MINUTES
BOARD OF ZONING APPEALS
VILLAGE OF ATLANTIC BEACH
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65 THE PLAZA
ATLANTIC BEACH, NEW YORK

December 4, 2025

Present: Chair George Cornish
Members Carl Baessler, John Miguez,
ny Piscione, and
Spindler
Attorney ian S. Stolar

Clerk

§250-125(A)(8), to permit 16 on-site parking spaces, where a minimum of 30
spaces is required (accounting for 55 total spaces required upon the occupancy
conversion and a variance for 25 off-site spaces having been approved previously),
(d) Village Code §250-125(D)(3), to provide a parking aisle width of 22 and 13 feet,
where a minimum of 24 feet is required, (e) Village Code §250-125(F), in that no

parking space is permitted in a front yard, except where the Board of Zoning
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Appeals grants a special exception, and (f) Village Code §250-108, to permit HVAC
rooftop equipment, where such structure requires a special exception from the
Board. The applicant requests that the Board grant relief with respect to the

The Board deliberated with respect to the variances of Village Code §§250-
4(B) and (C). The Board noted that the applicant contended during the hearing

that the proposed commercial use of the premises is not being expanded, but rather

a portion of the building used for commercial us eing changed from a retail

occupancy to restaurant occupancy and that the space used for retail

interpretation that no variances are required with respect to the use and therefore
no use variance is required, the proposed renovation of less than 4,000 square feet
of a commercial structure constitutes a Type Il action under SEQRA and requires

no environmental review.

The Board discussed each of the remaining variances separately.



With respect to the variance of Village Code §250-125(A)(8), to permit 16
on-site parking spaces, where a minimum of 30 spaces is required (accounting for
55 total spaces required upon the occupancy conversion and a variance for 25 off-
site spaces having been approved previously), on motion by Mr. Piscione,
seconded by Mr. Spindler, and adopted three votes in favor and Mr. Baessler and

Mr. Miguez opposed, the Board granted the variance of Village Code §250-

125(A)(8), subject to the conditions to be set forth Board’s findings, including

rant is open and that the

leaving the premises via the parking lot.

With respect to the relief sought with respect to Village Code §250-125(F),
in that no parking space is permitted in a front yard, except where the Board of

Zoning Appeals grants a special exception, on motion by the Chair, seconded by



Mr. Spindler, and adopted four votes in favor and Mr. Baessler opposed, the Board
granted the special exception to permit parking spaces in a front yard.

With respect to the relief sought with respect to Village Code §250-108, to
permit HVAC rooftop equipment, where such structure requires a special exception
from the Board, on motion by Mr. Piscione, seconded by the Chair, and adopted

unanimously, the Board granted the special exception to permit the proposed

relocation of the HVAC rooftop equipment.
The aforesaid determinations wij set forth in fi s to be adopted by
the Board.

There being no further was adjourned at 7:50pm.
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