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Section 2 – The Applicants.

Introductory Letter.

Campground Beer Market Inc. 2022.

We’d like to take a moment to thank you for extending our application’s eligibility. We realize 
that as officers of the village, your duty is to scrutinize and stress-test each and every 
application that comes across your desk. With that in mind, and with the learnings we had 
from our previous meeting in December, we thought it best to provide you with the most 
transparent, detailed presentation of our proposed operations. This presentation is intended 
to provide specific context and color for not only the jurisdictional needs of the zoning board, 
but also for context as fellow citizens of Sea Cliff.
     
We hope that this presentation allows the board to envision the transformation of 
208 Sea Cliff Ave from its past use as an automotive shop and towing service, to a warm 
and inviting addition to the village of Sea Cliff.
 
This effort has always been about adding vitality and beauty to a part of Sea Cliff that we 
believe has clear potential to be something more. We’re excited for the future of this village 
and to bring 208 Sea Cliff Ave. to life with our passion and enthusiasm. 

Information prepared for Sea Cliff Zoning Board of Appeals.
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The applicants.

Section 2.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.
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A Word From 
Ann Kronick Hendrickson, 

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 2 – The Applicants.

I came to Sea Cliff in 1987, my husband Jon's family had emigrated 
here from New Amsterdam in the 1800's. They were very involved with 
Sea Cliff from the start. Various members of the family settled on Bay 
Ave. between 17th and 20th Streets and bordered by Prospect Ave. 
Some of you might know my husband's childhood home as Natalie 
Portman's house since her residence seemed to make it notable. 
You might say they've always been involved with "horsepower" as the 
family horse, Harrison, led the stagecoach from the beach up into 
town for the visiting New Yorkers. They owned the Hendrickson Feed, 
Grain and Hay store where Robert's American Gourmet resides on 
the corner of Roslyn Ave. and Glen Ave.
They owned one of the first garages in town on Roslyn and Fifteenth 
Avenues. Jon's great grandfather, Robert, housed all of the Sea Cliff 
Fire Department's apparatus while the present building was under 
construction in 1932. His grandfather Roy, was the first chief driver of 
the fire department's first motorized Mercedes hose truck.    
  
The Hendrickson family have always been involved in community 
activities such as The Good of the Village, The United Methodist 
Church, Mutual Concerns, Sea Cliff Rotary, the Sea Cliff Elementary 
PCA, Kiwanis' Sea Cliff Mini Mart and the Sea Cliff Yacht Club. Elsie 
Hendrickson, Jon's grandmother, dedicated the book "Gaslight and 
Gingerbread' a photographic recollection of old Sea Cliff to her 
husband, Roy, and the Methodist Church which can be purchased at 
the Sea Cliff Village Museum.
 
With all this history in mind, I am very excited to play a part in 
helping usher in a small part of the next chapter of our beloved 
community. It is my hope that this board, and this town, does as well.  

Thank you,
Ann Kronick Hendrickson. 
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Established in 2018 as a second generation for Hendrickson Real 
Estate, Mittersill Realty LLC was specifically created to help develop a 
more thriving business community in Sea Cliff. Mittersill owns the corner 
from 208, 212 and 216 Sea Cliff Ave. to 39 Roslyn Ave. to 15 10th Ave. 
also known as the proposed Campground Market, DiResta Design 
Collective, Great Expressions and The Metropolitan Bistro. Mittersill is 
owned by Ann Kronick Hendrickson. 

Mittersill Realty.



These are the applicants and people behind this submission. 
Both are local residents of Sea Cliff and fellow beer enthusiasts.

Pete Johnson

Pete has lived in Sea Cliff at 201 Franklin Avenue since the summer 
of 2016 with his wife Tracy, his three children, two cats and a dog. 
Professionally, Pete serves as Executive Vice President, Global 
Executive Creative Director for McCann NY, where he oversees the 
global advertising and creative marketing for Microsoft and other 
clients. Pete is also a screen writer and film director and now 2nd 
year Sea Cliff little league coach.

Emil Lanne

Emil has lived at 46 Dubois Avenue since November 2019. He lives 
with his wife Ruth, and his two children and labrador, Max.
Emil has a background in design and marketing and works as a 
Creative Director for the world’s largest architectural firm, Gensler. 
In his professional capacity, he focuses on future-forward 
experiences that utilize design and technology. Emil has extensive 
experience designing events and interiors for retail, mixed use and 
corporate settings. 

Campground Beer Market Inc. Is an independent C corp formed solely 
for the legal operations of the proposed business at 208 Sea Cliff 
Avenue. Currently, the organization has no other expressed business 
interests or operations other than its plans in Sea Cliff. The company 
was formed in 2021 and has its legal address as 46 Dubois Avenue in 
Sea Cliff, NY11579.

The incorporation letter is attached to this submission
as supportive material. 

Future tenants. Campground beer market inc.

Section 2 – The Applicants.Information prepared for Sea Cliff Zoning Board of Appeals.
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The location.

Section 3.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.
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The Hendrickson garage (which was one of the first in Sea Cliff) was 
built by Jon's Hendrickson grandfather at 208 Sea Cliff Avenue to 
service the foreign cars at his dealership located at 212 Sea Cliff 
Avenue—now known as DiResta Design Collective.

Having the parking lot in between the buildings provided much 

The Location’s History.

Section 3 – The location.Information prepared for Sea Cliff Zoning Board of Appeals.

Campground Beer Market Inc. 2022. Page 8

Having the parking lot between each building provided 
much-needed space for both displaying the vehicles and servicing. 
Jon's father Roy Jr., eventually leased out the garage space to 
Gordon and Harry in the 1970's for the service and minor repairs of 
Mercedes on Gordon's side and domestic as well as foreign 
vehicles on Harry’s side. 



The Location and Its Surroundings

Section 3 – The location.Information prepared for Sea Cliff Zoning Board of Appeals.
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The location of 208 Sea Cliff Avenue sits on 
the block surrounded by Sea Cliff Avenue 
to the south, 10th avenue to the north, 
Main Avenue to the east and Roslyn 
avenue to the west. The lot is part of a 
parcel owned by Mittersill Realty and 
houses several long-standing businesses 
such as The Metropolitan Bistro, K. DiResta 
Collective, and Great Expressions Dental. 
     
The lot is directly adjacent to the Sea Cliff 
post office that sees substantial traffic 
during day, and several food 
establishments like Still Partners, Ill Villagio 
Pizzeria and Tavern 227 that are 
frequented in the evenings. 

 

Campground Beer Market Inc. 2022.
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Section 3 – The location.Information prepared for Sea Cliff Zoning Board of Appeals.

Past use.

Campground Beer Market Inc. 2022.

 Previous to the renovation and re-construction of 208 Sea Cliff 
Avenue, the space was occupied by both G&H Auto and Ray’s 
Towing.

Ray’s Towing was a 24/7 operation with significant noise and visual 
impact to the neighboring community. Neighbors (and the town 
itself) can attest to the myriad of complaints received regarding its 
operations. Traffic flow from Ray’s was significant on the 10th 
avenue side of the property with a steady influx of tow trucks and 
automobiles at all hours. Traffic and noise were ever-present in 
addition to the space being littered with abandoned automobiles, 
car parts and general detritus.

G&H Automotive has sat unoccupied for a number of years. Objec-
tively, the location was an eyesore of peeling paint, broken doors, 
and an unkempt parking lot that invited late night trouble and drug 
use. 
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G&H Auto. 

Campground Beer Market Inc. 2022.

Section 3 – The location.Information prepared for Sea Cliff Zoning Board of Appeals.

Description of business: 
The business operated from the site of 208 Sea Cliff Avenue for 
45 years, until recently when the owner’s lease was up and he 
was ready to retire. The business performed typical mechanical 
services, and as such had frequent traffic and storage of cars in 
the parking lot.  Over the years, the business received many 
complaints due to its noise and overall operation and was 
objectively an eyesore to the main entrance of the village from 
Glen Cove Avenue. In addition, the business did very little to 
maintain the building over the years, and it fell into major 
disrepair. 

Years in business: 
45 Years. The business closed recently, due to retirement. The 
front part of the building and business location has been derelict 
ever since. 

Operating hours:
8 am to 6 pm Monday to Friday.
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Rays Towing.

Description of business: 
The business operated from the 10th avenue side of the property 
for about 15 years. The location was taken over by Ken Uhline of 
Ray's Towing when the previous tenant, John, got sick and could 
no longer continue the existing auto mechanic business. Ray’s 
towing was a 24/7 towing business responding to towing 
assignments at all hours of the day. The operation accumulated 
many complaints over the years due to the noisy around-the-clock 
operation and the spillover of cars parked on the streets around 
the location. Furthermore, the business kept the site in constant 
disrepair and the grounds outside littered with trash and 
abandoned cars.

When lease ran out in 2021, the business was asked to move and 
now operates out of a new location in the Glen Head area. 

Years in business: 
15 years at the location. The business moved in 2021, on the 
request of the owner. The building and business location has 
been empty since. 

Operating hours:
Around the clock operation at all days of the week.

Campground Beer Market Inc. 2022.

Section 3 – The location.Information prepared for Sea Cliff Zoning Board of Appeals.
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The business.

Section 4.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.
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Business Description & Ambition.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.

As the Long Island craft brew movement  
booms—with over 30 different breweries on 
Long Island, and hundreds more in the city 
and state of New York—there is a demand for 
more access to new varieties of beer. 
However, the lack of availability in the 
surrounding area is apparent. 
   
With this in mind, Campground Beer Market 
aspires to be a community-focused retail 
store/tasting room that specializes in 
high-quality craft beer while providing a 
comfortable, low-key alternative destination 
where the community can socialize, relax and 
enjoy a rotating selection of local, national 
and international drafts, cans and crowlers. 

Community Integration:

Our beautiful town is historic, filled with wonderful traditions, amazing 
long-time residents, and yet is also very much in flux. The last few 
years have seen a wave of new, younger residents arrive from New 
York City (and beyond) to start new chapters and families in our idyllic 
seaside village. And while every Sea Cliffian (new and old) loves and 
wants to preserve the charm and character of our town, there is a 
growing frustration of not having more options for socializing, 
connecting and creating an even more tightly-knit 
community—especially in lieu of how isolating and difficult the 
pandemic has been for our normally community-focused home. 
Campground Beer Market is a business venture and idea that seeks to 
fill some of that void.
 

The name:

Campground Beer Market was named purposefully after the methodist 
campground origins of our town to honor our history of inclusivity, 
cheerfulness, and community. And if approved, we hope to set the 
standard for how a new, modern experience can both add new life to 
Sea Cliff while honoring its traditions.

Section 4 – The Business.
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Description of Target Audience.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.

Besides the beer aficionados who will most certainly love exploring 
a curated selection of over 150 SKUs of local, national and 
international craft beer—our intended customers will be members of 
the Sea Cliff community who are looking for an elevated tasting 
experience in a bright, modern, tranquil environment.   
 
We envision Campground as a positive, inclusive destination that 
appeals to all types of people on the North Shore of Long Island. 
We hope to create a friendly and approachable atmosphere that 
appeals both to long term residents of the town, but also to those 
who might be newer to the surrounding area. 
  
The core operating principle for Campground is to, above all things, 
provide a community experience surrounding a service and
 commodity that is very hard to find in the immediate area. 
While there are a small assortment of beverage and beer stores 
within a few miles, none of them are offering a curated, rotating 
selection of craft beer. With this in mind, we think that there is a 
wide appeal to a broad range of customers who are prepared to 
pay a small premium for a higher quality beer and an interesting 
and ever changing selection. 

Section 4 – The Business.
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The lease agreement.

The lease agreement between Mittersill Reality and Campground 
Beer Market Inc. has been negotiated over the later half of 2021.  
   
The lease has been negotiated on behalf of Campground Beer 
Market LLC by Steve Fox Esq. (Fox Law Offices, 25 Roslyn Road, 1st 
Floor, Mineola, N.Y. 11501) and on behalf of Mittersill Realty by Gary 
R. Steinberg, Esq. (Albanese & Albanese LLP, 1050 Franklin Avenue, 
Garden City, New York 11530).

A redacted lease agreement can be found as supportive 
documentation provided with this submission. 

Lease is based on Standard form of Store lease by Real Estate 
Board of New York.
  
Length of lease is set for 5 years.

Liability insurance at a minimum of $1,000,000 is required.

Lease will commence on the 1st of April 2022 on the condition of full 
approval by town Zoning boards of appeal and building 
department.

Tenant is responsible for all utilities (electricity, gas, water) except 
for sewage service.

Tenant is responsible for snow removal.

Tenants are not allowed to construct, install or operate a kitchen or 
any cooking facilities on premise. 

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 4 – The Business.
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Subjects of interest negotiated in the lease:



Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 4 – The Business.

Operational details.

Hours of Operation:
Like many other establishments in the village, our proposed hours of 
operation are 7 days a week from 12-11pm. And while these hours 
might be reduced some days of the week (based on traffic and 
patronage in our initial period of business) our objective is to have 
flexibility as we grow more accustomed to the shopping habits 
of our customers. 

Employees:
We will have anywhere from 1-5 employees servicing the store at any 
given time. The number of employees will be dependent on traffic 
and patronage. We envision several types of employees ranging 
from store manager to stock handlers and we will make every 
reasonable effort to hire local residents so that the business can 
further give back to the village by creating job opportunities.

Deliveries:
Deliveries will be made in the mornings between 8am-12pm on the 
10th Avenue side of the property, through the service door adjacent 
to the parking lot.  

Garbage Pick Up:
Exactly 1 dumpster will be placed towards the 10th Avenue exit of 
the property. Removal will come from the 10th avenue side of the 
property during normal business hours and compliant with Sea Cliff 
sanitation code.  

Bike Rack:
In order to discourage excess traffic, we will install a bike rack to 
further our commitment to a greener Sea Cliff as well as a more 
responsible enjoyment of alcoholic beverages.

Cashless operations:
We envision Campground to be a cashless business in order to 
increase efficiency at checkout, and decrease risk for our employees. 
We will create inventive ways to pay through multiple electronic 
means so that we create equal opportunity for patrons to buy 
products at Campground. 
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Liquor license overview.

Campground Beer Market has applied and been given an 
conditional approval for an alcoholic beverage on premises license. 
This license will allow Campground Beer Market to sell Beer, Wine & 
Cider beverages to patrons on premise, and beer for take-away 
consumption. The sale of food is a requirement for the
license applicants.

Type of License:

Tavern Wine (TW 344)
“Allows a person to serve beer, wine and 
cider in a tavern for on premises consumption. 
A tavern must have, at minimum, a food 
preparation area and menu satisfying the 
Authority’s minimum food requirement. The 
sale of unopened beer to go is allowed. ABC 
Law Sections 81-a and 106. This license is also 
available seasonally.”

Serial Number:
1336589

Letter of conditional approval can be found as supportive 
documentation provided with this submission. 

License allows us to:

Sell Beer, Wine & Cider for on premise consumption.
Sell unopened Beer to go.

License does NOT allow us to:

Sell any alcoholic beverages that are not Beer, Wine & Cider for 
on/off premise consumption. 

Conditions for final approval:

Following conditions needs to be met for the final approval.
 

1. Copy of certificate of authority to collect taxes.
2. Submit a copy of the certificate of occupancy or other such 
document (letter in lieu) issued to the applicant by the local code 
enforcement agency for the premise. 
3. Workers compensation and disability benefits carrier name and 
policy # or submission of certificate of attestation of exemption from 
New York state workers compensation and/or disability benefits 
insurance coverage.
4. Filing receipt.
5. Business phone number.
6. Photos showing premise ready to open and operate.  
 

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 4 – The Business.
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Food offering and operation.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 4 – The Business.

In order to comply with our Tavern (Liquor) License, we are required to 
serve a minimal amount of food. While our intention is not to operate 
as a food destination (and there are no plans to cook on site) we have 
included a proposed menu that will consist of all re-heatable fare that 
will be delivered daily/weekly at the proposed times indicated in the 
operation section.

Sample Menu:

A small food prep station will be in place consisting of an under 
counter refrigerator, three compartments and handwashing sink, 
panini press, microwave and garbage disposal. Food will be served 
on eco-conscious recyclable plates with disposable cutlery. 
THERE WILL BE ABSOLUTELY NO COOKING OF ANY KIND ON 
PREMISE. Hence, no fumes, smoke or exhaust concerns of any 
kind. 

Heated food:

Beef empanada (2 per order). 
Ground angus beef, caramelized sauteed onions, raisins & hard boiled egg filling in pastry.
Served with sides of hot sauces and small mixed leaf salad with dressing.
$13

Chicken empanada. (2 per order). 
Seasoned shredded chicken, sauteed onions & tomatoes filling in pastry.
Served with sides of hot sauces and small mixed leaf salad with dressing.
$12

Veggie empanada. (2 per order). 
Carrots, green beans, corn, peas, onion & potato filling in pastry.
Served with sides of hot sauces and small mixed leaf salad with dressing.
$11

Spinach and Cheese empanada. (2 per order). 
Sauteed Spinach and feta cheese filling in pastry.
Served with sides of hot sauces and small mixed leaf salad with dressing.
$12

Hot Sigmund’s pretzel. The OG pretzel.
Served with a side of dijon mustard.
$5

Hot Sigmund’s pretzel. Truffle & cheddar
Served with a side of Schaller & Weber Dusseldorf mustard.
$6

Hot Sigmund’s pretzel. Everything seasoning.
Served with a side of Schaller & Weber Dusseldorf mustard.
$6

Bites & nibbles:

Salad Parfait jar.
Plum tomatoes, Persian cucumber, bell pepper, shredded carrot and romaine lettuce. Tossed in 
Olive oil & white balsamic. Served with yogurt chimichurri dressing.
$7

Roast beef Two-bite sandwich
Roast beef, swiss cheese, coleslaw, and Russian dressing on pumpernickel squares.
$4

Swedish meatball Two-bite sandwich
Swedish meatball, pickled beet salad, pickle, and parsley on rye bread squares.
$5

Vietnamese Banh-mini sub.
Crunchy mini-sub baguette with ground beef, pickled daikon & carrot, coriander and special mayo.
$7

Brooklyn Piggies Regular (count of 6 per order).
Regular sausage wrapped in croissant pastry.
$8

Brooklyn Piggies Chicken (count of 6 per order).
Chicken sausage wrapped in croissant pastry.
$8

Brooklyn Piggies Spicy (count of 6 per order).
Spicy pork sausage wrapped in croissant pastry.
$8

Jar of pickles.
Assorted spiced fridge pickles in 8oz jar.
$5
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Department of Health Submission Information.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 4 – The Business.

Below you will find all the information we have available regarding 
our Department of Health Submission. While this submission is 
contingent upon both zoning and building department approval—in 
the spirit of full transparency, this gives an overview of the 
requirements that will be part of this submission. 
 
Establishments that prepare or serve ready-to-eat foods for on or 
off-site consumption are required to have a food establishment 
permit. Examples include food establishments, delicatessens, retail 
bakeries, school cafeterias, taverns, as well as mobile units, and 
temporary stands at fairs and festivals. Campground falls into this 
category, and thus will be required to go through the permit 
process. 
 
Prior to construction or renovation of a food service establishment, 
we as operators must submit plans and applications for review. 
The plans should include the floor layout, all culinary equipment 
specifications, plumbing, lighting, ventilation, refuse storage 
facilities, sewage disposal facilities, and similar information.

The checklist for information submitted is as follows:

Completed signed permit application including names & addresses 
of all corporate officers.

Corporate seal or NYS Filing Receipt / IRS Tax ID # / LLC - Articles of 
Organization
NYS Law requires food service operators provide certificates of 
Worker’s Compensation &Disability Insurance coverage listing NC 
Department of Health as the Entity requesting.

Signed NC Department of Health Sick Worker Policy

Certified check or money order for permit fee

Once permit is obtained and inspection is complete, We are 
required to conspicuously post your permit to operate and any 
Nassau County Food Managers certificates. Additionally, we must 
display the following posters/signs:

First Aid for Choking (English, Spanish)

Availability of CPR Equipment

Hand washing signs at all employee hand washing facilities
Nassau County Hand-wash sign (English, Spanish, Chinese)

Notice to Patrons stating “The most recent report of inspection by the 
Nassau County Department of Health is available for your review upon 
request to the person in charge.”
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Description of interior activities and events.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 4 – The Business.

The main purpose of the space will be to serve as a retail 
location/tasting room featuring beers that can be bought at the 
store and brought home for consumption and enjoyment as well as 
onsite. With that in mind we plan to have a state of the art, glycol 
cooled draft line system with a rotating selection of beers avaliable. 
In order to create an environment that blends the ideas of a retail 
shopping experience and community gathering place, we envision 
several types of low-key activities catered toward making the 
experience more enjoyable. And while the following list is NOT 
written in stone, the spirit of transparency compells us to share with 
you our thinking.  

Arcade games and Pinball. 
One or two games.

Ping pong
A table set up up for casual play. 

Games.
A selection of games such as chess or backgammon. 
   
Trivia nights and bespoke events.
Over time we envision hosting special events such as trivia nights, 
quizzes or pop-up’s for patrons in order to attract the local crowd 
and build community and togetherness through the location.  

Private events.
We will offer part of the location up for private events. There will be a 
strict limit on people allowed at these events, and most likely a limit to 
the number of these types of events that are arranged per month so 
that we are not disrupting the normal operations significantly. There 
will be a strict screening of the events and how they are performed so 
that we can ensure an atmosphere and impact that falls in line with 
our overall vision outlined in this submission. 
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Building & site
exterior.

Section 5.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.
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Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.

Building Site & Exterior.

The newly renovated 208 Sea Cliff Avenue is a full rehabilitation of 
the space by JGM construction and now features ADA Compliant 
bathroom, updated electrics and plumbing with sewage connection, 
a reconstructed concrete floor, full HVAC, new energy efficiency 
windows, doors and garage doors. Working hand in glove with the 
owner, Campground will be situated in a bespoke environment 
perfect for our needs as a retail, tasting, and gathering place 
intended to create as little impact on the surrounding residential and 
commercial areas as possible, while bringing back to life a centrally 
located building in the village of sea cliff.    
The garage doors will serve to provide a fresh welcoming indoor/out-
door ambiance in the warmer months with a bright and airy, modern 
feel to keep the positivity going through the winter ones.   

The main parking lot has been re-paved and the retaining walls 
facing the main parking lot have been rebuilt. The drainage of the 
parking lot has been upgraded and rebuilt so that no excess water 
or snow melt goes into Sea Cliff Ave.     

The main customer entrance will be through the Sea Cliff Avenue side 
with access to the back part of the property through a connecting 
staircase and door as well as an outside path from the parking lot. 
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Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.

Render showing approximate apperance
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Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.

Render showing approximate apperance from Sea Cliff Ave.
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Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.

Render showing approximate apperance from Sea Cliff Ave.
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Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.

Exterior lighting and security.
208 Sea cliff avenue.

21 10th Ave.

Main entrance.

4 ft fence.

The following diagram details the exterior lighting and security 
we envision to be installed on the exterior of the building. These 
installations will not only ensure a safer Campground experience 
but also a more community-friendly environment crucial to 
keeping late-night spillover from neighboring bars and food 
establishments at bay while deterring any misbehavior—criminal 
or otherwise.   
Mounted above the two main garage doors on 208 Sea Cliff 
Avenue, and above the service entrance will be decorative LED 
down-lights (see example 1) that creates an illuminated area 
around the building. Color temperature will be 3000K, and the 
lights will be operated from dawn to dusk at all times of the year. 

Mounted to the wall on the larger building and facing east, will 
be a LED flood light (see example 2) 
that illuminates the upper courtyard 
between dawn and dusk and ensures 
that any activity is visible.  

In addition There will be security 
cameras mounted around the perimeter 
of the building that record video 24/7. 
There will be clear signage indicating 
that video recording is in progress. 

Flood 
lights

Security 
camera

Wall light

Wall light

Wall light

Security 
camera

Security 
camera

Security 
camera

Example 1

Example 2
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Traffic patterns.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.
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208 Sea Cliff avenue. Sea Cliff Post Office

21 10th Ave.
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Concrete retaining wall.Concrete retaining wall.
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Exiting cars Entering cars

Entering & Exiting 
service vehicles

Service vehicles 
entering from Main Ave.

Service vehicles exiting 
towards Roslyn Ave.

Service vehicles exiting 
towards Main Avenue.

Service vehicles entering 
from Roslyn Ave.

Cars traveling east. Cars traveling east.

Cars traveling west.Cars traveling west.

Gate

4 ft. fence.

The main traffic for patrons of 
Campground will always be 
directed towards Sea Cliff avenue, 
with cars entering the parking lot 
from the western curb-cut and 
exiting through the eastern 
curb-cut. There will be signage put 
up to ensure that the intended 
traffic flow is followed by patrons 
upon arrival and departure.   
Service-specific traffic (deliveries, 
garbage pickup, employee parking 
and other services) will be directed 
to use the alternative entrance 
facing 10th Avenue.    
   
Service-specific traffic will also be 
encouraged and anticipated to 
come and go during daytime hours 
and on weekdays in order to bring 
as little disruption as possible to 
neighboring buildings and 
residents. Ro

sl
yn

 A
ve

nu
e.
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Parking operation and 
overall impact.
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208 Sea cliff avenue.

21 10th Ave.

Main entrance.

Car entry.Car exit.

Service entrance.

Parking for 3 cars. Parking for 2 cars. Accessible parking.

Bike parking.

Overflow Parking for 3 cars.

Employee Parking for 2 cars.

Ramp.

G
ar

ag
e 

do
or

.
G

ar
ag

e 
do

or
.

9 Ft. 9 ft. 9 ft. 9 ft. 9 ft. 12 ft.

18 ft.

4 ft. fence.

208 Sea Cliff Avenue is unique in the sense that it has a lot of space that 
can be dedicated for parking. This means that the location can operate 
without any significant impact to the overall parking situation in the 
Village of Sea Cliff. The available parking spaces, plus the immediate 
street parking outside the location and the underutilized municipal 
parking on Reservoir Street provides us a multitude of different options. 
We believe that because of this, there are a number of different 
configurations possible for how parking is arranged on the location. 
The chart detailed to the right is what we would consider the ideal 
configuration with approximately 11 parking spots (Option A). But in 
subsequent pages, we have supplied alternate parking plans that allow 
for up to 15 cars. However, the configuration that allows for a high 
number of vehicles on the premises comes with complexities and needed 
modifications to curb-cuts and street markings. We believe there is little 
gain in these modifications as they create complications.

Specific Parking Considerations to note:
The ramp connecting the Sea Cliff Avenue parking 
lot and the 10th Avenue parking area will not be 
operational. And there will never be traffic 
progressing between each side of the property. 
10th Avenue parking is specifically for employees 
and “overflow” parking  as needed in special 
circumstances.  
The 10th Avenue gate will always be locked and 
parking/service-related parking will be at the 
discretion of employees.     

Our preference would be to try to keep our 
parking solution to something simple and 
intuitive that allows for maximum flow and 
access for our patrons. 
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13 spot parking plan - option B.
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15 spot parking plan - option C.
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Overall Exterior 
Operations & Logistics
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Information prepared for Sea Cliff Zoning Board of Appeals. Section 5 – Building & site exterior.

208 Sea cliff avenue.

21 10th Ave.
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Car entry.Car exit.
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Garage door.

The overall layout of the property will be divided to a 
customer facing area facing Sea Cliff avenue, and a more 
service focused area facing 10th Avenue.    
  
This means all patrons will be directed towards the front part 
of the property at most times. Deliveries, trash pickup, 
employee parking and entrances will be limited to the back 
portion of the property. 

Customer area.

Service area.
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Building interior.

Section 6.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals.
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Build Out Overview.

Walk in cooler.

Pinball / ArcadePing pong table.

Communal table. Passage

ADA Bathroom

Retail 
shelving

Retail 
island Soft seating

Glass door 
Merchandisers

Glass door 
Merchandisers

Garbage disposal

Garbage 
disposal

Main entrance

Sta
nd

ing
 ta

ble

Communal tableStaff 
Bathroom

Bar counter & POSService
entrance

Retail 
shelving

This drawing details out the overall footprint and approximate 
configuration of the overall space. The lower part of the building will 
have a focus on retail operations and the bar / food service. The upper 
part of the building will mainly be used as a space to congregate and 
socialize with activities available for the patrons. 
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Conceptual sketch of lower building Interior.
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Conceptual sketch of lower building Interior.
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Section 6 – Building interior.
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Conceptual sketch of lower building Interior.



Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 6 – Building interior.

Interior Flow, Foot Traffic.

The interior of the building has limited options for flow. The main traffic 
will be between the two spaces utilizing the existing stairs and door 
that connects the two parts of the building. Inside of the lower space, 
there will be retail shelving, communal tables and a soft seating corner 
facing Sea Cliff Ave.

During warmer days and ideal weather conditions, one, or two of 
the garage doors might be opened to create an indoor / outdoor 
feeling inside of the lower space. Patrons will still be encouraged to 
use the main entrance at all times to enter and exit the store. 

garage door. garage door. Main entrance.

Passage between spaces.

Se
rv

ic
e 

en
tra

nc
e.

Passage 
between spaces.
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Occupancy, Load & ADA Compliance.

The amount of people that will frequent the premises and the 
potential implications that stem from that are an important factor for 
the board to consider. Your job is to mitigate the risk of a new 
location in town bringing an overbearing influx of people— and we 
understand that this is one of the most Important answers that we 
need to provide. 
    
We feel it’s important for us to emphasize that we are envisioning an 
environment that is relaxed, stress free and uncomplicated. 
We believe that this will only be achievable by reducing the 
capacity of the space and making it less about having a large 
crowd, and more about a manageable group of people in the 
space at any given time having an experience that is fostering 
community and allowing people from all walks of life to have a 
wonderful time together.   
To put it bluntly, we want this to be a more adult place with a focus 
on a friendly and simple atmosphere rather than people getting 
drunk and having a party.

So, we have developed the interior and overall activities with this 
goal in mind. This means we have made choices that create limited 
seating, and configurations of the interior that we hope will help 
bring people together in an unpretentious and uncomplicated way 
while also limiting the occupancy to a manageable level. We feel 
this type of approach is inline with community standards and far 
exceeds the positive use of the previous auto-mechanic and tow 
company footprint.  

In regard to ADA compliance, we want to make sure that every 
possible precaution is in place to ensure that people with 
disabilities are able to enjoy the core Campground experience. 

As you will see in our load plans on the next page, we have mapped 
out the antipated load using our interior design in the typical and 
daily operation of the location. In the typical configuration of the 
space, you will find that the occupancy is at about 25 people per 
building at a maximum of 50 people in total. 
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21 10th Ave.

208 Sea Cliff Ave.

Anticipated load plan.
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This plan details out the anticipated capacity in each 
of the buildings. Please note that the exact 
configuration of the layout might be tweaked and 
changed as plans are finalized. 

Upper building:

5 Standing room

16 seats around communal tables.

1-2 staff members.

Lower building:

4 general shoppers in retail section of space.

8 seats around large communal table.

5 placements by standing bar by window.

5 seats in soft seating group by window.

2 placements by Bar counter.

1-3 staff members.
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Track lighting

Speaker location.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 6 – Building interior.

Interior Lighting & Audio Specifics.

The ambiance and atmosphere will be heavily influenced by the overall 
lighting design and audio experience. As such, it will be an important 
detail in our vision of creating a warm, inviting environment. The chart 
below details how we will be augmenting the building with additional 
lighting and speakers.

Our internal lighting will be based on a track lighting system that allows 
us maximum flexibility in how the lights are distributed throughout the 
space and will help give a retail feel to the location.   

The speakers will be play music at a reasonable volume in the 
interest of creating an enveloping and pleasant accompaniment to 
the interior and location. Thanks to the multitude of speakers placed 
throughout the space, we are hoping to create a soft and gentle 
soundscape. Think retail-level volumes you migh thear at Starbucks.
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The future of Campground.

Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 7 – Future ambitions.

Page 43

It is worth noting that during our December zoning board meeting, we were continuously 
asked of our ambitions for the space in the future. These questions were specific, pointed and 
seemingly mission critical to the board’s full assessment of this application. At the time, we 
were advised to not speak about these ambitions and to only focus on the change of use 
narrative. It became very clear that the ambitions of the Campground business must be 
addressed in full transparency to accommodate the zoning board’s favor.
 
With that  in mind this section will focus on a proposed phased approach and how we would 
like to develop the space to create a community hub, but to also increase our profit margins 
in the most respectful community-forward manner. 

Many we spoke to regarding this issue advised us to hide our ambitions in an effort to slowly 
ease into favor with the town. And while that may seem like a diplomatic approach we heard 
loud and clear the annoyance the board feels when applicants return to amend their 
ambitions. Obviously, we do not want to find ourselves subject to that criticism as well as 
finding ourselves restricted from executing our business plans. As a result, we feel it is 
extremely important to be as honest and open as possible.



Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 7 – Future ambitions.

Description of our phased approach.

The Campground beer market venture is a undertaking that will require 
a huge amount of effort to get off the ground. With that in mind we 
emphasize and communicate the hope that we will be able to grow 
and expand on the business in a multitude of ways. As such, we are 
thinking about this venture as something that will evolve over time, 
biting off one chunk after another.

 

We do want to make it abundantly clear that the ideas and 
aspirations featured in this section are NOT part of the 
consideration at this point in time, but rather a glimpse into our 
vision of the venture’s future. 

2021 2022 2023

J F M A M J J A S O N D J F M A M J J A S O N D

 Our anticipated timeline.

Approvals and 
submissions.

Build
out.

Soft opening

Phase 1 Phase 2

Page 44



Campground Beer Market Inc. 2022.

Information prepared for Sea Cliff Zoning Board of Appeals. Section 7 – Future ambitions.

Delivery service.

In order to create convenience and ease of access, we think a 
delivery service would be an excellent addition to the business. This 
would allow patrons in the immediate area to place orders and 
have beer delivered to their home. There could be on-demand 
deliveries, or other solutions like weekly subscription services that 
would deliver a selection of beers on a frequent basis.

Initially, this ambition might be realized using delivery platforms such 
as Uber Eats, Postmates etc, but over time, we would hope to add 
local delivery people and use eco-friendly and eye catching modes 
of transportation. 

Delivery area
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Outdoor seating & games.

208 Sea cliff avenue.

21 10th Ave.

Main entrance.

Alternative 
entrance.

Goods delivery

Garbage 
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Garage door.

Gate

4 ft fence.

Gravel courtyard.

Seating for 24 guests.

Picnic table

Picnic table

Picnic table

Picnic table

4 ft fence.

In similar fashion to many of the other establishments in Sea 
Cliff (and anywhere else really), our ambition is to add 
outdoor seating to our offering in the warmer summer months.
The plan to the right shows a sketch of how we think outdoor 
seating could be added to the location in a respectful 
manner with limited hours of operations to promote a 
neighbor-friendly atmosphere.

In this scenario, a small number of picnic tables would be 
located on the back half of the property facing 10th Avenue, 
and additional fencing would be installed to create privacy 
and ensure that the impact on the surrounding area would be 
minimal.

Outdoor seating is NOT part of this application to the 
zoning board of appeals, and this outline is only indicative 
of potential plans that may be presented to the board at a 
future date. We include it as a gesture of good faith as, 
again, the board asked a number of times of our 
thoughts/ambitions regarding this matter. 
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Full day operation.

As of now we envision a operating model that is focused on beer 
sales between the hours of 12-11PM, but we believe there is great 
potential to expand the operation to morning hours also.

In this scenario we would add a barista and coffee station to the 
upstairs part of the building to create a desperately-needed, 
tranquil work from home space with powerful wifi during morning 
and afternoon hours. 

We believe this is yet another way that the location can give back to 
the village and provide a much needed alternative to the home 
office considering the shifts many of us are seeing in workplace and 
office culture. 
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List of supportive documents attached.

Survey of property.
(1 page.)

Redacted Rental lease and 
rider. (24 pages)

NYS SLA Approval
(2 pages)

Campground Beer Market 
incorporation documents.
(3 pages)

As mentioned throughout this document, there are several supporting 
documents that we are providing in the effort of giving the board as 
complete picture as possible of all details of this application. Please 
find the following PDF’s as attachements. 
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Short Environmental Assessment Form 
Part 1 - Project Information 

Instructions for Completing 

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 based on 
information currently available.  If additional research or investigation would be needed to fully respond to any item, please answer as 
thoroughly as possible based on current information. 

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the 
lead agency; attach additional pages as necessary to supplement any item. 

Part 1 – Project and Sponsor Information 

Name of Action or Project: 

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 

E-Mail:
Address: 

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO YES 

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES 

3. a. Total acreage of the site of the proposed action?     __________ acres 
b. Total acreage to be physically disturbed?     __________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres 

4. Check all land uses that occur on, are adjoining or near the proposed action:

Rural (non-agriculture)       Industrial        Commercial        Residential (suburban) 

 Aquatic   Other(Specify):Agriculture

□  Urban

□  Forest 

SEAF 2019

Parkland

http://www.dec.ny.gov/permits/90156.html
http://www.dec.ny.gov/permits/90178.html
http://www.dec.ny.gov/permits/90533.html
http://www.dec.ny.gov/permits/90533.html
http://www.dec.ny.gov/permits/90380.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90390.html
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify: ________________________________________________________________________________ 

NO YES 

8. a.    Will the proposed action result in a substantial increase in traffic above present levels?

b. Are public transportation services available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near the site of the proposed
action?

NO YES 

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable water: _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

NO YES 

13. a.   Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

12. a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
which is listed on the National or State Register of Historic Places, or that has been determined by the
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the
State Register of Historic Places?

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for

http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90454.html
http://www.dec.ny.gov/permits/90470.html
http://www.dec.ny.gov/permits/90492.html
http://www.dec.ny.gov/permits/90497.html
http://www.dec.ny.gov/permits/90507.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90512.html
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14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

□Shoreline     □ Forest       Agricultural/grasslands        Early mid-successional

Wetland       □ Urban       Suburban 

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES 

16. Is the project site located in the 100-year flood plan? NO YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe: 
_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

18. Does the proposed action include construction or other activities that would result in the impoundment of water
or other liquids (e.g., retention pond, waste lagoon, dam)?

If Yes, explain the purpose and size of the impoundment:______________________________________________ 

____________________________________________________________________________________________

_ 

NO YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

20.Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed)            for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________ 

NO YES 

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF 
MY KNOWLEDGE 

    Date: _____________________ Applicant/sponsor/name: ____________________________________________________ __________________________   

Signature: _____________________________________________________Title:__________________________________

http://www.dec.ny.gov/permits/90194.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90565.html
http://www.dec.ny.gov/permits/90575.html
http://www.dec.ny.gov/permits/90580.html
http://www.dec.ny.gov/permits/90580.html
http://www.dec.ny.gov/permits/90585.html
http://www.dec.ny.gov/permits/90585.html
http://www.dec.ny.gov/permits/90590.html
http://www.dec.ny.gov/permits/90590.html
http://www.dec.ny.gov/permits/90595.html
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            Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form 
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by 

the project sponsor or otherwise available to the reviewer.  When answering the questions the reviewer should be guided by 

the concept “Have my responses been reasonable considering the scale and context of the proposed action?”    

No, or  

small 

impact 

may 

occur   

Moderate 

to large 

impact 

may 

occur 

1.  Will the proposed action create a material conflict with an adopted land use plan or zoning

regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

3. Will the proposed action impair the character or quality of the existing community?

4. Will the proposed action have an impact on the environmental characteristics that caused the

establishment of a Critical Environmental Area (CEA)?

5. Will the proposed action result in an adverse change in the existing level of traffic or

affect existing infrastructure for mass transit, biking or walkway?

6. Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

b. public / private wastewater treatment utilities?

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

9. Will the proposed action  result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10. Will the proposed action  result in an  increase in the potential for erosion, flooding or drainage

problems?

11. Will the proposed action create a hazard to environmental resources or human health?

SEAF 2019

http://www.dec.ny.gov/permits/90161.html
http://www.dec.ny.gov/permits/91098.html
http://www.dec.ny.gov/permits/91098.html
http://www.dec.ny.gov/permits/91103.html
http://www.dec.ny.gov/permits/91399.html
http://www.dec.ny.gov/permits/91404.html
http://www.dec.ny.gov/permits/91404.html
http://www.dec.ny.gov/permits/91414.html
http://www.dec.ny.gov/permits/91414.html
http://www.dec.ny.gov/permits/91419.html
http://www.dec.ny.gov/permits/91419.html
http://www.dec.ny.gov/permits/91424.html
http://www.dec.ny.gov/permits/91429.html
http://www.dec.ny.gov/permits/91429.html
http://www.dec.ny.gov/permits/91434.html
http://www.dec.ny.gov/permits/91434.html
http://www.dec.ny.gov/permits/91439.html
http://www.dec.ny.gov/permits/91439.html
http://www.dec.ny.gov/permits/91444.html
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 

particular element of the proposed action may or will not result in a significant adverse environmental impact, please 

complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 

have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 

determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 

probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-

term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 

environmental impact statement is required. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 
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To the Sea Cliff Zoning Board, 
 
My name is Heather Fichtl and I live at 70 Ransom Avenue.  I have lived in this village for 10 years 
with my husband, Todd Fichtl, and two sons.  My husband grew up in the area, riding bikes and 
running through the streets of Sea Cliff with his friends.  We chose Sea Cliff as our home because 
we felt it focused on family and community, giving our children a place to play with friends like 
their father while enjoying the beauty of what the village had to offer. 
 
It has come to our attention that there is a permit pending for a beer hall/beer store with indoor 
and possibly outdoor seating in Sea Cliff at 208 Sea Cliff Avenue.  This is the information I am 
currently aware of.  Please advise us if we are mistaken in the permit use of this space. My 
husband and I strongly oppose such a business being approved for the following reasons. 

 
1) Approving the variance at this location, which would add yet another bar type/alcohol 

selling establishment, is unnecessary and excessive.  The market for purchasing alcoholic 
beverages in Sea Cliff is already saturated within our very small one square mile residential 
community. In addition to the many restaurants we have within walking distance, there is 
Village Wine Merchant, Glen Cove Liquor near corner of Glen Cove Avenue and Glen 
Avenue, Cove Discount Liquors, which is moving to Glen Cove Avenue between Horace 
Place and Lafayette Avenue in Sea Cliff and Glen Cove Beer Distributors on Sea Cliff Avenue 
by North Shore Farms. 

2) If indeed it is a bar type establishment, the existing Sea Cliff restaurants, which also serve 
food and are family friendly, would be negatively impacted.  As many in the restaurant 
business are aware, monies earned from the sale of alcoholic beverages are significant to 
their bottom line profits.  This stream of income could be stripped away from our local 
favorites, and possibly put them out of business, especially given that they are still 
struggling to recoup losses during the height of the pandemic.  These businesses have been 
serving our village for years and they deserve our valued loyalty and support. 

3) Sea Cliff has extremely limited parking. There are times during the day and often in the 
evenings, especially weekends, when vehicles are trolling the streets looking for a parking 
space. An additional business of this type would exacerbate the parking issues even 
further. 

4) A beer hall/beer store would encourage more people to drive through the residential 
streets of Sea Cliff for the sole purpose of buying and drinking alcohol and then driving 
back through those same streets possibly intoxicated.  The streets are extremely narrow 
and Sea Cliff is a walking community.  Such a business would further endanger the lives of 
the many adults and children walking the streets and walking their dogs, especially in the 
evening.  

5) Finally, allowing a drinking only establishment in Sea Cliff or even a beer-selling distributor 
at this village location, would take away from the safe family-friendly small town charm of 
our village.  This could negatively impact the real estate value of the homes in our 
community. 

 
Thank you for your time and consideration. I trust that you will make the right decision for our 
community. 
 
Regards, 
Heather Fichtl 
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