Zoning Board of Appeals
Meeting Agenda

Common Council Chambers
Tuesday, November 8, 2022
6:00 PM

CALL TO ORDER

APPROVAL OF MEETING MINUTES

1.  Approval of October 11, 2022 Meeting Minutes
PUBLIC HEARINGS & DELIBERATIONS

1. 579 MAIN STREET: USE VARIANCES Application for use variances to
establish three (3) residential units and two (2) commercial spaces in an
existing building in a C-2A district, which does not permit residential use.
Owner: Johanny Properties, LLC, Applicant: Kenneth Pagan; Consultant:
One Stop Property Service, LLC; Grid #6161-24-423946; Zoning District:
Main Street Commercial District; File #2022-020
REVIEW OF APPLICATION POSTPONED TO DECEMBER 13, 2022

2. 67 WORRELL AVENUE: Use Variance Application for a use variance
relative to the proposed mixed use of an existing building as a coffee shop
and two (2) one-bedroom dwelling units. The use variance requested is in
regards to Section 19-3.14(2), which does not permit restaurants in the
Medium-Density Residence District (R-3) to allow a coffee shop. Owner:
Damian Mercado, Applicant: Jose Santos; Consultant: John Sullivan; Grid
#6061-41-563723; Zoning District: Medium-Density Residence District; File
#2022-025
REVIEW OF APPLICATION POSTPONED TO DECEMBER 13, 2022

3. 67 WORRELL AVENUE: Area Variances Application for area variances
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relative to the proposed mixed use of an existing building as a coffee shop
and two (2) one-bedroom dwelling units. The area variances requested are
in regards to Section 19-3.14(4)(a) requiring a minimum lot area of 16,000
square feet to allow lot area of 7,057 square feet, Section 19-3.14(4)(d)2,
requiring a minimum side yard of 10 feet to allow southern side yard to be
8.6 feet and northern side yard to be 6.1 feet, Section 19-3.14(4)(d)
requiring a 20 foot front yard to be 14.75 feet, Section 19-4,3(11) requiring
9 parking spaces where only 6 parking spaces are proposed. Owner:
Damian Mercado, Applicant: Jose Santos; Consultant: John Sullivan; Grid
#6061-41-563723; Zoning District: Medium-Density Residence District; File
#2022-024

REVIEW OF APPLICATION POSTPONED TO DECEMBER 13, 2022

135 MAIN STREET: AREA VARIANCES: Application for area variances
relative to the application for site plan review and subdivision for the
subdivision of the property at 135 Main Street into two lots of record, and
construction of a new building with 72 dwelling units on the new lot with an
existing 119 unit multiple on the original lot. Variances requested of
Sections 19-3.17(4)(b), 19-3.17(4)(f)(1), 19-3.17(4)(i), 19-3.17(4)(e ), 19-
4.3(11), and 19-4.13 of the Zoning Ordinance relative to lot area, front and
side yard set-backs, usable open space, off-street parking and set-backs
for accessory uses. Owner: Omni New York; Applicant: Tinkleman
Architecture; Consultant: Ken Casamento/LRC Group; Grid #6062-76-
911183; Zone: Urban Density (R-6) District; File #2021-023

16 MILDRED AVENUE Application for area variance relative to the 600
square foot addition on the back of an existing residence. The area
variance requested is in regards to Section 19-3.14(4)(d)2 requiring a
minimum side yard of 10 feet to allow 6.4 feet (a reduction of 3.6 feet) on
the left side of the addition. Owner/Applicant: Brian & Allison Sohan;
Consultant: Whalen Architecture, PPLC; Grid: # 6161-48-470546; Zoning
District: R-2, Medium Low-Density Residential District; File #ZBA 2022-023
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Zoning Board of Appeals
DRAFT Meeting Minutes

Common Council Chambers

Tuesday, October 11, 2022 6:00 PM

PRESENT
Thomas Klug
Brian Ineson
Scott Parker
Steve Reifler
John Gildard

Natalie Quinn, Development Director

Rebecca Valk, Corporation Counsel

Lori Garcia, Board Administrative Assistant
Joanna Longcore, Assistant Corporation Counsel

l. CALL TO ORDER at 6:01 with the Pledge of Allegiance
. APPROVAL OF MEETING MINUTES

1. Approval of September 13, 2022 Draft Meeting Minutes
Motion: Thomas Klug
Second: John Gildard
Carrie: 5:0:0

1. PUBLIC HEARINGS & DELIBERATIONS

1. 135 MAIN STREET: AREA VARIANCES: Application for area variances relative to
the application for site plan review and subdivision for the subdivision of the property at
135 Main Street into two lots of record, and construction of a new building with 72
dwelling units on the new lot with an existing 119 unit multiple on the original lot.
Variances requested of Sections 19-3.17(4)(b), 19-3.17(4)(f)(1), 19-3.17(4)(i), 19-
3.17(4)(e ), 19- 4.3(11), and 19-4.13 of the Zoning Ordinance relative to lot area, front
and side yard set-backs, usable open space, off-street parking and set-backs for accessory
uses. Owner: Omni New York; Applicant: Tinkleman Architecture; Consultant: Ken
Casamento/LRC Group; Grid #6062-76- 911183; Zone: Urban Density (R-6) District;
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File #2021-023

Open the Public Hearing
Motion: Steve Reifler
Second: Thomas Klug
Carried: 5:0:0

No Speakers

Adjourn the Public Hearing to November 8, 2022
Motion: Steve Reifler

Second: Thomas Klug

Carried: 5:0:0

579 MAIN STREET: USE VARIANCE

Application for a use variance to establish three (3) residential units and one (1)
commercial space in an existing building. The use variance requested is in regards to
Section 19-3.23.1(2), which does not permit residential uses in the Main Street
Commercial District (C-2A). Owner: Johanny Properties, LLC, Applicant: Kenneth
Pagan; Consultant: One Stop Property Service, LLC; Grid #6161-24-423946; Zoning
District: Main Street Commercial District; File #2022-020

Presenting: Ciro Interrante, Architect
Maher Farkhouri, Attorney
Johanny Pagant, Applicant

Attorney Maher Farkhouri briefly described the history of property before it was
purchased and what has been done since. When a building permit was sought for the
residential units, the applicant was told a used variance would be needed because
residential units are not permitted in the (C-2A) Main Street Commercial District. Mr.
Farkhouri states that it would not be feasible for the applicant to keep the property all
commercial.

Ciro Interrante presented the drawings for the building that were prepared by another
architect. He stated that there would be no change to the current external or internal
structure. The intent was to renovate the building using the current layout.

The board clarified that the proposed second commercial space is what is labeled as
house storage on the plans submitted to the board and that two (2) commercial spaces are
now proposed.

Scott Parker and the board pointed out the items that need to be more clearly addressed
for the board to consider this further.

- Financial Necessity

- Uniqueness to the Zone

- Effect on Neighborhood if any

- Hardship if not used as proposed.

Mr. Parker recommends that the applicant regroup and come back with a better
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presentation of the above information.

Rebecca Valk clarified that the applicant must meet all four (4) of the criteria. If any is
not met, the approval cannot be given.

Discussion continued regarding what the board needs and how the applicant might
obtain that information.

Open the Public Hearing
Motion:Steve Reifler
Second:Thomas Klug
Carried: 5:0:0

Speakers
Michael Nepolitano, 22 Fulton Ave. - Spoke in favor.

Motion to Adjourn to November 8, 2022 meeting
Motion: Thomas Klug

Second: Steve Reifler

Carried: 5:0:0

67 WORRALL AVENUE: USE VARIANCE

Application for a use variance relative to the proposed mixed use of an existing building as
a coffee shop and two (2) one-bedroom dwelling units. The use variance requested is in
regards to Section 19-3.14(2), which does not permit restaurants in the Medium-Density
Residence District (R-3) to allow a coffee shop. Owner: Damian Mercado, Applicant: Jose
Santos; Consultant: John Sullivan; Grid #6061-41-563723; Zoning District: Medium-
Density Residence District; File #2022-025

Presenting: John Sullivan, Consultant
Jose Santos, Property Manager
Damien Mercado, Owner

John Sullivan gave an overview of the property, its history and proposed use. He clarified
that the footprint of the building will not change, the amount of paved area will be reduced
and more landscaping added.

The board discussed the zoning code in relation to the use variance and what can be and not
be allowed. They also advised the applicant on the details needed to complete the criteria
granting a use variance correctly and completely.

A motion was made to open the public hearing
Motion: Steve Reifler

Second: Thomas Klug

Carried: 5:0:0
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Speakers:

Brooke Ellsworth, 79 Worrall Ave. — Expressed concerns that, if the coffee shop were to
fail, would a chain be able to move in within a year of the property becoming vacant,
outdoor seating, parking, and odor if there were a commercial kitchen.

The Board and applicant addressed the concerns:

e A major chain is possible if within time limit and the site plan approved by the
Planning Board. The use variance, if granted, carries with the property, not the
owner.

e Outdoor seating is permitted if it is on the site plan approved by the Planning Board.
Mr. Sullivan commented that there may be a few outdoor tables but not many since
there is not a lot of space.

e Addition of a commercial kitchen is allowed because a café falls within the
restaurant category, A condition of approval cannot be added preventing a
commercial kitchen but hours of operation can be set as a condition of approval.
Mr. Sullivan clarified that there is no plan for a commercial kitchen.

Trudy-Ann Anderson, 14 Fulton Ave — Spoke in favor of the use variance
Chris Santoro, 49 Fulton Ave — Spoke in favor of the use variance

Jose Santos, Property Manager, Owner of other property in Poughkeepsie — Spoke in
favor of the use variance and also addressed some of Ms. Ellsworth’s concerns and
elaborated on the plans for the property.

Kaye Saglibene, Real Estate Broker, 230 N Parliman Rd, Larangeville — Spoke in favor
of the use variance

Gersay Saldaria, 68 Worrall Ave. — Spoke in favor of the use variance
Michael Napoliano, 22 Fulton Ave — Spoke in favor of the use variance

Damien Mercado, Owner spoke giving reasons for wanting to buy property here in
Poughkeepsie and open a coffee shop.

67 WORRALL AVENUE: AREA VARIANCES Application for area variances relative to
the proposed mixed use of an existing building as a coffee shop and two (2) one- bedroom
dwelling units. The area variances requested are in regards to Section 19- 3.14(4)(a)
requiring a minimum lot area of 16,000 square feet to allow lot area of 7,057 square feet,
Section 19-3.14(4)(d)2, requiring a minimum side yard of 10 feet to allow southern side yard
to be 8.6 feet and northern side yard to be 6.1 feet, Section 19- 3.14(4)(d) requiring a 20 foot
front yard to be 14.75 feet, Section 19-4,3(11) requiring 9 parking spaces where only 6
parking spaces are proposed. Owner: Damian Mercado, Applicant: Jose Santos; Consultant:
John Sullivan; Grid #6061-41-563723; Zoning District: Medium-Density Residence District;
File #2022-024

Ms. Quinn explained that because it is an existing building it has the status of a non-
compliant building. She explained how the proposed change of use is what defined the four
area variances. The issue of parking and the use of on street parking was discussed. The
applicant pointed out the landscaping plans and the conflict of open space versus parking
space.
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Motion to adjourn the public hearing and review to November 8th meeting
Motion: Thomas Klug

Second: John Gildard

Carried: 5:0:0

Motion to adjourn the meeting to November 8, 2022
Motion: Steve Reifler

Second: Scott Parker

Carried: 5:0:0

For more details regarding the meeting, please visit the Meeting Webcast or the Agendas and Minutes
page on the City of Poughkeepsie website.
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THE CITY OF POUGHKEEPSIE FEE: $350.00

NEW YORK CODE: A2112
PLANNING & ZONING ID#
62 CIVIC CENTER PLAZA, 2N° FLOOR IPS#

POUGHKEEPSIE, NY 12601
Phone: (845) 451-4055 Fax: (845) 451-4006

ZONING BOARD OF APPEALS AREA VARIANCE APPLICATION
PROPERTY ADDRESS: 35 Main Street, Poughkeepsie, NY (Proposed Lots 1 & 2)

ZONING DISTRICT: Urban Density Residence District (R-6)

OWNER INFORMATION:

Name: Omni New York, LLC

Address: 909 Third Avenue, 21st Floor
New York City, New York 10022

Phone: (646)502-7200

Email: kspillberg@onyllc.com

APPLICANT INFORMATION:

Name: Tinkelman Architecture, PLLC

Address: 33 Arlington Avenue, Suite 8
Poughkeepsie, New York 12603

Email: tink@tinkarch.com

CONSULTANT INFORMATION:

Name: The LRC Group

Address: 85 Civic Center Plaza, Suite 104
Poughkeepsie, New York 12601

Phone: ( 845)243'2830

Email: kcasamento@Ircconsult.com

SUBJECT OF APPEAL

This application relative to the above referenced property constitutes an appeal from the
decision, determination or violation of an official of the City of Poughkeepsie.

Name and title of agent; Judith Knauss, Deputy Zoning Administrator

Date of decision/determination/violation: August 24, 2021

Please note that a copy of the communication must be attached with this application.

Revised June 2020; Previous Editions Qbsolete
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ZONING BOARD OF APPEALS AREA VARIANCE APPLICATION
PROPERTY ADDRESS: 135 Main Street, Poughkeepsie, NY (Proposed Lots 1 & 2)

AREA VARIANCE REQUESTS

All sections under this heading must be answered completely. Bear in mind that a variance is
actually relief from the strict application of the requirements of the law (the Zoning Ordinance),
and the Zoning Board of Appeals is required to give sound reasons, based on the criteria set forth
in this application, for granting any such relief.

SECTION REQUIRING/PROHIBITING REQUESTED VARIANCE

Refer to the Analysis of the Statutory Balancing Test & Five Factors for Each of
the Five Required Variances .

VARIANCE REQUEST JUSTIFICATION

Pursuant to Section 19-8.4 (2) (d) of the Zoning Ordinance, the Zoning Board of Appeals, in
making its determination, shall take into consideration the benefit to the applicant if the variance
is granted, as weighed against the detriment to the health, safety and welfare of the neighborhood
or community by such granting.

Bear in mind that a variance is actually relief from the strict application of the requirements of the law (the
Zoning Ordinance), and the Zoning Board of Appeals is required by law to give sound reasons, based on
the criteria set forth in this application, for granting any such relief. Please note that it is therefore
incumbent upon the applicant to demonstrate ta the Board that the criteria for the granting of the
variance(s) are satisfied.

Responses to the following questions shall be attached to and submitted with the application.

1) Will the granting of the variance produce an undesirable change in the character of the neighborhood
or be a detriment to nearby properties? If not, please explain why.

2) Can the benefit sought be achieved by some other method feasibly for the applicant to pursue, other
than an area variance? Identify what alternatives to the variance, if any, have been explored (for
example, alternative designs, purchasing of contiguous properties, etc.). Why is the variance
necessary?

3) Is/are the requested area variance(s) substantial? Explain why they are not substantial.,

4) Will the variance(s) have an adverse affect or impact on the physical or environmental conditions in
the neighborhood or district? Why not?

5) Isthe need for the area variance(s) the result of self-created difficulties on your part, or unique to the
property? Explain.

Revised June 2020: Previous Editions Obsolete
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ZONING BOARD OF APPEALS AREA VARIANCE APPLICATION
PROPERTY ADDRESS: 735 Main Street, Poughkeepsie, NY (Proposed Lots 1 & 2)

LIST OF REQUIRED ATTACHMENTS

Letter or communication which resulted in application to the ZBA.
Site or Plot Plan: Nine (9) copies.

Color photos of site conditions: Nine (9) copies

Complete Short EAF

Electronic file submission of the plot plan and color photos

Other attachments deemed pertinent by the applicant (please list):

Omni New York Authorization Letter

G N Shg e R

Refer to the Supplemental Documents_2022.07.26

SIGNATURE AND VERIFICATION
Please be advised that no application can be deemed complete unless signed below.

THE APPLICANT HEREBY STATES THAT ALL INFORMATION GIVEN IS ACCURATE
AS OF THE DATE OF APPLICATION. THE APPLICANT, IF NOT THE OWNER OF THE
PROPERTY, HEREBY SWEARS THAT THIS APPLICATION IS MADE WITH THE

INFORM#ED EDGE AND CONSENT OF THE OWNER.
July 26, 2022
SIGNATURE OF APPLICANT a DATE

Steven Tinkelman, Managing Member
Print Name

Revised June 2020: Previous Editions Obsolete
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SUMMARY OF PROOF IN SUPPORT OF VARIANCES

This document provides an analysis of the statutory balancing test and the five (5) factors for each of the
five (5) required variances. It includes a discussion about how the proof that has been offered addresses,
and satisfies, the legal test for area variances established in the General City Law and the City of
Poughkeepsie Code.

PROJECT DESCRIPTION:

OMNI New York LLC (Applicant) proposes to subdivide the Project site into two lots. Proposed Lot 1 will
include the existing 13 story multifamily building (Admiral Halsey 1), consisting of 119 income restricted
senior units, 1 superintendent’s unit and 35 off-street parking spaces. Proposed Lot 2 will include the
proposed new 4-5 story multifamily building (Admiral Halsey II), consisting of 72 income restricted senior
units and 33 off-street parking spaces.

With the addition of the new building and many site improvements, the Admiral Halsey Senior Village will
become a campus where the integrated site plan has been designed to allow residents of both buildings
use of all ground floor amenities, including the landscaped opens spaces, gazebo, raised gardening
planters, and community rooms. From their offices in the new building, Hudson River Housing will
coordinate services, such as a shuttle service to medical appointments or the grocery store as well as
financial management and computer classes, which are available to all Admiral Halsey residents. The new
building will also have a landscaped rooftop available to the residents of Admiral Halsey Il.

The Project requires the following five (5) variances:

19-3.17(4)(b) Lot Area Variance for Lot 1

19-31.17(4)(e) Front Yard Setback for Lot 2

19-3.17(4)(f)(1) North Side yard (Rear Yard) setback for Lot 1

19-3.17(4)(i) Usable Open Space for Lot 1, including its location in the Front Yard
19-4.3(11) Off Street Parking requirements for both Lots 1 and 2

Uk wn e

Please note a § 19-4.13 Side/Rear Yard Setback for Lot 2 was initially required for the location of the
proposed maintenance building. Through design changes discussed with the ZBA, the location of the
maintenance building has been adjusted to remove the need for this variance, reducing the total number
of variances required from six (6) to five (5). This change was made as part of the April 19, 2022
submission. Furthermore, prior to the ZBA’s involvement, Lot 2 required a minimum lot area variance
and a side yard setback variance. But through working with the Planning Board, the Applicant was able to
adjust the interior lot line to remove the need for these two variances, as outlined in the Applicant’s
October 5, 2021 correspondence to the Planning Board. Lastly, the Applicant had initially proposed a 7-
story building (Admiral Halsey IlI) that would have only required one variance for off-street parking.
However, as noted herein, the City recommended the current 4-5 story design creating the need for the
instant variance relief.

5290119.v8
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AREA VARIANCE # 1:

SECTION 19-3.17(4)(B) REQUIRES THAT A MINIMUM OF 95,200 SQUARE FEET OF LOT AREA BE
PROVIDED FOR LOT 1: LOT 1 IS PROPOSED TO BE 40,663.84 SQUARE FEET:

Brief summary of facts and circumstances of this variance:

The proposed Project involves the construction of a new residential building that will include 72 senior
housing apartments, common spaces and support service areas for the residents. To secure the
necessary financing for the Project, the proposed building must be located on its own parcel.
Accordingly, the Project calls for the existing 2.28-acre site to be subdivided so that both the existing
Admiral Halsey building (Admiral Halsey 1) and the proposed new 72-unit senior housing building
(Admiral Halsey Il) will each be located on their own lot.

To support the required variance, attached as Exhibit A is the April 18, 2022 letter from Philip J. Bronzi,
Chief Lending Officer, Rhinebeck Bank (previously submitted to the ZBA on April 19, 2022) which, in
detail, explains why a lenders security interest must be in fee simple, as opposed to another method
of ownership such as ground lease. This exhibit is discussed further below under area variance factor
#2 (alternatives).

Please also note that the proposed Lot 1 which contains the existing Admiral Halsey | building requires
the lot area variance. However, no lot area variance is required for the proposed Lot 2/Admiral Halsey
Il building, which has been designed to meet the minimum lot area requirements.

The overall area variance balancing test:

(1) How does this variance benefit the applicant and the project?

The variance allows the Project to be financed. The proposed subdivision line was carefully
designed to minimize the number of variances that would be required for the overall development.
Appropriate cross easements, subject to Planning Board review, will be established so that the
properties will operate in a unified manner.

(2) Does this variance cause a detriment to the community or neighborhood?

The proposed subdivision merely creates an invisible property line on a filed subdivision map that
does not affect the physical conditions of the property or neighborhood. The location of the
proposed dividing line has been carefully selected to minimize the number of variances required,
and the Project has been designed so that Lot 1 and Lot 2 will operate in a unified manner and fit
within the existing neighborhood. For example:

e The site plan allows for adequate parking and cross parcel access for the peak demands of
each building as outlined in the Parking Study prepared by Collier Engineering & Design. This
will not necessitate the use of existing on-street parking. Parking is discussed further in
variance #5.

5290119.v8
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e The new and carefully configured outdoor spaces maintains a park like appearance within the
site for use of the residents of both buildings while mitigating off-site impacts by providing a
tree lined & landscaped street scape along N. Perry Street.

e The new 4-5 story residential building provides a thoughtfully designed transition from the
taller buildings along Main Street, thus integrating the Project into the surrounding
neighborhood. Please note the Applicant initially proposed a 7-story building but
implemented the shorter building design upon the request of the City Planning staff.

e The subdividing of the site has been done in a manner that conforms with the adjoining
neighborhoods. The less dense “Area Compliant Lot” (Lot #2) adjoins the residential
neighborhoods. This keeps it in character with the parcels to the north, west and east of Lot
#2 relative to the scale of the structures and the density. The smaller and more dense “Non-
compliant Lot” (Lot #1) occurs along Main Street where the higher density and larger scaled
properties are located. This lot is in character with the parcels that are located along the Main
Street corridor.

Thus, the reduction in the Lot Area will not cause a detriment to the community or neighborhood.
(3) Overall Balancing Test: Taking into consideration the benefit to the applicant of the variance as

weighed against the detriment to the health, safety and welfare of the neighborhood or
community by such grant, should the variance be granted?

This variance does not create any detriment to the health, safety and welfare of the neighborhood
or community. As noted, the subdivision itself merely creates an invisible property line on a map,
but by granting this variance, the necessary separate ownerships of the properties can be created,
which is required for financing. This Project is then allowed to create new, quality affordable senior
housing that is needed within the City of Poughkeepsie. Such additional housing is a worthwhile
goal and is consistent with the City of Poughkeepsie’s draft 2022 Comprehensive Plan. Moreover,
the development of new affordable apartments for Seniors helps fulfill a need identified in the
“City of Poughkeepsie Housing Needs Assessment” released in March 2022, as it not only provides
new apartments that will help relieve long wait lists for affordable senior housing but also provides
right-sized homes for seniors thereby freeing up larger homes for families in the City.

The 5 additional factors to be considered as part of the Balancing test:

1) Whether an undesirable change will be produced in the character of the neighborhood, or a
detriment to nearby properties will be created by the granting of the area variance;

The subdivision merely creates an invisible property line on a filed subdivision map that does not
affect the physical conditions of the property or neighborhood. In addition, proposed Lot 2 (new
Admiral Halsey Il) complies with the zoning district lot area requirements, and this zoning-
compliant lot is the lot that is adjacent to the lower density residential properties along the
adjoining side streets. The proposed non-compliant lot (proposed Lot 1) contains the existing
Admiral Halsey | building that fronts on Main Street and the similarly larger-scale properties along
Main Street. Furthermore, by complying with the City’s request to reduce the height of Admiral
Halsey Il to 4-5 stories, the Project provides a transition that did not previously exist from the

5290119.v8
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larger-scale Main Street development to the surrounding residential neighborhood. In addition,
the proposed Admiral Halsey Il is significantly shorter than the existing 13-story Admiral Halsey |,
which was constructed in the 1970’s and has defined the character of the neighborhood for nearly
50 years.

Lastly, the proposed density of the Project is consistent with that of the immediate neighborhood
and the surrounding area. For example, the combined density of Admiral Halsey | and Il is 83.7
dwelling units per acre. Across the street, the density of 140 Main Street is 101.2 dwelling units
per acre. Similar or greater densities are also found at 66 Washington street, 160 Academy Street,
113 Mill Street, 178-188 Main Street, 7-9 Clover Street, 197 Mill Street and 332 Main Street, as
outlined in the Area Density Study, dated July 26, 2022, prepared by Tinkelman Architecture and
included as part of this submission to the Board. Moreover, the Project is zoned R-6, “Urban
Density Residence District” (emphasis supplied). The purpose of the district is to “provide areas for
intense residential development . . .” Section 19-3.17(1) (emphasis supplied). Additionally, the
district does not limit the maximum building height and permits 70% lot coverage, both metrics
that encourage dense development. Based on the foregoing, the density of the proposed Project
is in accordance with the existing development of the area and the explicit purposes of the R-6
District. Thus, it is respectfully submitted there will not be an undesirable change in the character
of the neighborhood.

2) Whether the benefit sought by the applicant can be achieved by some method, feasible for the
applicant to pursue, other than an area variance;

Included as Exhibit B is the April 19, 2022 Cuddy & Feder, LLP letter (previously submitted to the
ZBA on April 19, 2022) explaining why there is no viable alternative to the variance sought. As
noted in the attached Exhibit:

The ground-lease/no subdivision option does not meet the standards required by
Factor #2, because it would still require several area variances, including: a lot area
variance, a usable open space variance, a parking variance, and a building separation
variance. Factor #2 applies to alternatives that do not require variances. An
alternative which requires one or more variances does not qualify as an alternative
“other than an area variance” under this section. Corporation of Presiding Bishop of
Church of Jesus Christ of Latter Day Saints v. ZBA of Town/Village of Harrison, 296
A.D.2d 460, 462 (2d Dept. 2002), (appellate court held that a proposed alternative
that required a single variance did not qualify for consideration under Factor #2).

Even if the ground lease alternative did not require variances, it would not meet the
standards in Factor #2 because it does not provide the benefit sought by the applicant.
(See Latter Day Saints case, cited above, page 462). See also, Baker v. Brownlie, 248
A.D.2d 527 (2d Dept. 1998) where the applicant sought a variance to obtain a view of
the water, and the court rejected a supposed “alternative” that provided no view of
the water.

Additionally, at 72 apartments, the new building has been designed to fit in with the neighborhood
as well as comply with NY State affordable housing programs and the Empire State Supportive
Housing Initiative. A smaller building would not have been financially feasible with the State
financing programs.

5290119.v8
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Accordingly, the benefit sought may not be achieved by some method, feasible for the applicant
pursue, other than subdivision area variance approval.

3) Whether the requested area variance is substantial;

Substantiality is not simply a mathematical test, relating to the percentage of variation from the
required standard. Salkin, 2 N.Y. Zoning Law & Prac. § 29:15 (4th Ed.); see also Lodge Hotel, Inc.
v. Town of Erwin Zoning Bd. of Appeals, 21 Misc. 3d 1120(A) (Sup. Ct. Stuben County 2007), aff’d
43 A.D.3d 1447 (4th Dept 2007) (Reviewing a variance request in a mathematical vacuum is not
an adequate indicator of substantiality). “Substantiality cannot be judged in the abstract; rather,
the totality of relevant circumstances must be evaluated in determining whether the variance
sought is, in actuality, a substantial one.” Lodge Hotel, Inc., 21 Misc. 3d 1120(A) at 5. In other
words, substantiality has to be judged based on the actual impact of the variance, rather than the
mere mathematical extent of the variance. The context of the overall impact on the neighborhood
can militate against a finding of substantiality.

As stated, the subdivision merely creates an invisible property line on a filed subdivision map that
does not affect the physical conditions of the property or neighborhood. Given the lack of an
impact of this variance, it is respectfully submitted the variance is not substantial. Should,
however, the ZBA disagree, substantiality alone is not a valid reason to deny a variance. Lodge
Hotel, Inc. v. Town of Erwin ZBA, 43 A.D.3d 1447 (4th Dept 2007) (substantiality alone is insufficient
to deny a variance). This factor does not therefore weigh against the grant of the variance.

4) Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

For the reasons outlined in detail above, the proposed variance will not have an adverse effect or
impact on the physical or environmental conditions in the neighborhood or district. Additionally,
Lot 1 requires variance relief and this lot is already developed with the 13 story building. And
overall, the proposed Project is scaled to complement its surroundings and provide a transition
from the Main Street Corridor to the residential neighborhoods.

5) Whether the alleged difficulty was self-created, which consideration shall be relevant to the
decision of the Board of Appeals but shall not necessarily preclude the granting of the area
variance.

The variance it is a necessity of the financing for the new building. Regardless, NYS General City
Law § 81-b(4)(b)(v)/City Code section 19-8.4 (d)(2)(e) states that the self-created nature of a
variance “shall not necessarily preclude the granting of the area variance.”

Is this the appropriate minimum variance to be necessary and adequate to provide the benefit
sought by the applicant while at the same time preserve and protect the character of the
neighborhood and the health safety and welfare of the community? City Code section 19-8.4

(d) (3)

Yes, the Applicant has considered alternative proposed property line configurations and the
current location is the most appropriate. Prior to the ZBA’s involvement, Lot 2 required a minimum
lot area variance and a side yard setback variance. But through working with the Planning Board
the Applicant was able to adjust the interior lot line to remove the need for these two variances,
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as outlined in the Applicant’s October 5, 2021 correspondence to the Planning Board. See Exhibit
C. The variance is thus the minimum necessary.

AREA VARIANCE # 2:

SECTION 19-3.17(4)(E) REQUIRES THAT FRONT YARDS OF 20 FEET BE PROVIDED: WHILE THE BULK
OF THE PROPOSED BUILDING ON LOT 2 IS 20 FEET FROM THE FRONT PROPERTY LINE, A PORTION
OF THE BUILDING WITH A CANOPY OVER THE ENTRANCE IS SETBACK 0.55 FEET;

Brief summary of facts and circumstances of this variance:

The proposed new building (Admiral Halsey Il) is located over 20 feet from the front property line along
N. Perry Street. This is in compliance with the requirement defined in the City of Poughkeepsie Zoning
Ordinance. However, for the proper functioning of the building, a covered porte cochere is proposed
for the western side of the building fronting on N. Perry Street. This will provide a safe and covered
drop off and pick up location for all residents. This open-air structure is the only building component
that is being constructed within the setback area. Additionally, the Planning Board'’s design consultant
Mass Design appreciated this design element and advised that the scale and width of the porte cochere
should be increased. See Exhibit D.

The overall area variance balancing test:

(1) How does this variance benefit the applicant and the project?

The porte cochere is an open structure that will not be visually intrusive along the street line, yet
it is an important component for successfully operating the building. Transport vans and other
vehicles that will bring residents to medical appointments and grocery stores, for example, will
pick up / drop off under the porte cochere. Considering the mobility of the residents, providing
protection from the elements to go from the building to their transportation is a necessity.

Image: Rendering of the building and Porte Cochere along N. Perry Street
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(2) Does this variance cause a detriment to the community or neighborhood?

No, the architectural style of the porte cochere will create visual interest to the neighborhood and
also will perform its function as a welcoming element denoting the building’s entry.

In addition, MASS Design, the Planning Board'’s Architectural Consultant, appreciated this amenity.
In fact, MASS Design recommended the Applicant increase the scale and width of this structure to
improve its function and to enhance this attractive visual element along the street. It is
respectfully submitted there cannot be a detriment to the community or neighborhood when the
City’s design consultant appreciates the architectural amenity and even recommended expanding
its size.

(3) Overall Balancing Test: Taking into consideration the benefit to the applicant of the variance as
weighed against the detriment to the health, safety and welfare of the neighborhood or
community by such grant, should the variance be granted?

First and foremost, the variance provides for a building design that integrates the proposed
structure with N. Perry Street, thus fostering a more intimate relationship with the neighborhood.
Additionally, the variance provides an important amenity for the building’s residents. The clear
benefit to the Applicant and the building residents outweighs the lack of an impact to the
neighborhood or community, particularly since the variance furthers an accepted design principle.

The 5 additional factors to be considered as part of the Balancing test:

1) Whether an undesirable change will be produced in the character of the neighborhood, or a
detriment to nearby properties will be created by the granting of the area variance;

The proposed building (Admiral Halsey 11) is zoning compliant, located over 20 feet from the front
property line. The variance is required because a limited architectural feature (the porte cochere,
an open-air structure that will not visually intrude on N. Perry Street), extends into the front yard
setback. The porte cochere is conveniently located near the urban sidewalk along N. Perry Street.
It is designed as an open air, lightly structured extension of the building that is appropriately
located and scaled to the neighborhood for use by the residents of the building.

2) Whether the benefit sought by the applicant can be achieved by some method, feasible for the
applicant to pursue, other than an area variance;

This is the appropriate location and scale for this porte cochere and compliance with the Zoning
Ordinance is not feasible. To reiterate, the porte cochere is a required design feature because of
the age of the residents, and if the building and the porte cochere were to be moved 20 feet to the
east to eliminate the need for the variance, this would place the building proper 40 feet from the
property line. Moving the main building 40 feet back from N. Perry Street would be out of
character with the neighborhood. By keeping the building located per the designed site plan, it
mimics a similar condition that exists on the west side of N. Perry Street with the residential
apartment buildings.
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In addition, moving the building farther back jeopardizes the intimate scale that was created by
placing the building along the front yard setback. The covered front porch, incorporated into the
west side of the building, has a much more intimate relationship with the neighborhood. The
building location is also required to preserve the interior open space. Pushing the building farther
into the site will reduce the amount of usable open space available, increasing the degree of that
variance at the expense of eliminating a variance for open-air architectural feature that is a
required amenity that also helps integrate the building into the existing streetscape of N. Perry
Street.

Whether the requested area variance is substantial;

The port cochere is a limited open air-architectural feature that extends into the front yard setback
while the building proper complies with the Zoning Ordinance. It is an appropriate architectural
component for a building of such use, type and scale. It has been designed to complement the
building and provide the needed function of being able to cover two vehicles at one time and
provide for required pedestrian circulation.
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Based on the limited nature of the port cochere, it is respectfully submitted the variance requested
is not substantial. As noted in the City of Poughkeepsie’s March 2, 2022 Area Variance Review
Analysis, Staff concurs this variance is not substantial.

4) Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

No. The port cochere is 9°-2” deep x 34’-6” wide. The remainder of the 12,731.18 SF ground floor
area of the building complies with the Zoning Ordinance setback.

5) Whether the alleged difficulty was self-created, which consideration shall be relevant to the
decision of the Board of Appeals but shall not necessarily preclude the granting of the area
variance.

This could be considered self-created but is an important architectural element that enhances the
building and its relationship with N. Perry Street.

Is this the appropriate minimum variance to be necessary and adequate to provide the benefit
sought by the applicant while at the same time preserve and protect the character of the
neighborhood and the health safety and welfare of the community? City Code section 19-8.4 (d) (3)

Yes, even though it is small in scale, it is an important functional component for this building.
Minimizing this variance would negatively affect other important design elements, such as the
usable open space.

AREA VARIANCE # 3:

SECTION 19-3.17(4)(F)(1) REQUIRES A SIDE YARD SET-BACK OF 68.04 FEET FOR THE NORTH SIDE
YARD OF LOT 1, WHILE 23.9 FEET IS PROVIDED;

Brief summary of facts and circumstances of this variance:

There are several mitigating factors associated with the variance request. The most important of
which is that the newly proposed lot line on the north side of the existing Admiral Halsey | building is
being created as an internal division line. As noted in Area Variance #1, separate parcels are a
necessity for the financing of the new building. The non-compliant setback therefore only affects the
Applicant’s Lot 2, not a third party property owner. Additionally, the distance for the rear and side
yard setbacks are based on a building’s height. Admiral Halsey I is a 13-story building, so of course the
setback for Admiral Halsey | is going to be greater than that of the other buildings within the
neighborhood. It is also notable that per the Zoning Bulk information, the minimum allowed side &
rear yard setbacks are 15 feet in the R-6 district, which is less than the 23.92 feet provided for on the
proposed site plan. The proposed lot line placement complies with the setbacks minimally acceptable
in the R-6 district, although a variance is still technically required given the height of Admiral Halsey |.

Surrounding zoning districts also provide for less strict side yard setbacks. For example, if the zoning

regulations of the adjacent C-2 District are followed for Lot 1, this rear yard setback would be 20 feet,
8 feet or not at all depending the adjoining district. Similarly, the adjoining O-R district to the east of
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Lot 1 has a minimum rear yard setback of 15 feet. The provided for setback of 23.92 fees is therefore
not out of character with the zoning requirements of the immediate neighborhood.

The overall area variance balancing test:

(1) How does this variance benefit the applicant and the project?

As noted, subdivision approval is necessary to finance construction of the new building. The
proposed lot line was also carefully considered to reduce the number of variances required.
Adjustments to the interior lot line removed the need for two additional variances, as outlined in
the Applicant’s October 5, 2021 correspondence to the Planning Board.

Additionally, the current location of the lot line off the southern face of Admiral Halsey | was
established to remove any limitations that would be imposed on the Admiral Halsey Il building by
the IBC 2020, NYS Building Code, Chapter 7, Fire & Smoke Protection Features regarding fire rated
exterior walls and area of allowed window penetrations. The NYS Building Code reduces the
allowable area for exterior wall penetrations for Buildings that are between 15 to 20 feet from a
property line by 25%. As the distance between the building and the property line is reduced, the
allowable area for the penetrations continues to be reduced, till no penetrations are allowed in
the exterior wall. Accordingly, if the lot line were moved closer to the proposed Admiral Halsey Il
the size of the windows would be negatively impacted to the detriment of the building’s future
residents.

(2) Does this variance cause a detriment to the community or neighborhood?

No. The setback variance is interior to the site and in no way relates to exterior features of the
Project nor adjacent properties.

(3) Overall Balancing Test: Taking into consideration the benefit to the applicant of the variance as
weighed against the detriment to the health, safety and welfare of the neighborhood or
community by such grant, should the variance be granted?

Yes. This variance is an internal site plan design feature that is strategically located so that the
window size of the proposed Admiral Halsey Il is not negatively impacted.

The 5 additional factors to be considered as part of the Balancing test:

1) Whether an undesirable change will be produced in the character of the neighborhood, or a
detriment to nearby properties will be created by the granting of the area variance;

No, on both accounts. The requested variance relates solely to a proposed property line that is

internal to the site. The site has been designed so that the two buildings function in a unified
manner sharing open space and site amenities as well as provide adequate on-site parking.
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2) Whether the benefit sought by the applicant can be achieved by some method, feasible for the
applicant to pursue, other than an area variance;

No, this is the only method that reduces the variances needed. Additional minimum lot area and
side yard setback variances were required for Lot 2 before the current lot line configuration was
proposed. Similarly, adjusting the lot line could negatively impact the window penetrations on
Admiral Halsey Il.

3) Whether the requested area variance is substantial;

As noted for Area Variance #1, the context of the impact of the variance determines its
substantiality, as opposed to a pure mathematical deviation from the required standard. Again,
the variance is internal to the site and does not impact the neighborhood. It is therefore
respectfully submitted the variance is not substantial given this context.

4) Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

As previously mentioned, this variance is created by placing an invisible line on the plan that will
be filed as part of a subdivision map and will not have any impact on the physical or environmental
conditions found in the neighborhood or district.
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5) Whether the alleged difficulty was self-created, which consideration shall be relevant to the
decision of the Board of Appeals but shall not necessarily preclude the granting of the area
variance.

This is not a self-created hardship; the subdivision is required for the financing.

Is this the appropriate minimum variance to be necessary and adequate to provide the benefit
sought by the applicant while at the same time preserve and protect the character of the
neighborhood and the health safety and welfare of the community? City Code section 19-8.4 (d) (3)

Yes, this is a purely internal variance request that will have no impact in the character of the
neighborhood and the health, safety and welfare of the community. Adjusting the degree of this
variance will incur additional variances for Lot 2.

AREA VARIANCE # 4:

Section 19-3.17(4)(i) require that usable open space be provided for all multiple dwellings and
Section 19-4.13 provides that accessory uses not be placed in the front yard: Lot 1 requires 35,700
square feet of useable open space. Lot 1 provides 16,026 square feet of usable open space and
seeks a variance of 19,674 square feet as to area and a variance to allow 12,215 square feet of the
provided open space to be located in the front yard;

Brief summary of facts and circumstances of this variance:

Only Lot 1 requires area variance relief. The Applicant is providing 20,154 SF (0.46 acres) of usable
open space on Lot 2 where 19,200 SF is required. Thus Lot 2 is fully zoning compliant. Furthermore,
Lot 1 and 2 are designed as a single integrated development. The residents of Lot 1 will have equal
access to the usable open space on Lot 2, and the site has a total of 0.82 acres of interconnected usable
open space, inclusive the space available on Lot 1.

Additionally, Lot 1 is not devoid of all usable open space by providing 16,026 SF (0.36 acres). Although
this open space is provided in the front of the building, it is still valuable usable open space with shade
trees and benches for sitting that is actively used by the building residents today:

Resident using the
bench/open space in front
(from Google)
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The 0.46 acres of new usable open space on Lot 2 will augment the existing 0.36 acres available on Lot
1 as a thoughtfully designed space for the proposed tenants of both buildings (elderly and disabled)
that includes green space, walking paths and a gazebo, among others.
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This significant open space is being provided just off Main Street in downtown Poughkeepsie (a city).
As part of the 0.44 acres of open space on Lot 2, a proposed rooftop patio/Resident Lounge has been
added to the plans of Admiral Halsey Il to address the comments of the ZBA. In addition to the rooftop
amenities, there are substantive interior spaces proposed for the ground floor of the building to
accommodate community programs. All of these spaces will provide areas for passive activities for
the residents.

No other property in the neighborhood appears to provide a similar amenity for its property:
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In viewing the usable open space requirement for the other adjoining districts that make up the Main
Street Corridor within the project area (i.e., C-2 and O-R), these districts do not require any usable open
space. When considering Lot 1, which makes up part of the Main Street Corridor, the non-compliant
usable open space is consistent with the other properties along Main Street.

Also, it should be noted that an earlier iteration of the site plan called for a 7-story tower which
occupied a much smaller footprint than what is currently proposed. Under that design, the necessity
for an open space variance would have been significantly reduced if not needed at all. But in an effort
to create a better, more contextual site plan for the neighborhood, City Planning staff recommended
a lower building with a larger footprint which requires the open space variance being sought here.

The overall area variance balancing test:
(1) How does this variance benefit the applicant and the project?

This variance benefits the Project by permitting the minimum density required to have a viable
affordable senior housing Project while still providing the Project’s residents with meaningful
programmatic opportunities for active and passive recreation. The new green spaces that are
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provided have been thoughtfully designed and are a significant upgrade to what currently exists
on site for the residents of the existing Admiral Halsey I.

(2) Does this variance cause a detriment to the community or neighborhood?

No. The usable open space requirement is intended to be an internal recreational amenity for the
residents of the site. It is not a public park requirement. The reduced on-site open space does not
affect the community or neighborhood. Furthermore, the usable open space on Lot 1 in the front
yard is an existing condition that will not be changed by the grant of the variance.

(3) Overall Balancing Test: Taking into consideration the benefit to the applicant of the variance as
weighed against the detriment to the health, safety and welfare of the neighborhood or
community by such grant, should the variance be granted?

Yes, this Development involves the creation of both an attractive new building and a landscaped
courtyard, internal and external program spaces as well as improved streetscapes that abut the
property on Main Street as well as N. Perry Street.

The 5 additional factors to be considered as part of the Balancing test:

1) Whether an undesirable change will be produced in the character of the neighborhood, or a
detriment to nearby properties will be created by the granting of the area variance;

An undesirable change will not be produced. Usable open space is intended to provide a passive
and active recreational amenity for the residents on-site. This is not a public park requirement.

USABLE OPEN SPACE: An unenclosed portion of the ground of a lot which is not
devoted to driveways or parking spaces, which is free of structures of any kind, of
which not more than 25% is roofed for shelter purposes only, the minimum dimension
of which is 40 feet and which is available and accessible to all occupants of the building
or buildings on said lot for purposes of active or passive outdoor recreation. Accessory
building roof space may be substituted for ground space, provided that such space is
available and accessible to all said occupants. (emphasis supplied)

Section 19-2.2.

The reduced on-site open space does not therefore affect the community or neighborhood.
Furthermore, the current undeveloped site will be greatly improved with the construction of a new
building and a thoughtfully designed shared courtyard that is well organized for social interaction
and enjoyment of the outdoors that is landscaped for all seasons. Lastly, the existing usable open
space in the front yard of Lot 1 will remain unaltered and can still be appreciated by the neighbors
and community.

2) Whether the benefit sought by the applicant can be achieved by some method, feasible for the
applicant to pursue, other than an area variance;

There is not another method that will increase the amount of usable open space that will be
successful. The subject property as proposed provides more usable open space than the properties
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that abut the project site. This is demonstrated simply by viewing the google photographic
mapping of these adjacent properties on page 14 above. This shows large areas of asphalt parking
lots and tightly situated buildings that provide little usable open space in districts with this
requirement. Additionally, no adjacent undeveloped properties are available for purchase.

While the project does not meet the required amount of usable open space, this reduction has
been mitigated through alternate means which still provide the residents locations that can meet
the needs of both passive and active recreation. Examples of these are listed:

1. The existing usable open space along Main Street and N. Perry Street for the Admiral Halsey |
building provides an attractive greensward space along these frontages to both soften the
streetscape as well as to provide seating for the residents and neighbors.

2. The same can be said for the proposed landscaped property edge along N. Perry Street. This
continues the greenscape from Main Street along N. Perry softening the property edge in front
of the new Admiral Halsey Il building. In addition, there is the covered front porch that creates
a protected and covered area where residents can sit and enjoy the streetscape.

3. There also is an area along the east side of the property where raised planting beds will be
located. This continues an activity that already exists as part of Admiral Halsey I. These will
be used by the residents for meaningful gardening opportunities.

4. The building interior includes an interior program space to be utilized by the residents for
scheduled programs or other communal activities. Given the nature of the resident
population, these important activity spaces are as valuable as the outdoor spaces, and they
can be successfully used at all times where the weather outdoors does not allow for this
possibility.

5. Finally, as noted in the City of Poughkeepsie March 2, 2022 Area Variance Review Analysis,
there is a City Park that adjoins the project site at 33 N. Perry Street that could benefit the
residents of the development by augmenting the open space on-site.

3) Whether the requested area variance is substantial;

We do not believe the proposed variance to be substantial when considering nearly an acre of
usable open space (0.82 acres) is provided across both Lot 1 and 2 in the downtown Main Street
area of the City of Poughkeepsie. In addition, the site plan proposes interior alternates that
provide the residents with passive and active recreation that is crucial to a healthy life. There is
also a City park that abuts the Property to the north as well as the substantial City of Poughkeepsie
waterfront park system that is only several blocks away that can augment the open space
opportunities on-site.

4) Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

Granting of this variance will allow for the crafting of attractive green spaces for this site. These
spaces include the courtyard as well as the new and enhanced existing open spaces for passive use
along Main Street and N. Perry Street. The variance will not have an adverse effect or impact on
the physical or environmental conditions in the surrounding neighborhood or district.
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5) Whether the alleged difficulty was self-created, which consideration shall be relevant to the
decision of the Board of Appeals but shall not necessarily preclude the granting of the area
variance.

Effort was taken to maximize the open space by creating an interior courtyard of high quality that
is integrated into the operation of the campus. It is difficult to provide substantial usable open
space in higher density main street-downtown urban areas, such as where this project is located.
Strict usable open space requirements are nearly impossible to satisfy given the generally small lot
sizes and dense build environment of a downtown urban setting, which is evident by this
requirement not existing in the C-2 and O-R Districts which make up the rest of the Main Street
Corridor in the location of this project.

In addition, through conversations and meetings with the City of Poughkeepsie’s Planning and
Zoning Staff, the project was altered from an originally proposed 7 story structure to the current
4 and 5 story “L” shaped configuration. By lowering the building height from what was originally
proposed, the exterior open space was thereby reduced as the building footprint of Admiral Halsey
Il was enlarged. By making these requested modifications to the new building’s scale and
configuration, additional effort was made to create an exterior courtyard of high quality that is
integrated into the operation of both structures. Also, the new building forms are more
appropriate with the surrounding neighborhood as well as creating a positive transition from the
13 story Admiral Halsey | building to the balance of the neighborhood.

Is this the appropriate minimum variance to be necessary and adequate to provide the benefit
sought by the applicant while at the same time preserve and protect the character of the
neighborhood and the health safety and welfare of the community? City Code section 19-8.4 (d) (3)

Yes, this request is the appropriate minimum variance for this undertaking. The usable open space
needs are different for a senior’s population than if the building was being rented by a population
of all ages (i.e., no playgrounds required). In addition to the shared open space being created for
use by both apartment buildings, the new structure has a significant program and activity space
proposed within the ground floor. Valuable open space also already exists on the perimeter of the
site, along both Main Street and North Perry Street as well as on the eastern edge of the project
site.

AREA VARIANCE # 5:

SECTION 19-4.3(11) REQUIRES THAT 66 OFF-STREET PARKING SPACES BE PROVIDED FOR LOT 1,

WHILE 35 ARE PROPOSED. 40 OFF-STREET PARKING SPACES ARE REQUIRED FOR LOT 2 WHILE 33
SPACES ARE PROPOSED. THE TOTAL REQUIREMENT FOR THE PROJECT IS 106 PARKING SPACES,
WHILE THE TOTAL PROVIDED IS 68 SPACES;

Brief summary of facts and circumstances of this variance:

The Applicant studied the parking usage for the existing Admiral Halsey | building and determined that
there is surplus parking available. The proposed new building will have a similar age-restricted, low-
income population with similar parking needs. It is therefore apparent that the number of parking
spaces required by the City of Poughkeepsie Zoning Ordinance is far greater than the practical needs
of the existing and proposed Development. To avoid having to construct additional unneeded parking
spaces that would encroach on the usable open space provided, the Applicant retained the services of
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Colliers Engineering & Design to prepare an expert parking report, last revised July 20, 2022. The
Report concludes that the proposed 68 parking spaces adequately accommodate the peak parking
demand of the Project.

For additional context, 36 of the 72 units for the proposed Admiral Halsey Il building will meet the
State’s criteria for “Frail Elderly/Senior” housing. Hudson River Housing (HRH) will be supporting these
36 units and in their experience, the traditional demand for parking is greatly diminished for these
residents due to a higher propensity of eyesight and mobility issues as well as limited means to
maintain a car and insurance. HRH will however be providing van service for the residents of BOTH
buildings seven days a week. Furthermore, HRH’s Care Manager will assist the residents with any daily
activities they struggle to perform to keep the residents living independently. This is not an assisted
living facility requiring outside aids. Any need for outside care could impact a resident’s eligibility to
continue as an ESSHI participant and likely indicate a need to move to an assisted living facility. To
provide further details on the proposed frail elderly population and HRH’s in-house services the
Applicant has provided a letter from HRH, dated July 26, 2022, as part of this submission to the Board.

The overall area variance balancing test:

(1) How does this variance benefit the applicant and the project?

A parking study was prepared by Dr. Philip Grealy, a highly regarded traffic engineer with Colliers
Engineering and Design, and the results of this report validated the operating assumptions made
by the owner and operators of Admiral Halsey Senior Village. The proposed 68 parking spaces
adequately accommodate the peak parking demand of the Project.

This variance benefits not only the applicant, but also the community. No more than the necessary
number of parking spaces will be being constructed — thus, the project site can be greener, more

attractive and pedestrian friendly.

(2) Does this variance cause a detriment to the community or neighborhood?

The parking study confirms adequate on-site parking is proposed and no offsite parking impacts
will occur.

(3) Overall Balancing Test: Taking into consideration the benefit to the applicant of the variance as
weighed against the detriment to the health, safety and welfare of the neighborhood or
community by such grant, should the variance be granted?

As previously mentioned, there is no negative impact either to the neighborhood or community
with this reduction in parking and asphalt. It will also be a benefit to the residents in that the site
can now be more attractive and user friendly, while still not impacting the available on-street
parking.

The 5 additional factors to be considered as part of the Balancing test:

1) Whether an undesirable change will be produced in the character of the neighborhood, or a
detriment to nearby properties will be created by the granting of the area variance;
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The parking study confirms adequate on-site parking is proposed and no offsite parking impacts
will occur.

2) Whether the benefit sought by the applicant can be achieved by some method, feasible for the
applicant to pursue, other than an area variance;

There are no other methods to add parking without impacting the usable open space available on
site. In fact, prior to the ZBA’s involvement, the Applicant increased the degree of the parking
variance to acquiesce to the Planning Board’s request for more usable open space (see October 5,
2021 letter to the Planning Board).

3) Whether the requested area variance is substantial;

The variance is the minimum necessary to provide adequate on-site parking which preserves the
usable open space available on site.

4) Whether the proposed variance will have an adverse effect or impact on the physical or
environmental conditions in the neighborhood or district.

This variance improves the physical and environmental conditions of the neighborhood and district
by reducing the amount of asphalt required while simultaneously preserving green space.

5) Whether the alleged difficulty was self-created, which consideration shall be relevant to the
decision of the Board of Appeals but shall not necessarily preclude the granting of the area
variance.

This requested reduction in the number of parking spaces to be provided comes from a detailed
professional analysis in regard to creating a Development that is balanced and adequate in regard
to its parking needs.

Is this the appropriate minimum variance to be necessary and adequate to provide the benefit
sought by the applicant while at the same time preserve and protect the character of the
neighborhood and the health safety and welfare of the community? City Code section 19-8.4 (d) (3)

The variance is appropriate minimum variance necessary to provide adequate parking on-site
while preserving the usable open and other green spaces available.
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EXHIBITS:
Exhibit A: April 18, 2022 letter from Philip J. Bronzi, Chief Lending Officer, Rhinebeck Bank.
Exhibit B: April 19, 2022 Cuddy & Feder, LLP letter.
Exhibit C: October 5, 2021 Tinkelman Architecture letter to the Planning Board.

Exhibit D: December 16, 2021 MASS Design Group review letter.
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Corporate Offices
2 Jefferson Plaza
Poughkeepsie, NY 12601

Rhinebeck oo thinebockbank com
B o |
- Bank

April 18", 2022

Chairman Scott Parker
Zoning Board of Appeals
City of Poughkeepsie

62 Civic Center Plaza
Poughkeepsie, NY 12601

Re: 135 Main Street, Poughkeepsie, New York
Dear Chairman Parker:

This letter is respectfully submitted to the City of Poughkeepsie Zoning Board of Appeals
(ZBA), as requested, to confirm that a loan for new construction is easier to finance on a fee
simple title subdivided lot than on a ground lease parcel. Typically, projects with a ground
leasehold interest are considered much riskier than projects with a fee simple interest. Lending
institutions often prefer not to finance them altogether and if they do, will place much more
stringent requirements on those loans in order to offset the added risk associated with this type of
structure. Some of the additional risks associated with a ground lease parcel are as follows:

1. The lender’s collateral or security interest in a ground lease will be in the ground
lease itself (rather than in the land). Therefore, if the ground lease is terminated, the
lender is left with no collateral whatsoever. This is a dangerous position for a lender
to be in.

2. In the event of foreclosure, the lender cannot foreclose on the land but must foreclose
on the borrower’s interest in the ground lease. So, in essence, the lender will foreclose
on the ground lease and, upon foreclosure, the lender will be a tenant and thereby step
into the shoes of the ground tenant under an already negotiated ground lease. As you
can imagine, no foreclosing lender wants to foreclose and then be considered a tenant
upon foreclosure and thereby have to deal with a ground lessor in administering its
collateral/security interest the property.

3. With respect to foreclosure, the lender will need to negotiate with the ground lessor,

who is not its borrower, to ensure that the ground lessor will agree that the ground
lessor’s fee simple interest in the property is subordinate to the lender’s interest in the

Member
FDIC &
it ousing
Lenderg
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ground lease. This often creates great difficulty as the parties involved might not truly
appreciate the complexities and nuances of ground lease financing and the ground
lessor might not agree to so subordinate its fee simple interest.

4. When financing a ground lease, the loan documents are often more complex and
comprehensive in that a myriad of provisions needs to be drafted to ensure that the
borrower does not amend the ground lease without the lender’s consent and, in
addition, the lender needs to negotiate an estopple and other documents with the
ground lessor to ensure that the ground lease has certain provisions that will enable
the lender to be comfortable in financing the ground lease because again, if the
ground lease is terminated, then the lender has no security and is left with an
unsecured loan.

5. When negotiating the loan documents, the lender will need to bring the ground lessor
into the mix of things as the ground lessor and the borrower are critical to ensuring
that the lender’s rights and interest are protected. This is clearly a more complex and
precarious relationship rather than an outright conventional security interest in real
property where its just lender and borrower.

Should you have any questions regarding the contents of this letter, please do not hesitate to
contact me.

Very truly yours,

(’7,’)

Philip J. Bronzi
Chief Lending Officer
Rhinebeck Bank

Office: 845.790.1558
Cell: 845.656.0070
pbronzi@rhinebeckbank.com
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300 Westage Business Center, Suite 380

f cubpy

T 845896 2229

+FEDER F 845896 3672

LLP cuddyfeder.com

Jennifer L. Van Tuyl, Esq.
jvantuyl@cuddyfeder.com

April 19, 2022

Hon. Scott Parker, Chair
and Members of the Zoning Board of Appeals
City of Poughkeepsie
62 Civic Center Plaza, 3 Floor
Poughkeepsie, New York 12601

RE: 135 Main Street: Area Variances (File #2021-023)
Admiral Halsey II
Parcel ID: 6062-76-911183

Dear Chairman Parker and Members of the Zoning Board of Appeals:

This letter is being submitted to supplement the letter from Philip J. Bronzi, Chief Lending Officer
of Rhinebeck Bank, dated April 18, 2022, by noting several other relevant considerations based
upon the statutory standards for area variances.

Only one of the 5 Area Variance Factors relates directly to the consideration of alternatives to the
applicant’s requested relief. Factor #2 requires the ZBA to consider “whether the benefit sought
by the applicant can be achieved by some method feasible for the applicant to pursue, other than
an area variance.” (General City Law § 81-b(4)(b)(ii); City Code section 19-8.4 (d) (2) (b)).

The ground-lease/no subdivision option does not meet the standards required by Factor #2,
because it would still require several area variances, including: a lot area variance, a usable open
space variance, a parking variance, and a building separation variance. Factor #2 applies to
alternatives that do not require variances. An alternative which requires one or more variances
does not qualify as an alternative “other than an area variance” under this section. Corporation
of Presiding Bishop of Church of Jesus Christ of Latter Day Saints v. ZBA of Town/Village of
Harrison, 296 A.D.2d 460, 462 (2d Dept. 2002), (appellate court held that a proposed alternative
that required a single variance did not qualify for consideration under Factor #2).

Even if the ground lease alternative did not require variances, it would not meet the standards in
Factor #2 because it does not provide the benefit sought by the applicant. (See Latter Day Saints
case, cited above, page 462). See also, Baker v. Brownlie, 248 A.D.2d 527 (2d Dept. 1998) where

the applicant sought a variance to obtain a view of the water, and the court rejected a supposed
“alternative” that provided no view of the water.

5175600.v4
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Finally, we note that, as a practical matter, the subdivision itself merely creates an invisible
property line on a filed subdivision map. That invisible line does not change the appearance or
functioning of the two buildings.

Conclusion

Based on the foregoing, it is respectfully requested that the Board move forward with
consideration of the variance requests.

Very truly yours,

Jennifer L. Van Tuyl

cc: Natalie Quinn, Director of Development
Judith Knauss Deputy Building Inspector
Rebecca Valk, Corporation Counsel

WESTCHESTER | NEW YORK CITY | HUDSON VALLEY | CONNECTICUT
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October 5, 2021

Chairman Levine

Honorable Members of the City of Poughkeepsie Planning Board
City of Poughkeepsie

62 Civic Center Plaza

3" Floor

Poughkeepsie, NY 12601

RE: Admiral Halsey I
135 Main Street
Parcel # 131300-6062-76-911183-0000
Poughkeepsie, NY 12601

Dear Chairman Levine and Members of the Planning Board,
I hope this letter finds you well.

This letter, together with the attached revised Site Plan drawing and Zoning Analysis, constitutes our current
submittal to the City of Poughkeepsie Planning Board. We are submitting this amended application for Site
Plan, Architectural, and Special Use Permit approval for the above referenced parcel at 135 Main Street.

At the previous Planning Board presentation held on September 21, 2021, the Applicant proposed to
subdivide the Project Site into two lots. Proposed Lot 2 will include the existing multifamily building (Admiral
Halsey 1), consisting of 118 income restricted senior units, 1 superintendent’s unit and 46 off-street parking
spaces. Proposed Lot 1 will include the new multifamily building (Admiral Halsey Il), consisting of 71 income
restricted senior units, 1 superintendent’s unit and 58 off-street parking spaces. As stated in the previous
Planning Board presentation, the Applicant has indicated that the proposed property subdivision is
necessary for successful Project financing and will result in the need for additional site variances.
Importantly, the Project has been designed to ensure that the existing structure and new structure are
coordinated, and new open spaces have been provided between the buildings for use by the residents of
both facilities.

At the Planning Board meeting the Planning Board members requested that the Applicant consider
increasing the amount of open/green space around the Project and perhaps revisit the site design to reduce
the number of variances that might be ultimately required for the Project. Also discussed at the meeting was
the fact that the amount of parking required by the City of Poughkeepsie Zoning Code could be reduced
given the fact that the building occupants are senior and elderly/frail residents and many of them would not
and do not have cars.

TINKARCH.COM e 845-473-0200 o 33 Arlington Ave., 2™ Floor, Poughkeepsie, NY 12603[Page 1 of 3
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Given that information, the Planning Board members where amenable to the idea of exchanging the
quantity of required parking spaces for more open space on the site.

Therefore, we present to you and the Board for consideration the revised site plan enclosed. The originally
proposed new property line presented to the Planning Board on September 21, 2021, that would subdivide
the original lot, has been redefined and moved. The distance between the existing Admiral Halsey | building
and the proposed Admiral Halsey Il building has also been increased. This was accomplished by the
adjustment of the proposed property line and slightly moving the Admiral Halsey Il building northward.
These design decisions create several opportunities for the project. When considering the original site
design that was presented, we were able to eliminate the need for 2 of the requested variances in the
original submission. The variances that were eliminated from the original variance request list are as follows:
an overall lot area variance for Admiral Halsey Il and a side yard variance for Admiral Halsey II.

However, because of the considerations that we gave to the request of the Planning Board members for
more open green space around the proposed Admiral Halsey ll, it became necessary for us to add back into
the list of requested variances, a new variance for the Admiral Halsey Il portion of the project. The variance
that we added to the requested variance list is for the required number of parking spaces at the Admiral
Halsey Il building. We redesigned the parking layout on the north side of Admiral Halsey |l to address the
board’s desire for more open greenspace around the perimeter of the building and site. In addition to this,
as discussed in the Planning Board meeting, we have eliminated the parking spaces on the east side of the
newly created open green space that was presented in the site plan. The resultant parking count for Admiral
Halsey Il will be 37 parking spaces, and not the required 40 parking spaces. We have also reduced the
number of parking spaces and re-arranged the layout of the remaining parking spaces. The changes to the
new lot line likewise reduce the parking space count at Admiral Halsey | to 35 spaces. The combined parking
count for the two buildings is now proposed to be 72 parking spaces. The Applicant feels that a combined
parking space count of 72 spaces is adequate for both buildings, given the resident population. All of these
design decisions created more green/open space throughout the site and even though we still need a
variance for the open space requirement at Admiral Halsey I, these moves have increased the open/green
space around the project. Ultimately, with the new revised site plan, we have reduced the number of
required variances from 8 to 7.

The revisions and design changes indicated above are depicted in drawing sheets G-100 (Zoning
Information) and PZ-100 (Site Plan) and are dated October 19, 2021, and indicated as Revision 1. For
expediency’s sake the Civil Engineering drawings have not been updated yet. The Civil Engineering drawings
that will need updating include SUB-1, SG-1, SD-1, UT-1, EC-1, and TT-1. The engineering drawings shall be
revised after the scheduled October 19. 2021 Planning Board meeting.

Based on the above, we respectfully submit that the proposed Project is consistent with the neighborhood
and is compliant with the City’s site plan review considerations. We submit that the Planning Board should
declare its intent to be the lead agency pursuant to SEQRA and commence coordinated review of the Project.

TINKARCH.COM e 845-473-0200 e 33 Arlington Ave., 2™ Floor, Poughkeepsie, NY 12603|Page 2 of 3
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Once we obtain additional feedback from the Planning Board, the City’s consultants, and involved/interested
agencies, we will supplement our application. We look forward to working with the city in furtherance of the
Project.

Respectfully,
TINKELMAN ARCHITECTURE

Anthony Juliano, Assoc. AlA
Director of Architectural Services

cc. Steven Tinkelman, Tinkelman Architecture
Natalie Quinn, Planning Director, City of Poughkeepsie

TINKARCH.COM e 845-473-0200 » 33 Arlington Ave., 2™ Floor, Poughkeepsie, NY 12603|Page 3 of 3
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MASS DESIGN GROUP

1 Chandler Street Suite 101
Boston, MA 02116

289 Main Street Suite 101
Poughkeepsie, NY 12601

hello@massdesigngroup.org
+1857 233 5788
+1845 473 4003

massdesigngroup.org

December 16, 2021

City of Poughkeepsie Planning Board
Attn: Robert Levine, Chairman

63 Civic Center Plz

Poughkeepsie, NY 12601

cc: Natalie Quinn, Planning Director

RE: 2021-037 and 2021-038: 135 Main Street

Dear City of Poughkeepsie Planning Board,

On December 6, 2021, the applicant and design team convened with Chris Kroner and
Natalie Quinn to discuss their proposed project at 135 Main Street. Attendees from the
design team included: Ken Spillberg, Steve Tinkelman, Paul Shevchuck (Omni), Ken
Casamento (LRC), and Anthony Juliano. The discussion was a preliminary workshop in
nature, and Mr. Tinkelman gave anintroduction to the project, its intent and constraints to
which MASS elevated some clarifying questions for further consideration.

We understand from the Developer that the project requires 72 units. Considered to be an
extension to the seven story “Admiral 1” Housing tower on Main Street, we also understand
that “Admiral 2” will continue to serve as senior housing, and the design is intended to
mediate between the large tower and the lowrise neighbors immediately across the street
to the west. No immediate details are being borrowed from the two story neighbors.

The building is four stories towards Main Street and currently steps up to become five
stories at the north side of the building. The building as presented is clad in cementitious
panels in a gridded layout, with large panels that is contributing to an institutional
aesthetic to the building massing. Part of the discussion addressed whether cementitious
boards (in lieu of panels) running horizontally or vertically might help give the building a
more residential character, while maintaining the proposed bulk and massing. The team
offered that they previously considered boards, but were intending for a more updated
aesthetic, to which we began discussing additional details around the building. One
possible compromise we offered is for the design team to consider incorporating
additional panel sizes to help create a proportional grid logic. We feel the design team
may want to consider these options in order to help alleviate the larger five story
massing. In any event, the design team should offer material color photos of the
proposed brick and panels.

The ground floor colonnade is articulated with brick columns with cast stone belt capitals,
which created a bit of curiosity and confusion about the intended style or vintage. We
encouraged the design team to consider cleaner, perhaps simpler rectangular piers.

The proposed design has a moderate level of glazing. Operation of the windows is
currently unclear, and should be clarified for the planning board to review. There are
corner windows currently presented with vertically oriented "soldier course" brick infills,
which are visually reading as heavy, and could be articulated more as a tying feature to the
panel language (through material and/or color). We notice that the soldier course work is

Architectural Review for City of Poughkeepsie Planning Board
RE: 2020-010: Wallace Campus Resubmission
Page 1
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also articulated as a series of layers on the facades with a precast concrete belt window
head trims that striate the building at uneven intervals, which we would invite the design
team to describe further.

One feature discussed at the meeting was the "port cochere” which was an appreciated
amenity to offer protection for car arrivals and departures. In the proposed plans, it
appears to be scaled for one vehicle, and we encouraged the applicant team to consider
enlarging the scale to have a bit more presence in relation to the building massing and
perhaps accommodate a second waiting vehicle. Additionally we briefly discussed the
front archway detailing, which may need to be revisited after any other facade
conversations.

The design team explained that the courtyard has been conceived differently than the
streetscape, and therefore has been demarcated for passive recreation, but we encouraged
creating more clear spots for benches as well as active programming (yard games such as
cornhole, horseshoes, or bocci, for example were mentioned).

Extending projections over the window heads were also encouraged to offer shading as
well as much protection over the courtyard sidewalks, but we were corrected that the
sidewalks were not accurate in the renderings, and we should refer to the site plan oval.
Planter boxes or other window depth articulations may help the scale of the larger building
feel a bit more personal/residential.

We look forward to seeing this important anchor project for Main Street Poughkeepsie
evolve through public participation.

MASS DESIGN GROUP Sincerely,
Chris Kroner

1 Chandler Street Suite 101

Boston, MA 02116

289 Main Street Suite 101

Poughkeepsie, NY 12601 L
Principal

hello@massdesigngroup.org ckroner@mass-group.org

+1857 233 5788
+1 845 473 4003

massdesigngroup.org

Architectural Review for City of Poughkeepsie Planning Board
RE: 2020-010: Wallace Campus Resubmission
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MASS DESIGN GROUP

334 Boylston Street #400
Boston, MA 02118

337 Main Street #3F
Poughkeepsie, NY 12601

hello@massdesigngroup.org
+1857 233 5788
+1 845 473 4003

massdesigngroup.org

Architectural Review for City of Poughkeepsie Planning Board
RE: 2020-010: Wallace Campus Resubmission
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October 25, 2022

City of Poughkeepsie Zoning Board
62 Civic Center Plaza, 3" Floor
Poughkeepsie, NY 12601

RE: Admiral Halsey Phase Il
131300-6062-76-911183-0000
I35 Main Street
City of Poughkeepsie, NY 12601

Dear Chairman Parker and members of the Zoning Board,

At the August 9, 2022, meeting, the Zoning board continued the public hearing, and consented
that the City Planning Board serve as Lead Agency for purposes of the coordinated SEQR review
of the project.

Thereafter, the Planning Board has concluded its environmental analysis, and adopted a Negative
Declaration at its September 20, 2022, meeting, concluding that the Project as proposed (i.e.,
including the requested variances) will not have a significant impact on the environment. A copy

of the Negative Declaration is on file in the Planning Department, and a copy will be provided to
the ZBA.

Since the SEQR review has now been completed for the project, it is appropriate that the
application return to the Zoning Board agenda for conclusion of the variance review. To facilitate
that review, the current submission includes the within responses to the comments at the August
9™, 2022, session of the public hearing. It also summarizes additional improvements in the
landscaping plans for the Project which have been further developed over the past several months
of Planning Board review. The colored site plan is part of the submission. Also included is a
rendering of the gazebo which will be built in the shared open space courtyard shared by Admiral
Halsey | and Admiral Halsey Il residents.

LRC Engineering & Surveying, DPC 85 Civic Center Plaza, Suite 204
LRC Engineering & Surveying, LLC Poughkeepsie, NY 12601
LRC Environmental Services, Inc. Tel: (845) 243-2880

Fax: (845)265-8175

Offices in New York, Connecticut and New Jersey
www.lrcconsult.com

Land Planning ¢ Civil Engineering ¢ Environmental Services ¢ Land Surveying ¢ Landscape Architecture 5426766'15396 45 of 241



Response to All Comments
Admiral Halsey Phase Il
Page 2 of 4

RESPONSE TO ZBA COMMENT:

Zoning Board’s requests for further information:

At the August 9” public hearing, the Board requested more information on the tenant restrictions
applicable to Admiral Halsey |, i.e., clarifying information as to income, age, and handicapped
status.

LRC Response: The recorded Regulatory Agreement between the New York State
Housing Finance Agency and the Applicant confirms the Applicant’s Admiral Halsey |
building contains |19 one-bedroom units (|18 units rental units one unit set aside for
building superintendent) that are permitted a maximum of two tenants per unit, and are
restricted to persons who must be income eligible and are either handicapped or not less
than 62 years of age. See Regulatory Agreement Section 5.2 and/or Section | of First
Amendatory Agreement. This Regulatory Agreement is in effect until 2047. See
Regulatory Agreement Section 3.1. Copies of the Regulatory Agreement and First
Amendatory Agreement are attached for reference.

Please note this data is reenforced by the actual population figures set forth in the next
section.

Updated Parking Study:

The Board also requested more information on the existing tenant mix (senior vs. disabled) as
well as confirmation said data was considered as part of the Parking Report.

LRC Response: An updated Parking Report was prepared by Colliers Engineering &
Design, dated September 2, 2022, to supplement its previous report of April 15, 2022.
The updated Parking Report is attached hereto and provides additional historical
information on parking and site operations as well as clarification requested by the ZBA
for the proposed Admiral Halsey Il building. The observations and reporting conclude that
the proposed reduced parking will adequately accommodate the peak parking demands
of both buildings.

More specifically, the Report provides data on the number of non-senior income eligible
disabled persons who have resided at AHI since 201 3:

2013 2016 2018 2020 | 8/2022

No. of Non-Senior Income Eligible
Disabled Persons 7 16 I3 23 24

% of total Residents 6% 13% 10% 18% 19%
*assumes 125 residents per year.
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Response to All Comments
Admiral Halsey Phase Il
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As noted in the Report, this operational data was considered as part of Colliers parking
review. The parking observations were done at a time when the Applicant had the highest
number of non-senior disabled persons residing in the building to date (24 persons or
19%), and yet the parking utilization continued to conform to levels analyzed over the life
of the building. Based on the information further summarized in the attached Report pp.
2-3, the Report concludes that the disabled residents do not increase AHI’s parking
demand.

As to data on population, the Report confirms that:

e only 4 units out of the | 19 apartments are occupied by couples;

e there are no minors in any of the apartments; and

e visitor parking for seniors/frail elderly was also taken into consideration and
addressed in the Report. The available parking data for residential facilities of all
types of housing for the aged and infirm generally shows a disproportionally low
level of visitation to the occupants.

Public comments on the availability of Emergency Services:

LRC Response: The City of Poughkeepsie Fire Department and Police Department have
reviewed the proposed project and have provided a letter signing off on the submitted
plans and no concern was raised on the ability to serve the limited number of additional
residents. A copy of the letter is attached.

Public comments on the substantiality of the variances:

LRC Response: The Applicant has provided a full analysis of the variance balancing test
and the five-factors, including substantiality, in its previously submitted document entitled
“Summary of Proof in Support of Variances,” provided to the ZBA on July 26, 2022.
“Substantiality” is not considered separately or in a vacuum but is considered in the
context of the actual impacts of the variances on the neighborhood.

UPDATES TO THE PLANS:

In addition to responding to comments from the August 9™ 2022, hearing, the Applicant
summarizes below additional improvements in the landscaping plans for the Project which have
been further developed over the past several months of Planning Board review. The changes
suggested by the planning board and public, and incorporated by the Applicant, further integrate
the Project and ensure the Project does not impact the character or physical and environmental
conditions of the neighborhood.
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Response to All Comments
Admiral Halsey Phase Il
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Landscaping along N. Perry Street - The Planning Board inquired if it were possible
to create more of a buffer of trees and plantings at this location:

LRC Response: It was critical to the Fire Department to have sufficient open areas to
access the building from the street with an extended ladder, thus the desire to provide
both spacing and a narrower mature tree profile. To address the street level screening
concern, we have shown the addition of 7 Rose of Sharon bushes between street trees
which will provide a visual screen or filter up to 10’ in height yet remain narrow enough
to be placed in the island without conflicts with pedestrians or vehicles. Spacing of the
street trees has been adjusted in response to FD comment and one street tree has been
moved north to improve FD access. Additionally, we changed the species of the two
southerly street trees to a narrow form maple (the Armstrong Gold Maple) to reduce
conflict of future tree canopy with the building entrance canopy or potential vehicles using
the entrance drive lane.

Additional Planning Board Landscaping Comments:

e The Planning Board raised questions about the ongoing maintenance and
longevity of some of the shrub and tree choices.

LRC Response: Regarding concern for the durability and hardiness of several flowering
or ornamental trees used on the plan, we have replaced the Serviceberry, Fringe Tree
and Eastern Redbuds with narrow forms of oaks and maples, specifically Armstrong Maple,
Armstrong Gold Maple and Crimson Spire Oaks. Each of these trees can be expected to
be stronger and more long lived, as well as less susceptible to pests. A note has also been
added to the landscape plan indicating the applicant’s commitment to replacing failing plant
materials for the life of the project.

¢ Thellex was another plant choice that raised concerns about not being reliably
winter hardy in our area.

LRC Response: The two IGD (llex glabra ‘Densa’) have been replaced with Silver Sprite
Bayberry (Morella pensylvanica ‘Silver Sprite’) which has a similar density and leaf quality
as the Inkberry but is deciduous and so much less subject to winter hardships.

e Comment that removal of mature trees should be mitigated with a more
careful and robust tree plan.

LRC Response: City of Poughkeepsie Zoning, Section 19-6.1 Site development plan approval
(e) (1) (f) states that all existing trees over eight inches in diameter, measured three feet
above the base of the trunk, shall be retained to the maximum extent possible. (emphasis
added) Building placement and site grading to provide ADA consistent grades to the new
building and North Perry Street requires the removal of some mature trees.
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Admiral Halsey Phase Il
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Accordingly, the courtyard tree planting has been modified to provide more diversity of
species and to expand tree canopy coverage beyond the narrow canopy that would be
provided by the || columnar Gingko Trees previously shown. Specifically, the columnar
Gingko trees have been replaced by Princeton Sentry Gingko (4), Karpick Maple (6) and
Tupelo Tower Black Gum (1). In a related change, in order to allow the Karpick Maples
to stand out as special in the courtyard and adjacent to the buildings, we have replaced 3
Karpick Maples shown in islands of the easterly parking area with Redmond American
Linden, a larger street that is very tree tolerant of urban conditions.

MISCELLANEOUS:

Public comment on a proposed LWRP that has not been adopted:

LRC Response: The comment was made at the September 20, 2022, Planning Board
meeting and responded to by Natalie Quinn. This project is not in the waterfront advisory
area under the LWRP currently in effect. In addition, the Planning Board fully discussed
potential impacts of the Project on the Coastal Zone as part of its environmental analysis
and concluded that there would be no adverse impacts. See adopted Negative Declaration.

We thank you for your consideration and look forward to further discussion on with the Board

on November 8, 2022.

Sincerely,

LRC Engineering & Surveying, DPC
>,

By: ._.—o*m/;‘/ C"::’“ ("2{{'7 B
Kenneth F. Casamento

Cc:  Planning Board

Enclosures:

Updated Color Site Plan

Rendering of the gazebo

Letter from Omni, dated October 24, 2022

2007 Regulatory Agreement and First Amendatory Agreement
September 2, 2022, Parking Report

EMS Letter, dated September 16, 2022, and Police Department Review, dated December 14,

2021
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ZONING SUMMARY TABLE
ADMIRAL HALSEY ONE (PROPOSED LOT 1)

ZONING INFORMATION

ASSESSOR’S LOCATION 6162-76-911183
ZONING DISTRICT R—6 DISTRICT
ITEM REQUIRED PROPOSED
2.19 ACRES 0.93 ACRES **
MINIMUM LOT AREA (1) (95,200 SF) (40,663.84 SF)
MINIMUM LOT WIDTH 100 FT 278.82 FT
MINIMUM FRONTAGE 100 FT 278.82 FT
BUILDING SETBACKS
FRONT YARD #1 (MAIN ST) 20 FT 48.45 FT
FRONT YARD #2 (N. PERRY) 20 FT 2060 FT
SIDE YARD 68.04 FT 129.54F T
REAR YARD 68.04 FT 23.92 FT #*
MAXIMUM BUILDING HEIGHT (STORIES) NONE 13
MAXIMUM LOT COVERAGE (%) 70% 19.3% BLDG/ 64.5% IMP. TOTAL
0.82 ACRES 0.36 ACRES **
MINIMUM USEABLE OPEN SPACE (3) (35,700 SF1) (16,026 5F)
DISTANCE BETWEEN BUILDINGS ON ONE SITE N/A N/A
PARKING 66 SPACES 35 SPACES **
(1) MINIMUM LOT AREA CALCULATION:
EXISTING BUILDING
STUDIO APARTMENTS 0x800 SF = (s
1 BEDROOM APARTMENTS: 119x800 SF = 95,200 SF
2 BEDROOM APARTMENT: 0x1200 SF = 0 SF

TOTAL REQUIRED LOT AREA = 95,200 SF (2.19 ACRES)

(2) REAR AND SIDE YARD SETBACKS ARE CALCULATED BASED ON ONE HALF
HEIGHT.

OF THE BUILDING

(3) MINIMUM USEABLE OPEN SPACE CALCULATION REQUIREMENT:
EXISTING BUILDING:

STUDIO 0x200 SF = 0 SF
1 BEDROOM: 119x300 SF = 35,700 SF
2 BEDROOM: 0x400 SF = 0 SF

TOTAL REQUIRED MIN. USEABLE OPEN SPACE = 35,700 SF (0.82 ACRES)

PARKING CALCULATION
FOR DWELLINGS DESIGNED TO OCCUPIED A LEAST 90% BY PERSONS 62 YEARS OF AGE OR OLDER, 0.5 SPACES PER
APARTMENT

EXISTING BUILDING
# OF 1 BEDROOM UNITS = 119 = 119 x 0.5 = 60 SPACES
TOTAL = 60 SPACES REQUIRED

VISITOR: 10% OF 60 SPACES = 6 SPACES

TOTAL SPACES REQUIRED = 66 SPACES

F*REQUIRED VARIANCES
1. SECTION 19-3.17(4)(a) — MINIMUM LOT AREA

REQUIRED MINIMUM LOT AREA = 2.19 ACRES
PROVIDED MINIMUM LOT AREA = 0.93 ACRES
VARIANCE REQUIRED = 1.26 ACRES

2. SECTION 19-3.17(4)(f)(1) — MINIMUM REAR YARD SETBACKS

REQUIRED REAR YARD SETBACK = 68.04 FT
PROVIDED REAR YARD SETBACK = 2382 FT
VARIANCE REQUIRED =442 FT

3. SECTION 19-3.15(4)(i) — REQUIRED OPEN SPACE

REQUIRED OPEN SPACE = 35,700 SF
PROVIDED OPEN SPACE = 16,026 SF
VARIANCE REQUIRED = 19,674 SF

3a. SECTION 19-4.13 ACCESSORY USE FRONT YARD

OPEN SPACE FRONT YARD = 12,215 SF

VARIANCE REQUIRED = 12,215 SF
4. SECTION 19-4.3 — OFF-STREET PARKING

REQUIRED PARKING SPACES = 66 SPACES

PROVIDED PARKING SPACES = 35 SPACES

VARIANCE REQUIRED = 31 SPACES

SEE SHEET DN-4 FOR OPEN SPACE PLAN

ZONING SUMMARY TABLE

ADMIRAL HALSEY TWO (PROPOSED LOT 2)

ZONING INFORMATION

TOTAL REQUIRED LOT AREA = 57,600 SF (1.33 ACRES)

HEIGHT.

(3) MINIMUM USEABLE OPEN SPACE CALCULATION REQUIREMENT:
EXISTING BUILDING:

STUDIO 24x200 SF = 4,800 SF
1 BEDROOM: 48x300 SF = 14,400 SF
2 BEDROOM: 0x400 SF = 0 SF

TOTAL REQUIRED MIN. USEABLE OPEN SPACE = 19,200 SF (0.44 ACRES)

ASSESSOR'S LOCATION MAP XX BLOCK XX LOT XX
ZONING DISTRICT R—6 DISTRICT
ITEM REQUIRED PROPOSED
1.33 ACRES 1.35 ACRES
MINIMUM  LOT AREA (1) (57,600 SF) (58,883.43 SF)
MINIMUM LOT WIDTH 100 FT 250.16 FT
MINIMUM FRONTAGE 100 FT 250.16 FT
BUILDING SETBACKS
FRONT YARD #1 (N. PERRY) 20 FT 0.55 FT (CANOPY NEW BUILDING)**
FRONT YARD #2 (N. PERRY) 20 FT 20.1 FT (NEW BUILDING)
SIDE YARD (2) 3418 FT 59.96 FT
SIDE YARD (2) (MAINT. BLDG) 6 FT 6 FT
REAR YARD (2) 3418 FT 47.4 FT
MAXIMUM BUILDING HEIGHT (STORIES) NONE 4/5
MAXIMUM LOT COVERAGE (%) 70% 24.4% BLDG / 67.4% TOTAL IMP.
MINIMUM USEABLE OPEN SPACE (3) (?gzogcgg% ?é%iﬁfi%
DISTANCE BETWEEN BUILDINGS ON ONE SITE N/A N/A
PARKING 40 SPACES 33 SPACES
(1) MINIMUM LOT AREA CALCULATION:
EXISTING BUILDING
STUDIO APARTMENTS 24x800 SF = 19,200 SF
1 BEDROOM APARTMENTS: 48800 SF = 38,400 SF
2 BEDROOM APARTMENT: 0x1200 SF = 0 SF

(2) REAR AND SIDE YARD SETBACKS ARE CALCULATED BASED ON ONE HALF OF THE BUILDING

PARKING CALCULATION

APARTMENT
PROPOSED BUILDING
# OF STUDIO UNITS = 24 = 24 x 0.5 = 12 SPACES
# OF 1 BEDROOM UNITS = 48 = 48 x 0.5 = 24 SPACES

TOTAL = 36 SPACES REQUIRED
VISITOR: 10% OF 36 SPACES = 3.6 SPACES= 4 SPACES
TOTAL SPACES REQUIRED = 40 SPACES

FOR DWELLINGS DESIGNED TO OCCUPIED A LEAST 90% BY PERSONS 62 YEARS OF AGE OR OLDER, 0.5 SPACES PER

HREQUIRED VARIANCES

1. SECTION 19-3.17(4)(e) — MINIMUM FRONT YARD SETBACKS
REQUIRED FRONT YARD SETBACK
PROVIDED FRONT YARD SETBACK

0.55 FT — NEW BUILDING CANOPY

VARIANCE REQUIRED 19.45 FT
2. SECTION 19-4.3 — OFF-STREET PARKING

REQUIRED PARKING SPACES = 40 SPACES

PROVIDED PARKING SPACES = 33 SPACES

VARIANCE REQUIRED = 7 SPACES
NO. LEGEND QTy.

RESERVED
PARKING

B .ﬂ 4
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ADMIRAL HALSEY TWO

PROPOSED BUILDING -4 & 5 STORIES

GROUND FLOOR AREA = 12,731.18 S.F. s

2 [ 2 |[ 6
r—- A RKT

e et

IN3

LN3

5
HAl

> PROPOSED EEN&H ll',
;7 & RECEPTACLE

|

TR -7

i

n NEW PAVEMENT

BENCHES & LITTER
RECERTACLE /o

ORNAMENTAL

GRASSES /PERENNIALS:

TREES:

SHRUBS:

PLANT LIST:

CODE | QTY. BOTANICAL NAME COMMON NAME ROOT SIZE SIZE COMMENTS -
INSTALLED | MATURE
ARK | 6 ACER RUBRUM 'KARPICK’ KARPICK RED MAPLE B&B 2.5-3" cal. | 20x40° ht. | Narrow Pyramidal Crown 2
crP | 7 CORNUS FLORIDA 'CHEROKEE PRINCESSS' | CHEROKEE PRINCESS DOGWOOD B&B 2-2.5" cal. | 20-25' ht. | White
GBF | 11 | GINKGO BILOBA 'FASTIGIATA’ GINKGO TREE B&B 3-3.5" cal. | 40 ht. Matched Form
GT™ 2 GLEDITSIA T. INERMIS 'SHADEMASTER’ SHADEMASTER HONEYLOCUST B&B 3-3.5" cal. | 60" ht.
PSK 4 PRUNUS SERRULATA 'KWANZAN’ KWANZAN CHERRY B&B 2-2.5" cal. | 20x30" ht.
QR 1 QUERCUS RUBRA NORTHERN RED OAK B&B 2.5-3" cal. | 75 ht.
6 | 3 TILA CORDATA 'GREENSPIRE’ GREENSPIRE LINDEN B&B 3-3.5" cal. | 40 ht. 5
T0S 7 THUJA OCCIDENTALIS 'SMARAGD’ EMERALD AMERICAN ARBORVITAE B&B 7-8' HT. 5'x15'
AML 306 | ARONIA MEL. LOW SCAPE MOUND LOW SCAPE MOUND CHOKEBERRY CONT. # 12-24" ht. | 2' o.c. 4
HAI 15 HYD. ARBORESCENS INVINCIBLE SPIRIT Il | SMOOTH HYDRANGEA CONT. 24-30" ht. | 3—4 ht. Pink
HQP 17 HYDRANGEA QUERCIFOLIA 'PEEWEE’ PEE WEE OAKLEAF HYDRANGEA CONT. 24-30" ht. | 3-5' ht. White; Burgundy fall 5.
HSA | 7 HIBISCUS SYRIACUS ’ARDENS’ ROSE OF SHARON B&B 36-42" ht. | 8-10° ht. | Double Rosy Purple
16D 2 ILEX GLABRA 'DENSA’ INKBERRY CONT. | 24-30" ht. | 6-8' ht.
ISP 49 ILEX CRENATA 'SKY PENCIL’ SKY PENCIL JAPANESE HOLLY CONT. #5 8-10" ht. Tall and Narrow
IVL 5 ITEA VIRGINICA 'LITTLE HENRY' LITTLE HENRY SWEETSPIRE CONT. 24" ht. min.| 3-6" ht. &
RK1 32 ROSA 'RADRAZZ’ KNOCK OUT ROSE CONT. 24" ht. min.| 3—4 ht. 30" o.c.; Red
RK2 27 ROSA 'RADCOR’ RAINBOW KNOCK OUT ROSE CONT. 24" ht. min.| 3—4' ht. 30" o.c.; Pink
RBB | 8 RHODODENDRON 'BLUE BARON' BLUE BARON RHODODENDRON CONT. | 24” ht. min.| 3-4' ht. | Blue-Lav
RPG 10 RHODODENDRON ’PURPLE GEM’ PURPLE GEM RHODODENDRON CONT. 18-24" ht. | 3 x 3 7.
TCG | 10 | TAXUS CUSPIDATA 'GREENWAVE' GREENWAVE JAPANESE YEW CONT. | 24-30" ht. | 3'x4’
VCL 104 | VIBURNUM CASSINOIDES °LIL DITTY’ LIL DITTY WITHEROD VIBURNUM CONT. 15" min.ht. | 12-24" ht.
NN 26 | NIPPONANTHEMUM NIPPONICUM MONTAUK DAISY CONT. | #2 (2 Gal.) | 30-36" ht.
PW | 11 PANICUM VIRGATUM ’HEAVY METAL” HEAVY METAL SWITCHGRASS POT # 3-4 ht. | 2" o.c; Blue Green Blades 8.
RFG 78 RUDBECKIA FUL. var. SULL. 'GOLDSTURM’ | GOLDSTURM Black Eyed Susan CONT. #SP4 30-36" ht. | 24" o.c.; Gold; June—Sept 9
W 230 | VINCA MINOR PERIWINKLE POT SP-3/Pint Plant at 9” o.c.
10
UNLESS SPECIFIED OTHERWISE,
SOIL MIX SHALL BE:
— 3 PARTS TOPSOIL
— 1 PART PEAT MOSS OR COMPOST NOTE: IN AREAS OF MASS PLANTING, EXCAVATE 1
- ; BED AREA CONTINUOUSLY, BACKFILL BETWEEN
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PLANTING NOTES:

THE LANDSCAPE PLAN AND RELATED DETAILS ARE FOR LANDSCAPING INFORMATION ONLY. PLEASE
REFER TO THE SITE, GRADING & EROSION CONTROL PLANS FOR ALL OTHER INFORMATION.

THE CONTRACTOR SHALL GUARANTEE THAT ALL PLANTS, TREES, AND SHRUBS SHALL BE HEALTHY
AND FREE OF DISEASE FOR A PERIOD OF ONE YEAR AFTER SUBSTANTIAL COMPLETION AND
ACCEPTANCE BY OWNER OR LANDSCAPE ARCHITECT. CONTRACTOR SHALL REPLACE ANY DEAD OR
UNHEALTHY PLANTS AT CONTRACTOR'S EXPENSE. PLANT MATERIAL REPLACEMENTS SHALL BE
GUARANTEED FOR ONE FULL YEAR FROM DATE OF REPLACEMENT. FINAL ACCEPTANCE SHALL BE
MADE IF ALL PLANTS MEET THE GUARANTEE REQUIREMENTS INCLUDING MAINTENANCE.
MAINTENANCE RESPONSIBILITIES INCLUDE CULTIVATING, SPRAYING, WEEDING, WATERING, TIGHTENING
GUYS, PRUNING, FERTILIZING, MULCHING, AND ANY OTHER OPERATIONS NECESSARY TO MAINTAIN
PLANT VIABILITY. MAINTENANCE SHALL BEGIN IMMEDIATELY AFTER PLANTING AND CONTINUE UNTIL
THE END OF THE ONE YEAR GUARANTEE PERIOD.

THE CONTRACTOR SHALL SUPPLY ALL LABOR, PLANTS, AND MATERIALS IN QUANTITIES SUFFICIENT
TO COMPLETE THE WORK SHOWN ON THE DRAWINGS AND LISTED IN THE PLANT SCHEDULE. IN THE
EVENT OF A DISCREPANCY BETWEEN QUANTITIES SHOWN IN THE PLANT SCHEDULE AND THOSE
REQUIRED BY THE DRAWINGS, THE LARGER SHALL APPLY.

ALL SHRUB MASSINGS SHALL BE MULCHED TO A DEPTH OF 4" WITH SHREDDED HARDWOOD BARK
MULCH.

NO PLANT SHALL BE PLACED IN THE GROUND BEFORE ROUGH GRADING HAS BEEN COMPLETED
AND APPROVED BY ENGINEER. STAKING THE LOCATION OF ALL TREES AND SHRUBS SHALL BE
COMPLETED PRIOR TO PLANTING FOR APPROVAL BY THE OWNER OR LANDSCAPE ARCHITECT.
STAKING OF THE INSTALLED TREE MUST BE COMPLETED THE SAME DAY AS IT IS INSTALLED. ALL
TREES SHALL BE STAKED OR GUYED PER DETAIL. SEE THIS SHEET FOR PLANTING DETAILS.

COORDINATE PLANT MATERIAL LOCATIONS WITH SITE UTILITES. SEE SITE LAYOUT, GRADING AND
UTILITY DRAWINGS FOR STORM, SANITARY AND WATER LINES. SEE LIGHTING PLAN FOR ELECTRICAL
AND LIGHTING LAYOUT AND DETAILS. UTILITY LOCATIONS ARE APPROXIMATE. EXERCISE CARE WHEN
DIGGING IN AREAS OF POTENTIAL CONFLICT WITH UNDERGROUND OR OVERHEAD UTILITES. THE
CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE DUE TO CONTRACTOR'S NEGLIGENCE AND SHALL
REPLACE OR REPAIR ANY DAMAGE AT CONTRACTOR'S EXPENSE.

LANDSCAPE PLANTING PITS MUST BE FREE DRAINING. PAVEMENT, COMPACTED SUBGRADE, AND
BLASTED ROCK SHALL BE REMOVED FROM WITHIN TRAFFIC ISLANDS TO BE LANDSCAPED TO A
DEPTH OF 2" OR TO A GREATER DEPTH IF REQUIRED BY PLANTING DETAILS OR SPECIFICATIONS.
REPLACE SOIL WITHIN ISLANDS WITH MODERATELY COMPACTED LOAM OR SANDY LOAM FREE FROM
STONES AND RUBBISH 1" OR GREATER IN DIAMETER AND ANY OTHER MATERIAL HARMFUL TO
PLANT GROWTH AND DEVELOPMENT. PLANTING INSTALLATION WTHIN ISLANDS SHALL BE AS
DETAILED AND CONTAIN PLANTING MIX AS SPECIFIED.

TIME OF PLANTING: NEW PLANT MATERIALS SHALL BE INSTALLED BETWEEN APRIL 1 AND JUNE 1,
OR AFTER SEPTEMBER 15TH AND NO LATER THAN OCTOBER 31ST.

PLANTING SOIL MIXTURE FOR TREES AND SHRUBS:

— 1 PART PEAT MOSS

— 3 PARTS TOPSOIL

— FERTILIZER/LIME (APPLY AS RECOMMENDED BY SOIL ANALYSIS)

— MYCORHIZA INOCULANT — "TRANSPLANT 1-STEP” AS MANUFACTURED BY ROOTS, INC. OR
APPROVED EQUAL.
USE PER MANUFACTURER'S RECOMMENDATIONS FOR TREES AND SHRUBS.

. TOPSOIL SHALL BE INSTALLED AT A MINIMUM DEPTH OF 6" IN LAWN AREAS. CONTRACTOR SHALL

SUBMIT TOPSOIL TO A CERTIFIED TESTING LABORATORY TO DETERMINE pH, FERTILITY, ORGANIC
CONTENT AND MECHANICAL COMPOSITION. THE CONTRACTOR SHALL SUBMIT THE TEST RESULTS
FROM REGIONAL EXTENSION OFFICE OF USDA TO THE OWNER OR LANDSCAPE ARCHITECT FOR
REVIEW AND APPROVAL. CONTRACTOR SHALL INCORPORATE AMENDMENTS FOR GOOD PLANT
GROWTH AND PROPER SOIL ACIDITY RECOMMENDED FROM THE TOPSOIL TEST.

. LAWN SEEDING MIXTURE (LOW-MOW):

15% KENTUCKY BLUEGRASS (POA PRATENSIS — SINGLE VARIETY)
15% PERENNIAL RYEGRASS (LOLIUM PERENNE)

30% CREEPING RED FESCUE (FESTUCA RUBRA)

25% CHEWINGS FESCUE (FESCTUCA RUBRA "JAMESTOWN II")
15% HARD FESCUE (FESTUCA OVINA "RELIANT II")

SEEDING RATE: 4.5 LBS PER 1,000 S.F. (ADD 10% TO QUANTITY IF HYDROSEEDED).

SEEDING DATES: AUGUST 15 — OCTOBER 1 AND APRIL 15 — JUNE 15 UNLESS OTHERWISE
APPROVED BY THE OWNER OR LANDSCAPE ARCHITECT.

ALL SLOPES GREATER THAN 3:1 RECEIVING A GRASS SEEDING MIXTURE SHALL BE COVERED WITH
AN EROSION CONTROL BLANKET.

. ALL DISTURBED AREAS NOT OTHERWISE DEVELOPED SHALL BE SEEDED WITH THE LAWN SEEDING
MIXTURE.

. TREE PROTECTION: PRIOR TO THE START OF CONSTRUCTION OR EXCAVATION, TREES TO BE

RETAINED SHALL BE PROTECTED BY SILT FENCE, SNOW FENCE, CONSTRUCTION FENCE, OR EQUAL,
WHICH WILL BE PLACED AT THE DRIP LINE OR SEVERAL FEET BEYOND. HOWEVER, THE FENCING
SHALL NOT CROSS PUBLIC SIDEWALKS. NO STORAGE OR STOCKPILING OF CONSTRUCTION
MATERIALS, DEBRIS OR EQUIPMENT SHALL OCCUR WITHIN THE FENCED AREA.”

(

STAKING & TIES FOR
DECIDUOUS TREES 3"
CAL. OR GREATER &
EVERGREEN TREES 7
— HT OR GREATER. 2 —
2"°X2" HARDWOOD

~— STAKES @180" WITH
"ARBOR TIE” (Green)
FABRIC TIES INSTALLED
PER MANUFACTURER'S
GUIDELINES, AND WHITE
PLASTIC FLAGGING.
REMOVE STAKE 12-18
MONTHS AFTER PLANTING.
CUT BURLAP AND WIRE

= 3" MULCH — FINELY SHREDDED —
i HARDWOOD BARK (SAMPLE TO / 0, - x \ BASKETS FROM TOP §
ADMIRAL HALSEY ONE / T ) ) st 10 o
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L EXISTING BUILDING - 13 STORIES \ ADJACENT TOPSOIL 1U2€H;LL1N(3HOI:A(’:AS%1I.EDM§(UBGRADE FINISHED GRADE SCARIFY GLAZED SIDES
P _ OR HARDENED SURFACE
o GROUND FLOOR AREA = 6,114 S.F. \ / SECTION THROUGH PERENNIAL BED IF PITS ARE DUG WITH
_ -7 ADJACENT TOPSOIL AUGERING DEVICE
. .
________________ orn _—= | \ / PERENNIAL NOTES: < e S
____________________________ | \ : S y
I — 1. BULB/CORM PERENNIALS TO BE PLANTED IN FALL POTTED PERENNIALS MAY  UNLESS SPEGFIED OTHERWISE, PERENNIAL NATIVE OR PLACED o R | R MG, PLAN TG WX
I (FE Elev=115.6 | BE PLANTED APRIL 15 TO OCTOBER 1. BED SOIL MIX SHALL BE: Z PERIMETER OF PIT.
| ) o \l / 2. ROTOTILL FERTILIZER AND LIME INTO SOIL PRIOR TO PLANTING AND IN - ?S:":TTSMTA?‘Z'SQL(WED FREE) PLANTING SOIL MIX\ :
ACCORDANCE TO SOIL ANALYSIS RECOMMENDATIONS. - 3
| | 3. DO NOT OVER COMPACT PLANTING BED. WATER THOROUGHLY AFTER PLANTING ~ — 1 PART PEAT MOSS OR COMPOST UNLESS SPECIFIED OTHERWISE, B
| BULBS — LM (A by So SOIL MIX SHALL BE: "
| . (As recommended by soil — 3 PARTS TOPSOIL °°J
| o p o / . O / 4. ADJUST PLANTING DEPTH AS RECOMMENDED BY BULB SUPPLIER. andlysis) T AR ass OR COMPOST
10" 5. PROVIDE DRAINAGE AS REQUIRED (PERF PIPE 4" ADS) WHEN SUBGRADE IS — "MILORGANITE” AT 5 LBS. PER 100 | I I
| — LIME (A by soil analysis) | b
Cherry - 1 ¢ CLASSIFIED AS A HEAVY SOIL OR EXCESSIVELY COMPACTED. SF. L s recomm. by soil analysis L 5
| . Cherry \ - "TRANSPLANT 1-STEP" INNOCULANT WIDTH  OF PIT EQUALS- | ||,/ GRAPHIC SCALE
| R etry & Zn Il / (By Roots, Inc.) 2XDIA. OF RoOT BALL MY 20 10 0 20
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|=—METAL DRIVE POST @
8'-0" MAX. O.C.

ATTACH SILT FABRIC ON UPHILL SITE
OF POSTS AND BACKFILL OVER FABRIC

EXISTING ARE TO
BE PROTECTED

PROPEX SILT STOP FABRIC OR EQUAL

... =11 L1 | | =N

SOIL TO BE
RETAINED

DIG 6"x6" TRENCH INSTALL
FABRIC AND BACKFILL

NOTE: ~ FOR SLOPES > 5:1; PERPENDICULAR WINGS PLACED EVERY 100’
FOR SLOPES > 3:1 TO 5:1; PERPENDICULAR WINGS PLACED EVERY 75'
FOR SLOPES > 2:1 TO 3:1; PERPENDICULAR WINGS PLACED EVERY 50°
1 SILT FENCE DETAIL
SCALE: N.T.5.
TAPER I 50° LENGTH | PAVED
| / ROAD
ACCESS |
IEIEIESIE=IIESIE T
1 SR =" \STONE GRADATION SHALL BE DOT

STRIPPED GROUND LINE
(REMOVE TOPSOIL AND
ORGANICS PRIOR TO
CRUSHED STONE PLACEMENT)

NO. 3 OR ASTM C-33 NO. 3

INSTALL SUBBASE OF FREE DRAINING
BACKFILL OR ROAD STABILIZATION
GEOTEXTILE AS NECESSARY ON
UNSTABLE SOILS

ACCESS ROAD
TO WORK AREA

25" MIN:

PAVED
ROAD

CONSTRUC

10" MIN. RADIUS

TION ENTRANCE DETAIL

6 SCALE: 1/16" = 10

/— EXPANSION RESTRAINT

REINFORCING BARS FOR
REMOVAL OF DEVICE

NOTE: USE A COMMERCIAL GEOTEXTILE FILTER SUCH
AS THE SILTSACK OR THE BEAVER DAM OR DANDY

BAG MANUFACTURED BY DANDY PRODUCTS OR AN
APPROVED EQUAL.

N

SILT SACK DETAIL

SCALE: N.T.S.

L 0 L Nady,
AN. SLOPE

2
=

N

SLOPE OR LESS

w. SLOPE

SILT FENCE

Y
)
|
_
|

=

N LT

NOTES:
. AREA CHOSEN FOR STOCKPILING OPERATIONS SHALL BE DRY AND STABLE.

FILTER BAG 2. MAXIMUM SLOPE OF STOCKPILE SHALL BE 1V: 2H.
3. UPON COMPLETION OF SOIL STOCKPILING, EACH PILE SHALL BE
SURROUNDED WITH SILT FENCING, THEN STABILIZED WITH VEGETATION OR
COVERED.
4. SEE SPECIFICATIONS FOR INSTALLATION OF SILT FENCE.
5. HAYBALES OR SILT SOCKS TO BE USED WHERE STOCKPILES ARE LOCATED
ON PAVED AREAS.
3 MATERIALS STOCKPILE DETAIL
SCALE: N.T.S.
§ i
- e - - N ; l‘%
r 3 =
| —
f x (DeadeSTACI T
. S74°25'20"E
= l ¢ 10.83'
ADMIRAL HALSEY TWO
PROPOSED BUILDING - 4 & 5 STORIES .
GROUND FLOOR AREA = 12,731.18 S.F. S 0w

e
SPACE

Y e e T N T

. OPEN SPACE AREA=14,504 SF ~. -
OPEN SPACE AREA=3,145 SF - -
‘ROOF OPEN SPACE AREA=2,505 SF™ ™~ |
TOTAL OPEN SPACE=20,154 SF U1

i T N Y - W i

S

ADMIRAL HALSEY ONE
EXISTING BUILDING - 13 STORIES
GROUND FLOOR AREA = 6,114 S.F.

NORTH PERRY STREET

Wi

\

VR4

OPEN SPACE
FRONT YARD AREA=12,215 SF
TOTAL OPEN SPACE=16,026 SF

;Q,Q,"W

 STRA0

39.

N Zonuardotdbly W

. Poughkeepsie NY 12601

Tel: §45.243.2850 DUTCHESS COUNTY, NEW YORK
1 International Blvd, Suite 400

g Mahwah, NJ 07495

OPEN SPACE PLAN 8 Tca]:“\)\’(:&fv(),?,573() Design/Calcs BS CAD File ~ DN21270304.dwg | Sheet No.
SCALE: 1"=30' mﬁg:;:zl;s;:eymg - Drawn SMC | Project No. 20-2370 D N 4
ol Rl il LRC Engincering & Surveying, LLC Checked KFC | Dote 2021-06-22 -
Revisions LRC Environmental Services, Inc. Approved REM Scale AS NOTE)

POLYETHENE
LINER

SECTION

10" MIN.

CONCRETE WASHOUT SIGN TO BE INSTALLED WITHIN 30 FEET OF THE
TEMPORARY CONCRETE WASHOUT FACILITY.

REMOVE HARDENED CONCRETE WHEN WITHIN 4" FROM TOP OF STRUCTURE.

CONSTRUCT NEW FACILITIES ONCE CURRENT FACILITIES ARE TWO—-THIRDS FULL.
IF CONCRETE HAS NOT HARDENED CONSTRUCT NEW FACILITIES ONCE CURRENT

FACILITY IS TWO—THIRDS FULL.

LINERS, HAYBALES, ET.C SHALL BE INSPECTED FOR DAMAGE. ANY DA
SHALL BE REPAIRED PROMPTLY.

SEPARATE FACILITIES TO BE USED FOR VEHICLE WASHING IF NEEDED.

MAGE

NO CONCRETE IS TO BE WASHOUT OUT ON THE GROUND IN ANY LOCATION.

ABOVE GROUND TEMPORARY CONCRETE/VEHI

CLE

WASHOUT FACILITY DETAIL

SCALE: 1/8” = 1'-0"

FENCE POSTS SHALL
BE PLACED 6' O.C.

METAL FENCE POST

ORANGE CONSTRUCTION
FENCING SECURELY
FASTENED TO POSTS (TYP.)

EXISTING GRADE

4’ MIN.

DRIVE POSTS MIN. 30" IN——————=|
GROUND

[ enp—

30" MIN.

SECTIONAL ELEVATION

@SCALE: 1/2" = 1'-0"

CHANNELIZING DEVICES

TRAVEL LANE = / (SEE NOTE7)
10 FT MIN.
TRAVEL LANE |#> (SEE NOTE 1)
SHOULDER = X
X
F F F - H
SHOULDER 100FT
l—  300FT 350 FT TAPER DOWN
wr o PR sACE e
(SEE NOTE 2) | TAPER
END
ROAD WORK|
STATE LAW G20-2
LISCENCE
SUSPENDED ROAD
AFTER TWO
Work zoNE| 1Y oR® SHOULDER SHOULDER CLOSURE
Rl I-LANE | WAY ROADWAY
NYR9-11 W20-1 W21.5 WORK ZONE TRAFFIC
(SEE NOTE 3 AND 6) CONTROL
NOT TO SCALE
|10' MIN. | 10’ MIN.I |1’ (min.)
TRAVEL | TRAVEL CENTERLINE OF DRUM
LANE LANE
DRUMS
(10" 0.C. ALONG CENTERLINE,
// / 20" 0.C. ALONG ROADWAY EDGE)
4" SOLID WHITE LINE (SWLL)
4” DOUBLE YELLOW CENTERLINE (CL)
DETAIL FOR PLACEMENT OF DRUMS
NOT TO SCALE
GRAPHIC SCALE
20 10 0 20

S " —

SCALE IN FEET

. |3/22/2022 | REVISED PER COMMENTS
7/6/2022 | REVISED PER COMMENTS

EROSION CONTROL DETAILS

e Land Planning

e Civil Engineering

e Environmental Services
e Land Surveying

e Landscape Architecture

160 West Street, Suite E
Cromwell, CT 06416
Tel: 860.635.2877

85 Civic Center Plaza, Suite 204

ADMIRAL HALSEY 1l

25 MAIN STREET
CITY OF POUGHKEEPSIE

Description
2. [2/28/2022 | REVISED PER COMMENTS

5 [7/15/2022 | REVISED PER COMMENTS
6 |7/25/2022 | REVISED PER COMMENTS
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SITE DATA

LOCATION MAP

DRAWING INDEX

A ACOUST. ACOUSTICAL K KES. KITCHEN EQUIPMENT SUPPLIER
ACT. ACOUSTICAL CEILING TILE
AF.F ABOVE FINISHED FLOOR L LAM. LAMINATE
ALUM. ALUMINUM LAV. LAVATORY
ANOD. ANODIZED LBS. POUNDS
APPROX. APPROXIMATE L.F. LINEAL FOOT
AVG. AVERAGE L.P. LOW POINT
B B.O. BOTTOM OF M MANUF. MANUFACTURER
BLDG. BUILDING MAX. MAXIMUM
BLK'G. BLOCKING MECH. MECHANICAL
BRG. BEARING MIN. MINIMUM
MISC. MISCELLANEOUS
C CAB. CABINET M.O. MASONRY OPENING
CLG. CEILING MSRY. MASONRY
C.J. CONTROL JOINT MTD. MOUNTED
C.L. CENTER LINE MTL. METAL
CLOS. CLOSET
CLR. CLEAR N NIC. NOT IN CONTRACT
CM.U. CONCRETE MASONRY UNIT N.T.S. NOT TO SCALE
CNTR. COUNTER
COL. COLUMN 0 OC. ON CENTER
CONC. CONCRETE 0.D. OUTSIDE DIAMETER
CONSTR. CONSTRUCTION O.H. OPPOSITE HAND
CONT. CONTINUOUS OPNG. OPENING
CONTR. CONTRACTOR OPP. OPPOSITE
CT. CERAMIC TILE OPT. OPTIONAL
D DBL DOUBLE P PL PLATE
DIA. DIAMETER PLUMB. PLUMBING
DIM. DIMENSION PLYWD. PLYWOOD
DN. DOWN PNL. PANEL
DR. DOOR PR. PAIR
DTL. DETAIL PREP. PREPARATION/PREPARED
DWG DRAWING PT. PART/POINT
E EA EACH R RA RETURN AIR
E.LF.S. EXTERIOR INSULATION FINISH SYSTEM RAD. RADIUS
ELECT. ELECTRIC/ELECTRICAL RECPT. RECEPTACLE
ELEV. ELEVATION REINF. REINFORCING
EQ. EQUAL REQD. REQUIRED
EQUIP. EQUIPMENT R.O. ROUGH OPENING
ETC. ET CETERA RT.U. ROOF TOP UNIT
EXIST. EXISTING
EXT. EXTERIOR S SC SOLID CORE
SCHD SCHEDULE
F FD. FLOOR DRAIN SF. STOREFRONT
FDN. FOUNDATION SHT. SHEET
F.E. FIRE EXTINGUISHER SIm. SIMILAR
FIN. FINISH SPECS. SPECIFICATIONS
FIXT. FIXTURE SPRINK. SPRINKLERS
FLR. FLOOR SQ. SQUARE
F.R.P. FIBERGLASS REINF. PLASTIC S.S. STAINLESS STEEL
FT. FEET/FOOT STD. STANDARD
FTG. FOOTING STL. STEEL
STRUCT. STRUCTURAL/STRUCTURE
G GA GAGE/GUAGE SUSP. SUSPENDED
GALV. GALVANIZED
G.C. GENERAL CONTRACTOR T TO. TOP OF
GL. GLASS T&B TOP & BOTTOM
GYP. GYPSUM T&G TONGUE & GROOVE
TEMP. TEMPERED
H HC. HANDICAP ACCESSIBLE TYP. TYPICAL
H.C. HOLLOW CORE
HDR. HEADER vV Vv VOLT/VOLTAGE
H.M. HOLLOW METAL V.C.T. VINYL COMPOSITION TILE
H.P. HIGH POINT VERT. VERTICAL
HR.C. HEATING & REFRIGERATION CONTRACTOR(S)
HT. HEIGHT W w WITH
HV.AC. HEATING, VENTILATION, AIR CONDITIONING W/0 WITHOUT
W.B. WALL BASE
I IN. INCHES W.C. WATER CLOSET
INFO. INFORMATION WD. WOOD
INT. INTERIOR W.H. WATER HEATER
INSUL. INSULATION WDW. WINDOW
WT. WEIGHT
J J-BOX JUNCTION BOX W.W.F. WELDED WIRE FABRIC
JST. JOIST

SYMBOL LEGEND

_— ROOM NAME
e
e
Room name™ —— ROOM NUMBER
101 o
DETAIL SECTION KEY:
s SECTION NUMBER
[ 1= DRAWING NUMBER
\51017/
— —
SECTION KEY:
N\M___—— secTion NUMBER
[ =& DRAWING NUMBER
LATOTS

EXTERIOR ELEVATION KEY:

ELEVATION NUMBER
DRAWING NUMBER

INTERIOR ELEVATION KEY:
ELEVATION NUMBER
DRAWING NUMBER

REVISION ’®’/

NORTH ARROW

EXISTING TO REMAIN

EXISTING TO BE
REMOVED

NEW WALL
CONSTRUCTION

EXISTING
DOOR

NEW DOOR

DOOR
IDENTIFICATION
NUMBER

WALL TYPE
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WEST & SOUTH SITE ELEVATIONS
EAST & NORTH SITE ELEVATIONS

*THIS DRAWING IS FOR SCHEMATIC DESIGN PURPOSES ONLY AND IS NOT INTENTED FOR CONSTRUCTION. ACTUAL CONSTRUCTION DRAWINGS, AND SUBSEQUENT CONSTRUCTION MAY DIFFER SIGNIFICANTLY FROM THIS REPRESENTATION.
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"~ PRECAST CONCRETE CAP

FIBRE-CEMEN T PANEL
SIDING BY JAMES HARDIE,

PRECAST CONCRETE CAP

BRICK VENEER TO BE

, 5-105/8"

COLOR TO BE "BOOTHBAY
BLUE"

FIBRE-CEMENT PANEL
SIDING BY JAMES HARDIE,

RUNNING BOND, COLOR TO
BE "IRON SPOT"

BRICK VENEER TO BE

SOLDIER COURSE, COLOR
TO BE "IRON SPOT"

104 1/2"

--INSULATED CLEAR GLASS

" -BRICK VENEER TO BE

WINDOW WITH BLACK
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