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Zoning Board of Appeals Application 
 
Section 17, Description of the problem, or reasons for the application, that support the request for relief: 
 
ZC Section 138-902 Uses permitted by special permit: The following uses are permitted by special permit 
in the Business B District: 

A. Any uses permitted in the Business A District by special permit, subject to standards and 
restrictions set forth therein. 
 

The applicant proposes to change the hours of operation of the service station to 6AM to 12AM daily. 
 

Response:  BP Products, North America (BP) mandates that all of its facilities offer fuel dispensing 
24 hours a day, 7 days per week, unless a local restriction exists precluding it.  In these instances, BP 
is willing to reduce the hours of operation but requires a minimum 18 hours a day and be open from 
6:00 AM to 12:00 AM each day.  BP’s rationale for being open the maximum hours allowed by code 
is to provide consistency in its customer offerings across its entire chain of stores as best as possible.  
Not only can the customer expect top quality reliable fuels for sale at a reasonable price, but they also 
come to expect a clean, safe and pleasant facility where the equipment is operating properly, there is 
a canopy to protect them from the elements while they are fueling their vehicles, and that the station 
will be open when they need it to be.  While traffic is lighter on the roadways fronting this property 
during nighttime hours, a key benefit of maintaining nighttime fueling operations is enhanced safety 
of the subject property as well as the surrounding area by having someone present to the greatest 
extent possible.  If a motorist or passer-by is in trouble, the open station serves as a safe haven for 
them to get inside and seek help from family members or law enforcement as may be necessary.  In 
terms of the impacts on crime, there is no disputing the fact that individuals who may be considering 
committing a nefarious deed will tend to avoid an open/ lit facility where every move they make is 
captured both by a live Attendant and a security camera system than one which is closed/ dark.  
Simply stated, the inarguable fact is that when the station is open, it and the surrounding area are 
safer.   In addition, the Village has many residents (Police, Firemen, First Responders, Doctors) who 
work off-hours who appreciate that this facility is open to serve them on their way to/ from their jobs 
while most of the rest of the world is asleep.  Finally, with the station to be closed from 12:00 AM to 
6:00 AM, the lights will be turned off thereby complying with ZC Section 105-7 “Illumination” 
dictating that illuminated signs must be turned off by 12:00 midnight of each day.  

 
ZC Section 138-916 Accessory buildings: In addition to the requirements heretofore imposed, the following 
additional restrictions are places on the erection of accessory buildings: 

 
A. No accessory building shall be erected in any front yard. A porch constructed of existing in the 

front yard in the front yard and connected to the front wall of the principle building shall be 
excluded from this Subsection A unless such porch is heated or air conditioned by mechanical 
means.  

D.  The maximum gross floor area of an accessory building shall be 500 square feet.  
E.   An accessory building shall not exceed a height of 15 feet.  
F.   Only one accessory building having a gross floor area in excess of 120 square feet and a                      

height of eight shall be permitted on a lot. Construction or replacement of three or more accessory 
buildings on a lot shall be permitted only upon application to and issuance of a variance by the 
Zoning Board of Appeals. For purposes of this Subsection F, air conditioner condenser units shall 
not be deemed accessory buildings.  
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The applicant proposes to construct a 30ft x 48ft canopy and relocate the vacuum unit. 
 
Response:  The proposed canopy will serve to shield customers and employees form inclement 
weather and U/V rays during vehicle fueling operations. The 30’x 40’ overall dimensions are the 
minimum required to provide adequate coverage for vehicles parked at the fueling dispensers. The 
canopy is located over the existing fuel dispensers, and as such, its location is dictated by the location 
of the dispensers without ability to set it back any further from Glen Cove Avenue. The proposed 18’ 
overall height is fixed by the minimum required 15’ underside clearance to allow tanker trucks to 
access the station safety plus a 3’ canopy fascia height.  
 
The existing vacuum station is being relocated approximately 7 feet to the east to accommodate the 
delineation of additional of additional on-site parking stalls along the southernly side of the site. The 
vacuum is proposed to be relocated to the minimum required front yard setback of 15’ from Glen 
Cove Avenue.  
 
ZC Section 138-1006 Size of park spaces, regular loading spaces, loading berths and aisles for various 
angles of parking: 
 

A. The minimum required size of each parking space shall be nine feet by 20 feet, and, in addition, 
there shall be aisles providing a minimum width for ingress, egress and maneuvering areas, as 
follows: (1) For ninety-degree parking, the minimum required front yard setback of 15’ from Glen 
Cove Avenue.  

 
The applicant proposes to construct a handicap parking area with a width of 8ft where 9ft is the required 
minimum and have an aisle width of 15ft where 24ft is the required minimum. 
 
Response: The proposed handicap parking and loading stalls are each 8’ wide in compliance with 
American with Disabilities Act (ADA) standards for same. The overall handicap parking area is 
therefore 16’ wide by 20’long as is provided with the minimum required 24’ backup aisle.  
 
ZC Section 138-1002 Parking space requirements: The following number of off-street parking spaces shall 
be provided and satisfactorily maintained by the owner of the property for each building hereafter erected 
or used, or the use of which is intensified, for any of the following purposes: 
        
      S.    Any use not otherwise expressly provided for herein: to be determined by the Planning Board  
             during site plan review.  
 
The applicant proposes to reconfigure the parking area which requires Planning Board review.  
 
Response: On-site parking stalls are being reconfigured to accommodate the installation of code 
compliant handicap parking stalls as well as restriping standard stalls to required dimensions of 9’ x 
20’. It is acknowledged that a Planning Board site plan review will be required for approval of the 
reconfigured layout. 
 
ZC Section 107-4 Review required: Site plan review, as provided herein, shall be required for the following, 
and the Planning Board shall approve, approve with modifications or disapprove applications, as follows: 
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      E.   Any substantial change in topography. For purposes of the section, any change in topography in  
            excess of one foot in height or elevation, at any point of over any ten-foot linear area, in any  
            direction, shall be considered a substantial change.  
 
The applicant proposes to construct an elevated parking area on the northern side of the lot.  
 
Response: In order to accommodate the required handicap parking and loading stalls at the 
maximum allowable slope of 2% in any direction, as required by ADA standards, the raising of the 
designated area will be required. A concrete curb wall bordering the north and west sides of this area 
is proposed in order to effectuate the required slope for these stalls. The proposed curb wall will have 
a maximum height of +-1’ at the northwest corner, which is not a substantial change in topography. 
This curb wall and the associated change in topography will be further addressed with the Planning 
Board site plan review as required for the parking reconfiguration discussed above.   
 
 























































10/19/20 

Village of Sea Cliff 

Zoning Board of Appeals 

300 Sea Cliff Ave 

Sea Cliff, NY 11579 

Sent Via: Email zba@seacliff-ny.gov 

Sent Via: USPS Priority Mail 

Re: Application of PMG Northeast, LLC c/o Blue Hills Fuels LLC of 700 Glen Cove Ave. No: 12065 

To Whom it May Concern; 

Thank you for allowing me to give my input regarding the above referenced application. I 

cannot express more strongly other than to say that I strongly oppose this application. My 

reasoning for such includes but not limited to the following (for the sake of brevity the 

applicable Village Codes appear below but the associated details are omitted): 

§ 138-916 Accessory buildings.

PMG Northeast, LLC c/o Blue Hills Fuels LLC ("Owner") wishes to install a monstrous free

standing cover over the gas pumps. This is unacceptable. There is no other gas station or any 

other comparable business that has such a structure in Sea Cliff. Allowing this ridiculous 

request will set a dangerous precedent that will swing the door open for radical industrial 

growth that is incongruous with the serene life for which Sea Cliff is known. 

Additionally, given the topography any free-standing structure will tower on my property, and 

significantly lower my quality of life and more quantifiable my property value and the value of 

all of my neighbors, well exceeding the Villages minimal notification radius used in this matter. 

§ 138-1006 Size of parking spaces. regular loading spaces, loading berths and aisles for various

angles of parking. 

If the owner wishes to install a handicap parking area there is no acceptable reason why 

they need to contradict Village requirements. This is just another example of a massive 

corporation trying to change and exploit a small-town village. 
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10/19/20 
 
Village of Sea Cliff 
Zoning Board of Appeals  
300 Sea Cliff Ave 
Sea Cliff, NY 11579 
 
Sent Via: Email zba@seacliff-ny.gov 
Sent Via: USPS Priority Mail 
 
Re: Application of PMG Northeast, LLC c/o Blue Hills Fuels LLC of 700 Glen Cove Ave.  No: 12065 
 
To Whom it May Concern; 
 
Thank you for allowing me to give my input regarding the above referenced application.  I 
cannot express more strongly other than to say that I strongly oppose this application.  My 
reasoning for such includes but not limited to the following (for the sake of brevity the 
applicable Village Codes appear below but the associated details are omitted): 
 
§ 138-916 Accessory buildings. 

PMG Northeast, LLC c/o Blue Hills Fuels LLC (“Owner”) wishes to install a monstrous free-
standing cover over the gas pumps.  This is unacceptable.  There is no other gas station or any 
other comparable business that has such a structure in Sea Cliff.  Allowing this ridiculous 
request will set a dangerous precedent that will swing the door open for radical industrial 
growth that is incongruous with the serene life for which Sea Cliff is known.     
   
Additionally, given the topography any free-standing structure will tower on my property, and 
significantly lower my quality of life and more quantifiable my property value and the value of 
all of my neighbors, well exceeding the Villages minimal notification radius used in this matter.   
 
§ 138-1006 Size of parking spaces. regular loading spaces, loading berths and aisles for various 
angles of parking. 

If the owner wishes to install a handicap parking area there is no acceptable reason why 
they need to contradict Village requirements.  This is just another example of a massive 
corporation trying to change and exploit a small-town village.    
§ 138-1002 Parking space requirements 

The Owner and its occupants cannot stay inside their allotted parking now, see pages 8-14 for 
accurate representations of their parking.  Reconfiguring and expanding will only further 

mailto:zba@seacliff-ny.gov
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amplify that problem.  As you can see, they regularly park in an area designated as a 
“sidewalk” by the Village and my many pleas to the Village to ensure they enforce this has 
gone unheeded. I go so far as to say that the Village has essential given this communal 
property to the Owner for free and free of taxes.  This is unacceptable and must be stopped.  I 
have also pled with the Village to establish this area as a conventional sidewalk for (a) the 
safety of residents and children traveling to/from nearby two schools and (b) I have pled for 
the Village to add greenery in the area.  Again, that request has gone unanswered.  I also see 
that the plan of the Owner contains no additional greenery whatsoever.  This further proves 
my point that they are merely a conglomerate that seeks to exploit our small Village.   
 
Additionally, I strongly suspect that the Owners intent is to shift this site from a simple gas 
station to a 24/7 mega-mart/convenience store.  In fact, see below from Google Maps which 
clearly indicates them as such, which is a non-permitted expansion of their business.  Their 
intent to expand parking, increase lighting, and to stay open 24 hours a day makes their intent 
very clear.  This is unacceptable.  There are NO OTHER businesses in the Village of Sea Cliff 
that are open 24/7 and this will set a dangerous precedent.   

 
According, to Zillow, convenience store associated with gas station will result in increased 
traffic flow including increased traffic on Cross St., they site that people will tend to hang out 
at the property, buying lotto tickets, cigarettes, and beer when they gas up.  “These shops do 
nothing to help property values and hurt them significantly according to Zillow.com.”    
 
If allowed, the Owners plan will bring about a significant increase in crime and danger.  
Convenience store hold-ups account for about 6% of all robberies in the nation. One study 
noted that, “Convenience store employees suffer from high rates of workplace homicide, 
second only to taxicab drivers.”  
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Also, allowing them to remain open past their current already long operational time will result 
in an exponential negative impact on the environment and health of me, my family, and my 
neighbors.  A number of compounds injurious to human health are released from gas stations 
during vehicle fueling. These compounds include: benzene, toluene, ethyl benzene, and xylene 
(BTEX).   Benzene is the gasoline constituent most harmful to human health.  Adverse health 
effects of benzene include nausea, cancer, anemia, increased susceptibility to infections, and 
low birth weight. According to the World Health Organization Guidelines for Indoor Air Quality 
there is no safe level for benzene.  As a cancer survivor, I can only suspect that living in close 
proximity caused this terrible disease.  I cannot allow for my family and neighbors to 
exposed to such chemicals at any greater level.  
 
Here are just some studies on the topic: 
 

• A 1993 study published by the Canadian petroleum industry found average benzene 
concentrations of 146 and 461 parts per billion (ppb) at the gas station property 
boundary in summer and winter, respectively. 

• A 2001 study noted median ambient benzene levels of 1.9 ppb in houses up to 328 
feet1 from a service station. 

• A 2003-2004 study conducted in France documented a significant relationship between 
childhood leukemia and living near a gas station. 

• A 2010 study conducted in Spain documented elevated air pollution within 100 meters 
(328 feet) of a gas station. 

• In 2012, Brazilian researchers found that air quality was significantly degraded up to 
150 meters (492 feet) from gas stations. 

• In 2005, the California Air Resources Board probably became the first in the U.S. to 
recommend a minimum public health safety zone between new gas stations and 
“sensitive land uses.” The recommendation appeared in Air Quality and Land Use 
Handbook: A Community Health Perspective. The pre-2005 studies referenced above 
and other research prompted the Board to recommend a minimum 300-foot 
separation distance between new gas stations and “sensitive land uses such as 
residences, schools, daycare centers, playgrounds, or medical facilities.” The State of 
California is widely recognized as having some of the most effective air pollution 
control requirements in the nation.  

• The U.S. Environmental Protection Agency echoed concerns about the health risk 
associated with gas station emissions in their School Siting Guidelines. The USEPA 

 
1 My property lies just over 100 ft from the gas station, see Appendix 1 
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recommended screening school sites for potential health risk when located within 
1,000 feet of a gas station. 

• The 2015 paper contained the following summary regarding the health implications of 
living, working or learning near a gas station stated, “Similarly affected are individuals 
who spend time close to a gas station, e.g., in close by businesses or in the gas station 
itself. Of particular concern are children who, for example, live nearby, play nearby, or 
attend nearby schools, because children are more vulnerable to hydrocarbon 
exposure.” 

• Idling engines, particularly those in large diesel trucks, emit a large quantity of 
particulates into the local atmosphere. These particulates can pose a significant health 
risk for those living near convenience store/truck stops. 

 

§ 107-4 Review required 

The Owners proposal to elevate the parking area on the North and West is unacceptable is it 
directly faces my home.  This will result in light pollution from headlights, additional noise 
pollution and more by being so close to my home.  Indeed, if raised that parking lot will be 
parallel to my homes second floor and thereby cause an unacceptable nuisance.  Further, it is 
critical to note that the entire Eastern portion of the property is essentially flat and they may 
easily designate ADA accessible parking in that region without furthering their goal of turning 
the property into a mega-mart.     

 
§ 105-7 Illumination 

The response of the Owner is particular troubling insofar as they stated, “With the gas fueling 
operations taking place 24 hours a day, 7 days per week…”.  I read this to say that approval 
for them to operate 24/7 has already been granted.  Please advise on this matter 
immediately.  There are NO OTHER BUSINESSES THAT OPERATE 24/7 AND THIS GAS STATION 
SHOULD NOT BE AN EXCEPTION.   

Further, the current code that calls for illumination to be turned off at midnight has NEVER 
OCCURRED at this site despite my many complaints to the Village.  The Owner has a purely 
territorial and dominating view of this property.  As I can see, this is just one in a series of 
locations across Long Island in which the Owner wishes to instill their values and intentions 
regardless of the character and rules of law in the various Villages, Towns, and Cities.  This 
CANNOT BE ALLOWED.  In their response, the Owner stated, “…the existing building acts as a 
solid barrier for the lights against the residential properties located to the west”.  However, 
they were SILENT ON MY PROPERTY WHICH LIES TO THE NORTH.  This omission only further 
proves my point that the light intrusion will be unbearable.  
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In sum, their proposal would create a significant light pollution situation to my home.  The 
constant, unrelentless burden of this onslaught MUST NOT BE PERMITTED.  

 
The entire plan of the Owner is filled with misrepresentations that must not be ignored.  The 
photos presented by the Owner are cleaver lies.  See below: 
 

1. Notice that this photo is taken from the East side of Glen Cove Ave (across the street 
from the gas station).  You will clearly see my home on right side of this picture but I 
believe the photo was taken from such a distance to make it appear as though my house 
is further away from the gas station than is actually is. Additionally, you see an 
onslaught of excessive signage that well exceeds Village Code.   

    
 
 
 
 
 
 
 
 
 
 

2. Note that this photo is taken from the southeastern corner of the actual property  
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3. Again, photo taken from the southeast corner.  Note “sandwich board” sign clearly in 
the way of those traveling in wheelchairs or other assistive devices and other traveling 
on the sidewalk (not their property).  This illustrates their total disregard for the 
disabled and the neighborhood. 

 
 
 

4. Note that this photo appears to be taken from the middle of Glen Cove Ave (East of 
property).  Note my home is cleverly hidden behind the gas pump with the intent to 
obfuscate its existence.  Again, notice the sandwich board outside the bounds of their 
property.  
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5. This is the view from the front of my home.  Note that clothing container is the first 
thing I see when I walk out of my house.  Would you like to see this outside your door? 
Despite my repeated emails requesting that it be moved, Sea Cliff has ignored me.  In 
the Owners statement for the proposed radical change they offer to move this container 
off the property.  This must occur even though their proposal must be struck down.  

 
Further, this photo cleverly omits the MANY tenants that the Owner rents parking 
spaces to (in violation to Village Code). There are landscapers and other blue-collar 
workers that move their trucks out each morning and in each evening as well as an 
excessive number of cars parked throughout the property for days at a time (beyond 
just those being repaired).  The owner/operator has completely ignored the buffer 
zone and Sea Cliff has turned a blind eye.  See below for an accurate representation.   
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The Owners Representation: 
 
Notice the appearance of lack of cars and clutter in lot.  

 
 
Actual Representation: 
 
The owner rents the space behind the gas station, in the buffer zone, to commercial entities 
including this landscaper.  
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Figure 1 

 

 

 

 

 

 

 

 

 

 

 

 

This person works for the landscaper 
who parks his truck in the gated area 
of the gas station each evening.  The 
worker parks his car here, in the 
“sidewalk” every work day. 
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An excessive number of cars parked again, in the buffer zone.  Here are just a few examples: 

Actual Representation: 
The dilapidated cars on the right were there for months.  They are only allowed to have two 
cars there for extended times but they have failed follow that rule time and time again.    

 
 
Actual Representation: Jeep was parked here.  Not in motion.  
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Actual Representation: SUV parked in “sidewalk” 
 

 
 
Actual Representation: 
Notice the high number of cars parked in the lot and in buffer zone.  Also note car parked in 
“sidewalk”.  This is a common occurrence.  Sea Cliff must act to establish this as an actual 
sidewalk and not allow the Owner use of this land for free and free of tax.  
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This truck was stored on property for many months: 
 

 
 
Again, parking in “sidewalk” 
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Accurate representation: 

 
 
 
Accurate representation:  
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Parking on “sidewalk”.  This is putting the children in the area, and those walking to and from 
the nearby schools in grave danger.  Sea Cliff must address this immediately.   
 

 
 
 
 
In sum, I have been a home owner and resident of Sea Cliff for nearly 50 years.  I insist that you 
deny the application of this massive conglomeration, PMG Northeast, LLC c/o Blue Hills Fuels 
LLC of 700 Glen Cove Ave, to grossly and permanently damage my quality of life, my property 
value, and the character of the Village of Sea Cliff and that you enforce the existing codes to 
protect the peace (what little we have of it) of the residents.  I insist that you enforce the 
existing codes and address the excessive signage, illumination problems, pollution, and 
excessive parking immediately.  If permitted, crime in this area will grow exponentially.  This 
area has already been identified as a drug dealing hot-spot by the National Guard (per North 
Shore CASA) and to allow the Owner to stay open 24/7 will turn Cross Street into crime 
haven.  This is another example of the south side of Sea Cliff being forgotten.  As a tax payer, 
and a long-time resident, I insist that my best interests be preserved.    
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Appendix 1 
 
 
 
 

 
 
 
 


	Text1: 138-902, 138-919, 138-1006, 138-1002, and 107-4.


