
MINUTES 
BOARD OF APPEALS 

VILLAGE OF SEA CLIFF 
VILLAGE HALL 

300 SEA CLIFF AVENUE 
SEA CLIFF, NEW YORK 11579 

 
June 18, 2013 

 
Present:  Chair   Dina Epstein 
  Members  Ted Kopczynski 
    Jamie Weil 
  Alternate 
    Member  James Toner 
  Village Attorney Brian S. Stolar 
       
    

 The meeting was called to order at 8:00 pm. 

 The Board opened the public hearing on the application of Ronald Doering, 

107 12th Avenue, Sea Cliff to construct a rear covered porch addition and patio, which 

requires variances of the following Village Code provisions to maintain existing 

conditions: (a) 138-404 in that the lot size is 2,400 square feet, where a minimum of 

7,500 square feet is required; (b) 138-406 in that the front line width is 40 feet, where a 

minimum of 75 feet is required; (c) 138-409 in that the width at the setback line is 40 

feet, where a minimum of 75 feet is required; (d) 138-411 in that the side yard setbacks 

are 5.7 feet and 5.9 feet, where a minimum of 10 feet is required; and (e) 138-412 in that 

the rear yard is 9.1 feet, where a minimum of 20 feet is required.  The proposed addition 

also requires variances of the following Village Code sections: (a) 138-413.1 in that the 

rear entranceway encroaches into the height setback ratio plane; (b) 138-416 in that the 

rear entranceway is 4.1 feet from the rear property line, where a minimum of 5 feet is 

required; and (c) 138-1102 in that the addition increases a non-conformity where no 

such increase is permitted.  Premises are designated as Section 21, Block 139, Lot 1219 

1 
 



on the Nassau County Land and Tax Map.  The Board closed the hearing, and reserved 

decision. 

The Board opened the public hearing on the application of Doug and Amy 

Olitsky, 72 Sea Cliff Avenue, Sea Cliff to demolish an existing garage and construct a 

new garage, which requires variances of the following Village Code provisions to 

maintain existing conditions: (a) 138-504 in that the lot size is 9,799 square feet, where a 

minimum of 10,000 square feet is required; (b) 138-506 in that the front yard width is 50 

feet, where a minimum of 100 feet is required; (c) 138-508 in that the front yard setback 

is 13.1 feet, where a minimum of 25 feet is required; (d) 138-510 in that the corner lots 

are required to have a minimum front property line of 100 feet and the existing front 

property line is 50 feet;  (e) 138-511 in that the side yard setback is 10.7 feet, where a 

minimum of 15 feet is required; and (f) 138-512 in that the rear yard setback is 10 feet, 

where a minimum of 30 feet is required.  The proposed construction also requires 

variances of the following Village Code sections: (a) 138-509 in that an accessory 

structure may not be erected on a lot with less than the required width at the setback 

line; (b) 138-514.1 in that the floor area will be 3,005 square feet, where a maximum of 

2,646 square feet is permitted; (c) 138-516 in that the garage will be setback 3.6 feet 

from the side property line and 1.8 feet from the rear property line, where the minimum 

required setbacks are 15 feet and 5 feet, respectively; (d) 138-516 in that the gross floor 

area of the garage will be 550 square feet where only a 500 square foot garage is 

permitted and constitutes a second accessory structure in excess of 120 square feet 

where only one such structure is permitted; (e) 138-1007 in that the new curb cut will be 

3.6 feet from the property line, where a minimum of 4 feet is required and will be closer 

than 8 feet to the nearest curb cut;  and (f) 138-1102 in that the proposed garage will 

increase an existing non-conformity where no such increase is permitted.  Premises are 

designated as Section 21, Block115, Lot 7 on the Nassau County Land and Tax Map. 
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The applicants were not present.  The Board continued the hearing until later in the 

meeting. 

The Board opened the public hearing on the application of Andrew and Kristine 

Janusas, 357 Carpenter Avenue, Sea  Cliff to construct a porch addition and a second 

story addition, which requires variances of the following Village Code provisions to 

maintain existing conditions: (a) 138-506 to maintain a front property line of 97.5 feet, 

where a minimum of 100 feet is required; (b) 138-509 in that the lot width at the setback 

line is 97.5 feet, where a minimum of 100 feet is required; and (c) 138-511 in that the 

side yard setback is 8 feet, 7 inches, where a minimum of 15 feet is required.  The 

proposed construction also requires variances of the following Village Code sections: (a) 

138-513 in that the height will be 35 feet, where a maximum of 30 feet is permitted; and 

(b) 138-1102 in that the proposed additions will increase an existing non-conformity 

where no such increase is permitted.  Premises are designated as Section 21, Block 58, 

Lot 16 on the Nassau County Land and Tax Map.  The Board closed the hearing, and 

reserved decision. 

The Board opened the continued public hearing on the application of Doug and 

Karin Barnaby, 404 Littleworth Lane, Sea Cliff, New York to subdivide a lot with an 

existing non-conforming use into three residential lots and a private roadway, which 

requires variances of the following Village Code sections: (a) 138-501 and 138-1103 to 

increase an existing non-conformity of a property and use, where no such increase is 

permitted; (b) 138-506 to permit a front property line of 92.18 feet on one lot and 25.02 

feet on another lot, where the minimum required front property line is 100 feet; (c) 138-

509 to permit a lot width of 92.18 feet, where a minimum required width of 100 feet is 

required; (d) 138-511 to permit a side yard setback of 11 feet, where a minimum of 15 

feet is required; (e) 138-512 to permit a rear yard setback of 20 feet, where a minimum 

of 30 feet is required; (f) 138-1002 and 138-1001(A) in that the required number of off-
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street parking spaces are not provided; and (g) 138-1007 in that (i) the proposed 

subdivision exacerbates an existing non-conforming condition by creating a property line 

with less than the required 4 foot setback, and (ii) the driveway depicted on parcel B 

exceeds the minimum permitted width of 25 feet.  Applicants also appeal the 

determination of the building department that the proposed subdivision increases a pre-

existing non-conformity.  Premises are designated as Section 21, Block L1, Lot 306 on 

the Nassau County Land and Tax Map.  The Board noted that the application has 

referred to the Nassau County Planning Commission and that no recommendation has 

been provided by the Commission to date.  The Board continued the public hearing to 

July 16, 2013 at 8:00pm. 

The Board opened the public hearing on the application of Sustainable Sea Cliff 

Cooperative, Inc., as licensee, and Aqua New York of Sea Cliff, Inc., as owner, 325 

Prospect Avenue, Sea Cliff, New York to use a portion of the premises for a community 

vegetable farm and related uses where no such uses are permitted pursuant to Village 

Code §138-501.  Premises are designated as Section 21, Block K, Lot 22 on the Nassau 

County Land and Tax Map. A representative of the applicant requested that the hearing 

be adjourned.  The Board granted the request and continued the hearing to July 16, 

2013 at 8:00pm. 

The Board opened the continued public hearing on the application of Peter 

Smorto, Sea Cliff, New York to acquire Carpenter Place, incorporate portions of 

Carpenter Place into two (2) existing lots, which requires variances of the 

following provisions of the Village Code: (a) 138-506 to permit front property lines 

of 54.6 feet, 59.73 feet, and 39.57 feet, where the minimum required for each 

property line is 100 feet; (b) 138-507 to create a substandard lot width; and (c) 138-

1201(C)(1) and 138-1203 to develop an existing substandard lot.  Premises are 

4 
 



designated as Carpenter Place, Section 21, Block 87, Lots 76A and B, and Section 21, 

Block 89, Lots 69 and 135 on the Nassau County Land and Tax Map.  The Board closed 

the hearing, and reserved decision. 

 The Board again called the Olitsky application.  With no applicant present, the 

Board continued the public hearing to July 16, 2013 at 8:00pm. 

 The Board discussed the Doering application.  On motion duly made by 

Mr. Kopczynski, seconded by Mr. Weil, and adopted unanimously, the Board 

determined that the Doering application is a Type II matter under SEQRA which 

requires no further environmental review and that the application for variances is 

granted in accordance with the short form decision annexed hereto. 

 The Board discussed the Janusas application.  On motion duly made by 

Mr. Toner, seconded by the Chair, and adopted unanimously, the Board 

determined that the Janusas application is a Type II matter under SEQRA which 

requires no further environmental review and that the application for variances is 

granted in accordance with the short form decision annexed hereto. 

 The Board discussed the Smorto application.  On motion duly made by the 

Chair, seconded by Mr. Kopczynski, and adopted three votes in favor and Mr. 

Toner abstaining, the Board granted the application for variances in accordance 

with the short form decision annexed hereto. 

 The Board discussed the request of Ms. Lebedeva, 122 Main Avenue, for 

a waiver of a public hearing to extend a special permit previously granted by the 

Board in 2008, which determination was filed on July 23, 2008, authorizing the 

use of the premises as a school of dance and residence.  The Board noted that it 

had received no information indicating that there have been any complaints 
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concerning the use of the premises since the 2008 special permit approval.  After 

such discussion, on motion duly made by Mr. Kopczynski, seconded by Mr. Weil, 

and adopted unanimously, the Board determined to waive the requirement for a 

public hearing and extend the 2008 approval for an additional 5 years from the 

date of the original approval took effect subject to the conditions (other than the 

time period) set forth in the 2008 approval.  

 There being no further business, the meeting was adjourned at 8:45 pm. 

 

    _____________________________  
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DOERING SHORT FORM DECISION 
 
 At a meeting of the Board of Appeals of the Village of Sea Cliff, New York, on 
June 18, 2013, on motion of Mr. Kopczynski, seconded by Mr. Weil, and adopted 
unanimously, the Board, having duly considered the matters brought forth at the public 
hearing and other matters properly within the consideration of this Board and discussed 
the subject application, rendered the following findings and determination: 
  

1. Ronald Doering, 107 12th Avenue, Sea Cliff applied to construct a rear covered 
porch addition and patio, which requires variances of the following Village Code 
provisions to maintain existing conditions: (a) 138-404 in that the lot size is 2,400 
square feet, where a minimum of 7,500 square feet is required; (b) 138-406 in 
that the front line width is 40 feet, where a minimum of 75 feet is required; (c) 
138-409 in that the width at the setback line is 40 feet, where a minimum of 75 
feet is required; (d) 138-411 in that the side yard setbacks are 5.7 feet and 5.9 
feet, where a minimum of 10 feet is required; and (e) 138-412 in that the rear 
yard is 9.1 feet, where a minimum of 20 feet is required.  The proposed addition 
also requires variances of the following Village Code sections: (a) 138-413.1 in 
that the rear entranceway encroaches into the height setback ratio plane; (b) 
138-416 in that the rear entranceway is 4.1 feet from the rear property line, 
where a minimum of 5 feet is required; and (c) 138-1102 in that the addition 
increases a non-conformity where no such increase is permitted.  Premises are 
designated as Section 21, Block 139, Lot 1219 on the Nassau County Land and 
Tax Map. 

 
2. The applicant is the record owners of the subject premises. 

 
3. The requested relief is classified as a Type II action under SEQRA, which 

requires no environmental review. 
 

4. The application was referred to the Nassau County Planning Commission in 
accordance with the streamlining agreement between the Village and the 
Planning Commission, and no response was received from the Planning 
Commission.        

 
5. The relief requested in the application is granted provided that (a) the 

construction shall conform substantially with the plans submitted with the 
application, and (b) all work is performed, and all approvals obtained, within the 
timeframe provided in Village Code §138-1304.  
 

_____________________ 
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JANUSAS SHORT FORM DECISION 

 
At a meeting of the Board of Appeals of the Village of Sea Cliff, New York, on June 

18, 2013, on motion of Mr. Toner, seconded by the Chair, and adopted unanimously, the 
Board, having duly considered the matters brought forth at the public hearing and other 
matters properly within the consideration of this Board and discussed the subject 
application, rendered the following findings and determination: 
  

 
1. Andrew and Kristine Janusas, 357 Carpenter Avenue, Sea  Cliff applied to 

construct a porch addition and a second story addition, which requires variances 
of the following Village Code provisions to maintain existing conditions: (a) 138-
506 to maintain a front property line of 97.5 feet, where a minimum of 100 feet is 
required; (b) 138-509 in that the lot width at the setback line is 97.5 feet, where a 
minimum of 100 feet is required; and (c) 138-511 in that the side yard setback is 
8 feet, 7 inches, where a minimum of 15 feet is required.  The proposed 
construction also requires variances of the following Village Code sections: (a) 
138-513 in that the height will be 35 feet, where a maximum of 30 feet is 
permitted; and (b) 138-1102 in that the proposed additions will increase an 
existing non-conformity where no such increase is permitted.  Premises are 
designated as Section 21, Block 58, Lot 16 on the Nassau County Land and Tax 
Map.  
 

2. The applicants are the record owners of the subject premises. 
 

3. The requested relief is classified as a Type II action under SEQRA, which 
requires no environmental review. 

 
4. The application was referred to the Nassau County Planning Commission in 

accordance with the streamlining agreement between the Village and the 
Planning Commission, and no response was received from the Planning 
Commission.        

 
5. The relief requested in the application is granted provided that (a) the 

construction shall conform substantially with the plans submitted with the 
application, and (b) all work is performed, and all approvals obtained, within the 
timeframe provided in Village Code §138-1304.  
 
 

_____________________ 
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SMORTO SHORT FORM DECISION 

 At a meeting of the Board of Appeals of the Village of Sea Cliff, New York, on 
June 18, 2013, on motion of the Chair, seconded by Mr. Kopczynski, and adopted three 
votes in favor and Mr. Toner abstaining, the Board, having duly considered the matters 
brought forth at the public hearing and other matters properly within the consideration of 
this Board and discussed the subject application, rendered the following findings and 
determination: 
  

1. Peter Smorto, Sea Cliff, New York to acquire Carpenter Place, incorporate 
portions of Carpenter Place into two (2) existing lots, which requires 
variances of the following provisions of the Village Code: (a) 138-506 to 
permit front property lines of 54.6 feet, 59.73 feet, and 39.57 feet, where 
the minimum required for each property line is 100 feet; (b) 138-507 to create a 
substandard lot width; and (c) 138-1201(C)(1) and 138-1203 to develop an 
existing substandard lot.  Premises are designated as Carpenter Place, Section 
21, Block 87, Lots 76A and B, and Section 21, Block 89, Lots 69 and 135 on the 
Nassau County Land and Tax Map. 
 

2. The applicant is in contract to purchase a portion of the premises from the Village 
and owns the remainder of the premises.  The application has been authorized 
by all parties with a title interest in the various portions of the premises. 

 
3. The requested relief is classified as a Type II action under SEQRA, which 

requires no environmental review. 
 

4. The application was referred to the Nassau County Planning Commission in 
accordance with the streamlining agreement between the Village and the 
Commission, and no response was received from the Planning Commission.        

 
5. The relief requested in the application is granted provided that (a) the applicant 

shall obtain all required approvals within 6 months from the date this decision is 
filed with the Village Clerk, (b) the construction shall conform substantially with 
the plans submitted with the application, and (c) all work is performed within one 
year from the date that all required municipal approvals are obtained.  If the 
applicant requires extensions of the periods of time set forth herein, the applicant 
may make such request in writing to the Board and the Board may render a 
determination on the extension period sought. 
 
     _____________________ 
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