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 16" DAY OF MARCH, 2026.

PRESENT: Gary Monti
Rod Bailey
Eric Dobrin
Hala Ubaid
Craig Stewart
JoAnne Fresa

EXCUSED: Domenic Abbatiello
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. Continuation of Application 2025-12-01 of Heather Sanderson, 59 Central Avenue
This matter was continued from the December, January, and February calendars.
Dennis Cook appeared for the Applicant. Mr. Cook presented the Board with a rental permit
which was effective from 2014-2016 which showed that the Village had in the past allowed this
property to be rented as a two-family dwelling. Mr. Monti remarked that there are many similar
two-family homes in this area of the Village.
There were no public comments.
Dr. Ubaid moved that the Board approve the application, conditioned on eliminating the outdoor

cellar entrance, and replacing it with an egress window, and removing the shower/tub in the
basement. Mr. Dobrin seconded the motion. The Board was polled, all voting “Aye” (5-0):



Chairperson Monti -Aye

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

B. Application 2026-02-01 of David Monge, 286 Fulton Street
This matter was continued from the February calendar.

Dean Koutsoumbis, architect, presented on behalf of Mr. Monge. He distributed revised plans,
which showed that the newly proposed outdoor entrance would be removed, and which showed
that there would be two bathrooms on the first floor and one on the second floor, and two
bedrooms on each floor. The dwelling currently covers 37.3% of the lot, and any additional lot
coverage will require a variance. The front of the dwelling is set back from the lot line at 9.9 feet
along Lewis Avenue, and will require a further setback on Fulton Street. Other properties in the
area also have a similar small setback. Mr. Caifa, a neighbor, inquired about the particulars of the
design of the house.

Mr. Dobrin moved that the Board approve the application as amended at the March hearing. Mr.
Bailey seconded the motion. The Board was polled, all voting “Aye” (5-0):

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

The Village Attorney will prepare the formal resolution.
C. Application of Alpine Residential 2026-03-06
Ms. Vikse read the notice:

Application of Alpine Residential for Rehearing of Zoning Board Decision and
Resolution dated January 19, 1970 with regard to the properties known as 353-363
Union Ave., 131-139, 141-147, and 355-357 Linden Ave. Westbury, NY 11590,
and formerly identified on the Nassau County Tax Map as Section 10, Block 228,
Lots 3, 320, 321, 322, 323, 325, and 145-150, seeks to annul the approval of a
variance application to realign property lines, parking requirements and access and
egress of property located on the west side of Linden Avenue, which are now



identified on the Nassau County Tax Map as Section 10, Block 228, Lots 3, 145-
150, 320-330 and 783, which had required an access easement as a condition of
the approval. The property is zoned MU-RS.

Mr. Monti stated that this is an application to reopen a hearing that took place on January 19, 1970,
and noted that a unanimous decision is required to reopen the hearing or amend the decision. Upon
motion by Mr. Dobrin, seconded by Mr. Bailey, the Board voted unanimously to reopen the
hearing.

Bram Weber, Esq. appeared for the Applicant. He stated that the Applicant has applied to and
received approval from the Board of Trustees to develop a 187-unit multi-family building located
at 353 Union Avenue. As part of their due diligence in advance of construction, the Applicant
discovered that 353-363 Union Ave., 131-139, 141-147, and 355-357 Linden Ave. are burdened
by an ingress and egress easement that was meant to benefit certain municipal property previously
owned by the Village, to the west of their property. This easement was recorded at the Nassau
County Clerk’s office in 1970, as a condition to the Zoning Board’s approval of an application to
realign property lines, parking requirements, and access and egress of the property. He stated that
the Village no longer owns the benefited property, and the easement has apparently not been
physically maintained for many years. The multi-family building will be built directly over the
areas that are subject to the easement, so prior to construction, the easement needs to be terminated.

Mr. Monti asked for public comment, and hearing none, asked for a motion.
Member Dobrin made the following motion, seconded by Alternate Member Ubaid:

WHEREAS, on January 19, 1970, the Zoning Board of Appeals approved an application
seeking a realignment of property lines, parking requirement and access and egress for a property
located on the west side of Linden Avenue, running from the south side of Scally Place to the
north side of Union Avenue (known as section 10, block 228, lots 3, 320, 321, 322, 323, 325, and
145-150), Westbury, New York (herein, the “Approval”); and

WHEREAS, as a condition to the Approval, the Zoning Board of Appeals required the
Applicant to execute and record an easement granting access and right-of-way from Scally Place
to the property to the west of the subject property (herein, the “Easement”); and

WHEREAS, the Zoning Board of Appeals has received an application (herein, the
“Application”) from AR Westbury Owner LLC, the owner of 353 Union Avenue (herein, the
“Applicant”), known on the Nassau County Tax Map as Sectio 10, Block 228 Lots 3,145-150,
320-322, 323-326, 327-330, and 783, to modify the Approval such that the condition of the
Approval would be removed, which will allow the Applicant to terminate the Easement; and

WHEREAS, in connection with such request, the Zoning Board of Appeals has received
and reviewed the Application, made a unanimous decision to reopen the application, reviewed the
Approval and Easement from 1970, held a public hearing and received comments related to the
Application; and



WHEREAS, the Zoning Board of Appeals has given due deliberation to the application
and has considered the required elements, and finds as follows:

1. This matter has not been previously reheard;

2. No person will be prejudiced as a result of the contemplated modification. The
benefitted property no longer belongs to the Village, and the physical easement has not
been maintained. A private fence blocks access to the benefitted property, further
indicating that the Easement is not used, and that no one will be prejudiced by its
termination.

NOW, THEREFORE, BE IT RESOLVED that the hearing of January 19, 1970, in which
the Zoning Board of Appeals granted the Approval, is hereby reopened; and

BE IT FURTHER RESOLVED the Approval is hereby modified such that the Easement
which was a condition of the Approval is no longer required; and

BE IT FURTHER RESOLVED that the Applicant shall file with the Nassau County
Clerk the attached Termination of Easement, which Termination is to terminate that certain
Easement set forth in that certain document dated as of March 2, 1970 and recorded in the office
of the County Clerk of Nassau County on March 17, 1970 at Liber 8098 Cp 5.

The Board was polled, all voting “Aye” (5-0):

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

D. Application 2026-03-01 of Arthur Heinrich, 353 Winthrop Street

Ms. Vikse read the notice:



Application 2026-03-01 of Arthur Heinrich, seeks to construct a two-floor one
family dwelling at the property known as 353 Winthrop St, Westbury, NY, 11590,
which is in violation of Village Code § 248-21 (Lot Size): “No building shall be
constructed on a lot of an area less than 6,000 square feet, unless authorized by the
Board of Appeals, pursuant to Article XXXVI, § 248-326A” (Min lot size —
Residence B: 6,000 SF; proposed: 5,000 SF); and §248-32 (Lot width and
frontage): “No building shall be constructed on a lot having a width and a frontage
of less than 60 feet, except where a lot fronts on a turnaround in a subdivision, the
Planning Board may reduce this required width and frontage to not less than 70%
of the requirement.”(Min lot width required: 60’; proposed lot width 50°) Note:
Proposed front yard setback of 25’ meets average setback requirements set forth
in Chapter 248-240. The subject property is identified on the Nassau County Tax
Map as Section 10, Block 216, Lot 118, Zone: Residence B.

Vincent Tramarco appeared for the Applicant. He stated that the Applicant plans to build a new
one-family home on the property, and that to do so, they required two variances: a lot area variance
from 6,000 square feet required to 5,000 square feet, and a frontage from 60° required to 50°. The
home planned will conform to every other requirement. He stated that both homes adjacent to the
subject are also 50’ wide and 5,000 square feet. He submitted two exhibits for the record, the first
of which showed all properties within 200’ which are less than 5,000 square feet, and the second
of which showed all properties within 200’ which are less than 50” across. He stated that around
50% of homes in the area are non-compliant with these two requirements. He stated that he
believes that there would be no negative impact on adjacent properties, that the variances are not
substantial, that the benefit sought cannot be achieved in any other way, and that the need for the
variance is not self-created. Mr. Monti noted that this house looks similar to many others in the
area. He asked about the windows, noting that there were very few windows shown on the sides.

Mr. Monti called for public comment. Ms. Lawrence asked whether this will be an apartment
building or a house, and asked whether parking would be impacted. The Applicant stated that a 2-
car driveway is included in the plans.

Upon consideration of the required balancing tests, Mr. Dobrin moved to close the application
and approve the application as amended, conditioned on the addition of at least two windows on
the east side of the house. Mr. Bailey seconded the motion. The Board was polled, all voting
“Aye” (5-0).



Chairperson Monti -Aye

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

The Village Attorney will prepare the formal resolution.
E. Application 2026-03-02 of Belal Salim, 5 Jaymie Drive

Ms. Vikse presented a letter from the Applicant requesting an adjournment. Mr. Dobrin moved
that the Board adjourn the hearing. Mr. Baily seconded the motion. The Board was polled, all
voting “Aye” (5-0):

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

F. Application 2026-03-03 of Ryan Nordman, 151 Renison Drive
Ms. Vikse read the notice:

Application 2026-03-03 of Ryan Nordman, seeks to rebuild front porch and interior
alterations at the property known as 151 Renison Drive, Westbury, NY, 11590,
which is in violation of Village Code § 248-9 (Front Yard): “There shall be a front
yard the depth of which shall not be less than 30 feet.” (Required: 30’; proposed
23.5”) Note: Existing porch to be rebuilt is existing/non-conforming at 23.5°. The
subject property is identified on the Nassau County Tax Map as Section 10, Block
309, Lot 39, Zone: Residence A.

Christina Pappetti appeared for the Applicant. She stated that the Applicant seeks to alter
and reconstruct the front of the home, including reconfiguring the porch. This will require
a front yard setback variance. The existing porch is currently non-conforming, at 23.5 feet,
which is the same setback they are seeking for the new porch. She noted that the property
is curved, which causes the non-conformance.

Mr. Monti called for public comment. Hearing none, Mr. Monti asked for a motion.

Upon consideration of the required balancing tests, Mr. Dobrin moved to close the application



and approve the application as submitted. Dr. Ubaid seconded the motion. The Board was polled,
all voting “Aye” (5-0).

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

The Village Attorney will prepare the formal resolution.
G. Application 2026-03-04 of Dean Koutsoumbis, 53 Aintree Road
Ms. Vikse read the notice:

Application 2026-03-04 of Dean Koutsoubis, seeks to construct a 735 SF side
addition at the property known as 53 Aintree Rd, Westbury, NY, 11590, which is
in violation of Village Code § 248-8 (Area): “The building shall not exceed 20%
of the lot area.” (Max: 20% lot coverage; proposed: 25.4%); Village Code § 248-
10 (Rear Yard): “There shall be a rear yard the depth of which shall not be less than
30°.” (Min: 30’; proposed: 19.9%); and Village Code § 248-11 (Side Yards): “In the
case of a single-family dwelling, there shall be two side yards, one on each side of
the main building, the aggregate widths of which shall be at least 30 feet. Neither
side yard shall be less than 12 feet wide.” (Allowed:12’ single, 30’ aggregate;
proposed: 8.5” and 23.2” aggregate) The subject property is identified on the Nassau
County Tax Map as Section 11, Block 393, Lot 11, Zone: Residence A.

Mr. Koutsoumbis appeared on behalf of the homeowner, Mr. Hussein. He stated that the
Applicant seeks three variances, including lot coverage, rear yard setback, and side yard
setback. They plan to construct an addition to the house with 2 bedrooms, a bath and
additional living space to allow the homeowner’s parents in-law to reside in the home. He
noted that the house next door to the subject property has a 7.5 foot side yard setback, and
that other homes in the area also have similar side yard setbacks. Mr. Monti asked whether
the basement is finished, and the homeowner stated that there is no heat or bathroom in the
basement. Mr. Bailey inquired of Superintendent Brillantino how much distance there is
between the houses, to which Superintendent Brillantino responded that there is about 15
feet between houses in that area.

Mr. Monti called for public comments. A resident of Aintree Road inquired whether the
home would remain a one-family home, to which Mr. Monti responded yes. Another
resident of Aintree Road stated that he did not object to the addition, as long as the property
remains a one-family house.

Mr. Monti stated that this Application is within precedent.



Upon consideration of the required balancing tests, Mr. Stewart moved to close the application
and approve the application as submitted. Dr. Ubaid seconded the motion. The Board was polled,
all voting “Aye” (5-0).

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

The Village Attorney will prepare the formal resolution.



H. Application 2026-03-05 of Anna Della Monica, 501 Carle Rd
Ms. Vikse read the notice:

Application 2026-03-04 of Anna Della Monica, seeks to legalize and
maintain enclosure over sunroom, rear deck, rear pergola and proposes to
construct a front dormer, front porch, and one-story rear addition at the
property known as 501 Carle Rd, Westbury, NY, 11590, which is in
violation of Village Code § 248-8 (Area): “The building area shall not
exceed 20% of the lot area.” (Max coverage allowed: 20%; proposed:
29.9%); Village Code § 248-9 (Front Yard): “There shall be a front yard
the depth of which shall not be less than 30 feet.” (Required: 30’; proposed:
26.5”); and Village Code § 248-11 (Side Yards): “In the case of a single-
family dwelling, there shall be two side yards, one on each side of the main
building, the aggregate widths of which shall be at least 30 feet. Neither
side yard shall be less than 12 feet wide.” (with the exception for lots <75’
wide) (Required: 8 single/27.5’ aggregate; proposed: 4.2° single/25.1°
aggregate) The subject property is identified on the Nassau County Tax
Map as Section 10, Block 312, Lot 27, Zone: Residence A.

Mr. Koutsoumbis appeared on behalf of the homeowner, Ms. Della Monica. He stated that
the Applicant is seeking to construct an addition for the purpose of allowing their mother
to live with them. When applying for the variance, they discovered that there are several
structures that need to be legalized or maintained, including an enclosure over a sunroom,
rear deck, and rear pergola. The addition will require variances for lot coverage, front yard
and side yards.

Mr. Monti noted that the Board’s precedent for side yard setbacks for decks is 5°, and that
he would not vote to approve anything less than 5°. Mr. Monti also noted that the hot tub
and pergola lack the required permits, and that these issues would need to be resolved as a
condition of any approval.

Mr. Monti asked for public comments, and hearing none, made a motion to close the
hearing and to approve the application, conditioned on decreasing the setback for the deck
to 5°, legalizing the hot tub, and removing the pergola (which would reduce the area
variance). Mr. Bailey seconded the motion.

The Board was polled, all voting “Aye” (5-0).



Chairperson Monti -Aye

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

The Village Attorney will prepare the formal resolution.
IV.  Old Business
A. Approval of Minutes from February 9, 2026

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

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

V.  Adjournment- Upon a motion, duly made and seconded, the meeting was adjourned at
9:15 p.m.

10



