
 

 

September 29, 2023 
 
Rose Graziano-Moffett, Chair 
City of Poughkeepsie IDA 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 
 
Re:  27 High Street 
 IDA Application 
  
Dear Ms. Graziano-Moffett: 
 
The applicant for 27 High Street previously applied to the IDA in January of 2023. Following our 
initial discussions with the IDA, we returned to the City of Poughkeepsie Planning Board with a 
revised site plan to include the addition of commercial space in the form of co-working office 
space and a new unit configuration. Planning Board approval of the revised site plan was 
secured in September 2023.  
 
We have updated out IDA application with the following revised materials for your review.  
 

00 - IDA Application dated 09.29.2023  
 
03b – Project Summary 09.27.23 
 
04 – Proposed Development Description 
 
05 – IDA Application – Footnotes 
 
D(1) – Exhibit I.C.(3) – SEQRA Site Plan Res – Rezone Res – ZBA Res 
 
D(2) – Exhibit I.C.(3) – Phase 1 (NEW) 
 
D(3) – Exhibit I.C.(3) – SEQRA – Comparison Memorandum – August 3 2023 
 
D(4) – Exhibit I.C.(3) – ZBA Resolution 
 
D(5) – Exhibit I.C.(3) – Planning Board Resolution 
 
D(6) – Exhibit I.C.(3) – SEQRA – Negative Declaration 
 
E – Exhibit III.A.(1) – Site Plan Amended 



 

 

 
I – Exhibit III.B.(2) – Floor Plans Amended 

 
We respectfully request that this item be placed on the October 11th meeting agenda for consideration.  

 
Please let us know if you require anything further for your review. 
 
 
Thank you. 
 
 
Sincerely, 
 

 
___________________________ 
Kelly Libolt 
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Proposed Development Project
High Street 

The applicant is proposing to convert the existing building from an office building 
to a multi-family residential building in conformance with the R-4 zoning.

In addition, we are proposing to construct a second nearly identical building next to the 
existing building with parking underneath the structure. Combined, the buildings are 
proposed to support (4) live work units, fifty-one (51) one-bedroom units, nineteen (19) two-
bedroom units, for a total of seventy-four (74) units. The site will provide much needed 
housing to the City of Poughkeepsie and Dutchess County Residents. 

Additionally, a publically accessible co-working office space which includes 3 conference 
rooms, 3 shared cubicle desks, and 1 shared enclosed office, with internet connectivity, 
whiteboards, and telephones has been added to further the City's mission of job creation 
and workforce support.

We are also proposing to update and improve the facade of the building so that it more 
replicates the buildings in the immediate and surrounding area. We believe that the 
proposed improvements not only meet the intent of the code but also will significantly 
improve the aesthetics of this property.  



Project Summary 
High Street 

The project site,27 High Street, is comprised of two tax parcels (6162-62-192294 and 180291) 
totaling 1.23 acres and is located in the R-4 (Medium High-Density Residence) zoning district. The 
project site is bound on all four sides by local roads – High Street, Elm Place, Zimmer Avenue and 
Croyden Court.   

The site contains an existing four-story office 
building (three floors visible from High Street) 
and a two-story building which contains HVAC 
and Mechanical Equipment. The building was 
originally built for IBM offices, and was most 
recently occupied by Dutchess County offices and 
associated parking. 

In October 2021 the Applicant received Site Plan 
approval from the City of Poughkeepsie Planning 
Board to develop a multi-family residential 

project via conversion of the existing building and construction of an additional four-story 
building in the location of the “lower parking lot” which is adjacent to Zimmer Avenue.  The 
approved project included a total of 67 residential units, comprised of 21 one-bedroom units, 42 
one-bedroom units with a den, and 4 live-work units. A total of 96 parking spaces were proposed 
on site via improvements to the existing parking lot (64 spaces) and provision of 32 parking spaces 
below the new construction building (1 story) with 3 stories of multi-family residential above.  

The applicant applied to the City of Poughkeepsie IDA for assistance on May 7, 2022, for sales tax 
exemption, mortgage tax exemption and a PILOT agreement. 

The City IDA requested that commercial space be added to the site in order to further their 
mission of job creation and workforce support. In response to this request the applicant has 
added a publicly accessible co-working office space to the proposed project which includes 3 
conference rooms, 3 shared cubicle desks, and 1 shared enclosed office, with internet 
connectivity, whiteboards, and telephones (see sheet A-909 below). Users of the co-working 
office space will be required to execute membership agreements with the management office in 
order to rent and gain access to the facility. It is expected the residents of the building as well as 
residential from the surrounding community will be users of the co-working office space.  



               

Because of the addition of office space, the applicant has revised the unit configuration and is 
now proposing 4 live-work units, 51 one-bedroom units, and 19 two-bedroom units for a total 
of 74 units.  All changes are internal to the proposed buildings and no modifications were made 
to the previously approved site layout or architectural facades (see site plan and architectural 
renderings below). Amended site plan approval was granted by the Planning Board on 
September 19, 2023 to reflect the proposed changes.  

    

 





 

 

 

 

 

 

 

 

 

 

 

 

 



27 High Street Lofts LLC 

IDA Application 

09.29.2023 

Building Summary: 

Lot = 1.23 acres (53,578 sq. ft.) 

Building 1 – 35,153 sq. ft. 

Building 2 – 44, 179 sq. ft. 

Total = 79,332 sq. ft. 

75 Units 

Rentable = 63,309 (80%) 

Common Area = 16,023 (20%) 

Fitness Area and Bike Storage  885  

Lobby  &  Mail   415 

Roof Terrace  5,958 

Lounge 849 

Refuse Area  300 

Circulation/Elevator 6,400 

Parking Garage  Parking  10,440 

. 

Employees: 

1. Office Manager (1 FTE) ‐ $57,408

2. Janitorial (3 FTE) ‐ $142,116

3. Maintenance (1.5 FTE) $74,932

4. Residential Coordinator (.5 FTE) $17,888



Footnotes 

1. Estimated Mortgage Amount =

$14,680,000 which is 75% of the total construction cost (as of 02/2022)

2. Total Estimates Construction Costs =

$16,001,339 – MHCM Estimate + cost increase from 2022 - 20232 

$2,274,986 – current expenses 

$275,000 – Water Line Installation 

$73,000 – MEP 

$25,000 – Geotech 

$18,649,325 ‐ Total 

$932,466 – 5% Contingency  

$19,581,791

3. Employees =

Office Manager (1 FTE) ‐ $57,408 

Janitorial (3 FTE) ‐ $142,116 

Maintenance (1.5 FTE) $74,932 

Residential Coordinator (.5 FTE) $17,888 

4. Sales Tax =

Estimated Sales tax generated from materials purchased for project = $617,500 



5. Softs Costs = $318,123

$73,000 – MEP 

$25,000 – Geotech 

$28,981 – Civil Engineering 

$157,642 – Architect 

$7,550 – Consultant 

$24,950 ‐ Legal 

6. Taxes =

Parcel 1 ‐ City $1,458.69 

Parcel 1 – School $21,119.74 

Parcel 2 – City $1,583.98 

Parcel 2 – School $19,449.20 

7. Omitted

8. Cash on Cash =

Mortgage Expense (14,000,000) /NOI ($768,000) 

18.2 

9. Debt Coverage Ratio =

5.29%  

10. Omitted

11. Debt Service =

$14,680,000 at 4.5% for 30 years. 



12. Omitted

13. Residential Annual Revenue =

$1,400,400 

14. Operational Expense =

$2,716 * 12 = $35,592.00 

15. Vacancy =

$2,310 * 12 = $27,720 

16. Sales Tax = $617,600

Sales Tax = 40% of construction cost * 8 ¼ % 

Sales Tax = 40% * 19,000,000 = 7,600,000 * .08125 = $617,500 

Mortgage Tax =  

1.05% * 14,500,000 = $152,250 





THE CITY OF POUGHKEEPSIE 

NEW YORK 
    PLANNING & ZONING  

62 CIVIC CENTER PLAZA, 2ND FLOOR 

 POUGHKEEPSIE, NY 12601 

Phone: (845) 451-4055  Fax: (845) 451-4006 

 

November 3, 2021 

 

Kelly Libolt 

Page Park Associates 

PO Box 792 

Poughkeepsie, NY 1 2602 

 

27 HIGH STREET: RESIDENTIAL CONVERSION AND NEW CONSTRUCTION 

Application for Site Plan Review relative to the proposed multifamily development of 67 units at 

27 High Street, including the conversion of the existing vacant building and construction of a new 

building; Owner: 27 High Street Lofts LLC; Applicant: 27 High Street Lofts LLC/Kelly Libolt; 

Consultant: LRC Group; Grid #6162-62-192294; Zoned: Medium High Density Residence (R-4) 

District; File #2021-015 

 

Dear Applicant: 

 

This letter is to inform you of the action taken at the Planning Board meeting held on October 19, 

2021, relative to the application for site plan approval referenced above. The Board granted 

approval of the application with the following conditions:  

 

 All comments from the Engineering Department and Fire Department shall be addressed to 

the satisfaction of each respective department  

 Applicant will return to the Planning Board for approval of the parking waiver arrangements 

when finalized. 
 

Please bring two full size copies of the plan to the Planning Department in order to obtain the 

Planning Board stamp of approval and all required City Department Head sign-offs. One set will 

be retained by the Planning Department and the other set will be returned to you to copy as 

necessary to apply for any required permits. Pursuant to section 19-6.1(k)(3)(a), site plan approval 

by the Planning Board is valid for a period of one year for purposes of obtaining any necessary 

building permits. Failure to obtain a permit within the time-period shall cause the approval to 

become null and void. Upon application, for good cause, the Planning Board may extend the 

validity of the approval, one time, for a period not to exceed one year. 

 

Very truly yours, 

 

 

Marjorie Smith 

Acting Chair 

Planning Board 

 

 



THE CITY OF POUGHKEEPSIE 

NEW YORK 
    PLANNING & ZONING  

62 CIVIC CENTER PLAZA, 2ND FLOOR 

 POUGHKEEPSIE, NY 12601 

Phone: (845) 451-4055  Fax: (845) 451-4006 

PLANNING BOARD RESOLUTION 
 

At a Regular Meeting of the Planning Board held on the 19th day of October, 2021, at 

7:00pm, in the matter of the application of Page Park Associates/Kelly Libolt regarding the 

property known as 27 High Street, Poughkeepsie, New York:  

 
Present      Excused      

Marjorie Smith, Acting Chair    Robert S. Levine, Esq 

Rosaura Andujar-McNeil    Anne Saylor 

Nick DeLuccia 

Robert Mallory  

Sean O’Donnell 

Brian Veltre 

 

WHEREAS, the Planning Board has received an application for site plan review relative to the 

proposed multifamily development of sixty-seven (67) units, including the conversion of the 

existing vacant building and construction of a new building at 27 High Street; and 
 

WHEREAS, a public hearing was held on August 17, 2021; and  
 

WHEREAS, this application for site plan is considered to be an Unlisted Action under SEQRA and 

the Board adopted a Negative Declaration on September 21, 2021; and  
 

WHEREAS, the project received area variances from the Zoning Board of Appeals with regards to 

lot area, front yard setback, building height, parking, and landscaping on October 12, 2021; and,  
 

WHEREAS, upon completion of the project, prior to the issuance of the final certificate of occupancy, 

an as-built site plan set shall be submitted to the Planning Department for certification of compliance 

with Planning Board approval; and 
 

NOW THEREFORE BE IT FURTHER RESOLVED that the Board grant site plan approval relative 

to the proposed multifamily development of sixty-seven (67) units, including the conversion of the 

existing vacant building and construction of a new building at 27 High Street, File #2021-015, 

with the following conditions: 
 

 All comments from the Engineering Department and Fire Department shall be addressed to 

the satisfaction of each respective department  

 Applicant will return to the Planning Board for approval of the parking waiver arrangements 

when finalized. 
 

Motion: Marjorie Smith 

Second: Robert Mallory 

 

 

 



THE CITY OF POUGHKEEPSIE 

NEW YORK 
    PLANNING & ZONING  

62 CIVIC CENTER PLAZA, 2ND FLOOR 

 POUGHKEEPSIE, NY 12601 

Phone: (845) 451-4055  Fax: (845) 451-4006 

 

Roll call vote: 

 Sean O’Donnell: Aye 

 Marjorie Smith: Aye 

 Nick DeLuccia: Aye 

 Robert Mallory: Aye 

 Rosaura Andujar McNeil: Aye 

 Brain Veltrie: Aye 

The motion to approve the site plan application carried. 

 

______________________________   

Marjorie Smith 

Acting Chair 

Planning Board 



 

CITY OF POUGHKEEPSIE 

PLANNING BOARD RESOLUTION 
 

At a Regular Meeting of the Planning Board held on the 21st day of September, 2021, at 

7:00pm, in the matter of the application of 27 High Street Lofts LLC/Kelly Libolt regarding 

the property known as 27 High Street, Poughkeepsie, New York:  
 

Present 

Anne Saylor, Acting Chair     

Rosaura Andujar-McNeil 

Nick DeLuccia 

Sean O’Donnell 

Marjorie Smith 
 

WHEREAS, the Planning Board has received an application from 27 High Street Lofts LLC/Kelly 

Libolt for site plan review relative to the proposed multifamily development of sixty-seven (67) 

units, including the conversion of the existing vacant building and construction of a new building 

at 27 High Street; and 
 

WHEREAS, this application for site plan is considered to be an Unlisted Action under SEQR; and  
 

WHEREAS, the applicant submitted a Short EAF which adequately describes the proposed action; 

and, 
 

WHEREAS, the action is more fully detailed on supplemental information and on plans prepared by 

Rodney Morrison, PE of LRC Group, dated 8/31/21; and elevations prepared by QPK Design, 

dates 5/26/21; and 
 

WHEREAS, the Board has compared the impacts that are likely to result from the action against those 

in 617.7(c)(1)(i) through (xii), as noted in the completed Part 2 and Part 3 of the EAF, and has 

determined that there will be no significant adverse environmental impacts and therefore, a draft 

environmental impact statement will not be prepared.     
 

NOW THEREFORE BE IT RESOLVED that the Planning Board hereby adopts a Negative 

Declaration for the File PB#2021-015 as detailed in the application and the above referenced plans. 
 

Motion: Marjorie Smith 

Second: Nick Deluccia 

Carried: 5:0:0 

The motion carried. 

 



 

  

        CITY OF POUGHKEEPSIE 

                                    ZONING BOARD OF APPEALS DECISION 

 

In the matter of the appeal of 27 High Street Lofts, LLC, regarding the property at 27 High Street, 

Poughkeepsie, New York:  

 

At a Regular Meeting of the Zoning Board of Appeals held on the 12th day of October, 2021, at 

6:30pm:  

 

Present      Excused         

Nathan Shook Chair                          Scott Parker 

John Gildard                            

Thomas Klug                            

Rob Page  

Steven Reifler   

Jessica Vinall 

 

WHEREAS, the Zoning Board of Appeals has received an application for area variances relative to 

the proposed 67 unit multifamily development at 27 High Street, including the conversion of the 

existing vacant building and construction of a new building, requiring variances of Sections 19-

3.15(4)(c), Section 19-3.15(4)(f), Section 19-3.15(4)(g), Section 19-3.15(4)(i), Section 19-4.3(11), 

Section 19-4.3(1), Section 19-4.3(5)(b), Section 19-4.3(1) of the Zoning Ordinance relative to open 

space, lot area, yard set-backs, parking, parking layout and landscaping; and;  
  

WHEREAS, the application was accompanied by additional materials, including a site plan 

prepared by LRC Group, with a revision date of 9/10/21, a Short EAF dated 7/20/21, prepared by 

Kelly Libolt; and,  
 

WHEREAS, pursuant to the provisions of SEQR, the Planning Board, as lead agency, adopted a 

Negative Declaration on September 21, 2 021; and, 

 

WHEREAS, a public hearing was held on October 12, 2021; and,  

 

WHEREAS, the applicant has demonstrated that the granting of the area variance will not produce an 

undesirable change in the character of the neighborhood, and will not be a detriment to nearby properties; 

and,  

 

WHEREAS, the applicant has demonstrated that there is no other feasible method to achieve compliance at 

this time; and,  

 

WHEREAS, the applicant has demonstrated that the variance requested is not substantial; and, 

 



 

  

        CITY OF POUGHKEEPSIE 

                                    ZONING BOARD OF APPEALS DECISION 

 

WHEREAS, the applicant has demonstrated the granting of the variance will not have an adverse effect 

or impact on the physical or environmental conditions in the neighborhood; and,  

 

WHEREAS, the applicant has demonstrated that the need for the variances is not necessarily self-created:  

 

NOW THEREFORE BE IT FURTHER RESOLVED that the City of Poughkeepsie Zoning Board of Appeals 

hereby grants the variances as noted above.  

 

Motion: Jessica Vinall 

Second: Robert Page 

Carried: 6:0:0 

 

The motion to grant the variances carried unanimously. 

 

 

 

_________________________  

Nathan Shook 

Chairman 

Zoning Board of Appeals 

 

 
 

 
 
 
 



 

 

August 3, 2023 
 
 
Lori Garcia, Planning Board Secretary 
City of Poughkeepsie 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 

 
RE: 27 High Street 

Amendment to Approved Site Plan - SEQRA Comparison Memo 
 
 
Dear Ms. Garcia, 
 
The Applicant for the above-referenced project, 27 High Street, submitted an amended site plan to the City 
of Poughkeepsie Planning Board on June 27, 2023, and the proposed amendments were discussed with the 
Planning Board at its July 18, 2023 meeting. In support of the proposed amended site plan, below please 
find a SEQRA impacts analysis summary for the proposed site plan amendment.  
 
The amended site plan will result in no change to the total approved square footage of the project. There 
will be minimal impacts to traffic and parking due to unit reconfiguration and the addition of a small 
commercial use. The following list summarizes the changes: 
 

• Addition of 900 square feet of co-working office space that includes three (3) conference rooms, 
three (3) shared open cubicle desks, and one (1) shared enclosed office. 

• A revised unit configuration that proposes four (4) live work units, fifty-one (51) one-bedroom units, 
and nineteen (19) two-bedroom units for a total of seventy-four (74) units. The amended unit count 
is 7 units greater than the previously approved total unit count.  
 

The following assessment provides a comparison of potential environmental impacts. This assessment 
demonstrates that the proposed site plan amendment will not have significant impacts. 
 
Land Use, Zoning and Public Policy 
The amendment will result in no change to the total approved square footage of the project or building 
footprint. The primary use of the project remains residential, as originally approved, with less than 1,000 
square feet of office space introduced to the project. The co-working office space is small and intended to 
serve residents of the immediate community that work remotely and may be in need of flexible office space 
outside of their home. In regards to public policy, the project continues to advance goals set out in the 
Poughkeepsie Housing Needs Assessment (2022) and Dutchess County Housing Needs Assessment (2022) 



 

 

by adding additional quality housing stock to the region. Under the proposed amendment, the project 
continues to meet the purpose of the R-4 Zoning District to “provide areas for a broad range of housing 
types with opportunity for appropriate nonresidential uses at a fairly high density commensurate with the 
scale and characteristics of the city's older neighborhoods; these are areas with access to major 
transportation arteries and a range of community services.” 
 
Community Character/ Visual 
The proposed amendment maintains the exact footprint and architectural renderings of the previously 
approved project. No additional analyses or mitigation measures are required. 
 
Geology/Impact to Land 
The proposed amendment maintains the exact footprint and site work of the previously approved project. 
No additional analyses or mitigation measures are required. 
 
Historic and Cultural Resources 
The amended site plan has no change on historic and cultural resources. 
 
Open Space and Recreation 
The proposed amendment does not include any reduction to provided outdoor open space or internal 
communal/recreational spaces (fitness room and lounge) that was previously approved. The site is 
currently characterized by limited landscaped open space. The proposed project will improve outdoor open 
space and indoor common space on-site significantly via the creation of balconies, fitness room, outdoor 
landscaped areas, and an outdoor roof terrace. The applicant is seeking a variance of 255 sq ft of open 
space for the amended site plan, but this deficit will have minimal to no impact on the environmental 
impacts of the project since new residents of the proposed development will be adequately served by the 
21,500 sq. ft of proposed open space on-site, and both residents of the building and neighborhood will be 
served by improved outdoor spaces within the immediate vicinity, including the newly upgraded Malcolm X 
Park and forthcoming Urban Rail Trail along the former CSX rail line, with direct connection to Dutchess 
County Rail Trail / The Empire Trail.   
 
Traffic 
The addition of seven (7) residential units and 900 sq. ft. of office space will have minimal impact on traffic 
levels versus what was previously approved and will not have an adverse impact on parking within the 
neighborhood. Based on ITE trip generation standards1, the addition of 7 low- to mid-rise apartment units is 
estimated to generate an additional 35 ADT (average daily trips). However, this number is expected to be 
lower than ITE standards due to the more urban nature of the neighborhood, lower local rates of car 
ownership, and the availability of office / co-working space on site. Regarding adverse impacts, the previous 
established use on-site - general office use - had an estimated ADT of 323 trips (11.7 trips per 1,000 SF of 

 
1 Trip Generation. By ITE Technical Council Committee A6A.  https://nacto.org/docs/usdg/trip_generation_ite.pdf 
 

https://nacto.org/docs/usdg/trip_generation_ite.pdf


 

 

office space1). The proposed use of 74 residential units is estimated to generate 370 ADT in total, which is 
somewhat larger but generally similar to traffic generated by the previous use. Thus, there will be no 
adverse traffic impacts related to the proposed site plan amendment. 
 
Energy 
The average one- and two-bedroom apartment uses 20-30kWh of electricity per day. That translates to 
around 900kWh per month. With the addition of seven (7) residential units, we anticipate the prosed 
amendment will lead result in the addition of 175 kWh of electricity use per day, and approximately 6,300 
kWh per month. The proposed coworking office space is anticipated to generate and additional 5kWh2 of 
electricity use per day, and approximately 250kWh per month. The amendment results in an additional 
energy usage of 6,550 kWh per month. The project will utilize existing utility lines and meet energy code 
requirements. There will be no adverse impacts to energy infrastructure from the proposed amendment.  
 
Water Supply, Wastewater, and Solid Waste 
The addition of seven (7) residential units will add 770 GPD of water demand and additional sewer flow to 
the project. The addition of the co-working office space will add 15 GPD per user. Assuming an average of 6 
users per day will result in an addition of 90 GPD water demand and additional sewer flow. Thus, the 
proposed amendments will add a total 860 GDP of water demand and sewer flow to the project. As noted 
on the approved and signed site plan, the applicant has worked with the City Engineering Department and 
Fire Department to include the installation of a new waterline as part of the project. With these proposed 
improvements, the proposed water and sewer infrastructure will continue to have adequate capacity to 
serve the additional 860 GDP.   
 
No changes to the projects approved SWPPP are required as no changes to the site or building footprint are 
proposed. The approved August 31, 2021 SWPPP remains accurate for the amended project.  
 
Hazardous Materials and Human Health 
The amended plan results in no change to hazardous materials. No additional analyses or mitigation 
measures are required. 
 
Noise and Air 
The amended plan results in no change to noise and air conditions. No additional analyses or mitigation 
measures are required. 
 
 

 
2 The propose co-working space will not be a traditional office building. Thus, in order to calculate energy usage we used 
calculations based on a per user calculation rather than square footage. As the average PC uses 100W of electricity, we can 
assume that each use of the space may work for a total of 8 hours per day, utilizing (100 x 8)/1000 = 0.8kWh per day. With an 
anticipated 6 users per day, the additional energy usage of the space will be (600 x 8)/1000 = 4.8kWh per day. All overhead 
lighting, HVAC, etc. of the space was already considered within the initial SEQRA review as part of the originally proposed square 
footage.  



 

 

Construction 
The amended plan results in no change in impacts related to construction as there is no change in building 
size or footprint. 
 
Sincerely, 
 
 
____________________________ 
Kelly Libolt 



 

 

September 29, 2023 
 
Rose Graziano-Moffett, Chair 
City of Poughkeepsie IDA 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 
 
Re:  27 High Street 
 IDA Application – ZBA Resolution  
 
 
On September 26, 2023, the Zoning Board of Appeals granted area variances for 11,600 square feet of lot 
area and 255 square feet of open space in addition to the variances granted on October 12, 2021 
(attached). The City of Poughkeepsie has not yet sent the resolution from September 26, 2023, but it is 
forthcoming.  
 
 
 
 



        CITY OF POUGHKEEPSIE 

 ZONING BOARD OF APPEALS DECISION 

In the matter of the appeal of 27 High Street Lofts, LLC, regarding the property at 27 High Street, 

Poughkeepsie, New York:  

At a Regular Meeting of the Zoning Board of Appeals held on the 12th day of October, 2021, at 

6:30pm:  

Present Excused        

Nathan Shook Chair Scott Parker 

John Gildard 

Thomas Klug 

Rob Page  

Steven Reifler  

Jessica Vinall 

WHEREAS, the Zoning Board of Appeals has received an application for area variances relative to 

the proposed 67 unit multifamily development at 27 High Street, including the conversion of the 

existing vacant building and construction of a new building, requiring variances of Sections 19-

3.15(4)(c), Section 19-3.15(4)(f), Section 19-3.15(4)(g), Section 19-3.15(4)(i), Section 19-4.3(11), 

Section 19-4.3(1), Section 19-4.3(5)(b), Section 19-4.3(1) of the Zoning Ordinance relative to open 

space, lot area, yard set-backs, parking, parking layout and landscaping; and; 

WHEREAS, the application was accompanied by additional materials, including a site plan 

prepared by LRC Group, with a revision date of 9/10/21, a Short EAF dated 7/20/21, prepared by 

Kelly Libolt; and,  

WHEREAS, pursuant to the provisions of SEQR, the Planning Board, as lead agency, adopted a 

Negative Declaration on September 21, 2 021; and, 

WHEREAS, a public hearing was held on October 12, 2021; and, 

WHEREAS, the applicant has demonstrated that the granting of the area variance will not produce an 

undesirable change in the character of the neighborhood, and will not be a detriment to nearby properties; 

and,  

WHEREAS, the applicant has demonstrated that there is no other feasible method to achieve compliance at 

this time; and,  

WHEREAS, the applicant has demonstrated that the variance requested is not substantial; and, 



 

  

        CITY OF POUGHKEEPSIE 

                                    ZONING BOARD OF APPEALS DECISION 

 

WHEREAS, the applicant has demonstrated the granting of the variance will not have an adverse effect 

or impact on the physical or environmental conditions in the neighborhood; and,  

 

WHEREAS, the applicant has demonstrated that the need for the variances is not necessarily self-created:  

 

NOW THEREFORE BE IT FURTHER RESOLVED that the City of Poughkeepsie Zoning Board of Appeals 

hereby grants the variances as noted above.  

 

Motion: Jessica Vinall 

Second: Robert Page 

Carried: 6:0:0 

 

The motion to grant the variances carried unanimously. 

 

 

 

_________________________  

Nathan Shook 

Chairman 

Zoning Board of Appeals 

 

 
 

 
 
 
 



THE CITY OF POUGHKEEPSIE NEW 
YORK 

PLANNING & ZONING 
62 CIVIC CENTER PLAZA, 2ND FLOOR 

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

 

September 19, 2023 
 

27 High Street Lofts, LLC 
PO Box 792 
Poughkeepsie, NY 12602 

 
 
Dear Applicant: 

 
This letter is to inform you of the action taken at the Planning Board meeting held on September 19, 
2023, relative to the application for site plan amendment referenced above. The Board granted 
approval of the application with the following conditions: 

• The applicant will provide a copy of the SWPPP NOI Acknowledgement letter to City 
Engineering Department once received from NYSDEC. 

• Rolled curbing will be applied on the entrance inside corners and the island in the parking lot 
at the request of the City Fire Department. 

• The final location of FDC, Knox, and annunciator will require approval by the Fire Department 
before final issue of permit. 

• The Zoning Board of Appeals grants the requested area variances for lot area and open space. 
• That the proposed parking access agreement for 9 W. Oakley Street is approved by corporation 

council. 

Please bring two full-size copies of the plan to the Planning Department in order to obtain the 
Planning Board stamp of approval and all required City Department Head sign-offs. One set will be 
retained by the Planning Department and the other set will be returned to you to copy as necessary 
to apply for any required permits. Pursuant to section 19-6.1(k)(3)(a), site plan approval by the 
Planning Board is valid for a period of one year for purposes of obtaining any necessary building 
permits. Failure to obtain a permit within the time-period shall cause the approval to become null 
and void. Upon application, for good cause, the Planning Board may extend the validity of the 
approval, one time, for a period not to exceed one year. 

 
 
Sincerely, 
 
 
 
Lori Garia 
Planning Board Administrative Assistant



THE CITY OF POUGHKEEPSIE 
NEW YORK 

PLANNING & ZONING 
62 CIVIC CENTER PLAZA, 2ND FLOOR 

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

 
PLANNING BOARD RESOLUTION 
At a Regular Meeting of the Planning Board held on the 19th  day of September 2023, at 
6:00pm, in the mater of the application of 27 High Street Lofts, LLC regarding the 
property known as 27 High Street, Poughkeepsie, New York: 

 
Present Excused  Absent  
Anne Saylor Marjorie Smith  Brian Veltre  
Rosaura Andújar-McNeil Robert Mallory 
Nick Deluccia Paul Ackerman 
Chris Petsas 

 
WHEREAS, the Planning Board has received an application for site plan amendment regarding a 
mixed-use building consisting of 4 live/work lofts, 51 one-bedroom units, 19 two-bedroom 
units and coworking office space, including the conversion of the existing vacant building and 
construction of a new building at 27 High Street; and, 

 
WHEREAS, the application is considered to be an Unlisted Action under SEQRA and the Board 
adopted a Negative Declaration on September 21, 2021; and, 

WHEREAS, upon review of the provided Environmental Assessment Form and SEQRA 
Comparison Memorandum, dated August 3, 2023, the Board as Lead Agency finds that the 
proposed project does not represent a significant change from the previously approved site plan 
that was evaluated by the Agency under its prior SEQRA review in 2021and therefore no further 
environmental review is required; and, 

WHEREAS, the project received area variances from the Zoning Board of Appeals with regards to 
lot area, front yard setback, building height, parking, and landscaping on October 12, 2021; and, 

WHEREAS, the project is seeking two additional area variances for lot area and open space from 
the Zoning Board of Appeals, and that Board indicated at their August 29, 2023 meeting that a 
resolution of approval should be prepared and voted on at their September 26, 2023; and, 

WHEREAS, pursuant to Section 19-4.3(11) the proposed project requires 131 off-street parking 
spaces where 97 off-street parking spaces are proposed, and as enabled by Section 19-4.3(9) the 
Planning Board hereby grants a waiver for the remaining 34 required off-street parking spaces due 
to evidence supplied by the applicant that shows that the provided 97 spaces will be adequate for 
storage of passenger vehicles generated by the proposed development and a parking agreement 
shall be executed securing excess parking at the neighboring parcel of 9 West Oakley Street as 
needed; and, 



WHEREAS,  upon  completion  of  the project,  prior  to the  issuance of  the  final certificate   of 
occupancy,  an   as-built  site   plan   set  shall  be  submitted  to   the   Planning  Department 
for certification of compliance with Planning Board approval; and 

NOW THEREFORE BE IT FURTHER RESOLVED that the Board grant site plan approval relative to 
the proposed mixed-use development of seventy-four (74) residential units with coworking 
space, including the conversion of the existing vacant building and construction of a new building  
at 27 High Street, File #2023-042, with the following conditions: 

 
• Applicant will provide a copy of the SWPPP NOI Acknowledgement letter to City 

Engineering Department when received from NYSDEC. 
• Rolled curbing will be applied on the entrance inside corners and the island in the parking 

lot at the request of the City Fire Department. 
• Final location of FDC, Knox, and annunciator will require approval by Fire Department 

before final issue of permit. 
• The Zoning Board of Appeals grants the requested area variances for lot area and open 

space. 
• That the proposed parking access agreement for 9 W. Oakley Street is approved by 

corporation council. 
 
Motion: Rosaura Andújar-McNeil 
Second: Nick Deluccia Board Administrative Assistant 
Carried: 4:0:0 
        September 19, 2023 

Date 



 

CITY OF POUGHKEEPSIE 

PLANNING BOARD RESOLUTION 
 

At a Regular Meeting of the Planning Board held on the 21st day of September, 2021, at 

7:00pm, in the matter of the application of 27 High Street Lofts LLC/Kelly Libolt regarding 

the property known as 27 High Street, Poughkeepsie, New York:  
 

Present 

Anne Saylor, Acting Chair     

Rosaura Andujar-McNeil 

Nick DeLuccia 

Sean O’Donnell 

Marjorie Smith 
 

WHEREAS, the Planning Board has received an application from 27 High Street Lofts LLC/Kelly 

Libolt for site plan review relative to the proposed multifamily development of sixty-seven (67) 

units, including the conversion of the existing vacant building and construction of a new building 

at 27 High Street; and 
 

WHEREAS, this application for site plan is considered to be an Unlisted Action under SEQR; and  
 

WHEREAS, the applicant submitted a Short EAF which adequately describes the proposed action; 

and, 
 

WHEREAS, the action is more fully detailed on supplemental information and on plans prepared by 

Rodney Morrison, PE of LRC Group, dated 8/31/21; and elevations prepared by QPK Design, 

dates 5/26/21; and 
 

WHEREAS, the Board has compared the impacts that are likely to result from the action against those 

in 617.7(c)(1)(i) through (xii), as noted in the completed Part 2 and Part 3 of the EAF, and has 

determined that there will be no significant adverse environmental impacts and therefore, a draft 

environmental impact statement will not be prepared.     
 

NOW THEREFORE BE IT RESOLVED that the Planning Board hereby adopts a Negative 

Declaration for the File PB#2021-015 as detailed in the application and the above referenced plans. 
 

Motion: Marjorie Smith 

Second: Nick Deluccia 

Carried: 5:0:0 

The motion carried. 
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