
 

 

 
ZONING BOARD OF APPEALS APPLICATION 

 
 
Project Name, If Applicable: _______________________________________________________________________ 

Project Street Address: ____________________________________________________________________________ 

Section: __________ Block: __________  Lot(s):_________________________________        Zone:______________ 

Applicant:_______________________________________________________________________________________ 

Address:________________________________________________________________________________________ 

City: ______________________________________ State: ________________  Zip: __________________________ 

Phone #:___________________________________       Email:_________________________________________ 

Owner:_________________________________________________________________________________________ 

Address:________________________________________________________________________________________ 

City: ______________________________________ State: ________________  Zip: ___________________________ 

Phone #:_____________________________________      Email:__________________________________________ 

 

Application is for: 

__________ An interpretation of the Zoning Law or a determination by the Superintendent of Buildings 

__________ Area variance(s) _____________________________________________________________ 

__________ Use Variance _______________________________________________________________ 

__________ Special Permit Use ___________________________________________________________ 

 

Description of the proposed project and nature of the interpretation, variance(s) and/or special permit being 

sought:__________________________________________________________________________________________

________________________________________________________________________________________________

________________________________________________________________________________________________

________________________________________________________________________________________________

________________________________________________________________________________________________ 

________________________________________________________________________________________________ 

 

 

 

List Sections 

List Sections 

List Sections 

Aviles Residennce

87 Kensington Rd, Bronxville NY 10708

23 6 22 Res B

Victor Aviles

87 Kensington Rd

10708

10708

x 310-11J, 310-22 D, 310-11D4 (a)

310-1 lJ - No parking space shall be located in any front yard; Proposed new parking space in the front yd.

310- 22 D - Proposed driveways shall be setback 3ft from any side lot line; Proposed less than 3ft .
310-1l D 4 (a) - Fence & Walls - max combined ht - 6-1/2'; Proposed 7'- variance required - 6" for fence wall ht.

310-1l D 4(a) - Fence & Walls - required to be not more than 1/2 solid - stone retaining wall requires a variance.

Bronxville NY

646-402-2392 victor_h_aviles@outlook.com

Victor Aviles

87 Kensington Rd

Bronxville NY

victor_h_aviles@outlook.com646-402-2392





 

 

 
Zoning Compliance Analysis 

 
 
Property Address:__________________________ 
 
Zoning District: ____________________________ 
 
Flood Zone: Yes:____ No:____ 
 

ZONING 
STANDARD REQUIRED EXISTING PROPOSED STATUS 

BUILDING USE     

LOT AREA     

LOT WIDTH     

LOT DEPTH     

FRONT YARD
  

    

SIDE YARD #1     

SIDE YARD #2     

REAR YARD     

HEIGHT 
(Feet & Stories) 

    

BUILDING 
COVERAGE 

    

USABLE OPEN 
SPACE  

    

F.A.R.     

PARKING     

     

All applications for additions to submit complete detailed finished grade and FAR calculations, and completed 
F.A.R. computation worksheet on reverse, submission to be stamped by the design professional of record. 

Are any variances required (or were any variances approved by the ZBA) that are not listed on the table 
above? ___Yes ___No  

If yes, describe all additional variances: ________________________________________________________ 

______________________________________________________________________________________________ 
 Form Prepared By:  Name (Print):_________________________________________________ 
 
    Signature: ___________________________________________________ 

8 Kensington Rd

Residence B

x

Residence Residence No Change

12000.0 6899.3 No Change

80.0 62.50 No Change

100.0 110.39 No Change

20.0 40.15 No change

12.0 8.39 No Change

12.0 12.86 No Change

30.0 26.6 No Change

30/2.5 25.7/2.5 No Change

25% 17.8% No Change

400.0 4661.3 4337.3

1 1 2 Exst Rear/ Prop Front

Variance Rqd- Parking

x
(1) Proposed parking space in the front yard; (2) Prop side lot line setbk

 to parking is less than 3ft; (3) Proposed fence 6" above allowed; (4) Proposed retaining wall solid > than 1/2 height

Nicholas Faustini



 

 

   
Zoning F.A.R.  Calculation 

 EXISTING PROPOSED SUB TOTAL 

BASEMENT(b)    

1ST FLOOR    

2ND FLOOR    

3RD FLOOR (d)    

ATTIC (d)    

GARAGE (c)    

Existing FAR     

Proposed FAR    

% Increase of FAR    

ACTUAL TOTAL BUILDING FLOOR AREA =  

ACTUAL LOT AREA =  

PERMITTED F.A.R. (From Table, interpolate if necessary) =  

MAXIMUM PERMITTED BUILDING FLOOR AREA 
(ACTUAL LOT AREA   X   PERMITTED F.A.R). = 

 

 
 
 

***Please refer to the Village of Bronxville Municipal Code Section 310- 22 
Supplementary Regulations. 

 
 
 
 
 
 
Calculations Prepared By: Name (Print):_________________________________________________ 
 
               Signature: ___________________________________________________ 

-- - n/a

-- n/a

-- n/a

-- n/a

-- n/a

-- n/a

-- n/a

-- n/a

n/a

n/a

n/a

n/a

Nicholas L Faustini RA
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March 22, 2024 – Revised 05.16.24 
 
Village of Bronxville 
Zoning Board of Appeals 
200 Pondfield Rd 
Bronxville, New York 10708 
 
Re:  Letter of Principle Points, Area Variance Request for:  

87 Kensington Rd Bronxville NY; SBL: 23./6/22; Application#: ALT 074-24:   
 

Dear Chairman Mackintosh and Members of the ZBA: 
 
Please find revised principal points letter for your review and consideration.  
 
Kindly note that our  submission has been revised from the prior submittal  to include the following: 
 

(1) The proposed driveway  has been relocated 3ft away from the north property line to allow for a planter area 
adjacent to the driveway.  The revision also includes a slight reduction in impervious surfaces and 
elimination of the previously cited area  variance for proximity  of the new driveway to side property line. 

(2) The submission has been supplemented to include an exterior rendering of the proposed parking area 
(3) The submission has been supplemented to include front yard street views of the structures north & south of 

the subject property with  photo and tabular analysis of off-street parking 
(4) The submission has been supplemented with letters of support from several neighbors in the area. 

 
We are writing to respectfully request area variance(s) related to the construction of a new one car driveway at the 
front yard of the above referenced single family residence located at 87 Kensington Rd.  The subject property is 
located within a Residence B district composed primarily of Single Family and MultiFamily Residential Structures and 
immediately adjacent to the Metro North Railroad Line. 
 
The addition of the new parking area at the property will not only increase the property value, but provide safe and 
convenient access for the homeowner.  We feel that the benefit of constructing the driveway outweighs the detriment, 
if any, this variance would cause to the neighborhood.   
 
Area Variances Requested /Cited  
1. As per 310-1 lJ - ..."No parking space shall be located in any front yard" .. - proposed new parking space requires a 

variance - installation of a parking space in the front yard. 
2. As per 310- 22 D Parking in front yards prohibited in residential districts. ...not permitted within front yard . In addition, 

all driveways shall be setback at least 3 feet from any side yard lot line... Variance is required for parking in front yard 
and for less than 3 feet to the side yard lot line. 

3. As per 310-1l D 4 (a) - fence & walls- max combined ht-6-1/2' proposed; 7'  variance req'd- 6" for fence wall ht  
4. 310-1l D 4(a) - fence and walls - required to be not more than 1/2 solid - stone retaining wall requires a variance. 
 
It is our understanding that consideration of our application for  area variances for this project includes review of five 
Principle Points or factors, which we respectfully address below: 
 
1. Whether the granting of the requested variance would create an undesirable change in the character of 

the neighborhood or detriment to nearby properties.   
 

Most similar homes in this neighborhood have driveways which provide access to front yard parking or garages 
directly visible from the street.  As the subject residence is considerably set back from Kensington Rd, and the 
first floor elevation is located approximately 2.5 ft below street elevation, the proposed new driveway and parking 
area at the front yard would be a practical solution or alternative to the introduction of a new driveway at the 
south side extending to the rear or side yard of the property.  A new driveway in the rear or side yard would 

 
 
 
 
 
 
nicholas l faustini 

 architect pc 
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considerably add to development/building coverage, disrupt existing mature landscaping and reduce green 
space.  

 
The proposed parking area would be placed at approximate street elevation and surrounded with traditional 
picket fencing and vegetation to soften the appearance. The proposed fencing above street elevation would be 
less than 50% solid, below street elevation the driveway will be surrounded by a stone retaining wall (>50% solid 
and only minimally visible from the street).   The overall design will honor the historic character of the house and 
the surrounding area.  
 
With two new families joining the neighborhood (and their additional cars), this variance will also help alleviate 
what is an increasingly crowded parking environment in both the shared driveway and street side. 
 

2. Whether the benefit sought can be achieved by some feasible method other than a variance.   
 

The slope of the existing site, original placement of the existing home on the property and composition of the 
interior layout of the residence provide difficulties in locating a permitted, more optimal parking area at an 
alternative location on the site.  The owner currently has an existing one car garage located at the rear of the 
property accessed by way of driveway easement through 10 properties at the north.  The access easement is 
approximately 390 ft long.  While seemingly beneficial to the property owner, the board should be made aware 
that the access easement is a narrow driveway, typically bound on both sides by adjacent resident’s parking, 
which often times will not allow our client to turn around his vehicle to egress the property in a forward direction. 
This results in our client needing to proceed in reverse through most of the existing 390 feet driveway, often 
times at night.  It is also important to note that a portion of the subject driveway slopes up approximately 10% 
toward Kensington Rd, making it hazardous to exit in reverse, particularly during extreme weather conditions. 

 
3. Whether the requested area variance is substantial. 
 

We believe the  requested front yard parking area variance is minimal.  The proposed parking area is 12ft wide x 
20ft long and simply long enough and wide enough to park a vehicle off street and off the ROW and 
accommodate  vehicle door swings. 
 
The fencing and wall area variances requested are also minimal as the solid areas of the retaining wall/ fence 
are below street elevation or street view and the height variance request is a function the house and property 
being located at a lower elevation than the street.   

 
4. Whether the requested variance has an adverse effect or impact on the physical or environmental  

conditions in the existing neighborhood. 
 

We do not believe the requested area variance will have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood.  
 
We have proposed the installation of a substantial trench drain and drywell system (above and beyond what 
would be required) to mitigate the anticipated additional stormwater runoff created by the proposed increase in 
impervious surfaces.  The stormwater mitigation design has been proposed to capture the new runoff created by 
the parking area as well as improve the capture of existing stormwater run-off in an effort to redirect and 
store/detain the run-off in recharger (drywell) chambers  below ground, not only at the front by the proposed 
parking area, but also at the rear yard of the property to the benefit of the homeowner and the adjacent 
neighbors.   
 
Additionally, we have reviewed the existing off-street parking conditions along Kensington Rd (approx 350-400 
feet in both directions and both sides of the street) and have provided photo documentation for the Board’s 
review.  Our sample area included 18 structures along the street and we observed the following: 
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Existing Structures with Front Yard Parking:      10 of 18  or  56% (of which,16% have garages) 
Existing Structures with Front Yd Access to Side Yd Parking:  01 of 18  or  06% 
Existing Structures with Front Yd Access to Rear Yard Parking:  07 of 18  or  38% 
 
In consideration of the analysis above, we believe our application would fit well within the context of the existing 
neighborhood as a majority of properties along Kensington Rd already have off-street parking located in the front 
yard or front yard access to off street side or rear yard parking.   We have supplemented our submission with a 
street view rendering and photos of adjacent properties to convey that our proposal will fit well and has been 
designed in a manner to enhance the street view of the property. We have provided a tabular analysis of existing 
properties along Kensington Rd below for reference: 

  
West Side of Kensington Rd  
(10 Structures)  

Dwelling Type Front Yd Parking  Front Yd Access 
to Side Parking  

Front Yd Access 
to Rear Parking  

63-65 Kensington Rd  Semi-Attached  Yes   
67-69 Kensington Rd Semi-Attached  Yes   
71-73 Kensington Rd Semi-Attached  Yes   
73A Kensington Rd Detached   Yes  
75 Kensington Rd Detached    Yes + Garage 
77-83 Kensington Rd  Townhome   Yes + Garage 
85 Kensington Rd Detached    Yes 
87 Kensington Rd  Detached    Yes + Garage 
89-105 Kensington Rd  Townhome     Yes + Garages 
111 Kensington Rd  Townhome    Yes + Garages 

 
East Side of Kensington Rd   
(8 Structures)  

Dwelling Type Front Yd Parking  Front Yd Access 
to Side Parking  

Front Yd Access 
to Rear Parking  

66-68 Kensington Rd  Semi-Attached  Yes   
72-74 Kensington Rd Semi-Attached  Yes   
76-78 Kensington Rd Semi-Attached  Yes   
2 Avon Rd  Detached  Yes + Garage    
3 Avon Rd  Detached     Yes + Garage 
2 Oval Court   Detached Yes + Garage    
1 Oval Court Detached  Yes   
94 Kensington  Detached  Yes + Garage    

 
5. Whether the difficulty is self-created. 
 

We feel that the difficulty is not self-created as the location and orientation of the existing home on the property 
does not allow for a favorable parking area location without significantly increasing development/building 
coverage.  The area also has a history of flooding during extreme weather events and therefore the rear yard  is 
not an ideal location for the creation of further impervious surfaces as the western side of the Kensington Rd 
properties forms a valley between Kensington Rd and the Metro-north train tracks.   
 
We believe complications caused by the slope of the existing site, prior historical flooding of the area and access 
complications related to the private easement, as discussed above, allow our proposed design to provide the 
maximum benefit for the home owner and adjacent neighbors.  

   
Thank you for your consideration of our application.  We respectfully request that the ZBA grant our area variance 
request. 
 
Sincerely, 
Nicholas L. Faustini, AIA, Nicholas L Faustini Architect PC 
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87 Kensington  Rd 
(Front View)  
 

 

 

 
 
87 Kensington  Rd 
 (Rear  View)  
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87 Kensington  Rd 
(Left Side View from rear)  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
87 Kensington  Rd 
 (Right Side View from 
driveway access easement) 
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89 Kensington Rd 
(Neighbor Next Door  
to the North)  

 

 
  

85 Kensington Rd 
(Neighbor Next Door  
to the South) 
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3 Avon Rd 
(Neighbor  across the street 
to the East) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 2 Oval  Ct 
(Neighbor directly  
across the street to the 
South) 
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Rear Driveway access 
easement  through 
neighbor’s parking areas    
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Google Earth View NORTH  
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Google Earth View EAST 
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Google Earth View SOUTH 
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Google Earth View WEST 
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Existing Driveway Travel Distance  to Kensington Rd through Access Easement  
 





Mailing Labels for Property Addresses. Created from Municipal Tax Parcel Viewe http://giswww.westchestergov.com

CAMPBELL J  &

E

3 AVON RD

BRONXVILLE, NY 10708

ALCALA, RICHARD A.

99 KENSINGTON RD

TUCKAHOE, NY 10707

MELLY A J

85 KENSINGTON RD

BRONXVILLE, NY 10708

CAMPBELL J  &

E

3 AVON RD

BRONXVILLE, NY 10708

MELLY M

85 KENSINGTON RD

BRONXVILLE, NY 10708

FROST, VICTORIA

2 OVAL CT

BRONXVILLE, NY 10708

MCDONALD, JOHN M

83 KENSINGTON RD

BRONXVILLE, NY 10708

MURRAY M  &

B

89 KENSINGTON RD

TUCKAHOE, NY 10707

IANNOTTI, LAUREN E

91 KENSINGTON RD

TUCKAHOE, NY 10707

GREALY W  &

B

95 KENSINGTON RD

TUCKAHOE, NY 10707

WEST CO PARK COMM

GARRETT AVE

BRONXVILLE, NY 10708

DEVEREUX, ROBERT

2 AVON RD

BRONXVILLE, NY 10708

AVILES, VICTOR H

87 KENSINGTON RD

BRONXVILLE, NY 10708

COLANGELO JOHN JR

93 KENSINGTON RD

TUCKAHOE, NY 10707

CAMPBELL J  &

E

3 AVON RD

BRONXVILLE, NY 10708

MAKRAS SPYROS

97 KENSINGTON RD

TUCKAHOE, NY 10707

Page 1 of 13/15/2024Created on:

http://giswww.westchestergov.com
http://giswww.westchestergov.com


 
X

 
 
X

 
 
X

 
 
X

 
 
X

 

 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 

 X  X  X  X  X  X  X  X  X 

 
X

 

 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 
 
X

 

Nicholas L. Faustini Architect PC

T 914.329.1518
nlfarchitect.com
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