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    M I N U T E S

OF THE MEETING

OF THE

ZONING BOARD OF APPEALS 

INCORPORATED VILLAGE OF MALVERNE

   August 14, 2025

 7:00 p.m.

     PRESENT:    

      BRUCE MAWHIRTER, ACTING CHAIRMAN 

     MICHELLE SALOGUB,             MEMBER               

     JOHN TULLEY,                  MEMBER 

MARY ANN HANSON,              MEMBER 

NICK FEIHEL,                  MEMBER 

Also Present:  

     Kevin Walsh - Village Attorney 

     Mary Kate Schnaars - Building Department Clerk  
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MEMBER MAWHIRTER:  Good evening.  

If we could start with the Pledge of 

Allegiance.  

(Whereupon, the Pledge of Allegiance 

was recited.) 

MEMBER MAWHIRTER:  Good evening.  We 

have one case tonight.  

MS. SCHNAARS:  Do you want me to read 

the legal notice?  

MEMBER MAWHIRTER:  Yes.  

MS. SCHNAARS:  Sure.  

Malverne Zoning Board of Appeals Public 

Hearing Thursday, August 14, 2025.  

First case is Steven Femminello, 66 

North Cambridge Street, Residential "B" 

District, Permit Application 2025-0409, 

proposes to construct a 273.5 square foot wood 

deck in the rear yard.  

MR. STOUT:  Good evening, my name is 

James Stout, I am the architect, I will be 

representing Mr. Femminello this evening.  

As already stated, we are looking at 

the property at 66 North Cambridge Street, it 

is Section 38, Block 17, Lot 21 in a 

Residential "B" District.  
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We are proposing to build a 16 by 16 

wood deck in the rear yard of his property.  

This property is a corner property with two 

front yards, this leaves us with a very limited 

space to build this deck.  

The existing rear yard of this property 

is actually 24.2 feet, that's to the existing 

house, so we are already starting out with a 

rear yard that's too small to put a deck 

without a variance.  So we are actually 

starting out here behind the eight ball.  So 

there would be no deck possible in the rear 

yard without us coming here and asking for some 

type of relief.  

Since the rear yard is a required 

25 feet, we are requesting to reduce that down 

to 8.12 feet, that's a reduction of 16.9 feet.  

We meet all of the other zoning 

requirements.  

And the proposed deck will be placed in 

a position of where there is now an existing 

low deck in that same spot.  So this will be 

replacing that existing deck.  

Now, that minimal rear yard will most 

affect our contiguous neighbor that is to the 
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north of this property, and that would be 

number 216 Ryder Avenue.  

Now, I had submitted some photos of 

this property.  I don't know if you have the 

photos?  

MEMBER MAWHIRTER:  Yes.  

MR. STOUT:  There is an excellent photo 

there that shows that on their property right 

at the property line they have a detached 

two-car garage.  So this garage absolutely will 

screen this deck from them, from their 

property.  So they will not be able to see 

this, it will probably even help with any kind 

of sound deadening whatsoever, I don't think we 

will be having any huge parties there, I don't 

think that will be an issue.  It will 

definitely help to screen that if that minimal 

rear yard is an issue to the Board, which I'm 

sure that it is.  

Other than that, because of the 

configuration of the property, we don't have a 

lot of choices here, so this is really what we 

are left with.  

And that is our case.  

MEMBER MAWHIRTER:  Just looking at some 
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of the aerials, you mentioned the existing 

deck.  Do you know if it's going to be the same 

size, or does this increase the size of the 

deck?  

MR. STOUT:  It will be approximately 2 

foot larger than the existing deck. 

MEMBER MAWHIRTER:  Which direction?  

MR. STOUT:  Towards the rear yard. 

MEMBER MAWHIRTER:  And then it looks 

like there is a shed in the corner of the 

property that's not shown on the survey; is 

that accurate?  

MR. STOUT:  That I'm not aware of.  

Is there a shed in the corner?  They 

are asking if there's a shed on the property?  

MR. FEMMINELLO:  Yes.  So if you are 

looking at -- 

MEMBER MAWHIRTER:  I'm sorry.  

Can you just state your name for the 

record?  

MR. FEMMINELLO:  I'm sorry. 

Steven Femminello, I am the property 

owner at 66 North Cambridge.  

So if you, sir, for instance were the 

neighbor's garage, just to the right there is a 
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shed in the corner.  

MEMBER MAWHIRTER:  Do you know the 

approximate size of that shed?  

MR. FEMMINELLO:  Sure, 8 by 8.  

MEMBER MAWHIRTER:  Because it's not 

shown on the survey, that's the reason I am 

asking.  When we looked at the aerial.  Just 

wanted to make sure it's under 100 square foot.  

MR. FEMMINELLO:  Yes. 

MEMBER MAWHIRTER:  Because then it 

would count towards your coverage.  

MR. FEMMINELLO:  Right. 

MEMBER MAWHIRTER:  And also make sure 

it doesn't interfere with your proposed deck, 

which it doesn't appear to.  

MR. FEMMINELLO:  Right. 

MEMBER MAWHIRTER:  I'd open it up for 

questions but there is nobody here.  

I'll open it up to the Board, anybody 

on the Board have any questions?  

MEMBER TULLEY:  No.  

MEMBER SALOGUB:  No. 

MEMBER MAWHIRTER:  Counsel?  

MR. WALSH:  I don't have any questions.  

MEMBER HANSON:  So I have one question.  
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So basically this deck is going to go to the 

height of the step from the back door?  

MR. STOUT:  Correct.  Yes, it will be 

about between 18 and 20 inches high.  

MEMBER HANSON:  Okay.  

MEMBER MAWHIRTER:  If there are no 

other questions, I will ask if someone wants to 

propose a motion?  

MEMBER HANSON:  I propose a motion to 

pass the deck as stated. 

MEMBER MAWHIRTER:  Can I have a second?  

MEMBER TULLEY:  Second. 

MEMBER MAWHIRTER:  All in favor?  

(Chorus of ayes.) 

MEMBER MAWHIRTER:  Opposed?  

(Whereupon, there was no response.) 

MEMBER MAWHIRTER:  Congratulations! 

MEMBER HANSON:  Enjoy your new deck.  

MR. FEMMINELLO:  Thank you all so much.  

MR. STOUT:  We appreciate everybody 

coming out tonight for just one case.  We 

appreciate it.  

MR. FEMMINELLO:  I do appreciate it.  

Thank you very much. 

MR. STOUT:  Have a good evening.  
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MEMBER MAWHIRTER:  Can we have a motion 

to close?  

MEMBER TULLEY:  Motion to close. 

MEMBER MAWHIRTER:  Second?  

MEMBER HANSON:  Second. 

MEMBER MAWHIRTER:  All in favor?  

(Chorus of ayes.) 

(Whereupon, the Zoning Board of Appeals 

hearing was concluded and stood adjourned.) 
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  C E R T I F I C A T I O N

  I, Mary Kate Waldron, Court Reporter, within   

and for the State of New York, do hereby certify that I 

have reported the proceedings, that it is a true and 

accurate transcription of my stenographic notes.

  I further certify that I am not related to 

any of the parties to this action by blood or marriage, 

and that I am in no way interested in the outcome of 

this matter.

  IN WITNESS WHEREOF, I have hereunto set my 

hand this 23rd day of August, 2025.

_______________________________

MARY KATE WALDRON 


