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PUBLIC HEARING CALENDAR 
 

NOTICE OF PUBLIC MEETING BY THE ZONING BOARD OF APPEALS 
 

Pursuant to the provisions of Chapter 246, Section 246-12 of the Code of the Town 
of Oyster Bay, notice is hereby given that the Zoning Board of Appeals has 
scheduled a public meeting, which will take place in the Town Hall Meeting Room, 
Audrey Avenue, Oyster Bay, New York, on JULY 10, 2025, at 7:00 P. M., to 
consider the following appeals: 
 
 

BY ORDER OF THE ZONING BOARD OF APPEALS 
 
 
 

 
HEARING NO. 1 
 
APPEAL NO. 25-28  MASSAPEQUA 
 
FRANK MONTELEONE:  (A) Variance to allow existing 7.3 ft. by 5.5 ft. shed having less side yard 
setback and aggregate side yards than permitted by Ordinance.  (B) Variance to allow existing 8.2 
ft. by 9.9 ft. shed having less rear yard setback than permitted by Ordinance.  (C) Variance to allow 
existing outdoor kitchen with barbeque having less side yard setback than permitted by Ordinance.   
 
N/s/o N. Richmond Ave., E/o Flower Rd., a/k/a 325 N. Richmond Avenue, Massapequa, NY 
SEC.  52  BLK.  328 LOT   12 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 2 
 
APPEAL NO. 25-68  MASSAPEQUA 
 
NANCY CASTIELLO:  (A) Variance to allow existing outdoor kitchen with gas barbeque having 
less rear yard setback than permitted by Ordinance.  (B) Variance to allow existing 6 ft. by 10 ft. 
shed having less side yard setback than permitted by Ordinance.  (C) Variance to construct second 
floor addition exceeding maximum gross floor area than permitted by Ordinance.  (D) Amend 
Specific Plan as presented for Appeal No. 18-54 and granted by Decision of the Zoning Board of 
Appeals, dated March 1, 2018. 
 
S/s/o Cabot Rd., 315.24 ft. W/o Bay Dr., a/k/a 146 Cabot Road, Massapequa, NY 
SEC.  65  BLK.  163 LOT   11                          ZONE R1-10/OHG 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 3 
 
APPEAL NO. 25-100  MASSAPEQUA 
 
TARA FERRARA:  (A) Variance to allow existing 4 ft. by 6 ft. shed, 8.1 ft. by 10.1 ft. shed and 
pergola having less side yard setback than permitted by Ordinance.  (B) Variance to construct one 
story addition and allow existing pergola exceeding maximum gross floor area than permitted by 
Ordinance.  (C) Amend Specific Plan as presented for Appeal No. 11-44 and granted by Decision of 
the Zoning Board of Appeals, dated February 10, 2011. 
 
E/s/o Lincoln Ave., 262.15 ft. S/o Lakeview Ave., a/k/a 7 Lincoln Avenue, Massapequa, NY 
SEC.  57  BLK.  157 LOT   7 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
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HEARING NO. 4 
 
APPEAL NO. 25-101  MASSAPEQUA 
 
FRANK DEPIERRO:  (A) Variance to construct one story addition, cellar entrance and roofed-over 
porch having less average front yard setback (Bayview Avenue) than permitted by Ordinance.  (B) 
Variance to construct roofed-over porch having less average side/front yard setback (Hampton 
Boulevard) than permitted by Ordinance.  (C) Variance to allow existing shed having less side yard 
setback than permitted by Ordinance; also encroachment of eaves and gutters.  (D) Variance to 
construct second floor addition exceeding maximum height than permitted by Ordinance.  (E) 
Variance to construct one story addition and second floor addition exceeding maximum gross floor 
area than permitted by Ordinance.   
 
NW/ cor. of Hampton Blvd. & Bayview Ave., a/k/a 83 Hampton Boulevard, Massapequa, NY 
SEC.  65  BLK.  114 LOT   1848 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 5 
 
APPEAL NO. 25-107  MASSAPEQUA 
 
ALFRED ROMEO:  (A) Variance to allow existing one story addition having less average front yard 
setback than permitted by Ordinance.  (B) Variance to allow existing 7.8 ft. by 9.8 ft. shed having 
less side/front yard setback (Berkeley Place) than permitted by Ordinance.  (C) Variance to allow 
existing 8 ft. x 12 ft. shed having less side yard setback than permitted by Ordinance.  (D) Variance 
to allow existing sheds having less rear yard setback than permitted by Ordinance.  (E) Variance to 
allow existing one story addition and sheds exceeding maximum building coverage than permitted 
by Ordinance.  (F) Variance to allow existing 6 ft. high fence exceeding maximum height across 
side/front yard (Berkeley Place) than permitted by Ordinance.  (G) Amend Specific Plan as 
presented for Appeal No. 98-696 and granted by Decision of the Zoning Board of Appeals, dated 
December 10, 1998. 
 
NE/ cor. of Berkeley Pl. & Harrison Ave., a/k/a 141 Berkeley Place, Massapequa, NY 
SEC.  65  BLK.  188 LOT   185 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 6 
 
APPEAL NO. 25-109  MASSAPEQUA 
 
ANNA SYLVESTER:  Variance to erect and allow existing 6 ft. high PVC fence exceeding 
maximum height across side/front yard (River Street) than permitted by Ordinance.   
 
NW/ cor. of Carman Blvd. & River St., a/k/a 11 Carman Boulevard, Massapequa, NY 
SEC.  66  BLK.  102 LOT   3 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 7 
 
APPEAL NO. 25-117  MASSAPEQUA 
 
JOHN BECZAK:  (A) Variance to allow existing outdoor kitchen having less rear yard setback than 
permitted by Ordinance.  (B) Amend Specific Plan as presented for Appeal No. 23-16 and granted 
by Decision of the Zoning Board of Appeals, dated January 19, 2023. 
 
N/s/o Nassau St., 260 ft. E/o Bayview Ave., a/k/a 16 Nassau Street, Massapequa, NY 
SEC.  65  BLK.  119 LOT   47 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
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HEARING NO. 8 
 
APPEAL NO. 25-120  MASSAPEQUA 
 
JOSH ANDRUSKRIEWICZ:  (A) Variance to allow existing 4.7 ft. by 7.6 ft. shed having less side 
yard setback than permitted by Ordinance.  (B) Variance to allow existing first floor addition and to 
construct second story addition having less aggregate side yards than permitted by Ordinance; also 
encroachment of eaves and gutters.  (C) Variance to allow existing first floor addition, to construct 
second story addition and front porch exceeding maximum building coverage than permitted by 
Ordinance.  (D) Variance to allow existing first floor addition, to construct second floor addition and 
first floor front addition exceeding maximum gross floor area than permitted by Ordinance.   
 
S/s/o Baltimore Ave., 224.14 ft. E/o Seaford Ave., a/k/a 16 Baltimore Avenue, Massapequa, NY 
SEC.  52  BLK.  239 LOT   890 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 9 
 
APPEAL NO. 25-171  MASSAPEQUA 
 
PACIFIC PREMIER TRUST:  (A) Variance to allow existing deck and shed exceeding maximum 
building coverage than permitted by Ordinance.  (B) Variance to allow existing shed having less 
side yard setback and rear yard setback than permitted by Ordinance.  (C) Variance to allow 
existing driveway having less side yard setback than permitted by Ordinance.   
 
N/s/o Merrick Rd., 330.37 ft. E/o W. Shore Dr., a/k/a 21 Merrick Road, Massapequa, NY 
SEC.  66  BLK.  2 LOT   60 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 10 
 
APPEAL NO. 25-185  MASSAPEQUA 
 
LUKE PELLIZZI:  (A) Variance to construct new dwelling exceeding maximum building coverage, 
gross floor area and height than permitted by Ordinance.  (B) Variance to construct side roof over 
platform with steps to grade having less aggregate side yards than permitted by Ordinance.  (C) 
Variance to construct rear raised patio and in-ground swimming pool having less rear yard setback 
than permitted by Ordinance.   
 
W/s/o Riviera Dr. S., 74.67 ft. S/o Sunset Blvd., a/k/a 348 Riviera Drive S., Massapequa, NY 
SEC.  65  BLK.  228 LOT   26 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 11 
 
APPEAL NO. 25-118  NORTH MASSAPEQUA 
 
JESSE ROBERTS:  (A) Variance to construct second floor addition having less average front yard 
setback than permitted by Ordinance.  (B) Variance to allow existing 8 ft. by 12 ft. shed having less 
side yard setback and rear yard setback than permitted by Ordinance.  (C) Variance to allow 
existing 7.3 ft. by 10.3 ft. shed having less side yard setback than permitted by Ordinance.  (D) 
Variance to allow existing swimming pool and pool deck attached to dwelling having less rear yard 
setback than permitted by Ordinance.  (E) Variance for the reduction of off-street parking spaces.  
Reduction of spaces to 1 when 2 parking spaces are required.   
 
N/s/o N. Albany Ave., ,300 ft. W/o N. New York Dr., a/k/a 193 N. Albany Ave., North Massapequa, NY 
SEC.  48  BLK.  46 LOT   49 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 12 
 
APPEAL NO. 25-102  HICKSVILLE 
 
NAGA SHAKELLI:  (A) Variance to construct second story addition having less side yard setback 
than permitted by Ordinance; also encroachment of eaves and gutters.  (B) Variance to construct 
second floor addition and second story deck exceeding maximum gross floor area than permitted 
by Ordinance.   
 
N/s/o N. Fordham Rd., 600 ft. S/o Oxford St., a/k/a 62 N. Fordham Road, Hicksville, NY 
SEC.  46  BLK.  380 LOT   22 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
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HEARING NO. 13 
 
APPEAL NO. 25-111  HICKSVILLE 
 
HUDSON OLIVIA DEVELOPERS TWO LLC:  Variance to allow an existing 6 ft. high PVC fence 
exceeding maximum height across front yard (Blueberry Lane) and within 30 ft. of intersection than 
permitted by Ordinance.   
 
SE/ cor. of Elmira St. & Blueberry Ln., a/k/a 51 Elmira Street, Hicksville, NY 
SEC.  45  BLK.  374 LOT   1 ZONE  R1-7 
---------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 14 
 
APPEAL NO. 25-122  WESTBURY 
 
ALPHA WESTBURY RE, LLC:  Variance to erect 25 ft. by 7.92 ft. ground sign structure located on 
West side of lot facing Brush Hollow Road having less setback and exceeding maximum height 
than permitted by Ordinance.   
 
S/s/o Brush Hollow Rd., 826.53 ft. E/o Northern State Pkwy., a/k/a 1038 Brush Hollow Rd., Westbury, NY 
SEC.  11  BLK.  B LOT   1046 ZONE  LI 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 15 
 
APPEAL NO. 25-123  WESTBURY 
 
ALPHA WESTBURY RE, LLC:  (A) Variance to construct two story building having less front yard 
setback than permitted by Ordinance.  (B) Variance to allow off-street parking spaces having less 
setback from lot line than permitted by Ordinance 
 
S/s/o Brush Hollow Rd., 826.53 ft. E/o Northern State Pkwy., a/k/a 1038 Brush Hollow Rd., Westbury, NY 
SEC.  11  BLK.  B LOT   1046 ZONE  LI 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 16  
 
APPEAL NO. 25-119  JERICHO 
 
JOHNNY YU:  (A) Variance to allow existing rear deck exceeding maximum building coverage than 
permitted by Ordinance.  (B) Variance to allow existing 6.2 ft. by 12.2 ft. shed having less rear yard 
setback than permitted by Ordinance 
 
S/s/o Bounty Ln., 316.3 ft. W/o Oakwood St., a/k/a 78 Bounty Lane, Jericho, NY 
SEC.  12  BLK.  515 LOT   9 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 17  
 
APPEAL NO. 25-86  SYOSSET 
 
IRA AXELROD:  Variance to construct circular driveway having less front yard setback and side 
yard setback than permitted by Ordinance.   
 
W/s/o Sagamore Dr., 339 ft. N/o Split Rock Rd., a/k/a 25 Sagamore Drive, Syosset, NY 
SEC.  25  BLK.  51 LOT   3 ZONE  R1-1A 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 18  
 
APPEAL NO. 25-106  SYOSSET 
 
MARIAM NAWABI:  Variance to construct new dwelling exceeding maximum gross floor area than 
permitted by Ordinance.  PARCEL B 
 
S/s/o Robbins Ln., W/o Freedom Dr., a/k/a 160 Robbins Lane, Syosset, NY 
SEC.  12  BLK.  536 LOT   32 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
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HEARING NO. 19  
 
APPEAL NO. 25-114  SYOSSET 
 
MASTDI ASSOCIATES LLC:  Variance for the reduction of off-street parking spaces.  Reduction of 
spaces to 27 when 35 parking spaces are required.  
 
NE/ cor. of Berry Hill Rd. & Muttontown Rd., a/k/a 4 Berry Hill Road, Syosset, NY 
SEC.  25  BLK.  19 LOTS   5 & 26 ZONE  NB 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 20  
 
APPEAL NO. 25-121  SYOSSET 
 
MAHMOOD MORADI:  (A) Variance to construct one story rear addition and roofed over front 
porch having less side yard setback than permitted by Ordinance.  (B) Variance to construct roofed 
over front porch having less aggregate side yards than permitted by Ordinance; also encroachment 
of eaves and gutters.  (C) Variance to construct one story rear addition, front roofed over porch and 
allow existing garage exceeding maximum building coverage than permitted by Ordinance.  (D) 
Variance to construct one story rear addition exceeding maximum gross floor area than permitted 
by Ordinance.   
 
S/s/o Donna Ln., 155 ft. W/o Southwood Cir., a/k/a 30 Donna Lane, Syosset, NY 
SEC.  15  BLK.  101 LOT   8 ZONE  R1-7 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 21  
 
APPEAL NO. 25-139  SYOSSET 
 
CHRIS GRELLA:  (A) Variance to allow existing kitchen in an accessory structure (cabana).  (B) 
Variance to allow existing 12.3 ft. by 8 ft. shed having less side yard setback than permitted by 
Ordinance.  (C) Variance to allow existing cabana having less side yard setback than permitted by 
Ordinance.  (D) Variance to allow existing pool equipment having less side yard setback than 
permitted by Ordinance.   
 
E/s/o Wilshire Dr., 286 ft. S/o Pell Ln., a/k/a 5 Wilshire Drive, Syosset, NY 
SEC.  25  BLK.  35 LOT   19 ZONE  R1-20 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 22  
 
APPEAL NO. 25-205  SYOSSET 
 
300 MICHAEL DRIVE PB HOLDINGS LLC:  Variance for the reduction of off-street parking 
spaces.  Reduction of spaces to 299 when 681 parking spaces are required.   
 
S/s/o Michael Dr., 414 ft. S/o Eileen Way, a/k/a 300 Michael Drive, Syosset, NY 
SEC.  15  BLK.  157 LOT   46 ZONE  LI  
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. 23  
 
APPEAL NO. 25-221  SYOSSET 
 
MICHAEL LESSE:  Variance to construct driveway having less side yard setback than permitted by 
Ordinance.   
 
E/s/o Ann Dr., N/o Betty St., a/k/a 20 Ann Drive, Syosset, NY 
SEC.  15  BLK.  163 LOT   38 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
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HEARING NO. 24  
 
APPEAL NO. 25-105  LOCUST VALLEY 
 
THEODORE PASSELIS:  (A) Variance to allow existing pool equipment having less side yard 
setback and rear yard setback than permitted by Ordinance.  (B) Variance to allow existing 15 ft. by 
20.17 ft. pergola exceeding maximum building coverage than permitted by Ordinance.   
 
N/s/o The Spur, 182.54 ft. N/o Fox Ridge Ln., a/k/a 14 The Spur, Locust Valley, NY 
SEC.  30  BLK.  68 LOT   19 ZONE  R1-10 
----------------------------------------------------------------------------------------------------------------------------------- 
HEARING NO. HO 1  
 
APPEAL NO. 25-161  SYOSSET 
 
ERIC MALAMENT:  (A) Variance to construct second story addition having less rear yard setback 
than permitted by Ordinance; also encroachment of eaves and gutters.  (B) Variance to construct 
covered porch and open terrace having less rear yard setback than permitted by Ordinance.  (C) 
Amend Specific Plan as presented for Appeal No. 80-84 and granted by Decision of the Zoning 
Board of Appeals, dated March 13, 1980. 
 
NW/ cor. of Bradley Ct. & Burtis Ln., a/k/a 5 Bradley Court, Syosset, NY 
SEC.  25  BLK.  60 LOT   21 ZONE  R1-1A 
----------------------------------------------------------------------------------------------------------------------------------- 
 
 
 
 
 
 
 
JUNE 30, 2025 
 
BY ORDER OF THE ZONING BOARD OF APPEALS 
 
TOWN OF OYSTER BAY, OYSTER BAY, NEW YORK 
 


