MINUTES OF THE MEETING OF THE VILLAGE OF WESTBURY ZONING BOARD OF
APPEALS HELD AT THE VILLAGE HALL, 235 LINCOLN PLACE, WESTBURY, NEW
YORK ON THE 20" DAY OF APRIL, 2026.

PRESENT: Gary Monti
Domenic Abbatiello
Rod Bailey
Eric Dobrin
JoAnne Fresa
Craig Stewart
Gregory Lewis

EXCUSED: Maurice Tallini

STAFF: Anna Vikse, Village Attorney
Joseph Brillantino, Superintendent of Buildings
Pasquale Iannucci, Deputy Clerk-Treasurer

Chairperson Monti called the meeting to order at 7:00 p.m.

L. Pre-Hearing Matters
The Board briefly discussed the matters set for hearing.

IL. Pledge of Allegiance

III.  New Business

A. Application 2026-04-01 of Sardar M. Asadullah Esq., 5 Jaymie Drive
Ms. Vikse read the notice:

Application 2026-04-01 of Sardar M. Asadullah Esq., seeks to construct an outdoor
shed at the property known as 5 Jaymie Drive, Westbury, NY, 11590, which is in
violation of Village Code § 248-6 K(1)(Uses): “Accessory uses on the same lot
with and customarily incidental to any of the above permitted uses, including a
private garage, greenhouse or outdoor shed, not exceeding 100 sq feet in floor area
and eight feet in height and used for storage of garden tools and other household
items only. Except as above permitted, accessory uses shall not include any use
customarily carried on as a business or industry, nor any driveway or walk giving
access thereto, nor any display visible from the street, nor any billboard or
advertising signboard or sign. Accessory buildings shall not be used for residence
purposes. No private garage accessory building shall be placed within 10 feet of
any dwelling on another lot nor within three feet of any property line.” (Required:
shed not to exceed 100 SF in floor area, 8 in height and placed at a minimum of 3’
from any property line; proposed: 256 SF shed, 10.6” high, .75’ (9°) from property
line) The subject property is identified on the Nassau County Tax Map as Section



11, Block 376, Lot 5, Zone: Residence A.

Mr. Asadullah appeared on behalf of the Islamic Center of Long Island. He stated that the
Applicant seeks to legalize and maintain a shed on the property which is oversized and closer to
the property line than is permitted. He explained that the shed in question is between 5 Jaymie
Drive and 3 Jaymie Drive, both of which are owned by the Applicant. 3, 5, 7 and 9 Jaymie Drive
are all owned by the Applicant and are used for Mosque purposes, including senior activities and
a food pantry. He stated that the shed does not offend the character of the neighborhood, that
there are no alternate solutions for the storage problem, that the shed is used for storage for the
food pantry, that the variance is not substantial, and that it will not harm any neighbors. He stated
that the need for the variance is self-created, but that the use serves the community. He stated
that the Applicant would be willing to place a condition on the property that requires ownership
of 3 and 5 Jaymie Drive to be maintained by the Applicant, whereupon, Member Dobrin asked
the Village Attorney whether such a condition would be allowed, and she opined that such a
condition would be allowed in this circumstance. Mr. Abbatiello asked whether the Applicant
would be entitled to special consideration as a religious use, and Mr. Asadullah stated that
pursuant to the federal law Religious Land Use and Institutionalized Persons Act, religious use is
entitled to leniency. Mr. Monti asked for public comment. Ms. Vikse read a letter from a
neighbor objecting to the application. Habeeb Ahmed, a representative of the Applicant,
submitted a letter from a neighbor supporting the application. Mr. Monti asked for a motion.

Mr. Dobrin moved that the Board approve the application, conditioned on the continuation of the
religious use, and subject to 3 and 5 Jaymie Drive continuing to be owned by the Applicant. Ms.
Fresa seconded the motion. The Board was polled, all voting “Aye” (5-0):

Chairperson Monti - Aye
Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye
Alternate Member Fresa - Aye

The Village Attorney will prepare the formal resolution.
B. Application 2026-04-02 of Dennis Oliver, 625 Dartmouth Street
Ms. Vikse read the notice:

Application 2026-04-02 of Dennis Oliver, seeks to construct a front porch and
portico at the property known as 625 Dartmouth St, Westbury, NY 11590, which
is in violation of Village Code § 248, Article V, Section 248-23(Front Yard):
“There shall be a front yard, the depth of which shall be not less than 30 feet. In the
event that any accessory building, including a private garage, which is not attached
to a dwelling is constructed between the building front line of the dwelling unit and
the street line of the lot, the front yard shall be the distance between the building
front line of the accessory building or private garage and the front line of the lot.



This definition shall in no way serve to allow accessory buildings or garages to be
located in front yards in which construction is prohibited by this code.” (Min: front
yard required 30°; proposed: 17.7°) (Note: Existing non-conforming front yard
24.7°) The subject property is identified on the Nassau County Tax Map as Section
11, Block 225, Lot 43, Zone: Residence A.

Dennis Oliver, architect, presented on behalf of Mr. Solomon. He stated that the Applicant
sought to build a roof over patio and front porch, which would be set back from the front
property line by 17.7°. He noted that the existing setback is 24.7’. He stated that a front porch
will not be a detriment to the community, and will give curb appeal to the property. The
Applicant would agree to never enclose the porch. Mr. Monti stated that the porch as submitted
is too deep, and does not comply with the Board’s precedent. He asked whether the Applicant
would consider reducing the porch to 5 deep. The Applicant agreed.

Mr. Monti called for public comment, and hearing none, asked for a motion. Mr. Dobrin moved
that the Board approve the application as amended. Mr. Bailey seconded the motion. The Board
was polled, all voting “Aye” (5-0):

Chairperson Monti - Aye
Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye
Alternate Member Fresa - Aye

The Village Attorney will prepare the formal resolution.
IV.  Old Business
A. Approval of Minutes from March 16, 2026

On motion by Mr. Dobrin, seconded by Ms. Fresa, the minutes were approved. The Board was
polled, all voting “Aye” (5-0):

Chairperson Monti - Aye
Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye
Alternate Member Fresa - Aye

B. Approval of resolution 2025-12-01 of Heather Sanderson, 59 Central Avenue

AREA VARIANCE
APPLICATION OF Heather Sanderson for Salvatore Campagnuolo



59 Central Avenue, WESTBURY, NEW YORK 11590
RESOLUTION

The following Resolution was offered for adoption by Alternate Member Ubaid and
seconded by Member Dobrin:

WHEREAS, the Zoning Board of Appeals of the Village of Westbury has received an
application from Heather Sanderson, on behalf of Salvatore Campagnuolo for variances of the
Village Code, as follows: 248-35, which requires a lot size of at least 7,500 square feet for a two-
family dwelling (required 7,500 square feet; proposed 5,067 square feet); Section 248-36.1, which
allows a maximum building area of 25% for a two-family dwelling (Allowed: 25%; Proposed
32.4%); Section 248-39.1, which requires two side yards, each of which must be at least 10 feet,
and in the aggregate must be at least 30 feet (minimum: 10’ single/ 30’ aggregate, proposed: 5.7
single/ 15.5° aggregate); Section 248-45B, which requires a lot width of at least 75 feet where a
minimum lot area of 7,500 square feet is required (minimum: 75°, proposed: 50.67°), to legalize
and maintain a two-family dwelling at the property known as 59 Central Avenue, Westbury, NY
11590; and

HEREAS, on March 16, 2026, in connection with such application, the Zoning Board of Appeals
received and reviewed the application, held a public hearing and received comments related to the
application; and

WHEREAS, in connection with such application, the Zoning Board of Appeals has
determined that the action is a “Type II” action pursuant to the State Environmental Quality
Review Act (“SEQRA”), and that no further action under SEQRA was required; and

WHEREAS, the Zoning Board of Appeals has given due deliberation to the application
and has performed the required balancing tests and has considered the benefit to the applicants if
the variance is granted, as weighed against the detriment to the health, safety and welfare of the
neighborhood or community by such grant, and made the following findings:

(1) The proposed variance will not produce an undesirable change in the character of
the neighborhood and it will not result in a detriment to nearby properties. The
evidence shows that this house has been used as a two-family dwelling for many
years, and that there are many other similar two-family dwellings in the immediate
area.

(2) The benefit sought by the applicants cannot be achieved by some other method,
feasible for the applicants to pursue, other than through an area variance.

3) The area variances requested are not substantial and are within Board precedent.

4) The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

(5) The difficulty is not self-created.

(6) We hereby determine that the granting of this variance is the minimum variance
deemed necessary and adequate and will preserve and protect the character of the
neighborhood and the health, safety and welfare of the community.



NOW, THEREFORE, BE IT RESOLVED that the application of Heather Sanderson,
on behalf of Salvatore Campagnuolo for variances of the Village Code, as follows: 248-35, which
requires a lot size of at least 7,500 square feet for a two-family dwelling (required 7,500 square
feet; proposed 5,067 square feet); Section 248-36.1, which allows a maximum building area of
25% for a two-family dwelling (Allowed: 25%; Proposed 32.4%); Section 248-39.1, which
requires two side yards, each of which must be at least 10 feet, and in the aggregate must be at
least 30 feet (minimum: 10’ single/ 30’ aggregate, proposed: 5.7 single/ 15.5” aggregate); Section
248-45B, which requires a lot width of at least 75 feet where a minimum lot area of 7,500 square
feet is required (minimum: 75°, proposed: 50.67’), to legalize and maintain a two-family dwelling
at the property known as 59 Central Avenue, Westbury, NY is hereby granted for the reasons
stated above, subject to the following conditions:

(1) The outdoor cellar entrance and stairway must be removed and replaced with an

egress window.

(2) The shower/tub in the basement bathroom must be removed.

3) Any work required herein must be done with the proper permits as may be required

by the Building Department.

DECISION
The question of the foregoing resolution was duly put to a vote as follows:

Chairperson Monti -Aye
Member Bailey -Aye
Member Abbatiello -Excused
Member Tallini -Excused
Member Dobrin -Aye
Alternate Member Ubaid -Aye
Alternate Member Stewart -Aye

Dated: March 16, 2026
Westbury, N.Y.

On Motion by Member Dobrin seconded by Alternate Member Fresa, the form of the
resolution was approved. The Board was polled, with the following result:

Chairperson Monti - Aye
Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye

Alternate Member Fresa

Dated: April 20, 2026
Westbury, N.Y.

C. Approval of resolution 2026-02-01 of David Monge, 286 Fulton Street



APPLICATION NO# 02-01-2026
AREA VARIANCE
APPLICATION OF DEAN KOUTSOUMBIS, FOR DAVID MONGE
286 FULTON STREET, WESTBURY, NEW YORK 11590

RESOLUTION

The following Resolution was offered for adoption by Member Dobrin, and seconded by
Member Bailey:

WHEREAS, the Zoning Board of Appeals of the Village of Westbury has received an
application from Dean Koutsoumbis, on behalf of David Monge for variances of the Village Code
as follows: Section 248-22, which allows a maximum building are of 30% of lot area (maximum:
30%; proposed: 44.9%); and Section 248-31, which requires a front yard setback of thirty feet on
the narrower side, and 20 feet on the other side of a corner lot (narrower street front setback/Lewis
Avenue: required: 30’; proposed: 12.95; other street front setback/Fulton Street: required: 20’;
proposed: 9.9”) to construct a one-floor side addition at the property known as 286 Fulton Street,
Westbury New York (Section 10, Block 181, Lot 22, Zone: Residence B); and

WHEREAS, on February 9 and March 16, 2026, in connection with such application, the
Zoning Board of Appeals received and reviewed the application, held a public hearing and received
comments related to the application; and

WHEREAS, the Applicant revised the plans such that there will be no additional exterior
door, two bathrooms on the first floor and one on the second floor, and two bedrooms each on the
first and second floor; and

WHEREAS, in connection with such application, the Zoning Board of Appeals has
determined that the action is a “Type II” action pursuant to the State Environmental Quality
Review Act (“SEQRA”), and that no further action under SEQRA was required; and

WHEREAS, the Zoning Board of Appeals has given due deliberation to the application
and has performed the required balancing tests and has considered the benefit to the applicants if
the variance is granted, as weighed against the detriment to the health, safety and welfare of the
neighborhood or community by such grant, and made the following findings:

(7) The proposed variance will not produce an undesirable change in the character of
the neighborhood and it will not result in a detriment to nearby properties. The
house next door has a similar side yard setback, and other houses in the are have
similar lot coverages, side yards and rear yards.

(8) The benefit sought by the applicants cannot be achieved by some other method.
The Applicant seeks to add two bedrooms, a bathroom and additional living space
to accommodate family members who live in the house.

9) The area variances requested are not substantial and are within Board precedent.

(10)  The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district. There is sufficient space



between the houses on either side of the subject property.

(11)  The difficulty is not self-created.
(12)  We hereby determine that the granting of this variance is the minimum variance

deemed necessary and adequate and will preserve and protect the character of the
neighborhood and the health, safety and welfare of the community.

NOW, THEREFORE, BE IT RESOLVED that the application of Dean Koutsoumbis,

on behalf of David Monge for variances of the Village Code as follows: Section 248-22, which
allows a maximum building are of 30% of lot area (maximum: 30%; proposed: 44.9%); and
Section 248-31, which requires a front yard setback of thirty feet on the narrower side, and 20 feet
on the other side of a corner lot (narrower street front setback/Lewis Avenue: required: 30’;
proposed: 12.95; other street front setback/Fulton Street: required: 20’; proposed: 9.9°) to construct
a one-floor side addition at the property known as 286 Fulton Street, Westbury New York, as
amended, is hereby granted for the reasons stated above.

DECISION

The question of the foregoing resolution was duly put to a vote as follows:
Chairperson Monti -Aye

Member Bailey -Aye

Member Abbatiello -Excused

Member Tallini -Excused

Member Dobrin -Aye

Alternate Member Ubaid -Aye

Alternate Member Stewart -Aye

Dated: March 16, 2026

Westbury, N.Y.

On Motion by Member Dobrin seconded by Alternate Member Fresa, the form of the

resolution was approved. The Board was polled, with the following result:

Chairperson Monti - Aye
Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye

Alternate Member Fresa

Dated: April 20, 2026

Westbury, N.Y.

D. Approval of resolution 2026-03-01 of Arthur Heinrich, 353 Winthrop Steet

APPLICATION NO# 03-01-2026
AREA VARIANCE



APPLICATION OF ARTHUR HEINRICH
353 WINTHROP STREET, WESTBURY, NEW YORK 11590

RESOLUTION

The following Resolution was offered for adoption by Member Dobrin, and seconded by
Member Bailey:

WHEREAS, the Zoning Board of Appeals of the Village of Westbury has received an
application from Arthur Heinrich for variances of the Village Code as follows: Section 248-21,
which requires a minimum lot size of 6,000 square feet for building construction (Required
minimum: 6,000 square feet; Proposed: 5,000 square feet), and Section 248-32, which requires a
minimum lot width and frontage of at least 60 feet (Required minimum: 60 feet; Proposed: 50 feet)
to construct new one family dwelling at the property known as 353 Winthrop Street, Westbury
New York (Section 10, Block 216, Lot 118, Zone: Residence B); and

WHEREAS, on March 16, 2026, in connection with such application, the Zoning Board
of Appeals received and reviewed the application, held a public hearing and received comments
related to the application; and

WHEREAS, in connection with such application, the Zoning Board of Appeals has
determined that the action is a “Type II” action pursuant to the State Environmental Quality
Review Act (“SEQRA”), and that no further action under SEQRA was required; and

WHEREAS, the Zoning Board of Appeals has given due deliberation to the application
and has performed the required balancing tests and has considered the benefit to the applicants if
the variance is granted, as weighed against the detriment to the health, safety and welfare of the
neighborhood or community by such grant, and made the following findings:

(13)  The proposed variance will not produce an undesirable change in the character of
the neighborhood and it will not result in a detriment to nearby properties. A little
more than 50% of the houses within a 200-foot radius of the subject property have
frontages of less than 50 feet or lot sizes of 5,000 square feet or less or both. The
two houses immediately adjacent to the subject property have frontages of 50 feet
and lot sizes of 5,000 square feet. The planned dwelling also looks similar to other
homes in the area. Therefore, the requested variance will not produce an
undesirable change in the character of the neighborhood.

(14)  The benefit sought by the applicants cannot be achieved by some other method.

(15) The area variance requested is not substantial. The requested lot size/frontage is
about 16.5% below the required size. Although the Board has in the past denied
variances for lot frontages and lot size, this case is distinguishable from those cases
because of the sheer number of houses with similar lots in the immediate area in
the instant application, including the two houses adjacent to the subject property.
In addition, the variance requested in this matter is a smaller variance as a
percentage than others decided recently. Other similar lot/frontage denials also
would have required additional relief from this Board, such as front yard paving or



(16)

(17)
(18)

lot area variances. The instant application is otherwise compliant with the zoning
code.

The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district. This property is vacant
and building a home on the property will prevent brush overgrowth from occurring
on this property. There is sufficient parking located on the premises so parking
impacts are not expected.

The difficulty is not self-created in that the property size has been in existence for
many years. There are no other variances requested.

We hereby determine that the granting of this variance is the minimum variance
deemed necessary and adequate and will preserve and protect the character of the
neighborhood and the health, safety and welfare of the community.

NOW, THEREFORE, BE IT RESOLVED that the application of Arthur Heinrich for a

variance of Village Code Chapter 248, Section 248-21, which requires a minimum lot size of 6,000
square feet for building construction (Required minimum: 6,000 square feet; Proposed: 5,000
square feet), and Section 248-32, which requires a minimum lot width and frontage of at least 60
feet (Required minimum: 60 feet; Proposed: 50 feet) to construct new one family dwelling at the
property known as 353 Winthrop Street, Westbury New York is hereby granted for the reasons
stated above, subject to the condition that the builder adds windows to the east side of the home.

DECISION

The question of the foregoing resolution was duly put to a vote as follows:

Chairperson Monti -Aye
Member Bailey -Aye
Member Abbatiello -Excused
Member Tallini -Excused
Member Dobrin -Aye
Alternate Member Ubaid -Aye
Alternate Member Stewart -Aye

Dated: March 16, 2026

Westbury, N.Y.

On Motion by Member Dobrin seconded by Alternate Member Fresa, the form of the

resolution was approved. The Board was polled, with the following result:



Chairperson Monti - Aye

Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye

Alternate Member Fresa

Dated: April 20, 2026
Westbury, N.Y.

E. Approval of resolution 2026-03-03 of Ryan Nordman, 151 Renison Drive

APPLICATION NO# 03-02-2026
AREA VARIANCE
APPLICATION OF RYAN NORDMAN
151 RENISON DRIVE, WESTBURY, NEW YORK 11590

RESOLUTION

The following Resolution was offered for adoption by Member Dobrin, and seconded by
Alternate Member Ubaid:

WHEREAS, the Zoning Board of Appeals of the Village of Westbury has received an
application from Ryan Nordman for a variance of Village Code Chapter 248, Section 248-9, which
requires a front yard setback of at least 30 feet (Required: 30’; proposed 23.5°), for a front porch
reconstruction and first floor alterations at the property known as 151 Renison Drive, Westbury
New York (Section 10, Block 309, Lot 39, Zone: Residence A); and

WHEREAS, on March 16, 2026, in connection with such application, the Zoning Board
of Appeals received and reviewed the application, held a public hearing and received comments
related to the application; and

WHEREAS, in connection with such application, the Zoning Board of Appeals has
determined that the action is a “Type II” action pursuant to the State Environmental Quality
Review Act (“SEQRA”), and that no further action under SEQRA was required; and

WHEREAS, the Zoning Board of Appeals has given due deliberation to the application
and has performed the required balancing tests and has considered the benefit to the applicants if
the variance is granted, as weighed against the detriment to the health, safety and welfare of the
neighborhood or community by such grant, and made the following findings:

(19)  The proposed variance will not produce an undesirable change in the character of
the neighborhood and it will not result in a detriment to nearby properties. The
existing porch is nonconforming at 23.5 feet, and the reconfiguration thereof will
not negatively affect the character of the neighborhood.

10



(20)

o2y
(22)

(23)
(24)

The benefit sought by the applicants cannot be achieved by some other method,
feasible for the applicants to pursue, other than through an area variance. The
property is irregular and curved in front, causing the non-conformance.

The area variances requested are not substantial. The requested variances are
within Board precedent.

The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

The difficulty is not self-created.

We hereby determine that the granting of this variance is the minimum variance
deemed necessary and adequate and will preserve and protect the character of the
neighborhood and the health, safety and welfare of the community.

NOW, THEREFORE, BE IT RESOLVED that the application of Ryan Nordman for a
variance of Village Code Chapter 248, Section 248-9, which requires a front yard setback of at
least 30 feet (Required: 30’; proposed 23.5’), for a front porch reconstruction and first floor
alterations at the property known as 151 Renison Drive, Westbury New York is hereby granted
for the reasons stated above.

DECISION

The question of the foregoing resolution was duly put to a vote as follows:

Chairperson Monti -Aye
Member Bailey -Aye
Member Abbatiello -Excused
Member Tallini -Excused
Member Dobrin -Aye
Alternate Member Ubaid -Aye
Alternate Member Stewart -Aye

Dated: March 16, 2026
Westbury, N.Y.

On Motion by Member Dobrin seconded by Alternate Member Fresa, the form of the
resolution was approved. The Board was polled, with the following result:

11



Chairperson Monti - Aye

Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye

Alternate Member Fresa

Dated: April 20, 2026
Westbury, N.Y.

F. Approval of resolution 2026-03-04 of Dean Koutsoubis, 53 Aintree Rd

APPLICATION NO# 03-04-2026
AREA VARIANCE
APPLICATION OF DEAN KOUTSOUMBIS, FOR AFRIDI HUSSEIN
53 AINTREE ROAD, WESTBURY, NEW YORK 11590

RESOLUTION

The following Resolution was offered for adoption by Member Stewart, and seconded by
Alternate Member Ubaid:

WHEREAS, the Zoning Board of Appeals of the Village of Westbury has received an
application from Dean Koutsoumbis, on behalf of Afridi Hussein for variances of the Village Code
as follows: Section 248-8, which allows a maximum lot coverage of 20% of the lot area
(maximum: 20%; proposed: 25.4%); Section 248-10, which requires a rear yard setback of at least
thirty feet(minimum: 30’; proposed: 19.9%); and Section 248-11, which requires two side yards,
each of which must be at least twelve feet, and which must be thirty feet in the aggregate (allowed:
12’ single, 30’ aggregate; proposed: 8.5° and 23.2’ aggregate) to construct a side addition at the
property known as 53 Aintree Road, Westbury New York (Section 11, Block 393, Lot 11, Zone:
Residence A); and

WHEREAS, on March 16, 2026, in connection with such application, the Zoning Board
of Appeals received and reviewed the application, held a public hearing and received comments
related to the application; and

WHEREAS, in connection with such application, the Zoning Board of Appeals has
determined that the action is a “Type II” action pursuant to the State Environmental Quality
Review Act (“SEQRA”), and that no further action under SEQRA was required; and

WHEREAS, the Zoning Board of Appeals has given due deliberation to the application
and has performed the required balancing tests and has considered the benefit to the applicants if
the variance is granted, as weighed against the detriment to the health, safety and welfare of the
neighborhood or community by such grant, and made the following findings:

(25) The proposed variance will not produce an undesirable change in the character of

12



(26)

27)
(28)

(29)
(30)

the neighborhood and it will not result in a detriment to nearby properties. The
house next door has a similar side yard setback, and other houses in the are have
similar lot coverages, side yards and rear yards.

The benefit sought by the applicants cannot be achieved by some other method.
The Applicant seeks to add two bedrooms, a bathroom and additional living space
to accommodate family members who live in the house.

The area variances requested are not substantial and are within Board precedent.
The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district. There is sufficient space
between the houses on either side of the subject property.

The difficulty is not self-created.

We hereby determine that the granting of this variance is the minimum variance
deemed necessary and adequate and will preserve and protect the character of the
neighborhood and the health, safety and welfare of the community.

NOW, THEREFORE, BE IT RESOLVED that the application of Dean Koutsoumbis,
on behalf of Afridi Hussein, for a variance of Village Code Chapter 248, Section 248-8, which
allows a maximum lot coverage of 20% of the lot area.” (Maximum: 20%; proposed: 25.4%);
Section 248-10, which requires a rear yard setback of at least thirty feet(Min: 30’; proposed: 19.9°);
and Section 248-11, which requires two side yards, each of which must be at least twelve feet, and
which must be thirty feet in the aggregate (Allowed: 12’ single, 30’ aggregate; proposed: 8.5’ and
23.2° aggregate) to construct a side addition at the property known as 53 Aintree Road, Westbury
New York is hereby granted for the reasons stated above.

DECISION

The question of the foregoing resolution was duly put to a vote as follows:

Chairperson Monti -Aye
Member Bailey -Aye
Member Abbatiello -Excused
Member Tallini -Excused
Member Dobrin -Aye
Alternate Member Ubaid -Aye
Alternate Member Stewart -Aye

Dated: March 16, 2026
Westbury, N.Y.

On Motion by Member Dobrin seconded by Alternate Member Fresa, the form of the
resolution was approved. The Board was polled, with the following result:

13



Chairperson Monti - Aye

Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye

Alternate Member Fresa

Dated: April 20, 2026
Westbury, N.Y.

G. Approval of resolution 2026-03-05 of Anna Della Monica, 501 Carle Road

APPLICATION NO# 03-05-2026
AREA VARIANCE
APPLICATION OF DEAN KOUTSOUMBIS, FOR ANNA DELLA MONICA
501 CARLE ROAD, WESTBURY, NEW YORK 11590

RESOLUTION

The following Resolution was offered for adoption by Chairperson Monti, and seconded
by Member Bailey:

WHEREAS, the Zoning Board of Appeals of the Village of Westbury has received an
application from Dean Koutsoumbis, on behalf of Anna Della Monica for variances of the Village
Code as follows: Section 248-8, which allows a maximum lot coverage of 20% of the lot area
(maximum: 20%; proposed: 29.9%); Section 248-9, which requires a front yard setback of at least
thirty feet(minimum: 30’; proposed: 26.5); and Section 248-11, which, in this case (due to the fact
that the property is less than 75” wide) requires two side yards, each of which must be at least eight
feet, and which must be twenty-seven feet in the aggregate (Allowed: 8’ single, 27.5” aggregate;
proposed: 4.2 and 25.1° aggregate) to legalize and maintain enclosure over sunroom, rear deck,
and pergola and to construct a front dormer, front porch, and one-story rear addition at the property
known as 501 Carle Road, Westbury New York (Section 10, Block 312, Lot 27, Zone: Residence
A); and

WHEREAS, on March 16, 2026, in connection with such application, the Zoning Board
of Appeals received and reviewed the application, held a public hearing and received comments
related to the application; and

WHEREAS, in connection with such application, the Zoning Board of Appeals has
determined that the action is a “Type II” action pursuant to the State Environmental Quality
Review Act (“SEQRA”), and that no further action under SEQRA was required; and

WHEREAS, the Zoning Board of Appeals has given due deliberation to the application

and has performed the required balancing tests and has considered the benefit to the applicants if
the variance is granted, as weighed against the detriment to the health, safety and welfare of the

14



neighborhood or community by such grant; and

The Zoning Board of Appeals hereby makes the following findings with regard to the
application to legalize and maintain enclosure over sunroom, rear deck, and pergola:

€2))

(32)
(33)
(34)

The home has extensive decking that causes the lot coverage to be substantially
over the amount allowed.

There is a hot tub on the side deck which does not have the required permits.

The deck on the side of the house is only 4.2 feet from the property line.

The pergola in the back is not permitted. It is too close to the property line and
causes the lot coverage to be excessive.!

The Zoning Board of Appeals has given due deliberation to the application to legalize and
maintain, and has performed the required balancing tests and has considered the benefit to the
applicants if the variance is granted, as weighed against the detriment to the health, safety and
welfare of the neighborhood or community by such grant, and made the following findings:

(D

2)

)

(4)

)
(6)

The proposed variances for the decking, pergola and sunroom will not produce an
undesirable change in the character of the neighborhood and it will not result in a
detriment to nearby properties. The evidence established that these improvements
have been in existence for some time, and no neighboring property has ever
complained about them.

The benefit sought by the applicants cannot be achieved by some other method,
feasible for the applicants to pursue, other than through an area variance. The
improvements exist in these locations currently, and therefore an area variance is
the only method to legalize and maintain these improvements.

The area variances requested, are too substantial to approve as is. In particular, the
area variance is almost 50% more than is allowed, and the proposed side yard
setback exceeds this Board’s precedent. To solve this quandary, this resolution will
be conditioned on certain changes, outlined below, which will significantly
decrease the area variance, and will bring the side yard setback into compliance.
The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district. The improvements have
existed in that location for many years, and have not adversely affected the
neighbors or the environmental conditions in the area.

The difficulty is self-created, but this is not determinative.

We hereby determine that the granting of this variance, with the conditions outlined
below, is the minimum variance deemed necessary and adequate and will preserve
and protect the character of the neighborhood and the health, safety and welfare of
the community.

1 Ordinarily, this Board does not hear matters relating to properties that
have outstanding violations, such as the unpermitted hot tub and pergola, but
given the emergency condition described by the Applicant (an ill mother that
needs to move in as soon as possible), this Board is exercising its
discretion to allow the Applicant to proceed without first correcting the

violation.
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The Zoning Board of Appeals hereby makes the following findings with regard to the
application to construct a front dormer, front porch, and one-story rear addition:

(1
2

©)
(4)

)
(6)

The proposed variance will not produce an undesirable change in the character of
the neighborhood and it will not result in a detriment to nearby properties.

The benefit sought by the applicants cannot be achieved by some other method.
The Applicant seeks to add living space to accommodate a family member who will
live in the house.

The area variances requested, once amended with the conditions below, are not
substantial and are within Board precedent.

The proposed variance will not have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

The difficulty is not self-created.

We hereby determine that the granting of this variance is the minimum variance
deemed necessary and adequate and will preserve and protect the character of the
neighborhood and the health, safety and welfare of the community.

NOW, THEREFORE, BE IT RESOLVED that the application of Dean Koutsoumbis,
on behalf of Anna Della Monica for variances of the Village Code as follows: Section 248-8, which
allows a maximum lot coverage of 20% of the lot area (maximum: 20%; proposed: 29.9%); Section
248-9, which requires a front yard setback of at least thirty feet(minimum: 30’; proposed: 26.5’);
and Section 248-11, which, in this case (due to the fact that the property is less than 75 wide)
requires two side yards, each of which must be at least eight feet, and which must be twenty-seven
feet in the aggregate (Allowed: 8’ single, 27.5° aggregate; proposed: 4.2’ and 25.1° aggregate) to
legalize and maintain enclosure over sunroom, rear deck, and pergola and to construct a front
dormer, front porch, and one-story rear addition at the property known as 501 Carle Road,
Westbury New York is hereby granted for the reasons stated above, subject to the following

conditions:

(1)

2)
€)

The deck in the side yard must be altered such that it is no more than 5’ from the

property line.
The pergola must be removed.
The hot tub must be legalized or removed.

DECISION
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The question of the foregoing resolution was duly put to a vote as follows:

Chairperson Monti -Aye
Member Bailey -Aye
Member Abbatiello -Excused
Member Tallini -Excused
Member Dobrin -Aye
Alternate Member Ubaid -Aye
Alternate Member Stewart -Aye

Dated: March 16, 2026
Westbury, N.Y.

On Motion by Member Dobrin seconded by Alternate Member Fresa, the form of the
resolution was approved. The Board was polled, with the following result:

Chairperson Monti - Aye
Member Abbatiello - Aye
Member Tallini - Excused
Member Dobrin - Aye
Member Bailey - Aye

Alternate Member Fresa

Dated: April 20, 2026
Westbury, N.Y.

V.  Adjournment- Upon a motion, duly made and seconded, the meeting was adjourned at
8:25 p.m.
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