


The Board opened the public hearing on the application of Ryden and 

Lanette Rizzo, 335 Prospect Avenue, Sea Cliff, New York, to maintain a generator 

and 3 air conditioning condenser units in a front yard, where Village Code §138-

516 does not permit accessory structures in a front yard. Premises are designated 

as Section 21, Block L, Lot 137 on the Nassau County Land and Tax Map. 

The minutes of the hearing were stenographically transcribed. The 

applicant presented a revised plan depicting a garage compliant with the maximum 

permitted height. After hearing testimony from all interested persons, the Board 

closed the public hearing and reserved decision. 

The Board opened the public hearing on the application of J & R 10th Ave 

LLC, as owner, and Terrance Cave, as tenant, 230-232 Sea Cliff Avenue, Sea 

Cliff, New York, for a special permit pursuant to Village Code §138-802, to use the 

premises as a coffee shop, and for a variance of Village Code §138-1002, to 

provide no parking spaces, where the proposed use requires an additional 3 

parking spaces in relation to the the outdoor seating. Premises are designated as 

Section 21, Block 131, Lot 1376 on the Nassau County Land and Tax Map. 

The minutes of the hearing were stenographically transcribed. After 

hearing testimony from all interested persons, the Board closed the public 

hearing and reserved decision. 

The Board opened the public hearing on the application of OM Acquisitions, 

LLC, as owner, and SSS Foods LLC, as tenant, 1A Sea Cliff Avenue, Sea Cliff, 

New York, for a special use permit pursuant to Village Code §138-902, to use the 

premises as an off-premises catering business. Premises are designated as 

Section 21, Block 96, Lots 220 and 221 on the Nassau County Land and Tax Map. 
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230-232 SEA CLIFF AVENUE SHORT FORM DECISION
(as authorized by Village Code §1302.1) 

At a meeting of the Board of Appeals of the Village of Sea Cliff, New York, 
on November 28, 2023, on motion duly made by Mr. Griffin, seconded by Mr. 
D'Errico, and adopted unanimously, the Board, having duly considered the matters 
brought forth at the public hearing and other matters properly within the 
consideration of this Board and discussed the subject application, rendered the 
following short-form determination: 

1. J & R 10th Ave LLC, as owner, and Terrance Cave, as tenant, 230-232 Sea 
Cliff Avenue, Sea Cliff, New York, applied for a special permit pursuant to 
Village Code § 138-802, to use the premises as a coffee shop, and for a variance 
of Village Code §138-1002, to provide no parking spaces, where the proposed 
use requires an additional 3 parking spaces in relation to the the outdoor 
seating. Premises are designated as Section 21, Block 131, Lot 1376 on the 
Nassau County Land and Tax Map.

2. The applicant seeks approval to continue to utilize the premises in the same 
manner as the previous occupant - Sea Cliff Bistro - utilized the premises and 
for which use had been the subject of a special use permit issued in July 2010. 
The premises will be utilized as a small bistro to include the preparation and 
serving of light food, baked goods, desserts and hot and cold beverages and 
seating for 8 people at 4 tables. Such use would require a new special permit, 
as the special permit issued for the Sea Cliff Bistro has expired and only 
permitted the use by the then operator.

3. The existing building has no front yard setback on Sea Cliff Avenue, and the 
premises contains eight (8) off-street parking spaces. The restaurant 
currently contains seating for eight (8) customers, and the applicant 
proposes no change to that seating arrangement or number. The applicant 
withdrew the request for additional seating outdoors that would require a 
variance for 3 additional parking spaces.

4. The Village Code requires a special permit to operate a restaurant, and the 
applicant seeks to renew the previously issued special permit subject to the 
same conditions, all in connection with a proposed bistro.

5. The Board has determined that the proposed continued use is a Type II 
application that requires no environmental review.

6. At the hearing, the applicant testified that the use would be similar to the 
previous operation, which would include the following

a. The proposed use would be limited to simple prepared foods, 
including hot and cold beverages, pastries and other desserts;
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160 15th AVENUE SHORT FORM DECISION 
(as authorized by Village Code §1302.1) 

At a meeting of the Board of Appeals of the Village of Sea Cliff, New York, 
on November 28, 2023, on motion duly made by Mr. Mozer, seconded by Mr. 
D'Errico, and adopted unanimously, the Board, having duly considered the matters 
brought forth at the public hearing and other matters properly within the 
consideration of this Board and discussed the subject application, rendered the 
following short-form determination: 

1. 160 15th Avenue LLC, 160 15th Avenue, Sea Cliff, New York, applied
for variances to construct a 24.83 feet high garage in a front yard, where
Village Code §138-416 permits a maximum height of 15 feet and prohibits a
garage from being located in a front yard. Premises are designated as
Section 21, Block F, Lot 727 on the Nassau County Land and Tax Map.

2. The applicant is the record owner of the subject premises.

3. The requested relief is classified as a Type II action under SEQRA,
which requires no environmental review.

4. The Board provided notice of the application to the Nassau County
Planning Commission in accordance with the requirements of the agreement
between the Village and the Planning Commission.

5. The relief requested in the application is denied, and the applicant is
authorized to reconstruct a garage in the location and of the size, footprint
and height of the existing garage.
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