 
SEQR: TYPE II – No further compliance required 
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Paola Patino / Miguel Rodas  
60 Carolyn Drive 
Cortlandt Manor, NY 10567 

June 17, 2025 

Re: Proposed Driveway 
 60 Carolyn Drive 

Tax ID 22.8-2-61 

Paola Patino and Miguel Rodas: 
I am in receipt of a Building Permit Application received April 4, 2025 for a Driveway at the above 
referenced premises. 
I must deny this request under the following chapter of the Town of Cortlandt Zoning Code:  261-
23 Curb cuts, K Single curb cut is allowed. Second curb cut is proposed. Request for a variance 
from the Code is required. 
The Zoning Board of Appeals application shall be completed online. If the application is deemed 
complete additional instructions will follow and then the project will then be placed on the agenda 
for the next availible Zoning Board of Appeals meeting.  
Additional information may be required upon subsequent reviews. Technical comments for the 
submission may be issued separately. If you have any questions or comments please feel free 
to contact me by email or at 914-734-1010.   
Sincerely, 

 
Martin G. Rogers, P.E.       
Director of Code Enforcement       
Department of Technical Services     
Cc:  Chris Kehoe, Town Planner 
2025-6-17 60 Carolyn Drive ZBA Denail Ltr.Docx 











 

 

ZONING BOARD OF APPEALS FACT SHEET 
 
 
ZBA Member Assigned: Martinez           CASE NO.: 2025-7 
 
Name of Applicant: Claudia Villeda 
Owner:   VANDG Landholding GRP LLC (Yuka’s) 
Address of property:  2011 Albany Post Rd. 
Section, Block, Lot:   55.18-2-17 
Prior ZBA Case No.:  N/A 
Zone:   HC, R-40 
Lot Size:  Approx. 38,500 sq. ft.  
 
Request: A variance from Town Zoning Code: 307-17, Attachment 5, Table of 

Dimensional Regulations, Non-residential districts, Side Yard Setback, 30.0 
ft. required, 0.0 ft. proposed. 

 
Staff Comments: The applicant is currently pending before the Planning Board (PB 2025-9) 
for Amended Site Plan approval to construct a canopy over the existing outside dining area at 
Yuka’s Restaurant. The applicant appeared before the Planing Board as a New Business item 
on May 6, 2025. Based on the staff review of the application it was determined a variance 
would be needed for the canopy and the applicant has now applied to the ZBA. The Planning 
Board is acting as Lead agent on the application. The survey shows that the existing patio 
extends beyond the property line into the Town right-of-way. This extension may be 
permitted to remain by the execution of a license agreement between the Town and the 
property owner.  
 
Variance(s) Requested:  Side yard variance for a proposed canopy over an existing patio. 
 
REQUIRED      PROPOSED  VARIANCE     % 
 
30.0 ft.      0.0 ft.  30.0 ft.       100% 
 
 
SEQR: TYPE II – No further compliance required 





 



JOHN A. LENTINI ARCHITECT

124 ALLAN STREET 
                                                                                                                      CORTLANDT MANOR, NY 10567 

914-737-2890 
July 8, 2025 

TOWN OF CORTLANDT 
ZONING BOARD of APPLEALS 
Town Hall 
1 Heady Street 
Cortlandt Manor, NY 10567 

Attn: Zoning Board of Appeals Chairman 

Re: 2011 Albany Post Rd, Croton on Hudson, Yukas Latin Fusion Restaurant ZBA-25-7, PBCK-25-8 
       Proposed Canopy 

To All Concerned: 

 The owner seeks to utilize an existing patio, at the referenced restaurant, in order to 
accommodate patrons who prefer to sit out doors. The existing patio, for 32 seats, is limited by the 
weather. Application for a permit to install an open permanent Canopy depends upon approval from the 
Town’s Planning Board, for Site revision, and from the Town’s Zoning Board of Appeals, for relief from 
Area Set Back requirements, and from the Town Board for use of the existing patio that is partly on the 
Town Right of Way (Furnace Dock Road). A permanent will be required from the Town’s Code 
Enforcement. Since concerns with the transmission of Covid-19 many rules involved with using outdoor 
dining including sidewalk tables have been relaxed or even encouraged in many Jurisdictions. The 
referenced business has a hardship-accommodating sidewalk dining, particularly, because there are no 
accessible sidewalks. The existing patio is ideal to use for out door dining, however, erratic weather and 
especially high winds in the area provide difficulties to use reliably. Please find following comments, 
claims or my opinion relative to factors affecting being able to grant an Area variance:  
(1) If allowed the Canopy will be largely concealed from view from the residential zone to the South 
and traffic from the East. The area is largely commercial. The proposal will not alter area substantially. 
(2) The area in question is the only area, adjacent to the building that can safely accommodate out 
doors dining. 
(3) The request is not substantial relative to the existing structure and patio. If proposal involved 
extending the structure with walls and roof it would be considered substantial I believe. 
(4) The area where the Canopy is proposed is already bordered by the buildings shape and will not 
produce a visible anomaly and would probably be un-noticed. The location is several feet above Furnace 
Dock Rd and would not interfere with vehicle or pedestrian traffic. There is a natural noise barrier to the 
North and East where the grade rises abruptly 30 feet. Proposal will not adversely affect the area I believe. 
(5) The patio has existed historically and the present business owner has not preformed any work 
that would be self-created I believe.  

Respectfully 

JOHN A. LENTINI ARCHITECT 

_________________________ 
John A. Lentini RA NY # 23755





















 

2. Variance Request for Directional Signage Size 

Code Reference: Section 245-3(H)​
 Code Language: Directional signs are limited to 4 sq. ft.​
 Proposed: 8 sq. ft. (“Customer Pick-Up” sign)​
 Variance Requested: 4 sq. ft. 

Justification: 

●​ The 8 sq. ft. directional sign is necessary to safely and effectively guide customers to the 
designated pick-up area, a critical function for this high-traffic retail location with curbside 
and bulk order services.​
 

●​ The increased size allows the message to be legible from a distance while driving, 
enhancing traffic flow and minimizing confusion or unsafe stops within the parking lot.​
 

●​ This sign is non-illuminated, discreet in design, and consistent in material and color with 
the main signage package, ensuring visual harmony across the site.​
 

●​ The minor increase in square footage does not compromise the aesthetic of the property 
or the surrounding area and serves a practical operational purpose.​
 

 

Conclusion 

The requested variances are reasonable and necessary to support the business function, 
visibility, and safety of the Floor & Decor store at this location. The proposed signs are in 
keeping with the character of the commercial corridor and are professionally designed to 
minimize any visual impact while enhancing customer experience and public safety. 

We respectfully request the Zoning Board’s favorable consideration and approval of this signage 
variance application. Should any additional details or clarifications be required, we are available 
to provide further support. 

 

 











LETTER MOUNTING SCHEDULE:

C = (3) FASTENERS
U (X2) = (3) FASTENERS EA.
S = (3) FASTENERS
T = (3) FASTENERS
O = (3) FASTENERS
M = (4) FASTENERS
P (X2) = (3) FASTENERS EA.
 I = (3) FASTENERS
C = (3) FASTENERS
K = (3) FASTENERS
DASH = (2) FASTENERS

D : 1  SECTION THRU NORTH WALL @ LETTERSET & RACEWAY

1" JEWELITE TRIM CAP CHEMICALLY BONDED TO LETTER 
FACES AND SECURED TO RETURNS WITH #8 x 1/2 S.S. 
PAN HEAD SCREWS.

ACRYLIC LETTER FACES.

FASTEN LETTERS TO BACKER FACE OF RACEWAY WITH #10 x 3/4" 
ZINC COATED SELF TAPPING TEK SCREWS. SEE SIGN ELEVATION 
ABOVE FOR QUANTITY PER LETTER AND APPROXIMATE PLACEMENT.

EMS 4 1/2" x 4 1/2" EXTRUDED ALUM. RACEWAY WITH
REMOVABLE ACCESS COVERS. SEE SIGN ELEVATION FOR
DIMENSIONS.

.040" x 3.3" ALUM. LETTER RETURNS WITH 1/2" BEND ALONG 
BACK EDGE AND SECURE TO LETTER BACKS WITH 1/2" x 1/2" 
18GA. METAL STAPLES AND SEALED AT RETURN AND BACK 
OVERLAP INSIDE WITH VOC COMPLIANT WHITE LATEX 
CAULKING.

.063" ALUM. LETTER BACKS.

SECURE RACEWAYS TO EXISTING WALL WITH 1/2"-16 x 5"
LONG S.S. SLEEVE ANCHORS. (1) EACH PER MOUNTING POINT.
SEE SIGN ELEVATION ON SHEET (1) FOR QUANTITY AND
APPROXIMATE PLACEMENT.

1/4" DIA. DRAIN HOLES WITH LIGHT SHIELDS IN
LOWEST POINT OF LETTER RETURNS AS REQ’D.

EXISTING WALL AT SIGN LOCATION IS 2" EIFS OVER CMU

2" WIDE x 1/8" 6061-T6 ALUM. MOUNTING CLIPS INSERTED INTO
INTEGRATED CHANNELS AT BACK OF RACEWAY AND TACK WELDED
INTO PLACE. SEE SIGN ELEVATION FOR QUANTITY PER RACEWAY AND
SPACING.

2 OF 3

FLOOR & DECOR

P. SWANPROJECT MGR.

REV.#

DATE

DESCRIPTION BY DATE#

REVISIONS

FD-CL CPU RCW-9.5IN
CH. LTRS.

JH

ENG-216110-S02

2094 E. MAIN STREET
COURTLAND MANOR, NY 01567

04/30/2025

FD-CL-CPU-RCW  NON-ILLUMINATED 9.5” RACEWAY MOUNTED CHANNEL LETTERS
SIGN ELEVATION SHOWING QUANTITIES OF MOUNTING POINTS AND APPROXIMATE PLACEMENT

(FRONT VIEW- NORTH WALL)

NON-ILLUMINATED

SCALE: 3/4” = 1’-0" / 1:16

10'-1 1/4"

9 1/2"

3'-0 3/8" 3'-0 3/8" 3'-0 3/8"

10'-1" RACEWAY

D
1

Engineers Notes:
Install 1/2"Ø HILTI HLC Sleeve anchors or equal with SS washer into existing CMU Block 
per/tec-guide at all typical mounting locations shown above. Provide Sch40 Aluminum pipe 
spacer spanning from mounting plate through to CMU block face at all mounting locations. 
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