






















































DECISION 

FLOOR ARE A RATIO AND REAR YARD VARI ANCES APPROVED  WITH AN 

OVERRI DE. 

 

To: Nicolas  Morisset               ZBA #25-33 

3  Conor Court                Date:  August  6, 2025 

Tappan, New  York        Permit# BLDR- 7305-25 

 
FROM:  ZONING  BOARD  OF APPEALS:  Town  of Orangetown 

 
ZBA#25-33: Application of Nicole and Nicolas Morisset, Owner, for variances from Zoning Code 

(Chapter 43), R-15 District, Group M, Section 3.12, Column 4(floor area ratio: .20 required, with 

.215 proposed, and Column 11(rear yard: 35’ required, with 23.83’ and 22.16’ proposed) for an 

addition at an existing single-family residence. The premises are located at 3 Conor Court, Tappan, 

New York and identified on the Orangetown Tax Map as Section 77.11, Block 1, Lot 28.3 in the R-

15 zoning district. 

 

Heard by the Zoning Board of Appeals of the Town of Orangetown at a Hearing held on Wednesday, 

August 6, 2025 at which time the Board made the determination hereinafter set forth. 
Nicolas  Morisset,  Owner, and Robert Palmerini,  Architect, appeared  and testified. 

Nicolas  Morisset,  Owner, and Robert Palmerini,  Architect, appeared  and testified. 

The following  documents were presented: 

I.   As-built  site plans, 3  Conor Court Residence  dated October 25, 2010 signed and sealed 

by Jon Fellgraff, A.I.A.,  (1  page). 

2.    Architectural plans,  dated May 22, 2025 signed  and sealed by Roberto  M. Palmerini, 

R.A., (3 pages). 

3.    Survey dated October  18, 2000 signed and sealed  by John E.  Collazuol,  P.E., & L.S. 

4.    Computer  generated  pictures  submitted  by the Applicant, Nicolas  Morisset, at the Zoning 

Board Meeting  of August  6, 2025. 

5.    A letter dated July 25, 2025 from Rockland  County  Department of Planning  signed  by 

Douglas  J.  Schuetz, Acting  Commissioner of Planning. 

 
Chairman  Bosco,  made a motion  to open the Public  Hearing which  motion was seconded  by 

Mr.  Bonomolo  and carried  unanimously. 

 
Nicolas  Morisset,  Owner, testified that the previous  owners to this home had put on a addition that 

required  a variance;  that they  would  like to remove  that addition  and replace  it;  that he does  not 

feel that the addition  was done properly;  that there are some concerns  presented  by the County of 

Rockland  Department of Planning,  however  under  the gazebo  is  open  and the Sparkill  Creek  is 

nearly four hundred  and eighty  (480') feet away. 

 
Robert Palmerini, Architect, testified  that the Applicant  is returning  for an additional variance 

than what was previously granted; that this is an irregular lot with easements and sanitary 

sewers;  that the side of the house pitches to a swale; that this is a one story structure  and the floor 

height  is the same as the main house; that this is the  only feasible  location for this addition; that 

the screening  also somewhat  dictates the location of the addition; that the back yard behind this 

property  is condos  and towards  the back of the house  is woods. 

 
Denise  Sullivan,  Deputy  Town Attorney,  in response  to the Rockland  County Department of 

Planning  letter, stated that on the filed subdivision map, 7309, she does not see any reference  to 

any federal  wetlands. 

 
Chairman  Bosco  stated that as this project was sent to the Army Corp of Engineers  for review, 

and they did not respond, or make any comments,  that the Board may to override,  you need a 

comma  after "override" if they see fit, numbers  two and three of the Rockland  County 

Department of Planning  letter that was received. 

 
On advice of Denise Sullivan,  Deputy Town Attorney,  counsel  to the Zoning  Board of Appeals, 

Chairman  Bosco moved for a Board determination that the foregoing  application is a Type II 

action exempt  from the State Environmental  Quality  Review  Act (SEQRA),  pursuant to SEQRA 

Regulations  $617.5 (e) (11), (12), (16) and/or (17); which does not requite SEQRA 73  NMOL 
environmental  review. The motion  was seconded  by Mr. DeRobertis and carried  as follows: 

Chairman  Bosco, aye; Mr.  Bonomolo,  aye; Mr.  Quinn,  aye; and Mr. fr8sis9dy$M&ll 
Castelli  and Mr.  Valentine were absent.                                                  
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